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GRAND ISLE VIEW CONDOMINIUM
SPECIAL RISKS

Purchasers of unitsin the Grand Isle View Condominium (the “Condominium”) should be
aware of the following factors which are more fully described in this Offering Plan (the “Plan” or
“Offering Plan”) at the pages indicated (capitalized words or terms are defined beginning on page
9):

1 Gaughin LLC (the “ Sponsor”) will retain voting control over the Board of Managers of the
Condominium until the Transfer of Control Date. The Transfer of Control Date means the
earliest to occur of thefollowing: (a) the date on which the Sponsor has transferred title to
all Unitsto the third-party purchasers; (b) thefifth (5™) anniversary of the date on which the
Sponsor transferstitleto thefirst Unit to athird-party purchaser; or (c) thirty (30) days after
the Sponsor notifies the Board of Managers in writing that the Sponsor is relinquishing
control of the Board (see page 44 of this Plan).

2. Pursuant to Section 17 of the Purchase Agreement set forth in Part 11 of this Offering Plan, in
the event of purchaser’s default under the terms of his Purchase Agreement, the Sponsor
shall be entitled to recover, asliquidated damages, the actual costs incurred by the Sponsor
for any options, upgrades, extras or specia requests (collectively, “Options’) to the Unit
which were contracted for by the purchaser (either as a part of the Purchase Agreement or
subsequent to the signing of the Purchase Agreement), plus the deposit which deposit is
egual to ten percent (10%) of the base purchase price of the Unit, not including the costs of
any such “Options’ (see page 31 of thisOffering Plan). Thereareno “timeisof the essence”
provisions in the Purchase Agreement.

3. The Condominium was, to the best of the Sponsor’ sknowledge, built in 1924. Considering
the age of the Building, the Sponsor is assuming that there are areas of |ead-based paint.
Therefore, the entire Building isbeing treated asthough thereislead-based paint. A copy of
apamphlet approved by the United States Environmental Protection Agency on identifying
and controlling lead-based paint hazardsisincluded in Part |1 of thisPlan. Likeother sellers
of homes which contain lead-based paint, the Sponsor is not required to remove the lead-
based paint prior to selling the home. However, each purchaser has the right to conduct, at
his own expense, arisk assessment or inspection for the presence of |ead-based paint and/or
lead-based paint hazards. If a purchaser desires to conduct such an assessment or
inspection, he must conduct the same within ten (10) days of the date the Purchase
Agreement is accepted by the Sponsor A purchaser may, at his sole option agree, in writing,
to ashorter time period and may waivetheright to conduct such an assessment or inspection
entirely. If a purchaser timely conducts such an inspection or assessment and promptly
notifies the Sponsor in writing that the purchaser is dissatisfied with the results, then the
Sponsor shall have the option of either () remedying the defect to purchaser’ s reasonable
satisfaction or (b) cancelling the Purchase Agreement and returning all deposits made by the
purchaser. The Sponsor has no reports or records pertaining to |ead-based paint and/or |ead-
based paint hazards in the Condominium. (See page 30 of this Plan.)



10.

11.

Unless apurchaser notifies the Sponsor in writing within twenty (20) days of the date of the

acceptance of the Purchase Agreement by the Sponsor that the purchaser (or his attorney)

will be obtaining titleinsurance for the Home, the Sponsor shall arrange, at purchaser’ scost,

for title insurance commitment for the Home. The coverage obtained by the Sponsor would
protect only the lender. Assuming a mortgage of $195,000, the estimated cost of this
insurance would be approximately $975.00, depending on the requirements of agiven lender.
(See Section 3 of the Purchase Agreement on page 74 of this Plan.)

Sponsor may seek specific performance of the Purchase Agreement (see page 31 of this
Plan).

Deposits for all Units will be kept in the escrow account of Stafford, Piller, Murnane,
Plimpton, Kelleher & Trombley, PLLC, Plattsburgh, New Y ork 12901, whichisacting asthe
escrow agent. The escrow account is maintained at NBT Bank. The account isan Interest-
on-Lawyers-Account (an“1OLA”). The FDIC will insureal fundsin such account, without
limit, through December 31, 2010. However, on and after January 1, 2011, the maximum
coverage provided by FDIC will be $100,000.00. Purchasers should be aware that deposits
in excess of $100,000 will not befederally insured in excess of $100,000. Purchasersshould
also note that monies they have on deposit in NBT Bank will count toward this $100,000
limit. (See page 32 of thisPlan.)

The square footages of the Units were calculated using measurements from exterior walls
and significantly exceed the net usable area in the Unit (See page 20 of this Plan).

No bond or other security has been posted by the Sponsor to secure the performance of its
construction, warranty or Common Charges obligations as set forth in this Plan.
Accordingly, the Sponsor's ability to meet such obligations depends upon its financial
condition at thetimeit is called upon to perform any or al of such obligations (see page 41
of this Plan).

