WHITE HAWK ECOVILLAGE COMMUNITY, INC.
COOPERATIVE OFFERING PLAN
White Hawk Lane
Town of Danby
Tompkins County, New York
30 Total Residential Lots / 3,000 Shares in the Cooperative*
17 Residential Lots / 1,700 Shares Offered in this Offering Plan**
Cash Amount of Offering: $680,000.00
Outstanding Mortgage: $445,304.57
Total Offering Price: $682,000.00
Sponsor and Selling Agent
Red Tail, LLC
White Hawk Lane
Danby, New York
Date of Acceptance for Filing: ___________, 2019

THIS OFFERING PLAN IS THE SPONSOR’S ENTIRE OFFER TO SELL THESE
COOPERATIVE UNITS. NEW YORK LAW REQUIRES THE SPONSOR TO
DISCLOSE ALL MATERIAL INFORMATION IN THIS PLAN AND TO FILE THIS
PLAN WITH THE NEW YORK STATE DEPARTMENT OF LAW PRIOR TO
SELLING OR OFFERING TO SELL ANY UNIT. FILING WITH THE DEPARTMENT
OF LAW DOES NOT MEAN THAT THE DEPARTMENT OR ANY OTHER
GOVERNMENT AGENCY HAS APPROVED THIS OFFERING.
*THE SPONSOR DOES NOT RESERVE THE RIGHT TO RENT UNSOLD LOTS.
HOWEVER, MEMBERS OF THE COOPERATIVE MAY ELECT TO PURCHASE AND
THEN RENT ONE OR MORE LOTS TO THIRD PARTIES.
**THE SPONSOR OF THIS COOPERATIVE IS A LIMITED LIABILITY COMPANY
OWNED BY 18 INDIVIDUALS. TOGETHER, THESE INDIVIDUALS PERSONALLY
OWN 13 RESIDENTIAL LOTS AND A CORRELATING 1,300 SHARES OF THE
COOPERATIVE. THIS OFFERING PLAN OFFERS FOR SALE THE REMAINING
RESIDENTIAL LOTS AND SHARES OF THE COOPERATIVE.
THIS PLAN CONTAINS SPECIAL RISKS TO PURCHASERS. SEE PAGE 1.
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PART I
SPECIAL RISKS
A. The Sponsor of the Cooperative is Red Tail, LLC, a New York limited liability company,
which is owned by 18 Principals. The Principals have no profit-seeking motive; instead,
they desire to live in and develop an ecologically minded co-housing community. See
pages 7-9 for greater detail.
B. This is an offering plan for cooperative ownership of White Hawk Ecovillage
Community, Inc., a business corporation duly organized under New York law. The
Cooperative owns in fee simple approximately 120.476 acres of land in the Town of
Danby, County of Tompkins and State of New York, upon which sits the intentional
ecologically minded community. A cooperative is a way for individual homeowners to
share in the use of and responsibility for commonly owned property. Here, the
Cooperative will own the land underlying the entire Community, including under each
residential dwelling, the private road known as White Hawk Lane, sewer and water
systems for the community, and trails and gardens. See pages 9-10, 38-39 for greater
detail.
C. The land owned by the Cooperative was conveyed to an entity related to Sponsor in an
arms-length transaction by Seven Circles, LLC, a limited liability company owned by an
individual named Henry “Beauty” Peterson, on December 5, 2017 by warranty deed.
Prior to that conveyance, Mr. Peterson participated in the founding discussions and
actions of the Cooperative. Mr. Peterson executed an Assurance of Discontinuance
(“AOD”) on January 10, 2019, which AOD may be viewed upon request to the Office of
Attorney General. Mr. Peterson has no other current contractual relationship with
Sponsor or the Cooperative. See pages 7-9 for greater detail.
D. The Principals are all individuals who accepted an initial offering from Mr. Peterson
without the benefit of an Offering Plan, in contravention of GBL §§ 352-e and 352-h.
The Principals formed the Sponsor and submitted this Offering Plan for filing in order to
bring the Community into compliance with all applicable rules and regulations. See page
7-9 for greater detail.
E. Sponsor does not reserve the right to rent unsold Lots and does not intend to rent any
unsold Lots. However, Members of the Cooperative may elect to purchase and then rent
to third parties one or more Lots. See page 9 for greater detail.
F. Purchasers should note that in the current real estate market, banks and other lenders are
imposing various restrictions on purchase financing. Such restrictions include requiring
that a certain percentage of units in a cooperative be sold before a lender will consider
making a loan. Thus, it may be possible for a purchaser to experience difficulty
obtaining a loan in a building or group of buildings where the sponsor or holder of unsold
shares has not sold a substantial percentage of the units in the cooperative, which in some
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cases may be as high as seventy percent (70%). Moreover, some lenders will not provide
financing in a building or group of buildings where an investor other than the original
sponsor has an ownership interest of ten percent (10%) or more. It also may be difficult
for a purchaser to resell an apartment if prospective buyers are unable to obtain a loan
due to the same minimum sales and investor ownership restrictions. See page 11 for
greater detail.
G. The Cooperative must approve any prospective purchaser before a Member may sell his
or her shares of stock in the Cooperative. Because the Cooperative must approve a
prospective purchaser before a Member can sell its shares, this means that it may take
longer for a Member to sell their home in the Cooperative than in another setting. See
page 10 for greater detail.
H. The Cooperative shall approve a purchaser through consensus-based decision making of
the Members. The Cooperative shall apply with all applicable laws in the approval
process, including but not limited to the federal Fair Housing Act and the New York
Human Rights Law. See page 25 for greater detail.
I. As a condition of a sale of stock, the Subscription Agreement requires that Buyer deliver
to White Hawk Ecovillage Community, Inc. a non-refundable application fee of $1,000.
This application fee is used to educate prospective purchasers about the Community. See
Footnote 1 to Schedule B on page 18 for greater detail.
J. Each purchaser will receive 100 shares of stock in the Cooperative. In addition, each
purchaser receives an exclusive 99-year, renewable ground lease for the lot of land upon
which a residential dwelling has been or may be constructed. This ground lease is
automatically renewed for one additional 99-year term. See pages 9, 13-16, 38-39 for
greater detail.
K. Upon closing on the purchase of the cooperative interest, a purchaser becomes a Member
of the Cooperative. In addition to receiving 100 shares, purchasers will either receive the
right to construct a residential dwelling, or a deed from the prior owner for an already
constructed residential dwelling. The shares of stock are considered personal property.
See pages 9, 38-39 for greater detail.
L. The Cooperative does not own any residential dwelling. Any constructed residential
dwelling is owned by a Member, and sits upon a Lot leased to that Member in
conjunction with such Member’s purchase of 100 shares of stock. The ground lease
interest is considered a real property interest, and the residential dwelling is considered a
real property improvement. Upon expiration of the Proprietary Ground Lease, ownership
of the Lot and any improvements or structures located thereon will automatically transfer
to the Cooperative. See pages 10, 18, 36, 38-39 for greater detail.
M. The Principals of Sponsor are the first Members of the Cooperative. Collectively, in their
capacity as Members, the Principals own 43.3% of the total stock of the Cooperative.
This means that until more Lots have been sold, the Principals will have a majority voting
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interest as Members in the Cooperative. This also means that Principals will comprise the
members of the Cooperative’s Board of Directors until replaced in accordance with the
Bylaws of the Cooperative. See pages 42 – 44 for greater detail.
N. All aspects and characteristics of the residential dwelling that is constructed upon a Lot
are determined by a Member, or are purchased in an arms-length transaction by the
Member from a selling stockholder. Accordingly, provided the residential dwelling
complies with the then-applicable construction guidelines adopted by the Members and
all applicable rules and regulations, including municipal building codes, the Cooperative
has no control over the residential dwelling. For example, the materials and design of the
residential dwelling are chosen for and paid by the Member who owns the shares and has
entered into a Proprietary Ground Lease for the Lot, which is the instrument by which the
ground lease is granted. Similarly, all taxes that are assessed to a residential dwelling or
insurance costs for the residential dwelling are paid for by the Member who owns the
shares and has entered into a Proprietary Ground Lease for that Lot. See page 44 for
greater detail.
O. All construction of residential dwellings upon Lots leased to Members of the Cooperative
must comply with then-applicable construction guidelines adopted by the Members and
all applicable rules and regulations, including municipal building codes. See pages 40-41
for greater detail.
P. It is uncertain what the consequences of purchasing shares in the Cooperative will be on a
purchaser’s federal income tax liability as a result of the Tax Cuts and Jobs Act of 2017,
or TCJA, which increased the standard deduction single taxpayers to $12,000 and
$24,000 for married couples filing jointly. Because this makes it less likely that the
average taxpayer will itemize deductions, a taxpayer may not be able to deduct expenses
incident to homeownership from its federal taxable income. In the past, for primary
residences, a taxpayer was able to deduct from its federal taxable income all of their real
estate taxes and their state income tax burden. Under the TCJA, the maximum deduction
allowable to a taxpayer for both real estate tax and state and local taxes is $10,000.
Although the real property taxes allocated to a Lot have historically been below $10,000,
this may affect a purchaser of shares in the Cooperative. See pages 11, 23-24 for greater
detail.
Q. Because the Cooperative does not meet the definition of a “cooperative housing
corporation” under 26 U.S. Code Section 216, Members will most likely not be entitled
to deduct for income tax purposes their proportionate share of the interest and real estate
taxes paid by the Cooperative, subject to all other relevant provisions of the Internal
Revenue Code. See pages 11, 23-24 for greater detail.
R. In addition, it is uncertain whether certain expenses of the Cooperative, such as real
property taxes and insurance costs, will be deductible under Section 216 of the Internal
Revenue Code. This does not mean that certain expenses may not be deducted under
Section 216 of the Internal Revenue Code. See pages 11, 23-24 for greater detail.
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S. The Cooperative does not own any residential improvements other than a bridge, a
private road, and the water and sewer infrastructure required to support thirty (30)
residential dwellings. As a result, this Offering Plan does not include a building condition
report, or a description of property and specifications for any residential improvements.
See pages 55-56 for greater detail.
T. The consideration for the unsold shares at closing will not be approved by a qualified
expert as meeting the reasonable relationship standard of Internal Revenue Code Section
216. Instead, the Cooperative has relied on an appraisal of fair market value for the
Cooperative Property to determine the value of its shares. See page 22 for greater detail.
U. Each Member shares the responsibility for the expenses of maintaining and repairing
Cooperative Property, and will pay a Monthly Assessment to help pay the applicable
taxes, insurance and maintenance and to go toward a reserve for capital improvements.
The initial Monthly Assessment is expected to be approximately $119.92. See pages 1720 for greater detail.
V. The Cooperative’s Bylaws provide that control of the Cooperative is already vested in its
Members. The Principals of Sponsor are the initial Members of the Cooperative. A
Principal shall cease being a Member of the Cooperative if it sells its shares to a third
party. See page 42-44 for greater detail.
W. Construction of the Cooperative Property is not complete. Utilities and infrastructure
required for a purchaser to obtain a building permit shall be completed prior to closing on
a Lot. The Sponsor anticipates that all utilities and infrastructure will be complete and all
Lots will be sold within ten (10) years of the date this Offering Plan is filed. See page 51
for greater detail.
X. Sponsor will own all unsold shares of the Cooperative. The Sponsor, as holder of unsold
shares, will not cancel its proprietary leases. See page 35 for greater detail.
Y. Under certain circumstances, Cooperative Property may be used by Members for
commercial purposes. The Cooperative will only allow such uses upon consensus of its
Members, and only if such uses are consistent with natural and agricultural uses.
Currently, a portion of Cooperative Property is leased to individual Members for such
uses. See page 47 for greater detail.
Z. No Member who is delinquent in paying any charges to the Cooperative will be eligible
to vote or to be elected to the Board of Directors of the Cooperative. A Member will be
considered delinquent if the Member is more than thirty (30) days delinquent in payments
due to the Cooperative. See pages 42-44 for greater detail.
AA.
The Cooperative intends to lease all 17 remaining Lots. The Lots are planned in
an attached circular pattern of thirty (30) total building lots, with the front of each Lot
directed toward White Hawk Lane. Each Lot borders other Lots on two (2) sides except
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for Lots 2, 13, 14, 29, 30 and 31, which each share only one border with another Lot. See
page 9 for greater detail.
BB.
Because the Cooperative owns no residential improvements, the Cooperative will
not obtain common fire, liability, property or hazard insurance protection for any of the
Lots or any improvements constructed upon the Lots. Instead, each Member is required
to insure its residential dwelling. See page 44 for greater detail.
CC.
All Members may finance their purchase and ownership of the shares in
accordance with the terms set forth in Section 18 of the Proprietary Ground Lease. See
pages 38-39 for greater detail.
DD.
The Cooperative budget contemplates the replacement of capital improvements,
such as resurfacing of White Hawk Lane. Reserves will be set aside to fund these
improvements from the Monthly Assessment and will be held by the Cooperative in a
segregated account. The Sponsor does not guarantee that the cost of the improvements
will be fully covered by the replacement reserves or that there will not be unanticipated
expenses that exceed the amount of the reserves that have been set aside. In such cases,
special assessments may be made to raise the funds needed to pay for the improvements.
See page 16-20 for greater detail.
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DEFINITIONS
The following words and terms, when used in this Offering Plan or any amendments, shall have
the following meanings:
1. The “AOD” refers to that certain Assurance of Discontinuance signed by Henry Peterson.
2. The “Bank” means M&T Bank, located at 118 North Tioga Street, Ithaca, in the State of
New York.
3. The “Board of Directors” means the Board of Directors of the White Hawk Ecovillage
Community, Inc., a New York business corporation.
4. The “Bylaws” are the bylaws of the Cooperative.
5. The term “Community” refers to the intentional community located on Cooperative
Property. The Community is known as White Hawk Ecovillage.
6. “Cooperative Property” means all of the real property and improvements owned in fee
simple by the Cooperative for use in common by all of the Members. Cooperative
Property includes approximately 120.476 acres of real property, and any the
improvements constructed on any part of which has not leased to a Member.
7. The “Cooperative” means White Hawk Ecovillage Community, Inc.
8. The “Escrow Account” shall be given the meaning ascribed to it on page 26.
9. The “Escrow Agent” shall mean Hancock Estabrook, LLP.
10. The “Land” refers to the approximately 120.476 acres of real property located in the
Town of Danby and owned by the Cooperative.
11. A “Lot” refers to that certain portion of land leased by the Cooperative to a Member
granting exclusive rights of possession and occupancy.
12. A “Member” means any one or more persons who own shares of stock in the
Cooperative, and who have satisfied all requirements for membership in the Cooperative,
and is entitled to vote on matters before the Cooperative in accordance with the process
described in the Bylaws.
13. The “Monthly Assessment” means the monthly charge assessed against each Lot and
paid by each Member to satisfy the obligations of the Cooperative.
14. The “Offering Plan” or “Plan” is this Offering Plan accepted for filing by the Attorney
General and created under Part 21 of 13 NYCRR.
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15. A “Principal” means one of the eighteen individuals who own the Sponsor, and are the
initial Members of the Cooperative.
16. A “Proprietary Ground Lease” is the lease granted by the Cooperative to a Member
giving an exclusive right of possession and occupancy of a Lot.
17. The “Sponsor” is Red Tail, LLC, a New York limited liability company owned by
eighteen individual Principals who are the initial Members of the Cooperative. The
Sponsor is the owner of every share of stock until such share is sold or conveyed.
18. A “Subscription Agreement” is the contract by which a purchaser purchases shares of
stock in the Cooperative.
19. The “TCJA” refers to The Tax Cuts and Jobs Act of 2017, “131 Stat. 2054” (Public Law
115-97).
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INTRODUCTION
1. General Description of Offering Plan
The purpose of this Offering Plan is to set forth all the terms of the offer by the Sponsor to
prospective purchasers of shares of stock of the Cooperative. The Plan may be amended from
time to time as amendments are filed with the Office of the Attorney General. All prospective
purchasers and Members will receive a copy of the Plan and all filed amendments.
The purpose of the Cooperative is to create an intentional and ecologically-minded community.
The Community is located on approximately 120.476 acres in the Town of Danby in Tompkins
County, off of State Route 96B. Sponsor conveyed the Cooperative Property to the Cooperative
by Warranty Deed dated June 11, 2018. A copy of the Deed from Sponsor to the Cooperative is
also shown at Exhibit A-9. The Community is authorized to permit construction of thirty (30)
residential dwellings on a total of thirty (30) Lots clustered around an approximately eight (8)
acre circle. The remaining acreage is dedicated to natural and agricultural uses as described in
greater detail below at page 10. A survey map depicting the site plan of the Community is shown
at Exhibit A-11. The survey map is minimized to fit in this Offering and is disclosed in Part II of
the Offering Plan. The original site plan, which is more legible and easier to review than the
minimized copy in Part II, is available to all prospective purchasers without charge at the offices
of the Sponsor.
The Sponsor of this project is Red Tail, LLC, a limited liability company organized under New
York law. The Sponsor is owned by of 18 individuals (or “Principals”), each of whom is at the
time of this initial offering also a Member of the Cooperative. They are listed as follows:
Roger Nelson and Reinhilde Nelson
2 White Hawk Ln, Ithaca, NY14850

JoBeth Dingman
11 White Hawk Ln, Ithaca, NY 14850

Steven E. Woinoski
5 White Hawk Ln, Ithaca, NY 14850

Mark Pruce and Sara Pruce
12 White Hawk Ln, Ithaca, NY 14850

Greg H. Nelson
6 White Hawk Ln, Ithaca, NY 14850

Mark Silver and Holly Glaser
13 White Hawk Ln, Ithaca, NY 14850

Michael Early and Aelita Early
7 White Hawk Ln, Ithaca, NY 14850

Melissa Blake and Ernest Blake
14 White Hawk Ln, Ithaca, NY 14850

Alicia Beebe
8 White Hawk Ln, Ithaca, NY 14850

Dane Percy and Susan Storey
10 White Hawk Ln, Ithaca, NY 14850

Kartik Sribarra and Allison Sribarra
9 White Hawk Ln, Ithaca, NY 14850
2. Historical Background of the Community
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Henry “Beauty” Peterson took title to the Land by warranty deed dated July 7, 2003. Before or
during May of 2004, Mr. Peterson met with a group of individuals who were each interested in
creating an ecologically minded village, or “eco-village”, on the Land. Based upon information
and belief, the intention of all parties involved at that time was to create a community for likeminded individuals to reside. No one considered the venture a profit-making enterprise.
In 2007, the Town of Danby, in which the Land sits, approved a site plan contemplating thirty
(30) homes clustered in a small eight (8) acre circle with the remaining acreage dedicated to
natural and agricultural uses. The Town of Danby noted in its approval that the contemplated use
of the land and nature of the group involved would help preserve the rural nature of the town in
contrast to what a for-profit commercial real estate developer would do.
Mr. Peterson conveyed the Land to Seven Circles, LLC by Warranty Deed on August 13, 2007.
Seven Circles, LLC, then leased individual lots to individuals and families, and provided them
with an easement to access the remaining land owned. Once a lease was in place, a lessee could
then obtain a building loan and construct a single family residence. The tenth home was
completed in 2018. Based on information and belief, at all times Mr. Peterson was a principal of
Seven Circles, LLC.
In 2016, the lessees, who are the Principals of the Sponsor who is making this offering, were
denied the right to develop infrastructure by a local municipality because they were not a duly
recognized real estate syndicated entity. This led them to understand that the Community had
been developed without regard to applicable rules and regulations governing real estate
syndications. After conversations with the Office of the Attorney General and other regulators,
the Principals, none of whom develop real estate professionally, took it upon themselves to
purchase the Land from Seven Circles, LLC and bring the Community into compliance with
applicable law by developing and filing this Offering Plan.
On December 5, 2017, Seven Circles, LLC transferred ownership of the Land to White Hawk
Ecovillage, Inc., a not-for-profit corporation affiliated with Sponsor. In 2018, White Hawk
Ecovillage, Inc. then conveyed the Land to the Sponsor, who in turn conveyed it to the
Cooperative. The Principals collectively invested funds in order to facilitate the purchase, to
create this Offering Plan, and to finance and guarantee the finance of the improvements
contemplated under this Offering Plan. In order to secure this investment, the Sponsor conveyed
the Land to the Cooperative in exchange for a note and mortgage. The note is in the principal
amount of $449,489.00, and is held by the Sponsor. The interest charged is 2.98% annual, and is
payable in equal monthly installments of $1,546.22. The loan has a term of 43 years, but it is
anticipated that the loan will be paid off earlier. An amortization schedule displaying how these
payments will be allocated to principal and interest is attached to the mortgage, a copy of which
with the note is shown at Exhibit A-10.
No Principal has or shall receive any compensation from the Cooperative other than any interest
on the Mortgage and Note or reimbursement for out-of-pocket expenses. Neither the Sponsor nor
the Principals are developing the Land or Community to make a profit. The Sponsor and
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Principals are filing this Offering Plan solely to preserve the value of their homes and to create
the ecologically minded community they first intended to join.
Mr. Peterson executed an AOD on January 10, 2019, which AOD may be viewed upon request
to the Office of the Attorney General. While in the past Mr. Peterson participated in decisions
regarding the Community, Mr. Peterson has no other current contractual or governance
relationship with Sponsor or the Cooperative and no longer participates in any decisions
regarding the Community.
The Principals are all individuals who accepted an initial offering from Mr. Peterson without the
benefit of an Offering Plan, in contravention of GBL §§ 352-e. The Principals formed the
Sponsor and submitted this Offering Plan for filing to comply with all applicable rules and
regulations.
3. Detailed Description of Offering Plan
Sponsor shall endeavor in good faith to sell, in a reasonably timely manner, all shares of stock in
the Cooperative. Sponsor intends to sell all issued shares of stock in the Cooperative within ten
(10) years of the date this Offering Plan is accepted for filing.
The Cooperative owns the Land in fee simple. When a prospective purchaser closes on a
Proprietary Ground Lease for a Lot in the Community, the prospective purchaser shall become
an owner of the Cooperative. The purchased ownership interest is evidenced by shares of the
Cooperative. See Specimen Stock Certificate at Exhibit B-6. The shares are considered personal
property. Upon receiving the shares, a purchaser becomes a Member of the Cooperative.
In addition to receiving shares in the Cooperative, each purchaser shall receive an exclusive 99year, renewable Proprietary Ground Lease granting exclusive use and possession for a specific
Lot. The Proprietary Ground Lease is automatically renewed for an additional 99-year term.
Upon expiration of the 99-year renewable Proprietary Ground Lease, ownership of the Lot and
any improvements or structures located thereon will automatically transfer to the Cooperative.
See Specimen Proprietary Ground Lease at Exhibit A-2.
The Site Map shows that the Community has 31 Lots. Lot 1 is not intended for residential use, or
for any use other than natural or agricultural use. The remaining 30 Lots are intended for
residential use. Thirteen of the Lots are leased to Principals pursuant to a Proprietary Ground
Lease. These Lots are numbered: 2, 3, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14 and 29. Sponsor neither
reserves the right nor intends to rent unsold Lots. However, individual Principals or purchasers
under this Offering Plan may elect to purchase and then rent one or more Lots to third parties.
The remaining 17 Lots are offered to prospective purchasers under this Offering Plan. The initial
share purchase price for a Lot unimproved by a residential dwelling will be $400, so that each
total purchase price paid for a Lot is $40,000. See Schedule A for purchase price details. This
purchase price has been approved by Sponsor and is not subject to the approval of the
Department of Law or any other government agency. When a Member sells its shares, provided
that the purchaser has been previously approved by the Cooperative, the purchaser automatically
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becomes a Member of the Cooperative. The purchase price includes the cost of becoming a
Member in the Cooperative.
The remaining 106.54 acres of the Cooperative Property, which are not intended to be developed
with residential homes, are used for natural and agricultural purposes, including but not limited
to hiking, gardening, farming, animal husbandry and recreation.
This Offering Plan, including all schedules and Parts A, B and C of the Exhibits, constitutes the
entire offer. Copies of the Plan and all schedules and Exhibits will be available for inspection
with charge to prospective purchasers upon reasonable notice.
Purchasers shall receive either the right to construct a residential dwelling, or a deed from the
prior owner for an already constructed residential dwelling. The Cooperative does not own any
residential dwelling. The Cooperative only owns the real property underlying a Lot. Any
residential dwelling that is constructed is owned by a Member, and sits upon a Lot. This is
considered a real property improvement, and the Member has a real property interest in it. Any
type of loan or mortgage on any Lot or any part of the Cooperative Property will encumber only
the premises leased under the Proprietary Ground Leases.
Each Member will have the exclusive right to occupy and use the Lot under the Proprietary
Ground Lease. Each Member will maintain exclusive control over a residential dwelling or any
improvements constructed on a Lot, in accordance and subject to the limitations of the
Proprietary Ground Lease and Bylaws of the Cooperative.
The construction of homes in the Community must comply with construction standards as
adopted by the Cooperative from time to time. The current standards are housed in an instrument
called “Green Construction Guidelines for White Hawk Homes” and is dated November 15,
2016. A copy of the guidelines is attached at Exhibit A-12. See page 40 for greater detail. The
construction of homes in the Community must also comply with all applicable rules and
regulations, including any municipal building code then in effect.
All aspects of the residential dwelling constructed upon a Lot are determined by the Member, so
long as it complies with the then-applicable construction guidelines adopted by the Members.
For example, the materials and design of the residential dwelling are chosen for and paid by the
Member who owns the shares and has entered into a Proprietary Ground Lease for the Lot.
Similarly, all taxes that are assessed to a residential dwelling or insurance costs for the residential
dwelling are paid for by the Member who owns the shares and has entered into a Proprietary
Ground Lease for that Lot.
The Cooperative must approve all prospective purchasers before they may become Members of
the Community. The Cooperative shall invite prospective members to come and meet the
community several times over a period of time before making a firm commitment to move
forward. All corporate financial records are open to prospective purchasers, the budget is
distributed to all Members annually, and monthly finance committee reports are given to the
Members. The approval process is described in the Bylaws. See Bylaws at Exhibit A-4. The
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Cooperative will comply with all applicable laws when considering whether to approve a
prospective purchaser.
Control over the Cooperative is vested in a governing board. The governing board may include a
minority of non-Member directors. Non-Member directors shall be prospective purchasers who
desire to learn about the Community.
Immediately upon acceptance of this Offering Plan for filing, the Cooperative shall be Memberrun. Any purchaser who closes on a purchase of shares of stock shall have the right to participate
in all Cooperative decisions. All Cooperative decisions are made by consensus. The consensus
process is described in greater detail at pages 42-44. Each Member shall have the right to run for
election to sit on and vote for the elections of members of the governing board. See pages 35-37
for greater detail.
Because the Principals comprise the initial Members of the Cooperative, under applicable
regulation the Cooperative shall be considered “sponsor-run” until a majority of Members or
members of the Board of Directors are not Principals. The Cooperative shall comply with all
requirements imposed on it as a sponsor-run board of directors until it no longer meets this
regulatory definition.
Each Member is responsible for paying maintenance charges and assessments allocated to its
shares in the Cooperative. See Schedules A and B on pages 8-12.
The Cooperative will be assessed for the real estate taxes for the Cooperative Property. As a
result, the Members are co-dependent on each other for the payment of the taxes, the default of
which will jeopardize each Member’s equity in its shares and Lot. When the Cooperative owns a
substantial percentage of Shares, a default in obligated payments to the Cooperative jeopardizes
the equity interest of the Members.
Each Member shall be independently and separately assessed for any real property taxes
applicable to the Lot and the residential improvements constructed upon the Lot owned in fee
simple by the Member. The assessments shall be made by the Town of Danby assessor and the
Tompkins County Department of Assessment. Each Member must communicate directly to
Tompkins County Department of Assessment with respect to any questions it may have
regarding past or present assessments, deadlines, and amounts owing. The Tompkins County
Department of Assessment is located at 128 E. Buffalo Street, Ithaca, New York and can be
reached at (607) 274-5517.
Purchasers should note that in the current real estate market, banks and other lenders are
imposing various restrictions on purchase financing. Such restrictions include requiring that a
certain percentage of apartments in a building or group of buildings be sold before a lender will
consider making a loan. Thus, it may be possible or a purchaser to experience difficulty
obtaining a loan in a building or group of buildings where the Sponsor or holder of unsold shares
has not sold a substantial percentage of the apartments in the building or group of buildings,
which in some cases may be as high as 70%. Moreover, some lenders will not provide financing
in a building or group where an investor other than the original sponsor has an ownership interest
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of 10% or more. It also may be difficult for a purchaser to resell an apartment if prospective
buyers are unable to obtain a loan due to the same minimum sales and investor ownership
restrictions.
It is uncertain what the consequences of purchasing shares in the Cooperative will have on a
purchaser’s federal income tax liability as a result of the Tax Cuts and Jobs Act of 2017, which
increased the standard deduction for each taxpayer and therefore made it less likely that the
average taxpayer will itemize deductions. In addition, it is uncertain whether certain expenses of
the Cooperative, such as real property taxes and insurance costs, will be deductible under
Sections 216 and 164 and 164 of the Internal Revenue Code. This does not mean that certain
expenses may not be deducted under Sections 216 and 164 and 164 of the Internal Revenue
Code. Greater detail on the tax consequences of this Offering are outlined on pages 23 and 24
below.
The plan as presented to prospective purchasers contains all of the detailed terms of the
transaction as it relates to the Cooperative. Copies of the offering plan and all Exhibits submitted
to the Department of Law will be available for inspection without charge and for copying at a
reasonable charge to prospective purchasers at the office of the Cooperative.
THE PURCHASE OF A COOPERATIVE HAS MANY SIGNIFICANT LEGAL AND
FINANCIAL CONSEQUENCES AND MAY BE ONE OF THE MOST IMPORTANT
FINANCIAL TRANSACTIONS OF YOUR LIFE. THE ATTORNEY GENERAL
STRONGLY URGES YOU TO READ THIS OFFERING PLAN CAREFULLY AND TO
CONSULT WITH AN ATTORNEY BEFORE SIGNING A SUBSCRIPTION
AGREEMENT.
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PURCHASE PRICE OF SHARES
SCHEDULE A
First Year of Cooperative Operation Beginning July 1, 2019 (Fn # A)
Column

Column

Column

Column

Column

Column

Column

1

2

3

4

5

6

7

Lot No.
(Fn #1)

Acreage
(Fn #2)

Share per
Lot
(Fn #3)

Purchase Price
(Fn #4)

Annual
Mortgage
Payment
(Fn #5)

Annual Property
Maintenance
Costs
(Fn #6)

Total Annual
Assessment
(Fn #7)

Lot 1

0.060 Acres ±

*Not
Residential

Lot 2

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 3

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 4

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 5

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 6

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 7

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 8

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 9

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 10

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 11

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 12

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00
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Column

Column

Column

Column

Column

Column

Column

2

3

4

5

6

7

1
Lot No.
(Fn #1)

Acreage

Share per
Lot

(Fn #2)

Purchase Price
(Fn #4)

Annual
Mortgage
Payment

Annual Property
Maintenance
Costs

(Fn #5)

(Fn #6)

(Fn #3)

Total Annual
Assessment
(Fn #7)

Lot 13

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 14

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00

Lot 15

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 16

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 17

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 18

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 19

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 20

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 21

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 22

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 23

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 24

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 25

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 26

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 27

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 28

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 29

0.070 Acres ±

100

Owned by
Principal

$618.50

$820.50

$1,439.00
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Lot 30

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

Lot 31

0.070 Acres ±

100

$40,000.00

$618.50

$820.50

$1,439.00

This Offering Plan does not disclose projected income tax deductions because of the uncertain
effect of the ground lease structure and because of the Tax Jobs and Acts. See pages 23 and 24
for greater detail.
The offering prices described in Schedule A above may be decreased or increased by a duly filed
amendment to the Offering Plan when the change in price is an across-the-board change
affecting all of the Lots. The prices are not negotiable.
The Sponsor will not obtain a further opinion as to reasonable relationship prior to the closing of
a sale of a Lot after an amendment affecting an offering price has been changed.
No change will be made in the total number of shares in or in the size or quality of public areas
unless purchasers who executed and delivered subscription agreements to Sponsor and are not in
default receive a right to rescind and a reasonable and specified period in which to exercise the
right.
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FOOTNOTES TO SCHEDULE A
FOOTNOTE #A: All projected charges are for the 12 month period commencing July 1, 2019
and ending on June 30, 2020.
FOOTNOTE #1: Each lot designation in Column 1 matches the Site Plan shown at Maps, at
Exhibit A-11.
FOOTNOTE #2: Each lot size shown in Column 2 matches the acreage shown on the Site Plan
shown at Maps, at Exhibit A-11. Because no residential dwellings are included in this Offering,
this Offering Plan cannot and does not disclose the number of rooms and baths or square footage
of any residential dwelling.
FOOTNOTE #3: Each Lot identified in Column 1 corresponds to one hundred shares as shown
in Column 3. Each Lot is of approximately equal size. The allocation of shares to each Lot is
based on the square footage of a Lot, and therefore allocations between Lots are exactly equal.
FOOTNOTE #4: The purchase price disclosed in Column 4 is paid by a purchaser to the
Sponsor. This price is not negotiable. The purchase price shown in Column 4 is only one expense
a purchaser may incur when purchasing shares in the Cooperative. In addition, a purchaser would
likely have additional closing expenses, such as legal or accounting fees, recording costs, or
taxes. If a purchaser obtains personal residential financing, his or her lender may charge
additional costs, and resulting debt service will be an additional expense. IN ADDITION, A
PROSPECTIVE PURCHASER MUST PAY A ONE-TIME, NON-REFUNDABLE
APPLICATION FEE OF $1,000 TO THE COOPERATIVE TO SUPPORT EDUCATIONAL
INITIATIVES OF THE COOPERATIVE. See page 25 for greater detail.
FOOTNOTE #5: The mortgage payment shown in Column 5 reflects the annual amount of loan
payments under the loan and mortgage held by the Cooperative and disclosed at page 37.
Although a purchaser will not be personally liable to pay the mortgage, the Cooperative is
responsible for paying the loan off. A portion of your maintenance charges shown in Column 7
and disclosed on Schedule B below on page 17-19 include payments for this debt service.
FOOTNOTE #6: The annual assessment of projected maintenance charges for the Cooperative
Property is set forth in Column 6 above, and is based on Schedule B below. The annual
maintenance charges for Cooperative Property do not include those costs which a Member is
individually responsible for, such as any construction, repair or maintenance cost of a residential
dwelling.
FOOTNOTE #7: The total annual assessment for each Lot is shown in Column 7 above, and
includes the amounts disclosed in Column 5 (debt service) and Column 6 (property maintenance
changes) together.
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PROJECTED BUDGET FOR THE FIRST YEAR OF OPERATION OF COOPERATIVE
SCHEDULE B
Budget for First Year of Cooperative Operation Beginning July 1, 2019
Monthly Assessment of $119.92 per 100 Shares
Operating Charges

$42,170.00

Capital Reserve charges

$2,000.00

Less Income

$1,000.00

TOTAL
$43,170.00
Projected Commercial Income
Application Fees for Prospective Purchasers (footnote 1)

$1,000.00

Projected Expenses
Utilities - Electricity for common property (footnote 2)

$1,500.00

Repairs, Maintenance and Supplies (footnote 3)
Landscaping (footnote 4)

$1,050.00
$0.00

Snow Removal (footnote 5)

$1,485.00

Refuse Removal (footnote 6)

$1,410.00

Insurance (footnote 7)
Management Fees (footnote 8)

$4,330.00
$0.00

Mortgage Loan Payments (footnote 9)

$18,555.00

Legal Fees (footnote 10)

$1,900.00

Accounting Fees (footnote 11)

$5,000.00

Taxes (Town, County, School, Other) (footnote 12)

$6,090.00

Franchise and Corporate Tax (footnote 13)

$50.00

Reserve (footnote 14)

$2000.00

Other (footnote 15)
TOTAL

$800.00
$44,170.00

Less Income

- $1,000.00

TOTAL EXPENSES

$43,170.00

If the projected commencement of the budget year in the Offering Plan differs by six months or
more from the anticipated date of closing, the plan will be amended to include a revised budget
disclosing current projections. If such amended projections exceed the original projections by 25
percent or more, the Sponsor will offer all purchasers the right, for a period of thirty (30) days, to
rescind their offer to purchase and have their deposits refunded. Sponsor's guaranty of the budget
will not avoid an offer of rescission.
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FOOTNOTES TO SCHEDULE B
FOOTNOTE #1 (Income): Application fees for prospective new residents based on
Subscription Agreement. A prospective purchaser must pay a one-time, non-refundable
application fee of $1,000.00 to the Cooperative. See page 25 for greater detail. A template of the
Subscription Agreement is shown at Exhibit A-1. It is anticipated that the Cooperative will only
sell only one to two Lots a year. As a result, the Cooperative is budgeting only $1,000 of income
from this source.
FOOTNOTE #2 (Utilities): NYSEG electric services, billed monthly, and based on forward
projection of 2018 annual usage. Copies of all utility invoices for the previous 12 months are
included in Exhibit B-8. The Cooperative pays any amount due monthly in response to an
invoice from NYSEG. Water testing for Water Treatment facility by Community Science
Institute.
THIS OFFERING PLAN IS NOT FOR THE PURCHASE OF A RESIDENTIAL DWELLING.
AS A RESULT, THE COOPERATIVE DOES NOT HAVE ANY INFORMATION
RELATING TO PROJECTIONS FOR HEAT, HOT WATER AND ELECTRICITY OF A
RESIDENTIAL DWELLING. EACH PURCHASER WILL BE RESPONSIBLE FOR PAYING
FOR THE UTILITIES REQUIRED BY THEIR RESIDENTIAL DWELLING.
FOOTNOTE #3 (Repairs, Maintenance, and Supplies): Road repair, lawn equipment repair,
water system repair, tools, check printing, envelopes, postage, and other supplies.
FOOTNOTE #4 (Landscaping): No professional landscaping services are under contract.
FOOTNOTE #5 (Snow Removal): Plowing services by Enslow Landscaping, at a rate of
$135/plow. Estimate of 11 plows based on historical data. No hand-shoveling is performed as
residents are responsible for clearing their own pathways from common roadway to entrance.
FOOTNOTE #6 (Refuse Removal): Septic pumping services by Mark Thomas Septic
(NYSDEC permit 7A-472) for 6000 gallons at $200/1000 gal, plus tax. NYS DEC SPDES
permit 7-5022-00051/00003.
FOOTNOTE #7 (Insurance). General Liability and Directors and Officer’s Liability Insurance
is provided by Tompkins Insurance Agencies. Collectively, insurance premiums are $4,430. The
Cooperative shall not provide fire insurance because the improvements to be constructed and
owned by the Cooperative are not subject to fire risks. The insurance is adequate to replace any
improvements to be constructed in the event of a total loss. There are no insurance requirements
imposed by a lender or a managing agent. There is no managing agent. All insurances that would
insure a purchaser’s residential dwelling may be obtained by the purchaser from an insurance
agent. As a requirement of this Offering Plan, each Member must obtain property, fire and
hazard insurance for their residential dwelling. The insurance obtained is described in greater
detail at page 44.
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FOOTNOTE #8 (Management Fees): No management fees are charged.
FOOTNOTE #9 (Mortgage loan payments): Mortgage loan payments at $1546.22/month. Each
payment is applied first to interest and then to principal. Please see page 37 for greater detail.
FOOTNOTE #10 (Legal Fees): General legal representation, estimated. The Cooperative will
determine who its counsel will be in the future.
FOOTNOTE #11 (Accounting Fees): A certified public accountant will provide a reviewed
financial statement and will file the required tax returns for the Cooperative. The Cooperative
intends to hire Patrick Jordan, CPA, of Insero & Co.
FOOTNOTE #12 (Town, County, and School Taxes): The Tompkins County Department of
Assessment is the assessing authority. The projected assessed fair market value of the Common
Areas assessed to each Lot is based on the value reached by the Department of Assessment
which assesses property in Tompkins County at one hundred percent (100%) of market value.
The assessed value for 2018 is Two Hundred and Ten Thousand and Five Hundred Dollars
($210,500.00) because the Cooperative Property on its own is not marketable and there are only
minimal erected improvements thereon. This assessed value is for the Common Areas only.
Each individual Lot will be separately assessed and taxable to the individual Member. The
Ithaca City School District tax rate is $16.9995 per $1,000.00 of assessed value. The Town and
County Tax rate is at $11.935663 per $1,000.00 of assessed value. Thus, the total yearly tax on a
property valued at $210,500.00 and would average $6,090.85 annually.
FOOTNOTE #13 (Corporate and Franchise Taxes): It is anticipated that the Cooperative will
pay the minimum franchise tax. It is anticipated that the Cooperative will pay income taxes. It is
also anticipated that the Cooperative will be liable for sales tax if it has any sales activity.
FOOTNOTE #14 (Reserves): Each Member will pay $5.56 a month towards a capital
improvement reserve. Based on a preliminary reserve study, major road maintenance costing
between $10,000 and $18,000 will be required within 2 to 5 years; existing reserves are
approximately $7,000.
FOOTNOTE #15 (Other): Costs for community outreach, including Intentional Communities
membership and advertising, brochures, and costs for our community’s annual Equinox
Celebration, including music and equipment rental.
Documents supporting these figures are attached as Exhibit B-7.
The Sponsor anticipates that the first closing of a Lot will occur by July 1, 2019. Purchasers will
be offered a right of rescission if: (i) the actual date of closing of title to the first unit, or (ii) the
projected date of closing of title to the first unit occurs later than July 1, 2020, twelve months
after the date of the projected date for the first closing. If the Offering Plan is amended for a later
projected date for the first closing, purchasers will be entitled to an offer of rescission if the first
closing occurs more than 12 months beyond that amended, later date.
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However, if the first closing occurs before July 1, 2020, the Sponsor may schedule the closings
of title to other Lots significantly later than such date. Unless your Subscription Agreement
contains an outside closing date, the Sponsor is not obligated to schedule your closing within any
specified time frame, or to ensure that closing of title within any specified time frame, or to
ensure that closing of title to your Lot will occur by any date certain. PROSPECTIVE
PURCHASERS SHOULD THEREFORE CAREFULLY CONSIDER SUCH RISKS IN THEIR
DETERMINATION AS TO WHETHER TO PURCHASE A LOT. In the event, however, that
Sponsor cannot convey title to the Lot on or before twelve (12) months from the date of the
Subscription Agreement, affected purchasers will be offered a right of rescission.
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CHANGES IN PRICES AND LOTS
The offering prices set forth in Schedule A must be decreased or increased by a duly filed
amendment to the plan when the change in price is an across-the-board change affecting all of
the Lots or is to be advertised. However, the Sponsor may enter into an agreement with a
purchaser to sell one or more units at prices different from those set forth in Schedule A without
filing an amendment before entering the agreement if the Plan discloses in the footnotes to
Schedule A and in this section that the prices are negotiable. The prices are not negotiable. The
Sponsor will not obtain a further opinion as to reasonable relationship prior to the closing of a
sale of a Lot after an amendment affecting an offering price has been changed.
No change in the size or number of Lots, share allocations, or total number of shares or the size
or quality of the Common Area will occur without an amendment to the Offering Plan. Any
purchasers who have executed and delivered Subscription Agreements to the Cooperative that
have a Lot or share allocation that has been affected by such an amendment, and who are in
compliance with the Subscription Agreement shall receive a right to rescind the Subscription
Agreement within thirty (30) days of such notice. Holders of unsold shares must comply with
this requirement.
Unless an affected purchaser consents, no change will be made to a Lot size, location or share
allocation if a Subscription Agreement from Cooperative has already been executed and
delivered to the Cooperative for a Lot, and the purchaser remains in compliance with the
Subscription Agreement.
No change will be made in the total number of shares or in the size or quality of public areas
unless purchasers who executed and delivered Subscription Agreements to the Sponsor and are
not in default receive a right to rescind which they shall exercise within no more than sixty (60)
days.
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OPINION OF REASONABLE RELATIONSHIP
The consideration for the unsold shares at closing will not be approved by a qualified expert as
meeting the reasonable relationship standard of Internal Revenue Code Section 216. Instead, the
Cooperative has relied on an appraisal of fair market value for the Cooperative Property to
determine the value of its shares. The opinion from a real estate appraiser is attached as Exhibit
B-3.
Each Lot is approximately 0.07 acres and has approximately 37 feet of frontage along an
unpaved access road. The Lots have access to communal septic and water systems, public
electricity and telephone services, and have cooperative access to the Cooperative Property’s
remaining acreage. To estimate the value of the Lot, sales of similar building lots were collected
and analyzed. Upon recognizing the characteristics associated with each building lot sale, the
appraiser then compared them to the Lots. The sales vary in both size and location, but do reflect
the current demand for a similar type of building lots. The comparable building lots sold between
$32,000 and $34,000, situated in the neighboring City and Town of Ithaca. Based upon the
analysis and data reviewed by the appraiser, as of December 1, 2017, each Lot, excluding a share
in the remaining undeveloped land, has a fair market value of $33,000.
After deducting the developed area from the total site area, approximately 106.54 acres remain.
Based on this information, the appraiser then reviewed sales of similar acreage tracts. Upon
recognizing the characteristics associated with each acreage tract sale, the appraiser then
compared them to the undeveloped land. The sales vary in both size and location, but do reflect
the current demand for a similar type of building lots. Before adjustments, the comparable
acreage sales indicate a range based on a per acre basis between $1,596 and $1,919 per acre. This
equals a total fair market value of the acreage tract of $192,000. Upon estimating the market
value of the remaining acreage, the contributing value of said acreage to the Lots can be
estimated. Based on the acreage tract, the contributing value to each Lot is $6,400, which is
arrived at by dividing $192,000 by the 30 Lots.
Together, each Lot has a fair market value of $33,000 and $6,400, which brings the total
appraised fair market value to $39,400. The Cooperative will offer the Lots for the purchase
price of $40,000.
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ATTORNEY’S TAX OPINION
The Cooperative will own and maintain the Land for the common enjoyment of the tenantstockholders, and will provide proprietary ground leases to each tenant-stockholder granting a
long-term renewable leasehold interest for the exclusive use and possession of a Lot. The
Cooperative Property includes thirty (30) Lots, and remaining acreage which shall remain
undeveloped. Membership in the Cooperative automatically occurs upon the purchase of 100
shares of stock. A holder of 100 shares of stock is entitled to receive a proprietary ground lease.
One or more people purchase the shares of stock, and thus become a tenant-stockholder in the
Cooperative.
The Cooperative does not, nor shall it in the future, own houses or any other residential dwelling
now or to be constructed upon a Lot. Instead, each tenant-stockholder shall receive a ground
lease from the Cooperative, together with the right to construct and/or occupy a residential
dwelling located upon the leased premises. At all times, any residential dwelling will be owned
entirely by the tenant-stockholder.
Under 26 U.S. Code Section 216, certain tenant-stockholders of a “cooperative housing
corporation” may be allowed as a deduction amounts (not otherwise deductible) paid or accrued
to a cooperative housing corporation within the taxable year, but only to the extent that such
amounts represent the tenant-stockholder’s proportionate share of the (1) real estate taxes
allowed as a deduction to the Cooperative under 26 U.S. Code Section 164, which are paid or
incurred by the corporation only upon the houses and the land on which the houses are situated,
or (2) the interest allowed as a deduction to the Cooperative under 26 U.S. Code Section 164,
which is paid or incurred by the Cooperative on its indebtedness contracted in the acquisition of
the land upon which the houses are situated.
In material part, Section 216 defines a “cooperative housing corporation”, inter alia, as a
corporation [in which] “each of the stockholders [] is entitled, solely by reason of his ownership
of stock in the corporation, to occupy for dwelling purposes a house…owned or leased by such
corporation” (emphasis added). Here, each stockholder is entitled solely by reason of his or her
ownership of stock in the Cooperative to construct and/or occupy a constructed residential
dwelling upon his or her leased premises. However, the Cooperative will neither own nor lease
any residential dwelling now or to be constructed upon a Lot.
Under present law, regulations, rulings and decisional law, and based on the terms of the
Offering Plan, the Cooperative will likely not qualify at closing or at any other time as a
cooperative housing corporation under 26 U.S. Code Section 216. This means that Members will
most likely not be entitled to deduct for income tax purposes their proportionate share of the
interest and real estate taxes paid by the Cooperative, subject to all other relevant provisions of
the Internal Revenue Code.
This does not mean that the Internal Revenue Service will not render a contrary decision and
allow deduction for these expenses. Instead, a prudent purchaser should assume that the Internal
Revenue Service will determine that the Cooperative is not a “cooperative housing corporation”
under the Internal Revenue Code, and therefore, the deductions under Section 164 for each
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Member’s proportionate share of real estate taxes and any interest on a mortgage of Cooperative
Property will not be available to the Members. A Tax Opinion is attached hereto as Exhibit A-8.
It is uncertain what the consequences of purchasing shares in the Cooperative will be on a
purchaser’s federal income tax liability as a result of the Tax Cuts and Jobs Act of 2017 (the
“TCJA”). The TCJA increases the standard deduction for single taxpayers to $12,000 and
$24,000 for married couples filing jointly. This change makes it less likely that the average
taxpayer will itemize deductions. This means that a taxpayer may no longer deduct expenses
incident to homeownership, such as deductions relating to mortgage interest or real property or
state income taxes, from its federal taxable income.
In addition, the TCJA capped the allowable deduction to a taxpayer for real property taxes and
state income taxes. In the past, for primary residences, a taxpayer was able to deduct from its
federal taxable income one hundred percent (100%) of their real estate taxes and their state
income tax burden. Under the new law, the maximum deduction for both real estate tax and state
and local taxes is $10,000. Although the real property taxes allocated to a Lot have historically
been below $10,000, this may affect a purchaser of shares in the Cooperative.
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PROCEDURE TO PURCHASE
As of the date of this Plan, the Cooperative has eleven (11) Members, each of whom is one or
more Principals. No other contracts or agreements, written or oral, have been entered into for the
sale or transfer of shares and neither the Sponsor nor the Cooperative have accepted any deposits
or advances of funds.
There are limitations on who may purchase the shares and become a Member of the Cooperative.
A prospective purchaser must pay a one-time, non-refundable application fee to the Cooperative
in the amount of $1,000. This application fee is used by the Cooperative to provide educational
resources for other prospective purchasers. All corporate financial records are open to
prospective purchasers, the budget is distributed to all Members annually, and monthly finance
committee reports are given to the Members.
The Cooperative must approve all prospective purchasers before they may become Members of
the Community. The Cooperative shall invite prospective members to come and meet the
community several times over a period of time before making a firm commitment to move
forward. The Cooperative shall approve a purchaser through consensus-based decision making of
the Members. See Bylaws at Exhibit A-4.
The Cooperative will comply with all applicable laws when considering whether to approve a
prospective purchaser. The Cooperative shall apply with all applicable laws in the approval
process, including but not limited to the federal Fair Housing Act and the New York Human
Rights Law, which prohibits discrimination in housing decisions on the basis of a person’s race,
familial status, color, national origin, religion, disability, sex, creed, age, sexual orientation,
marital status, or military status.
A Specimen of Subscription Agreement between the Sponsor and a prospective purchaser is
shown at Exhibit A-1 and below on page 28. In addition to the payment of the one-time, nonrefundable application fee, each purchaser will be required to pay a down payment in the amount
of One Thousand Dollars ($1,000). This down payment will be held in escrow. No purchaser will
be required to make a lump-sum payment for a working capital or reserve fund at closing;
instead, each purchaser will make payments into a reserve fund maintained by the Cooperative as
part of his or her monthly common charges.
A purchaser will be afforded seven (7) days after delivering an executed Subscription Agreement
together with the required deposit in order to rescind the Subscription Agreement and have the
full deposit refunded promptly. If a purchaser desires to so rescind, a written notice of rescission
must be delivered to the Cooperative within the seven-day period or, if mailed, the notice of
rescission must be marked within the seven-day period. Within fourteen (14) days after the
purchaser delivers an executed Subscription Agreement together with the required deposit, the
Sponsor shall either accept the Subscription Agreement and return a fully executed counterpart
to the purchaser or reject the Subscription Agreement and refund the full deposit previously
tendered. If the Sponsor fails to reject the Subscription Agreement and refund the full deposit
previously tendered, the Purchaser shall be entitled under the Escrow Agreement to be
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reimbursed in full. The rights and responsibilities of the Purchaser, Sponsor, Cooperative and
Escrow Agent under the Escrow Agreement is laid in out in detail below.
Any conflict between this Offering Plan and the Subscription Agreement shall be resolved in
favor of this Offering Plan.
The Subscription Agreement may not contain, or be modified to contain, a purchaser waiving
purchaser’s rights or abrogating sponsor’s obligations under this Offering Plan or under article
23-A of the General Business Law.
1. The Escrow Agent
The law firm of Hancock Estabrook, LLP, with an address at 401 E. State Street, Suite 304,
Ithaca, New York 14850, telephone number (607)391-2860, shall serve as escrow agent (the
"Escrow Agent") for Sponsor, Cooperative and the purchaser. The Escrow Agent has designated
the following attorneys to serve as signatories: Carrie J. Pollak, Esq, Daniel K. Mannion, Esq,
John Powers, Esq., Catherine A. Diviney, Esq., Joseph Mancuso, Esq., Cora Alsante, Esq., and
Timothy Murphy, Esq. All designated signatories are admitted to practice law in the State of
New York. Neither the Escrow Agent nor any authorized signatories on the account are the
Sponsor, selling agent, managing agent, or any Principal thereof, or have any beneficial interest
in any of the foregoing.
2. The Escrow Account
The Escrow Agent has established the escrow account at M&T Bank, located at 118 North Tioga
Street, Ithaca, in the State of New York (“Bank”), a bank authorized to do business in the State
of New York. The escrow account is entitled “Hancock Estabrook Escrow for White Hawk
Ecovillage Community, Inc.” (the “Escrow Account”). The Escrow Account is federally insured
by the FDIC at the maximum amount of $250,000 per deposit. Any deposit in excess of
$250,000 will not be insured.
All deposits received from a purchaser shall be in the form of checks, money orders, or wire
transfers, and shall be made payable to or endorsed by the purchaser to the order of Hancock
Estabrook, LLP as Escrow Agent.
The Escrow Account is an Interest-On-Lawyer’s-Account (IOLA). Therefore, purchasers will
not be credited with interest earned on deposits. No fees of any kind may be deducted from the
Escrow Account, and the Cooperative shall bear all costs associated with the maintenance of the
Escrow Account.
3. The Escrow Agreement
Each purchaser will execute an Escrow Agreement at the same time as they sign a Subscription
Agreement. A copy of the Model Escrow Agreement is shown as Exhibit B-11.
4. Notification to Purchaser
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Within five (5) business days after the Subscription Agreement and Escrow Agreement has been
tendered to the Escrow Agent along with the deposit, the Escrow Agent shall sign the Escrow
Agreement and place the deposit into the Escrow Account. Within ten (10) business days of
placing the deposit in the Escrow Account, Escrow Agent shall provide written notice to
Purchaser and Sponsor, confirming the Deposit. The notice shall provide the account number and
the initial interest rate to be earned on the Deposit.
Complaints concerning the failure to honor such cancellation requests may be referred to the
New York State Department of Law, Real Estate Finance Bureau, at 28 Liberty Street, New
York, New York 10005. Rescission shall not be afforded where proof satisfactory to the
Attorney General is submitted establishing that the deposit was timely placed in the Escrow
Account in accordance with the New York State Department of Law’s regulations concerning
deposits and requisite notice was timely mailed to the Purchaser.
5. Release of Funds
All deposits are and shall continue to be the purchaser’s money, and may not be commingled
with any other money or pledged or hypothecated by the Cooperative, as per GBL § 352-h.
Under no circumstances shall the Cooperative seek or accept release of the deposit of a
defaulting purchaser until after consummation of the Plan, as evidenced by the acceptance of a
post-closing amendment by the New York State Department of Law. Consummation of the Plan
does not relieve Sponsor of its obligations pursuant to GBL §§ 352-e(2-b) and 352-h.
The Escrow Agent shall release the deposit if so directed:
(a) pursuant to terms and conditions set forth in the Subscription Agreement upon closing
of title to the Unit; or
(b) in a subsequent writing signed by both the Cooperative and the purchaser; or
(c) by a final, non-appealable order or judgment of a court.
If the Escrow Agent is not directed to release the deposit pursuant to paragraphs (a) through (c)
above, and the Escrow Agent receives a request by either party to release the deposit, then the
Escrow Agent must give both the purchaser and White Hawk prior written notice of not fewer
than thirty (30) days before releasing the deposit. If the Escrow Agent has not received notice of
objection to the release of the deposit prior to the expiration of the thirty (30) day period, the
deposit shall be released and the Escrow Agent shall provide further written notice to both
parties informing them of said release. If the Escrow Agent receives a written notice from either
party objecting to the release of the deposit within said thirty (30) day period, the Escrow Agent
shall continue to hold the deposit until otherwise directed pursuant to paragraphs (a) through (c)
above. Notwithstanding the foregoing, the Escrow Agent shall have the right at any time to
deposit the deposit contained in the Escrow Account with the clerk of the county where the Unit
is located and shall give written notice to both parties of such deposit.
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Neither the Cooperative nor Sponsor shall object to the release of the deposit to:
(a) a purchaser who timely rescinds in accordance with an offer of rescission contained in
the Plan or an Amendment to the Plan; or
(b) all purchasers after an Amendment abandoning the Plan is accepted for filing by the
Department of Law.
The Department of Law may perform random reviews and audits of any records involving the
Escrow Account to determine compliance with all applicable statutes and regulations.
6. Waiver Void
Any provision of any Subscription Agreement or separate agreement, whether oral or in writing,
by which a purchaser purports to waive or indemnify any obligation of the Escrow Agent
holding any deposit in trust is absolutely void. The provisions of the Attorney General's
regulations and GBL § 352-h concerning escrow trust funds shall prevail over any conflicting or
inconsistent provisions in the Subscription Agreement, Plan, or any amendment thereto.
All subscription or purchaser deposits or down payments shall be held in an escrow account as
described above.
The Subscription Agreement does not allow the Sponsor to retain any sum in excess of ten
percent (10%) of the cash purchase price as liquidated damages. The Sponsor shall not seek
specific performance of a Subscription Agreement.
Under the Subscription Agreement, the closing shall take place approximately ten (10) days after
the purchaser’s legal representative has indicated that closing can occur. Any balance of the
purchase price will be paid at closing. Closing will not occur without payment in full of the
purchase price. There shall be no “time is of the essence” provision. Accordingly, there shall be
no penalties or additional costs assessed against a prospective purchaser for failure to timely
close.
Purchaser will be given written notice of the scheduled closing date, the obligation to pay the
balance of the purchase price, of their right to inspect the Lot at least five (5) days in advance of
closing.
If Purchaser’s legal representative fails to indicate that closing can occur within twenty (20) days
of receipt of proposed closing documents, or, if applicable, within twenty (20) days of receipt of
any curative instrument delivered at the request of Purchaser’s legal representative, Sponsor
must make a written demand for payment at least thirty (30) days before Purchaser is declared to
be in default. After Purchaser is declared in default, Purchaser shall have fifteen (15) business
days to cure such default before Sponsor exercises any attendant right to Purchaser’s default
granted under the Subscription Agreement.
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The risk of any damage to a Lot remains with Sponsor until closing.
Purchaser shall have at least three (3) days to review the Offering Plan and all filed amendments
prior to executing a Subscription Agreement.
7. Below is a complete copy of the Subscription Agreement, a copy of which is also shown
as Exhibit A-1:
SUBSCRIPTION AGREEMENT
SALE OF COOPERATIVE SHARES FROM SPONSOR
In consideration of the mutual covenants and promises contained herein, and for other good and valuable
consideration, the parties below hereby agree as follows:
Seller: RED TAIL, LLC ("Seller").
Buyer:

Name: ___________________________________________________("Buyer")
Address: ___________________________________________________

Seller shall sell and Buyer shall buy the property described herein on the terms stated in this Subscription
Agreement (“Agreement”).
The word "Buyer" shall be construed as if it read "Buyers" and the word "Seller" shall be construed as if
it read "Sellers" whenever the sense of this Agreement so requires.
Seller shall accept the Subscription Agreement and return a fully executed counterpart to the Buyer, or
reject the Subscription Agreement and return any deposit previously tendered by the Buyer within ten
(10) business days.
1. PROPERTY
The property is described as follows: 100 Shares ("Shares") in the Seller and the associated right
to enter into a Proprietary Ground Lease ("Lease") with Seller for Lot ___ ("Lot") located within the
Seller’s development commonly known as "White Hawk Ecovillage" located in the Town of Danby,
County of Tompkins, State of New York.
2. SALE INCLUDES
The sale includes:
a) The Shares.
b) The right to enter into the Lease with the Buyer.
The sale does not include a transfer of any structures or personal property located on the Lot.
The sale of the Shares and the right to enter into the Lease with the Buyer is subject to the
following documents:
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a) The Bylaws of the Seller.
b) The Offering Plan which has been delivered to the Buyer, and by signing this Agreement,
Buyer acknowledges receipt of same.
3. PURCHASE PRICE
The purchase price is $40,000 ("Purchase Price") and is payable as follows:
$1,000.00 deposited with Hancock Estabrook, LLP, Attorneys for
the Seller and held in accordance with the terms of the Escrow Agreement
attached hereto and made a part hereof.
$39,000.00 cash and/or mortgage proceeds on delivery of the Shares and
Lease; any amount in excess of $500.00 shall be delivered by Bank,
Certified or Attorney Escrow Check.
4. APPLICATION FEE
This Agreement requires that Buyer deliver to White Hawk Ecovillage Community, Inc. a non-refundable
application fee of $1,000. This application fee is used to provide educational resources to prospective
members of the community. By signing below, Buyer acknowledges that he or she or it has already
delivered the Application Fee to White Hawk Ecovillage Community, Inc.
5. DEPOSIT
The deposit hereunder shall be held in escrow by the Seller’s attorney, Hancock Estabrook, LLP, pending
Closing of title, at which time it will be applied to the purchase price. In the event this Agreement is
terminated by Buyer in accordance with the financing contingency set forth in Section 5 below, the
inspection contingency set forth in Section 5 below, or Seller’s default under the terms of this Agreement,
the escrow funds shall be returned to the Buyer. The terms of the escrow agreement are set forth in that
certain Escrow Agreement signed by and between the Buyer, Seller and Hancock Estabrook dated as of
_____________, 20__.
6. FINANCING
This Agreement IS / IS NOT (circle one) contingent upon the Buyer obtaining a commitment for a first
mortgage loan in the amount of not less than $___________ at market rate and terms. The Buyer shall
have ten (10) business days after full execution of this Agreement to apply for financing. In the event that
the Buyer is unable to obtain a commitment for financing within forty-five (45) calendar days from the
date of application, this Agreement, at the Seller’s option, may be deemed null and void and the deposit
shall be forthwith returned to the Buyer.
7. CORPORATE SEARCHES
The Seller will provide franchise tax searches and New York State Uniform Commercial Code searches
evidencing that the Seller has an unencumbered title to the Shares.
8. SURVEY
The Seller shall provide a copy of the most recent White Hawk Ecovillage development survey prepared
by T.G. Miller P.C. The Seller shall not be obligated to provide an updated survey of the Lot and the
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Buyer acknowledges that any survey required by Buyer or Buyer’s lender shall be paid for solely at the
cost and expense of the Buyer.
9. HAZARDOUS MATERIALS
The Seller hereby warrants and represents that so far as the Seller is aware, there are currently no
hazardous or toxic chemicals, materials, substances or waste (other than those used in connection with
ordinary household activities) produced, manufactured, stored, or located on, about or under (including in
the soil, ground or surface water) within the Lot.
10. COMPLIANCE WITH LOCAL LAWS
The Seller warrants and represents that the Lot conforms to all municipal codes and regulations.
11. LIENS
The Seller may pay and discharge any liens and encumbrances not provided for in this Agreement. The
Seller may make payment out of the balance of the Purchase Price paid by the Buyer on the transfer of
title.
12. SHARES AND LEASE
At the Closing, the Seller shall deliver to the Buyer:
a) The Seller’s original certificate for the Shares duly endorsed to transfer to the Buyer or
accompanied by a separate duly executed stock power to the Buyer;
b) The Seller’s counterpart original of the Lease and a duly executed assignment thereof to the
Buyer in the form required by the Seller;
c) A written statement by an officer of the Seller or its authorized agent consenting to the
transfer of the Shares and Lease to the Buyer and setting forth the amounts and payment
status of the maintenance and any assessments levied against the Shares; and
d) Executed Foreign Investment in Real Property Tax Act Affidavit.
A memorandum of lease confirming the Lease will be executed at the Closing by the parties and recorded
in the Tompkins County Clerk’s office.
13. IMPROVEMENTS
The Seller acknowledges that all planned improvements to the property as disclosed in the Offering Plan
(“Community Improvements”) have been or will be completed by the Seller and/or the Cooperative at
Seller’s or Cooperative’s sole cost and expense.
14. WARRANTIES
The Seller agrees to assign to the Buyer rights under any and all applicable manufacturers or suppliers’
warranties affecting the Community Improvements, and the fixtures or equipment used therein.
The Seller warrants to the Buyer that the Community Improvements shall be free from defects in
materials and workmanship, normal wear and tear excepted. The obligation of the Seller under this
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warranty shall be limited to the repair or replacement of any structural or mechanical element which may
prove defective in association with normal home use and service within one (1) year from the date of
Closing. This warranty shall survive the Closing of title.
15. INSPECTION
Upon reasonable notice to the Seller or their agent, the Buyer may inspect the Lot. In the event that the
inspection determines that defects in the Lot exist, the Seller may declare this Agreement null and void
and the deposit shall be returned. The Seller shall have ten (10) business days to exercise this
contingency.
16. POSSESSION
Possession of the Lot shall be given at Closing.
17. CLOSING
The Closing will take place at the office of the attorneys for the lending institution or, if none, then at the
office of Hancock Estabrook, LLP, on ___________________________ (“Closing”) or at sooner or later
date as the parties may agree. It is the intention, however, of the parties to close this transaction as soon as
practicable.
18. BROKER
The Buyer and the Seller affirm that neither party has a contractual agreement relationship with any
realtor or broker in connection with this sale other than _____________________________, and, aside
from said realtor or broker, that neither party is liable for the payment of any sales commission or fee.
This representation shall survive Closing.
19. FUTURE SALE OF SHARES BY THE BUYER
The Buyer acknowledges that restrictions governing the future sale of the Shares and the future sale and
transfer of the Lease by the Buyer are set forth in the Seller’s Bylaws and that the Shares will include
language written on its face stating that ownership is subject to said restrictions.
20. NOTICE
Any notice or other communication from one party to the other shall be delivered in person or by first
class mail addressed to the party at the address above. The address above may be changed by notice to the
other party.
21. PRIOR UNDERSTANDING
All prior understandings and agreements between the Seller and the Buyer are merged in this Agreement.
This Agreement completely expresses their full agreement and has been entered into after full
investigation. Neither party is relying upon statements made by anyone that is not a party to this
Agreement. Buyer acknowledges that he or she has had at least three (3) days to review the entire
Offering Plan accepted for filing on ___________ and all filed amendments thereto prior to the execution
of this Subscription Agreement. Any conflict between the Offering Plan and this Subscription Agreement
shall be resolved in favor of the Offering Plan.
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22. ATTORNEY REVIEW CONTINGENCY
Both the Buyer and the Seller shall have three (3) business days after Agreement execution to consult
with an attorney regarding the terms and conditions of this Agreement. In the event that either attorney
requests changes and or revocation hereof, such changes or revocation shall be communicated in writing
within the 3-day period.
23. APPROVAL BY BOARD
COMMUNITY, INC.

OF

DIRECTORS

OF

WHITE

HAWK

ECOVILLAGE

This Agreement requires that Buyer deliver to White Hawk Ecovillage Community, Inc. a non-refundable
application fee of $1,000. This application fee is used to provide educational resources to prospective
members of the community. This Agreement shall be subject to the final approval of the Board of
Directors of White Hawk Ecovillage Community, Inc.
24. RIGHT OF RESCISSION
Buyer shall be afforded seven (7) days after delivering an executed Subscription Agreement together with
the required deposit and having received this Plan and all filed amendments thereto in order to rescind the
Subscription Agreement and have the full deposit refunded promptly. If a purchaser desires to so rescind,
a written notice of rescission must be delivered to the Cooperative within the seven-day period or, if
mailed, the notice of rescission must be marked within the seven-day period.
In addition, if Seller makes any change in the total number of shares or in the size or quality of public
areas, Buyer shall receive notice within three (3) business days of such change and a period of sixty (60)
days after receipt of such notice to rescind the Subscription Agreement and have the full deposit refunded
promptly. If Buyer desires to so rescind, a written notice of rescission must be delivered to the
Cooperative within the 60-day period or, if mailed, the notice of rescission must be marked within the 60day period.
No change will be made in the total number of shares or in the size or quality of public areas.
IN WITNESS WHEREOF, the parties have signed this agreement on the dates indicated besides their
names.
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EFFECTIVE DATE
Sponsor is making this Offering not because it desires to, but because it is comprised of
individuals who purchased real property in a Community that was developed without compliance
with applicable rules and regulations. As a result, the Principals were faced with a decision to
either bring the Community into compliance with applicable laws, or abandon their real property
interests. The Principals elected to form Sponsor, purchase the Land, develop and file this
Offering Plan, and finance the infrastructure contemplated under this Offering Plan. Based on all
of these circumstances, this Plan is unique amongst offerings of cooperative interests in realty.
Sponsor conveyed the Cooperative Property to the Cooperative by deed dated June 11, 2018 and
recorded on August 31, 2018 in the Tompkins County Clerk’s Office as Instrument No. 201809911. At that same time, certificates for the shares of the Cooperative were given to each
Principal together with their Proprietary Ground Lease, all of which were also recorded in said
Clerk’s Office. The Principals of Sponsor are the first Members of the Cooperative.
This Plan shall be deemed effective upon the date the Attorney General accepts this Offering
Plan for filing. Collectively, solely in their capacity as Members, the Principals own 43.3% of
the total stock of the Cooperative. The Plan will not be abandoned by Sponsor or its Principals.
The Plan will be declared effective by service of written notice on all Members.
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UNSOLD SHARES
The Sponsor shall hold all unsold shares until they are sold at a closing. The Sponsor shall
guarantee payment of all maintenance charges and assessments due on unsold shares until
purchased by a bona fide purchaser for occupancy.
The Sponsor has the financial resources to meet its obligations with respect to unsold shares. The
financial resources shall come from mortgage loan payments made by the Cooperative to it and
from capital contributions of its Principals. The Cooperative shall have a lien against the shares
to secure the performance of Sponsor. No additional bond or security has been furnished to
secure Sponsor’s obligations. The Principals of Sponsor will pool profits or losses with each
other.
The consideration for the unsold shares at closing will not be approved by a qualified expert as
meeting the reasonable relationship standard of Internal Revenue Code Section 216. Instead, the
Cooperative has relied on an appraisal of fair market value for the Cooperative Property to
determine the value of its shares. The opinion from a real estate appraiser is attached as Exhibit
B-3. See page 35 for greater detail.
Under 26 U.S. Code Section 216, certain tenant-stockholders of a “cooperative housing
corporation” may be allowed as a deduction amounts (not otherwise deductible) paid or accrued
to a cooperative housing corporation within the taxable year, but only to the extent that such
amounts represent the tenant-stockholder’s proportionate share of the (1) real estate taxes
allowed as a deduction to the Cooperative under 26 U.S. Code Section 164, which are paid or
incurred by the corporation only upon the houses and the land on which the houses are situated,
or (2) the interest allowed as a deduction to the Cooperative under 26 U.S. Code Section 164,
which is paid or incurred by the Cooperative on its indebtedness contracted in the acquisition of
the land upon which the houses are situated.
In material part, Section 216 defines a “cooperative housing corporation”, inter alia, as a
corporation [in which] “each of the stockholders [] is entitled, solely by reason of his ownership
of stock in the corporation, to occupy for dwelling purposes a house…owned or leased by such
corporation” (emphasis added). Here, each stockholder is entitled solely by reason of his or her
ownership of stock in the Cooperative to construct and/or occupy a constructed residential
dwelling upon his or her leased premises. However, the Cooperative will neither own nor lease
any residential dwelling now or to be constructed upon a Lot.
Under present law, regulations, rulings and decisional law, and based on the terms of the
Offering Plan, the Cooperative will likely not qualify at closing or at any other time as a
cooperative housing corporation under 26 U.S. Code Section 216. This means that Members will
most likely not be entitled to deduct for income tax purposes their proportionate share of the
interest and real estate taxes paid by the Cooperative, subject to all other relevant provisions of
the Internal Revenue Code.
Unsold shares may be sold to persons who purchase for their own account or persons who
purchase on account of others.
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FINANCIAL FEATURES
The Cooperative maintains fee simple ownership of the Cooperative Property. When a
prospective purchaser closes on a Subscription Agreement, provided that the purchaser
has been previously approved by the Cooperative, the prospective purchaser become a
Member of the Cooperative.
In addition to receiving shares in the Cooperative, each purchaser receives an exclusive
99-year, renewable ground lease granting exclusive use and possession for a specific
portion of land which is called a Lot. The ground lease is automatically renewed for an
additional 99-year term. The land itself remains under the ownership of the Cooperative.
A Member receives either the right to construct a residential dwelling and/or to occupy a
constructed residential dwelling on a Lot.
Any type of loan or mortgage on any Lot will encumber only the leased premises.
Each Member is responsible for paying maintenance charges and assessments allocated
to its shares in the Cooperative. See Schedules A and B on pages 13-20.
The Cooperative will be assessed for the real estate taxes for the Cooperative Property.
As a result, the Members are co-dependent on each other and on the Sponsor for payment
of the taxes, the default of which will jeopardize each Member’s equity in its Share and
Lot.
The Cooperative is expected to be at fully constructed and occupied within ten (10) years
from the date this Offering Plan is accepted for filing.
The consideration for the unsold shares at closing will not be approved by a qualified
expert as meeting the reasonable relationship standard of Internal Revenue Code Section
216. Instead, the Cooperative has relied on an appraisal of fair market value for the
Cooperative Property to determine the value of its shares. The opinion from a real estate
appraiser is attached as Exhibit B-3. See page 22 for greater detail.
A single residential dwelling may be constructed on a Lot. Construction must be
consistent with the then applicable construction guidelines adopted by the Cooperative.
The construction of homes in the Community must also comply with all applicable rules
and regulations, including any municipal building code then in effect. See page 40 for
greater detail.
Under present law, regulations, rulings and decisional law, and based on the terms of the
Offering Plan, the Cooperative will likely not qualify at closing or at any other time as a
cooperative housing corporation under 26 U.S. Code Section 216. This means that
Members will most likely not be entitled to deduct for income tax purposes their
proportionate share of the interest and real estate taxes paid by the Cooperative, subject to
all other relevant provisions of the Internal Revenue Code.
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TERMS OF MORTGAGE
(1)

The Cooperative has received a loan in the amount of $449,489.00, which is secured by a
mortgage and note. The interest rate is 2.98% and all payments are amortized over 43
years. A copy of the mortgage and note is shown at Exhibit A-10.