While it does not intend to do so, the Sponsor may be dissolved or liquidated at any time.
Accordingly, the Sponsor may be unable to meet its obligations under this Plan (see page 41
of this Plan).

The Sponsor shall have veto power over certain proposed expenditures by the Board of
Managers (except expenses described in Schedule B [page 22], or other expensesrequired to
comply with Applicable Laws, to remedy any notice of violation or to remedy any work
ordered by an insurer) for a period of five (5) years from the Closing of the first Unit or
whenever the Unsold Units constitute less than twenty-five percent (25%) of the Common
Interest, whichever is less (see page 45 of this Plan).

A Unit Owner’s right to vote may be suspended for violations of the Declaration, the By-
laws or the Rules and Regulations, including but not limited to, the failure to timely pay
Common Charges (see page 47 of this Plan).
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16.

17.

18.

Other than in the model, the purchase price of the Unit excludes all kitchen and laundry
equipment and appliances. Each Unit will be fitted with connections for sinks, stoves and
dishwashers. Additionally, each Unit will be equipped with washer/dryer hookupsand dryer
venting located in the laundry room/closet of the respective Unit. The location of the
laundry/utility isshown on the respective Unit layout set forthin Part 11 of this Offering Plan.
The City of Plattsburgh will not issue a Certificate of Occupancy for aUnit unless the Unit
containsastove and refrigerator. Each Unit Owner must purchase hisor her own kitchen and
laundry appliances and equipment, at his or her sole expense. Additionaly, the purchaser
must make arrangements with the Sponsor to have these appliances delivered to his Unit at
each purchaser’s cost and expense so that the appliances can be installed by the Sponsor.
Thereisno charge for such installation (see page 15 and “Kitchen, Laundry Equipment” in
the Description of Property in Part 11 of this Plan).

Thetransfer tax due and payable at the time of recording the deed with the Clinton County
Clerk shall be paid by the purchaser. The tax is equal to $2.00 per every $500.00 of the
purchase price of aUnit (or portion thereof), including Options. When paid by the purchaser,
the tax isadditional consideration upon which thetax isbased. For example, based upon a
purchase price of $260,000 (including Options), the transfer tax would be $1,046 (see page
40 of this Plan).

The Sponsor intends to finance the renovation of the Condominium and related work out of
itsown funds. Accordingly, the Sponsor has not applied for and does not intend to apply for
construction financing (see page 39 of this Plan).

The Sponsor reserves the right to rent any Unit that is vacant before the closing to a
purchaser or anon-purchaser. Accordingly, apurchaser may be buying aUnit that has been
previously occupied (see page 28 of this Plan).

Sponsor isretaining the unconditional right to rent rather than sell Units. Because Sponsor is
not limiting the conditions under which it will rent rather than sell Units, there is no
commitment to sell more than the fifteen percent (15%) necessary to declare this Plan
effective and owner-occupants may never gain effective control and management of the
Condominium (see page 44 of this Plan).

Pursuant to existing law and regulations, the Sponsor may declare this Plan effective by
entering into a binding purchase agreement for a minimum of fifteen percent (15%) of the
Units(i.e., one Unit) in the Condominium. Additionally, purchasers should notethat in the
current real estate market, banks and other lenders areimposing variousrestrictionson loans.
Such restrictions include requiring that a certain percentage (50% or more) of the unitsina
building be sold (or under contract) before the lender will consider making aloan. Thus, it
may be possiblefor apurchaser to experience difficulty obtaining aloan in abuilding where
the percentage of units purchased islower than alender’ sparticular sales minimum (see page
35 of this Plan).

The Building was most recently used asaschool. Owners may hear noise from Unitsabove,
below and adjacent to their Units (see page 16 of this Plan).
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22.

Pursuant to the Declaration, only eight (8) people may occupy a Unit at any one time (see
page 54 of this Plan).

The Units are being sold with the Sponsor’s Limited Warranty. The Limited Warranty
offered by the Sponsor isset forthin Part 11 of thisPlan. That Limited Warranty excludesall
other warranties on the construction, renovation and sale of the Unit and its components,
both express and implied. There are no warranties which extend beyond the face of that
Limited Warranty. The Limited Warranty excludesall consequential and incidental damages
except as required by New York State Law. (A copy of the Limited Warranty is set forth
beginning on page141.) NOTWITHSTANDING ANYTHING STATED ABOVE, THE
SPONSOR HAS THE ABSOLUTE DUTY TO CONSTRUCT THE PREMISES
SUBSTANTIALLY IN ACCORDANCE WITH ALL APPLICABLE AND FILED
PLANS AND SPECIFICATIONS.

Neither Unit 1 nor Unit 6 will be assigned a storage locker (see page 5 of this Plan).

The Condominium will not have any employees. Accordingly, maintenanceand repair items
not included in the budget (such as painting the Common Areas) must be performed by Unit
Ownersor by outside contractors at an additional expense. If the Condominium choosesto
hire a building superintendent in the future, said cost will increase the budget and the
Common Charges (see page 23 of this Plan).



INTRODUCTION

Gaughin LLC, aNew Y ork limited liability company (the* Sponsor”), with officesat 19 Deer
Ridge Drive, Morristown, New Jersey 07960, presents this Offering Plan (sometimes referred to as
the"Plan”) for the sale of six (6) residential condominium units (the*Units’) intheGrand IeView
Condominium (the “Condominium”).

The purpose of this Offering Plan isto set forth all material terms of the offer. The Sponsor
may amend this Plan at any time and from time to time by filing an amendment with the New Y ork
State Department of Law. After an amendment isfiled, acopy of each amendment will bemailed or
personally delivered to all purchasers whose Purchase Agreements are in effect and to al Unit
Owners. Additionaly, acopy of each filed amendment will be given to all prospective purchasers
prior to their execution of a Purchase Agreement. However, if the Sponsor isno longer in control of
the Board of Managers and the amendment is solely limited to price changes, then the Sponsor may
deliver acopy to the Board instead of all Unit Owners.

The Condominiumislocated on anirregularly shaped parcel of land (the*Land”) containing
approximately 0.847 acres located on a private drive known as “Grand Isle View Way” (formerly
known as38 U.S. Oval) located in the former United States Air Force Basein the City of Plattsburgh
(Clinton County), New York. The Building was built circa 1924 by the U.S. Army Corps of
Engineers and was last used as a school for children. The Sponsor has extensively renovated the
Building. The Sponsor isthe owner of the Land. The Sponsor obtained title to the property on or
about July 26, 2005.

The Sponsor represents that it will endeavor in good faith to sell Units rather than rent or
lease Units. However, the Sponsor is retaining the unconditional right to rent rather than sell the
Units. If the Sponsor makes abulk sale of all or some of its Unsold Units, the transferee successor
Sponsor will be bound by Sponsor’ s representations regarding its commitment to sell Units.

The Condominium is subject to, and complies with, the New York Condominium Act
(Article 9-B of the Real Property Law).

None of the Unitsin the Condominium are occupied by residential or commercia tenantsas
of the date of this Offering Plan.

The Condominium will include the six (6) residential Unitsin one Building as shown onthe
Site Plan set forth in Part |1 of this Offering Plan. The Building is 2Y% stories above-grade and hasa
partia sub-grade basement. The Building is approximately 106 feet long, 39 feet deep and 47 feet
high. The front (easterly side) of the Building faces U.S. Oval Road, a public street and the rear
(westerly side) faces Lake Champlain.

Therewill beatotal of thirteen (13) parking spaces, including one (1) designated ashandicap
parking, located on the Land. Two (2) parking spaces are located in anewly constructed detached
garage. One (1) of these spaceswill be assigned to Unit 3 and the other to Unit 7. Three(3) parking
spaces arelocated on the lower level of the Building. Units4, 5and 6 will each be assigned one (1)
of those parking spaces. There are eight (8) outdoor parking spaces. Two (2) of those parking
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spaces will be assigned to Unit 1; one (1) each will be assigned to Units 3, 4, 6 and 7. (The other
outdoor parking spaceisreserved for handicap parking.) Accordingly, two (2) parking spaceswill be
assigned to each Unit as part of the purchase price of the Unit. The parking spaces assigned to the
respective Units are shown on Schedule D-1 to the Declaration in Part 11 of this Plan.

Units3, 4, 5and 7 will each be assigned one (1) storage closet as part of the purchase price of
the Unit. The storage closets assigned to each Unit are |labeled on the floor plansin Part Il of this
Plan. No valuables or Hazardous Materials may be stored in any storage locker. It should be noted
that if the Board of Managers decides to install an elevator in the Condominium, then the storage
closet assigned to Unit 5 may be needed to accommodate the operation of theelevator. Accordingly,
when and if the Board decidestoinstall an elevator in the Condominium and when and if the Board
determines that the storage closet originaly assigned to Unit 5 is necessary or desirable for the
operation of the elevator, then the Board shall have the right to take over such space asa Common
Element, so long as. (1) the Board offers to the Owner of Unit 5 other reasonably suitable, in the
Board’ sjudgment, space the same size (or larger) asthe storage closing originally assigned to Unit 5
in the Common Elements as a storage closet; or (2) the Board offers to pay the Owner of Unit 5
reasonable compensation for the Board’ staking of the storage closet. If the Owner of Unit 5 chooses
option (1) in the preceding sentence, then the space so chosen shall become a Limited Common
Element restricted in use to the Owner of Unit 5.

The Board may permit the Ownersof Units 1, 3 and 4 to erect apainted metal fencewith gate
on their respective terraces for privacy purposes. Any such fence shall be part of the Unit of the
Owner making the request. Accordingly, all costs of erecting, maintaining, repairing, or replacing
the fence shall be the responsibility of and shall be made at the sole cost and expense of the
applicable Unit Owner.