(2)

The Cooperative has given the Sponsor a mortgage in the principal amount of Four
Hundred and Forty-Nine Thousand Dollars and No Cents ($449,489.00). On closing, the
estimated principal balance shall be Four Hundred and Forty-Nine Thousand Dollars and
No Cents ($449,489.00). The mortgage term is 43 years. The maturity date is August 31,
2056. There will be no balance owing on the maturity date.

(3)

The applicable interest rate is a fixed rate of 2.98%.

(4)

The mortgage loan shall be paid by the Cooperative in monthly payments of One
Thousand Five Hundred and Forty-Six Dollars and Twenty-Two Cents ($1,546.22). The
mortgage loan payments comprise almost 52% of the Monthly Assessment paid by each
Member. Each payment shall be made on the first of the month.

(5)

The mortgage loan may be prepaid in whole or in part. There is no prepayment notice
requirement. There is no prepayment penalty.

(6)

The Sponsor, as lender, has imposed no insurance requirements.

(7)

The Sponsor, as lender, requires no escrow or reserve requirements.

(8)

The Sponsor, as lender, imposes no late charges.

(9)

There are no other mortgages on the Cooperative Property.

(10) There are no additional financing costs.
(11) The mortgage may be subordinated to future mortgages.
(12) Failure to pay the mortgage loan payment shall constitute an event of default under the
mortgage and note entitling the Sponsor to accelerate payment of the mortgage
indebtedness. There is a grace period of sixty (60) days. There is a due on sale clause in
the mortgage. It is not a default under the mortgage to alter the Cooperative Property.
(13) Other than as described above, there are no additional restrictions on the Cooperative’s
right to alter, improve, sell, occupy or mortgage the Cooperative Property.
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SUMMARY OF PROPRIETARY GROUND LEASE
The Cooperative will continue to own the Land.
Upon closing, a prospective purchaser will become a Member in the Cooperative, and will
receive the share certificates representing the Member’s ownership interest of the Cooperative.
See Specimen Stock Certificate at Exhibit B-6. The Member will also receive a 99-year term
automatically renewable Proprietary Ground Lease granting exclusive use and possession of the
Lot associated with such Share. See Specimen Proprietary Ground Lease at Exhibit A-2. If the
Lot has Improvements constructed thereon, a prospective purchaser will also receive a Deed of
Estate in Fee Simple on Condition for any such Improvements. See Specimen Deed of Estate in
Fee Simple on Condition at Exhibit A-3.
When the term of a Proprietary Ground Lease expires, the Cooperative will automatically
become owner of all Improvements located on a Lot. See Specimen Proprietary Ground Lease at
Exhibit A-2.
The following bullets summarize the Proprietary Ground Lease.
The term is for a ninety-nine (99) year term, which is automatically renewed for another
ninety-nine (99) years.
The Member must be and remain at all times while the Proprietary Ground Lease is in
effect the owner of the shares associated with the Lot.
The Member must pay when due all sums that are due under the Lease or other applicable
documents. Failure to do so will result in a default under the Proprietary Ground Lease.
The Member agrees to abide by the Articles of Incorporation and Bylaws of the
Cooperative, and any other rules and regulations adopted by the Cooperative.
The Member may not permit any lien or claim of lien to be filed against a Lot, other than
an interest that comports with the Proprietary Ground Lease.
The Member must obtain fire and hazard insurance on any improvements located on a
Lot.
The Cooperative may pay past due taxes, assessments or expenses for repairs required as
a result from the acts or omissions of Member on behalf of a Member and seek
reimbursement accordingly.
The Member must keep a Lot in a clean and sanitary condition, free of all fire and other
hazards, and maintain all Improvements in a clean and sanitary condition and free of all
fire and other hazards at all times.
The Member must respect and not interfere with the rights of other Members.
The Member is responsible for the conduct and actions of any person he or she invites to
the Community.
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A single residential dwelling may be constructed on a Lot. Construction must be consist
with the then applicable construction guidelines adopted by the Cooperative and any
applicable municipal building code then in effect.
Upon expiration of the term of the Proprietary Ground Lease, ownership of the
Improvements transfers to the Cooperative.
A Proprietary Ground Lease shall terminate when a Member sells, transfer or conveys its
shares to purchaser, abandons a Lot, or fails to satisfy the obligations imposed under the
Proprietary Ground Lease in accordance with the terms and conditions stated therein.
Upon a taking or condemnation of the shares or Lot, some or all of the award may go to
the Cooperative.
The Cooperative may arbitrate any dispute arising under the Ground Lease.
All financing must comply with the Proprietary Ground Lease.
Members are not free to assign, sell, convey or transfer the shares without the
Cooperative’s consent.
Upon sale of a Member’s shares, the Member may owe a fee to the Cooperative. The
terms of such fee are set out in the Proprietary Ground Lease.
The Sponsor shall hold all unsold shares. The Sponsor shall not transfer to any third party
the unsold shares.
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CONSTRUCTION GUIDELINES
As explained elsewhere in this Offering Plan, a Member has the right to construct a residential
dwelling upon a Lot and/or to occupy a constructed residential dwelling located upon a Lot. The
construction of homes in the Community must comply with construction standards, as adopted
by the Cooperative from time to time. The current standards are housed in an instrument called
“Green Construction Guidelines for White Hawk Homes” and is dated November 15, 2016. A
copy of the guidelines is attached at Exhibit A-12.
The construction guidelines include the following restrictions, some of which are based on
applicable zoning law and others from consensus from Cooperative Members:
Floor space must meet the minimums set by zoning, which are a function of family size
and room types. The area may not exceed 2000 sq. ft. Basement space is not considered
in the overall square footage for this policy.
Buildings must be a minimum of 3 feet from interior lot lines or to an imaginary line
between buildings on the same lot (guaranteeing 6 feet between houses) and a minimum
of 2 feet to the same for overhangs. An increased distance of at least 10 feet between
buildings is preferred by the Fire Department and will improve fire safety.
Height cannot exceed 35 feet above grade at highest point.
Must be a permanent building
Houses tested for air leakage
Vent stack for radon mitigation
Insulation levels of R-10 for slab, R-19 for foundation walls, R-25 for exterior walls
Good attic insulation, such as blown cellulose loose fill (typ. R-49) where possible; attic
hatch insulated to R-20
Low U-value windows (0.35 or less)
Egress requirements for windows/doors
An energy-efficiency heating source
Energy Star appliances
Intake vents as needed for proper air infiltration
No central air in most homes
Low-flow showerheads, faucets, toilets
Affordability – White Hawk reserves the right to reject a design on the grounds that (a)
the member building it cannot qualify for financing to pay for it, or (b) the potential
resale price of the dwelling would be so high that the community might be unable to find
a buyer at a future time.
R304.1 Minimum Area: At least one habitable room >= 120 sq. ft
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R304.2 Other Rooms: Other habitable rooms, except kitchens >= 70 sq ft
R304.3 Height Effect: Area under sloped ceilings below 5’ not counted as habitable
R305.1 Minimum Height: Habitable rooms 7’6” min; hallways, corridors, toilet rooms,
laundry rooms 7’ min; bathrooms 6’8” over fixtures
R306.1 Toilet Facilities: Every unit (ex. owner-occupied one-family, subject to approval
of code enforcement) must have water closet/lavatory and bathtub/shower.
R306.2 Kitchen: Every unit (ex. owner-occupied one-family, subject to approval of code
enforcement) must have kitchen area with sink.
R306.3 Sewage Disposal: All plumbing fixtures connected to sanitary sewer or approved
private sewage disposal system.
R404.4.1 Area for sleeping purposes: Every bedroom >= 70 sq ft for one person, or >= 50
sq ft/person for more than one person
R404.4.4 Prohibited occupancy: Kitchens and nonhabitable spaces shall not be used for
sleeping purposes.
R404.5 Overcrowding
1-2 occupants: no living room or dining room requirement; kitchen >= 50 sq ft
3-5 occupants: living room >= 120 sq ft, dining room >= 80 sq ft, kitchen >= 50 sq ft
6+ occupants: living room >=150 sq ft, dining room >= 100 sq ft, kitchen >= 60 sq ft
R404.5.2 Combined spaces: living room/dining room may be combined if they meet total
area requirement
R404.6 Efficiency unit: 1-2 occupants >= 220 sq ft;3 occupants >= 320 sq ft; separate
bathroom
With the exception of duplexes as allowed under applicable law, no Lots will share party walls
for any structures, and no Member shall place any structures within three (3) feet, or any awnings
or porches within two (2) feet, of any Lot boundary line. If a duplex is constructed, its party wall
must be centered upon the Lot boundary line. The respective owners of such duplex or duplexes
shall negotiate any necessary party wall agreement.
The construction of homes in the Community must also comply with all applicable rules and
regulations, including any municipal building code then in effect.

{H3221171.13}

42

COOPERATIVE COOPERATION
1. Description of Corporation
The Cooperative was formed as “White Hawk Ecovillage Community, Inc.”, a business
corporation duly organized under Section 402 of the Business Corporation Law (the
“Cooperative”) on June 11, 2018 by filing its Certificate of Incorporation with the Secretary of
State of the State of New York. The issuance of 3,000 shares was authorized at that time. 1,300
shares have been sold to the Principals. See Certificate of Incorporation at Exhibit B-5. An
additional 1,700 shares are contemplated under this Offering Plan.
2. Board Governance
Under this Offering Plan, Sponsor shall not maintain any control over the Cooperative. Because
each Principal is a Member, the Cooperative shall immediately be controlled by the Members.
Sponsor is making this Offering not because it desires to but because it is comprised of
individuals who collectively purchased real property rights in a community that was developed
without compliance with applicable rules and regulations. As a result, the Principals were faced
with a decision to either bring the Community into compliance with applicable laws, or abandon
their real property interests. The Principals elected to form Sponsor, purchase the Land, develop
and file this Offering Plan, and finance the infrastructure contemplated under this Offering Plan.
Based on all of these circumstances, this Plan is unique amongst offerings of cooperative
interests in realty.
The Principals of Sponsor are the first Members of the Cooperative. Collectively, solely in their
capacity as Members, the Principals own 43.3% of the total stock of the Cooperative. Sponsor
conveyed the Cooperative Property to the Cooperative by deed dated June 11, 2018 and recorded
on August 31, 2018 in the Tompkins County Clerk’s Office as Instrument No. 2018-09911. At
that same time, certificates for the shares of the Cooperative were given to each Principal
together with their Proprietary Ground Lease, all of which were also recorded in said Clerk’s
Office.
In light of the unique nature of this Community, the Principals of Sponsor, in their capacity as
Members, shall not participate in any decision by the Community in electing whether to sue
Sponsor with respect to this Offering Plan. Any provisions to the contrary are not lawful.
The Cooperative has Bylaws that explain how the Board of Directors is elected, how long they
serve, and what they do for the Cooperative. The term of the Directors named in the Certificate
of Incorporation shall expire when their successors have been elected at the first annual meeting
or any special meeting called for that purpose. At the first annual meeting of the members the
term of office of President shall be fixed for three (3) years, the terms of office of Secretary and
Treasurer shall be fixed for two (2) years, the term of office of one Vice President shall be two
(2) years and the term of office of a second Vice President shall be one (1) year. At the
expiration of the initial term of office of each respective Director, his or her successor shall be
elected to serve a term of three (3) years. The Directors shall hold office until their successors
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have been elected and hold their first meeting. There must be at least three (3) directors. See
Bylaws at Exhibit A-4.
The following are the present directors.
President

Aelita Early
7 White Hawk Lane
Ithaca, New York 14850

Secretary

Mark Pruce
12 White Hawk Lane
Ithaca, New York
14850

VicePresident

Steve Woinoski
5 White Hawk Lane
Ithaca, New York 14850

Treasurer

Greg Nelson
6 White Hawk Lane
Ithaca, New York
14850

VicePresident

Dane Percy
2 White Hawk Lane
Ithaca, New York 14850

They will serve until the next election of directors, in accordance with the Bylaws. Directors and
officers are not paid for their services.
The Board of Directors shall:
Set the annual budget of the Cooperative and the assessments on the Lots,
Decide how to maintain the Common Areas,
Make sure that assessments are paid and enforce the rights of the Cooperative,
Borrow money, if the Members unanimously approve the loan.
The Board of Directors is elected by the Members. Any Member in good standing may sit on the
Board of Directors. No other eligibility requirements apply.
The directors shall have no personal liability for acts of the Cooperative, unless they engage in
willful or intentional bad acts.
3. Member Decision-Making
Each Member has one (1) vote, regardless of how many Lots it owns. A Member is a tenantstockholder of the Cooperative. When more than one person comprises a Member, they must
decide among themselves how to cast the one vote. No votes will be cast for unsold Lots. Only
votes for sold Lots will be considered.
All decision making authority in the Cooperative rests with the Members unless specific decision
making authority has been delegated to an officer, committee, or other subset of the membership
in these by-laws or by decision of the membership. No Member who is delinquent in paying any
charges to the Cooperative will be eligible to vote or to be elected to the Board of Directors of

{H3221171.13}

44

the Cooperative. A Member will be considered delinquent if the Member is more than thirty (30)
days delinquent in payments due to the Cooperative.
Decisions are reached by consensus, unless otherwise specified in the Bylaws. A decision may
be reached by a supermajority vote of 75% of the Members present in the meeting where the
vote occurs, under the following circumstances:
(a) When the Board of Directors have declared a matter as ‘Urgent Business’ and
consensus cannot be reached in a reasonable amount of time, as determined by the
officers;
(b) When a member or group of members brings the same issue or question up to the
membership at two successive meetings (General, Special or Annual) held on
different days with no decision reached by consensus, supermajority can be used to
reach decision at a third successive meeting;
(c) If the authority to make decision by Supermajority vote has been explicitly granted
by the membership.
This means that all Members have equal power to participate and be considered in all consensusbased decision-making, and if necessary, voting.
The Cooperative may be dissolved upon a unanimous vote of the Members.
The Cooperative’s Certificate of Incorporation and Bylaws may be amended upon a unanimous
vote of the Members. Copies of these documents are shown Exhibits A-4 and B-5.
4. Cooperative Responsibilities
The Cooperative shall have sole responsibility for repair, replacement and maintenance of
Cooperative Property. General Liability and Directors and Officer’s Liability Insurance is
provided by Tompkins Insurance Agencies. Collectively, insurance premiums are $4,430 a year.
The Cooperative shall not provide fire insurance because the improvements to be constructed
and owned by the Cooperative are not subject to fire risks. The insurance is adequate to replace
any improvements to be constructed in the event of a total loss. There are no insurance
requirements imposed by a lender or a managing agent.
The Cooperative shall have no responsibility to repair, replace or maintain property owned
individually by a Member, such as their residential dwelling. All insurances that would insure a
purchaser’s residential dwelling may be obtained by the purchaser from an insurance agent. As a
requirement of this Offering Plan, each Member must obtain property, fire and hazard insurance
for their residential dwelling. Each Member is responsible for insuring his or her privately owned
property, including the residential dwelling constructed upon a Lot. The Cooperative has no
control over, nor any ability to determine or protect the value of property owned solely by
Cooperative Members.
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The Cooperative shall provide annual reports to the Members. Notice of meetings shall be
provided at least ten (10) days in advance. Books and records are available to all Members for
inspection upon reasonable notice.
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RESERVE FUND AND WORKING CAPITAL FUND
The Cooperative will develop a reserve fund for future capital expenses such as maintaining the
private road. If capital expenditures are needed which cannot be met from this fund, the
Cooperative may levy a special assessment against all Lots. Any unexpected expenses will also
be funded through special assessments. The Cooperative may accumulate reserves for capital
replacements and improvements. There is no restriction upon this right.
The Cooperative is budgeted to set aside certain reserves for capital replacements improvements.
These reserves will be funded by Monthly Assessments paid by the Members. The initial
Cooperative budget includes a $166.66 reserve fund monthly payment per Member. Expenses for
all other anticipated repairs and maintenance and other common property are included in the
annual budget. See Schedule B at page 17 for greater detail.
As long as the Sponsor is in control of the Board of Directors, the reserve fund may not be used
for anything other than a capital improvement and may not be used to reduce projected
maintenance charges or the Cooperative’s obligation to pay assessments on unsold shares.
Neither the Department of Law nor any other government agency has approved the adequacy of
the reserve fund.
The Cooperative will have available means and options to finance needed capital expenditures
such as renewal or replacement of Cooperative Property components or systems. The general
repair and maintenance fund should be enough to cover any repairs to the Cooperative Property
within the ten (10) years following the date upon which the first closing has occurred. It is not
anticipated that any major repairs will be needed within the first ten (10) years of the
Cooperative.
The Cooperative will not have a working capital fund. Any unanticipated expenses will be paid
by a special assessment as determined by the Cooperative.
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CONTRACT OF SALE BETWEEN SPONSOR AND COOPERATIVE
Sponsor transferred the Cooperative Property to the Cooperative by warranty deed dated June 11,
2018. A copy of the Deed is attached at Exhibit A-9. The purchase price for the Cooperative
Property was $449,489.00.
The purchase price was paid in the form of a promissory note secured by a mortgage. The
interest rate is 2.98% and all payments are amortized over 43 years. A copy of the mortgage and
note is shown at Exhibit A-10. The maturity date is August 31, 2056. There will be no balance
owing on the maturity date.
The mortgage loan shall be paid by the Cooperative in monthly payments of One Thousand Five
Hundred and Forty-Six Dollars and Twenty-Two Cents ($1,546.22). The mortgage loan
payments comprise almost 52% of the Monthly Assessment paid by each Member. Each
payment shall be made on the first of the month. The mortgage loan may be prepaid in whole or
in part. There is no prepayment notice requirement. There is no prepayment penalty.
The Sponsor had an approximate tax basis of $239,800, plus the costs of all capital
improvements it made to the Cooperative Property prior to conveyance. The Cooperative will
have a basis of $449,489 in the Cooperative Property.
Sponsor shall procure title insurance through Stewart Title Insurance Company. The coverage
shall be for $449,489.00. Sponsor shall pay the title insurance premium. A copy of a proforma
title company report is attached as Exhibit B-2.
Sponsor paid all costs of closing.
Any conflict between the Offering Plan and the purchase agreement shall be resolved in favor of
the Offering Plan.
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MANAGEMENT AGREEMENTS, CONTRACTS AND LEASES
Sponsor is making this Offering not because it desires to but because it is comprised of
individuals who collectively purchased real property rights in a community that was developed
without compliance with applicable rules and regulations. As a result, the Principals were faced
with a decision to either bring the Community into compliance with applicable laws, or abandon
their real property interests. The Principals elected to form Sponsor, purchase the Land, develop
and file this Offering Plan, and finance the infrastructure contemplated under this Offering Plan.
Based on all of these circumstances, this Plan is unique amongst offerings of cooperative
interests in realty.
The Principals of Sponsor are the first Members of the Cooperative. Sponsor conveyed the
Cooperative Property to the Cooperative by deed dated June 11, 2018 and recorded on August
31, 2018 in the Tompkins County Clerk’s Office as Instrument No. 2018-09911. At that same
time, certificates for the shares of the Cooperative were given to each Principal together with
their Proprietary Ground Lease, all of which were also recorded in said Clerk’s Office. A copy of
the Deed is shown at Exhibit A-9, and copies of the leases given to each Principal is shown at
Exhibit B-7.
The Cooperative will retain responsibility of managing its own business and affairs. All duties
of the Cooperative shall be shared amongst all of its Members, which include any purchasers and
the Principals. The major duties and services to be performed by the Cooperative include
bookkeeping, collecting association assessment charges, preparing (in conjunction with the
accountant) all required tax filings and overseeing any necessary maintenance work.
The Cooperative and its officers will not charge a fee for their services, and will act without
compensation. The Cooperative shall reimburse any officers for expenses incurred or to
indemnify the Cooperative against liability for acts properly performed by it pursuant to its
agreement.
Cooperative Property may be used by Members for commercial purposes. The Cooperative will
only allow such uses upon consensus of its Members, and only if such uses are consistent with
natural and agricultural uses. Currently, a portion of Cooperative Property is leased to individual
Members for such uses. The Cooperative has given a lease to Principals Michael Early and
Aelita K. Early for approximately 2 acres to use exclusively for permaculture and agricultural
purposes. The Cooperative has given a lease to Principal Dane Percy for approximately 1 acre to
use as a food store. The lessee under that lease intends to operate a bread shop. The leases are
shown at Exhibit B-8.
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IDENTITY OF PARTIES
There are no known prior felony convictions of the Sponsor or the Principals of the Sponsor.
There are no known prior convictions, injunctions and judgments against the Sponsor or the
Principals of the Sponsor that is material to the offering plan or an offering of securities
generally.
Sponsor has been in control of the Cooperative Property since 2017.
Sponsor has not offered any other cooperative, condominium or planned unit developments
within the past five (5) years.
The Principals are each individuals who are Members of the Cooperative. They are listed as
follows:
Roger Nelson and Reinhilde Nelson
2 White Hawk Ln, Ithaca, NY14850

JoBeth Dingman
11 White Hawk Ln, Ithaca, NY 14850

Steven E. Woinoski
5 White Hawk Ln, Ithaca, NY 14850

Mark Pruce and Sara Pruce
12 White Hawk Ln, Ithaca, NY 14850

Greg H. Nelson
6 White Hawk Ln, Ithaca, NY 14850

Mark Silver and Holly Glaser
13 White Hawk Ln, Ithaca, NY 14850

Michael Early and Aelita Early
7 White Hawk Ln, Ithaca, NY 14850

Melissa Blake and Earnest Blake
14 White Hawk Ln, Ithaca, NY 14850

Alicia Beebe
8 White Hawk Ln, Ithaca, NY 14850

Dane Percy and Susan Storey
10 White Hawk Ln, Ithaca, NY 14850

Kartik Sribarra and Allison Sribarra
9 White Hawk Ln, Ithaca, NY 14850

2. Attorneys:
Hancock Estabrook, LLP, Gateway Center, 401 E. State Street, Suite 304, Ithaca, New York
14850 is the Sponsor’s attorney for purposes of the preparation of this Plan and will represent the
Cooperative at closings and as escrow agent. Carrie J. Pollak and Daniel K. Mannion prepared
this Offering Plan.
Mariette Geldenuys, Esq., Gateway Center, 401 E. State Street, Suite 306, Ithaca, New York,
14850 is the Cooperative’s attorney for ongoing and general representation.
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3. Managing Agent:
As set forth above, the Cooperative will manage its own business and affairs. There are no
known prior felony convictions of the managing agent or any principals of the managing agent.
There are no known prior convictions, injunctions and judgments against the managing agent or
any principal of the managing agent that is material to the offering plan or an offering of
securities generally. The Cooperative does not manage other properties.
Sponsor is making this Offering not because it desires to, but because it is comprised of
individuals who collectively purchased real property rights in a community that was developed
without compliance with applicable rules and regulations. As a result, the Principals were faced
with a decision to either bring the Community into compliance with applicable laws, or abandon
their real property interests. The Principals elected to form Sponsor, purchase the Land, develop
and file this Offering Plan, and finance the infrastructure contemplated under this Offering Plan.
Based on all of these circumstances, this Plan is unique amongst offerings of cooperative
interests in realty.
The Principals of Sponsor are the first Members of the Cooperative. Sponsor conveyed the
Cooperative Property to the Cooperative by deed dated June 11, 2018 and recorded on August
31, 2018 in the Tompkins County Clerk’s Office as Instrument No. 2018-09911. At that same
time, certificates for the shares of the Cooperative were given to each Principal together with
their Proprietary Ground Lease, all of which were also recorded in said Clerk’s Office.
All duties of the Cooperative shall be shared amongst all of the purchasers and the Principals.
4. Selling Agent:
The Cooperative will manage the sales of its remaining shares. There are no known prior felony
convictions of the selling agent or any principals of the selling agent. There are no known prior
convictions, injunctions and judgments against the selling agent or any principal of the selling
agent that is material to the offering plan or an offering of securities generally.
Sponsor is making this Offering not because it desires to, but because it is comprised of
individuals who collectively purchased real property rights in a community that was developed
without compliance with applicable rules and regulations. As a result, the Principals were faced
with a decision to either bring the Community into compliance with applicable laws, or abandon
their real property interests. The Principals elected to form Sponsor, purchase the Land, develop
and file this Offering Plan, and finance the infrastructure contemplated under this Offering Plan.
Based on all of these circumstances, this Plan is unique amongst offerings of cooperative
interests in realty.
The Principals of Sponsor are the first Members of the Cooperative. Sponsor conveyed the
Cooperative Property to the Cooperative by deed dated June 11, 2018 and recorded on August
31, 2018 in the Tompkins County Clerk’s Office as Instrument No. 2018-09911. At that same
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time, certificates for the shares of the Cooperative were given to each Principal together with
their Proprietary Ground Lease, all of which were also recorded in said Clerk’s Office.
All duties of the Cooperative shall be shared amongst all of the purchasers and the Principals.
5. Architect:
There is no architect.
6. Engineer:
John M. Andersson, P.E., Water and Waste Water Design Services, 1 Woodland Road, Ithaca,
New York 14850.
Mr. Andersson has over 48 years of cumulative experience in evaluating and designing water
and waste water facilities.
7. General Contractor:
There is no general contractor.
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OBLIGATIONS OF SPONSOR
Sponsor shall endeavor in good faith to sell in a reasonably timely manner all unsold shares. The
Cooperative shall remain responsible for complying with this Offering Plan and the laws of New
York State, including the General Business Law, after each Lot has been sold.
There is no construction financing in place. Sponsor does not intend to obtain construction
financing. Sponsor shall complete construction in accordance with the specifications shown at
Exhibit C-1, provided that Sponsor may make reasonable modifications when necessary.
Sponsor may not substitute equipment or materials of lesser quality or design, or change Lot
sizes if such changes adversely affect public areas or the value of any shares to which title has
closed or a purchase agreement has been executed.
Sponsor shall not be responsible for obtaining certificates of occupancy or compliance for any
Lot because Sponsor does not own any residential improvements located on a Lot. Sponsor shall
not warrant the materials or workmanship of the Cooperative Property. The Cooperative
Property includes equipment or appliances appropriate to sewer and water infrastructure. All
warranties associated with such equipment or appliances shall be assigned to the Cooperative.
Sponsor agrees to pay for the authorized and proper work involved in the construction,
establishment and sale of all Cooperative Property that it is obligated to construct under this
Plan. Sponsor shall cause all mechanics’ liens on Cooperative Property to be promptly
discharged. Sponsor shall defend the Cooperative and its members in any suit or proceeding
arising from acts or omissions. Sponsor shall indemnify and hold the Cooperative harmless for
any costs resulting from Sponsor’s gross negligence, fraud or willful misconduct.
Sponsor shall complete construction of the infrastructure providing services to a specific Lot
prior to the sale of said Lot. Closings for Lots may occur prior to the completion of facilities
provided the incomplete facilities are not vital to the health and safety of the Members. White
Hawk Lane is the only road in this Plan.
In the event of dissolution or liquidation of the Sponsor prior to the sale of all Lots, the
Principals of Sponsor shall assume the status and all of the obligations of Sponsor for all Lots
sold under this Offering Plan.
As long as the Community has Lots that have not yet been sold under this Plan which are offered
for sale, Sponsor shall amend this Plan whenever the budget changes or when one year has
passed since the last budget was updated. The prior year’s reviewed financial statements for the
Cooperative shall be included even if Sponsor has assumed responsibility for all of the
Cooperative operating expenses. After the first closing has occurred, the Sponsor shall pay all
Monthly and Special Assessments on all unsold Lots until each Lot has been sold.
The financial statements shall comply with subdivision (h) of Part 22 of 13 NYCRR and be
submitted within three months of the end of the latest fiscal year of the operation of the
Cooperative.
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REPORTS TO SHAREHOLDERS
It will be the obligation of the Board of Directors of the Cooperative to give all Cooperative
Members annually:
(1)

A financial statement of the Cooperative prepared by a certified public accountant
or public accountant by three (3) months after the close of each fiscal year.

(2)

Prior notice of the annual Members meeting; and

(3)

A certified copy of the proposed annual budget of the Cooperative by thirty (30)
days prior to the date set for adoption thereof by the Board of Directors.
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DOCUMENTS ON FILE
The Cooperative will keep copies of this Plan, all documents referred to in this Plan and all
Exhibits submitted to the New York State Department of Law in connection with the creation of
the Cooperative, on file and available for inspection without charge and copying at a reasonable
charge at a specified location determined by the Secretary for six (6) years from the date upon
which the first shares shall have been sold. The Cooperative will retain a copy of all documents
filed with the appropriate recording office at such time that the first shares are sold.
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GENERAL
The Cooperative hereby certifies the following:
(1)

There are no lawsuits, administrative proceedings or other proceedings, the
outcome of which may materially affect the offering, the property, and the
Cooperative’s capacity to perform all of its obligations under the plan, the
Cooperative or the operation of the Cooperative.

(2)

The property was not the subject of any prior cooperative, condominium or
Cooperative offerings. No preliminary binding agreements have been entered into
or money has been collected from prospective purchasers with respect to this
Offering.

(3)

The Cooperative represents that the Cooperative and its agents will not
discriminate against any person on the basis of race, creed, color, national origin,
sex, age, disability, marital status or other grounds prohibited by law.

(4)

Purchasers have a right to rescind Subscription Agreements following material
adverse Amendments.

(5)

There are no circumstances which may affect use or enjoyment of the property
and appurtenances, such as reciprocal covenants or easements, impending
adjacent high-rise construction, any usage restriction by statute, ordinance or
zoning resolution such as specified occupancy percentage by certified artists, or
historic district or landmark designation, unless disclosed elsewhere in the plan.
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SPONSOR’S STATEMENT OF BUILDING AND PROPERTY CONDITION
The Community is located on approximately 120.476 acres in the Town of Danby in Tompkins
County, off of State Route 96B. The Community is authorized to permit construction of thirty
(30) residential dwellings on a total of thirty (30) Lots clustered around an approximately eight
(8) acre circle. The remaining acreage is dedicated to natural and agricultural uses. Each Lot is
approximately 0.07 acres and has approximately 37 feet of frontage along an unpaved access
road. The Lots have access to communal septic and water systems, public electricity and
telephone services, and have cooperative access to the Cooperative Property’s remaining
acreage. The Community Property is improved by an unpaved private road called White Hawk
Lane, and water and waste water infrastructure currently providing services to the ten (10)
already constructed residential dwellings located upon Lots leased to the Principals.
Additional improvements to be constructed on the Cooperative Property includes only water and
waste water infrastructure. The specifications of these facilities are shown as Exhibit C-1. The
water and waste water infrastructure intended to provide necessary utilities to the Lots offered in
this Offering Plan have not yet been constructed. Permit for construction of the water facility has
been received, Town of Danby permit #1459 issued to Creative Constructions of Ithaca. The
Sponsor shall construct the water and waste water infrastructure only after first obtaining all
required approvals and permits. Any changes to the specifications shown shall be certified to and
disclosed in an amendment to this Offering Plan.
Approximately seven (7) acres of the total acreage are for proposed residential use. The
remaining 100+ acres are not intended for residential development. The soil on half of the
Cooperative Property, including all of this proposed residential area, is identified as Erie
Channery silt loam, hydrologic soil group/ D, non-hydric. This soil has good stability,
moderately high bearing capacity, and is good fill material. A fragipan (dense soil layer) at 10-21
inches may create a seasonal water table there, but that water is controlled by proper grading,
ditching and foundation drainage.
Other non-hydric silt loam or silt loam soils (Darien gravelly silt loam, Howard gravelly loam,
and Langford channery silt loan) cover over thirty percent (30%) of the Cooperative Property,
with properties similar to the Erie Channery silt loam.
The remaining acreage, approximately twenty percent (20%) of the total, of the Cooperative
Property has soils identified as Eel silt loam, Wayland soils, and Alluvial land, all hydric, and
may be subject to season or occasional flooding, and so are generally not suitable for
development. These soils are associated with the water courses running through the Cooperative
Property. All these soils are at least 200 feet (and up to 1,500 feet) away from the proposed
residential and are significantly lower in elevation.
The Tompkins County Health Department observed seven soil profile holes across the
Cooperative Property in 2006. These were located generally around the proposed residential
area. All were 4-6.5 feet deep and reported as silty loam to clayey loam the full depth. Saturated
soil was found in only one hole at four feet deep; no water was found in any other hold. Bedrock
was not encountered. These observations confirm the soil type described above.
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No land subsidence is evident on the Cooperative Property.
Based on the information presented above, the soils located in and around the residential area are
suitable for the proposed construction and have no serious restrictions for development.
The soils on eighty percent (80%) of the Cooperative Property are identified as having no
flooding potential. No water bodies, dams or levees are located above the proposed residential
area. Drainage patterns are established to safety convey storm water runoff around the proposed
residential area and are routed through storm water control features to protect the streams to
which they discharge. The twenty percent (20%) of the Cooperative Property with soils that may
flood is located adjacent to water courses running through the Cooperative Property. All these
soils are at least 200 feet (and up to 1,500 feet) away from the proposed residential area, and
significantly lower in elevation and do not pose a flooding threat to the developed area. The soil
on the entire property is stabilized and there is no history of mudslides.
The Cooperative Property is not identified as in a flood zone on the Flood Rate Zone Map
prepared for Danby, New York. It is shown as not in a flood zone on the Tompkins County GIS
site. However, a seasonally flooded wetland is identified by Tompkins County GIS along both
sides of Buttermilk Creek that crosses the Cooperative Property. This wetland is 1,500 feet from
and 60 feet lower than the proposed residential area and therefore poses no risk of flooding to the
residential improvements intended to be constructed thereon.
There are no known hazardous materials or environmental restrictions on the Cooperative
Property. Searches of the New York State Department of Environmental Conservation databases
for Spill Incidents and Environmental Remediation turned up no results on the Cooperative
Property or adjacent properties. The nearest spill incident was a 2016 spill of 75 gallons of
residential heating oil downslope and more than 4000 feet away.
Please see the Property Report shown at Exhibit C-2 for additional information.
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PART II
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A-1
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SUBSCRIPTION AGREEMENT
SALE OF COOPERATIVE SHARES FROM SPONSOR
In consideration of the mutual covenants and promises contained herein, and for other good and valuable
consideration, the parties below hereby agree as follows:
Seller:

RED TAIL, LLC ("Seller").

Buyer:

Name: ___________________________________________________("Buyer")
Address: ___________________________________________________

Seller shall sell and Buyer shall buy the property described herein on the terms stated in this Subscription
Agreement (“Agreement”).
The word "Buyer" shall be construed as if it read "Buyers" and the word "Seller" shall be construed as if it
read "Sellers" whenever the sense of this Agreement so requires.
Seller shall accept the Subscription Agreement and return a fully executed counterpart to the Buyer, or reject
the Subscription Agreement and return any deposit previously tendered by the Buyer within ten (10) business
days.
1. PROPERTY
The property is described as follows: 100 Shares ("Shares") in the Seller and the associated right to
enter into a Proprietary Ground Lease ("Lease") with Seller for Lot ___ ("Lot") located within the Seller’s
development commonly known as "White Hawk Ecovillage" located in the Town of Danby, County of
Tompkins, State of New York.
2. SALE INCLUDES
The sale includes:
a) The Shares.
b) The right to enter into the Lease with the Buyer.
The sale does not include a transfer of any structures or personal property located on the Lot.
The sale of the Shares and the right to enter into the Lease with the Buyer is subject to the following
documents:
a) The Bylaws of the Seller.
b) The Offering Plan which has been delivered to the Buyer, and by signing this Agreement,
Buyer acknowledges receipt of same.
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3. PURCHASE PRICE
The purchase price is $40,000 ("Purchase Price") and is payable as follows:
$1,000.00 deposited with Hancock Estabrook, LLP, Attorneys for the Seller and
held in accordance with the terms of the Escrow Agreement attached hereto and
made a part hereof.
$39,000.00 cash and/or mortgage proceeds on delivery of the Shares and Lease;
any amount in excess of $500.00 shall be delivered by Bank, Certified or Attorney
Escrow Check.
4. APPLICATION FEE
This Agreement requires that Buyer deliver to White Hawk Ecovillage Community, Inc. a non-refundable
application fee of $1,000. This application fee is used to provide educational resources to prospective
members of the community. By signing below, Buyer acknowledges that he or she or it has already delivered
the Application Fee to White Hawk Ecovillage Community, Inc.
5. DEPOSIT
The deposit hereunder shall be held in escrow by the Seller’s attorney, Hancock Estabrook, LLP, pending
Closing of title, at which time it will be applied to the purchase price. In the event this Agreement is
terminated by Buyer in accordance with the financing contingency set forth in Section 5 below, the
inspection contingency set forth in Section 5 below, or Seller’s default under the terms of this Agreement, the
escrow funds shall be returned to the Buyer. The terms of the escrow agreement are set forth in that certain
Escrow Agreement signed by and between the Buyer, Seller and Hancock Estabrook dated as of
_____________, 20__.
6. FINANCING
This Agreement IS / IS NOT (circle one) contingent upon the Buyer obtaining a commitment for a first
mortgage loan in the amount of not less than $___________ at market rate and terms. The Buyer shall have
ten (10) business days after full execution of this Agreement to apply for financing. In the event that the
Buyer is unable to obtain a commitment for financing within forty-five (45) calendar days from the date of
application, this Agreement, at the Seller’s option, may be deemed null and void and the deposit shall be
forthwith returned to the Buyer.
7. CORPORATE SEARCHES
The Seller will provide franchise tax searches and New York State Uniform Commercial Code searches
evidencing that the Seller has an unencumbered title to the Shares.
8. SURVEY
The Seller shall provide a copy of the most recent White Hawk Ecovillage development survey prepared by
T.G. Miller P.C. The Seller shall not be obligated to provide an updated survey of the Lot and the Buyer
acknowledges that any survey required by Buyer or Buyer’s lender shall be paid for solely at the cost and
expense of the Buyer.
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9. HAZARDOUS MATERIALS
The Seller hereby warrants and represents that so far as the Seller is aware, there are currently no hazardous
or toxic chemicals, materials, substances or waste (other than those used in connection with ordinary
household activities) produced, manufactured, stored, or located on, about or under (including in the soil,
ground or surface water) within the Lot.
10. COMPLIANCE WITH LOCAL LAWS
The Seller warrants and represents that the Lot conforms to all municipal codes and regulations.
11. LIENS
The Seller may pay and discharge any liens and encumbrances not provided for in this Agreement. The Seller
may make payment out of the balance of the Purchase Price paid by the Buyer on the transfer of title.
12. SHARES AND LEASE
At the Closing, the Seller shall deliver to the Buyer:
a)

The Seller’s original certificate for the Shares duly endorsed to transfer to the Buyer or
accompanied by a separate duly executed stock power to the Buyer;

b)

The Seller’s counterpart original of the Lease and a duly executed assignment thereof to the
Buyer in the form required by the Seller;

c)

A written statement by an officer of the Seller or its authorized agent consenting to the
transfer of the Shares and Lease to the Buyer and setting forth the amounts and payment status of
the maintenance and any assessments levied against the Shares; and

d)

Executed Foreign Investment in Real Property Tax Act Affidavit.

A memorandum of lease confirming the Lease will be executed at the Closing by the parties and recorded in
the Tompkins County Clerk’s office.
13. IMPROVEMENTS
The Seller acknowledges that all planned improvements to the property as disclosed in the Offering Plan
(“Community Improvements”) have been or will be completed by the Seller and/or the Cooperative at
Seller’s or Cooperative’s sole cost and expense.
14. WARRANTIES
The Seller agrees to assign to the Buyer rights under any and all applicable manufacturers or suppliers’
warranties affecting the Community Improvements, and the fixtures or equipment used therein.
The Seller warrants to the Buyer that the Community Improvements shall be free from defects in materials
and workmanship, normal wear and tear excepted. The obligation of the Seller under this warranty shall be
limited to the repair or replacement of any structural or mechanical element which may prove defective in
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association with normal home use and service within one (1) year from the date of Closing. This warranty
shall survive the Closing of title.
15. INSPECTION
Upon reasonable notice to the Seller or their agent, the Buyer may inspect the Lot. In the event that the
inspection determines that defects in the Lot exist, the Seller may declare this Agreement null and void and
the deposit shall be returned. The Seller shall have ten (10) business days to exercise this contingency.
16. POSSESSION
Possession of the Lot shall be given at Closing.
17. CLOSING
The Closing will take place at the office of the attorneys for the lending institution or, if none, then at the
office of Hancock Estabrook, LLP, on ___________________________ (“Closing”) or at sooner or later
date as the parties may agree. It is the intention, however, of the parties to close this transaction as soon as
practicable.
18. BROKER
The Buyer and the Seller affirm that neither party has a contractual agreement relationship with any realtor or
broker in connection with this sale other than _____________________________, and, aside from said
realtor or broker, that neither party is liable for the payment of any sales commission or fee. This
representation shall survive Closing.
19. FUTURE SALE OF SHARES BY THE BUYER
The Buyer acknowledges that restrictions governing the future sale of the Shares and the future sale and
transfer of the Lease by the Buyer are set forth in the Seller’s Bylaws and that the Shares will include
language written on its face stating that ownership is subject to said restrictions.
20. NOTICE
Any notice or other communication from one party to the other shall be delivered in person or by first class
mail addressed to the party at the address above. The address above may be changed by notice to the other
party.
21. PRIOR UNDERSTANDING
All prior understandings and agreements between the Seller and the Buyer are merged in this Agreement.
This Agreement completely expresses their full agreement and has been entered into after full investigation.
Neither party is relying upon statements made by anyone that is not a party to this Agreement. Buyer
acknowledges that he or she has had at least three (3) days to review the entire Offering Plan accepted for
filing on ___________ and all filed amendments thereto prior to the execution of this Subscription
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Agreement. Any conflict between the Offering Plan and this Subscription Agreement shall be resolved in
favor of the Offering Plan.
22. ATTORNEY REVIEW CONTINGENCY
Both the Buyer and the Seller shall have three (3) business days after Agreement execution to consult with an
attorney regarding the terms and conditions of this Agreement. In the event that either attorney requests
changes and or revocation hereof, such changes or revocation shall be communicated in writing within the 3day period.
23. APPROVAL BY BOARD OF DIRECTORS
COMMUNITY, INC.

OF WHITE

HAWK ECOVILLAGE

This Agreement requires that Buyer deliver to White Hawk Ecovillage Community, Inc. a non-refundable
application fee of $1,000. This application fee is used to provide educational resources to prospective
members of the community. This Agreement shall be subject to the final approval of the Board of Directors
of White Hawk Ecovillage Community, Inc.
24. RIGHT OF RESCISSION
Buyer shall be afforded seven (7) days after delivering an executed Subscription Agreement together with the
required deposit and having received this Plan and all filed amendments thereto in order to rescind the
Subscription Agreement and have the full deposit refunded promptly. If a purchaser desires to so rescind, a
written notice of rescission must be delivered to the Cooperative within the seven-day period or, if mailed,
the notice of rescission must be marked within the seven-day period.
In addition, if Seller makes any change in the total number of shares or in the size or quality of public areas,
Buyer shall receive notice within three (3) business days of such change and a period of sixty (60) days after
receipt of such notice to rescind the Subscription Agreement and have the full deposit refunded promptly. If
Buyer desires to so rescind, a written notice of rescission must be delivered to the Cooperative within the 60day period or, if mailed, the notice of rescission must be marked within the 60-day period.
IN WITNESS WHEREOF, the parties have signed this agreement on the dates indicated besides their
names.

RED TAIL, LLC
By: __________________________________
Name and Title

___________________
Date

By: __________________________________
Name and Title

___________________
Date
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Buyer:

Date:
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SUBSCRIPTION AGREEMENT
SALE OF COOPERATIVE SHARES AND REAL PROPERTY IMPROVEMENTS
(MEMBER TO NEW MEMBER)
In consideration of the mutual covenants and promises contained herein, and for other good and valuable
consideration, the parties below hereby agree as follows:
Seller:

Name: _____________________________________________________ ("Seller")
Address: ___________________________________________________

Buyer:

Name: _____________________________________________________ ("Buyer")
Address: ___________________________________________________

Seller shall sell and Buyer shall buy the property described herein on the terms stated in this Subscription
Agreement (“Agreement”).
The word "Buyer" shall be construed as if it read "Buyers" and the word "Seller" shall be construed as if it
read "Sellers" whenever the sense of this Agreement so requires.
1. PROPERTY
The property is described as follows:
1.
100 Shares ("Shares") in the Seller and the associated right to enter into a Proprietary Ground
Lease ("Lease") with White Hawk Ecovillage Community, Inc. (“White Hawk”) for Unit ___ ("Unit")
located within the Seller’s development commonly known as “White Hawk Ecovillage" located in the Town
of Danby, County of Ithaca, State of New York.
2.
The improvements (“Improvements”) located within the Unit, but excluding any of Seller’s
personal property.
2. SALE INCLUDES
The sale includes:
a) The Shares.
b) The Improvements.
c) The right to enter into the Lease with the Buyer.
The sale of the Shares, Improvements and the right to enter into the Lease with White Hawk is
subject to the following documents:
a)
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The Bylaws of the Cooperative.

b)

The Offering Plan which has been delivered to the Buyer, and by signing this Agreement,
Buyer acknowledges receipt of same.

3. PURCHASE PRICE
The purchase price is $40,000 ("Purchase Price") and is payable as follows:
$1,000.00 deposited with Hancock Estabrook, LLP, Attorneys for the Seller and
held in accordance with the terms of the Escrow Agreement attached hereto and
made a part hereof.
$39,000.00 cash and/or mortgage proceeds on delivery of the Shares and Lease;
any amount in excess of $500.00 shall be delivered by Bank, Certified or Attorney
Escrow Check.
4. APPLICATION FEE
This Agreement requires that Buyer deliver to White Hawk Ecovillage Community, Inc. a non-refundable application
fee of $1,000. This application fee is used to provide educational resources to prospective members of the community.
By signing below, Buyer acknowledges that he or she or it has already delivered the Application Fee to White Hawk
Ecovillage Community, Inc.

5. DEPOSIT
The deposit hereunder shall be held in escrow by the Seller’s attorney pending Closing of title, at which time
it will be applied to the purchase price. In event this Agreement is terminated by Buyer in accordance with
the financing contingency set forth in section 5 below, the inspection contingency set forth in section 20
below, or Seller’s default under the terms of this Agreement, the escrow funds shall be returned to the Buyer.
The terms of the escrow agreement are set forth in that certain Escrow Agreement signed by and between the
Buyer, Seller and Hancock Estabrook dated as of _____________, 20__.
6. FINANCING
This Agreement IS / IS NOT (circle one) contingent upon the Buyer obtaining a commitment for a first
mortgage loan in the amount of not less than $___________ at market rate and terms. The Buyer shall have
ten (10) business days after full execution of this Agreement to apply for financing. In the event that the
Buyer is unable to obtain a commitment for financing within forty-five (45) calendar days from the date of
application, this Agreement, at the Seller’s option, may be deemed null and void and the deposit shall be
forthwith returned to the Buyer.
7. CORPORATE SEARCHES
The Seller will provide franchise tax searches and New York State Uniform Commercial Code searches
evidencing that the Seller has an unencumbered title to the Shares and the Improvements.
8. SURVEY
The Seller shall provide an up-to-date survey of the Unit with the Improvements shown thereon.
9. HAZARDOUS MATERIALS
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The Seller hereby warrants and represents that so far as the Seller is aware, there are currently no hazardous
or toxic chemicals, materials, substances or waste (other than those used in connection with ordinary
household activities) produced, manufactured, stored, or located on, about or under (including in the soil,
ground or surface water) within the Unit.
10. COMPLIANCE WITH LOCAL LAWS
The Seller warrants and represents that the Unit conforms to all municipal codes and regulations.
11. LIENS
The Seller may pay and discharge any liens and encumbrances not provided for in this Agreement. The Seller
may make payment out of the balance of the Purchase Price paid by the Buyer on the transfer of title.
12. SHARES, LEASE AND DEED
At Closing, the Seller shall deliver to the Buyer:
1.

The Seller’s original certificate for the Shares duly endorsed to transfer to the Buyer or
accompanied by a separate duly executed stock power to the Buyer;

2.

The Seller’s counterpart original of the Lease and a duly executed assignment thereof to the
Buyer in the form required by the Seller;

3.

A Deed conveying all of Seller’s right, title and interest to the Improvements to Buyer (with
accompanying form TP-584 and RP-5217);

4.

A written statement by an officer of White Hawk or its authorized agent consenting to the
transfer of the Shares and Lease to the Buyer and setting forth the amounts and payment status
of the maintenance and any assessments levied against the Shares; and

5.

Executed Foreign Investment in Real Property Tax Act Affidavit.

A memorandum of lease confirming the Lease will be executed at the Closing by the parties and recorded in
the Tompkins County Clerk’s office.
At Closing, the Seller shall pay any deed transfer taxes and the cost to file the TP-584. The Buyer shall pay
to record the deed, file the RP-5217 and to pay to file any mortgage and any corresponding mortgage
recording tax.
13. IMPROVEMENTS
The Buyer acknowledges that the Improvements are all sold in their “AS IS” condition. All planned
improvements to the Unit will be completed by the Buyer at Buyer’s sole cost and expense.
14. INSPECTION
Upon reasonable notice to the Seller or their agent, the Buyer may inspect the Unit and/or conduct radon
testing. In the event that the inspection or radon testing determines that defects in the Unit exist, the Buyer
may declare this Agreement null and void and the deposit shall be returned. The Buyer shall have ten (10)
business days to exercise this contingency.
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15. ADJUSTMENTS
The following apportionments and adjustments will be made on or before Closing:
(a) To the extent applicable, the following shall be apportioned as of midnight of the day before the day of
Closing: (i) taxes, water charges and sewer rents, on the basis of the fiscal period for which assessed and (ii)
fuel.
(b) If Closing shall occur before a new tax rate is fixed, the apportionment of taxes shall be upon the basis of
the tax rate for the immediately preceding fiscal period applied to the latest assessed valuation.
(c) If there is a water meter on the Unit, Seller shall furnish a reading to a date not more than 30 days before
Closing and the unfixed meter charge and sewer rent, if any, shall be apportioned on the basis of such last
reading.
(d) If at the date of Closing the Unit and/or Improvements are affected by an assessment which is or may
become payable in annual installments, and the first installment is then a lien, or has been paid, then for the
purposes of this Agreement all the unpaid installments shall be considered due and shall be paid by Seller at
or prior to Closing.
(e) Any errors or omissions in computing apportionments or other adjustments at Closing shall be corrected
within a reasonable time following Closing. This subparagraph shall survive Closing.
16. POSSESSION
Possession of the Unit shall be given on Closing.
17. CLOSING
The Closing will take place at the office of the attorneys for the lending institution or, if none, then at the
seller’s attorney’s office, on ___________________________ (“Closing”) or at sooner or later date as the
parties may agree. It is the intention, however, of the parties to close this transaction as soon as practicable.
18. BROKER
The Buyer and the Seller affirm that neither party has a contractual agreement relationship with any realtor or
broker in connection with this sale other than _____________________________, and, aside from said
realtor or broker, that neither party is liable for the payment of any sales commission or fee. This
representation shall survive Closing.
19. FUTURE SALE OF SHARES BY THE BUYER
The Buyer acknowledges that restrictions governing the future sale of the Shares and the future sale and
transfer of the Lease by the Buyer are set forth in the Bylaws of White Hawk Ecovillage Community, Inc.
and that the Shares will include language written on its face stating that ownership is subject to said
restrictions.
20. NOTICE
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Any notice or other communication from one party to the other shall be delivered in person or by first class
mail addressed to the party at the address above. The address above may be changed by notice to the other
party.
21. PRIOR UNDERSTANDING
All prior understandings and agreements between the Seller and the Buyer are merged in this Agreement.
This Agreement completely expresses their full agreement and has been entered into after full investigation.
Neither party is relying upon statements made by anyone that is not a party to this Agreement.
22. ATTORNEY REVIEW
Both the Buyer and the Seller shall have three (3) business days after Agreement execution to consult with an
attorney regarding the terms and conditions of this Agreement. In the event that either attorney requests
changes, such changes shall be communicated in writing within the three-day period.
23. APPROVAL BY BOARD OF DIRECTORS OF White Hawk Ecovillage Community, Inc.
This Agreement shall be subject to the final approval of the Board of Directors of White Hawk Ecovillage
Community, Inc.
24. RIGHT OF RESCISSION
Buyer shall be afforded seven (7) days after delivering an executed Subscription Agreement together with the
required deposit and having received this Plan and all filed amendments thereto in order to rescind the
Subscription Agreement and have the full deposit refunded promptly. If a purchaser desires to so rescind, a
written notice of rescission must be delivered to the Cooperative within the seven-day period or, if mailed,
the notice of rescission must be marked within the seven-day period.

IN WITNESS WHEREOF, the parties have signed this agreement on the dates indicated besides their
names.
Seller:

Date:

Buyer:

Date:

Approval of White Hawk Ecovillage Community, Inc.:
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__________________________________________
__________________________________________
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PROPRIETARY GROUND LEASE
WHITE HAWK ECOVILLAGE COMMUNITY, INC.
White Hawk Lane
Town of Danby
Tompkins County, New York
Lot Number _______________
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PROPRIETARY LEASE
This PROPRIETARY GROUND LEASE ("Lease") is entered into this _________ day
of ______________________, 20___ by and between WHITE HAWK ECOVILLAGE
COMMUNITY, INC., a business corporation duly organized under the laws of the State of New
York with a mailing address of 6 White Hawk Lane, Ithaca, New York 14850 ("Cooperative")
and ________________ [and] _______________________, with a mailing address of
________________________ ("Member"), a Member in the Cooperative (each, a “Party” and
collectively, the “Parties”).
In consideration of the mutual promises and covenants exchanged and contained in this
Lease the Cooperative and the Member agree as follows:
SECTION 1
Term of Lease
This Lease shall commence on day __ of _____________, 20___ and continue for 99
years until the day of __________________, 21___, unless sooner terminated pursuant to the
provisions of this Lease. The Lease may be extended for an additional ninety-nine (99) years at
the option of either the Member or the Cooperative at any time prior to the expiration of the
original ninety-nine (99) year term described in this Section.
SECTION 2
Leased Premises
Under the terms, covenants and conditions of this Lease, the Cooperative grants to the
Member the following:
Section 2.1. Lot. The exclusive use and occupancy of Lot #____ (the "Lot") in White
Hawk located on White Hawk Lane in the Town of Danby, State of New York and legally
described in Exhibit “A” attached hereto and incorporated herein by this reference.
Section 2.2.

Common Area. The non-exclusive use of the Common Area.
SECTION 3
Definitions

The following definitions apply throughout this Lease unless, from the context, a
different meaning is clearly indicated:
Section 3.1. The definitions contained in the Bylaws are hereby incorporated by this
reference and those definitions shall apply to this Lease as though fully set forth herein; provided
that no definition in the Bylaws which is inconsistent with a definition in this Lease is
incorporated, and such inconsistent definition in the Bylaws shall not apply herein.
Section 3.2. "Bylaws" – The Bylaws of the Cooperative as adopted, amended and/or
replaced from time to time by the Cooperative.
Section 3.3
"Certificate of Incorporation" – The Certificate of Incorporation filed
with the Secretary of State of the State of New York on June 11, 2018, as amended and/or
restated from time to time.
Section 3.4. "Common Area" – All of the real property and improvements owned in
fee by the Cooperative for use in common by all of the Members. The Common Area includes all
of the land owned by the Cooperative, the use of which is not restricted by a Residential Ground
Lease, or some other private use that has been granted in accordance with the Corporate
Operating Documents.
Section 3.5.
“Cooperative Property” – That certain real property located in the Town
of Danby, County of Tompkins and State of New York given to the Cooperative from Red Tail,
LLC by deed dated June 11, 2018 and recorded in the Tompkins County Clerk’s Office together
herewith. The Cooperative Property includes fee simple ownership of all land comprising the
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Common Area, all improvements constructed on the Common Area if any, all land underlying
the lots including the Lot, and all land subject to private use rights granted in accordance with the
Corporate Operating Documents.
Section 3.6
"Corporate Operating Documents" – The Certificate of Incorporation,
the Bylaws and any rules and regulations as issued from time to time by the Cooperative.
Section 3.7.

"Lot" – Has the meaning set forth in Section 2.1 hereof.

Section 3.8. "Monthly Assessment" – The sum, established in accordance with the
Corporate Operating Documents, that the Member must pay each month for the regular
operations, preservation and maintenance of the Cooperative and the Cooperative Property.
Section 3.9. "Premises" – The Lot and the attendant right to use the Common Area for
residential and related purposes.
Section 3.10. "Rent" – All monies the Member owes the Cooperative under to the
terms of this Lease, the Corporate Operating Documents or any other agreement between the
Cooperative and the Member. Rent shall include but not be limited to any Monthly Assessment,
Special Assessment or Special Charge the Member owes the Cooperative.
Section 3.11. "Residential Improvements" – All buildings, structures, fixtures, and
other improvements existing, constructed or placed on any part of the Lot.
Section 3.12. "Shares" – The units of stock of the Cooperative assigned or transferred to
and owned by the Member herein.
Section 3.13. "Special Assessment" – Any sum, other than a Monthly Assessment
assessed against the Member, pursuant to the Bylaws, for the necessary operation, preservation
and maintenance of the Cooperative, and/or the Cooperative Property or for other legitimate
corporate purposes.
Section 3.14. "Special Charge" – All of the following:
Section 3.14.1. Any late fee, fine or similar penalty assessed against Member
pursuant to the Bylaws or this Lease.
Section 3.14.2. Any fee charged to the Member, pursuant to this Lease or the
Bylaws, other than Monthly Assessments and Special Assessments.
Section 3.14.3. Any cost incurred by the Cooperative for which the Member is
liable pursuant to this Lease and/or the Bylaws.
Section 3.15. "White Hawk Ecovillage" – The residential community commonly
known as White Hawk Ecovillage and located on the Cooperative Property.
SECTION 4
Lease Tied to Shares
The Cooperative has entered into this Lease with the Member on the specific condition
that the Member is and will at all times while this Lease is in effect remain the owner of the
Shares associated with the Lot.
SECTION 5
Rent and Monthly Assessments
The Bylaws contain the mechanism by which the Cooperative establishes the Monthly
Assessment on the Lot. The Member agrees to pay, as rent on the first day of each month, all
Monthly Assessments and Special Assessments on the Lot and all Special Charges in the
manner, and as otherwise established, in the Bylaws and this Lease. The failure of the
Cooperative to annually establish a Monthly Assessment does not relieve the Member of the
obligation to pay Monthly Assessments, and the last Monthly Assessment established by the
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Cooperative shall remain in effect until a new Monthly Assessment is established by the
Cooperative. The current Monthly Assessment on the Lot is $_______ per month.
SECTION 6
Certificate of Incorporation and Bylaws of the Cooperative
The parties agree that the Corporate Operating Documents may contain provisions which
govern, in part, the landlord/tenant relationship between the Cooperative and the Member
established by this Lease. The Member agrees to abide by the Corporate Operating Documents in
all respects. The parties agree that if any conflict exists between the provisions of this Lease on
the one hand and the provisions of the Corporate Operating Documents on the other hand, then
the provisions of the Corporate Operating Documents shall govern and the provisions of this
Lease that do not conflict with, or can be harmonized with, the Corporate Operating Documents
shall remain in full force and effect.
SECTION 7
Use of the Premises
Section 7.1. Use of Lot. The Lot shall be used solely for residential uses, and ancillary
uses related thereto. Home occupations are permitted; provided, however, that such home
occupations are permitted by and conducted in accordance with all applicable zoning rules and
regulations. No volatile, hazardous, or toxic substance may be stored or placed in or on the Lot.
Section 7.2. Use of Common Area. The Member agrees to use the Common Area for
the purposes for which they are provided, in common with the other members of the Cooperative
and residents of the Cooperative, and for no other purpose. The Member may not use any part of
the Common Area for any private purpose, unless granted such rights by the Cooperative in
accordance with the Corporate Operating Documents.
Section 7.3. No Increase in Insurance Costs. The Member may not engage in any
activity nor place anything in the Premises, nor suffer or permit any of the foregoing to occur,
that will increase the rate or cost of insurance on the Common Area or its contents or the
contents of any Lot other than the Lot referenced herein. If the Member violates the provisions of
this Section, in addition to all other rights of the Cooperative, the Member shall be liable to the
Cooperative and/or to the other members of the Cooperative for all costs incurred by the
Cooperative and/or the other members, including, but not limited to, additional insurance
premiums which result from the violation of this Section 7. Any liability of the Member to the
Cooperative under this Section shall be a Special Charge against the Member.
Section 7.4. Compliance with Applicable Laws. With respect to the Member's use
and occupancy of the Premises, the Member agrees to comply, in all respects, with all applicable
laws.
Section 7.5. No Liens. The Member may not permit or suffer any lien or claim of lien
to arise or to be filed against the Cooperative Property or any part thereof. If a lien or claim of
lien arises and/or is filed against the Cooperative Property or any part thereof (a) for work,
materials and/or activities on, for and/or related to the Lot; (b) arising out of or related to the
actions or commitments, or claims of the same, by the Member; and/or (c) for which the Member
is responsible or claimed to be responsible, then, in any of those instances, it is the responsibility
of the Member to have the lien or claim of lien removed and fully discharged immediately. If the
lien or claim of lien is not removed and fully discharged within ten (10) days after the Member is
notified of the existence of the lien or claim of lien, then the Cooperative may cause the lien or
claim of lien to be removed and fully discharged without investigating the validity of the lien or
claim of lien. If the Member, within ten (10) days after receiving notice of the lien or claim of
lien, notifies the Cooperative that it contests the lien or claim of lien and provides the
Cooperative with a bond or other adequate security, in a form and amount determined by the
Cooperative to be adequate to protect the Cooperative's interests and property, the Cooperative
may forebear exercising its rights under this Section; provided however, that the Cooperative
reserves the right to discharge and fully remove any lien or claim of lien which the Cooperative
determines, in its sole discretion, materially interferes with its business, its ownership and/or use
of the Cooperative Property and/or the rights of other members of the Cooperative. The
Cooperative may assess a Special Charge against the Member for all costs incurred by the
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Cooperative pursuant to this Section, including, but not limited to, any sum paid to fully
investigate, discharge and/or remove the lien and all incidental costs.
SECTION 8
Insurance
Section 8.1. Carried by the Cooperative. The Cooperative shall carry such insurance
and in such amounts on and insuring the Cooperative Property and the Cooperative as it deems
appropriate, consistent with its legal and contractual obligations. The Cooperative will not carry
insurance on the contents of the Lot, the Residential Improvements located on the Lot nor on any
other property of Member nor for the actions of Member.
Section 8.2. Carried by the Member. The Member must obtain fire and hazard
insurance on the Residential Improvements. The Member may obtain such other insurance as
the Member determines to be appropriate, provided that the Member may not carry any
insurance that would decrease the amount which the Cooperative would be entitled to receive
under any insurance policy maintained by the Cooperative and/or that would adversely affect any
insurance coverage maintained by the Cooperative.
SECTION 9
Taxes
The Cooperative shall pay real estate and similar taxes and assessments levied by any
governmental entity upon the Cooperative Property, provided no individual private use has been
granted. The Member shall pay all other taxes related to the Member's acquisition, ownership,
use and/or sale of the Shares and/or this Lease and any real estate tax specifically levied against
the Lot and/or the Residential Improvements constructed thereon.
SECTION 10
Responsibilities of the Cooperative
Section 10.1. General. In addition, and without in any way limiting or affecting, the
responsibilities of the Cooperative under this Lease and the Corporate Operating Documents, the
Cooperative covenants and agrees as follows:
Section 10.1.1. The Cooperative shall maintain all aspects of the Common Area
that is available for use by the Members in good condition and repair consistent with the
age and quality of those improvements and the funds available to the Cooperative to
maintain the same.
Section 10.1.2. The Cooperative shall pay all charges for water and sewer service
provided to the Lots, and electricity for the Common Area, if any such services apply to
the Common Areas.
Section 10.2. Exceptions. Notwithstanding any of the obligations of the Cooperative
under Section 10.1 or elsewhere in this Lease, the Member is responsible for all costs incurred by
the Cooperative in maintaining, repairing and/or replacing any part of the Cooperative Property
for which the Cooperative is responsible if the need for the maintenance, repair and/or
replacement resulted from the acts or omissions of the Member and/or any person for whom the
Member is responsible under this Lease. In addition, the Cooperative shall not be responsible
for any of the following:
Section 10.2.1. Maintaining, replacing, repairing or constructing any part of any
Residential Improvements.
Section 10.2.2. Repairing of any damage to the Lot.
Section 10.2.3. Providing electricity, heat or air conditioning to any Residential
Improvements on the Lot.
SECTION 11
Responsibilities of the Member
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In addition, and without in any way limiting or affecting, the responsibilities of the
Member under this Lease and the Corporate Operating Documents, the Member covenants and
agrees as follows:
Section 11.1. The Member shall fully comply with all provisions of this Lease and the
Corporate Operating Documents.
Section 11.2. The Member shall pay to the Cooperative all sums that are due, or will
become due, under this Lease and/or the Corporate Operating Documents.
Section 11.3. The Member shall keep the Lot in a clean and sanitary condition and free of
all fire and other hazards at all times.
Section 11.4. The Member shall keep the Lot in as good condition and repair as existed at
the commencement of this Lease and shall keep in good condition and repair all structures,
plumbing, heating and electrical fixtures and appurtenances in the Lot.
Section 11.5. The Member shall refrain from doing anything and/or allowing any
situation to develop that could result in the deterioration of the any structures located within the
Lot.
Section 11.6. The Member shall respect and not interfere with the rights, including the
right to quiet enjoyment, of other members of the Cooperative; shall not annoy the other
members of the Cooperative with unreasonable noise; and shall not commit or permit any
nuisance on the Cooperative Property nor waste of the Cooperative Property. The Member takes
responsibility for the use of the Lot by members of his/her household members, guests, invitees,
or licensees.
Section 11.7. The Member shall refrain from damaging the Cooperative Property, and
refrain from using such areas in any way that is inconsistent with their intended purpose or the
rights of other members of the Cooperative.
Section 11.8. The Member shall promptly inform the Cooperative of any situation,
condition or defect which, under Section 11 of this Lease, is the responsibility of the
Cooperative, to correct or which is causing or may cause damage or deterioration to the
Cooperative Property or expense to the Cooperative.
Section 11.9. The Member shall pay for any costs and damage incurred by the
Cooperative and/or other member of the Cooperative caused by: (a) any acts of the Member
and/or other person for whom the Member is responsible; (b) the Member's and/or any such
person's failure or refusal to comply with the provisions of this Lease, and/or (c) the failure of
Member and/or any such person to report any condition or situation requiring repair which is the
responsibility of the Cooperative, if the Member or said person, as the case may be, knew, or
using reasonable diligence should have known, of the need for the repair. All amounts for which
the Member is liable to the Cooperative under this Section shall be a Special Charge against the
Member.
Section 11.10. The Member agrees to secure written consent from the Cooperative for
any uses of the Lot or Residential Improvements that are not consistent with the terms of this
Lease, or about which there may be reasonable doubt as to their consistency with the terms of
this Lease. Should the Member engage in a use of the Lot or Residential Improvements that the
Cooperative judges requires written consent, the Cooperative shall notify the Member in writing
of the necessity of securing consent. On notice, the Member shall forthwith cease and desist
from such use until such consent has been secured, and shall return the Lot and Residential
Improvements to its previous condition at the Member’s sole cost and expense if consent is not
thereafter granted by the Cooperative. Any such request for consent to a particular use of or
waiver of any restriction of the Lease shall be either granted or refused by the Cooperative within
thirty (30) days after receipt thereof, and if not granted within thirty (30) days shall be deemed
denied.
SECTION 12
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Member Responsible for Others
The Member shall be responsible for the conduct, actions and failures to act of its
household members, guests, invitees, licensees and all other persons occupying or using the
Premises or the Cooperative Property by, through or under the Member or this Lease. The
Member is responsible for the failure or refusal to comply with this Lease by such persons. The
Member is liable for all costs incurred by the Cooperative because of the actions or inactions of
any of the foregoing and/or because of the failure or refusal of any of the foregoing to comply
with the provisions of this Lease, and all such costs shall be a Special Charge against the
Member.
SECTION 13
Alterations and Additions
Section 13.1. Ownership. It is agreed that all Residential Improvements shall be the
property of the Member. However, the Member’s exercise of the rights of ownership is subject
to the provisions of this Lease.
Section 13.2. Construction and Alteration. Any construction in connection with an
existing or new Improvement is subject to the following conditions:
(i)

All costs shall be borne and paid for by the Member or a party designated by the
Member;

(ii)

All construction shall be performed in a worker-like manner and shall comply
with all applicable laws and regulations;

(iii)

All construction shall be consistent with the permitted uses set forth in Section 7;

(iv)

All residences shall be consistent with the green building, sustainable and Energy
Star technologies as related to the most recently adopted Construction
Specifications for White Hawk Homes, a copy of which Member has been
provided with and acknowledges he or she is bound by same, and in particular
with regard to the maximum dimensions of any residence; and

(v)

Construction of any residence or other building for which a building permit is
required shall not commence without the prior written consent of the Cooperative
and will undergo review by the Cooperative, or a committee appointed thereby.