Each Owner will receive a deed to his Unit, will own the Unit in fee simple and will be
entitled to exclusive use and possession of hisUnit aswell asthe exclusive use of two (2) assigned
parking spaces for the purpose of parking licensed and registered passenger vehicles.

Additionally, each Unit Owner will own, in common with al other Unit Owners, an
undivided interest in the Common Elements. The Common Elementsinclude, but are not limited to,
the Land, foundation, roof, columns, girders, beams, supports, exterior walls of the Building and of
the Units, pipes, wiresand conduits not owned by a Governmenta Authority, public or private utility
company or cable televison company and which serve more than one Unit or the Common
Elements, stairways, corridors, the eectrical room, the plumbing room, the entranceways and all
other apparatus and installations for common use necessary or convenient to the existence,
maintenance or safety of the Property or normally in common use. Portions of the Common
Elements are limited in use to particular Units. Such portions (the “Limited Common Elements’)
include, but are not limited to, assigned parking spaces, bal conies, terraces, assigned storage closets
and assigned mailboxes.

Asrequired by the New Y ork Condominium Act, Real Property Law Sections 339(i) and (m),
each Unit Owner is required to pay Common Charges, as assessed from time to time (but at |east
annually) by the Board of Managers, to pay for the costs of operating, maintaining, repairing and
replacing the Condominium and its Property (including reserves). All Ownerswill be assessed in
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approximately the proportion that the square footage of their respective Units bears to the total
amount of floor area of all Units, taking into account the substantially exclusive benefit enjoyed by
certain of the Unitsin portions of the Common Elements (see page 19 of thisPlan for the percentage
of Common Charges each Unit Owner is required to pay).

Also as required by the New Y ork Condominium Act (Real Property Law Article 9-B), the
Condominium will operate under the Declaration, the By-Laws, and the Rules and Regulations,
copiesof which areset forthin Part |1 of thisOffering Plan. Each Unit Owner isobligated to comply
with the Declaration, the By-Laws and the Rules and Regulations, as they may be amended from
timeto time, and any additional rules, regulations, decisions or resolutionsthat may be promulgated
by the Board of Managers from time to time.

The Board of Managers of the Condominium does not have the right to approve or
disapprove purchasers; thereisno limit on the number of Ownerswho may purchasefor investment
rather than for personal occupancy and there may always be a substantial percentage of Ownerswho
are non-residents.

After the Units are separately assessed, each Unit will be separately taxed for real estate
purposes and may be separately mortgaged without restriction, other than that a Unit Owner must
furnish the name and address of the mortgagee (if any) to the Condominium Board.

The cost of maintenance, repairs, replacements and improvements of the Common Elements
will be a Common Expense. The cost of maintenance, repairs, replacements, improvements and
decorationsto the interior of a Unit (including without limitation, appliancesin the Unit and pipes
and lines servicing only that Unit) will be the responsibility of the particular Unit Owner.

There are no restrictions on the sale, leasing or mortgaging of any Unit, except that (1) Units
may not be sold or |eased to persons under the age of 18 yearsand (2) aUnit may not be sold, rented
or mortgaged if the Owner owes money to the Condominium (for example, for delinquent Common
Charges), unless the monies owed to the Condominium are paid out of the sale, lease or mortgage
proceeds. Unitsmay only be used for residential purposesand usesincidental and accessory thereto;
provided however, that rental or use of aUnit by Guest of the Unit Owner will be deemed residentia
use and provided further that to the extent, if any, permitted by Applicable Law, ahome office may
be maintained inaUnit. Additionally, the Sponsor and the Sales Agent may maintain sales offices,
model units and construction offices in the Buildings and € sewhere on the Property.

Pursuant to Article V of the By-Laws set forth in Part |1 of this Offering Plan, the affairs of
the Condominium shall be governed and controlled by the Board of Managers. The Board of
Managers shall consist of three (3) members. Initialy, al members of the Board will be appointed
by, and related to, the Sponsor. After thetransfer of titleto two (2) Unitsto third party purchasersor
the second anniversary of the transfer of title to the first Unit, whichever first occurs, one of the
members of the Board appointed by the Sponsor shall resign and hisreplacement shall be el ected by
the Unit Owners (other than the Sponsor). From and after the Transfer of Control Date, the Board
members shall be elected by the Unit Owners, except that for so long as the Sponsor (or its
designees) continues to own at least one (1) Unit, the Sponsor shall have the right to appoint one of
the three (3) members of the Board.



The Board of Managersshall, pursuant to Article X of the By-Laws, obtain and maintainfire
and casualty insurance for the full replacement cost of the Building and all Units (not including the
contents of the Units), public liability insurance and a fidelity bond. Each Owner shall, at such
Owner’ scost and expense, obtain and maintain adequate insurance covering fixtures, installations or
additions comprising a part of the Unit not initially installed in accordance with the original plans
and specifications, as well as the Owner’s persona property, together with personal liability
insurance for occurrences arising from within the Owner’ s Unit and/or Limited Common Elements
appurtenant to such Unit. Unit Ownersgenerally are not prohibited from carrying other insurancefor
their own benefit so long as the insurance does not affect the insurance carried by the Board.