Section 13.3. Common Area. Without consent from the Cooperative, the Member may
not make any alterations, changes or additions to the Common Area.
Section 13.4. Condition of Lot. The Member shall undertake to maintain the integrity
of the landscape of the Lot, shall cultivate and utilize the Lot consistent with this responsibility
and shall cooperate with the Cooperative to develop, implement, and amend from time to time as
needed a land management plan for White Hawk. That management plan shall set forth the
natural characteristics of the land, pertinent ecological principles, and sound management
practices to be followed. The Member shall use the Lot pursuant to that plan and in an
ecologically sound manner, maintaining the purity of water and air resources, the productivity of
the soil, and the integrity of the landscape, and disposing of any wastes in a safe and sanitary
manner.
Section 13.5. Disposition of Residential Improvements upon Expiration of Lease
Term. Upon the expiration of the term of this Lease as such term may be extended or sooner
terminated in accordance with this Lease, the Member shall surrender the Residential
Improvements together with the Lot to the Cooperative. Ownership of the Lot and Residential
Improvements shall thereupon revert to the Cooperative subject, however, to the rights of any
sub-lessees pursuant to the terms of any valid sublease. The Member shall thereupon assign all
subleases to the Cooperative. The Member hereby irrevocably appoints the Cooperative or its
designee as the Member’s attorney-in-fact to execute any and all assignments or other similar
documents required to fulfill the terms of this Section 13.5.
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SECTION 14
Occupancy, Sale, Assignment and Subletting
The Corporate Operating Documents contain provisions regarding occupancy of the Lot,
sale of Shares and the Member’s correspondent interest in this Lease, assignment of this Lease
and subletting of the Lot. The Member agrees to strictly comply with all of these provisions, and
this Lease may not be assigned or sublet without strict compliance with the procedures and rules
set forth therein.
SECTION 15
Default
Section 15.1. General. The Member shall be in default of this Lease upon the occurrence
of any of the following:
Section 15.1.1. The failure of the Member for any reason to pay any sum owed to
the Cooperative, including, Rent, the Monthly Assessment, Special Assessment and/or
Special Charge when due.
Section 15.1.2. The failure of the Member to comply with any term, covenant,
condition or provision of this Lease.
Section 15.1.3. The failure of the Member to comply with any term, covenant,
condition or provision of the Corporate Operating Documents.
Section 15.2. Notice of Default. The Cooperative may give notice of default to the
Member in any way permitted by applicable law.
Section 15.3. Assignment of Rents. The Member irrevocably assigns any rent from the
Lot to the Cooperative and irrevocably appoints the President of the Cooperative as the
Member's attorney-in-fact for the purpose of collecting such rents. If the Member is in default of
this Lease, the Cooperative may, but is not required to, collect any rent otherwise due to the
Member from subtenants or others occupying the Lot and apply that rent to any sums due to the
Cooperative by the Member. If the Cooperative collects any rents pursuant to the provisions of
this Section, it assumes no additional liability or responsibility to the Member or any other
person by such actions. The Member is liable for any costs incurred by the Cooperative acting
pursuant to the provisions of this Section and all such costs shall be a Special Charge against the
Member. Any sums collected by the Cooperative pursuant to this Section in excess of what the
Cooperative is owed when such sum is collected, shall be promptly turned over to the Member.
Nothing in this Section or the Cooperative's actions under this Section in any way affects the
provisions of the Bylaws regarding subleasing of the Lot nor constitutes an approval of any
sublease.
SECTION 16
Termination
Section 16.1. General. This Lease shall terminate upon the occurrence of any of the
following:
Section 16.1.1. If the Member abandons the Premises.
Section 16.1.2. Thirty (30) days after the Member receives notice of default
regarding failure of the Member to pay any sum owed to the Cooperative, including, but
not limited to, Rent, unless all sums owed to the Cooperative are paid within that thirty
day period.
Section 16.1.3. Sixty (60) days after the Member receives notice of default
regarding a failure of the Member to comply with any term, covenant or provision of this
Lease, unless such default is cured within that sixty (60) day period; provided, however,
that if the Cooperative determines, in its sole discretion, that the default has or is likely to
cause substantial and irreparable harm to the Cooperative and/or to the other members of
the Cooperative, then the time the Member has to cure such default shall be whatever
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time the Cooperative deems appropriate, consistent with applicable law, and such shorter
cure period shall be specified in the notice of default under Section 15 of this Lease.
Section 16.1.4. One hundred twenty (120) days after the adoption of a Resolution
(or such longer period as contained within said Resolution) approved by a two-thirds
votes of the members of the Cooperative, consistent with the voting requirements of the
Corporate Operating Documents, to terminate all leases of members of the Cooperative
on the Lots.
Section 16.1.5. Upon the issuance of an order of a court of competent jurisdictions
terminating this Lease.
Section 16.1.6. If the Cooperative Property or a substantial part thereof is taken by
condemnation or similar governmental action or deed-in-lieu thereof.
Section 16.1.7. If this Lease is declared terminated or to be terminated under the
provisions of any agreement entered into by and between the Cooperative and the
Member; provided that if the Member disputes such termination, the Cooperative shall
not act under this Section 16.1.7 except pursuant to the order of a court of competent
jurisdiction.
Section 16.1.8. In the event of a default by the Member in and termination of the
Member's rights under a seller financing arrangement consistent with the Bylaws;
provided that if the Member disputes such termination, the Cooperative shall not act
under this paragraph, except pursuant to the order of a court of competent jurisdiction.
Section 16.2. Effect of Termination. Upon termination of this Lease, all rights of the
Member pursuant to this Lease shall end and the Member agrees to immediately vacate the
Premises and turn over the Lot to the Cooperative.
Section 16.3. Sale of Shares. If this Lease is terminated pursuant to a default by the
Member under Section 15 of this Lease, the Cooperative may, in its sole discretion, but
consistent with other agreements it has entered into, either immediately exercise its lien and
other rights under the Corporate Operating Documents, or delay in exercising some or all of said
rights for a period of time not to exceed one hundred eighty (180) days, during which the
Member shall sell the Shares associated with the Lot. The Member shall be liable for all sums
that would otherwise be due under this Lease for all periods until the time the Shares are sold to
a new member and a new lease on the Lot commences. The Cooperative may elect to offer to
purchase the Shares at the then fair market value, and shall be entitled to deduct therefrom any
costs or expenses incurred in restoring the Lot to a marketable condition.
Section 16.4. Costs. If this Lease is terminated, pursuant to a default by Member under
Section 15 of this Lease, the Member shall be liable for all costs incurred by the Cooperative
related thereto, including, but not limited to, reasonable attorneys’ fees and the costs of
terminating this Lease and retaking possession of the Premises.
SECTION 17
Damage or Destruction and Eminent Domain
Section 17.1. Damage or Destruction. Except as provided below, in the event of fire or
other damage to the Residential Improvements, the Member shall take all steps necessary to
ensure the repair of such damage and the restoration of the Residential Improvements to their
condition immediately prior to the damage. All such repairs and restoration shall be completed as
promptly as possible. The Member shall also promptly take all steps necessary to ensure that the
Lot is safe and that the damaged Residential Improvements do not constitute a danger to persons
or property.
If the Member, using reasonable judgment and relying on professional estimates,
determines either (a) that full repair and restoration is physically impossible, or (b) that the
available insurance proceeds will pay for less than eighty percent (80%) of the cost of repair and
restoration (provided the Member has fulfilled all the hazard insurance requirements set forth in
Section 8.2 above), then the Member may terminate this Lease by written notice to the
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Cooperative given not later than forty-five (45) days after the event that caused the damage.
However, such termination shall not be effective until thirty (30) days after the date upon which
the notice is received by the Cooperative. Any insurance proceeds payable to the Member on
account of such damage shall be paid as follows:
(i)

First, to all real and personal property taxes if constituting a lien on the Lot and
Residential Improvements;

(ii)

Second, to any Permitted Mortgagee, in the amount of the indebtedness then
outstanding;

(iii)

Third, toward any debts or clean-up fees owed to the Cooperative; and

(iv)

Fourth, to the Member.

Section 17.3. Eminent Domain. In the event of a taking of the Lot, either in its entirety
or to such extent that the Residential Improvements located thereon are lost or damaged beyond
repair, by reason of eminent domain or other action of public authority occurring prior to the
expiration of this Lease, the Lease shall terminate as of the date the Member is required to give
up possession of the Lot or the Residential Improvements, and the entire amount of any award(s)
paid shall be allocated in the following manner and order:
(i)

First, to all real and personal property taxes constituting a lien on the Lot or the
Residential Improvements;

(ii)

Second, to the outstanding debt owed on any Standard Permitted Mortgage, in the
amount attributable to the value of the leasehold interest and of the Member’s
present interest in the Residential Improvements;

(iii)

Third, the Member shall receive that proportion of the award the bears the same
proportion as the value of the Residential Improvements taken;

(iv)

Fourth, the Cooperative shall receive the remaining balance of the award.

In the event of a taking of a portion of the Lot that does not result in damage to the
Residential Improvements or substantial reduction in the usefulness or desirability of the
Residential Improvements for residential purposes, then any monetary compensation for such
taking shall be allocated entirely to the Cooperative.
In the event of a taking of a portion of the Lot that results in damage to the Residential
Improvements only to such an extent that the Residential Improvements can reasonably be
restored to a residential use consistent with this Lease, the Cooperative may in its discretion
allocate some or all of the monetary compensation to enable the Member to accomplish such a
restoration. Any balance remaining after or in the absence of such allocation shall be allocated as
provided above for a taking of the entire Lot.
Any and all proceedings brought by a party in connection with any damages as a result of
any taking referred to in this Section 17.3 shall be conducted at the sole expense of such party. If
any provision of law requires that such proceedings be brought by or in the name of any owner
or lessee of the Lot, such party shall join in such proceedings or permit the same to be brought in
its name. Each party agrees to do all acts and to execute all documents that may be required to
enable the other to maintain such proceedings. If the party required to join in the proceedings
incurs any cost or expense in doing so, such party shall be entitled to reasonable reimbursement
and this entitlement shall constitute a first charge against any award.
SECTION 18
Limitations on Mortgages
This Lease shall be given subject to the terms for financing of this Lease set forth as
Exhibit “B” attached hereto and made a part hereof. Any mortgage or other security interest
given to any third party lender shall be subject to the terms set forth in Exhibit “B”.
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SECTION 19
Miscellaneous
Section 19.1. Complete Agreement - No Oral Representations. This Lease, the
documents referred to herein, the Corporate Operating Documents and any other document
executed by the Cooperative and the Member contains the full understanding of the parties.
There are no oral representations or agreements.
Section 19.2. Severability. If any provision of this Lease, or its application to any person
or circumstance, is finally held invalid by a court of competent jurisdiction, that provision or its
application to the particular person or circumstance shall be excised and the remainder of this
Lease, and its application to other persons and circumstances, shall remain in full force and
effect.
Section 19.3 Remedies Cumulative. If the Member fails or refuses to comply with
his/her obligations under this Lease and/or the Corporate Operating Documents, the Cooperative
may, in addition to the remedies specified in this Lease and the Corporate Operating Documents
pursue any remedy available to it. The remedies of the Cooperative are cumulative, and the
Cooperative may pursue any remedies available to it separately or concurrently. The decision
and action of the Cooperative to pursue a particular remedy shall not be construed as an election
of that remedy to the exclusion of others.
Section 19.4. Rent Not Abated. Except as specifically stated in this Lease, no Monthly
Assessment, Special Assessment or Special Charge shall be eliminated, reduced or abated for
any reason. Without in any way limiting the generality of the directly preceding sentence, the
amount owed to the Cooperative by the Member will not be eliminated, reduced or abated by the
interruption of utility service, the violation or claims of violation of this Lease and/or the
Corporate Operating Documents by the Cooperative and/or other members of the Cooperative
and, except as specifically stated in this Lease, any damage or destruction to the Premises.
Section 19.5. Special Charges Due. Except as specifically stated by the Cooperative in
making a Special Charge or as otherwise specifically stated in this Lease or the Corporate
Operating Documents, all Special Charges charged to a Member are due and payable to the
Cooperative, in the same place and manner as Monthly Assessments are paid, ten (10) days after
notice of the Special Charge is given to the Member.
Section 19.6. Notice. Except as specifically required by applicable law or other
provisions of this Lease or the Corporate Operating Documents, any notice by or demanded from
either party to the other shall be duly given only if in writing and sent by registered mail or
certified mail return receipt requested if by the Member, addressed to the Cooperative at the
address first set forth above; if to the Cooperative, addressed to the Member at the street address
for the Lot. Either party may by notice served in accordance herewith designate a different
address for service of such notice or demand. Notices or demands shall be deemed given on the
date when mailed.
Section 19.7. No Waiver of Rights. The failure of the Cooperative to insist in any one
or more instance on strict compliance with this Lease and the Corporate Operating Documents
and/or that the Cooperative refrains from exercising any rights available to the Cooperative shall
not be a waiver by the Cooperative to insist on strict compliance and to pursue any remedy
available regarding future or other failures, and all of said rights and prerogatives of the
Cooperative are fully preserved. The receipt by the Cooperative of payment of any sum from or
for the Member after the Cooperative has knowledge of the Member's default of this Lease or the
Corporate Operating Documents by the Cooperative shall not be a waiver of that default. No
waiver by the Cooperative of a default of this Lease or the Corporate Operating Documents shall
be effective unless the same is in writing specifying the default and signed by an officer of the
Cooperative authorized to waive such default.
Section 19.8. Attorneys’ Fees and Cost of Collection. The Member shall be liable to the
Cooperative for all of the following costs and expenses of the Cooperative, and the same shall be
a Special Charge against the Member:
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Section 19.8.1. Any cost incurred by the Cooperative, including, but not limited
to, reasonable attorneys’ fees, to enforce any of its rights under this Lease or the
Corporate Operating Documents against the Member.
Section 19.8.2. Any cost incurred by the Cooperative, including, but not limited
to, the cost of a collection agency, to collect any amount owed to the Cooperative by
Member.
Section 19.8.3. Any costs incurred by the Cooperative by reason of the default of
the Member of this Lease and/or the Corporate Operating Documents.
Section 19.8.4. Any costs incurred by the Cooperative, including, but not limited
to, reasonable attorneys’ fees, accounting fees and expert witness fees in any litigation or
other legal proceedings against the Member, in which the Cooperative is the prevailing
party.
Section 19.9. Time of the Essence. Time is of the essence in this Lease. In the
computation of any period of time under this Lease, if the last day of the applicable period falls
on a Saturday, Sunday or federal or state holiday, such period shall be extended to the next day
that is not a Saturday, Sunday or federal or state holiday.
Section 19.10. Governing Law. This Lease shall be governed by the laws of the State of
New York.
Section 19.11. Binding Effects. This Lease is binding upon and inures to the benefit of
the parties hereto and their respective heirs, successors, assigns and personal representatives;
provided that nothing in this Section in any way modifies the rights and responsibilities of the
parties regarding assignment of this Lease and/or subletting the Lot.
Section 19.12. Members, Officers, Directors and Others Not Liable. None of the past,
present or future members of the Cooperative, nor any past, present or future officer, director
and/or agent of the Cooperative shall be personally liable on any of the covenants, agreements or
requirements of the Cooperative under this Lease or the Corporate Operating Document absent a
showing of gross negligence or malfeasance.
Section 19.13. Subordination to Mortgages and Deeds of Trust. This Lease is
subordinate to all mortgages, deeds of trust and similar encumbrances which encumber the
Cooperative Property, whether such encumbrances presently exist or are subsequently created.
Upon demand, the Member shall execute any instrument that may be required by the secured
party on any such encumbrance or by the Cooperative for the purpose of more formally
subordinating this Lease to such encumbrance.
Section 19.14. Rights of Permitted Mortgagees. The Member and the Cooperative
hereby agree that the provisions of any Recognition Agreement or other agreement entered into
by the Member, the Cooperative and any Permitted Mortgagees shall supplement this Lease and
shall supersede any inconsistent provision of this Lease; provided that the provisions of this
Lease which are not inconsistent with, or can be harmonized with, such agreement shall remain
in full force and effect.
Section 19.15. Number and Gender. The references in this Lease to Member, although
expressed in the singular shall apply to the person or persons actually signing this Lease as the
"Member". All references in this Lease to any gender shall apply to all genders, as is appropriate
for the actual parties to this Lease.
Section 19.16. Joint and Severable Liability. All persons signing this Lease as Member
shall be jointly and severally liable under this Lease.
Section 19.17. Titles. The titles to the sections and other provisions of this Lease are for
convention only and do not in any way affect the meaning of this Lease.
Section 19.18. Form of Lease/Modification to this Lease. The Cooperative and the
Member agree that, as a housing cooperative, all leases to members of the Cooperative should
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use the same form. The Cooperative, therefore, agrees that all leases to members of the
Cooperative shall use a lease in substantially the same form as this Lease. The Cooperative and
the Member also agree that, over time, it may become appropriate to change the terms of the
lease form. As a result, the Cooperative and the Member agree that in the event that amendments
to this Lease form or an entirely new form of lease is adopted by a two-thirds vote of the
members of the Cooperative, consistent with the voting requirements of the Corporate Operating
Documents, then from and after such adoption, this Lease shall automatically be modified and/or
replaced, as the case may be, consistent with the amendment to this lease form or the new form
of lease adopted by the members of the Cooperative. The Member agrees to execute any lease
amendment or any new lease consistent with this Section and, if the Member fails or refuses to
do so for fourteen (14) days after being notified to do so by the Cooperative, the President of the
Cooperative is hereby appointed the Member's attorney-in-fact for the purpose of executing such
amended or new lease as well as all other documents necessary to put the amendment or new
lease in full force and effect. Any such amendment or new lease shall be recorded in the Office
of the County Clerk.
[Signature Page Follows]
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IN WITNESS WHEREOF, the parties have executed this Lease on the date set forth
below.
[MEMBER]
__________________________________
[MEMBER]
__________________________________
WHITE HAWK ECOVILLAGE COMMUNITY, INC.
By: __________________________________
Name and Title
By: __________________________________
Name and Title
STATE OF NEW YORK
COUNTY OF TOMPKINS

)
) ss:

On the ____ day of __________ in the year 20___ before me, the undersigned, a Notary Public in and for
said State, personally appeared _______________ and ______________, personally known to me or
proved to me on the basis of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed
to the within instrument and acknowledged to me that she/he executed the same in her/his capacity, and
that by her/his signature on the instrument, the individual(s), or the person(s) upon behalf of which the
individual acted, executed the instrument.
_______________________________
NOTARY PUBLIC
STATE OF NEW YORK
)
COUNTY OF TOMPKINS
) ss:
On the ____ day of __________ in the year 20___ before me, the undersigned, a Notary Public in and for
said State, personally appeared _______________, personally known to me or proved to me on the basis
of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that she/he executed the same in her/his capacity, and that by her/his signature
on the instrument, the individual(s), or the person(s) upon behalf of which the individual acted, executed
the instrument.
_______________________________
NOTARY PUBLIC
STATE OF NEW YORK
)
COUNTY OF TOMPKINS
) ss:
On the ____ day of __________ in the year 20___ before me, the undersigned, a Notary Public in and for
said State, personally appeared _______________, personally known to me or proved to me on the basis
of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed to the within instrument
and acknowledged to me that she/he executed the same in her/his capacity, and that by her/his signature
on the instrument, the individual(s), or the person(s) upon behalf of which the individual acted, executed
the instrument.
_______________________________
NOTARY PUBLIC
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Exhibit “A”
Lot Legal Description
ALL THAT TRACT OR PARCEL OF LAND, situate in the Town of Danby,
Tompkins County, New York, and being Lot No. ____ on a survey by T. G. Miller, P.C.,
Engineers & Surveyors, Darrin A. Brock, dated __________ entitled “SURVEY MAP
SHOWING PROPOSED LOT LAYOUT FOR WHITE HAWK ECOVILLAGE TOWN OF
DANBY, TOMPKINS COUNTY, NEW YORK,” which map was approved in conformance
with Town of Danby Zoning and Subdivisions Regulations on July 9, 2007, and which map was
filed in the Tompkins County Clerk’s Office on ________ as Instrument No. ____________.
SUBJECT TO AND TOGETHER WITH the rights and responsibilities granted by
White Hawk Ecovillage Community, Inc. in favor of its Members set forth in that certain
[____________________] dated __________ and recorded on _____________ in said Clerk’s
Office.
BEING A LEASEHOLD PREMISES encumbering A PORTION OF THE SAME
FEE SIMPLE PREMISES conveyed to Seven Circles, LLC by deed from Henry Peterson
dated August 13, 2007, recorded August 14, 2007 in said Clerk’s Office as Instrument No.
513341-001, as corrected by Deed of Correction dated October 10, 2007, recorded October 11,
2007 in said Clerk’s Office as Instrument No. 516181-003, thereafter conveyed by Seven
Circles, LLC White Hawk Ecovillage, Inc. by deed dated December 5, 2017 and recorded on
December 6, 2017 in said Clerk’s Office as Instrument No. 2017-13926, which right, title and
interest was then conveyed to Red Tail, LLC by deed dated __________, 2018 and recorded in
said Clerk’s Office on ____________ as Instrument No. ______, and which right, title and
interest was then conveyed to the Cooperative by deed dated_____________, 2018 and recorded
in said Clerk’s Office on ___________ as Instrument No. ____________________.
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Exhibit “B”
Financing Restrictions and Permitted Mortgages
All terminology used in this Exhibit “A” shall have the meaning assigned to it in the
Lease unless otherwise set forth herein.
A. Standard Permitted Mortgage. A “Standard Permitted Mortgage,” shall be a
mortgage that meets the following requirements:
1.
Run in favor of (a) a private individual, (b) an institutional lender such as, but not
limited to, a federal, state, or local housing finance agency, a bank (including savings and loan
associations or insured credit unions), an insurance company, a pension and/or profit-sharing
fund or trust, or any combination of the foregoing, the policies and procedures of which
institutional lender are subject to direct governmental supervision, or (c) a “community
development financial institution” as certified by the U.S. Department of the Treasury, or similar
nonprofit lender to housing projects for low-and moderate-income persons (collectively, a
“Permitted Mortgagee”).
2
Be a first lien on all or any of the Residential Improvements and the Member’s
interest in the Lot (the “Security”).
3
Provide that in the event of a default in any of the mortgagor’s obligations
thereunder, the holder of such Standard Permitted Mortgage shall notify the Cooperative of such
fact and the Cooperative shall have the right (but shall not have the obligation) within one
hundred twenty (120) days after its receipt of such notice, to cure such default in the mortgagor’s
name and on mortgagor’s behalf, provided that current payments due the holder during such one
hundred twenty (120) day period (or such lesser time period as may have been required to cure
such default) are made to the holder, and shall further provide that said holder shall not have the
right, unless such default shall not have been cured within such time, to accelerate the note
secured by such Standard Permitted Mortgage or to commence to foreclose under the Standard
Permitted Mortgage on account of such default.
4
Provide that if after such cure period the holder intends to accelerate the note
secured by such Standard Permitted Mortgage or initiate foreclosure proceedings under the
Standard Permitted Mortgage, in accordance with the provisions of this Lease, the holder shall
first notify the Cooperative of its intention to do so and the Cooperative shall have the right, but
not the obligation, upon notifying the holder within thirty (30) days of receipt of said notice from
said holder, to pay off the indebtedness secured by such Standard Permitted Mortgage and to
acquire such Standard Permitted Mortgage.
5
Provide that, in the event of foreclosure sale by a Permitted Mortgagee or the
delivery of a deed to a Permitted Mortgagee in lieu of foreclosure, upon acquisition of title to the
Residential Improvements and the Member’s interest in the Lot by the Permitted Mortgagee, the
Permitted Mortgagee shall give the Cooperative written notice of such acquisition and the
Cooperative shall have an option to purchase the Residential Improvements and acquire the
Member’s interest in the Lot from the Permitted Mortgagee for the full amount owing to the
Permitted Mortgagee under the Permitted Mortgage; provided, however, that the Cooperative
gives written notice to the Permitted Mortgagee of the Cooperative’s intent to purchase the
Residential Improvements and acquire the Member’s interest in the Lot within thirty (30) days
following the Cooperative’s receipt of the Permitted Mortgagee’s notice of such acquisition of
the Residential Improvements and the Member’s interest; further provided that the Cooperative
shall complete the purchase of the Residential Improvements and acquisition of the Member’s
interest in the Lot within sixty (60) days of having given written notice of its intent to purchase;
and provided that, if the Cooperative does not complete the purchase within such period, the
Permitted Mortgagee shall be free to sell the Residential Improvements and transfer the
Member’s interest in the Lot to another person.
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6.
Not contain any provisions other than provisions generally contained in
mortgages used for similar transactions in the Tompkins County area by institutional
mortgagees.
7.
Not contain any provisions which could be construed as rendering the
Cooperative or any subsequent holder of the Cooperative’s interest in and to this Lease, or its
respective heirs, executors, successors or assigns, personally liable for the payment of the debt
evidenced by such note and such Standard Permitted Mortgage or any part thereof.
8.
Contain provisions to the effect that the holder of such Standard Permitted
Mortgage shall not look to the Cooperative or the Cooperative’s interest in the Lot, but will look
solely to the Member, the Member’s interest in the Lot, the Residential Improvements, for the
payment of the debt secured thereby or any part thereof. It is the intention of the parties hereto
that the Cooperative’s consent to such Standard Permitted Mortgage shall be without any
liability on the part of the Cooperative for any deficiency judgment.
9.
Provide that in the event any part of the Security is taken in condemnation or by
right of eminent domain, the proceeds of the award shall be paid over to the holder of the
Standard Permitted Mortgage in accordance with the provisions of Section 17.3 hereof.
10.
Not contain anything that obligates the Cooperative to execute an assignment of
the fee ownership interest in the Lot or other rent payable by the Member under the terms of this
Lease.
B. Rights of Permitted Mortgagee. Permitted Mortgagees shall have the following
rights:
1.

The right, but not the obligation, to:
a.

Cure any default under this Lease, and perform any obligation required
under this Lease, such cure or performance by a Permitted Mortgagee
being effective as if it had been undertaken and performed by the Member;
acquire and convey, assign, transfer, and exercise any right, remedy or
privilege granted to the Member by this Lease or otherwise by law, subject
to the provisions, if any, in said Standard Permitted Mortgage, which may
limit any exercise of any such right, remedy or privilege; and

b.

Rely upon and enforce any provisions of the Lease to the extent that such
provisions are for the benefit of the Permitted Mortgagee.

2.
The Permitted Mortgagee shall not, as a condition to the exercise of its rights
under the Lease, be required to assume personal liability for the payment and performance of the
obligations of the Member under the Lease. Any such payment or performance or other act by
the Permitted Mortgagee under the Lease shall not be construed as an agreement by the
Permitted Mortgagee to assume such personal liability except to the extent the Permitted
Mortgagee actually takes possession of the Security. In the event the Permitted Mortgagee does
take possession of the Security and thereupon transfers the Security, any such transferee shall be
required to enter into a written agreement assuming such personal liability and upon any such
assumption the Permitted Mortgagee shall automatically be released from personal liability
under the Lease.
3.
In the event that title to the estates of both the Cooperative and the Member shall
be acquired at any time by the same person or persons, no merger of these estates shall occur
without the prior written declaration of merger by the Permitted Mortgagee, so long as the
Permitted Mortgagee owns any interest in the Security or in a Standard Permitted Mortgage. In
the event that the estate of the Cooperative is owned at any time by the Member (regardless of a
merger), or by any person in which the Member has a direct or indirect interest, the Permitted
Mortgagee shall not be obligated to cure any default of the Member under the Lease as condition
to the forbearance by the Cooperative in the exercise of the Cooperative’s remedies as provided
in the Lease.
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4.
If the Lease is terminated for any reason, or in the event of the rejection or
disaffirmance of the Lease pursuant to bankruptcy law or other law affecting creditors’ rights,
the Cooperative shall enter into a new lease of the Lot with the Permitted Mortgagee (or with any
party designated by the Permitted Mortgagee, subject to the Cooperative’s approval, which
approval shall not be unreasonably withheld), not more than thirty (30) days after the request of
the Permitted Mortgagee. Such lease shall be for the remainder of the term of the Lease, effective
as of the date of such termination, rejection, or disaffirmance, and upon all the terms and
provisions contained in the Lease. However, the Permitted Mortgagee shall make a written
request to the Cooperative for such new lease within sixty (60) days after the effective date of
such termination, rejection, or disaffirmance, as the case may be. Such written request shall be
accompanied by a copy of such new lease, duly executed and acknowledged by the Permitted
Mortgagee or the party designated by the Permitted Mortgagee to be the lessee thereunder, and
the Permitted Mortgagee shall have cured all defaults under the Lease which can be cured by the
payment of money. Any new lease made pursuant to this section shall have the same priority
with respect to other interests in the Lot as the Lease. The provisions of this section shall survive
the termination, rejection, or disaffirmance of the Lease and shall continue in full effect
thereafter to the same extent as if this section were independent and an independent contract
made by the Cooperative, the Member and the Permitted Mortgagee.
5.
The Cooperative shall have no right to terminate the Lease during such time as the
Permitted Mortgagee has commenced foreclosure in accordance with the provisions of the Lease
and is diligently pursuing the same.
6.
In the event that the Cooperative sends a notice of default under the Lease to the
Member, then the Cooperative shall also send a notice of the Member’s default to Permitted
Mortgagee. Such notice shall be given in the manner set forth in Section 19.6 of the Lease to the
Permitted Mortgagee at the address that has been given by the Permitted Mortgagee to the
Cooperative by a written notice to the Cooperative sent in the manner set forth in Section 19.6 of
the Lease.
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DEED OF ESTATE IN FEE SIMPLE ON CONDITION
with Ground Lease
THIS INDENTURE made this ___ day of ____, in the year Two Thousand __________
BETWEEN
WHITE HAWK ECOVILLAGE COMMUNITY, INC., a New York Business Corporation having its
office at 6 White Hawk Lane, Danby, NY 14850,
Grantor,
AND
___________________________ [purchaser],
Grantee,
WITNESSETH, that the Grantor, in consideration of ONE AND NO/100 Dollars ($1.00) lawful
money of the United States, and other good and valuable consideration paid by the Grantee, does hereby
remise, release and quitclaim unto the Grantee, her heirs, executors, distributees, successors and assigns
forever,
All buildings, structures, fixtures and other improvements located upon the premises more
fully described on the attached Schedule “A”, upon the express condition that a certain
proprietary ground lease between Grantor and the Grantee, which proprietary ground
lease is more particularly described on the attached Schedule “A”, be and remain in full
force and effect without default or other termination as provided therein.
TOGETHER with the appurtenances and all the estate and rights of the Grantor in and to said
premises,
TO HAVE AND TO HOLD the premises herein granted unto the Grantee, her heirs, executors,
distributees, successors and assigns for the estate in Fee Simple on Condition herein granted.
AND the Grantor covenants that it has not done or suffered anything whereby the said premises
have been encumbered in any way whatever.
AND THAT title of the Grantee is subject to a recorded Declaration of Covenants and Restrictions
IN WITNESS WHEREOF, the Grantor has hereunto set its hand and seal the day and year first
above written.
IN PRESENCE OF

WHITE HAWK ECOVILLAGE COMMUNITY, INC.
By: ________________________________
Aelita Early, President
By: ________________________________
Steven Woinoski, Vice-President

[acknowledgements follow]
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STATE OF NEW YORK
COUNTY OF TOMPKINS

)
) ss:

On the ___ day of _____________ in the year 201__ before me, the undersigned, a Notary Public
in and for said State, personally appeared Aelita Early and Steven Woinoski, personally known to me or
proved to me on the basis of satisfactory evidence to be the individual whose name is subscribed to the
within instrument and acknowledged to me that he executed the same in his capacity, and that by his
signature on the instrument, the individual, or the person upon behalf of which the individual acted,
executed the instrument.
_______________________________
NOTARY PUBLIC
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BYLAWS
OF
WHITE HAWK ECOVILLAGE COMMUNITY, INC.
ARTICLE I
PURPOSE
Section 1. Purpose.
The White Hawk Ecovillage Community, Inc. (the “Cooperative”) has been formed to provide homes
for its shareholders by leasing to them, under leases now commonly known as proprietary leases,
premises, and each of its shareholders shall be entitled solely by reason of his or her ownership of stock
in the Cooperative to a proprietary ground lease (each, a “Proprietary Ground Lease”), entitling him
or her to occupy a specific footprint of land (each, a “Lot”) for the construction and/or occupation a
residential dwelling thereon (“Residential Improvements”).
ARTICLE II
MEMBERS

Section 2.1. Eligibility.
“Member Household shall” refer herein to any group of one or more persons who share a primary
residence and whose application for membership has been approved by the members of the
Cooperative. Any such Member Household shall be eligible for membership, provided that the
Member Household executes a Subscription Agreement and a Proprietary Ground Lease in the
usual form employed by the Cooperative covering a specific Lot.
For an individual to become a part of a ‘Member Household’, that individual must be added to
that household’s Proprietary Ground Lease; alternatively voting rights can be transferred to an
individual not in the Member Household by issuing a Proxy notice as per Section 3.10.
Any reference herein to a “member” in the singular form should not be interpreted to exclude the
individuals that are a part of the Member Household or to limit membership to a single individual.
Section 2.2. Application for membership.
Application for membership shall be presented in person or by mail on a form prescribed by the
Cooperative, and all such applications shall be acted upon promptly by the Cooperative. Membership
applications shall be governed by policies that are adopted by the Cooperative from time to time.
Section 2.3. Members, Authorized memberships, and Proprietary Ground Leases.
(a) The members shall consist of the individuals comprising the first Board of Directors, as
identified in the Certificate of Incorporation, or their successors and such subsequent purchasers
{H3294196.1}
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as have been approved for membership by the members of Cooperative and who have paid for
their membership and received membership certificates.
(b) The authorized membership of the Cooperative shall consist of 30 members, each of whom shall
be issued 100 shares, all of one class, with a par value and subscription price of $400 per share.
(c) The Cooperative shall offer to the members’ proprietary ground leases for a Lot. The proprietary
ground lease shall be of one class. In each instance, the subscription price shall be the amount
established by the Cooperative to be paid by the first occupant of a Lot as shown on the books of
the Cooperative. Such subscription price shall be in addition to the monthly assessments
permitted under the Proprietary Ground Lease.
Section 2.4. Membership Certificates.
Each membership certificate shall state the Cooperative is organized under the laws of the State of New
York, the name of the registered holder of the membership represented thereby, and shall be in such
form as shall be approved by the Board of Directors. Membership certificates shall be consecutively
numbered, bound in one or more books, and shall be issued therefrom upon certification as to full
payment. Every membership certificate shall be signed by the two or more officers of the Cooperative.
Section 2.5. Lost Certificates.
The Cooperative may direct a new certificate or certificates to be issued in place of any certificate or
certificates previously issued by the Cooperative and alleged to have been destroyed or lost, upon the
making of an affidavit of that fact by the person claiming the certificate to be lost or destroyed. When
authorizing such issuance of a new certificate or certificates, the Cooperative may, in its discretion, and
as a condition precedent to the issuance thereof, require the registered owner of such lost or destroyed
certificate or certificates, or their legal representative, to advertise the same in such a manner as the
Cooperative shall require and to give the Cooperative a bond in such sum as the Cooperative may
require as indemnity against any claim that may be made against the Cooperative.
Section 2.6. Lien.
The Cooperative may have a lien on the outstanding regular memberships in order to secure payment of
any sums which shall be due or become due from the holders thereof for any reason whatsoever,
including any sums due under any applicable Proprietary Ground Lease.
Section 2.7. Transfer of Membership.
In all transfers of membership the Cooperative shall be entitled to a fee it deems appropriate to
compensate it for the processing of the transfer. The member may sell their membership and Residential
Improvements to any person who has been duly approved by the Cooperative as a member. When the
transferee has been approved for membership and has executed the prescribed Proprietary Ground
Lease, the retiring member shall be released of their obligations under the Proprietary Ground Lease,
{H3294196.1}
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provided they have paid all amounts due the Cooperative to date.
Section 2.8. Termination of Membership for Cause.
In the event the Cooperative has terminated the rights of a member under the Proprietary Ground Lease,
the member shall be required to deliver promptly to the Cooperative his membership certificate and his
Proprietary Ground Lease, both endorsed in such manner as may be required by the Cooperative. The
Cooperative shall thereupon at its election either (1) purchase said membership and the Residential
Improvements located thereon at fair market value, as evidenced by a contemporaneous appraisal at
member’s expense, or (2) proceed with reasonable diligence to effect a sale of the membership and the
Residential Improvements to a purchaser, and at a sales price acceptable to the Cooperative and both
parties.
ARTICLE III
MEETING OF MEMBERS
Section 3.1. Place of Meetings.
Meetings of the membership shall be held at the principal office or place of business of the Cooperative
or at such other suitable place convenient to the membership.
Section 3.2. Annual Meeting.
The annual meeting of the Cooperative is typically held in November or at such a time and place
determined by the Board of Directors. The members may also transact such other business of the
Cooperative as may properly come before them.
Section 3.3. General Meetings.
The membership shall hold a General Meeting at least once per month at a time and location agreed to
by the membership at a previous meeting or set by the Board of Directors. The business to be discussed
at General Meetings includes the regular day-to-day business of keeping the Cooperative running
smoothly; topics addressed may be business-related or social matters.
Section 3.4. Special Meetings.
It shall be the duty of the Board of Directors to call a special meeting of the members as directed by
resolution of the Board of Directors or upon a petition signed by twenty (20%) percent of the members
having been presented to the Secretary. The notice of any special meeting shall state the time and place
of such meeting and the purpose thereof. No business shall be transacted at a special meeting except as
stated in the notice unless, by consent of all members present in person or by proxy, an additional topic
is deemed to be urgent business as well.
Section 3.5. Notice of Meetings.
It shall be the duty of the Secretary to provide notice of each annual, general or special meeting, which
notice shall be delivered personally, by mail, or by electronic mail, stating the purpose thereof as well as
{H3294196.1}
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the time and place where it is to be held, to each member of record, at his address (home or electronic
mail) as it appears on the membership book of the Cooperative, or if no such address appears, at his last
known place of address. Notice of a Special Meeting must be delivered at least one (1) but not more than
sixty (60) days prior to such meeting. Notice of a General and Annual Meetings must be delivered at
least ten (10) but nore more than sixty (60) days prior to such meeting.
Section 3.6. Quorum.
The presence, either in person or by proxy, of at least fifty (50%) percent of the members of record of
the Cooperative shall be requisite for, and shall constitute a quorum for the transaction of business at all
meetings of members. If the number of members at a meeting drops below quorum and the question of
a lack of quorum is raised, no business may thereafter be transacted.
Section 3.7. Adjourned Meetings.
If any meeting of members cannot be organized because a quorum has not attended, or a meeting has
been ended because the number of members at said meeting has dropped below the quorum, the
members who are present, either in person or by proxy, may, except as otherwise provided by law,
adjourn the meeting to a later time.
Section 3.8. Decision Making.
All decision making authority in the Cooperative rests with the entire membership unless specific
decision making authority has been delegated to an officer, committee, or other subset of the
membership in these by-laws or by decision of the membership. Decisions are reached by Consensus,
unless otherwise specified in these by-laws.
A decision may be reached by a Supermajority vote of 75% of the members present in the meeting
where the vote occurs, under following circumstances:
(a) When the Board of Directors have declared a matter as ‘Urgent Business’ and consensus cannot
be reached in a reasonable amount of time, as determined by the Officers;
(b) When a member or group of members brings the same issue or question up to the membership at
two successive meetings (General, Special or Annual) held on different days with no decision
reached by consensus, Supermajority can be used to reach decision at a third successive meeting;
(c) If the authority to make decision by Supermajority vote has been explicitly granted by the
membership.
Section 3.9. Voting.
All decisions shall be made by consensus unless otherwise required by applicable law or explicitly
specified in this document. Consensus requires the affirmation of all members present in person or by
proxy at a meeting of the members. No member may participate in the consensus process or may vote
who has been previously notified by the Board of Directors or the relevant committee that they are more
than 30 days delinquent in payments due to the Cooperative under the applicable Proprietary Ground
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Lease, or in any form of non-monetary default to the Cooperative.
Section 3.10. Proxies.
A member may appoint any person at least eighteen (18) years of age as their proxy, either for a limited
or unlimited scope of time. Any proxy must be filed in writing or electronic mail with the Secretary
before the appointed time of each meeting. The proxy notices should be included with the minutes of
any meeting where proxy was used to reach quorum or decision.
Section 3.11 Committees
Committees may be created, dissolved, or suspended by a decision of the Membership. Committees may
be empowered to make decisions relating to a specified topic or domain, subject to any specified
guidelines or restrictions, by explicit authorization from the membership of the Cooperative.
Section 3.12 Conflicts of Interest
No Member, Director, or Officer may vote on a decision where they have a conflict of interest regarding
the matter to be decided. Conflicts of interest shall include, but are not limited to, the following:
(a) A decision to remove said Officer from office.
(b) A decision to declare a Member to be in Default for reasons of misconduct.
(c) A decision to declare said Member to have a conflict of interest about some matter to be
decided.
(d) Any other decision about which said Member has been declared to have a conflict of
interest for the reason that it would prevent them from receiving or grant them some
specific privilege, job offer or contract, financial compensation, or other benefit which
they would otherwise be likely to receive.
ARTICLE IV
DIRECTORS
Section 4.1. Number and qualification.
Certain affairs of the Cooperative shall be governed by a Board of Directors composed of five (5) or
more persons, a majority of whom shall be members of the Cooperative.
A member of the cooperative may not hold more than one officer position on the Board of Directors.
Section 4.2. Powers and Duties.
The Board of Directors shall have only the powers and duties delegated to them in these by-laws and by
a decision of the membership of the Cooperative.
The Board of Directors shall have these responsibilities:
{H3294196.1}
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(a) overseeing the administration of Cooperative, coordinating the activity of any
committees, and ensuring that members and committees have access to the
resources they are entitled to or request;
(b) ensuring that all Cooperative business is conducted in an organized manner and in
accordance with the By-Laws and Offering Plans;
(c) serving as a liaison between the Cooperative and any third parties with whom
Cooperative has a business relationship;
(d) identifying and addressing concerns and prioritizing Cooperative activities to
ensure the success of the Cooperative;
(e) preparing an annual report with recommendations for action in the coming year,
and presenting it at the Annual Meeting; and
(f) signing official documents and legal agreements on behalf of Cooperative.
Any powers not specifically enumerated by these by-laws shall rest with the members of the
Cooperative. The Cooperative may, by decision of the membership, delegate specific, enumerated
powers to any officer, to the Board of Directors, or to a committee.
Section 4.2.1 Urgent Business
“Urgent Business” is defined as any business that is considered by the Board of Directors to be likely to
cause significant harm to the Cooperative if not acted upon before the next meeting of the membership.
Said harm may take the form of failure to meet a critical deadline, failure to approve an Annual Budget
by January 1st, default or other violation of law or a legal agreement; inability to progress on a Common
Improvement that is actively under construction or repair; imminent damage to the property, facilities,
value, or assets of the Cooperative or of one or more Member Households; or failure of access to the
property or of utility services including water, sewer, electric, etc.
In its sole discretion, the Board of Directors shall have the power to declare an issue or topic to be
"Urgent Business" and to render unto itself the authority to make any decision relating thereto; provided,
however, that the Board of Directors must notify the members within 24 hours of any such decision
made, must call a Special Meeting relating to such Urgent Business, and such authority must terminate
at such Special Meeting unless ratified and continued by the members thereat.
Section 4.3. Election and Term of Office.
The term of the Directors named in the Certificate of Incorporation shall expire when their successors
have been elected at the first annual meeting or any special meeting called for that purpose. At the first
annual meeting of the members the term of office of President shall be fixed for three (3) years, the
terms of office of Secretary and Treasurer shall be fixed for two (2) years, the term of office of one Vice
President shall be two (2) years and the term of office of a second Vice President shall be one (1) year.
At the expiration of the initial term of office of each respective Director, his or her successor shall be
elected to serve a term of three (3) years. The Directors shall hold office until their successors have
been elected and hold their first meeting.
Section 4.4. Vacancies.
{H3294196.1}
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Vacancies in the Board of Directors caused by any reason other than the removal of a Director by a vote
of the membership shall be filled by consensus vote of the remaining Directors, even though they may
constitute less than a quorum; and each person so elected shall be a Director until a successor is elected
by the members at the next meeting of the membership to serve out the unexpired portion of the term.
Section 4.5. Removal of Directors.
At any regular or special meeting duly called, any Director elected by the members may be removed
with or without cause by the affirmative consensus vote of the entire regular membership of record and a
successor may then and there be elected to fill the vacancy thus created. Any Director whose removal
has been proposed by the members shall be given an opportunity to be heard at the meeting.
Section 4.6. Compensation.
No compensation shall be paid to Directors for their services as Directors. No remuneration shall be
paid to a Director for services performed by him for the Cooperative in any other capacity, unless a
resolution authorizing such remuneration shall be unanimously adopted by the membership of the
Cooperative or otherwise authorized committee before the services are undertaken. In the case of a
conflict of interest as defined in 3.12, such decision shall be made by unanimous consent of all directors
without a conflict of interest.
Section 4.7. Regular Meeting.
Regular meetings of the Board of Directors may be held at such time and place as shall be determined,
from time to time, by a majority of the Directors, but at least four such meetings shall be held during
each fiscal year. Notice of regular meetings of the Board of Directors shall be given to each Director,
personally or by mail, telephone or electronic mail, at least three (3) days prior to the day named for
such meeting; a digital or web-based calendar showing meeting times and locations shall suffice as
notice so long as the calendar is available to all members and displays the correct meeting information.
Section 4.8. Special Meetings.
Special meetings of the Board of Directors may be called by any officer; notice must be given to each
Director, personally or by mail, telephone or electronic mail, which notice shall state the time, place (as
hereinabove provided) and purpose of the meeting.
Section 4.9. Waiver of Notice.
Before or at any meeting of the Board of Directors, any Director may, in writing, waive notice of such
meeting and such waiver shall be deemed equivalent to the giving of such notice. Attendance by a
Director at any meeting of the Board shall be a waiver of notice by him of the time and place thereof. If
all the Directors are present at any meeting of the Board, no notice shall be required and any business
may be transacted at such meeting. Where all of the Directors unanimously approve and sign a
corporate resolution or authorization (which is to be included in the minute book), this shall be
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recognized as proper corporate action taken at a duly authorized meeting, without proceeding under the
provisions hereof that would otherwise be applicable for calling and holding Directors' meetings.
Section 4.10. Quorum.
At all meetings of the Board of Directors, a majority of the Directors shall constitute a quorum for the
transaction of business, and the acts of the majority of the Directors present at a meeting at which a
quorum is present shall be the acts of the Board of Directors. If, at any meeting of the Board of
Directors, there be less than a quorum present, the majority of those present may adjourn the meeting to
a later time, at which point, with a quorum, the original business may be transacted without additional
notice to the membership.

ARTICLE V
OFFICERS
Section 5.1. Designation.
The principal officers of the Cooperative shall be a President, two or more Vice Presidents, a Secretary
and a Treasurer, all of whom shall be elected by the members of the Cooperative. The Directors may
request that the Cooperative create committees for the express purpose of supporting the Directors in
their roles.
Section 5.2. President and Vice President(s).
The President and Vice President(s), also referred to as Directors, shall have limited powers, including
only those expressly included in these by-laws and delegated by a decision of the membership. A Vice
President shall take the place of the President and perform such duties whenever the President shall be
absent or unable to act. If more than one member holds the position of Vice President, a consensus
decision of the Board of Directors will decide which Vice President will temporarily hold the position of
President until the membership is able to elect a new officer. If neither the President nor the Vice
President(s) is, or are, able to act, the Board of Directors shall appoint some other member of the Board
to do so on an interim basis. The President and Vice President(s) shall also perform such other duties as
shall from time to time be requested by the Board of Directors or Cooperative.
Section 5.3. Signatory Authority.
No Director or Officer may enter into a legal agreement on behalf of the Cooperative without the
approval of the Membership. Any legal agreement that the Cooperative enters into must be signed
by at least two of the Directors (President and/or Vice Presidents).
Section 5.6. Secretary.
{H3294196.1}
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The Secretary shall keep the minutes of all meetings of the Board of Directors and the minutes of all
Annual, General and Special Meetings of the members of the Cooperative; shall have charge of the
membership transfer books and of such other books and papers as the Board of Directors may direct;
and shall, in general, perform all duties incident to the office of secretary.
The Secretary’s duties are to perform the following essential Cooperative functions, or ensure
that they are performed, in a satisfactory manner:
(a) preparing and serving of Notices for all Meetings or other business, including
each year’s Annual Meeting,
(b) setting agendas, facilitating, and taking minutes for all White Hawk Meetings,
(c) maintaining up-to-date repositories of all important White Hawk documents,
including but not limited to vision and mission statements; By-Laws; legal
documents; meeting minutes; decisions; and approved guidelines, policies, and
procedures,
(d) ensuring that all important Cooperative documents are easily accessible by the
Members and, when appropriate, by the general public;
(e) processing membership applications and maintaining a membership list with
up-to-date contact information for all Members;
(f) maintaining the community email list; and
(g) training a successor at the end of his or her term of office.
Section 5.7. Treasurer.
The Treasurer shall have responsibility for corporate funds and securities and shall be responsible for
keeping full and accurate accounts of all receipts and disbursements in books belonging to the
Cooperative. He or she shall be responsible for the deposit of all moneys and other valuable effects in
the name, and to the credit, of the Cooperative in such depositories as may from time to time be
designated by the Board of Directors.
The Treasurer’s duties are to perform the following essential Cooperative functions, or ensure that they
are performed, in a satisfactory manner:
(a) maintaining all bookkeeping records, including an up-to-date record of all of the
Cooperative’s financial transactions;
(b) drafting an Annual Budget each year and presenting it to the Membership for
approval;
(c) monitoring the financial condition of Cooperative and promptly reporting any
financial concerns to the Directors and to the Membership, and, as authorized,
amending the Annual Budget to avoid a subsequent deficit;
(d) acting as custodian for all Cooperative funds, securities, and bank accounts,
endorsing and depositing all receipts in the appropriate Cooperative account and
promptly paying all bills charged to Cooperative;
(e) collecting Monthly Maintenance Fees and any other fees or special assessments
from Members, performing appropriate actions as necessary to collect on overdue
bills, and giving prompt notice to the Directors when a Member is in Default;
{H3294196.1}
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(f) completing all required tax forms and paying all required taxes in a timely manner;
(g) acting as a liaison with any independent outside firm engaged by the Cooperative to
perform financial services; and
(h) training a successor at the end of his or her term of office.

ARTICLE VI
INDEMNITY
Section 6.1. Right to Indemnification.
To the extent and in the manner permitted by law, the Cooperative shall indemnify (a) any person made
a party to an action or proceeding by or in the right of the Cooperative to procure a judgment in its favor,
by reason of the fact that he, his or her testator or intestate, is or was a director, officer or employee of
the Cooperative, against the reasonable expenses, including attorneys' fees, actually and necessarily
incurred by him in connection with the defense of such action, or in connection with an appeal therein,
except in relation to matters as to which such person is adjudged to have breached his or her duty to the
Cooperative, and (b) any person made, or threatened to be made, a party to an action or proceeding other
than one by or in the right of the Cooperative to procure a judgment in its favor, whether civil or
criminal, including an action by or in the right of any other corporation of any type or kind, domestic or
foreign, any director, officer or employee of the Cooperative served in any capacity at the request of the
Cooperative, by reason of the fact that he, his or her testator or intestate was a director, officer or
employee of the Cooperative, or served such other corporation in any capacity, against judgments, fines,
amounts paid in settlement and reasonable expenses, including attorneys' fees, actually and necessarily
incurred as a result of such action or proceeding, or any appeal therein, if such person acted in good
faith, for a purpose which he or she reasonably believed to be in the interests of the Cooperative and, in
criminal action or proceedings, in addition had no reasonable cause to believe that his or her conduct
was unlawful.
Section 6.2. Advancement of Expenses.
Expenses incurred by a director, officer or employee in connection with any action or proceeding as to
which indemnification may be given under Section 1 of this Article may be paid by the Cooperative in
advance of the final disposition of such action or proceeding upon (a) the receipt of an undertaking by or
on behalf of such director, officer or employee to repay such advance in case such director, officer or
employee is ultimately found not to be entitled to indemnification as authorized by this Article, and (b)
approval by the Board of Directors acting by a quorum consisting of directors who are not parties to
such action or proceeding. To the extent permitted by law, the Board of Directors shall not be required
to find that the director, officer or employee has met the applicable standard of conduct provided by law
for indemnification in connection with such action or proceeding before the Cooperative makes any
advance payment of expenses hereunder.
Section 6.3. Availability and Interpretation.
{H3294196.1}
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To the extent permitted under applicable law, the rights of indemnification and to the advancement of
expenses provided in this Article (a) shall be available with respect to events occurring prior to the
adoption of this Article, (b) shall continue to exist after any rescission or restrictive amendment of this
Article X with respect to events occurring prior to such rescission or amendment, (c) shall be interpreted
on the basis of applicable law in effect at the time of the occurrence of the event or events giving rise to
the action or proceeding or, at the sole discretion of the director, officer or employee (or, if applicable, at
the sole discretion of the testator or intestate of such director, officer or employee seeking such rights),
on the basis of applicable law in effect at the time such rights are claimed, and (d) shall be in the nature
of contract rights that may be enforced in any court of competent jurisdiction as if the Cooperative and
the director, officer or employee for whom such rights are sought were parties to a separate written
agreement.
Section 6.4. Other Rights.
The rights of indemnification and to the advancement of expenses provided in this Article shall not be
deemed exclusive of any other rights to which any director, officer or employee of the Cooperative or
other person may now or hereafter be otherwise entitled, whether contained in the Cooperative’s
Certificate of Incorporation, these bylaws, a resolution of the Board of Directors, or an agreement
providing for such indemnification, the creation of such other rights being hereby expressly authorized.
Without limiting the generality of the foregoing, the rights of indemnification and to the advancement of
expenses provided in this Article shall not be deemed exclusive of any rights, pursuant to statute or
otherwise, of any director, officer or employee of the Cooperative or other person in any action or
proceeding to have assessed or allowed in his or her favor, against the Cooperative or otherwise, his or
her costs and expenses incurred therein or in connection therewith or any part thereof.
Section 6.5. Severability.
If this Article or any part hereof shall be held unenforceable in any respect by a court of competent
jurisdiction, it shall be deemed modified to the minimum extent necessary to make it enforceable, and
the remainder of this Article shall remain fully enforceable. Any payments made shall be made only out
of funds legally available therefore.
ARTICLE VII
CORPORATE FINANCES
Section 7.1.

Corporate Funds.

The funds of the Cooperative shall be deposited in its name with such banks, trust companies or other
depositories as the Board of Directors may from time to time designate. All checks, bills, notes, drafts
and other negotiable instruments of the Cooperative shall be signed by such officer or officers, agent or
agents, employee or employees as the Board of Directors or members of the Cooperative may from time
to time designate; this includes but is not limited to any relevant committee that has been formed and
delegated such authority by decision of the membership. No officer, agent, employee or independent
contractor of the Cooperative, alone or with others, shall have the power to make any checks, bills,
notes, drafts or other negotiable instrument, or endorse the same in the name of the Cooperative, or
{H3294196.1}
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contract or cause to be contracted any debt or liability in the name of the Cooperative or otherwise bind
the Cooperative thereby, except as provided in these Bylaws.
Section 7. 2 Fiscal Year.
The fiscal year of the Cooperative shall be the calendar year unless otherwise provided by the Board of
Directors.
Section 7.3. Gifts.
The Board of Directors or any authorized officer, employee or agent of the Cooperative may accept on
behalf of the Cooperative any contribution, gift, bequest or devise for any general or special purpose or
purposes of the Cooperative.
Section 7.4. Income from Cooperative Activities.
All income from activities of the Cooperative shall be applied to the maintenance, expansion or
operation of the lawful activities of the Cooperative.
ARTICLE VIII
AMENDMENTS
Section 8.1. Member Amendments.
These Bylaws may be amended, added to or altered or repealed or new Bylaws may be adopted at any
meeting of the members of the Cooperative by a consensus vote of the members; provided that notice of
the proposed action to be considered and acted upon and stating the nature thereof, is inserted in the
notice or waiver of notice of said meeting.
ARTICLE IX
CONSTRUCTION
If there is any conflict between the provisions of the Certificate of Incorporation and these
bylaws, the provisions of the Certificate of Incorporation shall govern.
Effective: [______________]
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CERTIFICATION OF SPONSOR AND PRINCIPALS
Offering of White Hawk Ecovillage Community, Inc.
The undersigned, on behalf of the Sponsor, and the undersigned as the principals of the Sponsor, duly
sworn, deposes and says;
We are the Sponsor and the principals of the Sponsor of the cooperative offering plan for the above
captioned property.
We understand that we have primary responsibility for compliance with the provisions of Article 23
A of the General Business Law, the regulations promulgated by the Attorney General in Part 21 and
such other laws and regulations as may be applicable.
We have read the entire offering plan. We have investigated the facts set forth in the offering plan
and the underlying facts. We have exercised due diligence to form a basis for this certification. We
jointly and severally certify that the offering plan does, and that the documents submitted hereafter
by us which amend or supplement the offering plan will:
i.

set forth the detailed terms of the transaction and be complete, current and accurate;

ii.

afford potential investors, purchasers and participants an adequate basis upon which to found
their judgment;

iii.

not omit any material fact;

iv.

not contain any untrue statement of material fact;

v.

not contain any fraud, deception, concealment, suppression, false pretense or fictitious or
pretended purchase or sale;

vi.

not contain any promise or representation as to the future which is beyond reasonable
expectation or unwarranted by existing circumstances;

vii.

not contain any representation or statement which is false, where we; (a) knew the truth, (b)
with reasonable effort could have known the truth, (c) made no reasonable effort to ascertain
the truth, or (d) did not have knowledge concerning the representations or statement made.

Other than with respect to the principals of sponsor, no contracts or agreements, written or oral, have
been entered into for the sale or transfer of any of the shares or lots offered in the offering plan, and
no deposits or advanced of funds have been taken by or on behalf of the sponsor in connection with
the reservation, sale or transfer of such units, prior to submission of the plan to the Department of
Law.
This certification is made under penalty of perjury for the benefit of all persons to whom this offer is
made. We understand that violations are subject to the civil and criminal penalties of the General
Business and Penal Law.
{signature pages follow]
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Sponsor: Red Tail, LLC
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By:

P

Dane Percy
By:
Aclita Early

State of New York
) ss.:
County of Tompkins )
1^19
On the
day of Jp'h U/l f y
in the year 20t8, before me, the undersigned,
a Notary Public in and for said State, personally appeared Dane Perey, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Public
JAMIE E. CORBETT
Noterv Public, State of New Vbrh
Qualillecl in Tompkins County
No. 0100022

State of New York
) ss.:
County of Tompkins )

My Commission Expires

On the 21st day of December in the year 2018, before me, the undersigned, a Notary
Public in and for said State, personally appeared Aelita Early, personally known to me or proved
to me on the basis of satisfactory evidence to be the individual whose name is subscribed to the
within instrument and acknowledged to me that she executed the same in her capacity, and that
by her signature on the instrument, the individual, or the person upon behalf of which the
individual aeted, executed the instrument.

CARRIE JEANNE POLLAK
Mntary Public, State of New York
No. 02P06252005
O u a l i f i e d in Tompkins County
Commission Expires Novemlior 28, 20L,

JJ

{H3502674.1}

flUSts

Notary Public

Principal:

chad Early

By:
State of New York ) ss.:
County of Tompkins )
O n t h e ^ d a y o f ^y&T\.\X.C(.
in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personally appeared Michael Early, personally known to
me or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Public
JAMIE E. CORBETT

Notary Public, State of New Yot*
Qualified in Tompkins County

^oSrS^Lik^

MyComm
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Principal: Aelita Early

k

By:

State of New York ) ss.:
County of Tompkins )
On the 21st day of December in the year 2018, before me, the undersigned, a Notary
Public in and for said State, personally appeared Aelita Early, personally known to me or proved
to me on the basis of satisfactory evidence to be the individual whose name is subscribed to the
within instrument and acknowledged to me that she executed the same in her capacity, and that
by her signature on the instrument, the individual, or the person upon behalf of which the
individual acted, executed the instrument.

Qu^c O.
Notary Public
CARRIE JEANNE POLLAK
Notary Public, State of New York
No. 02P06252005
Qualified in Tompkins County
Commission Expires November 28, 2014
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Principal: Roger Nelson
By:
State of New Jersey )ss.:
County of

On the
/ day of
tp &s' in the year 2018, before me, the undersigned,
a Notary Public in and for said State, personally appeared Roger Nelson, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.
ANTONIO M BR1TO
Notary Public
State of New Jersey
My Commission Expires Dec. 17, 2023
I.D.fl 2441437
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Notary Public

Principal: Reinhilde Nelson
By:

5liiirr\Li( J L i h l h i n x

State of New Jersey
County

) ss.;

2

On the
/ day of
in the year 2018, before me, the undersigned, a
Notary Public in and for said State, personally appeared Reinhilde Nelson, personally known to
me or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

ANTONIO M BRITO

Notary Public
State of New Jersey
My Commission Expires Dec. 17, 2023
I.D.ft 2441437
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Notary Public

Principal: Greg H. Nelson
By:
State of New York
) ss.:
County of Tompkins )
On the
^ day of
in the year S04&, before me, the
undersigned, a Notary Public in and for said State, personally appeared Greg H. Nelson,
personally known to me or proved to me on the basis of satisfactory evidence to be the individual
whose name is subscribed to the within instrument and acknowledged to me that he executed the
same in his capacity, and that by his signature on the instrument, the individual, or the person
upon behalf of which the individual acted, executed the instrument.

Notary Public
NO. 0100622847,3 ^

^

My Commission Expir&sd..j r.1? | 'v.
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Principal: Alicia Beebe
By:
State of New York
) ss.:
County of Tompkins )
/
Zo)0!
On the
_ day of
in the year36i8, before me, the undersigned, a
Notary Public in and for said State, personally appeared Alicia Beebe, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.
t

NcMry Public

JAMie E. CORBETT

Notary Public, Slate of Nsw YorK
Qualified in Tompkins County

My Commission
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Principal: Kartik Sribarra
By:

/

State of New York ) ss.:
County of Tompkins )
On the 3^' day of
i n the year 2019, before me, the undersigned, a
Notary Public in and for said State, personally appeared Kartik Sribarra, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

N*

Public
JAMIE E. CORBETT
Notary PtiDllo, Stale of Naw Vbi*
Qualifiod In Tompkins County
My Comm laalon
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Principal: Allison Sribarra
By:

SJM.

State of New York ) ss.:
County of Tompkins )
in the year 2018, before me, the undersigned,
On the
_ day of
&S\\K£Lry
a Notary Public in and for said State, personally appeared Allison Sribarra, personally known to
me or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

NoUtfy Public
JAMIE E. CORBETT
Notary Public, Stale ol New YOIK
Qualitied in Tompkins Coumy
No. oicoezzaaa
i,

Mv Commission SxpiresSt [
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Principal: JoBeth Dingman
By:

U

State of New York ) ss.:
County of Tompkins )
in the year^&fS, before me, the undersigned,
On the 7
day of ' S t i  f ) U.A
a Notary Public in and for said State, persc/nally appeared JoBeth Dingman, personally known to
me or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Not;

Public
JAMIE E. CORBETT
Notary Public, State of New York
Quallfjed in Tompkins County
My
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Principal: MarW Pruce
By:
State of New York
) ss.:
County of Tompkins )
On the
day of
U.gt r"
i
]ie year 2019, before me, the utidersigiied,
a Notary Public in and for said State, personally appeared Mark Pruce, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.
n E

iflary Public

JAMIE E. CORBETT
Notary Public, Stale ot New York
Quatifieri In Tompkins County

My CommlsBto^Exp^M^ltW
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Principal: SaraJVuce
By:
State of New York
) ss.:
County of Tompkins )
On the
day of
V in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personally appeared Sara Pruce, personally known to me or
proved to me on the basis of satisfactory evidence to be the individual whose name is subscribed
to the within instrument and acknowledged to me that she executed the same in her capacity, and
that by her signature on the instrument, the individual, or the person upon behalf of which the
individual acted, executed the instrument.

Npfary Public
JAMIE E. COB5ETT
Notary Public. State of Now York
Quallliptl In Tompkins County
No. 01008228973 ,
1 j ) ^| 7 0
My Commission
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Principal: Melissa Blake
By:
State of New York
) ss.:
County of Tompkins )
in the year 2019, before me, the undersigned, a
On the
day of
^
Notary Public in and for said State, personally appeared Melissa Blake, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

:ary Public
JAMIE E. CORBETT
Notary Public, Slalci of New York
Qualiflod In Tompkins County
No. 01C08228473 ,
My Commission
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Principal: Ernest Blake
By:
State of New York
) ss.:
County of Tompkins )
in the year 2019, before me, the undersigned, a
On the 6"^ day of _W[AMA
Notary Public in and for said State, person^)ly appeared Ernest Blake, personally known to me or
proved to me on the basis of satisfactory evidence to be the individual whose name is subscribed
to the within instrument and acknowledged to me that he executed the same in his capacity, and
that by his signature on the instrument, the individual, or the person upon behalf of which the
individual acted, executed the instrument.

CARRIE JEANNE p0'.LAK

N''r'Spo?^oorY°'
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Notary Public

Principal: Susan Storey
By:
State of New York
) ss.:
County of Tompkins )
On the
day of
tLQ.
in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personally appeared Susan Storey, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Publi'
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JAMIE E. CORBETT
Notary Public, State of New York
Qualified In Tompkins County
No, 01COS238473,
My Commission F»piroc ci j

l. u

Principal: Dane Percy
By;

^

State of New York ) ss.:
County of Tompkins )

M

On the
day of
Y
in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personally appeared Dane Percy, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Nofory Public

JAMIE E. COHBETT
Notary Public, Stale of New Yofh
QuaiHiecf in Tompkins County
M yC O T i m l M ^ n |
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Principal: Steven E. Woinoski
By:
State of New York
) ss.:
County of Tompkins )
On the
day of
in the year 2019, before me, the undersigned, a
Notary Public in and for said State, personally appeared Steven E. Woinowski, personally known
to me or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

M.

Npfaijy Public

JAMIE E. CORBETT

Notary Public, Slsle of New York
Quatltlad in Tompkins County
No. 01000228473, , .

My Commission Expires

{H3502674.1}

,

Principal: Mark Silvc:
By: A
State of New York ) ss.:
County of Tompkins )
On the F
day of vj
in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personally appeared Mark Silver, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that he executed the same in his
capacity, and that by his signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Public

JAMIE E. CORBETT

Notary Public. Stale of New York
Qualified In Tompkins County
My Commleaion^E^res^^Jjd^r
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Principal: Holly Glaser
By:

QUMK

State of New York
) ss.:
County of Tompkins )
On the ^ day of T
in the year 2019, before me, the undersigned,
a Notary Public in and for said State, personafly appeared Holly Glaser, personally known to me
or proved to me on the basis of satisfactory evidence to be the individual whose name is
subscribed to the within instrument and acknowledged to me that she executed the same in her
capacity, and that by her signature on the instrument, the individual, or the person upon behalf of
which the individual acted, executed the instrument.

Notary Public
JAMIE E. CORBETT
Notary Public, Stow ol New Vorfc
QimiiM in Tompkins County

My Cornmiseion&pkl^^Laj.><>
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CERTIFICATION OF ENGINEER
John M. Andersson, P.E., being duly sworn, deposes and says:
I am a Professional Engineer and am selfemployed at Water and Waste Water
Design Services, 1 Woodland Road, Ithaca, New York 14850 (the "Company").
I have over 48 cumulative years of experience in evaluating and designing water
2.
and waste water facilities.
Red Tail, LLC (the "Sponsor"), and the principals of Sponsor, of White Hawk
Ecovillage Community, Inc. ("Cooperative") retained me to design the water infrastructure and
review the waste water infrastructure design ("Infrastructure Facility Designs") for the
Cooperative. The waste water infrastructure was designed by a previously engaged engineering
firm, which is no longer involved in the project.
I have reviewed the Infrastructure Facility Designs, shown at Exhibit Cl.
5.
I also drafted the Property Report dated November 26, 2018 submitted with the
Offering Plan and shown at Exhibit C2.
6.
I have also reviewed the portion of the Offering Plan entitled "Sponsor's
Statement of Building Conditions".
7.
I certify that the Infrastructure Facility Designs shown are reasonable for the use
contemplated in the Offering Plan. I further certify that the Property Report is accurate and
sufficient for its purpose.
8.
I certify that this certification and all documents reviewed by me that concern the
Infrastructure Facility Designs and the Property Report do:
(i) set forth the contemplated design of the water and waste water facilities, as has
been communicated to me by Sponsor and its principals, or accurately describes
the Cooperative Property;
(ii) afford potential investors, purchasers and participants an adequate basis upon
which to found their judgment;
(iii) not omit any material fact;
(iv) not contain any untrue statement of a material fact;
(v) not contain any fraud, deception, concealment or suppression;
(vi) not contain any promise or representation as to the future which is beyond
reasonable expectation or unwarranted by existing circumstances; and
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(vii) not contain any representation or statement which is false, where I: (a) knew
the truth; (b) with reasonable effort could have known the truth; (c) made no
reasonable effort to ascertain the truth; or (d) did not have knowledge concerning
the representations or statements made.
8.
I further certify that the Company is not owned or controlled by the Sponsor, and
has no beneficial interest in the Sponsor, and that my compensation for preparing this
certification is not contingent on the conversion of the property to a cooperative or on the
profitability or price of the offering. I understand that a copy of this certification is intended to be
incorporated into the offering plan so that prospective purchasers may rely on it.
9.
This certification is made under penalty of perjury for the benefit of all persons to
whom this offer is made. I understand that violations are subject to the civil and criminal
penalties of the General Business Law and Penal Law.
[SIGNATURE PAGE FOLLOWS]
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Water and Waste Water Design Services

(o

By:

John M. Andersson, P.E,

State of New York
County of Tompkins

Date

) ss.:

)

On the5th day of December in the year 2018, before me, the undersigned, a Notary Public in
and for said State, personally appeared John M. Aiulcrsson. personally known to me or proved to
me on the basis of satisfactory evidence to be the individuals whose names are subscribed to the
within instrument and acknowledged to me that they executed the same in their capacity, and that by
their respective signatures on the instrument, the individuals, or the person upon behalf of which the
individuals acted, executed the instrument.
pr

ime
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Notary Fiihlie. State of N8wCwork

;  Wo. 02P06252005
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CERTIFICATION OF EXPERT AS TO ADEQUACY
OF PROJECTED INCOME AND EXPENSES
Patrick Jordan, being duly sworn, deposes and says:
I am a Certified Public Accountant employed by the accounting firm Insero & Co.
located at 401 East State Street, Suite 500, Ithaca, New York 14850.
2.
I am a Partner in the Audit Department at Insero & Co. with over 30 years of
experience in auditing and financial reporting. My areas of focus include auditing and financial
reporting for senior and affordable housing entities.
3.
My experience includes the auditing of financial statements of common interest
realty associations including cooperatives, condominiums and homeowners associations. I have
performed these professional functions for approximately 14 years.
The sponsors of White Hawk Ecovillage Community, Inc. ("Cooperative") retained
our accounting firm to assess the adequacy of the projected income and expenses of the
Cooperative for the first year of Cooperative operation, and to assess the adequacy of the income
and expenses of the Cooperative and its predecessors for the last five (5) years.
I understand that I am responsible for complying with article 23A of the General
Business Law and the regulations promulgated by the Attorney General in Part 21 insofar as they
are applicable to Schedule B.
With respect to the first year of Cooperative operations, I have reviewed the
schedules and investigated the facts set forth in Schedule B and the facts underlying it/them with
due diligence in order to form a basis for this certification.
6.
I certify that the projections in Schedule B appear reasonable and adequate based
on present prices adjusted to reflect continued inflation and present levels of consumption for
comparable units similarly situated.
With respect to the last three years, I have reviewed the financial records provided
to me by the Cooperative. I certify that the financial records for the last three years appear
reasonable and adequate based on present prices adjusted to reflect continued inflation and present
levels of consumption for comparable units similarly situated.
I certify that this certification and all documents prepared by me hereafter that
concern the schedule(s) do:
(i) set forth in detail the terms of the transaction as it relates to the schedules and be
complete, current and accurate;
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(ii) afford potential investors, purchasers and participants an adequate basis upon
which to found their judgment;
(iii) not omit any material fact;
(iv) not contain any untrue statement of a material fact;
(v) not contain any fraud, deception, concealment or suppression;

[CERTIFICATION PAGE FOLLOWS]
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CERTIFICATION PAGE
THIS CERTIFICATION IS MADE UNDER PENALTY OF PERJURY FOR THE BENEFIT OF
ALL PERSONS TO WHOM THIS OFFER IS MADE. I UNDERSTAND THAT VIOLATIONS
ARE SUBJECT TO THE CIVIL AND CRIMINAL PENALTIES OF THE GENERAL
BUSINES:
L LAW.

Patrick Jordan, CPA

State of New York ) ss.:
County of Tompkins )
On the^>S —day of February in the year 2019, before me, the undersigned, a Notary
Public in and for said State, personally appeared Patrick Jordan, personally known to me or
proved to me on the basis of satisfactory evidence to be the individual whose name is subscribed
to the within instrument and acknowledged to me that he executed the same in his capacity, and
that by his signature on the instrument, the individual, or the person upon behalf of which the
individual acted, executed the instruments

lU
Notary Public
THOMAS K. VANDERZEE
Notary 
S! : o! r^iv York

'rv , ;

NJ

Oi'!: :

CphUiijyaioci

{H3306558.2}

i

ill

.

I . to Coiinty
O
July 1 J,
Q

A-8

{H3638976.1}

I

HANCOCK
E S T A B R O O K, L L P
COUNSELORS AT

LAW

CARRIE J. POLLAK
CDoHokufiham ockleiwxoin

April 8, 2019
New York Department of Law
Real Estate Finance Bureau
Office of the NYS Attorney General
28 Liberty Street, 21st Fl.
New York, NY 10005
Re:

White Hawk Ecovillage Community, Inc.
White Hawk Lane, Ithaca, New York 14850
File NO. C180007

Dear Ladies and Gentlemen:
We are counsel for Red Tail, LLC, the sponsor of the White Hawk Ecovillage
Community, Inc. (the "Cooperative"), with respect to the above captioned offering of a new
or vacant cooperative (the "Offering Plan").
In our capacity as counsel to the Cooperative in connection with the Offering Plan, we
have reviewed the Cooperative's charter documents, a certificate of good standing issued by
the New York State Department of State, and bylaws (collectively, the "Corporate
Documents"). Further, in our capacity as counsel to the Cooperative in connection with the
Offering Plan submitted for filing, we have reviewed the Offering Plan together with all
exhibits thereto and incorporated therein, and offer this tax opinion as required under Section
21.3(j) of Title 13 of the New York Code of Rules and Regulations. The Corporate Documents
and Offering Plan are referred to collectively as "Project Documents".
Where in this opinion we indicate that our opinions are based upon our knowledge, we
mean actual knowledge attributable to our representation of the Cooperative in matters to
which substantive attention has been devoted by attorneys who are currently partners,
associates or counsel of this Firm and are actively and directly involved in such representation.
The opinions set forth in this letter, whether or not qualified by the phrase "to our knowledge,"
are subject to the following qualifications:
A.
The opinions set forth in this letter are based solely upon our review of the
Project Documents. Other than our review of the Project Documents, we have made no inquiry
or other investigation as to any factual matter, including documents referenced in any of the
Project Documents or any factual matter referenced in any of the Project Documents.
B.
We have investigated only the laws of the State of New York and the federal
laws of the United States insofar as the same may be applicable, and do not purport to express
any opinion on the laws of any other jurisdiction.
C.
We have assumed without any inquiry or other investigation (i) the legal
capacity of each natural person, (ii) the full power and authority of each person (other than
{H3249898.1}
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the Cooperative) to execute, deliver and perform each document heretofore executed and
delivered or hereafter to be executed and delivered and to do each other act heretofore done
or hereafter to be done by such person, (iii) the due authorization, execution and delivery by
each person (other than the Cooperative) of each document heretofore executed and delivered
or hereafter to be executed and delivered by such person and the due authorization and doing
by such person of each other act heretofore done or hereafter to be done by such person, (iv)
the legality, validity, binding effect and enforceability as to each person (other than the
Cooperative) of each document executed and delivered or hereafter to be executed and
delivered by such person, (v) the genuineness of each signature (other than the signature of
the Cooperative), the completeness of each document submitted to us, the authenticity of each
document submitted to us as an original, the conformity to the original of each document
submitted to us as a copy and the authenticity of the original of each document submitted to
us as a copy, (vi) the truthfulness of each statement as to any factual matter contained in any
of the Project Documents, (vii) the accuracy on the date of this letter as well as on the date
stated in any Governmental Certificate of each statement as to any factual matter contained in
such Governmental Certificate, and that (viii) the Cooperative holds the requisite title and
other rights to any real or personal property involved in the transactions contemplated by the
Project Documents.
As disclosed in the Offering Plan, the Cooperative will own and maintain
D.
certain property for the common enjoyment of the tenantstockholders (the "Cooperative
Property"), and will provide proprietary ground leases to each tenantstockholder granting a
longterm renewable leasehold interest for the exclusive use and possession of a building lot
(each, a "Lot"). The Cooperative Property includes 30 Lots, and remaining acreage which
shall remain undeveloped. Membership in the Cooperative automatically occurs upon the
purchase of 100 shares of stock. A holder of 100 shares of stock is entitled to receive a
proprietary ground lease. One or more people purchase the shares of stock, and thus become
a tenantstockholder in the Cooperative.
The Cooperative does not, nor shall it in the future, own houses or any other residential
dwelling now or to be constructed upon a Lot. Instead, each tenantstockholder shall receive
a ground lease from the Cooperative, together with the right to construct and/or occupy a
residential dwelling located upon the leased premises. At all times, any residential dwelling
will be owned entirely by the tenantstockholder.
Under 26 U.S. Code Section 216, certain tenantstockholders of a "cooperative
housing corporation" may be allowed as a deduction amounts (not otherwise deductible) paid
or accrued to a cooperative housing corporation within the taxable year, but only to the extent
that such amounts represent the tenantstockholder's proportionate share of the (1) real estate
taxes allowed as a deduction to the Cooperative under 26 U.S. Code Section 164, which are
paid or incurred by the corporation only upon the houses and the land on which the houses are
situated, or (2) the interest allowed as a deduction to the Cooperative under 26 U.S. Code
Section 163, which is paid or incurred by the Cooperative on its indebtedness contracted in
the acquisition of the land upon which the houses are situated.
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In material part, Section 216 defines a "cooperative housing corporation", inter alia,
as a corporation [in which] "each of the stockholders [] is entitled, solely by reason of his
ownership of stock in the corporation, to occupy for dwelling purposes a hoxxsz...owned or
leased by such corporation" (emphasis added). Here, each stockholder is entitled solely by
reason of his or her ownership of stock in the Cooperative to construct and/or occupy a
constructed residential dwelling upon his or her leased premises. However, the Cooperative
will neither own nor lease any residential dwelling now or to be constructed upon a Lot.
It is uncertain what the consequences of purchasing shares in the Cooperative will be
on a purchaser's federal income tax liability as a result of the Tax Cuts and Jobs Act of 2017
(the "TCJA"). The TCJA increases the standard deduction for single taxpayers to $12,000
and $24,000 for married couples filing jointly. This change makes it less likely that the average
taxpayer will itemize deductions. This means that a taxpayer may no longer deduct expenses
incident to homeownership, such as deductions relating to mortgage interest or real property
or state income taxes, from its federal taxable income.
In addition, the TCJA capped the allowable deduction to a taxpayer for real property
taxes and state income taxes. In the past, for primary residences, a taxpayer was able to deduct
from its federal taxable income one hundred percent (100%) of their real estate taxes and their
state income tax burden. Under the new law, the maximum deduction for both real estate tax
and state and local taxes is $10,000. Although the real property taxes allocated to a Lot have
historically been below $10,000, this may affect a purchaser of shares in the Cooperative.
Based on the foregoing and subject to the qualifications set forth herein, we are of the
opinion that under present law, regulations, rulings and decisional law, and based on the terms
of the Offering Plan:
1. White Hawk Ecovillage Community, Inc. may not qualify at closing or at any other
time as a cooperative housing corporation under 26 U.S. Code Section 216.
2. Tenant stockholders may not be entitled to deduct for income tax purposes their
proportionate share of the interest and real estate taxes paid by the Cooperative,
subject to all other relevant provisions of the Internal Revenue Code. Each
prospective purchaser should consult with his or her own attorney or tax
professional prior to purchasing shares in the Cooperative.
This is an opinion, not a guarantee of outcome. This opinion is based solely on the
facts and documents referred to above. No warranties are made that the tax laws upon which
counsel base this opinion will not change. In no event will the sponsor, the sponsor's counsel,
the Cooperative, counsel to the Cooperative, the selling agent or any other person be liable if
the Cooperative does not now or in the future meet the requirements of Section 216 of the
Internal Revenue Code of 1986, as amended, or the New York State Tax Law, as amended.
{H3249898.1}
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by reason of future changes in fact or applicable law, regulations, decisional law or Internal
Revenue Service rulings.
Our opinion is effective as of the date hereof and is based on the law in effect and the
facts existing or expressly assumed to exist on the date hereof, and we undertake no obligation
to advise of any changes in law subsequent to the date hereof.
We consent to the inclusion of this opinion in the Offering Plan for the Cooperative.
Very truly yours,
HANCOCK ESTABROOK, LLP

Carrie J. Pollak
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Warranty Deed w/Lien Covenant
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Between
RED TAIL, LLC, a New York limited liability company, with a mailing address of
12 White Hawk Lane, Ithaca, New York 14850

party of the first part, and
WHITE HAWK ECOVILLAGECOMMUNITY, INC. a New York corporation
with a mailing address of 12 White Hawk Lane, Ithaca, New York 14850
party of the second part.

Witnesseth, that the party of the first part, in consideration of One and 00/100 Dollars
($1.00) lawful money of the United States, and other good and valuable consideration paid by the
party of the second part, does hereby grant and release unto the party of the second part, their
heirs, successors and assigns forever.

SEE SCHEDULE "A" ATTACHED
Together with the appurtenances, and all the estate and rights of the party of the first part
in and to said premises.
TO HAVE AND TO HOLD the premises herein granted unto the party of the second part,
their heirs, successors and assigns forever.
And the party of the first part does covenant as follows:
FIRST, that the party of the second part shall quietly enjoy the said premises.
SECOND, that said party of the first part will forever WARRANT the title to said
premises.
THIRD, That, in compliance with Section 13 of the Lien Law, the party of the first part
will receive consideration for this conveyance and will hold the right to receive such
consideration as a trust fund to be applied first for the purpose of paying the cost of the
improvement and will apply the same first to the payment of the cost of the improvement
before using any part of the total of the same for any other purpose.
IN WITNESS WHEREOF, the party of the first part has hereunto set its hand and seal
the day and year first above written.
In Presence Of
RED TAIL, LLC

By:
Xelita K. Early, President

By:
Steven E. Woinoski, Vice President

{H3310235.1}
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State of New York
County of Tompkins

/2018 12:23:10 PM

} ss.:

On the /ft"* day of April in the year 2018, before me, the undersigned, personally
appeared Aelita K. Early and Steven E. Woinoski, personally known to me or proved to me on
the basis of satisfactory evidence to be the individuals whose names are subscribed to the
within instrument and acknowledged to me that she/he executed the same in her/his capacity,
and that by her/his signature on the instrument, the individuals, or the person upon behalf of
which the individuals acted, executed the instrument.

Notary Public

JEMWE POLIAK
Notarv PubVic, State ol New Vof^

No.
QuaV\V\e<A \n Toiv\pv. ' M » County
Commission Exp'tret
'Ib, 20
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SCHEDULE A

ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Danby, County
of Tompkins and State of New York, bounded and described as follows:
BEGINNING at a point marked by an iron pin in the west line of Danby Road (New
York State Route 96B), which point is located North 79 degrees 41 minutes 43 seconds West a
distance of 35.20 feet from a point in the centerline of Danby Road, which centerline point is
located northerly along the centerline of Danby Road a distance of 1,345.5 feet, more or less,
from the intersection of the centerline of Danby Road with the (extended) centerline of
Gunderman Road;
THENCE running NORTH 79 degrees 41 minutes 43 seconds WEST a distance of
190.00 feet to a point marked by an iron pin;
THENCE running SOUTH 08 degrees 00 minutes 04 seconds EAST a distance of 300.01
feet to a point marked by an iron pipe;
THENCE running NORTH 79 degrees 30 minutes 11 seconds WEST a distance of
3,966.70 feet to a point marked by an iron pin;
THENCE running NORTH 10 degrees 32 minutes 27 seconds EAST a distance of 673.95
feet to a point marked by an iron pin;
THENCE running NORTH 09 degrees 21 minutes 43 seconds EAST a distance of 221.33
feet to a point;
THENCE running SOUTH 79 degrees 46 minutes 40 seconds EAST, and passing
through an axle at 7.3 feet, a total distance of 534.48 feet to a point marked by an iron pin;
THENCE running NORTH 03 degrees 47 minutes 22 seconds EAST a distance of 393.73
feet to a point marked by an iron pipe;
THENCE running NORTH 76 degrees 17 minutes 44 seconds EAST, and passing
through an iron pin at 259.47 feet, a total distance of 415.28 feet to a point marked by an iron pin;
THENCE running SOUTH 80 degrees 18 minutes 45 seconds EAST, and passing
through an iron pipe at 61.00 feet, and an iron pin at 1,007.54 feet, a total distance of 2,147.33
feet to a point marked by an iron pin;
THENCE running NORTH 88 degrees 27 minutes 43 seconds EAST a distance of 617.80
feet to a point marked by an iron pin in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 329.87 feet to a point;
THENCE running NORTH 81 degrees 28 minutes 36 seconds WEST, and passing
through the remains of a concrete monument at 10.0 feet, a total distance of 242.71 feet to a point
located 0.4 feet northerly of an old fence post;
THENCE running NORTH 78 degrees 01 minutes 34 seconds WEST a distance of
186.00 feet to a point marked by an iron pin;
THENCE running SOUTH 09 degrees 31 minutes 12 seconds EAST a distance of 413.18
feet to a point marked by an iron pin;
THENCE running SOUTH 79 degrees 15 minutes 34 seconds EAST, and passing
through an iron pin at 417.68 feet, a total distance of 418.98 feet to a point in the west line of
Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 316.55 feet to a point marked by an iron pin;

201809911
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SCHEDULE A (continued)

THENCE running SOUTH 84 degrees 55 minutes 14 seconds WEST a distance of
134.79 feet to a point marked by an iron pin;
THENCE running SOUTH 03 degrees 34 minutes 48 seconds EAST, and passing
through an iron pin at 5.00 feet, a total distance of 165.00 feet to a point marked by an iron pin;
THENCE running NORTH 84 degrees 55 minutes 14 seconds EAST a distance of 147.61
feet to a point marked by an iron pin in the west line Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 184.32 feet to the point or place of beginning.
SUBJECT TO the following Ground Leases affecting certain Lots shown on the survey
maps referenced hereinbelow and as originally and/or subsequently recorded in the Tompkins
County Clerk's Office as follows:
Lot 6 (Instrument No. 530966001);
Lot 5 (Instrument No. 530968001);
Lot 7 (Instrument No. 533902003 and Instrument No. 201400863);
Lot 8 (Instrument No. 572007001);
Lot 11 (Instrument No. 584306006);
Lot 9 (Instrument No. 201400612);
Lot 2 (Instrument No. 201407907);
Lot 14 (Instrument No. 201508548);
Lot 13 (Instrument No. 201510485);
Lot 12 (Instrument No. 201609469;
Lot 10 (Instrument No. 201706270).
SUBJECT TO easements for gas pipelines as shown on the survey map referenced
hereinbelow. [As a reference for possible affecting easements recorded in the Tompkins County
Clerk's Office see Liber 259 of Deeds at page 169 and Liber 259 of Deeds at page 334.]
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated March 15, 1949 and recorded May 17, 1949 in the Tompkins County Clerk's
Office in Liber 320 of Deeds at page 445.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated March 9, 1949 and recorded May 17, 1949 in the Tompkins County Clerk's
Office in Liber 320 of Deeds at page 446, but only insofar as it may affect the abovedescribed
premises.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated September 3, 1969 and recorded October 17, 1969 in the Tompkins County
Clerk's Office in Liber 484 of Deeds at page 360.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated September 4, 1969 and recorded October 17, 1969 in the Tompkins County
Clerk's Office in Liber 484 of Deeds at page 364.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins County
Clerk's Office as Instrument No. 520943019.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation and
Verizon New York, Inc., formerly known as New York Telephone Company, by instrument
dated November 6, 2007 and recorded January 28, 2008 in the Tompkins County Clerk's Office
as Instrument No. 520943021.
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SCHEDULE A (continued)

SUBJECT TO the terms set forth in the "'White Hawk Ecovillage Membership
Guidelines and Agreements" referenced in the "Declaration of Covenants and Restrictions of
White Hawk Ecovillage" dated August 11, 2008 and recorded the same day in the Tompkins
County Clerk's Office as Instrument No. 530271001, and recorded January 9, 2014 in the
Tompkins County Clerk's Office as Instrument No. 201400270.
SUBJECT TO an easement granted by Seven Circles, LLC to the Town of Danby by
instrument dated September 10, 2010 and recorded January 19, 2011 in the Tompkins County
Clerk's Office as Instrument No. 570312001, which easement allows for access in order to
install and maintain a monitoring well on the abovedescribed premises; as modified by
Agreement dated April 23, 2013 and recorded February 27, 2014 in the Tompkins County
Clerk's Office as Instrument No. 201402169.
SUBJECT TO the rights of others entitled to the use thereof of the gravel lane or
roadway known as White Hawk Lane and the Common Areas as shown on the survey maps
referenced hereinbelow.
SUBJECT TO the minor encroachment of the building on the aforesaid Lot 2 onto Lot 1
as shown on the survey map referenced hereinbelow.
SUBJECT TO the terms of a certain Encroachment Agreement executed by and between
Seven Circles, LLC and Timothy D. Pettaway dated December 5, 2017 and recorded in the
Tompkins County Clerk's Office concurrently herewith.
ASSUMING the indebtedness of that certain mortgage dated August 29, 2018 and
recorded on August 30, 2018 in the Tompkins County Clerk's Office as Instrument No. 2018
09878.
REFERENCE is also hereby made to a survey map incorporated herein entitled "Survey
Map Showing Lands of Seven Circles, LLC, Town of Danby, Tompkins County, New York"
prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers and Surveyors,
Ithaca, New York, dated May 11, 2016, a copy of which is filed December 6, 2017 in the
Tompkins County Clerk's Office as Instrument No. 201713928.
REFERENCE is hereby made to a survey map incorporated herein entitled "Survey Map
Showing Portion of Lands of Seven Circles, LLC, Town of Danby, Tompkins County, New
York" prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers and
Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which is filed December 6, 2017 in
the Tompkins County Clerk's Office as Instrument No. 201713927.
BEING THE SAME PREMISES conveyed to Red Tail, LLC, the party of the first part
herein, by deed dated April 17, 2018 and filed in the Tompkins County Clerk's Office on August
6, 2018 as Instrument No. 201808789.
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MORTGAGE
PROPERTY ADDRESS: 0 White Hawk Lane, Danby, New York
DATED: August 15, 2018
BORROWER(S): Red Tail, LLC
LENDER: White Hawk Ecovillage, Inc.
MEANING OF WORDS
"I", "Me" and "My" refer to each person who signs this Mortgage and any person who
signs an agreement to assume this Mortgage.
"Lender" means anyone who owns this Mortgage.
"Note" means the Promissory Note dated the same date as this Mortgage, which is
secured by this Mortgage and any modifications or attachments to the Note.
"Loan" means the principal sum of Four Hundred and Forty Nine Thousand and Four
Hundred and Eighty Nine Dollars and 00/100 ($449,489.00) with interest, which
Borrower agrees to pay to the Lender according to the terms of the Note. Lender may
make advances to me in the future, and shall in addition to this Loan amount stated, the
Note and this Mortgage shall secure any debts I now, or in the future may owe to Lender.
The maximum amount of debt secured by the Note and this Mortgage shall not be greater
than the debt stated above. Lender is not obligated to make future advances.
"Taxes" mean all taxes and assessments which become liens on the Property.
"Property" means the land described as follows:
SEE SCHEDULE "A" ATTACHED HERETO AND MADE A PART HEREOF.
Together with all buildings and other improvements that are located on the
Property; all fixtures or other articles of property that are now or in the future will be on
the Property; all rights that go along with the Property, known as "easements and
appurtenances;" all rights that Borrower has in the land which lies in the streets or roads
in front of, or next to, the Property; all mineral, oil and gas rights and profits, water rights
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and water stock that are part of the Property; all condemnation awards for any taking by
a government or agency of the whole or part of the Property or buildings or any easement
in connection with the Property, including awards for changes of grade of streets; all of
the rights and property described above that Borrower may acquire in the future; and all
replacements of or additions to the Property and all insurance proceeds for loss or
damage to the Property.
GRANT OF MORTGAGE LIEN
I hereby grant a first mortgage on the Property to the Lender to secure repayment
of the Loan according to the terms of the Note and this Mortgage. This is a purchase
money mortgage.
AGREEMENTS OF THE BORROWER
1. PAYMENTS:
a. I will make all payments on the Note when they are due.
b. I will pay all taxes on the Property and all charges for water and sewer service
to the Property when they are due.
c. I will pay to the Lender any amount which the Lender spends for taxes and
insurance on the Property or to protect the Property from damage. These amounts, plus
interest at the rate in the Note, will be added to the Loan and will be due when the Lender
demands payment.
d. I will pay the expenses of the Lender in collecting the money which I owe,
including reasonable attorneys' fees.
2. SPECIAL ACCOUNT FOR TAXES AND INSURANCE: If requested to do so by the
Lender, I will deposit enough money in a special account with the Lender so that the
Lender can pay bills for taxes and insurance on the Property. The Lender will decide how
much money is needed for the purpose and may deduct part of the money from the Loan
at the closing. The Lender will bill me for an additional amount to be deposited each
month. If the Lender decides that I have not deposited enough, I will pay the Lender
enough to make up the shortage. This may be in a lump sum, an additional amount each
month, or both, as the Lender may decide. Except as required by law, the Lender has no
duty to pay me interest or profits because I have deposited the money with the Lender.
The Lender may choose to stop receiving these deposits and to stop paying any of these
bills at any time. Until this happens it is my duty to forward any bills for these items which
I receive to the Lender so they can be paid on time. If I sell the Property and the Loan is
not paid off, the Lender may keep the money which I have deposited and use it to pay
these bills unless the buyer of the Property replaces it. If a default happens, the Lender
may use the money in the special account to reduce the amount which is owed to the
Lender on the Loan.
3. INSURANCE: I will keep insurance on the Property which is satisfactory to the Lender.
I will give the insurance policies to the Lender if it asks for them.
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4. CONDITION OF PROPERTY: I will keep the Property in good condition. I will not
destroy or remove any buildings or fixtures now on the Property. If the Property is
damaged by fire or other causes, I will notify the Lender in writing at once. I will allow the
Property to be inspected by the Lender at any reasonable time.
5. NO TRANSFER OF PROPERTY: I will not transfer ownership of the Property so long
as the Mortgage is on it unless the Lender consents in writing.
6. LIEN LAW: This Mortgage is subject to the trust fund provisions of Section Thirteen of
the Lien Law. This makes it my duty to use the Loan for certain purposes stated in this
law.
7. WARRANTY: I warrant the title to the Property. Section 254 of the Real Property Law
places duties on those who warrant their title.
8. STATEMENT OF AMOUNT DUE: I will give the Lender a true statement of how much
I owe the Lender on the Loan and what claims or defenses I may have against the Lender
within five days after the Lender asks for it. This statement will be signed by me and
acknowledged before a Notary Public.
DEFAULT
9. EVENTS OF DEFAULT: A default will happen if any payment to the Lender is not made
when it is due, if I cease to be the owner of the Property, if I do not keep any other
agreement in the Note or in this Mortgage, if I am bankrupt, or anything in the application
for the Loan is not true.
10. DEFAULT TO OTHER LENDER(S): In the event of my default in any obligation to a
lending institution other than Lender, I am required to notify Lender in writing of such default
and to forward copies of all written communications and documents regarding the default.
Such written notice and copies of communications shall be delivered to Lender within five
(5) days of my receipt. My failure to provide written notice of default to Lender shall be
considered default of the terms of the mortgage provided by Lender.

RIGHTS OF LENDER
11. LOAN MAY BE CALLED: If there is a default, the Lender may call the Loan. This
means that the whole amount due under the Note and this Mortgage, and all accrued
interest and late charges thereunder which is unpaid, will be due at that time, even if I am
not told.
12. COLLECTION BY FORECLOSURE OR OTHER ACTION: If I fail to pay all amounts
which I have agreed to pay to the Lender, including the entire balance if the Loan is called,
the Lender may bring legal action against me. The Lender may choose to foreclose this
Mortgage, which will result in the Property being sold to pay what is owed and I will pay
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any balance owing after the sale. The Lender may also sue me for any amount which I
owe without foreclosing.
13. LENDER MAY PAY TAXES: If I do not pay all taxes on the Property when they are
due, the Lender may pay them, and such amount advanced will be added to the amount
owed Lender.
14. LENDER MAY PROVIDE INSURANCE: If I do not provide the Lender with the
required insurance, the Lender may get insurance on the Property to protect the Lender,
and such amount advanced will be added to the amount owed the Lender.
15. PAYMENTS FOR DAMAGE OR TAKING: If the Property is damaged or taken by
condemnation, the Lender has the right to collect all payments from insurance or for the
taking. The Lender may use this money to reduce the amount of the Loan or pay off the
Loan before paying me which is left. If I repair the damage, the Lender may give me the
insurance payment to cover the cost of repairs if it chooses to do so.
16. PROTECTION OF THE PROPERTY: If the Lender feels that the Property is in danger
of damage or destruction, the Lender may send its representative on the Property to
protect or repair it, and the cost thereof will be added to the amount owed to Lender.
17. RECEIVER: The Lender, in any action to foreclose this Mortgage, shall be entitled to
the appointment of a receiver. Section 254 of the Real Property Law explains the Lender's
rights to a receiver.
18. PARTIAL PAYMENT: If I pay less than the amount due and payable to the Lender at
any time, Lender may accept that payment without losing any rights which it may have
because of the default in paying all amounts due.
19. LENDER'S RIGHT TO CONTINUE: Each of the Lender's rights under this Mortgage
is separate. If the Lender does not enforce any rights of the Lender under this Mortgage
or under the law, the Lender will still have all of those rights and may enforce them in the
future.
20. LENDER DEFINED: "Lender" shall mean an individual or corporation who or which
may be the owner of this mortgage loan and the neuter gender where used here in shall
also be interpreted to mean the masculine or feminine gender, and singular shall also be
interpreted to mean plural where application.
21. RENT AND EVICTION AFTER DEFAULT: If there is a default under this Mortgage,
Borrower must pay monthly in advance to lender, or to a receiver who may be appointed
to take control of the Property, the fair rental for the use and occupancy of the part of the
Property that is in the possession of the Borrower. If Borrower does not pay the rent when
due, Borrower will vacate and surrender the Property to the Lender, or to the receiver, if
any. Lender may evict the Borrower by summary proceedings or other court proceedings.
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22. NO WAIVER: Delay or failure of Lender to take any action will not prevent the Lender
from taking any action later. Lender may enforce those rights it chooses without giving up
any other rights.
23. NOTICES: Notices, demands, or requests must be in writing and may be delivered
in person or sent by mail.
24. This mortgage may not be changed orally.
25. This mortgage shall be binding upon Borrower, Lender, and their respective heirs,
executors, administrators, successors, and assigns.
26. Each borrower shall be separately liable for the debt secured by this Mortgage, and
the agreements contained herein.
Red Tail, LLC

C
>elita Early, a duly authorized managing
meMmber

u

1

Steven Woinoski, a duly authorized managing
member
STATE OF NEW YORK
COUNTY OF TOMPKINS

)
)

ss.:

On the lA of August, 2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be Aelita Early,
the individual whose name is subscribed to the within instrument and acknowledged to me that
they executed the same in their capacity, and that by their signature on the instrument, the
individuals, or the persons upon behalf of which the individuals acted, executed the instrument.
Noraty Public
STATE OF NEW YORK
COUNTY OF TOMPKINS

)
)

ss.:

JAMIE ECORBETT

Notary Public, State of Now Ybfk
Qualified In Tompkln* County
My

VL

24

On the
of August, 2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be Steven
Woinoski. the individual whose name is subscribed to the within instrument and acknowledged
to me that they executed the same in their capacity, and that by their signature on the instrument,
the individuals, or the persons upon behalf of which the individuals acted, executed the
instrument.

;U ^
Nonpublic ^
/

I

Notary Public, State of New York
Qualifiecl in Tompkins County
My
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SCHEDULE A
ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Danby, County
of Tompkins and State of New York, bounded and described as follows:
BEGINNING at a point marked by an iron pin in the west line of Danby Road (New
York State Route 96B), which point is located North 79 degrees 41 minutes 43 seconds
West a distance of 35.20 feet from a point in the centerline of Danby Road, which
centerline point is located northerly along the centerline of Danby Road a distance of
1,345.5 feet, more or less, from the intersection of the centerline of Danby Road with the
(extended) centerline of Gunderman Road;
THENCE running NORTH 79 degrees 41 minutes 43 seconds WEST a distance
of 190.00 feet to a point marked by an iron pin;
THENCE running SOUTH 08 degrees 00 minutes 04 seconds EAST a distance of
300.01 feet to a point marked by an iron pipe;
THENCE running NORTH 79 degrees 30 minutes 11 seconds WEST a distance
of 3,966.70 feet to a point marked by an iron pin;
THENCE running NORTH 10 degrees 32 minutes 27 seconds EAST a distance
of 673.95 feet to a point marked by an iron pin;
THENCE running NORTH 09 degrees 21 minutes 43 seconds EAST a distance
of 221.33 feet to a point;
THENCE running SOUTH 79 degrees 46 minutes 40 seconds EAST, and passing
through an axle at 7.3 feet, a total distance of 534.48 feet to a point marked by an iron
pin;
THENCE running NORTH 03 degrees 47 minutes 22 seconds EAST a distance
of 393.73 feet to a point marked by an iron pipe;
THENCE running NORTH 76 degrees 17 minutes 44 seconds EAST, and passing
through an iron pin at 259.47 feet, a total distance of 415.28 feet to a point marked by an
iron pin;
THENCE running SOUTH 80 degrees 18 minutes 45 seconds EAST, and passing
through an iron pipe at 61.00 feet, and an iron pin at 1,007.54 feet, a total distance of
2,147.33 feet to a point marked by an iron pin;
THENCE running NORTH 88 degrees 27 minutes 43 seconds EAST a distance
of 617.80 feet to a point marked by an iron pin in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
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west line of Danby Road a distance of 329.87 feet to a point;
THENCE running NORTH 81 degrees 28 minutes 36 seconds WEST, and passing
through the remains of a concrete monument at 10.0 feet, a total distance of 242.71 feet
to a point located 0.4 feet northerly of an old fence post;
THENCE running NORTH 78 degrees 01 minutes 34 seconds WEST a distance
of 186.00 feet to a point marked by an iron pin;
THENCE running SOUTH 09 degrees 31 minutes 12 seconds EAST a distance of
413.18 feet to a point marked by an iron pin;
THENCE running SOUTH 79 degrees 15 minutes 34 seconds EAST, and passing
through an iron pin at 417.68 feet, a total distance of 418.98 feet to a point in the west
line of Danby Road;
SCHEDULE A (continued)

THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
west line of Danby Road a distance of 316.55 feet to a point marked by an iron pin;
THENCE running SOUTH 84 degrees 55 minutes 14 seconds WEST a distance
of 134.79 feet to a point marked by an iron pin;
THENCE running SOUTH 03 degrees 34 minutes 48 seconds EAST, and passing
through an iron pin at 5.00 feet, a total distance of 165.00 feet to a point marked by an
iron pin;
THENCE running NORTH 84 degrees 55 minutes 14 seconds EAST a distance
of 147.61 feet to a point marked by an iron pin in the west line Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
west line of Danby Road a distance of 184.32 feet to the point or place of beginning.
SUBJECT TO the following Ground Leases affecting certain Lots shown on the
survey maps referenced hereinbelow and as originally and/or subsequently recorded in
the Tompkins County Clerk's Office as follows:
Lot 6 (Instrument No. 530966001);
Lot 5 (Instrument No. 530968001);
Lot 7 (Instrument No. 533902003 and Instrument No. 201400863);
Lot 8 (Instrument No. 572007001);
Lot 11 (Instrument No. 584306006);
Lot 9 (Instrument No. 201400612);
Lot 2 (Instrument No. 201407907);
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Lot 14 (Instrument No. 201508548);
Lot 13 (Instrument No. 201510485);
Lot 12 (Instrument No. 201609469;
Lot 10 (Instrument No. 201706270).
SUBJECT TO easements for gas pipelines as shown on the survey map
referenced hereinbelow. [As a reference for possible affecting easements recorded in the
Tompkins County Clerk's Office see Liber 259 of Deeds at page 169 and Liber 259 of
Deeds at page 334.]
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated March 15,1949 and recorded May 17,1949 in the Tompkins County
Clerk's Office in Liber 320 of Deeds at page 445.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated March 9, 1949 and recorded May 17, 1949 in the Tompkins County
Clerk's Office in Liber 320 of Deeds at page 446, but only insofar as it may affect the
abovedescribed premises.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated September 3,1969 and recorded October 17,1969 in the Tompkins
County Clerk's Office in Liber 484 of Deeds at page 360.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated September 4,1969 and recorded October 17,1969 in the Tompkins
County Clerk's Office in Liber 484 of Deeds at page 364.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins
County Clerk's Office as Instrument No. 520943019.
SCHEDULE A (continued)

SUBJECT TO an easement granted to New York State Electric & Gas Corporation
and Verizon New York, Inc., formerly known as New York Telephone Company, by
instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins
County Clerk's Office as Instrument No. 520943021.
SUBJECT TO the terms set forth in the "White Hawk Ecovillage Membership
Guidelines and Agreements" referenced in the "Declaration of Covenants and
Restrictions of White Hawk Ecovillage" dated August 11, 2008 and recorded the same
day in the Tompkins County Clerk's Office as Instrument No. 530271001, and recorded
January 9, 2014 in the Tompkins County Clerk's Office as Instrument No. 201400270.
SUBJECT TO an easement granted by Seven Circles, LLC to the Town of Danby
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by instrument dated September 10,2010 and recorded January 19,2011 in the Tompkins
County Clerk's Office as Instrument No. 570312001, which easement allows for access
in order to install and maintain a monitoring well on the abovedescribed premises; as
modified by Agreement dated April 23, 2013 and recorded February 27, 2014 in the
Tompkins County Clerk's Office as Instrument No. 201402169.
SUBJECT TO the rights of others entitled to the use thereof of the gravel lane or
roadway known as White Hawk Lane and the Common Areas as shown on the survey
maps referenced hereinbelow.
SUBJECT TO the minor encroachment of the building on the aforesaid Lot 2 onto
Lot 1 as shown on the survey map referenced hereinbelow.
SUBJECT TO the terms of a certain Encroachment Agreement executed by and
between Seven Circles, LLC and Timothy D. Pettaway dated December 5, 2017 and
recorded in the Tompkins County Clerk's Office concurrently herewith.
REFERENCE is also hereby made to a survey map incorporated herein entitled
"Survey Map Showing Lands of Seven Circles, LLC, Town of Danby, Tompkins County,
New York" prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers
and Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which is filed December
6, 2017 in the Tompkins County Clerk's Office as Instrument No. 201713928.
REFERENCE is hereby made to a survey map incorporated herein entitled
"Survey Map Showing Portion of Lands of Seven Circles, LLC, Town of Danby, Tompkins
County, New York" prepared by Lee Dresser, L.L.S. No. 050096, of T. G. Miller P.C.,
Engineers and Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which was
filed on December 6,2017 in the Tompkins County Clerk's Office as Instrument No. 2017
13927.
BEING THE SAME PREMISES conveyed to Red Tail, LLC, the party of the first
part herein, by deed dated April 17, 2018 and recorded in the Tompkins County Clerk's
Office on August 6, 2018 as Instrument No. 201808789.
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ASSUMPTION AGREEMENT
THIS ASSUMPTION AGREEMENT ("Agreement") is entered into and effective as of
August 19\ , 2018 (the "Effective Date"), by and among White Hawk Ecovillage, Inc. ("Lender");
Red Tail, LLC, ("Original Borrower"); and White Hawk Ecovillage Community, Inc., ("New
Borrower"). Original Borrower and New Borrower are sometimes collectively referred to as
"Borrower Parties".
RECITALS
A.
Original Borrower is the current owner of fee title to the real property ("Land")
and the buildings and improvements thereon ("Improvements"), commonly known as "White
Hawk Ecovillage" located in the Town of Danby, County of Tompkins, State of New York, more
particularly described in the attached Exhibit "A" (the Land and the Improvements are
collectively referred to as the "Property").
B.
Lender is the current owner and holder of a loan ("Loan") in the original principal
amount of $449,489.00 made to Original Borrower pursuant to the terms of a Promissory Note
(the "Note") dated August
2018, between Original Borrower and Lender, as secured by that
certain mortgage dated August
, 2018 and recorded in the Tompkins County Clerk's Office on
August 30 , 2018 as Instrument No.iXlVCt'WS(the "Mortgage").
C.
New Borrower desires to obtain Lender's consent to the assignment and assumption
of the Mortgage as described below.
D.
The Requested Actions, without Lender's consent, are prohibited by the terms of
the Note and Mortgage.
The Lender has agreed to consent to the following requested actions (collectively
the "Requested Actions"): (i) Original Borrower selling the Property to New Borrower, and (ii)
New Borrower assuming all of Original Borrower's obligations under the Loan Documents.
NOW THEREFORE, in consideration of $10.00 paid by each of the parties to the other,
the mutual covenants set forth below, and other good and valuable consideration, receipt and
sufficiency of which are acknowledged, the parties agree as follows:
ARTICLE 1
REPRESENTATIONS
1.1
Original Borrower Representations. As a material inducement to Lender to enter
into this Agreement and to consent to the Requested Actions, Original Borrower acknowledges,
warrants, represents and agrees to and with Lender as follows:
(a)
Incorporation of Recitals. All of the facts set forth in the Recitals of this
Agreement are true and correct and incorporated into this Agreement by this reference.
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Authority of Original Borrower. Original Borrower is a duly organized,
(b)
validly existing limited liability company in good standing under the laws of the State of New
York. The execution and delivery of, and performance under, this Agreement by Original
Borrower have been duly and properly authorized pursuant to all requisite limited liability
company action and will not (x) violate any provision of any law, rule, regulation, order, writ,
judgment, injunction, decree, determination or award presently in effect having applicability to
Original Borrower or the articles of organization, certificate of formation, operating agreement,
limited liability company agreement or any other organizational document of Original Borrower
or (y) result in a breach of or constitute or cause a default under any indenture, agreement, lease
or instrument to which Original Borrower is a party or by which the Property may be bound or
affected.
(c)
Compliance with Laws. To Original Borrower's knowledge, all permits,
licenses, franchises or other evidences of authority to use and operate the Property as it is presently
being operated and as contemplated by the Loan Documents are current, valid and in full force and
effect. Original Borrower has not received any written notice from any governmental entity
claiming that Original Borrower or the Property is not presently in compliance with any laws,
ordinances, rules and regulations bearing upon the use and operation of the Property, including,
without limitation, any notice relating to any violations of zoning, building, environmental, fire,
health, or other laws, ordinances, rules, codes or regulations.
(d)
No Default. To Original Borrower's knowledge, no event, fact or
circumstance has occurred or failed to occur which constitutes, or with the lapse or passage of
time, giving of notice or both, could constitute a default or Event of Default under the Note and
Mortgage.
1.2
Acknowledgments. Warranties and Representations of New Borrower. As a
material inducement to Lender to enter into this Agreement and to consent to the Requested
Actions, New Borrower acknowledges, warrants, represents and agrees to and with Lender as
follows:

(a)
Incorporation of Recitals. All of the facts set forth in the Preliminary
Statement of this Agreement are true and incorporated into this Agreement by reference.
(b)

Authority of New Borrower.

0)

New Borrower. New Borrower is a duly organized, validly existing
business corporation in good standing under the laws of the State of New York. The execution
and delivery of, and performance under, this Agreement and the Loan Documents by New
Borrower have been duly and properly authorized pursuant to all requisite company action and
will not (x) violate any provision of any law, rule, regulation, order, writ, judgment, injunction,
decree, determination or award presently in effect having applicability to New Borrower or the
certificate of incorporation, bylaws, or any other organizational document of New Borrower or (y)
result in a breach of or constitute or cause a default under any indenture, agreement, lease or
instrument to which New Borrower is a party or by which the Property may be bound or affected.
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No Default. To New Borrower's knowledge, no event, fact or circumstance
(c)
has occurred or failed to occur which constitutes, or with the lapse or passage of time, giving of
notice or both, could constitute a default or Event of Default under the Note and Mortgage.
ARTICLE 2
ACKNOWLEDGMENTS AND COVENANTS OF BORROWER PARTIES
As a material inducement to Lender to enter into this Agreement and to consent to
Requested Actions each of Borrower Parties, as to itself only, acknowledges, warrants, represents,
covenants and agrees to and with Lender as follows:
Assumption of Loan. New Borrower hereby assumes the indebtedness due under
2.1
the Note, the Loan and all of Original Borrower's other obligations, as grantor, mortgagor,
borrower, assignor, trustor, indemnitor, guarantor, or maker, as the case may be, under the Loan
Documents to the same extent as if New Borrower had signed such instruments. New Borrower
agrees to comply with and be bound by all the terms, covenants and agreements, conditions and
provisions set forth in the Loan Documents.
ARTICLE 3
ADDITIONAL PROVISIONS
3.1
Successors or Assigns. Whenever any party is named or referred to in this
Agreement, the heirs, executors, legal representatives, successors, successorsintitle and assigns
of such party shall be deemed included. All covenants and agreements in this Agreement shall
bind and inure to the benefit of the heirs, executors, legal representatives, successors, successors
intitle and assigns of the parties, whether so expressed or not.
3.2
Invalid Provision to Affect No Others. If, from any circumstances whatsoever,
fulfillment of any provision of this Agreement or any related transaction at the time performance
of such provision shall be due, shall involve transcending the limit of validity presently prescribed
by any applicable usury statute or any other applicable law, with regard to obligations of like
character and amount, then ipso facto, the obligation to be fulfilled shall be reduced to the limit of
such validity. If any clause or provision operates or would prospectively operate to invalidate this
Agreement, in whole or in part, then such clause or provision only shall be deemed deleted, as
though not contained in this Agreement, and the remainder of this Agreement shall remain
operative and in full force and effect.
3.3
Modifications. The terms of this Agreement may not be changed, modified,
waived, discharged or terminated orally, but only by an instrument or instruments in writing,
signed by the party against whom the enforcement of the change, modification, waiver, discharge
or termination is asserted. Lender's consent to the Requested Actions shall not be deemed to
constitute Lender's consent to any provisions of the organizational documents that would be in
violation of the terms and conditions of any of the Loan Documents.
(REMAINDER OF PAGE INTENTIONALLY LEFT BLANK)
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The parties have executed and delivered this Agreement as of the day and year first above
written.
LENDER:
WHITE HAWK ECOVILLAGE, INC.
By:
AeHta Early, a duly authorized director
By:
Steven Woinoski, a duly authorized director

STATE OF NEW YORK
COUNTY OF TOMPKINS

)
)

ss.:

On the 26 of
2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be Aelita Early
the individual whose name is subscribed to the within instrument and acknowledged to me that
they executed the same in their capacity, and that by their signature on the instrument, the
individuals, or the persons upon behalf of which the individuals acted, executed the instrument.

Notmy Public

STATE OF NEW YORK
COUNTY OF TOMPKINS

JAMIE E. CORBETT
Notary Public, State of New York
Qualified in Tompkins County

My CommisstoiT^pfrM^^'f LO

)
)

ss.:

On the 1of
2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be teven
Woinoski, the individual whose name is subscribed to the within instrument and acknowledged to
me that they executed the same in their capacity, and that by their signature on the instrument, the
individuals, or the persons upon behalf of which the individuals acted, executed the instrument.

Public

N

JAMIE E. CORBETT

Notary Public, State of New York
Qualified in Tompkins County
No. 01CO622
My Commission Expires^ULUrevL
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The parties have executed and delivered this Agreement as of the day and year first above
written.
ORIGINAL BORROWER:
Red Tail, LLC
By:
Aelita Early, a duly authorized drrector
By:
Steven Woinoski, a duly authorized director

STATE OF NEW YORK
COUNTY OF TOMPKINS

)
)

ss.:

On the 2^of Qf
KJ f" , 2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be Aelita Early
and Steven Woinoski. the individuals whose names are subscribed to the within instrument and
acknowledged to me that they executed the same in their capacity, and that by their signature on
the instrument, the individuals, or the persons upon behalf of which the individuals acted, executed
the instrument.

Public

Ni

STATE OF NEW YORK
COUNTY OF TOMPKINS

JAMIE E. CORBETT
Notary Public, State of New Ybrfc
Qualified in Tompkins County
MyCommte^onE0."6^8^f 2OT07,2.

)
)

s s .:

O n t h e j/j o f A u g u s t , 2 0 1 8 b e f o r e m e , t h e u n d e r s i g n e d , p e r s o n
ally appeared and, personally known to me or proved to ne on the
basis of satisfactory evidence to be Steven Woinoski, the individ
ual whose name is subscribed to the within instrumentand acknowle
dged to me that he executed the saem in his capacity, and that by
his signature on the instrument, the individual, or the person
upon behalf of which the individual acted, executed the instrumen

Ndaary Pu
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JAMIE E. CORBETT
Notary Public, State of New York
Qualified in Tompkins County
No. 01CO622
LOUVL
My Commission Expires
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The parties have executed and delivered this Agreement as of the day and year first above written.

NEW BORROWER:

WHITE HAWK ECOVILLAGE COMMUNITY, INC.,
a New York Business Corporation

By:
:lita Early, a duly authorized director
By:
Steven Woinoski, a duly authorized director

STATE OF NEW YORK
COUNTY OF TOMPKINS

)
)

ss.:

On the 1% of OlU'Sm,/
, 2018 before me, the undersigned, personally appeared and,
personally known to me or proved to me on the basis of satisfactory evidence to be Aelita Early
and Sit veil Wuiuuskr. the individuals whose names are subscribed to the within instrument and
acknowledged to me that they executed the same in their capacity, and that by their signature on
the instrument, the individuals, or the persons upon behalf of which the individuals acted, executed
the instrument.

Noiagy Public
STATE OF NEW YORK
COUNTY OF TOMPKINS

JAMIE E. CORBETT

Notary Public, State of New Ybrk
Qualified In Tbmpklns County

My enmmte«°nS1plpP^?f^Ji + ' 20

)
)



^

s s .:

O n t h e lJ\ o f A u g u s t , 2 0 1 8 b e f o r e m e , t h e u n d e r s i g n e d , p e r s o n
ally appeared and, personally known to me or proved to me on the
basis of satisfactory evidence to be Steven Woinoski, the individ
ual whose name is subscribed to the within instrument and acknowl
edged to me that he executed the same in his capacity, and that b
y his signature on the instrument, the individual, or the person
upon behalf of which the individual acted, exectued the instrumen

Nota,

{H3400780.1}
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6

A/u^
Publi

JAMIE E. CORBETT
Notary Public, State of New York
Qualified in Tompkins County
No. 01CO6228473 , .  . .. ,
My Commission t=»pi"»e I
u* >1.

08/31/2018 02:09:46 PM
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SCHEDULE A
ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Danby, County
of Tompkins and State of New York, bounded and described as follows:
BEGINNING at a point marked by an iron pin in the west line of Danby Road (New
York State Route 96B), which point is located North 79 degrees 41 minutes 43 seconds
West a distance of 35.20 feet from a point in the centerline of Danby Road, which
centerline point is located northerly along the centerline of Danby Road a distance of
1,345.5 feet, more or less, from the intersection of the centerline of Danby Road with the
(extended) centerline of Gunderman Road;
THENCE running NORTH 79 degrees 41 minutes 43 seconds WEST a distance
of 190.00 feet to a point marked by an iron pin;
THENCE running SOUTH 08 degrees 00 minutes 04 seconds EAST a distance of
300.01 feet to a point marked by an iron pipe;
THENCE running NORTH 79 degrees 30 minutes 11 seconds WEST a distance
of 3,966.70 feet to a point marked by an iron pin;
THENCE running NORTH 10 degrees 32 minutes 27 seconds EAST a distance
of 673.95 feet to a point marked by an iron pin;
THENCE running NORTH 09 degrees 21 minutes 43 seconds EAST a distance
of 221.33 feet to a point;
THENCE running SOUTH 79 degrees 46 minutes 40 seconds EAST, and passing
through an axle at 7.3 feet, a total distance of 534.48 feet to a point marked by an iron
pin;
THENCE running NORTH 03 degrees 47 minutes 22 seconds EAST a distance
of 393.73 feet to a point marked by an iron pipe;
THENCE running NORTH 76 degrees 17 minutes 44 seconds EAST, and passing
through an iron pin at 259.47 feet, a total distance of 415.28 feet to a point marked by an
iron pin;
THENCE running SOUTH 80 degrees 18 minutes 45 seconds EAST, and passing
through an iron pipe at 61.00 feet, and an iron pin at 1,007.54 feet, a total distance of
2,147.33 feet to a point marked by an iron pin;
THENCE running NORTH 88 degrees 27 minutes 43 seconds EAST a distance
of 617.80 feet to a point marked by an iron pin in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
(H3370824.2!
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west line of Danby Road a distance of 329.87 feet to a point;
THENCE running NORTH 81 degrees 28 minutes 36 seconds WEST, and passing
through the remains of a concrete monument at 10.0 feet, a total distance of 242.71 feet
to a point located 0.4 feet northerly of an old fence post;
THENCE running NORTH 78 degrees 01 minutes 34 seconds WEST a distance
of 186.00 feet to a point marked by an iron pin;
THENCE running SOUTH 09 degrees 31 minutes 12 seconds EAST a distance of
413.18 feet to a point marked by an iron pin;
THENCE running SOUTH 79 degrees 15 minutes 34 seconds EAST, and passing
through an iron pin at 417.68 feet, a total distance of 418.98 feet to a point in the west
line of Danby Road;
SCHEDULE A (continued)

THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
west line of Danby Road a distance of 316.55 feet to a point marked by an iron pin;
THENCE running SOUTH 84 degrees 55 minutes 14 seconds WEST a distance
of 134.79 feet to a point marked by an iron pin;
THENCE running SOUTH 03 degrees 34 minutes 48 seconds EAST, and passing
through an iron pin at 5.00 feet, a total distance of 165.00 feet to a point marked by an
iron pin;
THENCE running NORTH 84 degrees 55 minutes 14 seconds EAST a distance
of 147.61 feet to a point marked by an iron pin in the west line Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the
west line of Danby Road a distance of 184.32 feet to the point or place of beginning.
SUBJECT TO the following Ground Leases affecting certain Lots shown on the
survey maps referenced hereinbelow and as originally and/or subsequently recorded in
the Tompkins County Clerk's Office as follows:
Lot 6 (Instrument No. 530966001);
Lot 5 (Instrument No. 530968001);
Lot 7 (Instrument No. 533902003 and Instrument No. 201400863);
Lot 8 (Instrument No. 572007001);
Lot 11 (Instrument No. 584306006);
Lot 9 (Instrument No. 201400612);
Lot 2 (Instrument No. 201407907);

[H3370824.2!
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Lot 14 (Instrument No. 201508548);
Lot 13 (Instrument No. 201510485);
Lot 12 (Instrument No. 201609469;
Lot 10 (Instrument No. 201706270).
SUBJECT TO easements for gas pipelines as shown on the survey map
referenced hereinbelow. [As a reference for possible affecting easements recorded in the
Tompkins County Clerk's Office see Liber 259 of Deeds at page 169 and Liber 259 of
Deeds at page 334.]
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated March 15,1949 and recorded May 17, 1949 in the Tompkins County
Clerk's Office in Liber 320 of Deeds at page 445.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated March 9, 1949 and recorded May 17, 1949 in the Tompkins County
Clerk's Office in Liber 320 of Deeds at page 446, but only insofar as it may affect the
abovedescribed premises.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated September 3, 1969 and recorded October 17, 1969 in the Tompkins
County Clerk's Office in Liber 484 of Deeds at page 360.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated September 4, 1969 and recorded October 17,1969 in the Tompkins
County Clerk's Office in Liber 484 of Deeds at page 364.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation
by instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins
County Clerk's Office as Instrument No. 520943019.
SCHEDULE A (continued)

SUBJECT TO an easement granted to New York State Electric & Gas Corporation
and Verizon New York, Inc., formerly known as New York Telephone Company, by
instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins
County Clerk's Office as Instrument No. 520943021.
SUBJECT TO the terms set forth in the "White Hawk Ecovillage Membership
Guidelines and Agreements" referenced in the "Declaration of Covenants and
Restrictions of White Hawk Ecovillage" dated August 11, 2008 and recorded the same
day in the Tompkins County Clerk's Office as Instrument No. 530271001, and recorded
January 9, 2014 in the Tompkins County Clerk's Office as Instrument No. 201400270.
SUBJECT TO an easement granted by Seven Circles, LLC to the Town of Danby

!H3370824.2|
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by instrument dated September 10, 2010 and recorded January 19, 2011 in the Tompkins
County Clerk's Office as Instrument No. 570312001, which easement allows for access
in order to install and maintain a monitoring well on the abovedescribed premises; as
modified by Agreement dated April 23, 2013 and recorded February 27, 2014 in the
Tompkins County Clerk's Office as Instrument No. 201402169.
SUBJECT TO the rights of others entitled to the use thereof of the gravel lane or
roadway known as White Hawk Lane and the Common Areas as shown on the survey
maps referenced hereinbelow.
SUBJECT TO the minor encroachment of the building on the aforesaid Lot 2 onto
Lot 1 as shown on the survey map referenced hereinbelow.
SUBJECT TO the terms of a certain Encroachment Agreement executed by and
between Seven Circles, LLC and Timothy D. Pettaway dated December 5, 2017 and
recorded in the Tompkins County Clerk's Office concurrently herewith.
REFERENCE is also hereby made to a survey map incorporated herein entitled
"Survey Map Showing Lands of Seven Circles, LLC, Town of Danby, Tompkins County,
New York" prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers
and Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which is filed December
6, 2017 in the Tompkins County Clerk's Office as Instrument No. 201713928.
REFERENCE is hereby made to a survey map incorporated herein entitled
"Survey Map Showing Portion of Lands of Seven Circles, LLC, Town of Danby, Tompkins
County, New York" prepared by Lee Dresser, L.L.S. No. 050096, of T. G. Miller P.C.,
Engineers and Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which was
filed on December 6, 2017 in the Tompkins County Clerk's Office as Instrument No. 2017
13927.
BEING THE SAME PREMISES conveyed to Red Tail, LLC, the party of the first
part herein, by deed dated April 17, 2018 and recorded in the Tompkins County Clerk's
Office on August 6, 2018 as Instrument No. 201808789.
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Green Construction Guidelines for White Hawk Homes
Nov 15, 2016
The Architectural Review Committee (ARC) at White Hawk was established to help residents
find the information and resources they need to build “green” homes with a small ecological
footprint. We recognize that each household has different needs and skills, and that as educated
consumers, you are the most powerful resource for determining what is right for you. These
guidelines are a work in progress and hopefully just a baseline that you can go beyond in your
own design.
If you’re just starting out with the concept of green building, you may find some of the ideas and
technologies presented here helpful in getting started on a home design. The information
presented here gives examples of green building techniques that are well established, but there
are many good techniques available that are not covered in detail. The broad goals in green
building are these: energy efficiency, minimal use of chemicals including VOCs, local materials
where practical, and modest size. There are several levels of LEED certification that a house can
qualify for, and we should all strive for the environmental leadership this represents.
As you work on your home design, you may want to keep affordability in mind. Since each
house is designed and priced individually, you have a great deal of control over the features and
the final price you pay. Even if you can afford a ‘fancier’ house, the future member who might
want to buy it from you may not have the same luxury. Another way to save on costs is to get
the design right the first time – making design changes late in the game adds to the cost of your
house without giving you any tangible benefit.
The items listed in the first section below are requirements that come from local zoning
ordinances and agreements among the White Hawk membership. The sections that follow are
suggestions for techniques that are known to work well, and finally a bibliography of other
techniques that you may wish to research.
Zoning and Community Requirements
Floor space must meet the minimums set by zoning, which are a function of family size
and room types (see below). The area may not exceed 2000 sq ft. Basement space is not
considered in the overall square footage for this policy. – minimum set by zoning;
maximum by membership
Buildings must be a minimum of 3 feet from interior lot lines or to an imaginary line
between buildings on the same lot (guaranteeing 6 feet between houses) and a minimum
of 2 feet to the same for overhangs. An increased distance of at least 10 feet between
buildings is preferred by the Fire Department and will improve fire safety. – minimum set
by zoning
Height cannot exceed 35 feet above grade at highest point. (A zoning variance might be
possible to change this, but permission from the membership should also be sought.)
Must be a permanent building – required by zoning
Houses tested for air leakage – required by membership
Vent stack for radon mitigation – where required by building code
Insulation levels of R-10 for slab, R-19 for foundation walls, R-25 for exterior walls –
required by membership
Good attic insulation, such as blown cellulose loose fill (typ. R-49) where possible; attic
hatch insulated to R-20 – good insulation required by membership, R-values vary with
design
Low U-value windows (0.35 or less) – required for Energy Star rating
Egress requirements for windows/doors – required by building code

An energy-efficiency heating source– required by membership
Energy Star appliances – required for Energy Star rating
Intake vents as needed for proper air infiltration – required by building code
No central air in most homes – allowable for health reasons, but village electric service
is not designed to support central air in all homes
Low-flow showerheads, faucets, toilets – required to ensure adequate water supply and
wastewater disposal; at least one flush toilet per household required by building code
Affordability – White Hawk reserves the right to reject a design on the grounds that (a)
the member building it cannot qualify for financing to pay for it, or (b) the potential
resale price of the dwelling would be so high that the community might be unable to find
a buyer at a future time.
NYS Building Code Regulations (Home Size & Features)
R304.1 Minimum Area: At least one habitable room >= 120 sq ft
R304.2 Other Rooms: Other habitable rooms, except kitchens >= 70 sq ft
R304.3 Height Effect: Area under sloped ceilings below 5’ not counted as habitable
R305.1 Minimum Height: Habitable rooms 7’6” min; hallways, corridors, toilet rooms,
laundry rooms 7’ min; bathrooms 6’8” over fixtures
R306.1 Toilet Facilities: Every unit (ex. owner-occupied one-family, subject to approval
of code enforcement) must have water closet/lavatory and bathtub/shower.
R306.2 Kitchen: Every unit (ex. owner-occupied one-family, subject to approval of code
enforcement) must have kitchen area with sink.
R306.3 Sewage Disposal: All plumbing fixtures connected to sanitary sewer or approved
private sewage disposal system.
R404.4.1 Area for sleeping purposes: Every bedroom >= 70 sq ft for one person, or >= 50
sq ft/person for more than one person
R404.4.4 Prohibited occupancy: Kitchens and nonhabitable spaces shall not be used for
sleeping purposes.
R404.5 Overcrowding
1-2 occupants: no living room or dining room requirement; kitchen >= 50 sq ft
3-5 occupants: living room >= 120 sq ft, dining room >= 80 sq ft, kitchen >= 50 sq ft
6+ occupants: living room >=150 sq ft, dining room >= 100 sq ft, kitchen >= 60 sq ft
R404.5.2 Combined spaces: living room/dining room may be combined if they meet total
area requirement
R404.6 Efficiency unit: 1-2 occupants >= 220 sq ft;3 occupants >= 320 sq ft; separate
bathroom
Non-Required Guidelines, Suggestions, and Resources
Material Selection
The long-term costs of energy efficiency, reliability of service, and durability should be
factored in when you are selecting materials.
Local products are preferred if cost and availability permit. For wood, products should
be certified by Forest Stewardship Council (preferable to SFI and PEFC).
Reclaimed/recycled materials are supported, but should be looked at carefully. They may
be more costly, and sometimes are not what they claim to be.
Natural materials are generally preferred to manufactured ones because the latter
generally have more toxic chemicals and higher energy input. There are notable

exceptions where the lifetime of the manufactured material or the energy savings it
provides over its lifetime outweigh the initial energy requirement.
Volatile Organic Compounds (VOCs) are a particular recognized class of chemicals
whose effects can range from innocuous to hazardous. Many traditional building
products emit VOCs including formaldehyde, and VOCs are thought to be a contributor
to sick building syndrome. In general, low-VOC materials should be selected; however,
even natural, untreated wood emits some VOCs so this guideline must be considered
advisor.
Foundations
Systems that reduce embodied energy and surface heat losses are preferred compared to
conventional poured or block foundations.
Slab-on-grade with option for radiant floor heating is preferred to a basement, because
the extra thermal mass under the primary living space helps retain the heat captured by
passive solar design. However, some houses are being designed with basements, which
may have advantages for cool storage of produce, or in reducing the size required for the
main floors by moving less frequently used features down below.
For foundation walls, insulating concrete forms (ICFs) are generally preferred because
they greatly reduce heat losses. (This is an example of manufactured materials that
typically provide a return on energy invested.)
A typical construction might be a reinforced 4” concrete slab on a washed gravel
substrate, with the required vent stack for radon mitigation. The slab would also be
thickened and reinforced at load points, and might include 2”insulation.
Pre-cast foundations are also supported.
Earth-bermed walls are an option, but there may be some limitations on what can be done
with the slope of the land and the first-floor elevation (FFE) while still maintaining
appropriate storm-water runoff and a gravity fed sewer system. (The latter issue can
sometimes be overcome with a pump.)
Framing
A variety of techniques that meet the insulation requirements (R-25) are being used or
considered for the village. The follow are some options that have been extensively
researched and tested.
Structural insulated panels (SIPs) for walls (and roofs where appropriate) – these are
prefabricated panels that combine insulation with wood sheathing; compared to wood
framing, the materials cost more but the assembly labor is less so the overall cost can
come out nearly the same. This may not be appropriate for those who are trying to avoid
VOCs. The sheathing for SIPs is often made from oriented strand board (OSB) but can
also be exterior-grade plywood.
Advanced timber framing techniques (e.g. double 2x4” stud wall on single plate, other
designs that conserve wood), insulated with dry or spray-applied cellulose. These
techniques have an advantage in materials cost and can be done with very few artificial
chemicals – even the fire retardant commonly used with cellulose (boric acid) is
relatively harmless to humans (harmful to termites and other woodboring insects, but
that’s a good thing inside your walls). Care has to be taken to guarantee the insulation
value – old fashioned wood frame construction with fiberglass is unlikely to be sufficient.
Hybrid straw bale construction with timber framing and stucco or plaster is another
option that easily meets and exceeds the insulation requirements. Care must be taken,
especially with multi-story dwellings, to ensure adequate load-bearing characteristics;
this is usually easier to achieve with timber framing than with load-bearing bales. Code

approval is a critical issue here, as acceptance of this type of construction varies from one
municipality to the next.
Aerated autoclaved concrete (AAC) is another technology to consider, which provides
high structural strength (up to 1200 PSI) combined with good insulation value and
interesting architectural possibilities (carved arches, etc.)
Roof construction (joists and rafters) is typically done with engineered wood Ibeams/open web trusses or dimension lumber where appropriate. Sheathing is typically
roofing-grade OSB.
A raised heel truss or dropped soffit design permits full insulation of attic perimeter.
SIPs may also be used for roofing and roof insulation, but there have been some concerns
about fire resistance that should be considered.
25 slope (5:12) on south roof face is ideal for grid-linked photovoltaics (PV) and prime
season hot water but has high snow loading; 45 slope (12:12) preferred for off-grid PV
with lower snow loading. A different optimization may be appropriate for hot water
heating than for PV. We encourage a slope in this range for the south-facing wall to
support initial or future addition of these features (by you, or a future owner of the home).
Various combinations of slopes and styles such as shed, hip, gambrel, etc. are possible.
Flat roofs, however, are generally discouraged (except for small areas) because they are
more costly to build and harder to maintain.
While some residents will build traditional rectangular ‘saltbox’ houses, others may be
interested in round houses, domes, etc. Each may have particular advantages and
disadvantages that you should consider, but all of these are possible. Some things to
think about while evaluating this are the distance to the lot lines, the angle of the sun, the
labor and material waste involved in construction, and the open or closed nature of the
interior plan.
Insulation and Air Sealing
As listed in the requirements careful attention should be paid to sealing potential sites of
air leakage, and all houses tested with blower door prior to occupation. The goal is less
than 1 in2 leakage area per 100 ft2 of building envelope, as this helps ensure that heat
stays inside in the winter and outside in the summer.
An interior vapor barrier is usually required, such as 4-6 mil polyethylene with joints
taped and sealed. An exterior wind wrap is also typically 15# building paper; joints taped
and sealed
Beyond the requirements above, insulation may be appropriate for some interior walls as
well. If present, an attic hatch may have a lower insulation value than the rest of the attic
– R-20 is typical.
Exteriors:
If using siding, the two advantageous materials are local 1 x 6 pine/hemlock (allowed to
naturally weather) and fiber-cement siding. Some building techniques, such as exterior
straw bales or AAC, may call for other types of exteriors such as stuccos or plasters.
A variety of roofing materials are possible. One of the most popular is ribbed enameled
steel sheet (on 2x4” purlins). Recycled rubber products are also available – they are ecofriendly and durable but expensive. Standing seam metal roof construction may have
some benefits in durability, but can be labor-intensive to install.
Green or “living” roofs are supported, but may require extra attention to framing to
support the additional weight. They have many advantages in insulation, thermal mass,
reducing runoff, etc.

Exterior Windows and Doors
All windows must be Energy Star rated for the “Northern” climate zone, which requires a
U-value of 0.35 or less. This generally requires at least double-paned, argon-filled
glazing; triple-paned options may meet the requirement without the argon fill gas.
There are many window manufacturers to choose from. Pella makes several lines of
windows that meet the above requirements. Their Proline windows are durable and
relatively cost effective; other Pella clad windows are pricier but offer additional
architectural features. For damp locations, Pella offers Impervia (fiberglass) or
ThermaStar (vinyl) lines that may be more appropriate.
There are many window styles to choose from, such as casement, double-hung, singlehung, awning, sliding, or fixed depending on the application.
o Casement and awning windows have advantages over hung and sliding windows
in egress conditions, because the vent are is nearly the same as the frame area.
o Single- and double-hung windows may be more versatile, because they can
accommodate window fans (they can close down around them), shutters (which
would be hit by the swing of a window that opened out), and other features.
o Some casement and awning windows have mechanical mechanisms that can break
down.
o Fixed windows offer the best insulation, air infiltration, and water tightness, but
can never be used alone in bedrooms due to egress requirements.
Low-e coatings tuned to solar exposure are generally desirable to prevent excess solar
gain during the summer.
Interior or exterior insulating blinds/shutters may be available.
Doors follow many of the same criteria as windows. They should be insulated, may be
wood or metal, and generally should have low-e, double pane glass. Storm and screen
doors are optional.
Window-to-floor ratios of 15% to 18% help ensure sufficient light while keeping the
passive solar gain of the house at a comfortable level. Often people seek out large
amounts of light, only to discover that their houses overheat during the summer.
Percentages above 15% may require even lower U-values to meet the IECC
requirements.
Interior
Paint/finish: low-VOC (volatile organic compound) latex paint and urethane finish are
preferred. Other finishes may be necessary or appropriate depending on your wall
construction.
Most framing techniques (SIPs, timber frame, and some straw bale designs) require
interior wall surfaces to be installed. Gypsum wallboard is the most common solution,
but other possibilities can be considered.
Trim is often made of wood, though there are other options. For example, some
companies including Wire Tracks and Wire Trak build cable runs that can be installed in
place of baseboard or crown molding for convenient wiring.
Sub-flooring is generally made from exterior-grade plywood or OSB.
Finish flooring is generally the occupant’s choice. For wood flooring as for wood in
general, local, certified wood is preferred, but other options may be considered. Natural
linoleum is recommended for bathrooms as an extremely durable, hypoallergenic, waterresistant option that is made from renewable resources. Tile is an option as well, but
more expensive and prone to cracking with both impact and floor settling.

Heating/Ventilation
Gas-fired boilers for hot water heating are supported. All gas heating appliances should
be Energy Star rated, sealed combustion, and at least 90% efficient. This is typically
achieved through the use of a so-called “side-arm” unit which has a boiler and a separate
storage tank. (It is worth bearing in mind that while natural gas is currently cheap, this is
a result of dirty hydrofracking activities across the US.)
High efficiency wood or pellet stoves will be allowed in limited numbers – we do not
have a set policy on the total number, so this is on a case-by-case basis at the present
time. Any such stoves must meet or exceed EPA Phase II particulate emissions limits; all
new heating stoves and older stoves manufactured since July 1990 meet these
requirements, but many new stoves are significantly better. Very few kitchen cooking
stoves meet the EPA limits. A company called The Chimney Sweep has a great resource
for comparing different wood stove models, but most stoves can be purchased locally.
(Hearthstone and Vermont Castings both manufacture stoves in the northeast.)
Geothermal heating (and cooling) is supported, but care must be taken with the surge
power consumption of the compressors. One possible arrangement is to have multiple
houses share a single compressor, or to have separate compressors with an interlock
mechanism that ensures they do not start simultaneously.
For heat distribution, hydronic (water-filled) baseboard radiators are the most common
solution. Radiant slab heating is also encouraged where practical and affordable. Hot air
is another option, but is generally less efficient and may be more costly to install.
Metering should be done with electronic zone valves.
Electric heating is discouraged due to line losses and other considerations, unless the
home is highly insulated and thus requires little additional energy for heating.
By a consensus decision, the community has agreed that central air conditioning should
be limited to no more than 10% of the households, unless an exception is granted. We
expect these households will be limited to cases of medical necessity.
Bathroom ventilation is required by code. Ultra-quiet Panasonic bathroom fans, with
automatic controls and manual boost switch are one good option. For kitchen exhaust, a
separate range hood may be installed.
Intake vents in bedrooms and other living areas provide make-up air. Doors should be
undercut or transfer grills installed to facilitate airflow between rooms.
For duplex units, the preferred implementation for heat and domestic hot water (DHW) is
a single boiler and indirect-fired DHW system shared between units, located on a
common wall.
Plumbing/Sewers/Domestic Hot Water
Low-flow showerheads, faucets, and toilets are required. Composting toilets are also
supported, but it is our understanding that at least one flush toilet per household is
required by the building code.
For DHW, there are two good options: an indirect-fired water tank attached to the gasfired heating boiler, and roof or ground-mounted solar DHW. Rough-in plumbing for
solar hot water at the time of construction is preferred, even if this is not initially being
used, because this is very difficult to add at a later date.
Among the choices for solar thermal collectors, evacuated tubes provide a much more
efficient mechanism for solar heat collection, and readily replaceable components. In
contrast, traditional “flat plate” collectors are simpler and often a lower initial cost, but
more prone to freezing and other wear-and-tear.
Parallel “gray-water” plumbing is supported, but due to current zoning restrictions, this
water must be fed into the main sewer before leaving the house. Some households are

still considering this option because of the difficulty of retrofitting this later if the
regulations change. Systems for capturing heat from gray-water, however, are fair game
in any case.
Rainwater collection from roofs is also supported, but there is no village-wide system in
place for this at this time.
Lighting and Appliances
Fluorescent lights are strongly preferred over incandescents. Many countries and more
recently several states have either banned or are considering banning incandescent bulbs,
and so it is wise to prepare for this possibility in NY as well. Hard-wired, electronically
ballasted fluorescent lamps may be most appropriate for high use fixtures, while compact
fluorescents may be more convenient for general use. LED lighting is supported, but still
a very costly option.
Appliances for which Energy-Star ratings are given (including refrigerators, clothes
washers, dishwashers, freezers, A/C, dehumidifiers, and air cleaners) must be Energy Star
rated if installed.
Gas cooktops and ranges are preferred over electric ones because of efficiency and the
sizing of the village electric. If electric appliances are used, halogen or induction
cooktops are preferred because they are generally more efficient. It may be worth noting
that cooking appliances are not rated by Energy Star
The village plans to have shared clothes washers/dryers available in the Common House
once that is built. However, some families may need or want their own laundry facilities,
especially if they have small children and possibly cloth diapers. In addition, before the
Common House is built, some households may install washers/dryers that they will share
with other members; some of these may eventually be moved to the Common House if
desired.
Other Options
There are many other options you might choose for your home. In the pages that follow is a
bibliography of various resources that may be helpful in stimulating ideas and learning about
some of the available technologies.
Photovoltaic (PV) panels are a great idea if you can afford them. Keep in mind that if
you run a grid-tied system you will qualify for far more rebates than an off-grid system,
which could amount to as much as 50% of your purchase price. There are also options
for leasing PV systems. If you can’t mount them on your roof, it is wise to think
carefully about the layout of your property, because you don’t want to block your view or
that of your neighbor with a large ground-mounted PV array.
Bibliography and List of Technologies
Rubble foundations
Post and beam construction
Corn cob walls
Domes: monolithic and sectional
Foam-in-place insulation
Attached greenhouses
Mirror and fiber-optic light pipes
House Plans
Eco-Business Links: http://www.ecobusinesslinks.com/house_plans.htm
SimpleHome: http://www.simplehome.com/index.html
Country Plans: http://countryplans.com/

Cool House Plans: http://www.coolhouseplans.com/
Tiny House company: http://www.tinyhousecompany.com/THouse-examples.html
GaiaTech Ecovillage’s “DNA Home”: http://www.bethedream.net/GenesisII/Gaiashort.doc
Yurts:
Oregon Yurtworks: http://www.yurtworks.com/
Saving costs on home building: http://www.simplehome.com/cost.html
Salvaged/reclaimed materials:
Shave Brothers in Auburn: http://www.shaverbrothers.com/index.html
Significant Elements in Ithaca: http://www.significantelements.org/significant_elem.htm
Conklin's Authentic Antique Barnwood in PA: http://www.conklinsbarnwood.com/
EcoTimber (new & reclaimed): http://ecotimber.com/
Workshops:
Peace of Wood “Natural Building”: http://www.peaceofwood.com/workshops.html
Photovoltaic design course: http://www.solenergy.org/html/Catalog-of-Courses/PV301Description.html
Energy Star information: http://www.energystar.gov
Centurion lights from Nightscaping: http://www.nightscaping.com/centurion.htm
Permeable Pavers: http://en.wikipedia.org/wiki/Permeable_paving
Low Impact Development Center: http://www.lid-stormwater.net/index.html
Solar lighting: http://www.solarlightstore.com/
Trombé walls and passive heat storage tubes:
http://www.thenaturalhome.com/passivestuff.html#heatstorage
EarthPlay offers “Earth Friendly” children’s play areas: http://earthplay.net/
Farm and garden supplies
Cold-hardy seeds from Fedco: http://www.fedcoseeds.com/
Cold-climate fruit/nut trees from St. Lawrence Nurseries: http://www.sln.potsdam.ny.us/
Mother Earth News articles:
Wood fired Central heat: http://www.motherearthnews.com/DIY/2003-02-01/WoodFired-Central-Heat.aspx
Earth-friendly hardwood floor options:
http://www.motherearthliving.com/issues/motherearthliving/diy/hardwood-flooroptions_407-1.html
Making safe, natural paint: http://www.motherearthnews.com/DIY/2006-10-01/MakeSafe-Natural-Paint.aspx
Building a cozy cabin: http://www.motherearthnews.com/DIY/2006-06-01/Build-thisCozy-Cabin.aspx
Best eggs to eat: http://www.motherearthnews.com/DIY/2005-08-01/The-Good-Egg.aspx
Save money with used building materials: http://www.motherearthnews.com/DIY/200508-01/Green-Gazette.aspx
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HEAT, HOT WATER, UTILITY PROJECTIONS
The Cooperative Property requires no heat, water or sewer service. Electricity is used for:
(a) Operation of water well pumps;
(b) Operation of septic discharge pumps; and
(c) Operation of water treatment facility.
The collective annual utility expense for the Cooperative Property is $245.00.

{H3394815.1}

I

rc
lFre

WHITEHAWK

J€

a
r\raFttvf-rt

re

rr r sE\ll

Accaunt Numberi

I

1003-08s9-184

Sfalemenf ,,Dato;

Deoember 04,2A17

:.

AmountDue:

st3.05

'

Sewice Address: 6 WHITE HAWK LN, ITHACA NY 14850-9030
Next Scheduled Read Date: On or about January 31, 2A j B

Page 1 of 4

Account Summarv

invoice

Previous
Payments received aa of 12101117
Balance forward
Energy charges
Miscellaneous charges
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0,00
22.18
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See details beginning
on page 3
See messages on page 2

Think of the minutes, money and
natural resourcos you'll save by doing
buslness onllne or by phone 24i7.

Visit nyeeg.com to:
. View and pay your bill onllne
. Submit and view meter readings
. Enroll and manage budget bllling

. Enroll In Autopay

Call our self-servlce line at
1.800.600.2275 for billing information,
provlde a meter reading and to pay by
phon€.