Transfer of title to a Unit will not take place until temporary or permanent Certification of
Occupancy isissued by the City of Plattsburgh, New Y ork permitting occupancy of that Unit.

The purchase prices set forth in Schedule A of this Offering Plan have been set by the
Sponsor, and are not subject to approva by the Department of Law or any other governmental

agency.

This Offering Plan, including all Schedules, contains all of the material terms of this
transaction. Copiesof this Offering Plan, all documentsreferred toin this Offering Plan and PartsA,
B and C of the Exhibits submitted to the Department of Law in connection with the filing of this
Offering Plan will be avail able for inspection without charge and for copying at areasonable charge
to prospective purchasers and their attorneys at the Condominium, whenever the sales office is
operating, at the office of the Sponsor, 19 Deer Ridge Drive, Morristown, New Jersey and at the
Office of the Department of Law, 120 Broadway, 23 Floor, New York, New Y ork 10271.

THE PURCHASE OF A CONDOMINIUM UNIT HAS MANY SIGNIFICANT
LEGAL AND FINANCIAL CONSEQUENCES. THEATTORNEY GENERAL STRONGLY
URGES YOU TO READ THIS OFFERING PLAN CAREFULLY AND TO CONSULT
WITH AN ATTORNEY BEFORE SIGNING A PURCHASE AGREEMENT.



DEFINITIONS

For convenience of reference, general definitions of certain termsused in Part | of thisPlan
(including the Introduction) are set forth bel ow, which definitions are subject to the more particular
definitions of such terms set forth in the Declaration (as hereinafter defined) included in Part 11 of

this Plan:

@

(b)

(©)

(d)

(€)

(f)

(9)

APPLICABLE LAW means al statutes, codes, laws, acts, ordinances, orders,
judgments, decrees, injunctions, rules, regulations, permits, licenses, authorizations,
directionsand requirements of all Governmenta Authorities, foreseen or unforeseen,
ordinary or extraordinary, which now or at any time hereafter may be applicableto or
affect the Property or any part thereof or the conduct of work on the Property or any
part thereof or to the operation, use, manner of use, occupancy or condition of the
Property of any part thereof, including but not limited to: (1) Article 9-B of the New
York State Rea Property Law, as amended; (2) applicable building, zoning,
environmental, planning and subdivision laws, ordinances, rules and regulations of
Governmental Authorities having jurisdiction over the Property; (3) restrictions,
conditions or other requirements applicable to any permits, licenses or other
governmental authorizations issued with respect to the foregoing; (4) judgments,
decrees or injunctions issued by any court or other judicia or quasi-judicia
Governmental Authority and (5) Environmental Laws.

AUTHORIZED VOTING OWNER means, with respect to a Unit, the person named
in a certificate signed by all Owners of the Unit and filed with the secretary of the
Board of Managers. If no such certificateison file, the person or entity first named
on the deed by which title to the Unit is obtained shall be the person considered the
Authorized Voting Owner.

BOARD OF MANAGERS or BOARD means the Board of Managers of the
Condominium as elected or appointed pursuant to ArticleV of the By-Laws.

BOOK OF MORTGAGEES meansthe book maintained by the Board asprovidedin
Section 12.02 of the By-Laws setting forth the names and addresses of Mortgagees,
as the same have been reported to the Board by the Owners or the Mortgagees.

BUILDING meansthe structure whichislocated on the Land in which arelocated all
the Units of the Condominium. A description of the Building, including the number
of stories and the principal materials used in the construction of the Building is
contained in Part Il of this Offering Plan.

BY-LAWS mean the By-Laws of the Condominium, as the same may be amended
from time to time (a copy of the By-Lawsisincluded in Part Il of this Plan).

COMMON CHARGES shall have the meaning ascribed to thetermin Article IX of
the By-Laws and generally means each Unit’s proportionate share of the Common
Expenses.



(h)

(i)

COMMON ELEMENTS means all of the Property comprising the Condominium,
except the Units, including, without limitation:

(1)

)
©)

(4)

©)

(6)

(7)

(8)
9)

(10)

the Land together with all easements, rights, and appurtenances belonging
thereto;

thefoundation, columns, joints, girders, beams and supports of the Building;

al roofs, exterior walls, perimeter walls and common walls between Units
(but not including doorsfrom the Unit to the Common Elements, which shall
be deemed to be part of the Unit), excluding any drywall or insulation
installed on the Unit side of any of such walls; the ceilings and floors,
windows and window glass, the corridors, stairs, stairways, common |obby
areas, the janitor's closet, the fire/plumbing room, machine (optional
elevator) room, the electrical/tel gphone room, the entrance and exit areas of
the Building, and the terrace off the rear (easterly side) of the Building;

all utility or other lines, pipes, wires, conduits, tanks, motors, vents, fans,
coils, condensers, ducts, signs and appurtenances thereto and other similar
materials which are not part of the Units and not owned by public utility
companies, but which service more than one of the Units or the Common
Elements;

al central and appurtenant installations and equi pment for power, lights, and
air conditioning, heating, ventilation, and other serviceand utility lineswhich
are utilized for, serve, or pass through more than one Unit;

al fire pumps and standpipes, sprinkler systems, fire hose cabinets, fire
detection alarm systems and appurtenances thereto which are not contained
within individua Units;

the elevator (if installed), including without limitation, the shaft, elevator
equipment, elevator pit and entrances, and appurtenances thereto;

The detached two (2) car garage;

All other equipment, apparatus, improvements and installations on the
Condominium Property for common use; and

al Limited Common Elements (including, without limitation, the parking
spaces assigned to each Unit, the storage closets assigned to Units 3, 4, 5and
7 and any balcony or terrace/porch contiguous to each Unit).

COMMON EXPENSES means. (1) the expense of administering, operating,
maintaining, repairing and replacing the Property (other than the Units); and (2) any
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()

(k)

()

(m)

(n)

(0)

other sums designated as “Common Expenses’ pursuant to the Declaration, the By-
Laws or Article 9-B of the Real Property Law, as amended.

COMMON INTEREST means the undivided proportionate ownership interest of
each Unit Owner appertaining to the Common Elements and, subject to Sections 3.07
and 5.01 of the Declaration, shall bein the approximate proportion that thefloor area
of the Unit bears to the aggregate floor area of all the Units, taking into account the
substantialy exclusive advantage enjoyed by certain of the Unitsin portions of the
Common Elements.

CONDOMINIUM means Grand Isle View Condominium, City of Plattsburgh, New
Y ork.

CONDOMINIUM PROPERTY or PROPERTY means the Land, the Building, all
other improvements existing to be erected on the Land (including the Units and the
Common Elements), al easements, rights and appurtenances bel onging thereto, and
all other property, real, personal or mixed, intended for use in connection therewith,
al of which are intended to be (and by the Declaration are) submitted to the
provisions of Article 9-B of the Real Property Law of the State of New Y ork.

DECLARATION meansthe Declaration establishing the Condominium, asit may be
supplemented, extended or amended, from time to time, in the manner provided
therein (acopy of the Declaration isincluded in Part 11 of this Plan).

ENVIRONMENTAL LAWS meansall laws, statutes, ordinances, rules, regulations,
orders, decrees or requirements of all Governmental Authoritiesregulating, relating
to or imposing liability or standards of conduct concerning the use, storage,
treatment, transportation, manufacture, release, refinement, handling, production
and/or disposal of Hazardous Materials, or otherwise pertaining to environmental
protection, as now or at any time hereafter in effect, including but not limited to the
Comprehensive Environmental Response, Compensation and Liability Act, 42
U.S.C. 9604, the Superfund Amendment and Reauthorization Act of 1986, Public
Law 99-499, 100 Stat. 1613; the Resource Conservation and Recovery Act, 42
U.S.C. 6901, the Occupational Safety and Health Act, 29 U.S.C. 655 and 657; the
Clean Air Act, 42 U.S.C. 7401, the Clean Water Act, 33 U.S.C. 1251; the New Y ork
State Environmental Quality Review Act, the New York State Environmenta
Conservation Law; together with all amendments thereto and all substitutions
therefore, and all rules and regul ations promul gated thereunder and all amendments
to and substitutions for the rules and regulations.

FIRST MORTGAGE means the first mortgage or record (as shown on the Book of
Mortgages or as otherwise determined by the Board) granted by an Owner to abank,
federal savings and loan association, life insurance company, pension fund, trust
company or other institutional lender, licensed mortgage banker or broker, or the
Sponsor.
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(P)

(@

(r)
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(t)

(u)

(v)

(w)
(x)

v)

@

FIRST MORTGAGEE meansthe holder of aFirst Mortgage on aUnit, its successors
or assigns.

GOVERNMENTAL AUTHORITY meansthe United States, the State of New Y ork
and any political subdivision of either of them, and any agency, department,
commission, board, bureau, district or instrumentality of any of them.

GUEST means any family member, empl oyee, agent, independent contractor, tenant,
licensee, customer or invitee of an Owner and any family member, employee, agent,
independent contractor, tenant, licensee, customer or invitee of alessee or invitee of
an Owner.

HAZARDOUS MATERIALS means any pollutants, contaminants, hazardous or
toxic substances, materials or wastes (including, without limitation, petroleum,
petroleum by products, under-ground storage tanks, radon, asbestos and asbestos
containing materials, polychlorinated biphenyls ("PCBs'), PCB-containing
equi pment, radioactive elements, i nfectious agents and ureaformal dehyde), and soil
vapor intrusion, as such terms are used in any Environmental Laws.