Add $1, $2, or $5 to your payment to
make a tax-deductible donation to
NYSEG and RG&E Projoct SHARE
Heating Fund. Learn more at
nyssg,com.
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EtectrlcttySeryice . Nonresidential
Heetrict{y Rate. 12006 NySEc Supply Serviee
Metor
Number

00657801

2335

A
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11tO1t17

from: I1/01/17 - 1AAffi7

lD:

Readino

Date

Reading

12101117

PoD

Previous Meter Read
Reading

Current Meter Read

Date

Seruice

N01000059671735

Differente

Bllled
Usage

Billino

JJ

33 kwh

31 davs

E

Perio-d

Type of readj A - Actual, E - Estimate, C - Customer, R - Ramote and N . No read

Eleciricity!el ivery Charses
Basic serviee charoe
Deliverv charqe
Revende dec6uollno mech
Reliability support sVcs, chg,
NY state'ass'e'ssment
SBC charge
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33
33
33
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kwh
kwh
kwh
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kwh

@

6
6.
6

@
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1,42
-0.19
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-0.005881
-0,00053613

-0.CIz

0.000s59

0,03
0,20

0,005997

Subtotal ElEctricity Delivery

$19,04
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@
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Electrlcltv Taxes and Surcharqee
State saleE tax
Countv sales tax
City s6les tax
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Account Summarv
Previous involce
Payments recEived as of
Balance
Energy charges
Miscellaneous charges

forward

12101117

-24.92

0J0
29.67
0.87

Commercial
See details beginning

on page J

See messages on page 2
To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below.

Think of th€ minutes, money and
natural resources you'll save by doing
buslness online or by phone 2417,

Visit nyseg,com to:
. View and pay your bill onllne
. Submlt and view meter readings
. Enroll and manage budget billlng
. Enroll in Autopay
Call our self-servlce llne at
1,800.600.2275 for billlng Information,
provlde a meter readlng and to pay by
pnone,

Add $1, $2, or $5 to your paymant to
make a tax-deductible donatlon to
NYSEG and RG&E Projoct SHARE
Heatlng Fund. Lsarn more at
nyseg.com.
Pleas€ roturn bottom portion with your payment, Mako checks payable to NYSEG.
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Date
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Date
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E
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N01000060108834
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1 kwh

Billino
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Electrlcity Delivery Chgrges
Basic service charqe
Deliverv charqe
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Reliability support sVcs, chg.
NY state'ass'e'ssment
SBC charge
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0,01
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See detaj,ls beginning
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To avoid a 1.5o/o lab payment chalge, please ensure payment is
received by the date displayed below-

Think of lhe minutes, nmney and
natural resources yor.r'll save by doing
business online or by phone 24ll^
Msh nlrseg"com to:
- Vrew and pay your bill online

- Submit and view meter readings
. Enroll and manage budget billing
- Enroll in Auiopay
Call our self-service line at
1-8llO-61XL2275 for billing information,
provide a meler reading and to pay by
phoneAdd $1, $2" or $5 to your paymentto

make a tax{eductible donathn lo
NYSEG and RG&E Project SHARE
Healing Fund- Leam more at
nyseg.com_
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Elecfricityseryice - Nonresidential
Electricity Rate 12006 NySFG Suppty Seruice
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Meter
Number
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00657801

Previous Meter Read
Date Reading

Current Meter Read

Date

Reading
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Reading
Difference
A

of4
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Billed
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Billing
Period
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Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

ElectriciW Deliverv Charqes
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Deliverv charoe
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6
6
6
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Account $ummary
Previous invoice
Payments received as of 01/M/18
Balance forward
Energy chargas
Miscellaneous charges

$30.54
-30-Q4

0-00

22-33
0.87

Commercial
See details beginning
on page 3

See messages on page 2
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late payrnent charge, please ensure payment is
received by the date displayed below.

To avoid a

1-Sa/o

Think of lhe minules, nnney and
nafural resources you'll save by doing
business online or by phone2AfT^
Msit nyseg"com to:
- Mew and pay your bill online
. Submit and viq,v meter rcadings
- Enroll and rnanage budget billing
- Enroll in Autopay
Call our self-seruice line at
1.800.6002275 for billing information,
provide a meler reading and b pay by
phoneAdd $1, $2, or $5 to your payment to
make a taxieduclible donalion lo
I'IYSEG and RG&E Project SHARE
Heating Fund. Leam more at
nyseg"com"
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ElectricifrlServrce - Nonresidential
Electricity Rafe - 120A6 NySFG Suppty Seryice
Meter
Number

00672714

Previous Meter Read
Reading

Cunent Meter Read

Date

o1to2r18

E
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from: 1UAA17 - U/0A18

lD:

Reading
Difference

Date

Readinq

5146

Serurce

PoD

...:rf

?4

NUA0006A108834
Billed
Usage

Billing
Period

34 kwh

32 davs

Type of read: A - Achral, E - Estimate, C - Customer. R - Remote and N - No read

ii

ElectriciRr Delivery Charges
Basic service charoe
Deliverv charoe
Transition chdroe
Revenue decoujolino mech
NY state assesdmeit
SBC charoe - Dec
SBC charde - Jan

U kwh @
U t<r,r/h 6
U kwh 6
31 t(wh 6
31 levh 6
3 lovh @

0.04298

-0.00126043
-0_005881

0.0009s9
0.005997
0.006332

Subtotal Electricity Delivery

17.60
1"46

-0"04

-0.20
0.03
0.19
0.02

$1e.06

Eleetricity $upply Charges
Suoolv charoe
Mdrbh-iant fufrction charqe - Dec
Merchant function cfrade - Jan

34kwh @
31 kwh 6
3kwh @

0.04431461
0.003069

0.003M5

Subtotal Elecbicity Supply

Electricitv Taxes and Surcharqes
State sales tax
Counfu sales tax
City sdles tax
Subtotal Electricity Taxes and Surcharqes

01105118 Pavment & billino svcs charqe
O1tO5t18 Palrment & bittin! svcs charle sales tax

1"5't

0.10
0.01

$1.62

I

@

4.0000%
2.5000%

1_5000%

o-82

o.52
0.31

$1.65

0.81

0.06

I

l /ldlTElrlAW'K

GNYSEG

Ar0c0unf ,frlumbefr

$ttamaai,Date;.

I

,

,{$$$,9959.1.94

Febiuary of, eOlS

Page 1 of4

Sewice Address: 6 WHITE HAWK LN, ITHACA NY 14850-9030
Next Sched.uled Reail Date: On or about April 02, 2018

Account Summary
Previous invoice
Payments received as of 01/31/18
Balance forward
Energy charges
Miscellaneous charges

$21,64
-21.64
0.00
21,63
0,87

Commercial
See detajls beginning
on page 5

See messages on page 2
To avoid a 15% late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll save by doing
business online or by phone 2417,

Visit nyseg.com to:
. View and pay your blll online
. Submit and view meter readings
. Enroll and manage budget billing
. Enroll in Autopay
Call our self-seryice line at
1.800,600.2275 for billing information,
provide a meter reading and to pay by
phone.

Add $1, $2, or $5 to your Payment to
make a tax-deductible donation to
NYSEG and RG&E Prdect SHARE
Heating Fund. Learn more at
nyseg.com.

GNYSEG
a

tillr,l,,ltrlillt,,,llrll,r!llll,lltlllllllll,llllt'lltltl'lll'll
NYSEG
P.O. BOX 847812
BOSTON, MA 02284-7812

AV 01 098251 659958170 A**sDGT
r
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WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
lrHAcA NY 14850-9030
Please do not write below this iine.
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Sewice Address; 6 WHITE HAWK LN, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT

O
9

Page 3 of 4

ACTIVITY

Etectricity Senrice - Nonresidential
12006 NySEG Supply Seruice
Electricity Rate

Seryice from: 01/03/1I - 01/30/1I
NU400059671735
PoD

-

Meter
Number
00657801

Current Meter Read

Date

Readino

lD:

Previous Meter Read
Reading

Readino

Date

2379 A 01/03/18

01130118

84

2353

Ditferen-ce
zo

E

Billed
Usage

Billing
Period

26 kwh

28 davs

Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Gharqes
Basic service charoe
Deliverv charoe
Transition chdroe
Revenue decouiolino mech
SBC charge

26
26
26
26

17.60
1.12
,0,01
-0.15
0.16

0,04298
-0.000292
-0.005881
0.006332

kwh
kwh
kwh
kwh

Subtotal Electricl

Electricitv Suoolv Gharqes

26 kwh
26 kwh

Suoolv charoe
Merbtiant fuhction charge
Subtotal Electricity

@
@

1,23

0.04734894

0,08

0,003045

Supply

.$.1,91

Electricitv Taxes and SurcharEes
State sales tax
Countv sales tax
Citv sSles tax

@
6
@

0,80
0,50
0,30

4,0000%

25000%
1.5000%

$1,60

Subtotal Electricity Taxes and Surcharges

$2{,83

fotati

fadt.*nsisV ctrarsesr;iiil:

'

r',

Miscellaneous Charqes
02101118 Pavment & billins svcs charse
02101118 PaVment & billing svcs charle sales tax

''' '

-'":

$21'63

0,81

0,06

p

i

lli,

GNYSEG
I

.'l/\ltflTE.FIAWK

502.707

Aeeount:frIflmbell.l

,: :,.:r10CI3
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Page 1 of4

Service Address: 6 IYHITE HAWK LN BUS SHELT, ITHACA NY 14850-9030

Nert Scheduled Read Date: On or about April

,:.

02, 2018

Account Summarv
Previous invoice
Payments received as of 01/31/18
Balance forward
Energy charges
Miscellaneous charges

$23.20
-23.20
0,00
86,78
0,87

Commercial
See detajls beginning
on page 5

See messages on page 2

q

To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll save by doing
business online or by phone 2417.

Vislt nyseg.com to:
. View and pay your bill online
. Submit and view meter readings

. Enroll and manage budget billing
. Enroll In Autopay
Call our self-service line at
1,800.600,2275 for billing information,
provide a meter readlng and to pay by
ohone,

Add $1, $2, or $5 to Your Payment to
make a tax{eductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Learn more at
nyseg,com.

Plo-ase.return bottom portion with your paym€nt, Make ohecks payable to NYSEG.

GNYSEG
r-tllll,l,,llllllil,,,!tlll,llllil,tltllllltlll,lllll,lillll'lll'll
NYSEG
P,O. BOX 847812
BOSTON, MA 02284-7812

AV 01 038252 659958170 A**sDGT
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WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Please do not write below this line.
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Service Address.' 6 WHITE HAWK LN BUS SHELT, ITHACA NY 14e50-9030
NYSEG DETAILED ACCOANT ACTIVITY

O
e
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Electricity Seryice - Nonresidential
Service from: 01/03/18 - 01/30/18
Electrtcity Rate - 12006 NYSFG Supply Seruice PoD lD:
N01000060108834
Meter
Number

00672714

Previous Meter Read
Reading

Current Meter Read

Date

01t30t18

5417

Readinq

Date

Readins
A

5146

01to1t18

Differen-ce
E

671

Billed
Usage

Billing
Period

671 kwh

28 rlevs

Tvpe of read: A -Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricity Deliverv Charoes

charoe
charse
chdroe
mech
charge
Subtotal Electricitv Deliverv

671
671
671
671

Elegfricity,9,upplychalses

. ,

Basic service
Deliverv
Transitlon
Revenue decoJolino
SBC

Suoolv charqe
Merbtiant fuhction charge

17.60
28,84
-0.20
-3.95

kwh @- 0,04298
kwh @ -0.000292
kwh 6, -0.005881
kwh @ 0.006332

4.25

$46,54

671
671

kwh @.
kwh @

,

0.04734894

,

31,77

0,003045

2.04

4.0000o/o
2.5000o/o

3.21
2.01

Subtotal Electricitv Suoply

Electricitv Taxes and Surcharoes
State sales tax
Countv sales tax
City sdles tax

@
6,
@

1,21

1.5000%

Subtotal Electricity Taxes and Surcharges

,,,'

02101118 Pavment & billinq svcs charse
02101118 PaVment & billing svcs charge sales tax

p

lr
WHITEHAWK

^r..Fr
^add rNYshb
G

lllumber.'
Sfafemenf Oafe.r
Amaunt Duo;

Account

T*

14850-9030

1003-0859'184
March 06, 2018

$28.03
page 1 of 4

Sewice Address: 6 lttHITE HA\4/K LN, ITHACA NY
Next Scheduled Read Date: On or about April 02. 2018

Account Summary

invoice
03/05/18
forward
charges
charges

Previous
Payments received as of
Balance
Energy
Misc6llaneoris

$22.50

-22.50
0.00
21,16
0,87

Commorcial
beginning

!9e !g!aj]s
on page 3

Think of the minut€s, money and
natural resources you'll save by doing
business onllne or by phone 2417,

Visit nyeeg.com to;
. View and pay your bill online
. Submit and view meter readings
. Enroll and manage budget bllllng
. Enroll in Autopay
Call our eelf-service line at
1.800.600,2270 for billing information,
provlde a meter reading and to pay by
phone,
Add $1, $2, or $5 to your payment to
make a tax-deductible donatlon to
NYSEG and RG&E ProJect $HARE
Heatlng Fund, Learn mor€ at
nyseg,com,
---P.ls-?:s-pjvlr-!-glt-oilp-o-{glvitlv-o-vr-pgv.gp!l,Jyt-qlg-gJ'-"-g!s-p-ev9}-1"-J9-liy-qR9,-----
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00308591 84
03129118

illtl'lll ' ll

NYSEG
P.O. BOX 847812
BOSTON. MA 02284-7812
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l r
1

1

l

rr

r

1

l l

,,

r

1

,

' l'lt lltl

ll , , rr,r r ,l l
ll ll ll l
l ll ll

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
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AUTOPAY

FleaEe do not wrlt€ below this line,
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Sewice Addressr 6 WHITE HAWK LN, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT

O
9

Page 3 of 4

ACTIVITY

Electrictty Service - Nonresidontial
Electrlclty Rafe , 12006 NySEG Supply Serulce
Meter
Number

2402

Readinq

Date

Reading

03/01/18t

00657801

lD:

Previous Meter Read
Reading

Current Meter Read

Date

Seryice from: 01/31/18 - A3/01/18
PoD
N01000059671735

E

2379

01t31/18

Differente
23

A

Billed
Usage

Billing
Period

23 kwh

30 davs

Tvoe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Charoes
Basic service charqe
Deliverv charoe
Transitlon chdrse
Revenue decoulol ino mech
SBC charge

23
23
23
23

kwh
kwh
kwh
kwh

@
@

6,

@

17,60
0.99
-0.12
-0,14
0,15

0.04298
-0.00510644
-0.005881
0,006332

$18,48

Subtotal Electricitv Dellvery

Elect{clty$qpqlyG"h,arses , , .,,,..,,23 kwh @
Suoolv charoe
22 kwh @.
Mercfiant fuhction charqe - Feb
1 kwh @
Merchant functlon charle - Mar
Subtotal Electrlcitv Suoorv
Electricitv Taxes and Surcharses
State sales tax
Countv sales tax
City s6les tax

@
@.
@

,

0.04503047
0.00297
0.002995

_,- .- .

1.04

0.07
0.00
$1.11

0.79
0,49
0.29

4.0000%
2.50000/o

1.5ooo%

$1.57

Subtotal Electricity Taxes and Surcharges

'.'r

i

,,$?ili$,F

Miscellaneous Charoes

03/06/18
03/06/18

Pavment & billino svcs charse
PaVment & billin! svcs charle sales tax

0.81

0,06

€

lf
WHITEHAWK

lli
.--4-.ff

GNYSEG

Aeeounl Numbar:

1003#502.707

Sfafsmsnf rDe{€;

Mareh 06, 2018
:

Service Address: 6 lttHITE HAWK LN BUS SHELT, ITHACA NY 14850-9030
Next Scheduled Reud Date: On or about April02. 2018

Account Summary

r

Previous invoice
Payments received as of 03/05/18
Balance forward
Energy charges
Miscellaneous charges

t lt

Page 1 of4

r

$87,65
-87,65
0,00
25,90
0.87

Commercial
See detals beginning
on page 5

$ee messages on page 2
:c
F:

I

To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll save by doing
businees onllne or by phone 2417,

Visit nyeeg.com to:
. Vlew and pay your blll online
. Submlt and vlew metor readlngs
, Enroll and manage budget billlng
. Enroll in Autopay
Call our self-servlce line at
1.800,000.2275 for billing Information,
provlde a meter reading and to pay by
0none,

Add $1, $2, or $5 to your payment to
make a tax-deductlble donatlon to
NYSEG and RG&E Prdect SHARE
Heating Fund, Learn mors at
nyseg,com,
Please return bottom portion with your payment. Make checks payable to NYSEG

lls

,affi

ruNYSEG

10034502707

03t29t18

lillr,l,,llrIril,,,1;rll,rlll;lrlllllllltlll'llllt,llllll'lll'll
NYSEG
P.O. BOX 847812
BOSTON, MA 02284-7812

$26,77

AV 01 027738 917648155 D**sDGT
l

il il
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l

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Please do not write below thi6 line
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AccorJnf Numh6r:

11003.4502.707

StaienrerfrObte;

March 06,::2018

Senice Addressr 6 WHITE HAWK LN BUS SHELT, ITHACA NY 14850-9030
NYSEG DETAILED ACCOANT ACTIVITY

O
e

Page 3 of 4

Nonresidential

Etectrictty Service Seruicefrom: 01/31/18 - 03/01/18
Ehctrlcity Rafe. 12006 NySEG Supply $eruice poD tD:
N01000060108834
Meter
Number

Current Meter Read

Date

Readinq

Previous Meter Read
Reading

Date

Readino

Differenie

03to1t1E
5891 E 01t31t18
5417 A
74
Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

00672714

Billed
Usage

Billino

74 h^th

30 davs

Periot

Eloctricitv Deliverv CharEes
Basic service charoe
Deliverv charse
Transitlon chdroe
Revenue decoujolino mech
SBC charge

74 kwh @
[wR 8
74 kwh @

ii

17.60
3.18
-0.38
-0.44
0.47

0,04298
-0,00510644
-0.005881
0.006332

Subtotal Electricitv Deliverv

$20.43

Electricity Supply Charses
Suoolv charoe
Merbtiant fuhction charoe - Jan
Merchant function charde - Feb
Merchant function charde - Mar

74 kwh @.
2 kwh 6.
69 kwh 6,

3kwh

@

J.JJ

0.04503047
0.003045
0.00297
0.002995

0.01
0.20
0,01

$3.55

Subtotal Electricity Supply

Electricitv Taxes and Surcharqes
State sales tax
Countv sales tax
City sSles tax
Subtotal Electricitv Taxes and

@
6.
@

0.96
0,60
0.36

4.0000%
2.5000o/o

1,5000%

Surcharqes

$1,92
l

Miscellaneous Charqes

03/06/18
03/06/18

Pavment & billino svcs charoe
Pa!,ment & billinf svcs charde sales tax

0.81

0,06

s

_l

\lfHlT{lln\ftlK

A&;

ffi;* NYSEG

tooa+ass-1a*

AccorrrJrirufr$er:,,

StaAmenl fUfe:

:AmountDue:

April 04,,20i18

',

Sewice Address: 6 WV{ITE HAWK LN, ITT-IACA NY 14850-90i0
Nut Scheduled Read Date: On or about June AI. 20lB

Page 1 of4

Aqg,ou4lSqLnmary
Previous invoice
Payments received as of Mi03l1B
Balance forward
Energy charges
Miscellaneous charges

$22-03

42"03
0"00

23.2s
0.87

Commercial
See details beginning
on page 3

See messages on page 2
I

To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below"

Think of the minutes, money and
nafural resources you'll save by doing
business online or by phone 2417.
Visit nyseg-com to:
. Mew and pay your bill online
. Submit and view meter readings
' Enroll and manage budget billing
. Enroll in Autopay
Call our setf-service line at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
phone.
Add $1, $2, or$5 to yourpaymentto
make a tax-deductible donation to
TIYSEG and RG&F Project SHARE
Heating Fund. Leam more at
nyseg.c,om,
Please retum bottom portion witr your payment. Make checks payable to NYSEG"

@NYsEG

10030859184

04t27t18

tillr,l,,lttlilil,,,llr ll,rllhl,ll tililttilr,ililt,htltl,lrl,ll
NYSEG

P.O.BOX847812
BOSTON,

nug up"f't Ciiwpt;

MA 42284^7&12

$24^12

AV 01 037581 1548081S9 A**sDGT

t,,;,il;;11"11rllrl"'rllrt'illtlt"lllllr'llllll'l;,"'1ll1ll'l

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Please do not write below lflis line

7el,0nf

na 5516'{

tltttlu0Be'{ t a[nn0 0Deq ],P
l

J
WHfTEHA1TVK

ffiNYsEG
I

A:q|att|tt,l(Arnber:

100$08s

$taGmeatDafe

,April:104,2018

Sentiee Address: 6 WHITE HAWK LN, ITHACA NY 14850-9030

1M.

of4

Page 3

I\TtrEG DETAILED ACCOUNT ACTTWTT

O
A

Electricity$enrice - Nonresidential
Electrtcity Rate - 12A06 NySFG Supply Serwce
Meter
Number

Date

fiAtnil1A

00657801

Date

Reading

2445

lD:

Previous Meter Read

Cunent Meter Read
A

2402

Difference

Billed
Usage

Billing
Period

43

43 kwh

33 elavs

Reading

Reading

o1to2t18

I

Serwce from: A3/AU18 - A4/03/1
PaD
N41004459671735

E

Tvoe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Gharqes
Basic service chame
Deliverv charoe

Transition chirue

Revenue decorinlino mech

SBC cfrarge

43
43
43
43

kwh @kwh @
l<wh @
kwh @

17_60

0^04298
0.00138291
-0.005881

0.006332

Subtotal Elecbicitv Delivery

1"85

0-06
-0^25

427

$19^53

Electricitv Sunolv Charaes
Suoolv charoe

Meii*iant tuilction charqe - Mar
Merctrant function cfrarfe - Apr

43
39

4

kwh

kurh
lfiivtr

@

6
@

0_04353008
o-oo299s
o.oo3o4g

Subtotal Electicitv Suppv

1_87

0"12
0"01

$2-00

Electricitv Taxes and Surcharqes
State sales tax
Countv sales tax
City sales tax
Subtotal Elecbicfu Taxes and Surdrarqes

4-0000%

w

2-5000o/o

1^5000%

0.86
0.54

0.32

$1.72

Miscellaneous Charqes

MlMfi\

Pavment & billinq svcs charqe

041O4t18 Pairnent & billinfi svcs charle sales tax

0-81

0.06

'A&"a

W.HIT€HAWK

@sil* NYSEG

,

Accaunt Number:

19934592;797

Statemenf Dafe;

Asrit$4,2018

AwounttDuei ,'
^t

.,

Sewice Address: 6 IV-HITE HAWK LN BUS SHELT, ITTUCA Ny 1485A-90i0
Nut Scheduled Read Date: On or abont June 01. 2AlB

i

gru_scr
Page 1 of4

Account Summary
Previous invoice
Payments received as of 04103/18
Balance forward
Energy charges
Miscellaneous charges

$26.77
-26.77
0.00
69.22

0.87

Commercial
See details beginning
on page 3

See messages on page 2
To avoid a 1"5o/o late payment charge, please ensure payment is
received by the date displayed below.

Think of ihe minutes, money and
nafural resources you'll save by doing
business online or by phone 2417.

Msit nyseg,com to:
. View and pay your bill online
' Submit and view meter readings
' Enroll and manage budget billing
. Enroll in Autopay
Call our self-service line at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
phone.
Add $1, $2, or $5 to your payment to
make a taxdeductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Leam more at
nyseg"com.
Please refum bottom portion witfi your payment- Make checks payable to NYSEG

@NYsEG

10034502707
,ii

o4t27t1B

tillt,l,,htlilil,,,illll,tllhl,lltililttilt,liltt,lilltl,lll,ll
NYSEG
P.O. BOX 847812
BOSTON, MA 0228+7812

AV

0i

$70.09

037582 15,4808199 A**sDGT

il,ltiltt1t,lt,tltl1ttlt,t,,ll,lilillllll,ltllll,ll,1,,,,l1ll;;

AUTOPAY

WHITEHAWK
ATTN GREG NELSON

oWHITE HAWK LN

lrHAcA NY 14850-3030
Please do not write below this line.

Let [0] r-t 5ne7tl711tlllt1007nII0I] n[ tlt]7ul]I
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WIII?E}IAWJ(

.&&".{ti

ffi*NYSEG
t

Accqrrntfftmberl
$talemart,Dare:

Service Address: 6 WHITE HAWK LN BUS SHELT. ITHACA NY 14850-S030
r€YSEG DET'AILED ACCOWT ACTTWTY

O

Electricity Servrbe
Meter
Number

-

Date

o1l.tnutF

40672714

Previous Meter Read
Date Reading

Reading

6400

A

:April04,20,18

Page 3

of4

Servrce {rom: 03/0A18 *04n3n8
N0lCIO0O6AlOBBM
PaD ID:

Nonresidential

Current Meter Read

10s3+5S2+S7

5ag1

{r?t{r2r1R

Reading
Difference
F

509

Billed
Usage

Billing
Period

5Og kwtt

33 dav6

Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Charges
Basic service chame
Deliverv charqe
Transition chdrqe
Revenue decofiolinq mech
SBC cfrarge

509
509
509
509

htt h
kr,uft

kwh

hr'/h

@
6.
6
@

17-60

0_04298

0.00138291
-0.005881
0-006332

Subtotal Electicity Delivery

Melrifiant fuffction charqe - Mar
Merchant tunction charfie - Apr
subtotal Electricitv

0-70
-2-99

3^22

$40.41

Eleetricitv Suoolv Gharqes
Suoofu charoe

21_88

509 kvvh
462 kwh

47

kuth

@
6
@

0_04i!53008
0-002995
o"oo3048

supolv

Electricitv Taxes and Surcharges
State sales tax
Countv sales tax
City sdles tax

22.16
1.38

o-14

$23"68

@
6
@i

4^OOOO%

2"5oooo/o
1.5oooo/o

2_57
1_60

0-96

Subtotal Electricity Taxes a

.-.
Miscellaneou$ Charqes

MlMfl$

Pavment & billinq svcs charqe

04lO4l1B Pairnent & billinf svcs charge sales tax

0-81
0^06

I

NYsEG

Accdttirt:',Niprmtrelg'

S

mer'a,Datgj.,,,.

Semice Address: 6 WHITE IIAWK LN, ITHACA NY 14850-9030

Nm

Page 1 of4

Sehedakd Read Date: On or about June 0/. 2A18

Account $ummary
Previous invoice
Payments received as of 05/03/18
Balance forward
Energy charges
Miscellaneous charges

$24.12
-24.12
0"00
25.05

0.87

Commercial
See detajJs beginning

on page s

See messages on page 2
To avoid a 1-5o/o late payment cfrarge, please ensure payment is
received by the date displayed below.

Think of the minutes, rnney and
nafural resources you'll save by doing
business online or by phone 2417.
Visit nyseg.cnm to:
. Mew and pay your bill online

. Submit and view meter readings

. Enroll and manage budget billing
. Enroll in Autopay
Call our self-service line at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
phone.
Add $1, $2, or $5 to your paymenl to
make a tax{eductible donation to
NYSEG and RG&E Project SHARE
Heating Fund" Leam more at
nyseg.com.
Please retum bottom portion with your payment. Make checks payable to I.IYSEG

+

r r\rrrr--

^!|[Fq@{sw l\ I DEtt
ffiilv

10030859184

t

tillr,l,,ltrlilil,,,ilrll,tl llil,tltililrtilt,illrt,lilltl,lrl,ll
NYSEG
P.O. BOX 847912
BOSTON. MA 02284-7812

AV

0512v118

#;rfu*'
$25.e2

Ol 038724 384198183 A**sDGT

il,,rtttl,,,tt,lh,trtllrllr,t,ltr,l,lllltlltl,,llilllll,ll,ll,l,

AUTOPAY

WHITEHAWI(
ATTN GREG NELSON

6WHITE HAWI( LN

TTHACA NY 14850-9030
Please do not write below tfiis line-

5a1t] O:l 0A 5114'{

CIn0

t]tlIe51E I]U0tl tl0451e

Aa"*

ffi*

.\rdHlTEtlAWK

NYSEG

a

rtc*-a tt{unh4i

1003{8q9i:84

Sarcnrenf,Date:

1

'9511;,04,20:'lr$

of4

Page 3

Semice Address: 6 WHITE HAWK LN, ITHACA NY 14850-9030

!'WSEG DETAILED ACCOT'NT ACTWTTY

O
9

ElecnicityService - Nonresidential
Electricity Rafe- 120A6NySEG Supply Service
Meter
Number

00657801

Date

2489

lD:

Previous Meter Read
Date Reading

Current Meter Read
Reading
05/01/18

Service from: 04/04/18 - A5/01/18
NO10O4059671735
PaD

2445

E n/!J(|ij.t1&

Reading
Difference
A

44

Billed
Usage

Billing
Period

44 k*rh

?8 dAvs

Tvpe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Ehctricitv Deliverv Charaes
Basic service charue
t),e1fi:-:-:-L=ge - frr
Peliver!'char[e - May
transtnon cnaftIe
Revenue decoJpling mech
SBC cftarge

42 h.vh @.
2kwh 6
M l<wh 644 l$rh @
44 kwh @

Suoolv charoe

44
42

Meii:tiantfuilction charqe - Apr

2

Merchant function cfrarfe - May

Subtotal.Elecbicity

Supply .

kwh
kwh

kwtl

6
6
@i

1"81

0"09

-ai2

4.00264303

-0.26

-0.005881

0_006332

0.28

0_082S0904

3_65

0"003048
0-00281

0"01

_.

0"13

-

Electricitv Ta4g$ and $urcharges

@
6

State sales tax
Countv sales tax
City sSles tax
Subtotal Elecfricity Taxes and Surcha.rges

17.60

0.04298
0.04746

@

r[4 7A

-

0"93

4.0000%
2.5000%

0"sB

0.35

1_sooo%

*

...
-:\:,r

lri:

.r:tl
tt:j

ll i.:

$1"86

.

:

O5lMt18

Pavment & billinq svcs charge

05104118 PairnemA bilfinf-svcs charge sdes tax

0.81

0-06

-l

T

lds
reix+
rc

,,trv,filTEHAWl(
t

Aif,dunt;,NrllmDeit:

Ft
-------v\bt
lV
f sE\ll

slaraamr,mG;,,,

Se'rvice Address: 6 WHITE HAWK

Nt

LN

BUS SHELT. ITHACA

Ny 14850-9ffi4

10o34G2-7S?:
, Mat O4,,i,20:nS,,

Page'l of 4

Scheduled Read Dme: On or about June 0I. 20IB

Account

Summary

-

Previous invoim
Payments received as of 05/03/18
Balance forward
Energy charges
Miscellaneous charges

$70_09

-70.09
0.00
25.88
0.87

Commercial
See details beginning
on page 3

See messages on page 2
To avoid a 1.5o/o late payment cfiarge, please ensure payment is
received by the date displayed below"

Think of the minutes, money and
nafural resources you'll save by doing
business online or by phone 2417.

Msit nyseg-com to:
. View and pay your bill online
. Submit and view meter readings
. Enroll and manage budget billing
. Enroll in Autopay
Call our seff-service line at
1.800.600.2275 for billing informalion,
provide a meter reading and to pay by
phone.
Add $1, $2, or $5 to your payment to
make a tax{eductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Leam more al
nyseg.com.
Please retum bottom portion urith your payment- Make checks payable to IIYSEG.

ffiNYSEG
tillr,l,,ltrlilil,,,lttll,rl llll,tltll

il lt

lll,l llr t, lil rt l,lrl,ll

NYSEG
P.O. BOXB47B12
BOSTON, MA 0228+7812

AV 01 038725 384198183 A**sDGT

,1,1;t"1111,11'lilt't'lttilt'hhl'11'l'lt"'lllllhll'tllll"'l
WHITEHAW(
ATTN GREG NELSON
6 WHITE HAWI( LN
TTHACA NY 14850-9030
Flease do not write below this line.

aa10n3q 5t]E7n?110nInnebTSnnnt][0et?5

r
,\&:lffEllAWK

ffiNYsEG
t

Semice Address:6 WHITE HAWK LN BUS
TTYSEG

C
F

Aecorrffrntum$$,?

xr0$s45oa-7,,0F

$tilernenfoarC:,,

:.

SHELI ITHACA t{Y 1485&-9030

Mat:04,20{'S

of4

Page 3

DETAILED ACCOUNT ACT1WTY

Electricity Serwce - Nonresidential
Eleeticityr Rafe - 12A06 NYSEG Supply Seruice
Meter
Number

0a672714

6450

PoD

Previous Meter Read
Date Reading

Current Meter Read
Date Reading
o5tolt't8

Servrce from: 04/44fi

E

&too

ANMNA

lD:

Reading
Difference
50

A

Tvpe of read: A - Actual, E - Estimate, C - Customer, R - Remote aftd

ll

I - 05/01 /1 I

NA10A006MABffi'',
Billed
Usage

Billing
Period

50 kw?t

28 clavs

llqiggq

Flantrinifrr f)aliveru Charoes
Basic service charqe
Deliv*charoe - Aor
Deliveri'charde - Mav
Transition chdrqe
Revenue decorlpling mech
SBC charge

48 kwh @
2 l$nh 6
50 la^'h 6
50 h^rh 6
50 kwh @

Suonlv charqe

?8trR

I
2kwh

Melrifiant fuilction dtanqe - APr
Mercftantfunction charge - May

@

17.60

-0.13
-0.29

0.082909M

4-15
0-15

0-32

0"003048
0-00281

0"01

$4.31

-.

Electricitv Taxes and $urchargea
State sales tax
Countv sales tax
City sdles tax

anl Qurchargqr . * _

--

OSlC./.llS Parrment & billinq svcs charge
--Pa!mem & biilingrsvrs cfiange sales tax

05D47TB

0-09

-0"002M303
4"005881
0.006332

s!blq

SubJotal ElecEicity TSxes

2.06

0"04298
0.04746

@
6
@

0.96
0-60
0"36

4.0000%

2.5000y,
1.s000%

-

-

e,r
ot
I r-dA

_l

T
WFJTEHAWK

GNYSEG

i1i003:0859.184

AoCount::frIumbieri

t

Blatettehi,Dete;,.,

Iune,o4,,20i18:

Page 1 of4

Sewice Address: 6 IVHITE HAWK LN, ITHACA Ny 14850-9030
Next Scheduled Read Date: On or about August 01, 2018

Aecount Summary
Previous invoice
Payments received as of 06/01/18
Balance forward
Energy charges
Miscellaneous charges

$25.92
-25,92
0,00
20.02
0.87

Gommercial
See details beginning

on page 5

See messages on page 2
To avoid a 15% late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll save by doing
business online or by phone 2417
.

Visit nyseg.com to:
. View and pay your bill online
. Submit and view meter readings
. Enroll and manage budget billing
. Enroll in Autopay
Call our self-service line at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
pnone.

Add $1, $2, or $5 to your Payment to
make a tax-deductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Learn more at
nyseg.com.

.-lle:sE!slslm!ems|]IrpsIrSv-[Ie!1,$e[c-glPg!s-p.

ve$e-Je-Ny-qE-G,-

lln

G
r--*

NYSEG

1

00308591 84

+ai;Fee-grbi
lllll,l,,ltlllr il,,, l llll

r

ll

llll,lltllllltlll, l llll'lilltl,lll

NYSEG

P,O, BOX 847812
BOSTON, MA 02284-7812

AV 01 039462 593388100 A**5DGT

'l

'

06127118

l

p#.iu#friseipt
s20,89

i::,Ai

$fi

iHir:

AUTOPAY

lgl'1'llglllrgllg,llrlgrllrlllllllll,l,tlltl'llll,lltllllllt,tll
WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030

Please do not write below this line.

Ie1B03ng5ql,a'{ uBuuE0e0810En0EIleEaI

-l

T

r r"a

.Wl{lTE:HAWK

GNYSEG

Accouot itumbsri..:

rri

5lbtembai,Date;

,,::JUne

Electricity Service

ElectrlcityRateMeter
Number

00667Rn1

- Nonresidential

Seruice from: 05/0il18 - 06/01/18
N01000059671735
PoD

lD:

12006 NySEG Supply Seryice
Previous Meter Read
Reading

Current Meter Read

Date

Date

Reading

oR/01/,f81 )aqq

a

n[to?tfa

|

04,,r20i8

Page 3 of 4

Service Addressr 6 WHITE HAWK LN, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT ACTIVITY

O
9

,:!008,0859ittr84

Billed
Usage

Readino
Differen'ce

)AAg tr

I

I

kwh

Billino
Perio-d
31 davs

Tvoe of read: A -Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Charoes
Basic service charge
Deliverv charoe
Transitfon chdroe
Revenue decou'pling mech
SBC charge

9
9
9
9

17.60
0.43
0.08
-0,05
0.06

kwh @. 0.04746
kwh @. 0,00837245
kwh @. -0,005881
kwh @ 0.006332

$18,12

Subtotal Electricity Delivery

Electricitv Suoolv Gharqes
Suoolv charoe
Merbf[ant fuhction charoe - Mav
Merchant function char$e - Jurf
Subtotal Electricity

9 kwh @,
8 kwh @1 kwh @

0,40
4.02
0.00

0.04405078
0,00281
0.002715

Supprv

Electricitv Taxes and Surcharoee
State sales tax
Countv sales tax
City sdles tax

$0'42

@
@.
@

0.74
0,46
0,28

4,0000%
2,5000%
1,5000%

$1.48

Subtotal Electricity Taxes and Surcharges

+;
Miscellaneous Charsee
06104118 Pavment & billino svcs charoe
06104118 PaVment & billind svcs charle sales tax

,,!:,1;;i

Wl{lTE}:IAWK

llr
-1&

GNYSEG
I

Ar0counf ::Atum0en

1.003#502'707

r$fitlment,Dii6:,r

,Jung,04r 201,8

,

Sewice Address: 6 WHITE HAIryK LN BUS SHELT, ITHACA NY 14850-9030
Next Scheduled Read Date: On or about August 01, 20/8

Page 1 of4

Account Summarv

invoice

Previous
Payments received as of 06/01/1 8
Balance forward
Energy charges
Miscellaneous charges

$26,75
-26.75
0,00
47.51
0.87

Commercial
See detajls beginning

on page 3

See messages on page 2
To avoid a 1.50/o late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll save by doing
business online or by phone 2417.

Visit nyseg.com to:
. View and pay your bill online
. Submit and view meter readings
. Enroll and manage budget billing
. Enroll in Autopay
Call our self-service line at
1.800.600,2275 for billing information,
provide a meter reading and to pay by
phone,

Add $1, $2, or $5 to your payment to
make a tax-deductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Learn more at
nyseg,com.
fl99:,8-tg!ut'-!-oi.ol]tp-o-rtgvitly-o-9l-p3vt:ii9il:lg-q[9-9lle-9!9-P-?v9!-l-e-19-!ly.9F-9i--

dNYSEG
I

tllll'l"ltllll1,,'1lll,lllll'tltlllllllll'llllt'lttlll'lll,ll
NYSEG
P,O. BOX 847812
BOSTON, MA 02284-7812

0t 030463 593388190 A**sDGT
l1t1l1lllll't'l,ll'ltllllllll'lllnlrllllrllllllrllll,l,lllrl,g

AV

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Please do not write bolow this line.

te1EE3r{ 50e70?uuB00uq a380u0000rr g3I

T
WI{ITE.HAWK.
^a&

GNYSEG

Account lVumbon

11:00$;4502i70,ilrr1

Statemen:t Data:

.tilne 04,,,20,14

Page 3 of 4

SeniceAddress; 6 WHITE HAWK LN BUS SHELT, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT ACTIVITY

O
g

Nonresidentiat

Etectrtcity Service Electrlcity Rafe - 12006 NySEG Supply
Meter
Number

0067)714

o6/n1/18

Readino

Date

Reading

6706

Service from: 05/0418 - 06/01/18

PoD lD:

Previous Meter Read
Reading

Current Meter Read

Date

Seruice

A

6450

o5,t6)t1A

Differenle
256

F

N01000060108834
Billed
Usage

Billino

256 kwh

31 davs

Periot

Tvoe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Electrlcitv Doliverv Charoes
Basic service charoe
Deliverv charoe
Transitlon chd'roe
Revenue decofplins mech
SBC charge

256
256
256
256

kwh
kwh
kwh
kwh

@.

6
6

@

17.60
12.15
2.14

0.04746

0,00837245
-0,005881
0,006332

-1,51

1.62
$32,00

Subtotal Electricity Delivery

Electrlcitv Suoolv Charqes
Suoolv charoe
Mercffant fuhction charse - May
Merchant function charle - Jurf

256
247

I

kwh
Rwh

kwh

@
6.
@

11.28

0,04405078
0,00281

0,69
0,02

0.002715

$11.99

Subtotal Electricity Supply

Electricitv Taxee and
State sales tax
Countv sales tax
City sSles tax

Surcharges - -

Subtotal Electricity Taxes and

Surcharges

trtt

Miscellaneous Charoes
06104118 Pavment & billins svcs charge
06104118 PaVment & billin! svcs charge sales tax

@.
6.
@

,

1.76
1.10
u,oo

4,0000%
2,50000/o

1,5000%

-..-

$3'52

Wrt-ilTEl-IAWK

Narnber:
S{afenrenf Dafe:
Amettftfrue

@r{YsEG

1003{859-184

Aecount

July O6, 2018

52?16

Sewiee Address: 6 W7{ITE F{AWK [,N. WIACA NT !485$^9030
Next Schedwled Read Date: On or ahout Augtst 01, 2At8

Payments received as of 07i05/18
Balance forward
Energy
Misc6llaneorls charges

-20

Page 'i of 4

8g

Commercial

0-00

21.s9

charges

0-87

See messages on page

$*;

ascount on 07i29118.

g-*Fjl= beginning
?-u*-page
on
J

2

's

To avoid a 1 .Sa/o late payment charEe, please ensure payment is
received by the date displayed below-

Think of the minutes, rroney and
natr.lral resources you'll save by doing
brusiness online or by phone 2417.

\/isit nyseg-com to:
- View and pay your bill online
- Submit and vieiff meter readings
- Enroil and manage budget billing
- Enroil in Autopay
Call our setf-service line at
1-800-600-2275 for billing informaiion,
provide a meter ieading and to pay by
phoneAdd $1. $2" or $5 to your payment io
make a tax-deductible donation to
NYSFG and RG&F Project SHARE
Heating Fund^ Leam more ai
nyseg-com.
Please retJm bottom porlion with ycur payment- Make checks payaoie ta NYSEG

Account Nurnber

MNYSEG

10030859184
Lab.Fee Afier

arf29f18

tillt,l,,lttlilil,,,llll!,lll!ll'llrllllltlll,ll![t'lilltl'lll'll

Due Upon Rece{pf

P-O_ BOX 847812
EOSTON, MA 8228+7812

$22.46
Arnount Faid

AV 01 S34676 867138157 AA^5I}GT

,!"t,t,,ltltlllll,,lll'l"lltlt!..1!!"1'!!llll.l'hlllhltlltlll

AUTCPAY

.I[HITEHAWK
ATTN GREG NELSON
6 WHITF HAWK LN
TTHACA NY 14850-S030
Please Co not

l,E l,E ti:i []A 51],S

t{ n

ilnn

n

nEe

;s

q

tIn

8E EneEt{

L

wite

beio$r tftis iine

r

'-l

WHI{EHAW{

MNYSEG

A,taasrtt:Numbei:

Siatenent Date:

July 06,201S

Seruice Adrlress.' 6 WHITE HAWK LN, ITHACA NY 14850-S030
TWSEG DETAILED ACCOUNT ACTIVITY

O
F

Page 3 of 4

Electricity Seruice - Nonresidential
Electricity Rate - 12006 NYSEG Supply Seruice
Meter
Number

Current Meter Read
Date Readino

Seruice

PoD

Previous Meter Read
Date Reading

from: A6/0U18 - 07/0y18

lD:

Reading
Difference

07t02t18
2522 E o6to2r18
2494 A
Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

00657RO1

Electricity

Del

1,003-0859.1,84

N01000059671735
Billed
Usage

Billing
Period

24kwh

31 davs

ivery Gharges

Basic service charoe
Deliverv charoe
Transition chdroe
Revenue decoulolino mech
SBC charoe

.A

24
24
24

kwh
kwh
kwh
kwh

17.60
1.14
0.07
-0.14
0.15

4.04746
o.oo275729

w

-0.00s8B1
0.006332

Subtotal Electricity Delivery

$18"82

Electricitv Supplv Charqes
Suoolv charoe

Merlfiant fuhction charoe - Jun
Merchant function charle - Jul

24 kwh @
22 kwh 6

2kwh 6

0.04581 964

1_10

0-oo2715
0.00331

0.06
0.01

Subtotal Elecfficity Supply

$1.17

Electricity Taxes and Surcharqes
State sales tax
Counfu sales tax
City sdles tax

0.80

4.0000%

w

0"50

2-5OOOo/o

0.30

1.5000%

Subtotal Electricitv Taxes and Surcharqes

$1"60

Total Electricity Gost

$2'1.59

Totat
Miscellaneous Charqes

O7lA6h8

0.81

Pavment & billino svcs charoe
OzlQ911!___t9yrne!!_& billjn! svcs cha{e sales tax

al Miscetlaneous

Gharges

,'

0.06

,

.

,

$0,87

WFIIT€I-{ATTJK

.&i'a*
Grrs'.'u
w,t!"lr:t::

*rtlsnrrf .SI'€:'

Nt

July O6" 201$

SfaJer*enf elafe:

a

SEW\CE A*IITCSS: 5 WT]ITE

10034502J07

Aeccs*f ffrlin&er:

N-fEEG
HAW LN BAS STTELT. TT:f{ACA

$3rus

':'

Page 1 of4

NT I4E5O^9030

Sehettuled Read Dute: On ar itbou! Argtst $1, 2018

Account SummarY
$48.38
-48-38

Previous invoice
Payments received as of 07105118
Balance forward
Energy charges
Miscellaneous charges

lhis amaunt

14ill

000
35.48

0.87

be deciucted from your bank

$37.s5

Comrnercial
See details beginning
on page 3
See messages on Page 2

charge" please ensure paynent is
received by the date displayed below-

io avoid a 1-5"/o late payment

Think of the minutes. rnoneY and
naiural resources you'll save by doing
business online or bY Phone 2417-

Msit nyseg-c-om to:

- Merar and PaY Your bill online
. Submii and vieiai meler readings

'Fnroll and manage budget billing
'Fnroll in AuioPaY
Call our self-selice line at
1-800-600-2275 for billing information,
provide a meter reading and to pay by
Phcne^

Add $i , $2. or $5 to Your PaYment to
make a tax-deduclible donation to
NYSEG and RG&E Proiect SHARE
Heafing Fund. Leam more at
nyseg-com. .Flease retum b.ollem pqden wi$! vour peynent. Meke

qb ckq peyabie io ryY$EG-

Account Nurfier

@NYsEG

10034502707
Late Fee After

07t28t18

tllll,!,,ltll!l!t,."llll!,ll!lll'l!!llllltl!l'llllt'lt!lt!'lll'!l
NYSFG

P.O.BOX847812

Due Upon ReceiPt

tsosTON" MA A2284:7&12

AV

0't 034677 867138157

A**sDGT

ililtil,lll!llll,,;,lll"'l'll;"'tllh""l!l't'tl"lt!llt"tlll

$37-35
Arnount Paid

AUTOPAY

wt_ilTEHAIrVK
ATTN GREG NELSON
6WHITE HAWK LN
ITHACA NY 14850.9030
Piezse dc not write beic'* firis iine

i{

el,n nI q 5fi e?il 7lItl I nii i]f 715 Iln En nn l?15

T

WIJITE.I-JAWK

r r.^'Fr--.
f
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Accaant,,iktmher:
Stateneit',Da,te:

I I JE\t

Service Address.' 6 WHITE HAWK LN BUS SHELT, TTHACA NY 14850-9030

Electricity Service - Nonresidential
Electricity Rate - 12AA6 NySEG Supply Seruice
Meter

Current Meter Read
Reading

Date

Number

Seruice

PoD

Previous Meter Read
Date Reading

J,uly

06,20,16

of4

from: A6/0A18 - O7/AAIB

lD:

Reading
Difference

00672714

,

Page 3

IWSEG DETAILED ACCOUNT ACTIVITY

O
F

10CI3"4502-707

a7ta2t18
6869 E o6to2fia
6706 A
163
Type of read; A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

NAlA0AA6U08834
Billed
Usage

Billing
Period

163 kwh

31 davs

Electricity Delivery Charqes
Basic service charoe
Deliverv charoe
Transition chdrqe
Revenue decoJolinq mech
SBC charoe

163
163
163
163

kwh (A
lffih 6
kwh 6
kwh @

4.M746

4.0027s729

-0.005881
0.006332

Subtotal Electricity Delivery

17 _64

0.45
-0"96
1.03
$25.86

Electricity Supply Charses
Suoolv charoe

MerbKant fuilction charoe - Jun
Merchant function charle - Jul

163
152

'11

kwh @
kwh 6
kwh @

0.M581964
0.oo2715
0.00331

Subtotal Electricity Supply

7.47
a-41

0"04

$7.92

Electricitv Taxes and $urcharqes
State sales tax
Countv sales tax
City s6les tax

4.0000%

w

Subtotal Electricity Taxes and Surcharqes

Total Elec,tricity

C

o,st

iscellaneous C har,ges
07lOBl18 Pavment & billino sves charoe
0706Af Paiment &billin! svcscharlesales tax

2"5000%
1.5000%

1"35

0"84
0"51

$2_70

$36.48i

M

0.8'1

0.06

r
WHITEHAWK

-L**
reNYSEG
T-*

Accqrni:filltmban

1003"0859-1&4

Sfatsmsaf Oafe:

August 02, 2018

$et,fo

AnmunlDuct
Sewice Address: 6 WHITE HAWK LN, ITHACA NY 14854-9030
Next Scheduled Read Date: On or about October 0I, 2018

Page 1 of4

Account Summary

invoice

Previous
Payments received as of 08/01/1 8
Balance forward
Energy charges
Miscellaneous charges

$22,46
-22,46
0,00
20,29
0,87

Commercial
See details beginning
on page J

See messages on page 2
To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below.

Think of the minutes, money and
natural reeources you'll save by doing
buslness onllne or by phone 2417.

Vlsit nyaeg,com to:
. Vlew and pay your bill online
, Submlt and view meter readlngs
. Enroll and manage budget bllling

. Enroll in Autopay

.J

Call our self-servlce lina at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
pnon9,
Add $1, $2, or $5 to your payment to
make a tax-deductible donation to
NYSEG and RG&E Prdeot SHARE
Heatlng Fund, Learn more at
nyseg,com,
---r.!..-*9-!9!s[-!-oig.Ilpg$igllvt-tltv-o-[P?v.11l"-!l.1{-q[g-gltqgls-p-lv9!-Le-J9-NYIF-gi

)M

a rr'-F-

,,{craUnlrN!mber

FW NYsEb

1

00308591 84
Letefee,:Aft$r

08/25/18

tllll,l,,ltlllllt"'lllll,llllllrglllllllglllrlllll,lltlllrlllrll
NYSEG
P.O. BOX 847812
BOSTON, MA 02284-7812

sP 01 038789 07558E 334

ASNGLP

rlr111rr1,ll1l'111,]lll,grg'lll'ltll'llltllllllll'll',1ll,11lrlrr

$?1,16
Amount Pcld

,

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
ITHACA NY 14850
Fl6as€ do not writ€ below thiE line.

I e1 0 B 3 U g 5 q L, gq BBn 0n 0P1 l, bB B tlB 0 E a 11, b

WHITEHAWK
1009-0fl59"184

Asaount llumber;

#NYsEG

Sfafsmonf Oafe;

,{uguat 0?, 2018

Sewice Addressr 6 WHITE HAWK LN, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT

O
F

Etectriaity Service - Nonresidentiat
Electrlcity Rafe. 12006 NySEG $upply Service
Meter
Number

Page 3 of 4

ACTIVITY

Current Meter Read
Readlno

Date

Serulce
PoD

Previous Meter Read
Reading

Date

from:

lD:

07/03/18

-

I

07/30/1

N01000059671735

Billing
Period

Billed
Usage

Readino

Differenie

07t30t18
2533 A 67lotllg
2822 F
Tvpe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

00657801

1 kwh

28 davs

Electricitv Deliverv Gharses
Basic service charoe
Deliverv charoe
Transitfon chdroe
Revenue decodolino mech
SBC charge

11
11
11
11

kwh
kwh
kwh
kwh

@
@
@
@

17,60
0,52
0,04
-0,06
0,07

0.0474A
0,003356
-0,005881
0.006332

Subtotal Electricity Delivery

$18,17

Electricitv $upolv Charqee
11
11

Supolv charoe
Merbtiant fuhctlon charge

kwh @.
kwh @

0,0529872
0.00331

0,58

4,0000%

0,75
0.47
0,28

0.04 :

Subtotal Electricity $upply

Electricity Taxes and Surcharges
State sales tax
Countv sales tax
City sSles tax

$!btotgl$l99tli9i!I

T'""t

"nd

su"htt9i[..,.=,

@

I

?8888v;

,, ,

=

,==

=

,

,,

,

,

,=$1'?,9

TotalEleetriclty Cost

$80.2$

Tsltl,

$n0,2$

Miscellaneous Charqes
08102118 Pavment & billino svcs charqe
08102118 Palment & billin! svcs char[e sales tax

0.81

0,06

I

'dd

WHITEHAWK

r rL'aF-

FW NYstsb

'A,ccaunlNumher:

1003#502.707

Sfatamenf Dab;

Auguet 02i 2018

anotniPaer

83'/-,'t1'

Service Address: 6 WHITE HAWK LN BUS SHELT, ITHACA NY 14850-9030
Next Scheduled Read Date: On or about October 01, 2018

Page 1 of 4

Account Summarv

invoice

Previous
Payments received as of 08/01/1 8
Balance forward
Energy charges
Miscellaneous charges

$37,35
-37.35
0.00
30.27
0,87

Commercial
See details beginning

on page u

$Sli,l4

See messages on page 2

To avoid a 15% late payment charge, please ensure payment is
received by the date displayed below.

Think of the minutes, money and
natural resourcee you'll save by dolng
buslness onllne or by phone 2417.

Visit nyseg,com to:
. Vlew and pay your bill onlina
. Submit and vlew meter readings
. Enroll and manage budgst bllllng
. Enroll In Autopay
Call our self-service line at
1.800.600,2275 for billing information,
provido a metsr readlng and to pay by
pnon6,

Add $1, $2, or $5 to your payment to
make a tax-deductlblo donation to
NYSEG and RG&E Project SH,ARE
Heating Fund, Learn more at
nyseg.com,
?]9-$9-tglsltl9-o-!9tlsq{9u.vttlu-o-9l-p9vneil,Jvrs[*!-e-9!r-p-eve!]9-lg-[Y-9E9r,

t id&
r rrr.-F-

AqneuntNurnher

GNYSEb

10034502707
08/25118

tllll'l"ltlllllt,,.lllll,llllil'tltllllltlll'lllll,lilltl'lll'll
NYSEG
P.O. BOX 847812
BOSTON, MA 02284-7812

$31,14

sp 01 038750 07558E 904 ASNGLP

ll,srl,ll,llrlllll,llll,l,lrlll',llltllllltll'llt,llr'1lllr1lr1rl

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
ITHACA NY'14850
PleEse do not write below this line.

EaIEB3q 50 P7 F ?n An B0E 3I

1,t{ 00U UU

03 l,l,t{

r
WHITEHAWK

#NYsEG

AEaaunt Number:
SfEfemenf PEte;

1003-4502-707
August 0?, 2018

Service Addressr 6 WHITE HAWK LN BUS SHELT, ITHACA NY 14850.9030
NYSEG DETAILED ACCOUNT ACTIYITY

O
9

EleetrlcltySenrice.

Electrlcl{y
Meter
Number

00672714

Rafe.

Nonresidentia!
9eruice

Seruiaefrsm: 07/03/18 - 07/3A/18
pa? tD:
NA1A00060108834

12006 NySFG Supply

Previous Meter Read
Reading

Current Meter Read

Date

07t3N1A

6966

Readlno

Date

Readino
A

07/03/1

I

6860

Page 3 of 4

Difforon-ce
E

97

Billed
Usage

Billino
Peridd

07 kwh

28 davs

Type of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read
ff

Electr!,cjtyDglilre.ry9hargpF
Basic service charoe
Deliverv charoe
Transitfon chdrqe
Revenue decofollnq mech
SBC charge

,,

,,,,,
97
97
97
97

kwh
kwh
kwh
kwh

",," ,",,*__,,,,,,,,,,.-,, ,,

@
@
@
@

0,Q4746
0,0033s0
-0,005881
0.006332

Subtotal Electricity Delivery

.,_
17,60
4,60
0,33

.0,57
0,61

$22,57

Electrieitv Sunnlv Charqes
Supplv charqe
Merbffant fuhction charge

97 kwh
97 kwh

@
@

0,0529872
0,00331

Subtotal Electricity Supqly

5,14

0.32
$5,46

Electricitv Taxes and Surcharses
State sales tax
Countv sales tax
City s6les tax
Subtotal Electricitv Taxes and Surcharses

Total Electrlclty Goet
TotAl

Miscellaneous Charses
08102118 Pavment & billinq svcs charoe
08102118 Pai,ment & billin! svcs char[e sales tax

1,12

W ?.HHHfiff

0,70
0.42
$2,24

$$0.27
,27

0,81

0,06

E

_l

Wul.IE.l'IAWK
1003.0859-184
Acca,unt'Nambei:'
'Sta'dim,entbate: ',, Septembei 0t, 2018,

@NYsEG

'

'':..

Arnoumiue:

i

,

$trso
Page 1 of4

Service Address: 6 WHITE HAWK LN. ITI'IACA NY 1485A-9A34
Neg Scheduled Read Date: On or about October AI. 2AIB

Account Summary
Previous invoice
Payments received as of 09/05/18
Balance forward
Energy charges
Miseellaneous charges

$21.16
-21.16
0.00
20.43
0"87

'

See details beginning
on page 3

See messages on page 2

tow bank
,(: r
: l

This amcErnt will be dddnctedifrorn

ar:rnrniam.nq/"qfi8

Commercial

To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below.

Think of the minutes, money and
natural resources you'll save by doing
business online or by phone 2417.

Visit nyseg.com to:
. View and pay your bill online
. Submit and view meter readings
. Enroll and manage budget billing
. Enroll in Autopay
Call our self-service line at
1.800.600.2275 for billing information,
provide a meter reading and to pay by
phone.
Add $1, $2, or $5 to your Payment to
make a taxdeductible donation to
NYSEG and RG&E Project SHARE
Heafing Fund. Leam more at
nyseg.com.

_?r,.9i9,fgT F$I.pg.l'gl y,t,XggElTgllgEilg!:pey+-ls_t

Iy-9€9-____-=____,----_:_-:-

NYsEG

't0030859184

0gt29t18

Iillt,l',ltllllil,,,illll,llllil,lltllllltlll,llllt,hlltl,lll,ll
NYSEG
P.O. BOX 847812
BOSTON" MA 022B+7812

2 344/',6F 42 A**5DGT
lllll'11,"111',lllltltltll't'l'l'tl'lll'll'l,llltllyg1,,l'llll'

$21-30

AV 01 00871

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Please do not write below this ltne

3 a l,

I u 3 tl a 5 I ], I q t] D tl I n I E ], I I n 0 0 0 tl tl E ], I t]

l

MNYsEG

Aceourf filsrn& r:

,

Sfaternent Dafe:

September

Etectricityr Selvice - Nonresidential
Electricity Rate - 12006 NYSEG Supply Seruice

08131/18

00657801

254!6

Seruice from: ATfiIl18

PaD

Previous Meter Read
Date Reading

Current Meter Read
Date Reading

Meter

Number

E

2533

fi7t?1118

2018

060

of4

Page 3

Sewice Address.' 6 WHITE HAWK LN, ITHACA NY 14850-9030
NTSEG DETAILED ACCOL1I|T ACYMIT'T

O
H

WHITEHAWK
i100$0859.184

ID:

Reading
Difference
A

IJ

- 08/31fiB

N01OAACI59671735
Billed
Usage

Billing
Period

13 kwh

32 rlavs
!!

Tvoe of read: A - Actual. E - Estimate, C - Customer" R - Remate and N - No read

Electricitv Deliverv Gharqes
Basic service charge
Deliverv charqe
Transition chdrqe
Revenue decoJpling mech
SBC cfiarge

17"60
0_04746

13
13

13
,11

ffiil

W

0"00164809
-0.00611
0"006332

0.62
u-ua

-0.08
0^08

$18-24

Sutrtotal Electricifu Delivery

Fleefrir:itv Suoolv Charaes
Suoolv charqe
Meibkiant tufr cbon charge
Subtotat Electricity

13
13

kwh
k\^,h

0-M898638
0.002819

suppty

Electricitv T

0.64
0-04

$9,99

and

State sales tax
Countu sales tax
City sdles tax

Total ElectricitY Gost

Miscellaneous C

09/06/18

{d
6

Pavment & billing svcs charge

09/06118 Paiment & billing svcs charge sales tax

@

B

4.0000%
2.5000%
1"5000%

$20-fi

I
wl-tlT€HAl'tfK
1003-450

Aqeaant Nurnber:

@NYsEG

September 06 " 2918,

Statefleflt Dafe:

${3-26

AlrrlawfiDue:
Page

Senice Address: 6 WH{TE HAWK LN Bf.iS SIIELT. m{ACAVIY 1485A 9030
Nert Scheduled Reod Date: On or abouf October 01, 2A ]

1

of4

I

Account Summary
Previous invoice
Payments received as of 09105/18
Balance forurrard
Energy charges
Miscellaneous charges

$31-14
-31.14
0.00

This amo.rnl witl be deducted ftom your bank
aer-rurnf nn OgDQllR

M126

Commercial
See details beginning

42.39

on paEe 3

0_87

See messages on page 2

To avoid a 1-5t/o late payment charge, please ensute payment is
received by the date displayed below.

Think of the minutes, ntoney and
nafural resources you'll save by doing
business online or by phone

2Il.

Visit nyseg-com to:

. View and pay your bill online

. Submit and view meier readings
. Enroll and manage budgel billing
- Enroll in Autopay

Call our self-service line at
1-800-600-2275 for billing informafon,
provide a meter reading and to pay by
phone.
Add $1, $2, or $5 to your Payment to
make a taxdeductible donation to
TIYSEG and RG&E Project SHARE
Heating Fund. Leam more at
nvseo.com,
Please retum boftom portion with your payment- Make checks payable to NYSEG-:

@NYsEG

10034502707
Lab,Fee.After

09/29/18

tilll,l,,ltllllil,,,lllll,llllH'lltllllltlll'llllt'htltl'lll'll
NYSEG

Due Upon Recgipt

P.O BOXB47B12
BOSTON. MA 0228+7812
AB 01 004228 54484

$43.26
Amount

B 18 D

Paird,

AUTOPAY

trilrlillrt,rtrllll,l,lltlthtlll,'l1lll11"l,1'llliltll'lltlll'l
WHITEHAl/fK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030

Please do nct vrrite flelaur lfiis iine.

8al,t] tlf

t+

5 De?

[ 70 nil nI

n'{

] at

11t]

uI nIq f aL

-l
WHITEHAWI(

NYsEG

Ag+aant,Nam,Per:

,,.,,,, 10034502'707

Sta{ernentD{fe:

September:06,:2018

Sewice Address.' 6 WHITE HAWK LN BUS SHELT. ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT

O
9

ElectricityService - Nonresidential
Electricity Rate - 12006 NySEG Supply Seruice
Meter
Number

71AO

Serurbe

PoD

Previous Meter Read
Date Reading

Current Meter Read
Date Reading

oa/31/1fi1

N)672714

Page 3 of 4

ACTIWTY

F

o7t31t1R

I

6966

from: 07/31n8 - ABffilI8
NUO0A06UABffi4

lD:

Reading
Difference
A

214

Billed
Usage

Billing
Period

)'l

32 davs

A.

kvrh

Tvpe of read: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

Basic service charqe
Deliverv charoe
Transition chdrqe
Revenue decoiolinq mech - Jul
Revenue decoujrlin! mech - Aug
SBC charge

214 kwh @
214 kwh 6
6kwh 6
208 kwh 6
214 kwh @

0.44746
0.00164809
-0.005881
-0.00611
0.006332

Subtotal Electricity Delivery

17.60
10.16
0"35

-0-M

-1.27
1AA

$28.16

Electricitu Suoolv Charoes
Suoolv charoe
Merbtiant fufrction charoe - Jul
Merchant function charle - Aug

kwh @.
6kwh 6
208 kwh @
214

0"M898638
0.00331
0.002819

Subtotal Elecbicity Supply

10.48
0.02
0.59
$11.09

Electricifu Taxes and Surcharoes
@

State sales lax
Countv sales tax
City sales tax

8

Subtotal Electricity Taxes and Surcharges

Total Electricity

Cost

:

4.OOOO%
2"5000o/o

1"5000%

1"s7
0"98

0.59
$3.14

..'$I

Miscellaneous Charoes

09/06/18
09/06/18

fotai

Pavment & billinq svcs charqe
Palment & billinfi svcs charfe sales tax

0.81

0-06

WI.IITEIIAWK

I*4 jt${

/Ere r.l\tcEr
T\ I JETJ

Accouof wutt|bo,:,'

-s

ff\lEW

1003.0859-184

$fsfemenf Dafai

I

4#-o..uit

October 02; 2018

$t6

i..,,'i''

Page 1 of4

Seniee Address: 6 IVHITE HAWR LN, ITHACA NY 14850'9030
Next Scheduled Read Date: On or qbout December 03, 2018

Aecount Summary
Prevlous involce
Payments recelved as of 10/01118
Balance fonrvard
Energy charges
Miscellaneous charges

$21,30
-21,30
0,00
24,52
0.87

This amount will ba dBducted from your bsnk

$25,3s

Commercial
See details beginning
on page 3

See messages on page 2

d

To avoid a 1 ,50/o late payment oharge, please ensure payment is
rscelved by th€ date dlsplayed below,

Thlnk of the mlnutes, mon€Y and
natural resources you'll save by doing
buslness online or by phone 2417.

Visit nyseg,com toi
. View and pay your blll online
. Submit and vlew meter readings
. Enroll and manage budget billlng

. Enroll In Autopay

Call our self-service line at
1,800.600.2275 for billing information,
provlde a metor readlng and to pay by
phone.

Add $1, $2, or $5 to your Payment to
make a tax-deductible donation to
NYSEG and RG&E ProJect SHARE
Heatlng Fund, Learn more at
nyseg.com.

?.ls-lt-.-plvn!-qtj-ojrrpsrtlglgitly-o-$-PgyuHlJ:Jvrg[9,9[q9b-s-P-ey3}-r'€-ig-ly-qE-G.

Account Number

#NYsEG

1

00308591 84
Late Fee After

tllll,l',ltll ll1'r'lp l ll' ll ll11' lltllll lllll,llll t'llllll'lll, ll
NYSEG
P.O, BOX 847812
BOSTON, MA 02284-7812

AV

0r

10125118
Oue Upon Recetpt

$25,39
Amount Paid

040111 567498174 A**5DGT

llllllllrlll;lllulrglll1rlll1l,l11llll;r'lllrgLlllrl'rllrll'l;r

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK tN
TTHACA NY 14850-3030
Ploaee do not write below this line.

?

L

pl, 0u 30

&55

1,,s'{ 0u u B n E e

535 0B u 0E 0P 5 3q

iWfflTErHAWX

Accounf f{u.mber;
,stalenrani,Dite;,

#NYsEG
Service Addres* 6 WHITE HAWK LN, ITHACA NY 14850-9030
NYSEG DETAILED ACCOUNT ACTIWTY

O
F

00657801

'::ili00$-0859|li84

October or, 20't,8

Servlce from: 09/01/1I - 10/01/1I

PoD

Current Meter Read
Resding

Date

Previous Meter Read
Readino

10/0,t/.tRl 25s6 A

09/01/18

2546

lD:

NU004059671735
Billed
Usage

Billino

Differen-ce
ttl

50 kwh

31 davs

Readino

Date

|

r

Page 3 of 4

Eteetricity Servlce - Nonresidentiat
Electriclty Rafe. 12006 NySEG Supply Seruice
Meter
Number

i.

E

Periot

Tvpe of read: A - Actual, E - Estlmate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Charqes
Basic service charoe
Deliverv charoe - Seo
DeliverV charde - Ocl
Transition charoe
Revenue decofolino mech
SBC charge

48 kwh .O
2kwh 6
50 kwh 6
50 kwh 6
50 kwh @

0.04746
0.04446

0.00250319
-0.00611
0.006332

Subtotal Electricity Delivery

(o
6
2 kwh @

50 kwh
48 kwh

Suoolv charoe
Merbtiant fuhction charqe - Sep
Merchant function charle - Oct

0.04886982
0,002853
0.002904

0,32

2.44
0.14
0.01

$2,59

Subtotal Electricity Supply

Electricltv Taxes and Surcheroes

(o
@

State sales tax
Countv sales tax
Citv sSles tax

,

:

Tota|EngrgvChirses''.:'...
10t02118- Pavment Fbiilinq svcs charoe

4.0000%
1.5ooo%

0.91

0.57
0.34
$1.82

Subtotal Electricitv Taxes and Surcharges

Gost..

-0,31

$20,11

Electricitv Supplv Charses

Total Electrlcjty

17,60
2.28
0,09
0,13

10102118 Pairment & billin! svcs charle sales tax

:\iBfi

ldd
re

WHITEHAWK

GE' LrarerEf
l\ I Dtrf.J

Accoant Numberi

:F*z-

1003"4502'707

$tafElnenf Dafei

I

eaiii11i,i

Ootober 02, 20tg

$30.f8

1,'"".',,

Sewlce Address: 6IVHITE HAWK LN EUS SHELT, ITHACA Ny 14850-9030
Next Schedaled Read Date: On or about Decentber 03, 2018

Page 1 of4

Acsqqnt $umma v
Previous Invoice
Payments reoeived as of 10/01/18
Balance fonryard
Energy charges
Miscellaneous charges

$43.26
-43,26
0,00
19,76

0,87

Commercial
See details beginning

on page 3

See messages on page 2
To avold a 1,50/o late payment charge, please ensure payment is
received by the date displayed b6low,

Thlnk of the minutos, money and
natural resources you'll save by doing
business online or by phone 24i7.

Visit nyseg,com to:
. View and pay your blll online
. Submit and vlew meter readings

. Enroll and manage budget billing
. Enroll in Autopay

Call our self-service line at
1.800.600.2275 for billing information,
provide a meter readlng and to pay by
phone.

Add $1, $2, or $5 to your payment to
make a tax-deductible donation to
NYSEG and RG&E Project SHARE
Heating Fund. Learn more at
nyseg.com.
Pleas€ return bottom podion with your payment. Make checke payablo to NYSEG.

la.ai

G* NYSEG

Account Numb6r

--q":.

14434502707

I

Late Fee After
sll

ll, l'rllllllss, " ttl

ll'll lltt' tl tll llltlll'llllt'lllt l,lll'l

NYSEG
P,O. BOX 847812
BOSTON, MA 02284-7812

1At25t1B

l

Due Upon Recetpt

$20.63

AV 01 040322 567498175 A**5007

Amount Paid.

tltlll,'lll'llltlllrllill,lglgl,,'rlll1lrr1rl,;,llllllrlplr1l1lpr

AUTOPAY

WHITEHAWK
ATTN GREG NEL$ON
6 WHITE HAWK LN
rrHAcA NY 14850.9030
Please do not write below this line

upl,t]03q 5EE7070uuuB0a0b30u0uuEaEL3
L-

WHITEFIAWK

,,-.r'-&

GFNYSEG
T-

'Adco.uht:,N:ltmber;

{10034 021707

siaierneatOeiei,::

OitoUer,'02,,:,,20.td

Service Address.. 6 WHITE HAWK LN BUS SHELT, TTHACA Ny 14850-9030
NYS E G DE TAILED AC C OAN T AC TIYI TY

O
F

Electricity Service - Nonresidentiat
Electrictty Rafe. 12006 NySFC Supply Service
Meter
Number

006727't4

Current Meter Read

Date

Reading

10,ln,1t4a

Serulce from: 09/01/18 - 11/UnB
PoD
N01000060108834

lD:

Previous Meter Read
Readins

Date

7187 A o9/01/18

Page 3 of 4

Readino

Differente

71AO r

7

Billed
Usaqe

Billino

7 kwh

31 davs

Periot

Type of read: A - Actual, E lEstimate, C - Customer, R - Remote and N - No read

Electricitv Deliverv Charges
Basic service charoe
Qelivery charge -

6 kwh @
kwii
71 kwh 6
@
7 iiwii 6
7 kwh 6

-Sep
pelivery charle - Ocl
rransrtron cnarge
neuenue oecoriplins mech
SBC charge

0.04746
0.04446

0.00250319
-0.00611
0,006332

Subtotal Electricity Delivery

Electrlcity Supply

CharEes

17,60
0,28
0,04
0.02
-0,04
0.04
$17,94

,

Suoolv charoe

Merch'ant fuhction charoe - Seo

Merchant function charde - Oct

7 kwh @
6 kwh 6
1 kwh @

0.04886982
0.002853
0.002904

0,34
0.02
0.00

4,0000%

0.73
0,46
0.27

Electricity Taxes and Surcharges
State sales tax
Countv sales tax
City sSles tax
Subtotal Electricity Taxes and Surcharges

Mlscellaneous Charges
10102118 PavmenT & billinq svcs charoe
10102118 Pa!,ment & billin! svcs charle sales tax

@
6
@

2.50000/o

1.5000%

$1,46

0.81

0.06

r.