LAND meansthereal property described in Schedule A attached to the Declaration.

LIMITED COMMON ELEMENTS meansthose portions of the Common Elements
which pursuant to Section 4.02(f) of the Declaration are restricted in use to the
Owner of a particular Unit, including, without limitation, assigned parking spaces,
assigned storage closets, assigned mailboxes, driveways, balconies and
terraces/porches.

MANAGING AGENT or MANAGER means the Person (if any) hired by the Board

to act as the Managing Agent or Manager of the Condominium in accordance with
Section 5.13 of the Condominium’s By-Laws.

MORTGAGEE means the holder of arecorded mortgage on a Unit.

PERSON means an individual, a corporation, a partnership, a limited liability
company, a trust, an estate, an unincorporated association and any other legally
formed and existing entity.

RULES AND REGULATIONS meansthe Rules and Regulations promul gated by the
Board of Managers pursuant to Section 5.12(0) of the By-Laws, as the same may be
amended from time to time.

SPONSOR means Gaughin LLC, aNew Y ork limited liability company, having an

office a 19 Deer Ridge Drive, Morristown, New Jersey, 07960, its designees,
successors and assigns.
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(aa)

(bb)

(co)

(dd)

TRANSFER OF CONTROL DATE meansthe earliest to occur of thefollowing: (1)
the date which is the fifth (5") anniversary of the transfer of title by the Sponsor to
thefirst Unit to athird-party purchaser; or (2) the date on which title to one hundred
percent (100%) of the Units has been transferred by the Sponsor to third-party
purchasers; or (3) the date on which the Sponsor notifiesthe Board inwriting that the
Sponsor has relinquished control of the Board.

UNIT means any space designated asaUnit in the Declaration, consisting, generally,
of a specific Unit of the Building and an appurtenant undivided interest in the
Common Elements. All of such Units are collectively referred to as the “Units’.

UNIT OWNER or OWNER means an owner of a Unit in the Condominium in fee
simple. A Unit Owner may be one or more Persons. All such Owners are
collectively called “Unit Owners’.

UNSOLD UNITS means any Unit owned by Sponsor or its designee other than any

Unit purchased by and for the use of any affiliate of the Sponsor or any Unit held and
utilized by the Sponsor for purposes other than sale.
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DESCRIPTION OF THE CONDOMINIUM PROPERTY AND IMPROVEMENTS

The Condominium is located on an irregularly shaped parcel of land containing
approximately 0.847 acres located on Grand Isle View Way (formerly known as 38 U.S. Oval)
located in theformer United States Air Force Basein the City of Plattsburgh (Clinton County), New
York. TheBuildingwasbuilt by theU.S. Army Corps of Engineersand was last used asaschool for
children. The Sponsor has substantially renovated the Building.

The Building was constructed circa1924. Considering the age of the Building, the Sponsor
isassuming that there are areas of |ead-based paint inthe Building. Therefore, theentireBuildingis
being treated asthough thereislead-based paint. The Sponsor has no reports or records pertaining
to lead-based paint and/or lead-based paint hazards in the Condominium. A copy of a pamphlet
approved by the United States Environmental Protection Agency (“EPA”) on identifying and
controlling lead-based paint hazardsisincluded in Part |1 of this Plan. The EPA required disclosure
formisattached to the Purchase Agreement in Part 11 of thisPlan. Each purchaser will berequiredto
initial and sign the form in the spaces provided.

Asindicated in the EPA pamphlet, lead-based paint is not usually harmful if it isin good
condition. However, deteriorating lead-based paint (peeling, chipping, chaking, cracking or
damaged) does present ahazard. The Sponsor has mechanically removed all |oose |ead-based paint
on flat surfaces and has painted al flat surfaces with acrylic paint. To the best of Sponsor’s
knowledge, no governmental agency hasruled asto whether such repainting isor isnot an effective
interim measure for treating areas painted with |ead-based paint. However, each purchaser hasthe
right to conduct, at his own expense, arisk assessment or inspection for the presence of |ead-based
paint and/or lead-based paint hazards. If a purchaser desiresto conduct such an assessment or
inspection, he must conduct the same within ten (10) days of the date the Purchase Agreement is
accepted by the Sponsor A purchaser may, at his sole option agree, in writing, to a shorter time
period and may waive the right to conduct such an assessment or inspection entirely.

If apurchaser timely conducts such an inspection or assessment and notifiesthe Sponsor, in
writing, that the purchaser is dissatisfied with the results, the Sponsor shall have the option of either
() remedying the defect to purchaser’s reasonable satisfaction or (b) cancelling the Purchase
Agreement and returning all deposits made by the Purchaser. The notice from the purchaser to the
Sponsor must include a copy of the inspection or assessment performed by purchaser’s contractor
and must be delivered to Sponsor no later than five (5) days of purchaser’ sreceipt of the report and,
inal events, no later than twenty (20) days after the Purchase Agreement is accepted by Sponsor (or
shorter period of time as agreed to in writing).