WHITEHAWK

rr.;rrr--

^&*
EF:.NYSkb
T*

Acqauat Numbsr;

1003.0859-184

Sfalemenf Pefe;

Amsuntfr,ue:

November05,2018
$81,16

'

Sewice Address: 6 WHITE HAWK LN, ITHACA Ny t4B50-9030
Next Scheduleil Read Date: On or about December 03, Z01g

Account Summarv-

Previousinvoice

Payments received as ot
Balance
Energy
Miscellaneous charges

forward
charges

_

rlttEfu

re

11l02hl

Fage 1 of 4

-iS.gg

Commercial

0.00
21.29
0.87

See detajls beginning
on page 3

See messages on page 2

$22,16

N
I

a

To avoid a 1.5o/o late payment charge, please ensure payment is
received by the date displayed below,

Think of the minutes, money and
natural resources you'll eave by doing
buslness onllne or by phone 2417.
Viait nyseg.com to:
'View and pay your bill online
. Submlt and view meter readings
. Enroll and manege budgEt bllling
. Enroll in Autopay
Call our self-servlce line at
1,800.600,2275 for billlng Information,
provlde a mster readlng and to pay by
pnon9,

Add $1, $2, or $5 to your payment to
make a tax-deductible donatlon to
NYSEG and RG&E Prdect SHARE
Heating Fund, Learn more at
nys6g,com.
Pleas6 retum bottom portion with your payment. Make checks payabla-to NYSEG.

^44
GNYSEG

Account Number
1

00308591 84
Late Fee After

11tast18

tllll,l,,ltlllrll,,r;1tll,tlll11,1ltlililllil,ililr,lilttl,ltl,ll

F

NYSEG
P,O, BOX 847812
BOSTON, MA Q2284-7812

,U.p-onEacslpl

$22.16

AV 01 098716 84584E190 A**sDGT

Amount Patd

lglrlr;ll,llrl,lllrlrJl,llrlllgrgl;p,lggl1ll,l,lpr1l1lrgl1l,1,1l,

AUTOFAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850.9030
Pleasc do not write below this line.

7e

LE0 3B

&5

I I &'{ U E n EII E e E t, htlE

nBBn

aAl,E

r
Wf{ITEFINWK

/rei.lvcEf
tr r -tElJ

w

-,,#

,A;ACAunt]]NU sn

$fatomenf oafe;r:,::

r,

Service Address 6 WHITE HAWK LN, TTHACA Ny 14850-9090
NYSE G DE TAILED AC CO I]N T AC TI W TY

O
g

Page 3 of 4

Etectricity Service - Nonresidential
Electriciiy Rate. 12006NySEG SupptySeryice
Meter
Number

00657801

Current Meter Read

Date

101311181 2818

Serylce

PoD

Previous Meter Read
Reading
E

2596

10to?t18

from:

lD:

Readino

Date

Readinq

ii':ii,!1003-0859tq8[

Novemnor Og, 20lt,g,

- 10/51/18
N01000059671T5s

10/02/1A

Differenie

Billed
Usage

Billing
Period

)2

22kwh

30 davs

A

Type of reqd: A - Actual, E - Estimate, C - Customer, R - Remote and N - No read

22 kwh @ 0,04446
.8888?{'
73 [wR
22 kwh @ 0,006332

I

Supolv charoe
Merbfiant fuilction charge

22
22

kwh
kwh

Subtotal Electricity Supply

State sales tax
Countv sales tax
City s6les tax
Subtotal Electricity Taxes and Surcharges

@.
@

0.04760427
0,002904

q

17,60
0,98
0,01

-0.13
0.14

1,05
0,06
$1,11

0.79
0.49
0,30
$1,58

$3i,ff,
Miscellaneous Charges
11105118 Pavment & billinq svcs charoe
11105118 Pa!,ment & billind svcs charle sales tax

l

4as

WHITEHAWK

GFNYSEG

AqeauntNumban

I

10094502,707

Slafamanf Oafe;

November05,2018

J*ou*nuat,,'.'

$*s.3s

sewice Add'ress: 6 vfiHITE HAWK LN BUS SHELT, ITHACA Ny I4Ys0-90s0
Next Sehedaled Reud. Date: On or about December 0J, 20lg

Fage 1 of4

Account Summarv
Previous invoice
Payments reeoived ss of 11/02/18
Balance fonvard
Energy chargos
Miscellaneous charges
I

$20,63

_:?0Sg
0,00
27,51

0,87

nts amount wiil be dedudad from your bahk

iie.oi

Commercial
See detajls beginning

on page u

See messages on page 2

To avoid a 1,5% late payment charge, please ensuro payment is
received by the date displayed below,

Think of the mlnutes, money and
natural resources you'll save by doing
buslness online or by phone 2417.
Visit nysog.com to:
. View and pay your bill online
. Submit and view meter readings
. Enroll and managa budget bllling
, Enroll in Autopay
Call our self-service line at
1,800,600.?275 for billlng information,
provlde a meter readlng and to pay by
pnone,
Add $1, $2, or $5 to your payment to
make a kx-dgductible donatlon to
NYSEG and RG&E ProJect SHARE
Heating Fund, Learn more at
ny8e9.com.
Ploase return bottom porlion with your payment, Make checks payable to NYSEG,

'

j.*&,

GNYSEG

Aceaunt Number

10034502707
LatE Fse.qfter

11t2818

lilll,l,,lltlilil,,,lllll,tlllil,tl1ililt1ilr,ilil1,lllttl,lll,ll
NYSEG
P,O. BOX 847812

BO$TON, MA 02284-7812

Due Upon Recelpt

$28.38

AV 01 036715 84584E100 Ar*5DCT

llurll;;ru;;rl;,lrglllllrrrllllll,lllll,l.tlllllllrrlulllllll

AUTOPAY

WHITEHAWK
ATTN GREG NELSON
6 WHITE HAWK LN
TTHACA NY 14850-9030
Pleaae do not write below ihie line.

8e1003r+ 5Ile7u?nEnE0nes3a0E0EEEag3a

r
14..d

WhIITEI"IAWX

GNYSEG
T-*

Aocounl N.unber;
Slatamen'f Date:,

"

:.r

service Address; 6 wHtrE HAWK LN BUs SHELT, trHAcA Ny 14gs0-90g0
NYSEG DETAILED ACCOANT

O
e

-

Meter
Number
00672714

Current Meter Read

Date

Page 3 of 4

ACTIVITY

Electricity Seryrce . Nonresidential
Electricity Rafe
12006 NySEG Suppty Seryice

1,01311181 7265

Type of read: A -Actual, E - Estimate,

Date

E

10102118

c - customer,

|

- 10/31/18
N01000060108834

Seruice from: 10/0a18

PoD lD:

Previous Meter Read
Reading

Reading

,,r*093-4*tttt

NovemUer 05,rr2016

Readino

Differenie

7187 a

82

Billed
Usage

Billinq

82 kwh

3O davs

Periot

R - Remote and N - No read

N

N

tr

82 kwh @
[wR
8,
82 kwh @

E

0.A4446

-8:888?1'
0,006332

Electricity Supplv Charqes
$upply

charsecharge

Merbfiant fuhction

B?

!(wh

62 kwh

@ Q,Q47-QQ4Z7
o:odigo46

3,e0

o.z4

Taxes and
State sales tax
Countv sales tax
City sdles tax
Subtotal Electricity Taxes and Surcharges

Tottl

Miscellaneous C
11105118 Pavment & billino svcs charoe
11105118 Palrment & billin! svcs charle sales tax

4.0000%

w

2,50000/o

1,5000%

1.02

0.64
0,38
92.04

B-2

{H3423298.1}

a

CERTIFICATE OF TITLE ISSUED BY

STEWART TITLE
INSURANCE COMPANY
Certifies to the proposed insured named in Schedule A that an Examination of title to the premises described in
Schedule A has been made in accordance with its usual procedure and agrees to issue its standard form of title
insurance policy in favor of the proposed insured, covering premises described in Schedule A, in the amounts
hereinafter set forth, insuring the fee and/or mortgage and the marketability thereof, after the closing of the
transaction in conformance with procedures approved by the Company excepting (a) all loss or damage by reason
of the estates, interests, defects, objections, liens, encumbrances and other matters set forth herein that are not
disposed of to the satisfaction of the Company prior to such closing or issuance of the policy (b) any question or
objection coming to the attention of the Company before the date of closing, or if there be no closing, before the
issuance of said policy.
This Certificate shall be null and void (1) if the fees therefore are not paid (2) if the prospective insured, his
attorney or agent makes any untrue statement with respect to any material fact or suppresses or fails to disclose
any material fact or if any untrue answers are given to material inquiries by or on behalf of the Company (3)
upon delivery of the policy. Any claim arising by reason of the issuance hereof shall be restricted to the terms
and conditions of the standard form of insurance policy. If title, interest or hen to be insured was acquired by the
prospective insured prior to delivery hereof, the Company assumes no liability except under its policy when
issued.

THIS REPORT IS NOT A TITLE INSURANCE POLICY. PLEASE REVIEW THIS REPORT WITH
A REAL ESTATE PROFESSIONAL REPRESENTING YOUR INTEREST IN THIS TRANSACTION.
PLEASE READ IT CAREFULLY. THE REPORT MAY SET FORTH EXCLUSIONS UNDER THE
TITLE INSURANCE POLICY AND MAY NOT LIST ALL LIENS, DEFECTS, AND
ENCUMBERANCES AFFECTING TITLE TO THE PROPERTY. YOU SHOULD CONSIDER THIS
INFORMATION CAREFULLY.

Countersigned by:

Authorized Signature

Date

y f INSWEV
1967 S:S

Company

5i

Syracuse, NY

W.*

City, State

.

Redated:

H

Julie Curlen

President

Hancock Estabrook LLP

Authorized Signature

rTJ. atU
Denise Carraux

Corporate Secretary
Date

TITLE #

a

Stewart Title
Insurance Company
Title No:
Effective Date: 09/18/2018
Redated:

Proposed Insured:
Borrower/Purchaser:

White Hawk Ecovillage Community, Inc.

Mortgagee:
Amount of Insurance:
Fee

$449,489.00

Mortgage

$.00

THIS COMPANY CERTIFIES that a good and marketable title to the premises described in
Schedule A, Description (subject to the liens, encumbrances and other matters, if any, set forth
in this certificate) may be conveyed and/or mortgaged by:
TITLE VESTED IN:
White Hawk Ecovillage Community, Inc. by virtue of Warranty Deed executed by Red
Tail, LLC to White Hawk Ecovillage Community, Inc. dated June 11, 2018 and recorded in
the Tompkins County Clerk's Office on August 31, 2018 as Instrument No. 201809911.
Premises described herein are known as: Danby Road 2, 3, 514 & 29 White Hawk Lane,
Ithaca, NY 14850
County:
Town/City:
Incorporated Village:
District:
Section:
Block:
Lot:

Tompkins
Ithaca

Any questions regardine this report, please contact:
Hancock Estabrook LLP
100 Madison Street
1500 AXA Tower I
Syracuse, NY 13202
(315) 5654500.

Stewart Title Insurance Company
Title No:

Schedule A Description
ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Danby, County of
Tompkins and State of New York, bounded and described as follows:
BEGINNING at a point marked by an iron pin in the west line of Danby Road (New York State
Route 96B), which point is located North 79 degrees 41 minutes 43 seconds West a distance of
35.20 feet from a point in the centerline of Danby Road, which centerline point is located
northerly along the centerline of Danby Road a distance of 1,345.5 feet, more or less, from the
intersection of the centerline of Danby Road with the (extended) centerline of Gunderman Road;
THENCE running NORTH 79 degrees 41 minutes 43 seconds WEST a distance of 190.00 feet to
a point marked by an iron pin;
THENCE running SOUTH 08 degrees 00 minutes 04 seconds EAST a distance of 300.01 feet to
a point marked by an iron pipe;
THENCE running NORTH 79 degrees 30 minutes 11 seconds WEST a distance of 3,966.70 feet
to a point marked by an iron pin;
THENCE running NORTH 10 degrees 32 minutes 27 seconds EAST a distance of 673.95 feet to
a point marked by an iron pin;
THENCE running NORTH 09 degrees 21 minutes 43 seconds EAST a distance of 221.33 feet to
a point;
THENCE running SOUTH 79 degrees 46 minutes 40 seconds EAST, and passing through an axle
at 7.3 feet, a total distance of 534.48 feet to a point marked by an iron pin;
THENCE running NORTH 03 degrees 47 minutes 22 seconds EAST a distance of 393.73 feet to
a point marked by an iron pipe;
THENCE running NORTH 76 degrees 17 minutes 44 seconds EAST, and passing through an
iron pin at 259.47 feet, a total distance of 415.28 feet to a point marked by an iron pin;
THENCE running SOUTH 80 degrees 18 minutes 45 seconds EAST, and passing through an iron
pipe at 61.00 feet, and an iron pin at 1,007.54 feet, a total distance of 2,147.33 feet to a point
marked by an iron pin;
THENCE running NORTH 88 degrees 27 minutes 43 seconds EAST a distance of 617.80 feet to
a point marked by an iron pin in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line of
Danby Road a distance of 329.87 feet to a point;
THENCE running NORTH 81 degrees 28 minutes 36 seconds WEST, and passing through the
remains of a concrete monument at 10.0 feet, a total distance of 242.71 feet to a point located 0.4
feet northerly of an old fence post;
THENCE running NORTH 78 degrees 01 minutes 34 seconds WEST a distance of 186.00 feet to
a point marked by an iron pin;
THENCE running SOUTH 09 degrees 31 minutes 12 seconds EAST a distance of 413.18 feet to
a point marked by an iron pin;

THENCE running SOUTH 79 degrees 15 minutes 34 seconds EAST, and passing through an iron
pin at 417.68 feet, a total distance of 418.98 feet to a point in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line of
Danby Road a distance of 316.55 feet to a point marked by an iron pin;
SCHEDULE A (continued)
THENCE running SOUTH 84 degrees 55 minutes 14 seconds WEST a distance of 134.79 feet to
a point marked by an iron pin;
THENCE running SOUTH 03 degrees 34 minutes 48 seconds EAST, and passing through an iron
pin at 5.00 feet, a total distance of 165.00 feet to a point marked by an iron pin;
THENCE running NORTH 84 degrees 55 minutes 14 seconds EAST a distance of 147.61 feet to
a point marked by an iron pin in the west line Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line of
Danby Road a distance of 184.32 feet to the point or place of beginning.
The abovedescribed premises are improved by one or twofamily residential dwellings commonly
known as 2, 3, 5, 6, 7, 8, 9, 11, 12, 13, 14 & 29 White Hawk Lane, Ithaca, New York 14850 and
are currently designated by the Town of Danby tax parcels numbers 7168 and 7.111 through 
32.

SCHEDULE B
SECTION I
MATTERS TO BE DISPOSED OF ON OR BEFORE CLOSING OF TRANSACTION.
THESE MATTERS WILL APPEAR ON OUR POLICY AS EXCEPTIONS FROM
COVERAGE UNLESS DISPOSED OF TO THE SATISFACTION OF STEWART TITLE
INSURANCE COMPANY OR ITS DULY AUTHORIZED REPRESENTATIVE PRIOR
TO OR ON THE DATE OF CLOSING.
1. Continuation of all searches to date of closing.
2

Proper execution, delivery and recordation of conveyance and/or Mortgage necessary to
consummate the transaction contemplated herein.

3. Lien Clause pursuant to Section 13 of Lien Law in all Deeds and Mortgages to be recorded.
4. Furnish proof that the premises have no partial or full exemption from Real Property Taxes.

SCHEDULE B
SECTION II
EXCEPTIONS WHICH WILL APPEAR IN TITLE POLICY
The following matters are expressly excluded from the coverage of the policy to be issued, and
the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason
of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to
building and zoning) restricting, regulating, prohibiting, or relating to (i) the occupancy, use, or
enjoyment of the Land; (ii) the character, dimensions, or location of any improvement erected on
the Land; (iii) the subdivision of land; or (iv) environmental protection; or the effect of any
violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not
modify or limit the coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage
provided under Covered Risk 6 .
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided
under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters:
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known
to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant
prior to the date the Insured Claimant became an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the
coverage provided under Loan Policy Covered Risk 11, 13, or 14 or Owner's Policy Covered
Risk 9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had
paid value for the Insured Mortgage (Loan Policy) or the Title (Owner's Policy).
4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an
Insured to comply with applicable doingbusiness laws of the state where the Land is situated
(Loan Policy Only).
5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises
out of the transaction evidenced by the Insured Mortgage and is based upon usury or any
consumer credit protection or truthinlending law (Loan Policy Only).
SEE SCHEDULE B H (CONTINUED)

SCHEDULE B
SECTION II (CONTINUED)
6.

Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar
creditors' rights laws, that the transaction creating the lien of the Insured Mortgage (Loan
Policy) or vesting the Title as shown in Schedule A (Owner's Policy), is
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 13(b) of the policy
(Loan Policy) or in Covered Risk 9 of the policy (Owner's Policy).

Any lien on the Title for real estate taxes or assessments imposed by governmental authority
and created or attaching between Date of Policy and the date of recording of the deed or
other instrument of transfer that vests the Title as shown in Schedule A (Owner's Policy) or
Insured Mortgage (Loan Policy), in the Public Records. This Exclusion does not modify or
limit the coverage provided under Loan Policy Covered Risk 11(b).
8.

Subject to any state of facts an inspection of the premises would show (Owner's Policy
Only).

(J

Rights of lessees or any parties in possession of the premises other than the insured or owner
(Owner's Policy Only).

10. Any state of facts an inspection of the premises would show.
11.

Rights of lessees or any parties in possession of the premises other than the insured or owner.

12. Survey maps entitled "Survey Map Showing Lands of Seven Circles, LLC, Town of Danby,
Tompkins COunty, New York" and "Survey Map Showing Portion of Lands of Seven Circles, LLC,
Town of Danby, Tompkins County, New York," both prepared by Lee Dresser, L.L.S. No. 050096,
of T.G. Miller P.C., Engineers and Surveyors, Ithaca, New York, both dated May 11, 2016, copies
of which are intended to be filed concurrently with the deed to the insured, show either one or two
family homes, a gravel roadway and parking area, a bridge, ponds, sheds, wells, a well house, and a
silo.
13. The rights of the public in, to, over and across the portion of the abovedescribed premises lying
within the bounds of the public highway.
14. Easements for gas pipelines as shown on the survey maps referenced herein [as a reference for
possible affecting easements recorded in the Tompkins County Clerk's Office, see Liber 259 of
Deeds at page 169 and Liber 259 of Deeds at page 334].
15. An easement granted to New York State Electric & Gas Corporation by instrument dated March
15, 1949 and recorded May 17, 1949 in the Tompkins County Clerk's Office in Liber 320 of Deeds
at page 445.

16. An easement granted to New York State Electric & Gas Corporation by instrument dated March 9,
1949 and recorded May 17, 1949 in the Tompkins County Clerk's Office in Liber 320 of Deeds at
page 446, but only insofar as it may affect the abovedescribed premises.
17. An easement granted to New York State Electric & Gas Corporation by instrument dated
September 3, 1969 and recorded October 17, 1969 in the Tompkins County Clerk's Office in Liber
484 of Deeds at page 360.
18. An easement granted to New York State Electric & Gas Corporation by instrument dated
September 4, 1969 and recorded October 17, 1969 in the Tompkins County Clerk's Office in Liber
484 of Deeds at page 364.
19. An easement granted to New York State Electric & Gas Corporation by instrument dated
November 6, 2007 and recorded January 28, 2008 in the Tompkins County Clerk's Office as
Instrument No. 520943019.
20. An easement granted to New York State Electric & Gas Corporation and Verizon New York, inc.,
formerly known as New York Telephone Company, by instrument dated November 6, 2007 and
recorded January 28, 20089 in the Tompkins County Clerk's Office as Instrument No. 520943021.
21. The terms set forth in the "White Hawk Ecovillage Membership Guidelines and Agreements"
referenced in the "Declaration of Covenants and Restrictions of White Hawk Ecovillage" dated
August 11, 2008 and recorded the same day in the Tompkins County Clerk's Office as Instrument
No. 530271001, and recorded January 9, 2014 in the Tompkins County Clerk's Office as
Instrument No. 201400270.
22. An easement granted by Seven Circles, LLC to the Town of Danby by instrument dated September
10, 2010 and recorded January 19, 2011 in the Tompkins County Clerk's Office as Instrument No.
570312001, which easement allows for access in order to install and maintain a monitoring well on
the abovedescribed premises; as modified by Agreement dated April 23, 2013 and recorded
February 27, 2014 in the Tompkins County Clerk's Office as Instrument No. 201402169.
23. The following Ground Leases and Proprietary Ground Leases affecting certain Lots shown on the
survey maps referenced herein and as originally and/or subsequently recorded in the Tompkins
County Clerk's Office as follows: Lot 2 (Instrument No. 201407907 and Instrument No. 2018
09919), Lot 3 (Instrument No. 201809917), Lot 5 (Instrument No. 530968001 and Instrument
No. 201809925), Lot 6 (Instrument No. 530966001 and Instrument No. 201809916), Lot 7
(Instrument No. 533902003, Instrument No. 201400863 and Instrument No. 201809926), Lot 8
(Instrument No. 572007001 and Instrument No. 201809924), Lot 9 (Instrument No. 201400612
and Instrument No. 201809913), Lot 10 (Instrument No. 201311346 and Instrument No. 2018
09914), Lot 11 (Instrument No. 584306006 and Instrument No. 201809922), Lot 12 (Instrument
No. 201809920), Lot 13 (Instrument No. 201510485 and Instrument No. 201809915), Lot 14
(Instrument No. 201508548 and Instrument No. 201809921), Lot 29 (Instrument No. 2018
09918), Willow Bend (Instrument No. 201809923), Bread Shop (Instrument No.

24. The rights of others entitled to the use thereof of the gravel lane or roadway known as White Hawk
Lane and the Common Areas as shown on the survey maps referenced herein.
25. The minor encroachment of the building on the aforesaid Lot 2 onto Lot 1 as shown on the survey
map referenced herein.

26. SUBJECT TO the terms of a certain Encroachment Agreement by and between Seven Circles, LLC
and Timothy D. Pettaway dated December 5, 2017 and recorded December 6, 2017 in Tompkins
County Inst. No. 201713923.
27. No title or interest is insured to any land within the lines of any highway or road entering into,
running through or abutting upon the premises.
28. Mortgage between Red Tail, LLC and White Hawk Ecovillage, Inc. dated August 15, 2018 and
recorded in the Tompkins County Clerk's Office on August 30, 2018 as Instrument No. 2018
09878, as assigned by White Hawk Ecovillage Community, Inc., pursuant to that certain
Assumption Agreement between White Hawk Ecovillage, Inc., Red Tail, LLC and White Hawk
Ecovillage Community, Inc. dated August 29, 2018 and recorded in the Tompkins County Clerk's
office on August 31, 2018 as Instrument No. 201809942.

STEWART TITLE INSURANCE COMPANY
NOTICE OF AVAILABILITY OF OWNER'S TITLE INSURANCE

Date:
To; White Hawk Ecovillage Community, Inc.
Buying property identified as: Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY
14850

A Mortgagee's Policy of title insurance insuring the title to the property you are buying is being
issued to your mortgage lender, but that policy does not provide title insurance coverage to you.
You may obtain an Owner's Policy of Title Insurance which provides title insurance to you. If
you request it at this time the total premium for both policies will be $ 2,048.00. This is an
additional $ 1,798.00 above the cost of the Lender's Policy.
If you are uncertain as to whether you should obtain an Owner's Policy of title insurance, you are
urged to seek independent advice.

STEWART TITLE INSURANCE COMPANY

[

] I/We do request an Owner's Policy of title insurance.

[

] I/We do not request an Owner's Policy of title insurance.

Date:

Buyer:
Buyer:

TIRSA Notice of Availability (9/1/93)

STEWART TITLE INSURANCE COMPANY
PRIVACY POLICY NOTICE
PURPOSE OF THIS NOTICE
Title V of the GrammLeachBliley Act (GLBA) generally prohibits any financial institution, directly or
through its affiliates, from sharing nonpublic personal information about you with a nonaffiliated third
party unless the institution provides you with a notice of its privacy policies and practices, such as the type
of information that it collects about you and the categories of persons or entities to whom it may be
disclosed. In compliance with the GLBA, we are providing you with this document, which notifies you of
the privacy policies and practices of Stewart Title Insurance Company.
We may collect nonpublic personal information about you from the following sources:
 Information we receive from you, such as on applications or other forms.
 Information about your transactions we secure from our files, or from our affiliates or others.
 Information we receive from a consumer reporting agency.
 Information that we receive from others involved in your transaction, such as the real estate agent or
lender.
Unless it is specifically stated otherwise in an amended Privacy Policy Notice, no additional nonpublic
personal information will be collected about you.
We may disclose any of the above information that we collect about our customers or former customers to
our affiliates or to nonaffiliated third parties as permitted by law.
We also may disclose this information about our customers or former customers to the following types of
nonaffiliated companies that perform marketing services on our behalf or with whom we have joint
marketing agreements:
 Financial service providers such as companies engaged in banking, consumer finance, securities and
insurance;
 Nonfinancial companies such as envelope stuffers and other fiilfillment service providers.
WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH
ANYONE FOR ANY PURPOSE THAT THIS IS NOT SPECIFICALLY PERMITTED BY LAW.
We restrict access to nonpublic personal information about you to those employees who need to know that
information in order to provide products or services to you. We maintain physical, electronic, and
procedural safeguards that comply with federal regulations to guard your nonpublic personal information.

STEWART TITLE INSURANCE COMPANY
POLICY AND ENDORSEMENT FORMS
For property identified as: Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY 14850
 ALTA Loan Policy (06/17/06) with Standard NY Endorsement
0 ALTA Owners Policy (06/17/06)
0 1 3  LeaseholdOwners
015 NonimputationFull Equity Transfer
019 ContiguityMultiple Parcels
0 Standard NY Endorsement  Owners
0 TIRSA  Sames as Survey
0 Waiver of Arbitration  Owners

PREMIUMS
Loan Policy...

$.00

Owners Policy $449,489.00...

$1,798.00

13
15
19
NYO
SAMESURVEY
WAIVERO

*** Total Premium

50.00
50.00
50.00
.00

50.00
50.00

$2,048.00

CONSUMER ACKNOWLEDGMENT OF TITLE INSURANCE PREMIUMS,
FEES, AND SERVICE CHARGES
This Statement should be attached to all final invoices.
Date:
Title No.
The Property: Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY 14850
To: White Hawk Ecovillage Community, Inc.

I acknowledge that I have reviewed the premium calculations, fees and service charges being
charged to me. I acknowledge that these charges have been explained to me and that I
understand them as set forth on this memorandum.
NOTE: You are required to sign this memorandum of acknowledgment pursuant to New York
State Insurance Law.

TO BE SIGNED BY BUYER/BORROWER

Buyer/Borrower/Seller/Lenders Representative

Buyer/Borrower/Seller/Lenders Representative

CONSUMER NOTICES AND DISCLOSURES AS REQUIRED PURSUANT
TO NEW YORK INSURANCE LAW:

Date:
Title No.
The Property; Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY 14850
To: White Hawk Ecovillage Community, Inc.
Theses disclosure and Notices are for the purposes of compliance with New York Insurance
law and do not alter or change the coverage's, exceptions, exclusions, or conditions of the final
policies issued in connection with the subject transaction. Any person who knowingly and with
intent to defraud any insurance company or other person files an application for insurance or
statement of claim containing any materially false information, or conceals for the purpose of
misleading, information concerning any fact material thereto, commits a fraudulent insurance
act, which is a crime, and shall also be subject to a civil penalty not to exceed five thousand
dollars and the stated value of the claim for each such violation.

THIS REPORT IS NOT A TITLE INSURANCE POLICY. PLEASE REVIEW
THIS
REPORT
WITH
A
REAL
ESTATE
PROFESSIONAL
REPRESENTING YOUR INTEREST IN THIS TRANSACTION. PLEASE
READ IT CAREFULLY. THE REPORT MAY SET FORTH EXCLUSIONS
UNDER THE TITLE INSURANCE POLICY AND MAY NOT LIST ALL
LIENS, DEFECTS, AND ENCUMBRANCES AFFECTING TITLE TO THE
PROPERTY. YOU SHOULD CONSIDER THIS INFORMATION
CAREFULLY.

Multiple Exception Affidavit

)
STEWART TITLE INSURANCE COMPANY
)
County of Tompkins ) Title No.
State of New York

and
each being duly sworn, deposes and says:
1. I (We) have not been known by any other name(s) for the past ten (10) years except

2. The judgments or liens, if any, returned in the abovecaptioned report of title are not against
me (us), but against a person(s) of the same or similar name and that I/We have not filed
bankruptcy under any other name or in any other state except as returned in the abovereferenced
title report, and that there are no judgments or Federal Tax Liens against me (us) in any
jurisdiction.
3. I (We) am (are) the same person(s) names as the Grantee(s) in a Deed recorded in Liber/Reel
Pg
4. I am the same person entitled to the
captioned title report.

exemption as stated in the above

5. There are no leases conferring rights of possession to any tenant; there are no persons in
possession and no one has the right of possession to the premises as tenant or for any other
reason.
6. That We/I have owned the property described in the above referenced title report since
and that our ownership has been peaceable and undisturbed and I/we have no knowledge
of any other parties' claim to an interest in this property, except as set forth in the above
referenced title report.
7. That I/we know of no other financing which will affect the property described in the above
referenced title report and I/We have not executed any instrument that is no disclosed by the
above referenced title report.
8.

(Initial to include) FOR CITY OF NY ONLY.
8A. That to the best of my (our) knowledge, there has been no work performed at the
property by the City of New York, or any demand made by the City of New York for any
such work that may result in charges by the New York City Department of Rent and
Housing Maintenance Emergency Repair.
8B. To the best of my (our) knowledge, there are no street vaults, or if there are street
vaults, any and all vault taxes have been paid to date.

8C. That to the best of my (our) knowledge, there have been no repairs performed by the
Emergency Service Division of the Department of Rent and Housing Maintenance of the
City of New York.
(Initial to include) FOR CORPORATION/LLC
9A. That said resolutions/Operating agreements/certificate of incorporation attached
hereto are valid and no changes to said instruments have been made.
9B. That the General Business tax to the City of New York/NYS Franchise Tax is paid to
date/not due (Circle Applicable) Except as set forth in the attached Indemnity Agreement.

(CONTINUED ON NEXT PAGE)

10. This affidavit has been executed and delivered in order to induce Stewart Title Insurance
Company to remove certain possible exceptions to title set forth in the above captioned title
report and to issues its policy of title insurance covering said property knowing that it will rely on
the statements made herein.
11. OTHER:

Current/Forwarding Address
SS#

Sworn to before me this
day of
,200

Purchaser's/Mortgagor's Affidavit
Home Equity Theft Prevention Act
STATE OF NEW YORK
COUNTY OF Tompkins)
Hawk Lane, Ithaca, NY 14850

Title No.

)

)ss

Premises;Danby Road 2, 3. 514 & 29 White

The undersigned, does hereby swear, depose and state as follows;
I/We am/are not by virtue of this or any previous transaction an "Equity Purchaser" as
such term is defined in the Home Equity Theft Prevention Act (RPL 265a) for the reasons set
forth below; (Please check as many as are applicable);
I/We will use the Premises set forth above as my primary residence.
I am

spouse,
parent,
sibling of the Equity Seller or

grandparent,
child,
such person's spouse.

grandchild or

I/We am/are purchaser(s) from the referee in a foreclosure sale conducted pursuant to
Article 13 of the Real Property Actions and Proceedings Law.
The purchaser is a notforprofit housing organization or a public housing agency.
The purchase is by order or judgment of a Court.
The purchase is authorized by statute.
I/We make this Affidavit in order to induce
and
Stewart Title Insurance Company (hereinafter together referred to the "Companies")
knowing they are relying upon the statements made herein, and are fully entitled to rely
upon, the veracity of the statements herein contained as a basis for the issuance of the
title policy(ies) under the Title Number(s) referenced above and that they would not do
so without this affidavit. I/We hereby agree to protect, defend, indemnify and hold the
Companies forever harmless from any loss, liens, claims and costs (including, but not
limited to courts costs, legal fees and expenses) which the Companies may incur as a
result of the Companies' reliance upon this Affidavit.
Given under my hand and seal this

Sworn to before me on

Notary Public

day of

.. 20

.

Hancock Estabrook LLP
Title No.: 11647100001
Closer's Check List
1.
2.
3.
4.
5. 
6. 

Do you have a copy of the ID for the file
Do you have an attendance list
Have you called for a contin
Have you verified payoff
Have you satisfied requirements in title report? When in doubt, call company counsel.
Did you complete Report of Closing

Document Review
Deed
1. 
2. 
3. 
4. 
5 
6. 
7. 
8. 
9. 
10.
11.
12.

Does Seller match name on title report
Do you have a mailing address? No PO Box
Does the buyer match the parties executing the mortgage if any
Does Legal Description match Legal in Title report
Are there a minimum of 1/2 inch margins on the document
Is the deed legible
Is the deed signed
Do you have the proper form of acknowledgment
Did you notarize the deed
Is the record and return properly filled in
Is the section, block, lot and town/county filled in
Did you collect recording fees $

TP584/RPT
1. Do you have complete names and address of Grantor and Grantee
2. Does the address match the deed
3. Do you have SS/Fed ID numbers for all parties
4. Is the Section Block and Lot, Town, County filled in and correct
5. Is the consideration correct
6. Does the consideration match the RP5217
7.  Is the TP584 signed by all parties
8. Did you collect filing fees $

RP5217 JNYCRP$217
Closer's Checklist

Page 1 of 4

Hancock Estabrook LLP
1. Are the address and parties filed in
2. Is the date of contact and date of conveyance filled in
3. Is the Equalization signed
4. Did you collect filing fees $

Closer's Checklist

Page 2 of 4

Hancock Estabrook LLP
Mortgages/CEM
1. 
2. 
3. 
4. 
5 
6. 
7. 
8. 
9. 
10.
11.
12.
13.

Do the mortgagors exactly match the buyers or the certified owners on the title report
Does the mortgage recite an address
Does the document have Vi inch margins
Is the mortgage legible
Are all the signature lines signed
Is the mortgage notarized
Do you have a correct form of acknowledgement
Is the maximum amount of the mortgage the amount you have calculated your mortgage tax on
Is this a 14 family dwelling or another dwelling and do you have the correct mortgage tax
Is the address correct
Does the mortgage recite the section, block and lot
For CEM's Is the mortgage chain correct
For CEM's Do I need a 255 affidavit
a. Does the 255 affidavit correctly reflect the mortgage recording chain, mortgage tax
b. Is the 255 signed and notarized
14. Did you collect mortgage tax and recording fees

Assignments
1.
2.
3.
4.

Does the assignment reflect the correct mortgage chain as set forth in the title report
Does the assignment reflect the last holder of record
Did you collect recording fees $
Is the assignment properly notarized

Satisfactions
1.
2. 
3.
4.

Is the mortgage being satisfied by the last holder of record
Does the satisfaction recite the correct mortgage of chain
Did you collect recording fees
Is the satisfaction properly notarized

Powers of Attorney
1.
2.
3.
4.

Did you contact Company counsel for approval to take Power
Do you have a full force and effect Affidavit
Did you contact the Grantor of the power
Is the Power signed

Closer's Checklist
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Hancock Estabrook LLP
5. Does the power have the correct assignment
6. Are there Vi inch margins
7.  Is the Power legible
8. Does the power grant the appropriate powers to the attorney in fact
9. Are the documents executed with the power correctly signed

Payoff's
1.
2.
3.
4.

Did you verify payoff amount
Do you have payoff affidavit completed
Did you send a copy of mortgage schedule with payoff
Did you include proofs of payoff in the closing package

Escrow
1. Have you verified tax amounts
2. Do you have a completed escrow agreement

Closer's Package must be in the following order
Checks with title bill
Closer's Invoice
Escrow Agreement
Marked Reports
Report of Closing
Photo ID
Affidavits
Proofs, if any
Evidence of payoff
Documents for recording

Closer

Closer Name (Please Print)

Closer Signature
Closer's Checklist

Date
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Stewart

title insurance company
Title No. 11647100001

TAX SEARCH
Some item returned herein may have been paid but payment not officially posted.
Receipted bills should be produced on closing. Policy does not insure against items not
a lien up to the date of the policy, not for installments for assessments due after date of
this policy. Policy does not Insure against pending assignments.
If premises are benefited by a Real Estate Tax Abatement, personal to an exempt
owner, additional taxes may accrue or may have accrued due to a change in ownership
or possession. Any restored taxes from the date of transfer of title or possession from
the exempt owner, must be fixed and paid prior to closing of title.

Tax Map No.:
Property Address: Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY 14850
Class Code:
Total Assessed Value:
School District:
Exemptions:
Town and County Taxes
Yearly Total 

A. Unpaid water and/or sewer charges, if any.

FOR MORE INFORMATION:
The policy does not insure against water meter and sewer rental charges accruing since date of last reading, nor
charge which may have accrued prior thereto which charges are entered subsequent to the date of closing.
The policy does not insure against building purpose, water frontage charges or sewer charges entered subsequent
to the date of policy which may have been reassessed for period prior to the date of closing.

Stewart Title Insurance Company
Title No:

11647100001
MUNICIPAL DEPARTMENT SEARCHES AND BANKRUPTCY SEARCHES

Any searches or returns herein are furnished FOR INFORMATION ONLY. They will not be insured and the
company assumes no liability for the accuracy thereof. They will NOT BE CONTINUED to the date of closing.
The following searches are attached:

In New York City, if there is a STREET VAULT, it is suggested that apphcant investigate possible unpaid
license fees by the City of New York for the use of such vault, because the right to maintain IT IS NOT
INSURED, nor does the Company insure that the vault charges have been paid.

Stewart Title Insurance Company
Title No: 11647100001

SURVEY EXCEPTIONS
1. Any state of facts an inspection of the premises would show.
2. Rights of lessees or any parties in possession of the premises other than the insured or owner.
3. Survey maps entitled "Survey Map Showing Lands of Seven Circles, LLC, Town of Danby, Tompkins
COunty, New York" and "Survey Map Showing Portion of Lands of Seven Circles, LLC, Town of
Danby, Tompkins County, New York," both prepared by Lee Dresser, L.L.S. No. 050096, of T.G.
Miller P.C., Engineers and Surveyors, Ithaca, New York, both dated May 11, 2016, copies of which
are intended to be filed concurrently with the deed to the insured, show either one or twofamily
homes, a gravel roadway and parking area, a bridge, ponds, sheds, wells, a well house, and a silo.
4. The rights of the public in, to, over and across the portion of the abovedescribed premises lying within
the bounds of the public highway.
5. Easements for gas pipelines as shown on the survey maps referenced herein [as a reference for possible
affecting easements recorded in the Tompkins County Clerk's Office, see Liber 259 of Deeds at page
169 and Liber 259 of Deeds at page 334],
6. An easement granted to New York State Electric & Gas Corporation by instrument dated March 15,
1949 and recorded May 17, 1949 in the Tompkins County Clerk's Office in Liber 320 of Deeds at page
445.
7. An easement granted to New York State Electric & Gas Corporation by instrument dated March 9,
1949 and recorded May 17, 1949 in the Tompkins County Clerk's Office in Liber 320 of Deeds at page
446, but only insofar as it may affect the abovedescribed premises.
8. An easement granted to New York State Electric & Gas Corporation by instrument dated September 3,
1969 and recorded October 17, 1969 in the Tompkins County Clerk's Office in Liber 484 of Deeds at
page 360.
9. An easement granted to New York State Electric & Gas Corporation by instrument dated September 4,
1969 and recorded October 17, 1969 in the Tompkins County Clerk's Office in Liber 484 of Deeds at
page 364.
10. An easement granted to New York State Electric & Gas Corporation by instrument dated November 6,
2007 and recorded January 28, 2008 in the Tompkins County Clerk's Office as Instrument No. 520943
019.

11. An easement granted to New York State Electric & Gas Corporation and Verizon New York, inc.,
formerly known as New York Telephone Company, by instrument dated November 6, 2007 and
recorded January 28, 20089 in the Tompkins County Clerk's Office as Instrument No. 520943021.
12.

The terms set forth in the "White Hawk Ecovillage Membership Guidelines and Agreements"
referenced in the "Declaration of Covenants and Restrictions of White Hawk Ecovillage" dated August
11, 2008 and recorded the same day in the Tompkins County Clerk's Office as Instrument No. 530271
001, and recorded January 9, 2014 in the Tompkins County Clerk's Office as Instrument No. 2014
00270.

13. An easement granted by Seven Circles, LLC to the Town of Danby by instrument dated September 10,
2010 and recorded January 19, 2011 in the Tompkins County Clerk's Office as Instrument No. 570312
001, which easement allows for access in order to install and maintain a monitoring well on the above
described premises; as modified by Agreement dated April 23, 2013 and recorded February 27, 2014 in
the Tompkins County Clerk's Office as Instrument No. 201402169.
14. The following Ground Leases and Proprietary Ground Leases affecting certain Lots shown on the
survey maps referenced herein and as originally and/or subsequently recorded in the Tompkins County
Clerk's Office as follows: Lot 2 (Instrument No. 201407907 and Instrument No. 201809919), Lot 3
(Instrument No. 201809917), Lot 5 (Instrument No. 530968001 and Instrument No. 201809925),
Lot 6 (Instrument No. 530966001 and Instrument No. 201809916), Lot 7 (Instrument No. 533902
003, Instrument No. 201400863 and Instrument No. 201809926), Lot 8 (Instrument No. 572007001
and Instrument No. 201809924), Lot 9 (Instrument No. 201400612 and Instrument No. 2018
09913), Lot 10 (Instrument No. 201311346 and Instrument No. 201809914), Lot 11 (Instrument No.
584306006 and Instrument No. 201809922), Lot 12 (Instrument No. 201809920), Lot 13
(Instrument No. 201510485 and Instrument No. 201809915), Lot 14 (Instrument No. 201508548
and Instrument No. 201809921), Lot 29 (Instrument No. 201809918), Willow Bend (Instrument No.
201809923), Bread Shop (Instrument No.
15. The rights of others entitled to the use thereof of the gravel lane or roadway known as White Hawk
Lane and the Common Areas as shown on the survey maps referenced herein.
16. The minor encroachment of the building on the aforesaid Lot 2 onto Lot 1 as shown on the survey map
referenced herein.
17. SUBJECT TO the terms of a certain Encroachment Agreement by and between Seven Circles, LLC
and Timothy D. Pettaway dated December 5, 2017 and recorded December 6, 2017 in Tompkins
County Inst. No. 201713923.
18. No title or interest is insured to any land within the lines of any highway or road entering into, running
through or abutting upon the premises.

19. Mortgage between Red Tail, LLC and White Hawk Ecovillage, Inc. dated August 15, 2018 and
recorded in the Tompkins County Clerk's Office on August 30, 2018 as Instrument No. 201809878, as
assigned by White Hawk Ecovillage Community, Inc., pursuant to that certain Assumption Agreement
between White Hawk Ecovillage, Inc., Red Tail, LLC and White Hawk Ecovillage Community, Inc.
dated August 29, 2018 and recorded in the Tompkins County Clerk's office on August 31, 2018 as
Instrument No. 201809942.

STG/STIC Request for Approval to Issue Over limits (Large) Policy or Extra Hazardous Coverage
REQUEST FOR APPROVAL TO ISSUE POLICY

 Stewart Title Insurance Company
Email to: Highlipolicy@stewart.com

 Stewart Title Guaranty Company
Email to: PolicyapprQvairequest@stewart.CQm
Date:

November 28, 2018

Name:
[Name of person requesting approval]

From:

Hancock Estabrook LLP, Syracuse, {COMPANY_STATE}
[Name of Title Insurance Agent/Company/Issuing Office; Please also include City, and State]

(315)5654500

Telephone:

Re: Title/File/Order No.:
Property
Address:

Fax:

(315)5654600

Email:

11647100001

Danby Road 2, 3, 514 & 29 White Hawk Lane, Ithaca, NY 14850

1. Premium (MUST ONLY BE COMPLETED FOR TRANSACTIONS $15,000,000.00 AND OVER FOR STG)
(FOR NEW YORK STATE REFER TO YOUR OVER LIMIT AMOUNT AND NYS UNDERWRITING PRACTICE)

Please specify:

(a)

Total premium charge to customer for title insurance policies (excluding endorsements)
(In NY Premium calculation print from Stewart calculator must be included

(b)

Amount of premium for title insurance policies (excluding endorsements) that will be remitted to
Stewart

(c)

Total premium charge to customer for endorsements;

(d)

Amount of premium for endorsements that will be remitted to Stewart;

(e)

Total Amount of premium for title insurance policies and endorsements that will be remitted to
Stewart:

(f)

$ per thousand premium charge to customer for title insurance policies and endorsements.

(9)

$ per thousand remitted to Stewart Title Guaranty Company for title insurance policies and
endorsements.

2. Title was searched and examined from Click h e r e t o e n t e r t e x t , to Click h e r e t o e n t e r t e x t , (please do not include
the period covered by any Starter)
3. Starter, if any. Please specify: (a) prior Company: Click h e r e t o e n t e r text.; (b) prior Effective Date:Click h e r e t o
enter text.; (c) Click here to enter text.Owner's Policy or Click here to enter text. Loan Policy (check one). Attach
a copy of the Starter.

4. List the Policy Form(s), Type, Insured and Stewart's Policy amount. If Policy Form is not identified, the form will
be the 2006 ALTA Policy. Attach a copy of Commitment(s) and any pro forma(s).
Policy Form
(e.g. 2006 ALTA)

Type
(e.g. Loan)

Amount

Proposed Insured

$
$
$

5.
6.

Description of Property (e.g., undeveloped, apartments, offices, etc.):
Describe: (a) transaction and (b) purpose of financing (Briefly, but in detail): Click h e r e t o e n t e r t e x t .

7.

Describe grantor/mortgagor (e.g., person, entity) and authority (e.g., power of attorney, corporate resolution,
approval by shareholders, partners or members, etc.): Click h e r e t o e n t e r t e x t .

8A. Describe any conflict of interest or potential conflict of interest. If none, write the word "None": Click h e r e t o e n t e r
text.

8B. If the Issuing Office is an agent, please provide the names of all officers of the agent and all principals of the
agent that own 10% or more of the agent Click h e r e t o e n t e r t e x t .
9.

If endorsements are being requested, attach a list or click below: (Complete applicable State)

New York Endorsement List

ALTA Endorsement List Supplement
Louisiana Endorsement List Supplement

Pennsylvania Endorsement List Supplement
Texas Endorsement List Supplement
10. Does this file involve the following? (If applicable, write "YES" and describe the circumstances. Please note: a
blank will be deemed "NO"):
C h o o s e a n i t e m . A construction loan?
C h o o s e a n i t e m . Brokenpriority (e.g., early start) or nopriority? If so, please describe underwriting: Click h e r e t o
enter text.
C h o o s e a n i t e m . No brokenpriority? If not, please explain: Click h e r e t o e n t e r t e x t .
C h o o s e a n i t e m . Recent construction performed or completed within the lien period? If so, please describe

underwriting: Click h e r e t o e n t e r t e x t . . If not, how do you know? Click h e r e t o e n t e r t e x t .
C h o o s e a n i t e m Request for Mechanic's Lien Coverage? (Does not apply in NY) NOTE: If this transaction is a

construction loan and if the total project cost (i.e., the loan amount plus other contributions) is equal to or greater than
$25,000,000, please also complete STG High Liability (Over $25 Million) Mechanic's Lien Coverage Approval
Request.
C h o o s e a n i t e m . Access based solely upon an easement (i.e., is there no direct access to a dedicated public street)?

If so, was title to the access easement examined and insured? Click h e r e t o e n t e r t e x t . .
C h o o s e a n i t e m . Lien priority based upon subordination of a lien or mortgage. If so, please explain: Click h e r e t o
enter text..
C h o o s e a n i t e m . Tidelands, filled land, submerged land, navigable waters or riparian issues
C h o o s e a n i t e m . Insuring title to railroad property

C h o o s e a n i t e m . Title based upon foreclosure or deed in lieu of foreclosure. (FOR NY FILL OUT THE FORCLOSURE

SUPPLEMENTAL FORM)
C h o o s e a n i t e m . Mineral coverage on commercial property in area of mineral development
C h o o s e a n i t e m . Title derived from foreclosure or deed in lieu of foreclosure regarding a construction loan deed of
trust, within the last 3 years.
C h o o s e a n i t e m . Title derived from Short Sale (FOR NEW YORK FILL OUT THE SHORTSALE SUPPLEMENTAL

FORM)
C h o o s e a n i t e m . Easement independent of real property (i.e., an easement in gross)
C h o o s e a n i t e m . Insured option
C h o o s e a n i t e m . Native American (Indian) lands
C h o o s e a n i t e m . Water rights
C h o o s e a n i t e m . Sheriffs Sale in last 10 years (other than mortgage foreclosure)
C h o o s e a n i t e m . Assignment or partial assignment or mortgage of a lease, easement, or other interest (if so, describe

consents/approvals to be obtained) Click h e r e t o e n t e r t e x t . .
C h o o s e a n i t e m . Reliance upon an indemnity? If so, describe purpose and provide a copy. Click h e r e t o e n t e r t e x t .
C h p o s e a n i t e m . Insuring around a recorded lien or encumbrance (e.g., by omitting, deleting or providing affirmative

insurance)
C h o o s e a n i t e m . Survey concerns (e.g., does the survey show any significant conflict or encroachment)
C h o o s e a n i t e m . Current owner out of possession of the property
C h o o s e a n i t e m . Commercial purchasers of fruits, vegetables, livestock, or poultry, or wholesalers or retailers of meat

products. See Stewart Bulletin SLS2014001 (UNDERWRITING  The Perishable Agricultural Commodities Act
(PACA) and The Packers and Stockyards Act (PSA).
C h o o s e a n i t e m . Other extra hazardous risks, such as those shown in .

If yes to any of the above, please describe in the next section or by supplement.
Click h e r e t o e n t e r t e x t .

11. Other unusual risks, issues and/or affirmative coverages, if any: Click h e r e t o e n t e r t e x t .
12. If this transaction involves coinsurance, list the coinsurers and their liability amounts/percentages:
Click h e r e t o e n t e r t e x t .

13. This policy will be issued by (must be completed);
Click here to enter text, (a) an issuing agent authorized in the state, in compliance with state law; or
Click h e r e t o e n t e r t e x t (b) direct issue/home office, in compliance with state law.

14. From our examination of the Title and the foregoing, we are of the opinion that the requested Policy complies with
Company Guidelines, including, but not limited to, those on Virtual Underwriter, and can be safely issued.
The requested coverages and endorsements are allowed to be issued in the state, and the rates to be charged will
comply with state requirements, and the amount remitted to the Company complies with our underwriting
agreements.
Signature:

Date:
Title Examiner/Chief Title Officer/Closer

Printed Name;

Title:

IF THERE ARE ADDITIONAL MATERIAL FACTS OR SUBSTANTIVE CHANGES OF CIRCUMSTANCES OR IF
ADDITIONAL COVERAGES ARE REQUESTED, YOU MUST OBTAIN WRITTEN APPROVAL. A COPY OF THE
COMMITMENT OR TITLE REPORT MUST BE ATTACHED.

(Does Not Apply in NY)

This approval is NOT an approval for Reinsurance. If the Policy amount is $100,000,000.00 or larger contact our
Reinsurance Department even if Reinsurance is not required, so that the transaction may be properly reported to
management.
This approval form must be signed by your State, District or Division Counsel, or other Underwriter before forwarding
to a Senior Underwriter.
APPROVAL Re: Title/File/Order No.:

Based upon the information above given, approval is hereby granted to issue the Policy as requested, subject to the
following:
Click h e r e t o e n t e r t e x t .

Issuance of policies and endorsements is subject to compliance with Underwriting Guidelines.
[Date]

[Date]

Local/Regional/Assoc. Senior Underwriter

Senior Underwriter

[Date]

[Date]

Senior Underwriter
Revised: 8252014
For issuing guidelines on this form, see

Senior Underwriter

Guidelines

Stewart

sTT
' u

*

MM
title insurance company

Request for
Policy Approval

o

Re:

To:
STEWART TITLE
Email: HighLiPolicy@stewart.com
Fax: (212) 9831133
From
Name
Agency
Address
Email
Voice No.
Fax No.

Hancock Estabrook LLP
100 Madison Street, 1500 AXATowerl
Syracuse, New York 13202
(315) 5654500
(315) 56 4600

Property Address: Danby Road 2, 3, 514 & 29 White
Hawk Lane
Ithaca, New York 14850
Tax Map ID:

Title No.: 11647100001
Policy No.:

Policy Amounts to be issued
Owner
$ $449,489.00
Leasehold
$
Mortgage
$ $.00
Other
$
Proposed Insured
Owner:
Community, Inc.
Lessee:
Mortgagee:

White Hawk Ecovillaqe

Proposed Closing Date:

The attached Certificate and Report of Title for the captioned transaction, which includes copies of all proposed
endorsements and proposed affirmative insurance coverage, is herewith submitted for approval
The search was run from

,to

(If not a full length search, this must be explained).

The search was conducted by:
Q another agency
Prior insurance:

D our employee

Company:
Date:
Title Number:
Policy Amount: $  Owners

Attached is a copy of
one of the following:

 Survey
D Tax Map

Type of premises:
J Residential 14 ramify
H Residential 6+
H Condo Unit
D Coop Unit
********************************

D independent examiner

Q Loan

 Other

H Protraction
H Other

H Coop Building
3 Mixed Use (specify)
Q Commercial
D Industrial
AREA BELOW THIS LINE FOR UNDERWRITER USE ONLY*********************************

STEWART TITLE
Approved for issuance of policy as Submitted

By:

NY1070 (Rev, 6/14)

PLEASE EMAIL OR FAX THIS FORM TOGETHER WITH THE TITLE REPORT

Date:
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PLEASE EMAIL OR FAX THIS FORM TOGETHER WITH THE TITLE REPORT
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Request for Policy Approval

page 2
Select the correct answer

1. Is there any indication that the seller/owner may be insolvent?

Yes

2 Does the transaction involve a deed in lieu of foreclosure?

Yes

3. Does the transaction appear to be bona fide, for full value?

Yes

4. Is title derived from one of the following (check where appropriate):
 Tax Foreclosure
D Bankruptcy  Estate
 Adverse Possession
O Divorce
 Forfeiture
 Mortgage Foreclosure D Bar Claim
If yes to any of these, have the proceedings been fully reviewed?

Yes

Yes

5. Is the property near or crossed by a tidal or navigable body of water
or wetlands?

Yes

6. Do the premises abut a legally opened street or highway?

Yes

7. If the transaction is a Construction Loan, have you required all
Mechanics' liens to be discharged before authorizing any advance?

Yes

8. Is there a survey of the property?

Yes

9. Has the survey been reviewed and has exception been taken for any
gores, boundary disputes, easements, encroachments, etc.?

Yes

10. Does the survey agree with the tax map?

Yes

11. Does the survey agree with the record description?

Yes

12. Is the property in an Indian Claim Area?

Yes

13. Does the transaction to be insured involve Transferable Development
Rights (TDRs), negative covenants or easements of light and air?

Yes

The following are other special conditions, unusual or special risks, affirmative insurance, reinsurance
requirements, or other matters to be considered: (must be marked NONE if none exist)

The Company's written consent to issue, or increase the amount of, any title assurance beyond the limits set
forth in the Underwriting Agreement is required prior to issuance of such title assurance. The
Company's written consent is also required, regardless of the liability amount, whenever the title assurance
to be issued involves a situation where a dispute as to title exists or where unusual or extraordinary title
risks are concerned.
Approval for issuance of the herein requested title assurances is subject to the terms hereof and the provisions of
the Underwriting Agreement. Such approval in no way alters the liability of the parties as set forth in the
Underwriting Agreement as to the losses or claims arising out of issuance of such title assurances.
The matters noted on the reverse side of this request form, together with the documents accompanying this
Request, have been reviewed and issuance of the above described title assurance is recommended.
Agency:

By:

NY1070 (Rev. 6/14)

Date:

PLEASE EMAIL OR FAX THIS FORM TOGETHER WITH THE TITLE REPORT
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Real Estate Appraisal in Summary Format for Offering Plan of Co-Operative
Development Land Located at:

White Hawk Lane
Town of Danby
Tompkins County
New York, 14850
Made for:
White Hawk Ecovillage, Inc.
Att: Mr. Gregory Nelson
6 White Hawk Lane
Ithaca, New York 14850
Prepared By:
Daniel F. Bizzell
N.Y.S. General Certified Appraiser
Associated Appraisal Services
366 Sheffield Road
Ithaca, New York 14850
As Of:
December 8, 2017
ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461

December 20, 2017
White Hawk Ecovillage, Inc.
Att: Mr. Gregory Nelson
6 White Hawk Lane
Ithaca, New York 14850
Re:

White Hawk Ecovillage, Inc.
6 White Hawk Lane
Ithaca, New York 14850

Dear Mr. Nelson,
Pursuant to the request of your attorney, dated December 1, 2017, I have prepared a real
estate appraisal report in summary format of the above referenced real property situated along
White Hawk Lane, in the Town of Danby in Tompkins County New York.
This real estate appraisal report was prepared by Daniel F. Bizzell for White Hawk Ecovillage,
Inc. and is for the exclusive use of Hawk Ecovillage, Inc. for offering plan and market value
estimate purposes.
The following appraisal report outlines the methods by which the market value of the subject
property was estimated. This includes supporting market data and a thorough investigation of
information pertinent to the estimate of value.
The subject property was personally inspected by myself, Daniel F. Bizzell on December 8,
2017. Based upon the analysis and data presented within this appraisal report and having
carefully considered all factors affecting the value of the subject property, it is my best opinion
that the market value thereof, assuming Fee Simple Interest, as of December 8, 2017, deemed
the valuation date, is as follows:

106 .54 Acres @ $1,800.00/Acre =

$192,000

(30) Individual Building Lots @ .07 Acres =

$ 33,000 (Each)

Contributing Value of Acreage Per Individual Lot =

$

Sincerely,
Associated Appraisal Services

Daniel F. Bizzell
Owner/General Real Estate Appraiser - N.Y.S. Lic. #46000033107

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461

6,400

IMPORTANT NOTICE TO THE
READER
The following property appraisal report summarizes actual market data which can be
verified. Based upon the collection and analysis of this information, the appraiser has
developed a reconciliation concerning Highest and Best Use and of Value. Value and
Highest and Best Use are further described within the text of this report.
The estimated value as outlined in this appraisal report are the sole opinions of the
appraiser and represent a value only as of a specific date. This date is deemed the
valuation date and is set forth in this report. In that all properties and real estate
markets are unique, there can be no guarantee that the estimated value of the subject
property will remain the same, appreciate or decline.
The final estimated value along with the Highest and Best Use analysis, are contingent
upon certain Assumptions, Limiting Conditions and Certifications which have been
outlined and defined within this report. Any person using this report should carefully
read and understand the Certification, Assumptions and Limiting Conditions set forth
within.
The preparer of this appraisal report has undergone specialized education, has the
experience of years in the property appraisal field and is a New York State General
Real Estate Appraiser. The scope of this appraisal report is to estimate the market
value of the identified real property. Under no circumstances should this appraisal
report be considered as providing any service typically performed by either a building
inspector, structural engineer, architect or any other qualified professional having
specialized knowledge and/or experience in those fields. A Valuation Premise relating
to any such profession or inspection, therewith, should in no way be considered as
being the conclusion of the appraiser.

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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CERTIFICATION
I certify that to the best of my knowledge and belief:
The statement of facts contained in this report are true and correct.
The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are my personal,
unbiased professional analyses, opinions and conclusions.
I have no present or prospective interest in the property that is the
subject of this report, and I have no personal interest or bias with
respect to the parties involved.
My compensation is not contingent upon the reporting of a
predetermined value or direction in value that favors the cause of the
client, amount of the value estimate, the attainment of stipulated
result, or the occurrence of a subsequent event.
My reported analyses, opinions, and conclusions were developed, and
this report has been prepared, in conformity with the requirements of
the Code of Professional Ethics and the Uniform Standards of
Professional Appraisal Practice.
I have made a personal inspection of the property that is the subject of
this report.
No one provided professional assistance to the person signing this
report.
No services have been performed, regarding the subject property, within a three
year time period immediately preceding the acceptance of this assignment. These
services can be as an appraiser or in any other capacity.
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.

Daniel F. Bizzell
Owner - Associated Appraisal Services
N.Y.S. Certified General Appraiser – License #46000033107
ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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SUMMARY OF IMPORTANT FACTS AND VALUE CONCLUSIONS

Reputed Owner of Record :

White Hawk Ecovillage, Inc.

Property Location :

White Hawk Lane
Town of Danby, Tompkins County, N.Y.

Property Type/Use :

Co-Operative Development Land

Site Area - Acres/Square Feet :

120.21 Acres

Site Improvements :

Private Wells; Common Septic System,
Public Electric and Telephone Services;
Available at the Road; Unpaved Access
Road and Driveways/Parking Areas

Building Improvements :

(10) Wood Frame, Single Family
Dwellings of Varying Sizes; Wood
Frame Barn

Property Rights Appraised :

Fee Simple

Valuation Date :

December 8, 2017

Summary of Value Estimates :
Estimate of Value Per Cost Approach:

Not Used

Estimate of Value Per Income Approach

Not Used

Estimate of Value Per Market Approach:
106 .54 Acres @ $1,800.00/Acre =

$192,000

30 Individual Building Lots =

$ 33,000 (Each)

Contributing Value of Acreage Per Individual Lot =

$

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461

6,400
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Identification of the Subject Property
The subject property can be identified as The White Hawk Lane Development situated
in the Town of Danby, in Tompkins County, in New York State.
The subject may be further identified as tax map parcels #7-1-68 and 7.1-1-1 to 7.1-132, within the Town of Danby, in Tompkins County, in New York State.
Scope of the Appraisal
The purpose of the appraisal is to estimate the market value of each of the (30)
individual building lots associated with the subject site and estimate the market value of
the remaining acreage associated with the subject property, assuming “as – is”
condition of the sites and assuming fee simple interest for offering plan and market
value estimate purposes.
Specifically, this appraisal report is to state whether the cash purchase price (market
value) to be paid for each individual (designated) building lot, inclusive of the
contributing value of the remaining acreage, is not less than the amount which bears a
reasonable relationship to the portion of the value of the Co-Operative Corporation’s
equity in the property which is attributable to each such unit.
The scope of this appraisal is inclusive of an analysis of all pertinent market data, a
physical inspection of the site, and in compliance with all guidelines set forth by
U.S.P.A.P. and F.I.R.R.E.A. This appraisal assignment is not based upon a requested
specific valuation or minimum valuation.
It is recognized that this is a Real Estate Appraisal Report in Summary Format and that
the Market Data Approach to Value is used solely to estimate the market value of the
each of the subject’s individual building lots and the value of the remaining acreage.
No services have been performed by the appraiser, regarding the subject property,
within a three year time period immediately preceding the acceptance of this
assignment. These services can be as an appraiser or in any other capacity.
It is recognized that the individual market values of the existing dwellings are not to be
estimated in this appraisal report. Additionally, the estimated value allocates a single
value per individual building lot and a contributing value of the remaining acreage per
building lot. This is considered to be an extraordinary assumption.

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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Definition of Extraordinary Assumption and Hypothetical Conditions
An extraordinary assumption is an assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser's opinions or
conclusions.
Extraordinary assumptions presume as fact otherwise uncertain information about
physical, legal, or economic characteristics of the subject property; or about conditions
external to the property, such as market conditions or trends; or about the integrity of
data used in an analysis.
A hypothetical condition is a condition which is contrary to what exists but is supposed
for the purpose of analysis. Hypothetical conditions assume conditions contrary to
known facts about physical, legal, or economic characteristics of the subject
property; or about conditions external to the property, such as market conditions or
trends; or about the integrity of data used in an analysis.
In the case of the subject property, the extraordinary assumption assumes no
contributing value to the existing building improvements, allocates a single value per
individual building lot and a contributing value of the remaining acreage per building
lot.
Conditions of the Appraisal
The estimated market value of the subject assumes “as – is” condition of the site and
assumes adequate ingress/egress.
Definition of Fee Simple Interest
Fee Simple Interest, or Fee Simple Estate can be defined as absolute ownership
unencumbered by any other interest, estate or liens. This is contingent only to the
limitations of Eminent Domain, Escheat, Police Power and Taxation.
Estimated Marketing Time and Exposure Time
The subject property is comprised of a total of approximately 120.21 acres of land area.
This includes thirty (30) individual building lots at .07 acres each and encompasses a
developed area of approximately 13.67 acres. The remaining acreage is estimated to
contain approximately 106.54 acres.
Since the subject’s inception in 2007, nine (9) lots have been sold. This indicates that
approximately one lot per year has transferred. It is reasonable to assume that, upon
ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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completion of the remainder of the site improvements, the remaining lots may sell at an
accelerated rate.
At an accelerated rate of three lot sales per year, the marketing time required to sell the
remaining lots is estimated at seven years. The exposure time is estimated to be no
longer than seven years.
Under favorable economic conditions, acreage, similar to that of the subject are
normally transferred within an approximate 1-2 year time period. However, considering
current market trends, marketing times could increase.
Considering the subject’s acreages utility, location, and overall marketability, if exposed
to the open market for a reasonable price, the marketing time required for the subject’s
acreage is estimated to be no longer than 2 years. The exposure time is estimated to
be no longer than 2 years.
Market/Trend Analysis
The market for development properties situated in urban or suburban marketing areas,
such as the subject, is considered stable. Development property sales are generally
much less frequent when compared to residential or improved property sales.
Typically, the strongest markets for these property types occur in more metropolitan
areas having higher densities of residential, commercial and industrial properties and
overall greater population levels.
An extensive investigation of similar sales revealed only limited, local market /sales
data. At this point in time, not enough similar property transfers have occurred to serve
as a basis for reliable market trends or projections. Due to limited data, in many cases,
current sale and lease information can be shown only as examples rather than provide
absolute proof of current projections.
Definition of Market Value
Market value can be defined as 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 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 :

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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Buyer and seller are typically motivated,
Both parties are well informed or well advised, and each is acting in what he
considers his own best interest,
A reasonable time is allowed for exposure in the open market,
Payment is made in terms of cash in U.S. dollars or in terms of financial
arrangements comparable thereto, and
The price represents normal consideration for the property sold, unaffected by
special or creative financing or sales concessions granted by anyone associated
with the sale.

Location of Tompkins County in New York State

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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DESCRIPTION OF THE AREA
Tompkins County is located in the New York State’s Southern Tier and Finger Lakes
Regions. The County surrounds the headwaters at the southern end of Cayuga Lake –
the largest of the Finger Lakes.
The City of Ithaca is centrally located within Tompkins County and lies at the southerly
end of Cayuga Lake. Ithaca is the county seat and main business, governmental,
residential, and cultural area of the region. The topography is generally rolling hills,
which descend to the Cayuga Lake basin where the City is situated. The principal
economic attraction of this area is the influence of local educational institutions and the
highly skilled professional and labor force available, as well as the recreational
character of the region. Tompkins County is not part of a Standard Metropolitan
Statistical Area (SMSA).
Ithaca is located 55 miles southwest of Syracuse, 90 miles southeast of Rochester, 35
miles northeast of Elmira, and 50 miles northwest of Binghamton. All principal
highways in the County run through the City of Ithaca.
These include New York State Route 13, which runs from Cortland to Elmira, New York;
New York State Route 79, which runs north and south through the County; and New
York State Route 96, which runs north and south through the County, connecting
routes 5, 20, and the New York State Thruway on the north with Route 17 on the south.
The area is served by ConRail Freight service, Greyhound Bus Lines, and a regional
airport serviced by US Airways, which provides connections to New York City,
Washington, D.C., Binghamton, Rochester, Albany, Elmira, Syracuse, etc. The City is
also located on the New York State Barge Canal System via Cayuga Lake and the
Seneca-Cayuga Canal.
Local major industries include large plants of the Axiohm Corporation; Emerson Power
Transmission Corp. (EPT); Borg-Warner Automotive Inc.; and Therm, Inc. Other major
employers include Ithaca College, Cornell University, the home office of the New York
State Electric and Gas Corp. in Dryden, Cayuga Medical Center, and various city,
county, and state government institutions.
There are excellent educational facilities in the area headed by Cornell University with
a current enrollment of 21,000 students, including graduate students. The State
University of New York at Cornell is included in the student population figures and is a
nationally recognized leader in agricultural and environmental science education.
Ithaca College has a student population of 6,500 and is located in the adjacent Town of
Ithaca. Both institutions are four year and co-educational with student enrollment
remaining relatively stable in the near future.
ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
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In addition, the Ithaca Public School system is a member of the Associated Public
School System, a select group of about 300 top secondary schools in the United
States. The County itself is divided into 15 separate school districts.
The City of Ithaca has a major/council form of government. Police services are
provided by a City police department, a County Sheriff’s department, and a nearby New
York State police sub-station. Fire protection is provided by four City stations made up
of a combination of both volunteer and full time paid crews. Fire protection for the
outlying townships is divided into 11 districts serviced by 16 separate stations. The
entire City of Ithaca is zoned for residential, commercial, and industrial use. Three of
the ten townships within Tompkins County have no zoning, and one of the townships
has only 20% of its area zoned.
Cultural and recreational facilities are provided through active community
organizations, as well as through Cornell University and Ithaca College. Major
symphonies, touring artists, etc. visit the City under various auspices. Schoelkopf Field
at Cornell University has seated for over 20,000 persons. Bailey Hall at Cornell has
concert facilities for 2,800 persons. There are numerous other smaller theatre facilities
at both Ithaca College and Cornell, as well as elsewhere in the City of Ithaca.
Outdoor recreational facilities are numerous, taking advantage of the abundant water
and topographic features in the County. There are various commercial marinas on
Cayuga Lake, as well as the Allen H. Treman State Marina (constructed in 1978),
Stewart Park and Cass Park – both lakefront facilities, the Allen H. Treman State Park,
Buttermilk Falls State Park, and Taughannock Falls State Park – famed for having the
tallest falls east of the Mississippi River. Also, the Connecticut Hill Wildlife Area and
substantial forests and other lands owned by Cornell are available for public recreation.
All of the above facilities provide abundant recreational opportunities and are the
foundation of the region’s recreational economy. These facilities include boat
launching and docking facilities, camping and campsite areas, swimming, hiking trails,
cross country skiing, etc.
Tompkins County had a 2010 population of 101,564, which represents a 5.25%
increase over its 2000 population of 96,501. Estimated population figures obtained
from the County Planning Office are 89,720 for 1985, 92,556 for 1990, and 96,027 for
1995. The population of the City of Ithaca increased less than 1% over that same
period from 29,750 to 30,104. Forecasted figures indicate a growth exceeding 28,750
for 1985, 28,850 for 1990, and 29,200 for 1995.
Demographic information indicates that higher education employment is divided
between both the government and services sectors. Higher education is the County’s
largest single employment sector, representing over 20% of all jobs.
ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
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The County’s dependence on higher education employment provides the economy with
a measure of stability that permits it to weather short-term downward swings than in
more volatile sectors of the national economy. Similarly, unemployment has historically
run substantially below both the State and national averages.
An examination of the changes in employment since 1970 indicate that the
manufacturing sector has experienced relatively slow growth compared to the more
rapid growth experienced in the service and professionally oriented sectors. This trend
is in keeping with the national trend, i.e. employment has been shifting from blue collar
to white-collar jobs during the 1970’s. The medium individual income for 2010 for
Tompkins County was $37,272, with the medium family income being $53,041.
The total number of housing units within the County increased by 28.6% between 1970
and 1980, while the number of housing units within the City increased by 13.4%. The
majority of both the population and housing unit increases took place in the Towns of
Lansing, Dryden, and Newfield. All Towns shared in the County growth.
The City of Ithaca is the dominant urban area of Tompkins County, comprising 29.5%
of the total County population The proportion of students and their dependents
residing in the City has been making up an increasingly larger share of the total City
population, steadily increasing from 39.8% in 1950 to 49.7% in 1980 (estimate of 1980
by American Cities Corporation). New growth in the County has been primarily north
and east of the City; this growth being influenced by the County’s topography and
highway system which provides poor access to the west side of Cayuga Lake.
As may be expected, the extremely large student population living both in and
immediately around the City has resulted in a disproportionately large number of
persons in that age group. Other than that, the age distribution of the City and County
residences is typical.
Households have increased at a faster rate than the population, reflecting a national
trend of a substantial reduction in the average size of households. The City’s average
household size, 2.18 (2005-2009) persons per housing unit. The City figures clearly
reflect multiple occupancy by students. County figures are 2.33 persons per household
in 2005 - 2009. These figures are compared to the State trend of 2.64 persons per
housing unit in 2010.The national trend is 2.53 persons per housing unit.
The most significant measure of the Tompkins County economy is the level of
employment in each of the major employment sectors and the change in these sectors
over time. The total unemployment rate for Tompkins County in 2010 was 6.8%. This is
29% lower than the New York State average of 8.8% and 44% lower than the national
average of 9.8%. Persons commuting into Tompkins County to their work places are
2.5 to 3 times the number of persons commuting outside to Tompkins County to their
jobs.
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The four principal sectors of the Tompkins County economy are government, trade,
manufacturing, and services. This is as would be expected because the greater Ithaca
area serves as a center for higher education, as well as the regional focus of
governmental, banking, business, and support services.

Location of the Subject Property in N.Y.S’s Southern Tier
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Location of the Subject Property in Tompkins County
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Description of the Subject’s Neighborhood
The subject’s immediate neighborhood is situated along a moderate to heavily traveled
roadway (N.Y.S. Route 96; aka. Danby Road) south of the City of Ithaca, within the
Town of Danby, in a primarily agricultural area intermixed with residential properties.
General neighborhood boundaries include the Tompkins County line to the south and
west, Coddington Road to the east and Cayuga Lake to the north.
The subject is situated in the central portion of the Town of Danby, between the
intersections of East Miller Road and Gunderman Road with N.Y.S. Route 96 along the
westerly side of Route 96. State Routes 13, 79, 89 and 96 (Danby Road) serve as
busy east-to-west and south-to-north (respectively) thoroughfares connecting Watkins
Glen, Horseheads, Owego and Cortland to the City of Ithaca and Cornell University.
The outlying area is comprised of large tracts of undeveloped agricultural and
recreational vacant land intermixed with a broad variety of residential development.
The housing stock varies significantly in style, size, condition and age. This is
considered to be typical with the suburban areas surrounding the subject property.
Typical commercial properties include livestock and crop farms, offices, and various
retail and service oriented facilities. The Tompkins Regional Airport is within a 25
minute drive. Commercial and industrial development is situated along States Routes
13, 34/96 and 96 inside the Village of Trumansburg, the Cornell University and Ithaca
College campuses and within the neighboring City and Town of Ithaca.
Additional commercial and industrial development can be found along #13, Craft Road,
Triphammer Road, Brown Road and Dutch Mill Road within the Village and Town of
Lansing.
The highest concentrations of commercial development can be found in the areas in
and around Cornell University and Ithaca College, in South Meadow Square, the Elmira
Road and Ithaca Plaza Shopping Centers and in Lansing in and around the
Triphammer, Cayuga and Pyramid Mall areas. These areas are considered to be the
centers for retail activity in the region.
Overall, the general area in and around the subject neighborhood can be described as
stable and typically experiences average demand and appreciation levels.
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Location of Subject Property in Danby
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General Description of Subject Site
LOCATION:

WHITE HAWK LANE

MUNICIPALITY:

TOWN OF DANBY

TAX MAP #:

7-1-68 and 7.1-1-1 TO 7.1-1-32 (33 PARCELS TOTAL)

DIMENSIONS:

IRREGULAR

SHAPE:

IRREGULAR

SITE AREA:

120.21 ACRES (TOTAL - PER TAX MAPS)

ROAD FRONTAGE:

830.74 FEET ALONG THE WEST SIDE OF DANBY ROAD

MAXIMUM DEPTH:

3,968.7 FEET

TOPOGRAPHY:

LEVEL TO ROLLING

# BUILDING LOTS:

(30) .07 ACRE LOTS

LANDSCAPING:

TYPICAL

DRAINAGE:

ADEQUATE

UTILITIES:

PUBLIC ELECTRIC & TELEPHONE SERVICES; PRIVATE
COMMUNAL SEPTIC & WATER SYSTEMS

FLOOD ZONE:

ZONE C; COMM. PANEL #360845 0003 EFF. DATE 5/15/85

C.M.S.A. #:

27060

CENSUS TRACT:

#0019

STREET AMENITIES
CURB:

NONE

SIDEWALKS:

NONE

STREETLIGHTS:

NONE

STORM DRAINS:

ROADSIDE CULVERTS

PARKING:

GRAVEL ON SITE AVAILABLE

OTHER:

TYPICAL LANDSCAPING; 2,000+ FOOT UNPAVED ACCESS ROAD;
SMALL POND; 24’ X 37’ BARN; UNDERGROUND UTILITIES
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Tax Map Copies of the Subject Property
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Tax Map Copy of the Subject Property
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Aerial Photograph of the Subject Property
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Portion of Site Plan with Building Lots
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Tax Map Copy of Individual Building Lots
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View of State Route 96

View of State Route 96
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View of White Hawk Signage

View of Road Sign
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View of White Hawk Lane

View of White Hawk Lane
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View of Site

View of Site
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View of Site

View of Site
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View of Common Well

View of Site
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View of Site

View of Site
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View of Site

View of Site
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View of Site

View of Site
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View of Site

View of Site
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View of Site

View of Parking Area
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View of Pond

View of Subject’s Dwellings (Not Included in Estimated Value)
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View of Subject’s Dwellings (Not Included in Estimated Value)

View of Subject’s Dwellings (Not Included in Estimated Value)
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View of Subject’s Dwellings (Not Included in Estimated Value)

View of Barn (Not Included in Estimated Value)
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Real Estate Taxes and Current Assessments
The subject property includes a total of thirty-three (33) contiguous tax parcels. The
following table summarizes the current tax assessments associated with the subject
property.
Tax Parcel #
Land Value
Total Value
Tax Rate
Annual Taxes
7-1-68
7-1-1
7-1-2
7-1-3
7-1-4
7-1-5
7-1-6
7-1-7
7-1-8
7-1-9
7-1-10
7-1-11
7-1-12
7-1-13
7-1-14
7-1-15
7-1-16
7-1-17
7-1-18
7-1-19
7-1-20
7-1-21
7-1-22
7-1-23
7-1-24
7-1-25
7-1-26
7-1-27
7-1-28
7-1-29
7-1-30
7-1-31
7-1-32
Total

$71,000
$ 500
$ 6,000
$ 500
$ 500
$ 6,000
$ 6,000
$ 6,000
$ 6,000
$ 6,000
$ 500
$ 6,000
$ 6,000
$ 6,000
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$ 500
$85,200
$221,200

$ 71,000
$
500
$150,000
$
500
$
500
$110,000
$120,000
$ 90,000
$110,000
$108,000
$
500
$108,000
$150,000
$170,000
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$
500
$ 85,200
$1,282,700

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461

$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69
$29.69

$ 2,108
$
15
$ 4,454
$
15
$
15
$ 3,266
$ 3,563
$ 2,672
$ 3,266
$ 3,207
$
15
$ 3,207
$ 4,454
$ 5,047
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$
15
$ 2,530
$38,083
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The combined assessed value for the subject property is $1,282,700.00 with
$221,200.00 allocated towards land.
The Town of Danby equalization rate (assessed value compared to market value as a
percentage basis) is 100%. The combined tax rate for the Town of Danby (Town,
County and School) is $29.69 (rounded) per $1,000 of assessed value.
The total annual tax burden for the subject property is approximately $38,083.00
(Rounded).
Subject Zoning District
The subject property is situated in a PD19 (Planned Development) zoning district. The
current use of the subject as a co-operative development is permitted in this zoning
district. Any other alternative uses may require zoning and/or site plan approval.
The purpose of the Planned Development Zone and the following regulations is to
accommodate certain developments of land and buildings that are to be planned and
executed as a unit, such as, but not limited to, large subdivisions, business parks
(which may include Light Industrial uses, mobile home parks, and similar types of land
uses, and to establish standards by which development in such zones shall occur.
Environmental Conditions
Unless otherwise stated in this report, the existence of hazardous materials, which may
or may not be present on or in the subject property, was not observed by the appraiser.
The appraiser has no knowledge of the existence of such materials nor is qualified to
detect such substances.
Associated Appraisal Services is taking no responsibility in regards to any detrimental
environmental influences. This includes, but is not limited to, asbestos, urea
formaldehyde, radon gas or possible ground contamination. Associated Appraisal
Services recommends that the client retain an expert in this field if so desired.
For Valuation purposes, this appraisal assumes that the subject property is in
compliance with all environmental regulatory authorities and would receive a
satisfactory rating from a Phase I Environmental Assessment Survey.
Delineation of Title/Listing History for the Subject Property
The subject property last transferred ownership in 12/06/2017 for $239,800.00 from
Seven Circles, LLC. to White Hawk Ecovillage, LLC. This Is considered to be an arm’s
length transaction. There are no known prior sales within the last three years.
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Record of this ownership can be found in deed instrument #2017 pp. #13926 in the
Tompkins County Clerks office in Ithaca, New York.
Highest and Best Use of the Subject Property
Highest and best use can be defined as that legal and “reasonably probable” use of
any identified portion of real estate that will result in the highest current value, at a
specified point in time. In the case of the subject property, this would be the effective
date, or valuation date of the appraisal.
This definition applies specifically to the highest and best use of the site considered as
though vacant. It is recognized that in the event that the site is inherent with building
improvements, the highest and best use may well be determined to be different from
the existing use. In this case, the existing use (as improved) would continue until the
highest and best use of the site, as though vacant, exceeds the total value of the
property as though improved.
In estimating the highest and best use of any specific property, a four stage test, or
analysis is mandatory. These four items are as follows:
1.

Possible Use. What uses are physically possible?

2.

Permissible/Legal Use. What uses are legally permitted?

3.

Feasible Use.What uses are economically feasible to produce a net return to the
owner of the site.

4.

Highest and Best Use. Among the feasible uses, which use will produce the
highest net return or the highest present value.

The subject property includes a total of 120.21 acres of land area. This is considered to
be an adequate site area to support the current residential building development.
All public electric and telephone services are available at the road, there is currently an
active, common septic system servicing the existing residences along with individual
wells. The topography is conducive to residential development. Zoning permits a broad
variety of attached and detached residential housing. The subject’s proximity to an
adequate population density and required support services is also considered to be
adequate.
Considering the subject’s location, size, topography and physical characteristics, it is
my opinion that the Highest and Best use of the subject site is as its current use; as a
Co-Operative Building Development with Thirty (30) Planned Building Lots.
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Methods of Valuation
In the valuation of real estate, there are three standard approaches which are typically
used. Generally, it is up to the individual appraiser’s discretion if all or some of these
approaches are to be utilized for each appraisal problem.
These approaches to value are the Cost, Market Data (or Sales Comparison) and the
Income Capitalization Approaches. Each of these approaches, whether used or not,
have been defined within this report. For the purposes of this valuation, only the Market
Data Approach to Value will be used.
Cost Approach
This approach is based on the theory that the total value of a portion of real property
is the sum of the value of the site, considered as though vacant, plus the reproduction
cost (or replacement cost) of all building improvements, less accrued depreciation.
Accrued depreciation is the difference between the cost of replacing a building and its
market value as of the same date. Depreciation is often broken down into three basic
categories which are as follows:
1. Physical Depreciation
2. Functional Depreciation
3. Economic or External Depreciation
The Cost Approach is generally considered the most reliable for proposed or new
construction representing the highest and best use of the site considered as though
vacant.
This approach is also applicable when estimating the value of special purpose or
unique properties or when there is only limited sales data in a healthy market. Due to
the lack of building improvements on the subject site, this approach is considered, but
not used.
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Income/Capitalization Approach
This approach is based on the theory that the present value of a property is equal to
the present value of its future capacity to produce income including the proceeds of a
sale at a future date. In essence, anticipated benefits are converted into property value.
Two basic methods are used to accomplish this. The first is capitalizing, or amortizing
the economic annual income. The capitalization rate can be either market derived or
calculated.
The second is a discounted cash flow method. This process discounts the future cash
flow using a rate of return adequate to attract an investor to the type of investment
being appraised. Due to the difficulty in estimating reliable land lease rates, this
approach to value is considered, but not used.
Market Data Approach
This is an appraisal technique that compares the recent sale prices paid for similar
properties and considers the degree of similarity of those properties to estimate the
value of the property to be appraised. This is referred to as the Theory of Substitution.
Differences between the comparables and the subject property are adjusted for on
either a positive or negative basis. The adjusted sale prices provide an indicated value
range for the subject property. The best case scenarios include active, competitive
markets where there are a substantial number of “arms length” sales.
Valuation of Site Considered As Though Vacant
The subject includes approximately 120.21 acres of total land area. This includes thirty
(30) .07 acre individual building sites. Said building sites include access to a communal
septic and water system, individual electric and telephone connections and a 2,000+
foot long unpaved access road. The individual building lots, related site improvements
(i.e. access road, communal septic and water system, etc.) encompass approximately
13.67 acres. Additionally, included with the ownership of each lot, is communal access
to the remaining acreage.
The subject property is to be valued in two ways.
1) Valuing the subject’s individual building lots.
2) Valuing the subject’s remaining acreage.
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To estimate the value of both the individual building lots and the remaining acreage, a
sales comparison approach is utilized. A thorough investigation of the market was
completed in an effort to find sales of development land and individual building lots
having similar characteristics to the subject.
It is recognized that these types of vacant land sales are relatively infrequent. After an
extensive investigation of the market, four sales of acreage and four sales of individual
building sites were discovered. These sales were useful in estimating the value of the
subject’s acreage and individual building lots. These sales are summarized on the
following “Comparable Building Lot Sales Table” and the “Comparable Acreage Sales
Table”
Valuation of the Subject’s Individual Building Lots
As previously stated, the subject property includes a total of 120.21 acres of land area.
The site area encompassing the subject’s thirty (30) individual building lots, gravel
access road and area including the communal septic and water systems is estimated to
include approximately 13.67 acres.
Each of the subject’s individual building lots includes approximately .07 acres and has
approximately 37 feet of frontage along the unpaved access road. Said lots have the
availability of the communal septic and water system, public electricity and telephone
services and have co-operative access to the subject’s remaining acreage.
To estimate the value of the subject’s individual building lots, sales of similar building
lots were collected and analyzed. Upon recognizing the various characteristics
associated with each building lot sale, they are then compared to the subject’s building
lots. These sales vary in both size and location, but do reflect the current demand for
this type of building lot.
The comparable building lots sold between $32,000.00 and $34,000.00. The
comparable building lot sales are situated in the neighboring City and Town of Ithaca.
After reviewing the individual building lot sales, it is the appraiser’s opinion that the
estimated value of the subject’s individual building lots, inclusive of .07 acres each, is
$33,000.

Market Data Approach – Individual Building Lot Value = $ 33,000
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Comparable Building Lot Sales Table
Sale #

Grantor

Street

City/Town

Site Area

Date

Price

Services

Tax Map #

Subject

White Hawk
Ecovillage,
LLC.

White
Hawk
Lane

Danby

.07 Acres

12/2017

N/A

Common
Septic,
Water &
Electric

7.1-1-1 To
32

1

Ryan

Lot #1
Hector St.

Ithaca

.27 Acres

10/2017

$34,000

All
Municipal

19-4-7.3

2

Ryan

Lot #2
Hector St.

Ithaca

.26 Acres

10/2017

$32,000

All
Municipal

19-4-7.4

3

Ryan

Lot #3
Hector St.

Ithaca

.26 Acres

10/2017

$34,000

All
Municipal

19-4-7.5

4

Bruce

Coddington
Rd.

Ithaca

.97 Acres

9/2016

$33,000

All
Municipal

47-2-3.3
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Building Lot Sales Location Map
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Valuation of the Subject’s Acreage
As previously stated, the subject property includes a total of 120.21 acres of land area.
The site area encompassing the individual building lots, gravel access road and area
including the communal septic and water systems is estimated to include approximately
13.67 acres.
After deducting this developed area from the total site area, approximately 106.54
acres remains. Based on this information, the subject’s undeveloped acreage is
estimated to include approximately 106.54 acres. The subject’s developed area is
estimated to include approximately 13.67 acres.
To estimate the value of the subject’s remaining acreage, sales of similar acreage
tracts were collected and analyzed. Upon recognizing the various characteristics
associated with each sale, they are then compared to the subject’s acreage. These
sales vary in both size and location, but do reflect the current demand for this type of
acreage.

Site Adjustment Categories for the Subject’s Remaining Acreage
Time/Sale Date - This adjustment is used to reflect any property appreciation. Within
the past several years, real estate values have stabilized and only limited appreciation
is justifiable.
Location - This adjustment is used to recognize differences in value attributable to
location. Items taken into consideration in this category include visibility, the influence
of neighboring residential, commercial or industrial development, the density of such
development and proximity to influences having a positive or detrimental impacts on
value.
Size - The sizes of the subject site and the sale sites are reflected in units of measure
as either acres or in square feet of land area. Generally, sites with smaller units sell for
an overall greater price per unit. The opposite is true for sites with larger units.
For example, a site smaller than the subject site may have a greater sale price per acre
or per square foot. The sale would then require a minus adjustment when compared to
the subject.
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Frontage – This adjustment compensates for differences in road frontage/access.
Other - This adjustment considers all other items, which may have an influence on
market value. This category may include, but is not limited to, differences in zoning,
topography, razing costs, development costs or parcel shape. These items are factored
in when estimating the value of the subject site an adjusted accordingly.
It is recognized that the subject property has experienced a significant amount of
underlying development costs.
Upon recognizing the various characteristics associated with each sale, they are then
compared to the subject’s undeveloped acreage. These sales vary in both size and
location, but do reflect the current demand for this type of development land. Before
adjustments, the comparable acreage sales indicated a range, based on a per acre
basis, between $1,596.00 and $1,919.00.
Narrative Explanation of Adjustments to Comparable Acreage Sales
Time – Sales #1, #2 and #3 occurred prior to one year from the valuation date and
require varying, plus time adjustments.
Location – Sales #1 and #2 are situated in areas of varying, but inferior demand
levels. Varying plus location adjustments are needed.
Size –Sales #1 and #2 have smaller lots which sold for an overall higher price per acre.
Varying minus size adjustments are needed. Sale #4 has a larger site which requires a
plus size adjustment.
Frontage – Sales #1 and #3 have less road frontage and sales #2 and #4 include more
road frontage. Varying plus and minus adjustments are used, respectively.
Other - Sale #1 included a superior barn than is associated with the subject. Sale #2
has a small seasonal cabin. This is also superior to the subject’s barn. Sale #3 has two
large ponds. This is considered superior to the subject’s barn. In all three instances,
minus varying adjustments are needed for sales #1 through #3. Sale #4 has no building
improvements and is inferior when compared to the subject. A plus adjustment is
warranted.
After making the appropriate adjustments to the comparable acreage sales, a narrow
value range was indicated for the subject’s acreage. On a per acre basis, after
adjustments, this range was between $1,511.00 and $1,919.00.
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After reviewing the individual adjustments to the sales, it is the appraiser’s opinion that,
based on a weighted average, the estimated value of the subject’s undeveloped
acreage, inclusive of 106.54 acres is $1,800/Acre or $192,000 (106.54 Acres @
$1,800/Acre = $191,772; Call - $192,000).

Summary
Market Data Approach – 106.54 Acres @ $1,800/Acre = $ 192,000
Upon estimating the market value of the remaining acreage, the contributing value of
said acreage to the subject’s individual building lots can be estimated. Based on the
value of the subject’s acreage, the contributing value to each of the subject’s building
lots is $6,400.00 (30 Individual Building Lots @ $6,400/Lot = $192,000).

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461
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Comparable Acreage Sales Table
Subject

Sale #5

Sale #6

Sale #7

Sale #8

Grantor

White Hawk
Ecovillage,
LLC

Ho Park

Finger Lakes
Land Trust

Benner

Van de Bogart

Street

White Hawk
Lane

W. Danby Rd.

935 Tallow
Hill Road

E. Miller Road

Danby Road

City/Town

Danby

Newfield

Danby

Danby

Danby

Site Area

98.96 Acres

82.2 Acres

52.94 Acres

106.5 Acres

120 Acres

Date

12/2017

10/2015

7/2016

2/2016

Pend. 12/2017

Price

N/A

$155,500

$93,000

$170,000

$228,000

Topography
Services

Level-Rolling
Common Septic
& Electric

Level-Rolling
Electric Only

Level-Rolling
Electric Only

Level-Rolling
Electric Only

Level-Rolling
Electric Only

Frontage

831+/- Feet

394 Feet

1,027 Feet

308 Feet

1,000 Feet

Amenities

Barn

Barn

Cabin

2 Ponds

None

$/Acre

N/A

$1,892

$1,757

$1,596

$1,900

Tax Map #

7-1-68 & 7.11-32

5-1-12.21

30-1-10.3

6-1-13

P/O 20-1-1.2

Adjust. %
Time

+2%

+1%

+2%

No Adj.

Location

+10%

+20%

No Adj.

No Adj.

Site Area

-5%

-20%

+5%

+10%

Frontage

+10%

-5%

+15%

-5%

Other

+25%

+40%

+20%

+20%

Net Adjust.

+42%

+36%

+42%

+25%

Adj.$/Acre

$2,687

$2,390

$2,266

$2,375
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Acreage Sales Location Map
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Final Value Conclusions Per Individual Approaches
Estimate of Value Per Cost Approach:

Not Used

Estimate of Value Per Income Approach:

Not Used

Estimate of Value Per Market Approach:
106 .54 Acres @ $1,800.00/Acre =

$192,000

(30) Individual Building Lots @ .07 Acres =

$ 33,000 (Each)

Contributing Value of Acreage Per Individual Lot =

$

6,400

(30 Lots @ $6,400/Lot = $192,000)
Value Reconciliation of Three Approaches
Typically, the Cost and Income Approaches to Value are not used in the valuation of
vacant land. Only the Market Data Approach to Value was used to estimate the market
value of the subject property.
Eight sales of similar vacant land parcels were discovered and analyzed. These sales
were compared to the subject’s acreage and individual building lots. The building lot
sales indicated a narrow range of value for the subject’s building lots and an estimated
value could be determined.
Adjustments were applied to the comparable acreage sales on a price per acre. After
the appropriate adjustments were made, the adjusted sale prices per acre indicted a
narrow range of value for the subject’s remaining acreage.
Upon estimating the value of the subject’s acreage, a contributing value per individual
building lot could be calculated.
In the case of the subject property, the extraordinary assumption assumes no
contributing value to the existing building improvements, allocates a single value per
individual building lot and a contributing value of the remaining acreage per building
lot.
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An extraordinary assumption is an assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser's opinions or
conclusions.
Extraordinary assumptions presume as fact otherwise uncertain information about
physical, legal, or economic characteristics of the subject property; or about conditions
external to the property, such as market conditions or trends; or about the integrity of
data used in an analysis.
Based upon the analysis and data presented within this appraisal report and having
carefully considered all factors affecting the value of the subject property, it is my best
opinion that the market value thereof, assuming Fee Simple Interest, and assuming “as
– is” condition of the subject’s acreage, inclusive of 106.54 acres, and assuming thirty
(30) individual building lots, inclusive of .07 acres per lot, as of December 8, 2017,
deemed the valuation date, is as follows:
106 .54 Acres @ $1,800.00/Acre =

$192,000

(30) Individual Building Lots @ .07 Acres =

$ 33,000 (Each)

Contributing Value of Acreage Per Individual Lot =

$

ASSOCIATED APPRAISAL SERVICES
366 Sheffield Road
Ithaca, New York 14850
Tel: 607.319.0012
Fax: 607.273.1461

6,400

49

Letter of Engagement
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ASSUMPTIONS AND LIMITING CONDITIONS
NO investigation has been made of the title to or any liabilities against the property
appraised, unless otherwise specified in the report. The appraisal presumes that the
rights are good and marketable. Only those easements and restrictions, if any,
discussed in the report were considered. No responsibility is assumed for legal
matters.
NO soil analysis or geological studies were ordered or made in conjunction with this
report, nor were any water, oil, gas, coal, or other subsurface mineral and use rights or
conditions especially investigated.
THE existence of potentially hazardous material used in the construction or
maintenance of the property, such as the presence of urea formaldehyde foam
insulation, and/or the existence of toxic waste, which may or may not be present on the
property, has not been considered, unless otherwise mentioned in the report. The
appraiser is not qualified to detect such substances. An expert in this field should be
retained by the property owner, if deemed appropriate.
NO environmental impact study has been ordered or made. The appraised property is
assumed to be in compliance with all applicable regulations unless otherwise noted in
the report.
PLATS and other illustrative data used in the report are presented as aids in visualizing
the property and its environment. Although the material was prepared using the best
available data, it should not be considered as a survey or scaled for size.
NEITHER independent engineering nor architectural cost data were requested or
obtained. The areas used in describing the property are those furnished by the client
and obtained from available public records.
NO guarantee is made nor liability assumed for the accuracy of any data, opinions, or
estimates identified as being furnished by others which have been used in formulating
this analysis.
UNLESS otherwise specified, all mortgages, liens, encumbrances, leases, and
servitude’s have been disregarded in this report. The property is appraised in fee
simple title as though under responsible ownership and/or competent management.
FULL compliance with applicable federal, state and local regulation and laws is
assumed, as well as compliance with all applicable zoning, use, and occupancy
regulations and restrictions as stated, defined, and considered in this report.
ASSOCIATED APPRAISAL SERVICES
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IT is assumed that all required licenses, consents, or other legislative or administrative
authority from any local, state or national government or private entity or organization
have been or can be obtained or renewed for any use which the report covers.
THE services provided by us have been performed in accordance with recognized
professional appraisal standards, specifically the Uniform Standards of Professional
Practice adopted by the Appraisal Standards Board of the Appraisal Foundation,
except that the departure provision of the USPAP does not apply. We act as an
independent contractor. Our compensation is not contingent in any way upon our
conclusions of value. We assume, without independent verification, the accuracy of all
data provided to us. Although it is not our normal practice, we reserve the right to use
subcontractors. All files, workpapers or documents developed during the course of the
assignment shall be our property. We will retain this data for at least five years.
OUR appraisal is valid only for the purpose(s) for which it is stated herein. Any other
use or reliance by you or third parties is invalid. You may show our report in its entirety
to interested parties outside your organization; however, you agree not to reference our
name, our report, the identity of the appraiser, the Appraisal Institute, in any document
distributed to third parties without our prior written consent. We will, unless otherwise
directed by you or appropriate legal orders, maintain the confidentiality of all
conversations, documents provided to us, and our report.
THE values reported herein are based on the premise and for the purpose stated; all
are valid only in relationship to the whole. They are not represented as being valid for
any other purpose. It should not be assumed that the appraised values represent the
probable least values that can be realized on forced sale or liquidation.
A physical inspection of the property was made and visible physical defects, if any,
were noted as listed in the report. The inspection was made by a person or persons
generally familiar with real estate and building construction, but not as knowledgeable
in detailed building designs and structural integrity as architectural engineers.
Accordingly, no opinion is made or responsibility assumed for the structural integrity of
the property or any physical defects which were not readily apparent to the appraiser
during the inspection.
WE are not required to give testimony or to appear in a court hearing by reason of this
appraisal with reference to the subject property unless previous arrangements have
been made.
IN the event that this appraisal is used for a sale price, financing, or tax purposes, no
guarantee against or responsibility is assumed for the inability to negotiate favorably on
the basis of the values expressed herein.
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FINANCIAL statements, data and other related information provided by the subject
client, company or representative(s) in the course of this investigation have been
accepted, without further verification, as correctly reflecting the subject’s business
conditions and operating results for the respective periods, except as specifically noted
in the appraisal report.
SPECIAL ASSUMPTIONS AND LIMITING CONDITIONS
During the course of a site inspection, no obvious hazardous waste, surface or
subsurface contamination, presence of asbestos or other hazardous material, or other
adverse conditions appeared to exist on the subject site or in the subject property. The
analysis of environmental cleanliness is beyond the scope of this report and is not an
area of our expertise.
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Name

Daniel F. Bizzell
366 Sheffield Road.
Ithaca, New York 14850
Phone – 607.319.0012
Fax – 607.273.1461
Cell – 607.229.7301
E-mail – bizzell@htva.net

Experience

2010 - 2016 – Schuyler County Real Property Tax Office – Watkins
Glen, New York
Real Property Assessing Officer –Towns: Catharine, Cayuta, Hector,
Montour and Tyrone in Schuyler County, New York

Perform duties relevant to real property tax assessing and
maintaining of an equitable property tax roll. Duties include :
residential & commercial property valuation, data collection,
sales analysis, calculating exemptions & apportionments,
recording property transfers & escrows, public relations.
Assisted in four (7) townwide revaluation projects
1997–Present - Associated Appraisal Services, Ithaca, N.Y.
Owner – Certified General Appraiser # 46000033107
Perform commercial, industrial & residential real estate appraisals.
F.H.A. Certified
Supervised a townwide 1,000+ parcel data collection and
assisted in a two town assessment revaluation project
1991–1997 Coles & Burin Appraisal Associates, Inc. Elmira, N.Y.
Staff appraiser – Commercial/Residential Data collection specialist
Performed commercial & residential real estate appraisals.
Commercial/residential data collection/valuation for revaluation
projects.
Assisted in seven (7) townwide revaluation projects.
1987–1991 Northeast Appraisals & Mngnt Co., Inc. Ithaca, N.Y.
Staff appraiser – Commercial/Residential data collection specialist
Performed commercial & residential real estate appraisals.
Commercial/residential data collection/valuation for revaluation
projects.
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Assisted in four (4) townwide revaluation projects
1983–1987 Tompkins County Real Property Tax Office Ithaca, N.Y.
Residential Data Collector
Collected & logged over 10,000 residential properties.
Education

Newfield Central School, Newfield, N.Y.
Community College of the Finger Lakes, Canandaigua, N.Y.
Tompkins Cortland Community College, Dryden, N.Y.
Appraisal/Real Estate Education
U.S.P.A.P. Update - 2017
Solar Panel Valuation - 2017
Hotel Valuation - 2017
Realtor Ethics - 2016
2016-17 U.S.P.A.P. Update - 2015
Property Exemptions for Non-Profit Organizations - 2015
Cell Tower Valuation - 2015
2014 U.S.P.A.P. Update - 2013
Assessor Ethics - 2013
Current Issues in Real Estate Appraising - 2013
Appraising Waterfront Properties - 2012
Fundamentals of Mass Appraisal - 2012
Intro. To Farm Appraising - 2011
Assessment Grievance - 2011
2012 U.S.P.A.P. Update - 2011
Assessment Administration – 2010
Assessment Corrections - 2010
Appraisal Ethics - 2010
U.S.P.A.P Update - 2009
Fannie Mae Form 1004MC & HVCC - 2009
REO & Foreclosures - 2009
Ad Valorem Tax Consultation – 2009
Appraising FHA Today - 2009
Quadrennial Code of Ethics - 2008
U.S.P.A.P Update - 2007
2-4 Family Finesse - 2007
Appraising Historic Properties - 2007
Income Capitalization - 2007
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U.S.P.A.P Compliant Property Appraisals - 2007
U.S.P.A.P Update - 2005
Developing & Growing an Appraisal Practice - 2005
Appraising Unique Properties - 2005
Appraisal Ethics - 2005
U.S.P.A.P. Update - 2003
Information Technology & the Appraiser - 2003
Factory Built Housing - 2003
Appraiser Liability - 2003
Valuation of Retail Buildings - 2001
49th Annual Fall Appraisal Conference - 2001
Appraising Vacant Land – 2001
R.E. Fraud and the Appraiser’s Role – 2001
Introduction to Review Appraisal - 2001
47th Annual Fall Appraisal Conference – 1999
H.U.D. Appraisal Requirements Course - 1999
Standards of Professional Practice - 1999, 1996, 1991
Intro. to Income Property Appraisal – 1997
Principals of Income Property Appraising – 1997
Applied Income Property Valuation – 1997
Alternative Residential Report Writing – 1997
Environmental Considerations in Real Estate – 1996
Residential Case Studies – 1994
Environmental Impact on Banking – 1992
Basic Real Estate Principals – 1990
Real Estate Appraisal Principals – 1988
Residential Valuations – 1988

Appraisal Experience

N.Y.S. Commercial Data Collection – 1988
N.Y.S. Residential Data Collection – 1983
General contractor of construction of single family home in Town of Ithaca in
1987-1988.
General contractor of construction of single family home in Town of Enfield in
2007-2008.
Inspection of over 20,000 residential & commercial properties.
Preparation and assistance in appraisals for property financing, estate
settlement, domestic disputes, tax review/certiorari, transfers, foreclosures &
feasibility analysis.
Assisted in over 13 townwide assessment revaluation projects
Property types include: farms, agricultural & development acreage, single &
multiple family residences, a broad array of commercial & industrial
properties, lake properties, special use properties & commercial/residential
building lots.
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APPRAISER INDEPENDENCE CERTIFICATION
Appraisal Company: Associated Appraisal Services
Appraisal Office Address: 366 Sheffield Road, Ithaca, New York 14850

The undersigned appraiser, being duly licensed or certified by the State in which the subject property is
located, hereby represents and warrants that the appraisal performed in conjunction with this
Certification complies with all elements of the Home Valuation Code of Conduct published December
2008.
In addition, the undersigned appraiser agrees that no employee, director, officer, or agent of the lender,
or any other third party acting as joint venture partner, independent contractor, appraisal company,
appraisal management company, or partner on behalf of the lender, has influenced or attempted to
influence the development, reporting, result, or review of this appraisal through coercion, extortion,
collusion, compensation, inducement, intimidation, bribery, or in any other manner including but not
limited to:
Withholding or threatening to withhold timely payment or partial payment for this appraisal
report;
Withholding or threatening to withhold future business for the appraiser, or demoting or
terminating or threatening to demote or terminate the appraiser;
Expressly or impliedly promising future business, promotions, or increased compensation for the
appraiser;
Conditioning the ordering of the appraisal report or the payment of the appraisal fee or salary or
bonus on the opinion, conclusion, or valuation to be reached, or on a preliminary value estimate
requested from the appraiser;
Requesting that the appraiser provide an estimated, predetermined, or desired valuation in the
appraisal report prior to the completion of the appraisal report, or requesting that the appraiser
provide estimated values or comparable sales at any time prior to the appraiser’s completion of
the appraisal report;
Providing to the appraiser an anticipated, estimated, encouraged, or desired value for the subject
property or a proposed or target amount to be loaned to the borrower, except that a copy of the
sales contract for purchase transactions may be provided; or
Providing to the appraiser, appraisal company, appraisal Management Company, or any entity or
person related to the appraiser, Appraisal Company, or appraisal Management Company, stock
or other financial or non-financial benefits.
Appraiser Name: ___Daniel F. Bizzell

Appraiser Signature: _________

(please print)

_________________Date: 12/08/2017
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Property Description Report For: Danby Rd, Municipality
of Danby

No Photo
Available

Status:

Active

Roll Section:

Taxable

Swis:

502200

Tax Map ID #:

7.168

Property Class:

322  Rural vaolO

Site:

RES 1

In Ag. District:

No

Site Property Class:

322  Rural vaolO

Zoning Code:

MD

Neighborhood Code:

22020
Ithaca
2018  $90,500
2017  $71,000

Total Acreage/Size:

38,75

School District:

Land Assessment:

2018  $90,500
2017  $71,000

Total Assessment:

Full Market Value:

2018  $90,500
2017  $71,000
Property Desc:

Equalization Rate:
Deed Book:

2018

Deed Page:

8789

Grid East:

844862

Grid North:

861422

0 sq. ft.

Area
Living Area:

0 sq. ft.

First Story Area:

Second Story Area:

0 sq. ft.

Half Story Area:

0 sq. ft.

Additional Story Area:

0 sq. ft.

3/4 Story Area:

0 sq. ft.

Finished Basement:

0 sq. ft.

Number of Stories:

0

Finished Rec Room

0 sq. ft.

Finished Area Over
Garage

0 sq. ft.

Building Style:

0

Bathrooms (Full  Half): 0  0

Bedrooms:

0

Kitchens:

0

Fireplaces:

0

Basement Type:

0

Porch Type:

0

Porch Area:

0.00

Basement Garage Cap:

0

Attached Garage Cap:

0.00 sq. ft.

Overall Condition:

0

Overall Grade:

Structure

Year Built:

Owners
Owner Information Not Available

http;//property.tompkinsco.org/IMO/report.aspx?file=&swiscode=502200&printkey=007...
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Sales
Value Arms Add).
Deed Book
Usable Length Parcels and Page

Property
Class

Prior
Sale Type Owner

$1

322 
Rural

Land
Only

Seven
Circles,
LLC

No

No

Yes

2018/8789

$239,800

322 
Rural

Land
Only

Seven
Circles,
LLC

No

No

Yes

2017/13926

Sale Date

Price

4/17/2018

12/5/2017

vaolO

vaolO
10/10/2007

$1

321 
Abandoned
ag

Land
Only

Seven
Circles,
LLC

No

No

Yes

51618/1003

8/13/2007

$1

321 
Abandoned
ag

Land
Only

Peterson,
Henry

No

No

Yes

51334/1001

7/17/2003

$1

321 
Abandoned
ag

Land &
Building

Peterson,
Penny
Trust

No

No

Yes

43990/9001

Utilities
Sewer Type:

None

Water Supply:

None

Utilities;

Electric

Heat Type:

0

Fuel Type:

0

Central Air:

No

Improvements
Structure

Size

Condition

Grade

Year

Special Districts for 2018
Description

Units

Percent

FD221Danby fire

0

0%

Type

Value
0

Special Districts for 2017
Description

Units

Percent

FD221Danby fire

0

0%

Type

Value
0

Taxes
Year

Description

Amount

* Taxes reflect exemptions, but may not include recent changes in
assessment.

http://property.tompkinsco.org/IMO/report.aspx?file=&swiscode=502200&printkey=007...
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Image Mate Online
Navigation

G IS Map

Tax Maps | ORPS Links

Help

Log Out (jcorbett)

Photographs

Residential

Municipality of Danby

Property Info
Owner/Sales

SWIS:

502200

Tax ID:

7.1114
No Photo Available

Inventory
Improvements

Tax Map ID / Property Data

Exemption Info
Report
Comparables

Status:

Active

Address:

Danby Rd

Property Class:

311  Res vac
land

Ownership Gode:

P  Goop

Site:

Res 1

Taxable

Site Property
Glass:

311  Res vac
land

Documents

Zoning Gode:
Neighborhood:

Roll Section:

In Ag. District:

No

Bldg. Style:

0
Ithaca

No documents found for this
parcel
Maps
View Tax Map

00000 

School District:

Total
Acreage/Size:

0.07

2017 100.00%
Equalization Rate:
2016 100.00%

Land Assessment;

2017$500
2016$500

Total Assessment:

Full Market Value:

2017$500
2016$500

Deed Book:

2017

Deed Page:

13926

Grid East:

844762

Grid North:

860674

Bank Gode:

N/A

2017$500
2016$500

Pin Property on GIS
Map
View in Google Maps
View in Bing Maps
Map Disclaimer

Special Districts for 2017
Description

Units

FD221Danby fire

Percent

Type

0%

0

Value
0

Special Districts for 2016
Description

Units

FD221Danby fire

0

Percent
0%

Type

Value
0

Land Types
Type
Primary

Size
0.07 acres

http://property.tompkinsco.org/IMOPrivate/propd0tail.aspx?swis=5O22OO&printkey=OO7OO100010140000000
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a
image Mate Online
Navigation

GIS Map

Tax Maps | ORPS Links

Help

Log Out (jcorbett)

Photographs

Residential

Municipality of Danby

Property Info
Owner/Sales

SWIS:

502200

Tax ID:

7.1115

No Photo Available

Inventory
Improvements

Tax Map ID / Property Data

Exemption Info
Report
Comparables

Status:

Active

Address;

Danby Rd

Property Class:

311  Res vac
land

Ownership Code:

P  Coop

Site:

Res 1

Roll Section:

Taxable

Site Property
Class:

311  Res vac
land

In Ag. District:

No

Bldg. Style:

0

Documents

Zoning Code:

No documents found for this
parcel
Maps
View Tax Map

Neighborhood:

00000 

School District:

Ithaca

Total
Acreage/Size:

0.07

Equalization Rate:

2017100.00%
2016100.00%

Land Assessment:

2017$500
2016$500

Total Assessment:

2017$500
2016$500

Full Market Value:

2017$500
2016$500

Deed Book:

2017

Deed Page:

13926

Grid East:

844762

Grid North:

860674

Bank Code:

N/A

Pin Property on GIS
Map
View in Google Maps
View in Bing Maps
Map Disclaimer

Special Districts for 2017
Description

Units

0

FD221Danby fire

Percent

Type

Value
0

0%

Special Districts for 2016
Description

Units

0

FD221Danby fire

Percent

0%

Type

Value
0

Land Types
Type
Primary

Size
0.07 acres
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Image Mate Online
Navigation

GIS Map

Tax Maps | ORPS Links

Help

Log Out (jcorbett)

Photographs

Residential

Municipality of Danby
Property Info
Owner/Sales

SWIS:

502200

Tax ID;

7.1116

No Photo Available

Inventory
Improvements

Tax Map ID / Property Data

Exemption Info
Report
Comparables

Status:

Active

Address:

Danby Rd

Property Class:

311  Res vac
land

Ownership Code:

P  Coop

Site:

Res 1

Roll Section:

Taxable

Site Property
Class:

311  Res vac
land

In Ag. District:

No

Bldg. Style:

0

Documents

Zoning Code:

No documents found for this
parcel
Maps
View Tax Map

Neighborhood:

00000 

School District:

Ithaca

Total
Acreage/Size:

0.07

Equalization Rate:

2017 100.00%
2016100.00%

Land Assessment:

2017$500
2016$500

Total Assessment;

2017$500
2016$500

Full Market Value;

2017$500
2016  $500

Deed Book:

2017

Deed Page;

13926

Grid East;

844762

Grid North:

860674

Bank Code;

N/A

Pin Property on GIS
Map
View in Google Maps
View in Bing Maps
Map Disclaimer

Special Districts for 2017
Description

Units

FD221Danby fire

Percent

Type

0%

0

Value

0

Special Districts for 2016
Description

Units

FD221Danby fire

0

Percent
0%

Type

Value
0

Land Types
Type
Primary

Size
0.07 acres
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MsiDG
Image Mate Online

Navigation

GIS Map

Tax Maps | ORPS Links

Help

Log Out (jcorbett)

Photographs

Residential

Municipality of Danby

Property Info
Owner/Sales

SWIS:

502200

Tax ID:

7.1117

No Photo Available

Inventory
Improvements

Tax Map ID / Property Data

Exemption Info |
Report
Comparables

Status:

Active

Address:

Danby Rd

Property Class:
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2016 100.00%

2017$500
Land Assessment;
2016$500

No documents found for this
parcel

2017$500
Total Assessment;
2016$500

Full Market Value:

2017$500
2016$500

Deed Book:

2017

Deed Page:

13926

Grid East;

844762

Grid North;

860674

Bank Code;

N/A

Pin Property on GIS
Map
View in Google Maps
View in Bing Maps
Map Disclaimer

Special Districts for 2017
Description

Units

FD221Danby fire

0

Percent

Type

0%

Value
0

Special Districts for 2016
Description

Units

FD221Danby fire

0

Percent
0%

Type

Value
0

Land Types
Type
Primary

Size
0.07 acres

http://property.tampkinsco.org/IMOPrivate/propdetail.aspx?swis=502200&printkey=00700100010310000000
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Property Details  Image Mate Online

2/20/2018

a

isbG

4

Image Mate Online
Navigation

GIS Map

Help

Tax Maps | ORPS Links

Photographs

Commercial

Municipality of Danby

Property Info
Owner/Sales
Inventory

Log Out (jcorbett)

SWIS:

Tax ID;

502200

7.1132

No Photo Available

Improvements

Tax Map ID / Property Data

Tax Info
Report

Status:

Active

Address:

Danby Rd

Property Class:

330  Vacant
comm

Ownership Code:

P  Coop

Site:

Comparables

Roll Section:

Taxable

Site Property
Class:

330  Vacant
comm

Com 1

In Ag. District:

No

Documents
No documents found for this
parcel
Maps

Zoning Code:

MD

Bldg. Style:

Not Applicable

Neighborhood:

22020 

School District:

Ithaca

Total
Acreage/Size:

79.82

Equalization Rate:

2017 100.00%
2016 100.00%

Land Assessment:

2017$85,200
2016$85,200

Total Assessment:

2017$85,200
2016$85,200

Full Market Value:

2017$85,200
2016$85,200

Deed Book:

2017

Deed Page:

13926

Grid East:

844762

Grid North:

860674

Bank Code:

N/A

View Tax Map
Pin Property on GIS
Map
View in Google Maps
View in Bing Maps
Map Disclaimer

Special Districts for 2017
Description

Units

FD221Danby fire

Percent

Type

0%

0

Value
0

Special Districts for 2016
Description

Units

FD221Danby fire

0

Percent
0%

Type

Value
0

Land Types
Type

Size

Primary

1.00 acres

Residual

78.82 acres

http://property.tompkinsco.org/IMOPrivate/propdetail.aspx?swis=502200&printkey=00700100010320000000
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N. Y. S. DEPARTMENT OF STATE
DIVISION OF CORPORATIONS AND STATE RECORDS

ALBANY, NY 122310001

FILING RECEIPT
ENTITY NAME: WHITE HAWK ECOVILLAGE COMMUNITY, INC.
DOCUMENT TYPE: INCORPORATION (DOM. BUSINESS)
FILED:06/11/2018 DURATION:PERPETUAL

COUNTY: TOMP

CASH#:180611000689 FILM #:180611000654
DOS ID:5357072

FILER:

EXIST DATE

CARRIE J. POLLACK, ESQ.
HANCOCK ESTABROOK, LLP
401 EAST STATE STREET, STE 3 04
ITHACA, NY 14850

06/11/2018

ADDRESS FOR PROCESS:
THE CORPORATION
12 WHITE HAWK LANE
ITHACA, NY 14850
REGISTERED AGENT:

STOCK:

5000 NPV

The corpora.tion is required to file a Biennial Statement with the Department
of State every two years pursuant to Business Corporation Law Section 408.
Notification that the biennial statement is due will only be made via email.
Please go to www.email.ebiennial.dos.ny.gov to provide an email address
to receive an email notification when the Biennial Statement is due.

SERVICE COMPANY: HANCOCK ESTABROOK LLP
FEES

160.00

FILING
TAX
CERT
COPIES
HANDLING

125. 00

1164710001

0 . 00
0 . 00

10 . 00

25 . 00

SERVICE CODE: 8Q *
PAYMENTS
CASH
CHECK
CHARGE
DRAWDOWN
OPAL
REFUND

160 . 00
0 . 00
0 . 00
0. 00
160.00
0 . 00
0 . 00

DOS1025 (04/2007)

STA
DEPAR

TE

OF

N

TMENT

I hereby certify that the annexed copy has been compared with the
original document in the custody of the Secretary of State and that the same
is a true copy of said original.

WITNESS my hand and official seal of the
Department of State, at the City of Albany,
on June 12, 2018.

,
r *.

to

:*

i

Rev. 06/13

:

£
b ::

Brendan W. Fitzgerald
Executive Deputy Secretary of State

JUN, 11, 2018 1;04PM
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CERTIFICATE OF INCORPORATION OF
OF

WHITE HAWK ECOVILLAGE COMMUNITY, INC.
(Pursuant to Section 402 of the Business Corporation Law)

We, the undersigned, natural persons of the age of IS years or more, desiring to form a
stock corporation pursuant to Section 402 of the Business Corporation Law of the State of New
York, do hereby certify and adopt the following Certificate of Incorporation as follows:

ARTICLE: I
The name of the corporation is WHITE HAWK ECOVILLAOE COMMUMTV, INC.
ARTICLE 2
The purposes for which the Corporation is organized arc to do any and all of the things
set forth below to the same extent as natural persons might or could do in any part of the world,
namely:
1. To acquire by purchase or otherwise the premises located on approximately 120 acres
located along Danby Road (New York State Route #96B) in the Town of Danby, County
of Tompkins and State of New York (presently designated as Tompkins County Tax
Parcel Nos. 7.111 through 7.M>32, and 7.1.68), and any other real estate and rights or
interests in the real estate necessary for or appropriate to the possession and enjoyment or
use of that premises; to hold, operate, manage, sell, mortgage or otherwiae encumber or
dispose of, improve, alter, maintain, develop, repair and lease the same owned by the
Corporation and in any replacement of or additions to that property; and to do and
transact all other lawful businesses incident to, necessary and suitable or advisable for, or
in any way. connected with, the purposes for which the Corporation is formed.
2. To the extent permitted by law, to purchase, lease or otherwise acquire, and to hold, own,
use, manage, mortgage, pledge, sell exchange, hire or Qthcjwise encumber and dispose
of, and to deal and trade in any and all chattels, chattels real, rights, choaes in action,
easements, privileges, building materials and personal property of every kind and
description and any or all interests and rights therein.
3. To do and perform every act required or permitted by law to be done or performed in the
erection, maintenance and operation of any commonly owned buildings.
4. To borrow or raise moneys for any of the purposes of the Corporation without limit as to
amount, to issue bonds, debentures, notes, or other obligations of any nature, or in any
manner, for moneys borrowed, and to secure the payment of any indebtednesa and of the
interest thereon, by mortgage upon or pledge or conveyance or assignment in the trust of,
the whole or any part of the property of the Corporation, real or personal, including
contract rights, whether at the time owned or thereafter acquired to sell or pledge or
{H3330389,l}
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otherwise dispose of such bonds or other obligations, in such manner and upon such
terms and conditions aa the Board of Directors may deem judicious.
5. To purchase or otherwise acquire, hold, sell, transfer, reissue or cancel or otherwise
dispose of shares of its own capital stock, bonds, debentures, notes or other obligations of
securities or evidences of interest, subject only to such restrictions as are now imposed or
hereafter may be imposed by the laws of the State of New York.
6. The primary purpose of this Corporation is to provide homes for its shareholders by
leasing to them, under leases now commonly known as proprietary leases, and each of its
shareholders shall be entitled solely by reason of his or her ownership of stock in the
Corporation to a proprietary lease, entitling him or her to occupy for dwelling purposes a
residence under that lease.
7. No shareholder shall be entitled, either conditionally or unconditionally, to receive any
distribution out of earnings and profits of the Corporation except on a complete or partial
liquidation of the Corporation.
ARTICLE 3
Thea aggregate number of shares which the Corporation shall have the authority to issue
is Five Thousand (5,000), all of which are to be without par value,
ARTICLE 4
The offices of the corporation shall be located in the Town of Danby, County of
Tompkins, and State of New York.
ARTICLE 5
The duration of this Corporation shall be perpetual.
ARTICLE 6
The address where the Secretary of State shall mail a copy of the process in any action or
proceeding against the Corporation which may be served upon the Secretary is 12 White Hawk
Lane, Ithaca, New York 14850.
ARTICLE 7
The following provisions are inserted for the regulation and conduct of the affairs of the
Corporation and it is expressly provided that they are intended to be in furtherance and not in
limitation or exclusion of the powers conferred by statute;

{H3350389.1)
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1. The Corporation may have one and only one class of shares of stock outstanding at any
given time,
2. Ownership of any class of stock of the Corporation shall not entitle the owners to any
preemptive rights to subscribe for, or purchase, or to Imve offered to them for
subscription or purchase, any new or additional shares of any class of stock, whether now
authorized in the Certificate of Incorporation or hereafter authorized, it being the purpose
and intent hereof that the Board of Directors, as in its discretion it may deem advisable,
shall have full right, power and authority to offer for subscription or sale, or to make any
other disposition of any or all unissued shares of any class of stock of the Corporation, or
of any or all shares issued and thereafter acquired by the Corporation.
ARTICLE 8
The Board of Directors of the Corporation may refuse to consent to the transfer of the
shares of stock owned by any shareholder who shall be indebted to the Corporation for rental or
other indebtedness until such indebtedness is paid,
IN WITNESS WHEREOF, for the purpose of forming the Corporation under the laws of the
State of New York, we, the undersigned, constituting incoiporatots of this corporation, have
personally executed this certificate of incorporation on April 17,2018.
AELITA EABLY
7 White Hawk Lane
Ithaca, New York 14850

/Vvw'

STEVEN WOINQSKI
5 White Hawk Lane
Ithaca, New York 14850
DANE PERCY
2 White Hawk Lane
Ithaca, New York 14850
MAKJCPRUCR
12 White Hawk Lane
Ithaca, New York 14850
GREG NELSON
6 White Hawk Lane
Ithaca, New York 14850

{H3350389.1}
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CERTIFICATE OF INCORPORATION
OF
WHITE HAWK ECOVIIXAGE COMMUNITY, INC.
(Pursuant to Section 402 of the Business Corporation law)
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STATE OF NEW YORK
DEPA^^EHT OF STATE
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FILCD
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E!V:
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JUN 1 1 2018

Jy

CARRIE J. POLLAK, ESQ.
HANCOCK ESTABROOK, LLP
Gateway Center
401 East State Street, Ste 304
Ithaca, New York 14850
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Customer Reference No. 11U7U01
CNJ
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This Stock Certificate Certifies that
®|
is the owner of 100 fully paid
»S and nonassumable shares of common stock of
i
? fi's ©'
WHITE HAWK ECOVILLAGE COMMUNITY, INC
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MEMORANDUM OF LEASE
THIS MEMORANDUM OF LEASE (this "Memorandum") is made and effective as of
£\U5U,S4 Tfj, 2018, by and between White Hawk Ecovillage Community, Inc., with an address

at 12 White Hawk Lane, Ithaca, NY 14850 ("Lessor"), and Michael Early and Aelita K. Early
("Lessee").

RECITALS:
A. Lessor and Lessee entered into that certain Propriety Lease dated & 12.^1 ft by and
between White Hawk Ecovillage Community, Inc. and Lessee, pursuant to which Lessor
leased to Lessee a portion of real property situated on White Hawk Lane in the Town of
Danby, County of Tompkins and State of New York, as more particularly described on
Exhibit "A" attached hereto and hereby made a part hereof (the "Leased Premises"), all
on and subject to the terms, covenants and conditions contained in the Lease.
B. Lessor and Lessee desire to enter into this Memorandum, and to record the same in the
public land records of Tompkins County, for the purpose of giving public record notice
of the Lease pertaining to the Leased Premises, and certain of the terms and conditions
as amended therein.
ACKNOWLEDGEMENTS AND AGREEMENTS:

NOW, THEREFORE, in consideration of the foregoing premises and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the parties hereby
acknowledge and agree as follows:
1. Lease. The parties now enter into this Memorandum, and the same shall be recorded in
the Tompkins County Clerk's Office, for the purpose of giving public record noticeof the Lease.
2. Term. The Lease shall continue for 99 years from the date hereof, unless sooner
terminated pursuant to the provisions of the Lease. The Lease may be extended for an additional
ninetynine (99) years at the option of either the Lessor or the Lessee at any time prior to the
expiration of the original ninetynine (99) year term.
3. Effect of Lease. This Memorandum is subject, in all respects, to the Lease and the terms
and provisions thereof. Neither this Memorandum nor any term or provision hereof shall limit,
alter, vary, modify, or amend, in any manner or respect, the Lease or any term or provision
thereof.
4. Counterparts. This Memorandum may be executed in one or more counterparts, each of
which shall be an original and all of which together shall be a single instrument.

IN WITNESS WHEREOF, the parties have executed this Memorandum as of the date first
above written.
Michael Eafly

Aelita K. Early

WHITE HAWK ECOVILLAGE COMMUNITY, INC.
By:

^ C

Aema Early, President .
By:
Steven E. Woinoski, VicePresident

{H3408557.1}

STATE OF NEW YORK
COUNTY OF TOMPKINS

)
) ss:

On the
day of August in the year 2018 before me, the undersigned, a Notary Public in and
for said State, personally appeared Michael Early, personally known to me or proved to me on
the basis of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed to the
within instrument and acknowledged to me that she/he executed the same in her/his capacity, and
that by her/his signature on the instrument, the individual(s), or the person(s) upon behalf of which
the individual acted, executed the instrument.

NtffARY PUbfelC
STATE OF NEW YORK
COUNTY OF TOMPKINS

)
) ss:

( /
( /
^

JAMIE E. CORBETT
Notary Public, State c4 Now York
Qualified in Tompkins County

My CommkiSon1^^8^?!^ 20

On the ^ day of August in the year 2018 before me, the undersigned, a Notary Public
in and for said State, personally appeared Aelita K. Early, personally known to me or proved to
me on the basis of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed to
the within instrument and acknowledged to me that she/he executed the same in her/his capacity,
and that by her/his signature on the instrument, the individual(s), or the person(s) upon behalf of
which the individual acted, executed the instrument.

STATE OF NEW YORK
COUNTY OF TOMPKINS

)
) ss:

NOTARY PUBtlC JAMIE E. CORBETT
{
/
V y

Notary Public, State ot New YorK
Qualified in Tompkins County

On the 13. day of August in the year 2018 before me, the undersigned, a Notary Public in
and for said State, personally appeared Steven E. Woinoski. personally known to me or proved to
me on the basis of satisfactory evidence to be the individual(s) whose name(s) is/are subscribed to
the within instrument and acknowledged to me that she/he executed the same in her/his capacity,
and that by her/his signature on the instrument, the individual(s), or the person(s) upon behalf of
which the individual acted, executed the instrument.

NOTARY PUBLIC

f I

My

{H3408557.1}

JMEE.COREM

201809923

08/31/2018 12:35:58 PM

Exhibit "A"
Lot Legal Description

ALL THAT TRACT OR PARCEL OF LAND, consisting of 2 acres, more or less, situated in the Town
of Danby, Tompkins County, New York, and being bounded on the north by a line 10 feet south
of the limits of tax parcel 7.168, beginning at a point located 10 feet south of a survey pin
referenced as #887 in the T. G. Miller Survey S13550SKETCH; extending 220.93 feet eastward at
an angle of S 80o18'45" E; and from there being bounded on the east by a line extending 250 feet
southward at an angle of S 09o4ri5" W; and from there being bounded on the south by a line
extending 366 feet westward at an angle of N SOIS^e" W; and from there being bounded on
the west by a line extending northward 187.25 feet at an angle of N 09o4ri5"E; and finally from
there being bounded on the northwest by a line extending 158.06 feet at an angle of N 76017'44"
E thus returning to the point or place of beginning.
BEING A LEASEHOLD INTEREST encumbering A PORTION OF THE SAME FEE SIMPLE

PREMISES conveyed to Seven Circles, LLC by deed from Henry Peterson dated August 13,
2007, recorded August 14,2007 in said Clerk's Office as Instrument No. 513341001, as corrected
by Deed of Correction dated October 10, 2007, recorded October 11, 2007 in said Clerk's Office
as Instrument No. 516181003, thereafter conveyed by Seven Circles LLC to White Hawk
Ecovillage, Inc. by deed dated December 5, 2017 and recorded on December 6, 2017 in said
Clerk's Office as Instrument No. 201713926, which right, title and interest was then conveyed to
Red Tail, LLC by deed dated April 17,2018 and recorded in said Clerk's Office on August 6,2018
as Instrument No. 201808789, and which right, title and interest was then conveyed to the
Cooperative by deed dated June 11, 2018 and intended to be recorded in said Clerk's Office
together herewith.
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secure gasketed
cap with
screened vent
12" min

slope ground
away from casing
electric cable
1"pipe tp pump house

6" steel casing
min 19' below
grade

pitless adapter
5' soil cover

ARV
ROUTINELY (i.e., WEEKLY, MONTHLY)
ALTERNATE BETWEEN TM2806 AND
TM3473 BY OPENING/CLOSING
VALVES
FSw

FC

PT2

STa
CT1

STa

CT2

DR

DR

submersible
pump

M

SF

SCALE 1"" = 4'
PLAN OF EXISTING TM2806 HUT SHOWN. THE ONE FOR TM3473 WILL BE SIMILAR.
SIZE APPROX 4' BY 5' BY 5' TALL.
METER WILL BE RELOCATED TO WATER BUILDING.
SUBMERSIBLE PUMP GOULDS 10GS07422C (0.75 HP)
PT IS WELL-X-TROL WX250 (44 GALLONS, 13 GALLONS DRAWDOWN 40-60 PSI).
WELL HEAD AND PITLESS ADAPTER REMAIN ABOVE SURROUNDING GRADE.
ENTRANCE IS THROUGH TOP. IS NOT A PERMIT-REQUIRED CONFINED SPACE.
TWO ARTESIAN OVERFLOWS INSTALLED HERE; ONLY ONE IS REQUIRED. MUST
END 12" ABOVE GRADE, TURNED DOWN, WITH SECURE 1/4" SCREEN.
SEDIMENT FILTER IS OPTIONAL HERE OR IN WATER BUILDING.

RESERVOIR

STa
5/8" METERS ON WELL LINES
WITHIN WATER BUILDING
SF

PT1

PLAN VIEW OF WELL SHEDS

SET AT 3/4 FULL;

FS 2340G TOTAL IN
THREE TANKS

STa

M

DRILLED WELL DETAIL - not to scale
Construction to comply with New York
State Sanitary Code, Appendices 5B and 5D

2" OVERFLOW FROM
EACH TANK TO
EXTERIOR. MAX 1/8"
OPENING SCREEN, AT
LEAST 18" ABOVE
GROUND.

FS

4" OPERATING
DIFFERENCE

drive shoe firmly
bedded in rock

ST1

RESERVOIR

DR

DR

PS

PS

RESERVOIR
DR

TWO DISTRIBUTION PUMPS

DP

DP
DR

MANUAL or
AUTO
ALTERNATOR
SWITCH

PgS

ALTERNATE DISTRIBUTION PUMPS WEEKLY IF
CONTROLLING MANUALLY.

SEE PLAN VIEW OF WELL HUTS FOR
NOTES ON WELL HEAD AND PITLESS
ADAPTER

PT3

PT3

PT3

PT1

PgS

PgS

DR

DR

STa

2" BLOW-OFF TO
OUTSIDE

1 1/2" WATER LINE FROM
TM2542 FOR EMERGENCY
USE. END WITH HOSE
BIB WITH "DO NOT
DRINK" SIGN. OPERATE
MANUALLY FROM #6 IN
TIME OF NEED.

2" TO SOUTH LEG

2, 2"WATER
LINES TO
DISTRIBUTION
SYSTEM

2" TO NORTH LEG

1 1/2" PIPING WELL TO WATER BUILDING
1 1/2" PIPING GENERALLY UPSTREAM OF RESERVOIRS.
2" PIPING GENERALLY DOWNSTREAM OF RESERVOIRS.

TM2806

TM3473

12' BY 24' WATER BUILDING, 8' CEILING, BY OTHERS.
PROVIDE ELECTRICAL SERVICE FOR PUMPS, CONTROLS ,
LIGHTING, HEATING.

SV

Cl-1

grout - bentonite
or cement

Well TM 2806

Well TM3473

ALARM - MOUNT
ON EXTERIOR OF
BUILDING

CL-1

water
pump
80 g
Pressure
Tank

80 g
Pressure
Tank

CL
reser

water
pump

80 g
Pressure
Tank

80 g
Contact
Tank

80 g
Contact
Tank

80 g
Pressure
Tank

6' wide door opening; overhead door
or 3' insulated panel with 3' door

WITHIN WELL HUTS

SEE SCHEMATIC FOR LOCATION OF
VALVES, FITTINGS, METERS, ETC.

WELLS WITH SUBMERSIBLE PUMPS

SCHEMATIC OF WATER BUILDING
SCHEDULE OF MATERIALS NEW WATER BUILDING
PS - Pump Saver/PumpTec
M - 5/8" Water Meter, totalizing and rate of flow (inside Water Buuilding).
X - Shut Off valve
V - Check Valve (with anti-siphon valves on chlorine line)
Alarm - like CentriPro LAN4.
ARV - Air/Vacuum release valve, like Valmatic 100S.
CL-1 - Chlorinator Pump, like Stenner 45, 10 gpd capacity.
CT1, CT2 - 80 gal Contact Tank, like WELLMATE UT-80 (21" D, 62" T)
DP - Distribution Pump, 2 required, like GOULDS 1 HP HSC-10 shallow well pump, about 25 gpm at 50 psi w/0' lift.
DR - Drain Tap, provide for hose connection
FC - Flow Rate Controller, 8 gpm, like DOLE 934380 Model GP 1 1/4"
FS - Float Switch, like CENTRIPRO PUMPMASTER A2HSeries to control SV, 4" range, and A2N to control low water alarm.
FSw - Flow Switch to control chlorinator, like Harwil CF-112, 1" (install in a section of 1" pipe)
PgS - Pressure Switch and Pressure Guage
PT1 - (1 existing, 1 more required) 44 gal min Pressure Tanks, like Well-X-Trol WX250 (44 g, 13 g drawdown at 40-60 psi) (In each well hut).
PT2, PT3 - (4 required) 80 gal min Pressure Tanks, like Goulds (Xylem) V250 (83.59 g, 25.9 g drawdown at 30-50 psi)
RESERVOIR - 3 required, min 1000 gal tank like NORWESCO 1000 CISTERN (WHITE) with vented lid; provide 2" overflow to outdoors; end 18"
above grade with 1/8" screen.
ST1 - 30 gal chlorine polyethylene (PE) solution tanks w/cover and graduated marks. label "CHLORINE SOLUTION"
STa - Sampling Tap with smooth nose. Room for bucket underneath.
SF - Cartridge Sediment Filter, 10-50 microns. (In each well hut; also recommend prior to meters.)
SV - Solenoid Valve, (1 needed) like 1/2" minimum Asco 212 2-way plastic solenoid valve for potable water.
Submersible Well Pump - (1 existing, 1 needed) Goulds 10GS07 (0.75 hp)
Mount all pressure and contact tanks on blocks so drain taps are accessible
Provide Chlorine Residual test kit like HACH CN-66 DPD method, with color wheel, range 0-3.5 mg/l in 0.1 increments
ALL EQUIPMENT SHOULD BE LISTED WITH NATIONAL SANITATION FOUNDATION (NSF) FOR POTABLE WATER.
Generally use sch 80 PVC or CPVC pipe; low-lead brass valves ok; HOWEVER ALL PIPE AND FITTINGS WITH GREATER THAN 0.25% LEAD, AND
LEAD SOLDER AND FLUX WITH GREATER THAN 0.2% LEAD ARE PROHIBITED.
Pipe size generally 1 1/2" wells to reservoirs; 2" after reservoirs.
NO switches with MERCURY are to be used
Pressure Relief Valves are not needed. The shut-off heads for all the pumps are less than the allowable operating pressure for the water lines. The
shut-off head for the well pumps is 138 psi; the allowable operating pressure for the hdpe well lines is 160 psi. The shut-off head for the
distriibution pumps is 63 psi; the allowable operating pressure for 1 1/2" and 2" Sch 40 PVC is 200 psi and 166 psi; the allowable operating
pressure for the 2" hdpe loop line is 160 psi.

FLOOR PLAN NEW WATER BUILDING
OTHER BUILDING SIZES AND LAYOUTS MAY
BE ACCEPTABLE - CONTACT THE ENGINEER

Restore ground surface

BACKFILL under
non-paved areas
use native soil,
compact in 12" lifts,
no stones >4"

Water Line: 4' min
Sewer: as needed

BURY TRACER TAPE OR WIRE
ABOVE PLASTIC PIPE

UNDERGROUND WATER PIPING MATERIAL and INSTALLATION:

3"

PVC, HDPE and PE piping listed with NSF for potable water use are acceptable. Use minimum SDR9 or SIDR 9 hdpe with
operating presure at least 160 psi. Use minimum Schedule 40 PVC with operating pressure 160+ psi. Recommend Schedule 80
for above ground (in water building) use.
The manufacturers have technical bulletins covering burial, bending, support, pressure testing, disinfection etc. Brief summaries
follow:
Burial: - see detail
Bending: Fittings are preferred for change of direction, especially for PVC pipe but bending of 5 degrees is allowed; PE and HDPE
can be bent more tightly; 1 1/2" DR17 pipe can be bent to a radius of 40".
Support: Horizontal support in the building is required every 30". Multiple lines may be placed on a shelf.
Pressure Testing:
Test at 90 psi with water. Air testing is not recommended. Additional safety precautions may be required.
Step One: is the initial expansion and the test phase. When test pressure is applied to a water filled pipe, the pipe expands.
During the initial expansion of the pipe under test, sufficient make-up water must be added to the system at hourly intervals
for 4 hours to maintain the test pressure. After about 4 hours, initial expansion should be complete and the actual test can
start.
Step Two: drop the pressure by 10 psi If the pressure then remains within 5% of the target value for 1 hour, this
indicates there is no leakage in the system.
Disinfection: Reference AWWA C651. Flush piping with clean potable water until clear. Fill section to be disinfected with either
50 mg/l chlorine solution and let stand for 24 hours, or 200 mg/l chlorine solution and let stand for three hours. Flush system
with clean potable water until no chlorine is in system. Collect microbiological sample for analysis by a certified lab. Repeat
procedure if Total Coli or E. Coli are reported. Submit all microbiological results to the Tompkins County Health Department.
Chlorine Solution Mix: for 50 mg/l: 0.13 ounces to 1 gallon of water. For 200 mg/l: 0.5 ounce to 1 gallon of water. Use small
jet pump with small pressure tank for both pressure testing and disinfection. Place pump suction line in small tank (20-30
gallons) of clear water for pressure testing and chlorine solution mix for disinfection.

EXISTING SITE AT PLANNED WATER BUILDING SCALE 1" = 30'

Pipe diameter
(4" or less)

BEDDING - Coarse
sand or pea gravel
all around pipe

3"
3"

3"

SMALL DIAMETER PIPE TRENCH DETAIL - no scale

DISTRIBUTION/ BUILDING SERVICE/ WELL SUPPLY LINE NOTES

PROPOSED DISCONNECTION OF WELL TM2542 SCALE 1" = 20'

All lines PVC, PE or HDPE pipe listed by NSF for Potable Water, minimum 160 psi
operating pressure (hdpe SDR9 or SDIR9; PVC Sch 40 or 80).
Distribution System 2": from Water Building and around loop about 1900'; space 4
shut-off valves along the loop.
Service Lines: 31 needed, 1" minimum with shut-off valve.
Well supply lines 1 1/2": about 1600' from TM2806; 1400' from TM3473 to Water
Building; space at least 2 valves along each.
Flush and Disinfect all lines after installation. Collect samples for Total Coliform analyses
at the ends of new lines. Repeat disinfection and testing until no TC are present.

WHITE HAWK ECOVILLAGE WATER SYSTEM, Town of Danby
parcels 502200-7.1-1-32, County of Tompkins

PROPOSED SITE AT PLANNED WATER BUILDING SCALE 1" = 20'

REFERENCES FOR DRINKING WATER SYSTEM DESIGN: New York State Sanitary
Code (NYSSC) Subpart 5-1; Appendix 5-B: Standards for Water Wells; and Appendix
5-D: Special Requirements for Wells Serving Public Water Systems; and
RECOMMENDED STANDARDS FOR WATER WORKS, 2012 EDITION.
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secure gasketed
cap with
screened vent
12" min

slope ground
away from casing
electric cable
1"pipe tp pump house

6" steel casing
min 19' below
grade

pitless adapter
5' soil cover

ARV
ROUTINELY (i.e., WEEKLY, MONTHLY)
ALTERNATE BETWEEN TM2806 AND
TM3473 BY OPENING/CLOSING
VALVES
FSw

FC

PT2

STa
CT1

STa

CT2

DR

DR

submersible
pump

M

SF

SCALE 1"" = 4'
PLAN OF EXISTING TM2806 HUT SHOWN. THE ONE FOR TM3473 WILL BE SIMILAR.
SIZE APPROX 4' BY 5' BY 5' TALL.
METER WILL BE RELOCATED TO WATER BUILDING.
SUBMERSIBLE PUMP GOULDS 10GS07422C (0.75 HP)
PT IS WELL-X-TROL WX250 (44 GALLONS, 13 GALLONS DRAWDOWN 40-60 PSI).
WELL HEAD AND PITLESS ADAPTER REMAIN ABOVE SURROUNDING GRADE.
ENTRANCE IS THROUGH TOP. IS NOT A PERMIT-REQUIRED CONFINED SPACE.
TWO ARTESIAN OVERFLOWS INSTALLED HERE; ONLY ONE IS REQUIRED. MUST
END 12" ABOVE GRADE, TURNED DOWN, WITH SECURE 1/4" SCREEN.
SEDIMENT FILTER IS OPTIONAL HERE OR IN WATER BUILDING.

RESERVOIR

STa
5/8" METERS ON WELL LINES
WITHIN WATER BUILDING
SF

PT1

PLAN VIEW OF WELL SHEDS

SET AT 3/4 FULL;

FS 2340G TOTAL IN
THREE TANKS

STa

M

DRILLED WELL DETAIL - not to scale
Construction to comply with New York
State Sanitary Code, Appendices 5B and 5D

2" OVERFLOW FROM
EACH TANK TO
EXTERIOR. MAX 1/8"
OPENING SCREEN, AT
LEAST 18" ABOVE
GROUND.

FS

4" OPERATING
DIFFERENCE

drive shoe firmly
bedded in rock

ST1

RESERVOIR

DR

DR

PS

PS

RESERVOIR
DR

TWO DISTRIBUTION PUMPS

DP

DP
DR

MANUAL or
AUTO
ALTERNATOR
SWITCH

PgS

ALTERNATE DISTRIBUTION PUMPS WEEKLY IF
CONTROLLING MANUALLY.

SEE PLAN VIEW OF WELL HUTS FOR
NOTES ON WELL HEAD AND PITLESS
ADAPTER

PT3

PT3

PT3

PT1

PgS

PgS

DR

DR

STa

2" BLOW-OFF TO
OUTSIDE

1 1/2" WATER LINE FROM
TM2542 FOR EMERGENCY
USE. END WITH HOSE
BIB WITH "DO NOT
DRINK" SIGN. OPERATE
MANUALLY FROM #6 IN
TIME OF NEED.

2" TO SOUTH LEG

2, 2"WATER
LINES TO
DISTRIBUTION
SYSTEM

2" TO NORTH LEG

1 1/2" PIPING WELL TO WATER BUILDING
1 1/2" PIPING GENERALLY UPSTREAM OF RESERVOIRS.
2" PIPING GENERALLY DOWNSTREAM OF RESERVOIRS.

TM2806

TM3473

12' BY 24' WATER BUILDING, 8' CEILING, BY OTHERS.
PROVIDE ELECTRICAL SERVICE FOR PUMPS, CONTROLS ,
LIGHTING, HEATING.

SV

Cl-1

grout - bentonite
or cement

Well TM 2806

Well TM3473

ALARM - MOUNT
ON EXTERIOR OF
BUILDING

CL-1

water
pump
80 g
Pressure
Tank

80 g
Pressure
Tank

CL
reser

water
pump

80 g
Pressure
Tank

80 g
Contact
Tank

80 g
Contact
Tank

80 g
Pressure
Tank

6' wide door opening; overhead door
or 3' insulated panel with 3' door

WITHIN WELL HUTS

SEE SCHEMATIC FOR LOCATION OF
VALVES, FITTINGS, METERS, ETC.

WELLS WITH SUBMERSIBLE PUMPS

SCHEMATIC OF WATER BUILDING
SCHEDULE OF MATERIALS NEW WATER BUILDING
PS - Pump Saver/PumpTec
M - 5/8" Water Meter, totalizing and rate of flow (inside Water Buuilding).
X - Shut Off valve
V - Check Valve (with anti-siphon valves on chlorine line)
Alarm - like CentriPro LAN4.
ARV - Air/Vacuum release valve, like Valmatic 100S.
CL-1 - Chlorinator Pump, like Stenner 45, 10 gpd capacity.
CT1, CT2 - 80 gal Contact Tank, like WELLMATE UT-80 (21" D, 62" T)
DP - Distribution Pump, 2 required, like GOULDS 1 HP HSC-10 shallow well pump, about 25 gpm at 50 psi w/0' lift.
DR - Drain Tap, provide for hose connection
FC - Flow Rate Controller, 8 gpm, like DOLE 934380 Model GP 1 1/4"
FS - Float Switch, like CENTRIPRO PUMPMASTER A2HSeries to control SV, 4" range, and A2N to control low water alarm.
FSw - Flow Switch to control chlorinator, like Harwil CF-112, 1" (install in a section of 1" pipe)
PgS - Pressure Switch and Pressure Guage
PT1 - (1 existing, 1 more required) 44 gal min Pressure Tanks, like Well-X-Trol WX250 (44 g, 13 g drawdown at 40-60 psi) (In each well hut).
PT2, PT3 - (4 required) 80 gal min Pressure Tanks, like Goulds (Xylem) V250 (83.59 g, 25.9 g drawdown at 30-50 psi)
RESERVOIR - 3 required, min 1000 gal tank like NORWESCO 1000 CISTERN (WHITE) with vented lid; provide 2" overflow to outdoors; end 18"
above grade with 1/8" screen.
ST1 - 30 gal chlorine polyethylene (PE) solution tanks w/cover and graduated marks. label "CHLORINE SOLUTION"
STa - Sampling Tap with smooth nose. Room for bucket underneath.
SF - Cartridge Sediment Filter, 10-50 microns. (In each well hut; also recommend prior to meters.)
SV - Solenoid Valve, (1 needed) like 1/2" minimum Asco 212 2-way plastic solenoid valve for potable water.
Submersible Well Pump - (1 existing, 1 needed) Goulds 10GS07 (0.75 hp)
Mount all pressure and contact tanks on blocks so drain taps are accessible
Provide Chlorine Residual test kit like HACH CN-66 DPD method, with color wheel, range 0-3.5 mg/l in 0.1 increments
ALL EQUIPMENT SHOULD BE LISTED WITH NATIONAL SANITATION FOUNDATION (NSF) FOR POTABLE WATER.
Generally use sch 80 PVC or CPVC pipe; low-lead brass valves ok; HOWEVER ALL PIPE AND FITTINGS WITH GREATER THAN 0.25% LEAD, AND
LEAD SOLDER AND FLUX WITH GREATER THAN 0.2% LEAD ARE PROHIBITED.
Pipe size generally 1 1/2" wells to reservoirs; 2" after reservoirs.
NO switches with MERCURY are to be used
Pressure Relief Valves are not needed. The shut-off heads for all the pumps are less than the allowable operating pressure for the water lines. The
shut-off head for the well pumps is 138 psi; the allowable operating pressure for the hdpe well lines is 160 psi. The shut-off head for the
distriibution pumps is 63 psi; the allowable operating pressure for 1 1/2" and 2" Sch 40 PVC is 200 psi and 166 psi; the allowable operating
pressure for the 2" hdpe loop line is 160 psi.

FLOOR PLAN NEW WATER BUILDING
OTHER BUILDING SIZES AND LAYOUTS MAY
BE ACCEPTABLE - CONTACT THE ENGINEER

Restore ground surface

BACKFILL under
non-paved areas
use native soil,
compact in 12" lifts,
no stones >4"

Water Line: 4' min
Sewer: as needed

BURY TRACER TAPE OR WIRE
ABOVE PLASTIC PIPE

UNDERGROUND WATER PIPING MATERIAL and INSTALLATION:

3"

PVC, HDPE and PE piping listed with NSF for potable water use are acceptable. Use minimum SDR9 or SIDR 9 hdpe with
operating presure at least 160 psi. Use minimum Schedule 40 PVC with operating pressure 160+ psi. Recommend Schedule 80
for above ground (in water building) use.
The manufacturers have technical bulletins covering burial, bending, support, pressure testing, disinfection etc. Brief summaries
follow:
Burial: - see detail
Bending: Fittings are preferred for change of direction, especially for PVC pipe but bending of 5 degrees is allowed; PE and HDPE
can be bent more tightly; 1 1/2" DR17 pipe can be bent to a radius of 40".
Support: Horizontal support in the building is required every 30". Multiple lines may be placed on a shelf.
Pressure Testing:
Test at 90 psi with water. Air testing is not recommended. Additional safety precautions may be required.
Step One: is the initial expansion and the test phase. When test pressure is applied to a water filled pipe, the pipe expands.
During the initial expansion of the pipe under test, sufficient make-up water must be added to the system at hourly intervals
for 4 hours to maintain the test pressure. After about 4 hours, initial expansion should be complete and the actual test can
start.
Step Two: drop the pressure by 10 psi If the pressure then remains within 5% of the target value for 1 hour, this
indicates there is no leakage in the system.
Disinfection: Reference AWWA C651. Flush piping with clean potable water until clear. Fill section to be disinfected with either
50 mg/l chlorine solution and let stand for 24 hours, or 200 mg/l chlorine solution and let stand for three hours. Flush system
with clean potable water until no chlorine is in system. Collect microbiological sample for analysis by a certified lab. Repeat
procedure if Total Coli or E. Coli are reported. Submit all microbiological results to the Tompkins County Health Department.
Chlorine Solution Mix: for 50 mg/l: 0.13 ounces to 1 gallon of water. For 200 mg/l: 0.5 ounce to 1 gallon of water. Use small
jet pump with small pressure tank for both pressure testing and disinfection. Place pump suction line in small tank (20-30
gallons) of clear water for pressure testing and chlorine solution mix for disinfection.

EXISTING SITE AT PLANNED WATER BUILDING SCALE 1" = 30'

Pipe diameter
(4" or less)

BEDDING - Coarse
sand or pea gravel
all around pipe

3"
3"

3"

SMALL DIAMETER PIPE TRENCH DETAIL - no scale

DISTRIBUTION/ BUILDING SERVICE/ WELL SUPPLY LINE NOTES

PROPOSED DISCONNECTION OF WELL TM2542 SCALE 1" = 20'

All lines PVC, PE or HDPE pipe listed by NSF for Potable Water, minimum 160 psi
operating pressure (hdpe SDR9 or SDIR9; PVC Sch 40 or 80).
Distribution System 2": from Water Building and around loop about 1900'; space 4
shut-off valves along the loop.
Service Lines: 31 needed, 1" minimum with shut-off valve.
Well supply lines 1 1/2": about 1600' from TM2806; 1400' from TM3473 to Water
Building; space at least 2 valves along each.
Flush and Disinfect all lines after installation. Collect samples for Total Coliform analyses
at the ends of new lines. Repeat disinfection and testing until no TC are present.

WHITE HAWK ECOVILLAGE WATER SYSTEM, Town of Danby
parcels 502200-7.1-1-32, County of Tompkins

PROPOSED SITE AT PLANNED WATER BUILDING SCALE 1" = 20'

REFERENCES FOR DRINKING WATER SYSTEM DESIGN: New York State Sanitary
Code (NYSSC) Subpart 5-1; Appendix 5-B: Standards for Water Wells; and Appendix
5-D: Special Requirements for Wells Serving Public Water Systems; and
RECOMMENDED STANDARDS FOR WATER WORKS, 2012 EDITION.
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White Hawk Ecovillage Community, Inc.
White Hawk Lane, Town of Danby, Tompkins County, New York
File No. C18-0007
November 26, 2018
Prepared by John M. Andersson, P.E.
Consulting Environmental Engineer
1 Woodland Road, Ithaca, NY 14850
J.AnderssonPE@yahoo.com
Office 607-539-7096 Cell 607-229-6100
Sub-soil conditions
Soil description (include water conditions): Specify if any land subsidence, expansive soils,
hazardous materials, and/or environmental restrictions are present on the property. If present,
describe associated risks.
o About 7 acres of the 121.476-acre property has been or is proposed to be developed for
residential use. The soil on half the property, including all the development area is
identified as Erie Channery silt loam, hydrologic soil group D, non-hydric. This soil has
good stability, moderately high bearing capacity, and is good fill material. A fragipan
(dense soil layer) at 10-21 inches may create a seasonal water table there, but that water
is controlled by proper grading, ditching, and foundation drainage.
o Other non-hydric silt loam or silt loam soils (Darien gravelly silt loam, Howard gravelly
loam, and Langford channery silt loam) cover over 30% of the total property, with
properties similar to the Erie Channery silt loam.
o The remaining (less than 20%) of the property has soils identified as Eel silt loam,
Wayland soils, and Alluvial land, all hydric, and may be subject to seasonal or occasional
flooding, and so are generally not suitable for development. These soils are associated
with the water courses running through the property. All these soils are at least 200’ (and
up to 1500’) away from the developed area, and significantly lower in elevation.
o The Tompkins County Health Department observed seven soil profile holes across the
property in 2006. These were located generally around the area to be developed. All
were 4-6.5’ deep and reported as silty loam to clayey loam the full depth. Saturated soil
was found in only one hole at 4’ deep; no water was found in any other hole. Bedrock
was not encountered. These observations confirm the soil type described above.
o No land subsidence is evident on the property.
o Based on the information presented, the soils located in and around the developed area
are suitable for the proposed construction and have no serious restrictions for
development.

-more{H3484422.1}

Professional Engineer License 51610-1 Registered in New York State
Member American Society of Civil Engineers and American Water Works Association

White Hawk Ecovillage Community, Inc.

November 26, 2018

p2/3

Flooding potential: State whether there is any danger from flooding, either due to water table in
area or overflow from other bodies of water. Note potential for mudslides or erosion and what
preventive action is appropriate.
o The soils on 80% of the 121.476-acre property are identified as having no flooding
potential. No water bodies, dams or levees are located above the developed area.
Drainage patterns are established to safely convey storm water run off around the
developed area and are routed through storm water control features to protect the streams
to which they discharge.
o The 20% of the property with soils that may flood is located adjacent to water courses
running through the property. All these soils are at least 200’ (and up to 1500’) away
from the developed area, and significantly lower in elevation and do not pose a flooding
threat to the developed area.
o The soil on the entire property is stabilized and there is no history of mudslides.
Flood zone: State whether the project is located in an area designated as a flood zone by any
local, state, or federal agency. If so, specify the flood zone designation, and whether the
property has flooded in the last ten years.
o The property is not identified as in a flood zone on the Flood Rate Zone Map prepared for
Danby, NY. It is shown as not in a flood zone on the Tompkins County GIS site.
o However, a seasonally flooded wetland is identified by Tompkins County GIS along both
sides of Buttermilk Creek that crosses the property. This wetland is 1500’ from and 60’
lower than the developed area and therefore poses no risk.
Hazardous materials/environmental restrictions: Specify if any hazardous materials, and/or
environmental restrictions are present on the property. If present, describe the associated risks,
describe the work performed and if any further monitoring required.
o There are no known hazardous materials or environmental restrictions on the property.
Searches of the NYS DEC databases for Spill Incidents and Environmental Remediation
turned up no results on this or adjacent properties. The nearest spill incident was a 2016
spill of 75 gallons of residential heating oil downslope and more than 4000’ away.
Permits and certificates
1. List of applicable permits which must be obtained and inspections which are to be done. List
type of inspection, authority inspecting and duration of approval once obtained.
a. On Site Wastewater Treatment System (OWTS) Construction Permit from the Tompkins
County Health Department (TCHD) for any sewage treatment system. Construction must
generally be completed within two years. A professional engineer is required to inspect
the construction, and the TCHD may also inspect. The existing OWTS was built in 2008
with a permit and construction inspections resulted in a Certificate of Completion darted
July 28, 2008. The Certification of Completion does not expire.
-more{H3484422.1}

Professional Engineer License 51610-1 Registered in New York State
Member American Society of Civil Engineers and American Water Works Association
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Preface
Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.
Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.
Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).
Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.
The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.
Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.
The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock. The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.
Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that
share common characteristics related to physiography, geology, climate, water
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey
areas typically consist of parts of one or more MLRA.
The soils and miscellaneous areas in a survey area occur in an orderly pattern that
is related to the geology, landforms, relief, climate, and natural vegetation of the
area. Each kind of soil and miscellaneous area is associated with a particular kind
of landform or with a segment of the landform. By observing the soils and
miscellaneous areas in the survey area and relating their position to specific
segments of the landform, a soil scientist develops a concept, or model, of how they
were formed. Thus, during mapping, this model enables the soil scientist to predict
with a considerable degree of accuracy the kind of soil or miscellaneous area at a
specific location on the landscape.
Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented
by an understanding of the soil-vegetation-landscape relationship, are sufficient to
verify predictions of the kinds of soil in an area and to determine the boundaries.
Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them
to identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units).
Taxonomic classes are concepts. Each taxonomic class has a set of soil
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character
of soil properties and the arrangement of horizons within the profile. After the soil
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scientists classified and named the soils in the survey area, they compared the
individual soils with similar soils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.
The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that
have similar use and management requirements. Each map unit is defined by a
unique combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components
of the map unit. The presence of minor components in a map unit in no way
diminishes the usefulness or accuracy of the data. The delineation of such
landforms and landform segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, onsite
investigation is needed to define and locate the soils and miscellaneous areas.
Soil scientists make many field observations in the process of producing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape,
and experience of the soil scientist. Observations are made to test and refine the
soil-landscape model and predictions and to verify the classification of the soils at
specific locations. Once the soil-landscape model is refined, a significantly smaller
number of measurements of individual soil properties are made and recorded.
These measurements may include field measurements, such as those for color,
depth to bedrock, and texture, and laboratory measurements, such as those for
content of sand, silt, clay, salt, and other components. Properties of each soil
typically vary from one point to another across the landscape.
Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.
While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists
interpret the data from these analyses and tests as well as the field-observed
characteristics and the soil properties to determine the expected behavior of the
soils under different uses. Interpretations for all of the soils are field tested through
observation of the soils in different uses and under different levels of management.
Some interpretations are modified to fit local conditions, and some new
interpretations are developed to meet local needs. Data are assembled from other
sources, such as research information, production records, and field experience of
specialists. For example, data on crop yields under defined levels of management
are assembled from farm records and from field or plot experiments on the same
kinds of soil.
Predictions about soil behavior are based not only on soil properties but also on
such variables as climate and biological activity. Soil conditions are predictable over
long periods of time, but they are not predictable from year to year. For example,
soil scientists can predict with a fairly high degree of accuracy that a given soil will
have a high water table within certain depths in most years, but they cannot predict
that a high water table will always be at a specific level in the soil on a specific date.
After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
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identified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of
soil map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP LEGEND
Area of Interest (AOI)
Area of Interest (AOI)
Soils
Soil Map Unit Polygons
Soil Map Unit Lines
Soil Map Unit Points
Special Point Features
Blowout
Borrow Pit
Clay Spot
Closed Depression
Gravel Pit
Gravelly Spot
Landfill
Lava Flow
Marsh or swamp

MAP INFORMATION
The soil surveys that comprise your AOI were mapped at
1:20,000.

Spoil Area
Stony Spot
Very Stony Spot

Warning: Soil Map may not be valid at this scale.

Wet Spot

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Other
Special Line Features
Water Features
Streams and Canals
Transportation

Please rely on the bar scale on each map sheet for map
measurements.

Rails
Interstate Highways

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

US Routes
Major Roads

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

Local Roads
Background
Aerial Photography

Mine or Quarry
Miscellaneous Water

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Perennial Water
Rock Outcrop

Soil Survey Area: Tompkins County, New York
Survey Area Data: Version 14, Sep 3, 2018

Saline Spot
Sandy Spot

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Severely Eroded Spot
Sinkhole

Date(s) aerial images were photographed:
6, 2016

Slide or Slip
Sodic Spot

Aug 29, 2012—Nov

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.
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Map Unit Legend
Map Unit Symbol

Map Unit Name

Acres in AOI

Percent of AOI

Ab

Alluvial land

1.1

0.9%

BgC

Bath and Valois soils, 5 to 15
percent slopes

0.6

0.5%

DgB

Darien gravelly silt loam, 2 to 8
percent slopes

25.3

21.3%

EbB

Erie channery silt loam, 3 to 8
percent slopes

58.8

49.5%

Em

Eel silt loam

18.0

15.2%

HdC

Howard gravelly loam, 5 to 15
percent simple slopes

1.7

1.4%

IcA

Ilion silty clay loam, 0 to 2
percent slopes

0.3

0.2%

LaB

Langford channery silt loam, 2
to 8 percent slopes

8.7

7.3%

Ws

Wayland soils complex, 0 to 3
percent slopes, frequently
flooded

4.3

3.6%

118.7

100.0%

Totals for Area of Interest

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.
A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.
Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They
generally are in small areas and could not be mapped separately because of the
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scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a
given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not
mentioned in the descriptions, especially where the pattern was so complex that it
was impractical to make enough observations to identify all the soils and
miscellaneous areas on the landscape.
The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
onsite investigation is needed to define and locate the soils and miscellaneous
areas.
An identifying symbol precedes the map unit name in the map unit descriptions.
Each description includes general facts about the unit and gives important soil
properties and qualities.
Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major
horizons that are similar in composition, thickness, and arrangement.
Soils of one series can differ in texture of the surface layer, slope, stoniness,
salinity, degree of erosion, and other characteristics that affect their use. On the
basis of such differences, a soil series is divided into soil phases. Most of the areas
shown on the detailed soil maps are phases of soil series. The name of a soil phase
commonly indicates a feature that affects use or management. For example, Alpha
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.
Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.
A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps.
The pattern and proportion of the soils or miscellaneous areas are somewhat similar
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.
An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present
or anticipated uses of the map units in the survey area, it was not considered
practical or necessary to map the soils or miscellaneous areas separately. The
pattern and relative proportion of the soils or miscellaneous areas are somewhat
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.
An undifferentiated group is made up of two or more soils or miscellaneous areas
that could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion
of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.
Some surveys include miscellaneous areas. Such areas have little or no soil
material and support little or no vegetation. Rock outcrop is an example.
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Tompkins County, New York
Ab—Alluvial land
Map Unit Setting
National map unit symbol: 9xkp
Elevation: 100 to 3,000 feet
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: Not prime farmland
Map Unit Composition
Fluvaquents and similar soils: 40 percent
Udifluvents and similar soils: 35 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Fluvaquents
Setting
Landform: Flood plains
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Dip
Down-slope shape: Concave
Across-slope shape: Concave
Parent material: Alluvium with highly variable texture
Typical profile
H1 - 0 to 5 inches: silt loam
H2 - 5 to 72 inches: gravelly silt loam
Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to very
high (0.06 to 19.98 in/hr)
Depth to water table: About 0 inches
Frequency of flooding: Frequent
Frequency of ponding: Frequent
Calcium carbonate, maximum in profile: 15 percent
Available water storage in profile: Moderate (about 6.1 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 5w
Hydrologic Soil Group: A/D
Hydric soil rating: Yes
Description of Udifluvents
Setting
Landform: Flood plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Talf
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Down-slope shape: Concave
Across-slope shape: Convex
Parent material: Alluvium with a wide range of texture
Typical profile
H1 - 0 to 4 inches: gravelly loam
H2 - 4 to 72 inches: very gravelly sand
Properties and qualities
Slope: 0 to 5 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to very
high (0.06 to 19.98 in/hr)
Depth to water table: About 24 to 72 inches
Frequency of flooding: Frequent
Frequency of ponding: None
Calcium carbonate, maximum in profile: 15 percent
Available water storage in profile: Low (about 5.9 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 5w
Hydrologic Soil Group: A
Hydric soil rating: No
Minor Components
Wayland
Percent of map unit: 5 percent
Landform: Flood plains
Hydric soil rating: Yes
Sloan
Percent of map unit: 5 percent
Landform: Flood plains
Hydric soil rating: Yes
Eel (teel)
Percent of map unit: 5 percent
Hydric soil rating: No
Genesee (hamlin)
Percent of map unit: 5 percent
Hydric soil rating: No
Fresh water marsh
Percent of map unit: 5 percent
Landform: Marshes
Hydric soil rating: Yes
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BgC—Bath and Valois soils, 5 to 15 percent slopes
Map Unit Setting
National map unit symbol: 2v32c
Elevation: 330 to 2,460 feet
Mean annual precipitation: 31 to 70 inches
Mean annual air temperature: 39 to 52 degrees F
Frost-free period: 105 to 180 days
Farmland classification: Farmland of statewide importance
Map Unit Composition
Bath and similar soils: 40 percent
Valois and similar soils: 35 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Bath
Setting
Landform: Hills, mountains
Landform position (two-dimensional): Backslope, shoulder, summit
Landform position (three-dimensional): Interfluve, side slope
Down-slope shape: Concave
Across-slope shape: Linear
Parent material: Loamy till derived mainly from gray and brown siltstone,
sandstone, and shale
Typical profile
Ap - 0 to 9 inches: channery silt loam
Bw1 - 9 to 15 inches: channery silt loam
Bw2 - 15 to 25 inches: channery loam
E - 25 to 29 inches: channery loam
Bx - 29 to 52 inches: very channery silt loam
C - 52 to 72 inches: very channery silt loam
Properties and qualities
Slope: 5 to 15 percent
Percent of area covered with surface fragments: 0.0 percent
Depth to restrictive feature: 26 to 38 inches to fragipan
Natural drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Very low to moderately
low (0.00 to 0.14 in/hr)
Depth to water table: About 24 to 36 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 15 percent
Available water storage in profile: Low (about 4.5 inches)
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Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Hydric soil rating: No
Description of Valois
Setting
Landform: Valley sides, lateral moraines, end moraines
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Crest
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy till derived mainly from sandstone, siltstone, and shale
Typical profile
H1 - 0 to 2 inches: gravelly silt loam
H2 - 2 to 32 inches: gravelly silt loam
H3 - 32 to 49 inches: gravelly silt loam
H4 - 49 to 60 inches: gravelly silt loam
Properties and qualities
Slope: 5 to 15 percent
Depth to restrictive feature: 24 to 36 inches to fragipan
Natural drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 24 to 35 inches
Frequency of flooding: None
Frequency of ponding: None
Available water storage in profile: Low (about 4.2 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: C
Hydric soil rating: No
Minor Components
Volusia
Percent of map unit: 5 percent
Landform: Mountains, hills
Landform position (two-dimensional): Footslope, summit
Landform position (three-dimensional): Base slope, interfluve, side slope
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No
Mardin
Percent of map unit: 5 percent
Landform: Hills, mountains
Landform position (two-dimensional): Summit, shoulder
Landform position (three-dimensional): Interfluve, side slope
Down-slope shape: Convex
Across-slope shape: Convex
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Hydric soil rating: No
Erie
Percent of map unit: 5 percent
Landform: Till plains, drumlinoid ridges, hills
Landform position (two-dimensional): Footslope, summit
Landform position (three-dimensional): Base slope, side slope
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No
Langford
Percent of map unit: 5 percent
Landform: Drumlinoid ridges, hills, till plains
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Crest
Down-slope shape: Convex
Across-slope shape: Convex
Hydric soil rating: No
Lordstown
Percent of map unit: 5 percent
Landform: Hills, mountains
Landform position (two-dimensional): Backslope
Landform position (three-dimensional): Mountainflank, side slope, nose slope
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: No

DgB—Darien gravelly silt loam, 2 to 8 percent slopes
Map Unit Setting
National map unit symbol: 9xld
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: Prime farmland if drained
Map Unit Composition
Darien and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Darien
Setting
Landform: Drumlinoid ridges, hills, till plains
Landform position (two-dimensional): Footslope, summit
Landform position (three-dimensional): Base slope
Down-slope shape: Concave
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Across-slope shape: Linear
Parent material: Loamy till derived predominantly from calcareous gray shale
Typical profile
H1 - 0 to 9 inches: gravelly silt loam
H2 - 9 to 13 inches: gravelly silt loam
H3 - 13 to 30 inches: gravelly silty clay loam
H4 - 30 to 60 inches: gravelly silty clay loam
Properties and qualities
Slope: 2 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Somewhat poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 6 to 15 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 5 percent
Available water storage in profile: Moderate (about 7.0 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3w
Hydrologic Soil Group: C/D
Hydric soil rating: No
Minor Components
Erie
Percent of map unit: 5 percent
Hydric soil rating: No
Rhinebeck
Percent of map unit: 5 percent
Hydric soil rating: No
Ovid
Percent of map unit: 5 percent
Hydric soil rating: No
Lyons
Percent of map unit: 5 percent
Landform: Depressions
Hydric soil rating: Yes
Ilion
Percent of map unit: 5 percent
Landform: Depressions
Hydric soil rating: Yes
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EbB—Erie channery silt loam, 3 to 8 percent slopes
Map Unit Setting
National map unit symbol: 2wn35
Elevation: 330 to 2,460 feet
Mean annual precipitation: 31 to 70 inches
Mean annual air temperature: 39 to 52 degrees F
Frost-free period: 105 to 180 days
Farmland classification: Farmland of statewide importance
Map Unit Composition
Erie and similar soils: 80 percent
Minor components: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Erie
Setting
Landform: Hills
Landform position (two-dimensional): Footslope, summit
Landform position (three-dimensional): Base slope, interfluve
Down-slope shape: Concave
Across-slope shape: Linear
Parent material: Till
Typical profile
Ap - 0 to 9 inches: channery silt loam
E - 9 to 13 inches: channery silt loam
Bg - 13 to 15 inches: channery silt loam
Bx - 15 to 38 inches: channery silt loam
C - 38 to 72 inches: channery loam
Properties and qualities
Slope: 3 to 8 percent
Depth to restrictive feature: 10 to 21 inches to fragipan
Natural drainage class: Somewhat poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low (0.01
to 0.14 in/hr)
Depth to water table: About 7 to 14 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 10 percent
Salinity, maximum in profile: Nonsaline to very slightly saline (0.0 to 2.0
mmhos/cm)
Available water storage in profile: Very low (about 2.9 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3w
Hydrologic Soil Group: D
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Hydric soil rating: No
Minor Components
Langford
Percent of map unit: 10 percent
Landform: Drumlinoid ridges, hills, till plains
Landform position (two-dimensional): Shoulder, backslope
Landform position (three-dimensional): Crest, side slope, interfluve
Down-slope shape: Convex, linear
Across-slope shape: Convex, linear
Hydric soil rating: No
Chippewa
Percent of map unit: 5 percent
Landform: Depressions
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Base slope
Down-slope shape: Concave
Across-slope shape: Concave
Hydric soil rating: Yes
Fremont
Percent of map unit: 5 percent
Landform: Hills
Landform position (two-dimensional): Footslope, summit
Landform position (three-dimensional): Base slope, interfluve
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No

Em—Eel silt loam
Map Unit Setting
National map unit symbol: 9xll
Elevation: 600 to 1,800 feet
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: All areas are prime farmland
Map Unit Composition
Eel (teel) and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Eel (teel)
Setting
Landform: Flood plains
Landform position (two-dimensional): Summit
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Landform position (three-dimensional): Talf
Down-slope shape: Concave
Across-slope shape: Convex
Parent material: Silty alluvium
Typical profile
H1 - 0 to 10 inches: silt loam
H2 - 10 to 27 inches: fine sandy loam
H3 - 27 to 60 inches: fine sandy loam
Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to
high (0.57 to 1.98 in/hr)
Depth to water table: About 18 to 24 inches
Frequency of flooding: Occasional
Frequency of ponding: None
Calcium carbonate, maximum in profile: 5 percent
Available water storage in profile: High (about 10.0 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2w
Hydrologic Soil Group: B/D
Hydric soil rating: No
Minor Components
Genesee (hamlin)
Percent of map unit: 5 percent
Hydric soil rating: No
Tioga
Percent of map unit: 5 percent
Hydric soil rating: No
Chenango
Percent of map unit: 5 percent
Hydric soil rating: No
Wayland
Percent of map unit: 5 percent
Landform: Flood plains
Hydric soil rating: Yes
Middlebury
Percent of map unit: 5 percent
Hydric soil rating: No
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HdC—Howard gravelly loam, 5 to 15 percent simple slopes
Map Unit Setting
National map unit symbol: 9xlv
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: Farmland of statewide importance
Map Unit Composition
Howard and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Howard
Setting
Landform: Valley trains, terraces
Landform position (two-dimensional): Shoulder
Landform position (three-dimensional): Tread
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Gravelly loamy glaciofluvial deposits over sandy and gravelly
glaciofluvial deposits, containing significant amounts of limestone
Typical profile
H1 - 0 to 9 inches: gravelly loam
H2 - 9 to 25 inches: loam
H3 - 25 to 47 inches: gravelly silt loam
H4 - 47 to 60 inches: Error
Properties and qualities
Slope: 5 to 15 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to
high (0.57 to 5.95 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 5 percent
Available water storage in profile: Low (about 4.8 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: A
Hydric soil rating: No
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Minor Components
Phelps
Percent of map unit: 5 percent
Hydric soil rating: No
Lansing
Percent of map unit: 5 percent
Hydric soil rating: No
Fredon
Percent of map unit: 5 percent
Hydric soil rating: No
Genesee (hamlin)
Percent of map unit: 5 percent
Hydric soil rating: No
Valois
Percent of map unit: 5 percent
Hydric soil rating: No

IcA—Ilion silty clay loam, 0 to 2 percent slopes
Map Unit Setting
National map unit symbol: 9xmh
Elevation: 600 to 1,800 feet
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: Farmland of statewide importance
Map Unit Composition
Ilion and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Ilion
Setting
Landform: Depressions
Landform position (two-dimensional): Toeslope
Landform position (three-dimensional): Base slope
Down-slope shape: Concave
Across-slope shape: Concave
Parent material: Loamy till derived from calcareous dark shale
Typical profile
H1 - 0 to 10 inches: silty clay loam
H2 - 10 to 26 inches: silty clay loam
H3 - 26 to 60 inches: silt loam
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Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 0 inches
Frequency of flooding: None
Frequency of ponding: Frequent
Calcium carbonate, maximum in profile: 10 percent
Available water storage in profile: Moderate (about 7.9 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: C/D
Hydric soil rating: Yes
Minor Components
Lyons
Percent of map unit: 5 percent
Landform: Depressions
Hydric soil rating: Yes
Alden
Percent of map unit: 5 percent
Landform: Depressions
Hydric soil rating: Yes
Ovid
Percent of map unit: 5 percent
Hydric soil rating: No
Darien
Percent of map unit: 5 percent
Hydric soil rating: No
Erie
Percent of map unit: 5 percent
Hydric soil rating: No

LaB—Langford channery silt loam, 2 to 8 percent slopes
Map Unit Setting
National map unit symbol: 9xmm
Mean annual precipitation: 32 to 42 inches
Mean annual air temperature: 45 to 48 degrees F
Frost-free period: 120 to 160 days
Farmland classification: Farmland of statewide importance
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Map Unit Composition
Langford and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Langford
Setting
Landform: Drumlinoid ridges, hills, till plains
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Crest
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy till derived from siltstone, sandstone, shale, and some
limestone
Typical profile
H1 - 0 to 7 inches: channery silt loam
H2 - 7 to 22 inches: channery silt loam
H3 - 22 to 52 inches: channery silt loam
H4 - 52 to 60 inches: channery silt loam
Properties and qualities
Slope: 2 to 8 percent
Depth to restrictive feature: 15 to 28 inches to fragipan
Natural drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 15 to 24 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 5 percent
Available water storage in profile: Very low (about 2.6 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2w
Hydrologic Soil Group: D
Hydric soil rating: No
Minor Components
Erie
Percent of map unit: 5 percent
Hydric soil rating: No
Volusia
Percent of map unit: 5 percent
Hydric soil rating: No
Mardin
Percent of map unit: 5 percent
Hydric soil rating: No
Kendaia
Percent of map unit: 5 percent
Hydric soil rating: No
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Valois
Percent of map unit: 5 percent
Hydric soil rating: No

Ws—Wayland soils complex, 0 to 3 percent slopes, frequently flooded
Map Unit Setting
National map unit symbol: 2srgv
Elevation: 160 to 1,970 feet
Mean annual precipitation: 31 to 68 inches
Mean annual air temperature: 43 to 52 degrees F
Frost-free period: 105 to 180 days
Farmland classification: Not prime farmland
Map Unit Composition
Wayland and similar soils: 60 percent
Wayland, very poorly drained, and similar soils: 30 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
Description of Wayland
Setting
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Silty and clayey alluvium derived from interbedded sedimentary
rock
Typical profile
A - 0 to 6 inches: silt loam
Bg1 - 6 to 12 inches: silt loam
Bg2 - 12 to 18 inches: silt loam
C1 - 18 to 46 inches: silt loam
C2 - 46 to 72 inches: silty clay loam
Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to high
(0.14 to 14.17 in/hr)
Depth to water table: About 0 to 6 inches
Frequency of flooding: Frequent
Frequency of ponding: None
Calcium carbonate, maximum in profile: 15 percent
Salinity, maximum in profile: Nonsaline (0.0 to 1.9 mmhos/cm)
Available water storage in profile: Very high (about 12.6 inches)
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Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 5w
Hydrologic Soil Group: B/D
Hydric soil rating: Yes
Description of Wayland, Very Poorly Drained
Setting
Landform: Flood plains
Landform position (three-dimensional): Tread
Down-slope shape: Concave
Across-slope shape: Concave
Parent material: Silty and clayey alluvium derived from interbedded sedimentary
rock
Typical profile
A - 0 to 6 inches: mucky silt loam
Bg1 - 6 to 12 inches: silt loam
Bg2 - 12 to 18 inches: silt loam
C1 - 18 to 46 inches: silt loam
C2 - 46 to 72 inches: silty clay loam
Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Very poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to high
(0.14 to 14.17 in/hr)
Depth to water table: About 0 inches
Frequency of flooding: Frequent
Frequency of ponding: Frequent
Calcium carbonate, maximum in profile: 15 percent
Salinity, maximum in profile: Nonsaline (0.0 to 1.9 mmhos/cm)
Available water storage in profile: Very high (about 12.8 inches)
Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 5w
Hydrologic Soil Group: B/D
Hydric soil rating: Yes
Minor Components
Wakeville
Percent of map unit: 10 percent
Landform: Flood plains
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Talf
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No
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Screen Shot of Tompkins County GIS Flood Zone inquiry

Watershed Network Mapped Wetland, on both sides of Buttermilk Creek.
Seasonally flooded. Located 1500’ from and 60’ below the developed White Hawk area.

{H3483368.2}

Results of Spills Incidents Database Search for Danby Road, Town of Danby

Spill Report closest to White Hawk: (nearby addresses are 1600-1700s Danby Road)

Results of Environmental Remediation Database Search for Danby Road, Town of Danby
(no records were found)
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Page 1 of 2
Customer

trepartment af
Envirunr*e*tal

Number
lnvoice

72452

9990000348154

Can=enratien

Environmental Conservation Law (ECL) Article 72 and
6NYCRR Part 481 of this Department provide that all
persons who require a permit, certificate, or approval
pursuant to a State environmental regulatory program, or

Checks should be made payable to:

who are subject to regulation under a State environmental
regulatory program, are required to submit an annualfee
to this Depaftment.

paymeht.

Remittance must be received by the payment due date
shown on the invoice to avoid interest and penalty charges.
Interest rates are set by the Commissioner of Taxation and
Finance, and assessed pursuant to Article 72 of the
Environmental Conservation Law. Penalties are assessed
based on the amount of the payment deficiency at a rate of
five percent of that deficiency per month, not to exceed
twenty-five percent. NOTE: The penalty rate for the
Operating Permit Program may differ and is shown on your
invoice, if applicable.

-

DISPUTES: Please take notice that pursuant to 6 NYCRR
481.9(c) challenges to a Regulatory Program Fee may be
rejected under the following circumstances; (1) failure to
make a request for a recalculation of the fee within 30
[Lisinsss days of the date of the Department's original
invoice; or (2) failure to make payment in full of the
undisputed amount of the annual program fee; or (3)
failure to give a specific reason for challenging the fee. A
new fee recalculation request must be submitted for each
year's assessment, regardless of the status of the
previous years recalculation request.
IF A DETERMINATION IS MADE IN FAVOR OF THE

DEPARTMENT, DISPUTED AMOUNTS NOT PREPAID AT
TIIE TIME OF DISPUTE ARESUBJECT T.O INTEREST
AND PENALTY CHARGES. RETROACTIVE FROM THE
DUE DATE.
lf you have any questions regarding this bill, you may call
the Regulatory Fee Determination Unit's INFORMATION
LINE (518) 402-9343 between 9:00am-'12:00pm and
1 :30pm-4:00pm Monday through Friday.

Dispute Forms, Change of Address Forms and Permit
Transfer Forms can all be requested at any Regional DEC
Office or you may download them directly at
http ://www. dec. ny. gov/abouV45325. htm I

To:
SEVEN CIRCLES LLC
31 BRUCE HILL RD
,I4883
SPENCER, NY

NYS Department of Environmental Conservation.
Please include a copy of this invoice along with your

Remit To:
NYS DEPARTMENT OF ENVIRONMENTAL
CONSERVATION
CHURCH STREET STATION
PO BOX 3782
NEW YORK. NY 1OOO8-3782
'

SubTotal($)
lnterest ($)

1

10.00

Penalties ($)

0.00
0.00

Payments ($)
Credits ($)

0.00
0.00

Outstanding balance as of
28-Sep-2017 in USD

1

10.00

Page 2 ot 2

Number

Customer

lnvoice

72452
9990000348154

Please include a copy of this
page with all payments.

Customer Number
72452

Transaction

Legally Responsible Party (LRP):

99900003481 54

SEVEN CIRCLES LLC

Billing Date
28-Seo-2017

31 BRUCE HILL RD
SPENCER, NY 14883

SPDES lD Number
7-5022-00051/00003

Facility Name & Address:
WHITE HAWK ECOVILLAGE
STTITE-968- - \Ir SIDE - BETWMTILEFIF{D-WEGUNDEHMANTRD
DANBY, NY

TermC
30 NET

oue Dite ,Customer Contact
2B.Oct-2017 SEVEN CIRCLES LLC

Contact P-hone

o.-eCe-i,iption,,',"'',, ":,:';',.;

.Birllin--g',Y6et:-

SPDES General Permit Fees

2017

Special lnstructions
All payments must be in U.S. dollars only.

.

:

SubTotal ($)
Interest ($)
Penalties ($)

I

:leeq
't

10.00

1

as of 28-Sep-2O17 in
USD

10.00
0.00
0.00
0.00
0.00

Payments ($)
Credits ($)

Outstanding balance

:

1

10.00
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Warranty Deed w/Lien Covenant

ThlS IHddltUrCj m a d e t h e I ] ^ d a y o f _ o

,2 0 1 8 ,

Between
RED TAIL, LLC, a New York limited liability company, with a mailing address of
12 White Hawk Lane, Ithaca, New York 14850

party of the first part, and
WHITE HAWK ECOVILLAGECOMMUNITY, INC. a New York corporation
with a mailing address of 12 White Hawk Lane, Ithaca, New York 14850
party of the second part.

Witnesseth, that the party of the first part, in consideration of One and 00/100 Dollars
($1.00) lawful money of the United States, and other good and valuable consideration paid by the
party of the second part, does hereby grant and release unto the party of the second part, their
heirs, successors and assigns forever.

SEE SCHEDULE "A" ATTACHED
Together with the appurtenances, and all the estate and rights of the party of the first part
in and to said premises.
TO HAVE AND TO HOLD the premises herein granted unto the party of the second part,
their heirs, successors and assigns forever.
And the party of the first part does covenant as follows:
FIRST, that the party of the second part shall quietly enjoy the said premises.
SECOND, that said party of the first part will forever WARRANT the title to said
premises.
THIRD, That, in compliance with Section 13 of the Lien Law, the party of the first part
will receive consideration for this conveyance and will hold the right to receive such
consideration as a trust fund to be applied first for the purpose of paying the cost of the
improvement and will apply the same first to the payment of the cost of the improvement
before using any part of the total of the same for any other purpose.
IN WITNESS WHEREOF, the party of the first part has hereunto set its hand and seal
the day and year first above written.
In Presence Of
RED TAIL, LLC

By:
Xelita K. Early, President

By:
Steven E. Woinoski, Vice President

{H3310235.1}

08/31

201809911

State of New York
County of Tompkins

/2018 12:23:10 PM

} ss.:

On the /ft"* day of April in the year 2018, before me, the undersigned, personally
appeared Aelita K. Early and Steven E. Woinoski, personally known to me or proved to me on
the basis of satisfactory evidence to be the individuals whose names are subscribed to the
within instrument and acknowledged to me that she/he executed the same in her/his capacity,
and that by her/his signature on the instrument, the individuals, or the person upon behalf of
which the individuals acted, executed the instrument.

Notary Public

JEMWE POLIAK
Notarv PubVic, State ol New Vof^

No.
QuaV\V\e<A \n Toiv\pv. ' M » County
Commission Exp'tret
'Ib, 20

{H3310235.1}
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SCHEDULE A

ALL THAT TRACT OR PARCEL OF LAND situate in the Town of Danby, County
of Tompkins and State of New York, bounded and described as follows:
BEGINNING at a point marked by an iron pin in the west line of Danby Road (New
York State Route 96B), which point is located North 79 degrees 41 minutes 43 seconds West a
distance of 35.20 feet from a point in the centerline of Danby Road, which centerline point is
located northerly along the centerline of Danby Road a distance of 1,345.5 feet, more or less,
from the intersection of the centerline of Danby Road with the (extended) centerline of
Gunderman Road;
THENCE running NORTH 79 degrees 41 minutes 43 seconds WEST a distance of
190.00 feet to a point marked by an iron pin;
THENCE running SOUTH 08 degrees 00 minutes 04 seconds EAST a distance of 300.01
feet to a point marked by an iron pipe;
THENCE running NORTH 79 degrees 30 minutes 11 seconds WEST a distance of
3,966.70 feet to a point marked by an iron pin;
THENCE running NORTH 10 degrees 32 minutes 27 seconds EAST a distance of 673.95
feet to a point marked by an iron pin;
THENCE running NORTH 09 degrees 21 minutes 43 seconds EAST a distance of 221.33
feet to a point;
THENCE running SOUTH 79 degrees 46 minutes 40 seconds EAST, and passing
through an axle at 7.3 feet, a total distance of 534.48 feet to a point marked by an iron pin;
THENCE running NORTH 03 degrees 47 minutes 22 seconds EAST a distance of 393.73
feet to a point marked by an iron pipe;
THENCE running NORTH 76 degrees 17 minutes 44 seconds EAST, and passing
through an iron pin at 259.47 feet, a total distance of 415.28 feet to a point marked by an iron pin;
THENCE running SOUTH 80 degrees 18 minutes 45 seconds EAST, and passing
through an iron pipe at 61.00 feet, and an iron pin at 1,007.54 feet, a total distance of 2,147.33
feet to a point marked by an iron pin;
THENCE running NORTH 88 degrees 27 minutes 43 seconds EAST a distance of 617.80
feet to a point marked by an iron pin in the west line of Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 329.87 feet to a point;
THENCE running NORTH 81 degrees 28 minutes 36 seconds WEST, and passing
through the remains of a concrete monument at 10.0 feet, a total distance of 242.71 feet to a point
located 0.4 feet northerly of an old fence post;
THENCE running NORTH 78 degrees 01 minutes 34 seconds WEST a distance of
186.00 feet to a point marked by an iron pin;
THENCE running SOUTH 09 degrees 31 minutes 12 seconds EAST a distance of 413.18
feet to a point marked by an iron pin;
THENCE running SOUTH 79 degrees 15 minutes 34 seconds EAST, and passing
through an iron pin at 417.68 feet, a total distance of 418.98 feet to a point in the west line of
Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 316.55 feet to a point marked by an iron pin;

201809911

08/31/2018 12:23:10 PM

SCHEDULE A (continued)

THENCE running SOUTH 84 degrees 55 minutes 14 seconds WEST a distance of
134.79 feet to a point marked by an iron pin;
THENCE running SOUTH 03 degrees 34 minutes 48 seconds EAST, and passing
through an iron pin at 5.00 feet, a total distance of 165.00 feet to a point marked by an iron pin;
THENCE running NORTH 84 degrees 55 minutes 14 seconds EAST a distance of 147.61
feet to a point marked by an iron pin in the west line Danby Road;
THENCE running SOUTH 08 degrees 01 minutes 51 seconds EAST along the west line
of Danby Road a distance of 184.32 feet to the point or place of beginning.
SUBJECT TO the following Ground Leases affecting certain Lots shown on the survey
maps referenced hereinbelow and as originally and/or subsequently recorded in the Tompkins
County Clerk's Office as follows:
Lot 6 (Instrument No. 530966001);
Lot 5 (Instrument No. 530968001);
Lot 7 (Instrument No. 533902003 and Instrument No. 201400863);
Lot 8 (Instrument No. 572007001);
Lot 11 (Instrument No. 584306006);
Lot 9 (Instrument No. 201400612);
Lot 2 (Instrument No. 201407907);
Lot 14 (Instrument No. 201508548);
Lot 13 (Instrument No. 201510485);
Lot 12 (Instrument No. 201609469;
Lot 10 (Instrument No. 201706270).
SUBJECT TO easements for gas pipelines as shown on the survey map referenced
hereinbelow. [As a reference for possible affecting easements recorded in the Tompkins County
Clerk's Office see Liber 259 of Deeds at page 169 and Liber 259 of Deeds at page 334.]
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated March 15, 1949 and recorded May 17, 1949 in the Tompkins County Clerk's
Office in Liber 320 of Deeds at page 445.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated March 9, 1949 and recorded May 17, 1949 in the Tompkins County Clerk's
Office in Liber 320 of Deeds at page 446, but only insofar as it may affect the abovedescribed
premises.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated September 3, 1969 and recorded October 17, 1969 in the Tompkins County
Clerk's Office in Liber 484 of Deeds at page 360.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated September 4, 1969 and recorded October 17, 1969 in the Tompkins County
Clerk's Office in Liber 484 of Deeds at page 364.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation by
instrument dated November 6, 2007 and recorded January 28, 2008 in the Tompkins County
Clerk's Office as Instrument No. 520943019.
SUBJECT TO an easement granted to New York State Electric & Gas Corporation and
Verizon New York, Inc., formerly known as New York Telephone Company, by instrument
dated November 6, 2007 and recorded January 28, 2008 in the Tompkins County Clerk's Office
as Instrument No. 520943021.

201809911
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SCHEDULE A (continued)

SUBJECT TO the terms set forth in the "'White Hawk Ecovillage Membership
Guidelines and Agreements" referenced in the "Declaration of Covenants and Restrictions of
White Hawk Ecovillage" dated August 11, 2008 and recorded the same day in the Tompkins
County Clerk's Office as Instrument No. 530271001, and recorded January 9, 2014 in the
Tompkins County Clerk's Office as Instrument No. 201400270.
SUBJECT TO an easement granted by Seven Circles, LLC to the Town of Danby by
instrument dated September 10, 2010 and recorded January 19, 2011 in the Tompkins County
Clerk's Office as Instrument No. 570312001, which easement allows for access in order to
install and maintain a monitoring well on the abovedescribed premises; as modified by
Agreement dated April 23, 2013 and recorded February 27, 2014 in the Tompkins County
Clerk's Office as Instrument No. 201402169.
SUBJECT TO the rights of others entitled to the use thereof of the gravel lane or
roadway known as White Hawk Lane and the Common Areas as shown on the survey maps
referenced hereinbelow.
SUBJECT TO the minor encroachment of the building on the aforesaid Lot 2 onto Lot 1
as shown on the survey map referenced hereinbelow.
SUBJECT TO the terms of a certain Encroachment Agreement executed by and between
Seven Circles, LLC and Timothy D. Pettaway dated December 5, 2017 and recorded in the
Tompkins County Clerk's Office concurrently herewith.
ASSUMING the indebtedness of that certain mortgage dated August 29, 2018 and
recorded on August 30, 2018 in the Tompkins County Clerk's Office as Instrument No. 2018
09878.
REFERENCE is also hereby made to a survey map incorporated herein entitled "Survey
Map Showing Lands of Seven Circles, LLC, Town of Danby, Tompkins County, New York"
prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers and Surveyors,
Ithaca, New York, dated May 11, 2016, a copy of which is filed December 6, 2017 in the
Tompkins County Clerk's Office as Instrument No. 201713928.
REFERENCE is hereby made to a survey map incorporated herein entitled "Survey Map
Showing Portion of Lands of Seven Circles, LLC, Town of Danby, Tompkins County, New
York" prepared by Lee Dresser, L.L.S. No. 050096, of T.G. Miller P.C., Engineers and
Surveyors, Ithaca, New York, dated May 11, 2016, a copy of which is filed December 6, 2017 in
the Tompkins County Clerk's Office as Instrument No. 201713927.
BEING THE SAME PREMISES conveyed to Red Tail, LLC, the party of the first part
herein, by deed dated April 17, 2018 and filed in the Tompkins County Clerk's Office on August
6, 2018 as Instrument No. 201808789.

B-10
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fP

Aurora R. Valenti
TOMPKINS COUNTY CLERK

Jh

Instrument Number
*530271001*

320 North Tioga Street
Ithaca, NY 14850
(607) 2745431
Fax: (607) 2745445

»   * *

No. of Pages.

2

Delivered By:

Receipt No.

530271

Return To:
JEFF COLEMAN
107 S ALBANY ST
ITHACA, NY 14850

DATE:

08/11/2008

Time:

03:12 PM

Document Type:

MISC RECORDS

Parties To Transaction:

JEFF COLEMAN

WHITE HAWK ECOVILLAGE

Mortgage Information

Deed Information
Consideration:

Mortgage Amount

Transfer Tax:

Basic Mtge. Tax:

RETT No

Special Mtge. Tax.

County Transfer Tax:

Additional Mtge. Tax:

State of New York
Tompkins County Clerk

Mortgage Serial No.:

This sheet constitutes the Clerk endorsement required by Section 316A(5) & Section 319 of the Real
Property Law of the State of New York. DO NOT DETACH

Tompkins Courity Clerk
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REFERENCE MAPS:
1.) "SURVEY MAP LANDS OF FRANCES KAY Sc FRANCIS R. HATCH LOCATED AT No. 88 GUN DERMAN
ROAD..." DATED SEPTEMBER 11. 2002 BY T.G. MILLER P.C.
2.) "RESURVEY FOR KATHI MAE MONROE..." DATED DECEMBER 19, 1991 BY GEORGE SCHLECHT.
J.) "MAP OF ELIZABETH M. MILLER PROPERTY ON VAN ETTEN ROAD..." DATED JUNE 29
CRANDALL.

CURVE TABLE
CURVE
CI
C2
C3
C4
C5
C6
C7
C8
C9
C10
C11
C12
C13
C14
C15

CHORD BEARING
N 27'16'22" E
5 65"58'26" W
S 38°10'55" W
N 38'10'55" E
N 49'05'27" E
S 49"05'27" W

s eovo'oo" w
N
N
S
S
N
S
N
N
S
S
N
N
S
S
N
N
S
S
N
N
S
N
S
N
S

C16
CI 7

C18
C19
C20
C21
022

C23
C24

C25
C26
027

028
C29
C30
C31
C32

60'00'00"
70*54'33"
70°54'33"
8V49'05"

8r49'05"
8T16'22"
87'16'22"
76'21'49"
76°21'49"
65*27'16"
65'27'16"
54'32'44"
54'32'44"
43*38'11"
43'38' 11"
32'43'38"
32'43'38"
21*49'05"
21'49'05"
14'52'45"
08°28'4 7"
08'28'47"
01'53'24"
01'53 '24"
12° 15'35"

E
E
W
W
E
E
W
W
E
E
W
IV
E
E
W

W
E

E
W
14/
E
W
W
E
14/

CHORD LENGTH RADIUS
50.00'
263.00'
50.91'
96.16'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
50.00'
263.00'
36.69'
193.00'
53.80'
283.00'
40.49'
213.00'
50.00'
263.00'
36.69'
193.00'
10.00'
193.00'
37.35'
218.00'
49.35'
288.00'
50.00
263.00'
36.69'
193.00'
37.35'
218.00'

ARC LENGTH
50.08'
51.52'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
50.08'
36.75'
53.88'
40.56'
50.08'
36.75'

CURVE
C33
C34
C35
C36
C37
C38
C39
C40

10.00'

C59
C60
C61
C62
C63

37.40'
49.41'
50.08'
36.75'
37.40'

Approved, Town of Danby
Paul Hanson, Zomng/Code/Fire Enforcement

signed

DATE:.

C41

C42
C43
C44
C45
C46
C47
C48
C49
C50
C51

C52
C53
C54
C55
C56
C57

C58

CHORD BEARING
N 12'15 '35 " E
S 22'37'47" W
N 22'37'47" E
N 33'05'55" E
S 33*05 '55" IV
N 43'20'18" E
S 43'20'18" W
N 53'47'24" E
S53'47'24" W
N 64' 14 '29 " E
S 64'14'29" W
N 74'41'35" E
S 74'41 '35" W
N 85'08'41" E
S 85'08'41" W
S 84'24'14" E
N 84'24'14" W
N 73'57'08" W
S 73'57'08" E
N 63'30 '03" W
S 63'30'03" E
N 53'02'5 7" W
S 53*02 '57" E
N 42'35'52" W
S 42'35'52" E
N 32'27'26" 1/1/
S 32'27'26" E
N 22'18'59" W
S 22'18'59" E
N 12'10 '33 " W
S 12'10'33" E

CHORD LENGTH RADIUS
49.35'
288.00'
50.00'
263.00'
36.69'
193.00'
37.23'
213.00'
49.47'
283.00'
36.98'
203.00'
49.73'
273.00
49.73'
273.00
36.98'
203.00'
36.98'
203.00'
49.73'
273.00'
49.73'
273.00'
36.98'
203.00'
36.98'
203.00'
49.73'
273.00'
49.73'
273.00'
36.98'
203.00'
49.73'
273.00'
36.98'
203.00'
36.98'
203.00'
49.73'
273.00'
49.73'
273.00'
36.98'
203.00'
36.98'
203.00'
49.73'
273.00'
49.35'
288.00'
37.35'
218.00'
36.98'
203.00'
49.73'
273.00'
49.35'
288.00'
37.35'
218.00'

ARC LENGTH
49.41'
50.08'
36.75'
37.28'
49.53'
37.03'
49.80'
49.80'
37.03'
37.03'
49.80'
49.80'
37.03'
37.03'
49.80'
49.80'
37.03'
49.80'
37.03'
37.03'
49.80'
49.80'
37.03'
37.03'
49.80
49.41'
37.40'
37.03'
49.80'
49.41'
37.40'

G &
TEL (607)2726477

CARi

4.) "SURVEY MAP No. 91 WEST MILLER ROAD..." DATED NOVEMBER 8, 2001 AND REVISED AUGUST 21
2007 BY T.G. MILLER P.C.
5.) "SURVEY MAP OF 1644 DANBY ROAD..." DATED MAY 26, 1998 BY KENNETH A. BAKER.
6.) "SURVEY MAP No. 1656 DANBY ROAD..." DATED JANUARY 7, 1992 BY CLARENCE BRASHEAR.
7.) "SURVEY MAP OF 1680 DANBY ROAD..." DATED MARCH 28, 2006 AND REVISED NOVEMBER 11
2006 BY KENNETH A. BAKER.
8.) "SURVEY MAP No. 1728 DANBY ROAD..." DATED SEPTEMBER 20, 1993 BY T.G. MILLER P.C.
9.)"SURVEY MAP SHOWING LANDS OF HENRY PETERSON...." DATED 8/22/2007 BY T.G. MILLER P.C
10./'SURVEY MAP SHOWING PROPOSED LOT LAYOUT FOR WHITE HAWK EC0VILLAGE..." DATED
11/5/2007 BY T.G. MILLER P.C.

NOTES :
1.) PROPOSED RESIDENTIAL STRUCTURES TO BE CONSTRUCTED ON LOTS 2 THROUGH
31 ARE TO MAINTAIN A MINIMUM SEPARATION OF 20 FEET FROM ANY ADJACENT
RESIDENTIAL STRUCTURE.
2.)EXISTING UTILITIES SHOWN HEREON WERE LOCATED ON 5/2/2014. THERE MAY BE
OTHER UNDERGROUND UTILITIES AND/OR STRUCTURES, THE LOCATION AND EXISTENCE
OF WHICH IS NOT PRESENTLY KNOWN. VERIFY ALL UTILITIES PRIOR TO DESIGN OR
CONSTRUCTION.
3.)THIS SURVEY MAP PREPARED WITHOUT BENEFIT OF AN ABSTRACT OF TITLE
PROVIDED, SUBJECT TO ANY STATE OF FACT THAT AN UPDATED ABSTRACT OF TITLE
MAY SHOW.
mms

4.)L0T IMPROVEMENTS NOT SHOWN AT THIS TIME.
5.)NCLUDE RIGHTS IN COMMON WITH OTHER WHITE HAWK EC0VILLAGE TO THE USE OF
ALL COMMON AREAS AND IMPROVEMENTS OF THE WHITE HAWK EC0VILLAGE AS SET
FORTH IN THE "DECLARATION OF COVENANTS AND RESTRICTIONS OF WHITE HAWK
EC0V/LLAGE" WHICH DECLARATION WAS FILED AS INSTRUMENT NO. 530271001

SSS'SKH
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SEW. or THE LICENSED LAND SURVEYOR
WHOSE StGNATURE APPO^HEmSl

REVISED

TITLE:

SURVEY MAP

* £.£ Df? £ T 0 * .

SHOWING PORTION OF LANDS OF

SEVEN CIRCLES, LLC

T. G. MILLER P.C.
ENGINEERS AND SURVEYORS
203 NORTH AURORA STREET
ITHACA, NEW YORK 14850

1953 BY

if

TOWN OF DANBY, TOMPKINS COUNTY. NEW YORK

«.

V

Of
A

Q

.<£>'

''"^,<*0

DATE:

3/05/2015

t.?

*" <_0

SCALE:

SI 5098

r=4Q'

" i l l ' J l !*>"'

\A<i

 5l{p}$l 'CtOS

DECLARATION OF COVENANTS AND RESTRICTIONS
OF WHITE HAWK ECOVILLAGE

fn.
This DECLARATION OF COVENANTS AND RESTRICTIONS is made the // day
of August, 2008, by Seven Circles, LLC, a New York limited liability company, with principal
place of business at 31 Bruce Hill Road, Spencer, New York 14883.
WHEREAS, the aforesaid Seven Circles, LLC, is the owner of real property (the
"Property") located in the Town of Danby, Tompkins County, New York, being premises more
particularly described in the deed from Henry Peterson to Seven Circles, LLC dated August 13,
2007, recorded August 14, 2007 in the Tompkins County Clerk's Office as Instrument Number
513341001, as corrected by Deed of Correction dated October 10, 2007, recorded October 11,
2007 in the Tompkins County Clerk's Office as Instrument Number 516181003, and
WHEREAS, Seven Circles, LLC is the developer of White Hawk Ecovillage, which
development is shown on the survey map entitled "SURVEY MAP SHOWING PROPOSED
LOT LAYOUT FOR WHITE HAWK ECOVlLLAGE, TOWN OF DANBY, TOMPKINS
COUNTY, NEW YORK," by T.G. Miller, P.C., Engineers & Surveyors, Darrin A. Brock, LLS,
dated November 5, 2007 (the "Survey"), which Survey was approved in conformance with Town
of Danby Zoning and Subdivision Regulations July 9, 2008, and which Survey is intended to be
filed in the Tompkins County Clerk's Office concurrently herewith; and
WHERAS, Seven Circles, LLC intends to enter into ground lease agreements for lots and
building sites within White Hawk Ecovillage, as shown on the Survey referred to above, subject
to certain restrictions, conditions, limitations, reservations, covenants, rules, regulations and
guidelines which restrictions, etc., are intended as protective restrictions in order to insure the
most beneficial development of said area and to prevent any such use thereof as might diminish
the valuable or pleasurable enjoyment thereof, and to create a blending of homes and uses in
harmony with one another and the surrounding area.
NOW, THEREFORE, Seven Circles declares that such tract and the lots and other
improvements to be developed therein are held and shall be leased, and, if applicable, conveyed,
subject to the restrictions, conditions, limitations, reservations, covenants, rules, regulations and
guidelines set forth in the attached "White Hawk Ecovillage Membership Guidelines and
Agreements," and that Seven Circles, LLC hereby covenants and agrees that Seven Circles LLC,
its successors and assigns, shall be bound and restricted as Lessor of "White Hawk" building
lots, and that all leases shall bind and restrict the) Lessee of "White Hawk" building lots to the
attached concerning the "White Hawk Ecovillage" development in Danby, New York.

IN WITNESS WHEREOF, this Declaration of Covenants and Restrictions has been
executed by Seven Circles, LLC, by its duly authorized officer, on the day and year first above
written.
SEVEN CIRCLES, LLC

By:.
Henry Peterson,
President of Seven Circles LLC

STATE OF NEW YORK )
COUNTY OF TOMPKINS)

ss"

02

On the//
day of August, in the year 2008, before me, the undersigned, a Notary Public in
and for said State, personally appeared HENRY PETERSON, personally known to me or proved
to me on the basis of satisfactory evidence to be the individual whose name is subscribed to the
within instrument and acknowledged to me that hp executed the same in his capacity and that by
his signature on the instrument, the individual, or the person upon behalf of which the individual
acted, executed the instrument.

rrLua.

otafy Public

'(SSJm

ANDREA WWEtKO tSuYv&^inS .
NOTARY PUBLIC, State ot New Vbrk
No. 01PA60S''?37
Certified in Cortian^ Courty .
Cbmmission Expires June 30,20 J_L_
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NEW YORK STATE DEPARTMENT OF LAW
MODEL FORM OF ESCROW AGREEMENT

AGREEMENT made this _____ day of _______________, 20___, by and among
___________ ("PURCHASER"), [___________________, INC.] (“SPONSOR”), as sponsor of
the ____________, Inc. offering plan (“Plan”) and HANCOCK ESTABROOK, LLP
(“ESCROW AGENT”).
WHEREAS, SPONSOR has filed the Offering Plan with the Attorney General to offer
for sale cooperative shares at the premises located at White Hawk Lane, Danby, New York,
subject to the terms and conditions set forth in the Plan; and
WHEREAS, ESCROW AGENT is authorized to act as an escrow agent hereunder in
accordance with New York General Business Law (“GBL”) Sections 352-e(2-b), 352-h and the
New York Department of Law’s regulations promulgated thereunder; and
WHEREAS, SPONSOR and PURCHASER desire that ESCROW AGENT act as escrow
agent for deposits, down payments, and advances (referred to herein as “Deposit”) pursuant to
the terms of this Agreement.
NOW, THEREFORE, in consideration of the covenants and conditions contained herein
and other good and valuable consideration, the parties hereby agree as follows:
1.

ESTABLISHMENT OF THE ESCROW ACCOUNT.

1.1.
ESCROW AGENT has established an escrow account for the purpose of holding
the Deposit made by PURCHASER pursuant to that certain purchase agreement for the purchase
and sale of shares [__] (the “Contract of Sale”) at M&T Bank located at 101 South Salina Street,
Syracuse, in the State of New York ("Bank"), a bank authorized to do business in the State of
New York. The escrow account is entitled White Hawk Ecovillage Escrow Account ("Escrow
Account"). [The account number is _____________________.]
1.2
ESCROW AGENT has designated the following attorneys to serve as signatories:
Carrie J. Pollak, Esq, Daniel K. Mannion, Esq, Janet Callahan, Esq., Catherine A. Diviney, Esq.,
Joseph Mancuso, Esq., Cora Alsanta, Esq., and Timothy Murphy, Esq. All designated
signatories are admitted to practice law in the State of New York.
All of the signatories on the Escrow Account have an address of Gateway Center, 401
East State Street, Suite 304, Ithaca, New York 14850 and 1500 AXA Tower I, 100 Madison
Street, Syracuse, New York 13202, and a telephone number of 315-565-4500.
1.3
ESCROW AGENT and all authorized signatories hereby submit to the
jurisdiction of the State of New York and its Courts for any cause of action arising out of this
Agreement or otherwise concerning the maintenance of or release of the Deposit from escrow.

{H3209112.2}

1.4
Neither ESCROW AGENT nor any authorized signatories on the Escrow Account
are the Sponsor, Selling Agent, Managing Agent (as those terms are defined in the Plan), or any
principal thereof, or have any beneficial interest in any of the foregoing .
1.5
The Escrow Account is not an IOLA account established pursuant to Judiciary
Law Section 497.
2.

DEPOSITS INTO THE ESCROW ACCOUNT.

2.1
All Deposits received from PURCHASER prior to closing, whether in the form of
checks, drafts, money orders, wire transfers, or other instruments which identify the payor, shall
be placed into the Escrow Account. All instruments to be placed into the Escrow Account shall
be made payable directly to the order of Hancock Estabrook, LLP, as ESCROW AGENT,
pursuant to the terms set forth in the Plan. Any instrument payable to, or endorsed other than as
required hereby, and which cannot be deposited into such Escrow Account, shall be returned to
PURCHASER promptly, but in no event more than five (5) business days following receipt of
such instrument by ESCROW AGENT. In the event of such return of the Deposit, the
instrument shall be deemed not to have been delivered to ESCROW AGENT pursuant to the
terms of this Agreement.
2.2
Within five (5) business days after the Contract of Sale has been tendered
to ESCROW AGENT along with the DEPOSIT, ESCROW AGENT shall place the DEPOSIT
into the Escrow Account. Within ten (10) business days of placing the DEPOSIT in the Escrow
Account, ESCROW AGENT shall provide written notice to Purchaser and Sponsor, confirming
the Deposit. Such notice shall set forth the Bank, the account number, and the initial interest rate
earned thereon. If the PURCHASER does not receive notice within fifteen (15) business days
after tender of the Deposit, the PURCHASER may cancel the Contract of Sale within ninety (90)
days after tender of the Deposit. Complaints concerning the failure to honor such cancellation
requests may be referred to the New York State Department of Law, Real Estate Finance Bureau,
120 Broadway, 23rd Floor, New York, N.Y. 10271. Rescission shall not be afforded where proof
satisfactory to the Attorney General is submitted establishing that the Deposit was timely placed
in the Escrow Account in accordance with the New York State Department of Law’s regulations
concerning the Deposit and requisite notice was timely mailed to the Purchaser.
3.

RELEASE OF FUNDS

3.1
Under no circumstances shall SPONSOR seek or accept release of the Deposit of
PURCHASER to SPONSOR until after consummation of the Plan, as evidenced by the
acceptance of a post-closing amendment by the New York State Department of Law.
Consummation of the Plan shall not relieve SPONSOR or ESCROW AGENT of any obligation
to PURCHASER as set forth in GBL §§ 352-e(2-b) and 352-h.
3.2
directed:

ESCROW AGENT shall release the Deposit to PURCHASER or SPONSOR as

3.2.1 pursuant to terms and conditions set forth in the Contract of Sale and this
Agreement, upon closing of title to the shares;
Model Escrow Agreement Revised
12/2012
{H3209112.2}

2

3.2.2

in a subsequent writing signed by both SPONSOR and PURCHASER; or

3.2.3

by a final, non-appealable order or judgment of a court.

3.3
If Escrow Agent is not directed to release the Deposit pursuant to paragraph 3.2
above, and Escrow Agent receives a request by either SPONSOR or PURCHASER to release the
Deposit, then Escrow Agent must give both the Purchaser and Sponsor prior written notice of not
fewer than thirty (30) days before releasing the Deposit. If Escrow Agent has not received notice
of objection to the release of the Deposit prior to the expiration of the thirty (30) day period, the
Deposit shall be released and Escrow Agent shall provide further written notice to both
PURCHASER and SPONSOR informing them of said release. If Escrow Agent receives a
written notice from either PURCHASER or SPONSOR objecting to the release of the Deposit
within said thirty (30) day period, Escrow Agent shall continue to hold the Deposit until
otherwise directed pursuant to paragraph 3.2 above. Notwithstanding the foregoing, Escrow
Agent shall have the right at any time to deposit the Deposit contained in the Escrow Account
with the Clerk of the county where the unit is located and shall give written notice to both
SPONSOR and PURCHASER of such deposit.
3.4

Sponsor shall not object to the release of the Deposit to:

3.4.1 Purchaser, if Purchaser timely rescinds in accordance with an offer of
rescission contained in the Plan or an Amendment to the Plan; or
3.4.2 Purchaser after an Amendment abandoning the Plan is accepted for filing by
the New York State Department of Law.
4.

RECORDKEEPING.

4.1
ESCROW AGENT shall maintain all records concerning the Escrow Account for
seven years after release of the Deposit.
4.2
Upon the dissolution of the law firm which was ESCROW AGENT, the former
partners or members of the firm shall make appropriate arrangements for the maintenance of
these records by one of the partners or members of the firm or by the successor firm and shall
notify the New York State Department of Law of such transfer.
4.3
ESCROW AGENT shall make available to the Attorney General, upon request,
all books and records of ESCROW AGENT relating to the funds deposited and disbursed
hereunder.
5.

GENERAL OBLIGATIONS OF ESCROW AGENT.

5.1
ESCROW AGENT shall maintain the Escrow Account under its direct
supervision and control.
5.2
A fiduciary relationship shall exist between ESCROW AGENT and
PURCHASER, and ESCROW AGENT acknowledges its fiduciary and statutory obligations
pursuant to GBL§§ 352-e(2-b) and 352-h.
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5.3
ESCROW AGENT may rely upon any paper or document which may be
submitted to it in connection with its duties under this Agreement and which is believed by
ESCROW AGENT to be genuine and to have been signed or presented by the proper party or
parties and shall have no liability or responsibility with respect to the form, execution, or validity
thereof.
6.

RESPONSIBILITIES OF SPONSOR.

6.1
SPONSOR agrees that it shall not interfere with ESCROW AGENT’S
performance of its fiduciary duties and statutory obligations as set forth in GBL §§ 352-e(2-b)
and 352-h and the New York State Department of Law’s regulations.
6.2
SPONSOR shall obtain or cause the selling agent under the Plan to obtain a
completed and signed Form W-9 or W-8, as applicable, from PURCHASER and deliver such
form to ESCROW AGENT together with the Deposit and Contract of Sale.
7.

TERMINATION OF AGREEMENT.
7.1

This Agreement shall remain in effect unless and until it is canceled by either:

7.1.1 Written notice given by SPONSOR to ESCROW AGENT of cancellation
of designation of ESCROW AGENT to act in said capacity, which cancellation shall take effect
only upon the filing of an amendment to the Plan with the Department of Law providing for a
successor escrow agent that meets the requirements set forth in applicable regulations of the New
York State Department of Law. PURCHASER shall be deemed to have consented to such
cancellation;
7.1.2 The resignation of ESCROW AGENT, which shall not take effect until
ESCROW AGENT is replaced by a successor escrow agent that meets the requirements set forth
in applicable regulations of the New York State Department of Law, and notice is given to
PURCHASER of the identity of the successor escrow agent, the Bank in the State of New York
where the Deposit is being held, and the account number therefor.
7.2
Upon termination of the duties of ESCROW AGENT as described in paragraph
7.1.1 or 7.1.2 above, ESCROW AGENT shall deliver the Deposit held by ESCROW AGENT
and the Contract of Sale and any other documents maintained by ESCROW AGENT relating to
the Deposit to the successor escrow agent.
8.

SUCCESSORS AND ASSIGNS.

This Agreement shall be binding upon SPONSOR, PURCHASER, and ESCROW
AGENT and their respective successors and assigns.
9.

GOVERNING LAW.

This Agreement shall be construed in accordance with and governed by the laws of the
State of New York.
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10.

ESCROW AGENT’S COMPENSATION.

Prior to release of the Deposit, ESCROW AGENT’S fees and disbursements shall neither
be paid by SPONSOR from the Deposit nor deducted from the Deposit by any financial
institution under any circumstance.
11.

SEVERABILITY.

If any provision of this Agreement or the application thereof to any person or
circumstance is determined to be invalid or unenforceable, the remaining provisions of this
Agreement or the application of such provision to other persons or to other circumstances shall
not be affected thereby and shall be valid and enforceable to the fullest extent permitted by law.
12.

INDEMNIFICATION.

SPONSOR agrees to defend, indemnify, and hold ESCROW AGENT harmless from and
against all costs, claims, expenses, and damages incurred in connection with or arising out of this
Agreement or the performance or non-performance of ESCROW AGENT’S duties under this
Agreement, except with respect to actions or omissions taken or suffered by ESCROW AGENT
in bad faith or in willful disregard of this Agreement or involving gross negligence of ESCROW
AGENT. This indemnity includes, without limitation, disbursements and attorneys’ fees either
paid to retain attorneys or representing the hourly billing rates with respect to legal services
rendered by ESCROW AGENT to itself.
13.

ENTIRE AGREEMENT.

This Agreement, read together with GBL §§ 352-e(2-b) and 352-hand the New York
State Department of Law’s regulations, constitutes the entire agreement between the parties with
respect to the subject matter hereof.
IN WITNESS WHEREOF, the undersigned have executed this Agreement as of the day
and year first written above.
ESCROW AGENT:
HANCOCK ESTABROOK, LLP

By:

_______________________________
Name: ___________________
Title: ____________________

SPONSOR
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[__________________________, INC.]

By:

_______________________________
Name: _____________________
Title: ______________________

PURCHASER
[INSERT NAME]
By:
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