The Condominium will include the six (6) residential Unitsin one Building as shown onthe

Site Plan set forth in Part |1 of this Offering Plan. The Building is 2Y2 stories above-grade and hasa
partialy sub-grade basement. The Building isapproximately 106 feet long, 39 feet deep and 47 feet
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high. The front (easterly side) of the Building faces U.S. Oval Road, a public street and the rear
(westerly side) faces Lake Champlain.

Therewill beatotal of thirteen (13) parking spaces, including one (1) designated ashandicap
parking, located on the Land. Two (2) parking spaces are located in anewly constructed detached
garage. One (1) of these spaceswill be assigned to Unit 3 and the other to Unit 7. Three(3) parking
spaces arelocated on the lower level of the Building. Units4, 5and 6 will each be assigned one (1)
of those parking spaces. There are eight (8) outdoor parking spaces. Two (2) of those parking
spaceswill be assigned to Unit 1 and one (1) each will be assigned to Units 3, 4, 6and 7. (The other
outdoor parking spaceisreserved for handicap parking.) Accordingly, two (2) parking spaceswill be
assigned to each Unit as part of the purchase price of the Unit. The parking spaceswill be assigned
to the respective Units as shown on Schedule D-1 to the Declaration in Part 11 of this Plan.

Units 3, 4, 5and 7 will each be assigned one (1) storage closet as part of the purchase price of
the Unit. The storage closets assigned to each Unit are |labeled on the floor plansin Part Il of this
Plan. No vauables or Hazardous Materials may be stored in any storage closet.

Other than in the model, the purchase price of the Unit excludes all kitchen and laundry
equipment and appliances. Each Unit will be fitted with connections for sinks, stoves and
dishwashers. Additionally, each Unit will be equipped with washer/dryer hookups and dryer venting
located in the laundry room/closet of the respective Unit. Thelocation of thelaundry/utility isshown
on therespective Unit layout set forth in Part |1 of this Offering Plan. Each Unit Owner will havethe
option of selecting hisor her own kitchen and laundry appliances and equipment, at his or her sole
expense (see “Kitchen, Laundry Equipment” in the Description of Property in Part 11 of this Plan).

All Units, except Unit 1, have balconies. Additionaly, there is one porch for use by all
Owners. Units 1, 3 and 4 each have terraces. The Owners of Units 1, 3 and 4 may, with the prior
written approval of the Board of Managers and at their own cost and expense, fence in their
respective terraces. The fences must be metal vertical balusters of painted metal or comparable
painted tube steel railings similar to the existing fencing a ong the easterly facing decks and retaining
walls.

All Units have accessto the outside by means of the common hallwaysand interior stairways.
Wheel chair accessible sidewalkswill lead from the paved parking lot to both the common indoor
areaand to Unit 1.

The Building will feature an automatic sprinkler system for fire suppression.

Unit 1 is handicap accessible.

The common areas inside the Building will be illuminated with emergency back-up lights.
Thelightsin the common areas outside the Building, for examplethe parking lot, the sidewaksand
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the pedestrian walkways, will be controlled by automatic timers. The entranceto each Unit will be
lighted by an exterior electrical light.

Each Unit will be heated by electric baseboard heat. There are accommodations for air
conditioninginall but Units1and 7 (i.e., Units 3, 4, 5 and 6) and for additional heating optionsand
an option for agasfireplace for Units 3, 4, 5 and 6. There would be an additional charge for these
Options.

Vehicular access to the Condominium is via Oval Drive, which is a publicly owned and
maintained street.

Restoration of the exterior of the Building will include adding three (3) dormer windows, two
(2) roof windows (Units 5 and 6), five (5) balconies and two (2) basement window wellsfor Unit 1.

Magjor interior aterationswill include theinstallation of new insulation, new plumbing, new
wiring, new baseboard heating and new natural gas lines and the construction of four (4) storage
closets, the Units, a detached two-car garage and the common areas, as shown on the Site Plan.

The Building was most recently used asaschool. Owners may hear noise from Unitsabove,
below and adjacent to their Units.

Site work will include re-grading, paving and striping access/egress and parking areas and
landscaping and installing wheelchair accessible sidewalk to Unit 1.

Approximately 50% of the Land consists of grass and landscaped aresas.

Renovation of the Condominium has aready commenced and was substantially completed on
or about June 30, 2010. All Unitswereremodel ed in accordance with the applicable New Y ork State
and City of Plattsburgh, New Y ork, building codes and ordinances and City of Plattsburgh zoning
laws.

The Sponsor is not aware of the presence of radon gas in any of the Units; however, the
Sponsor has not tested for the presence of radon gas. The Environmental Protection Agency
recommends that purchasers test for the presence of radon gas prior to purchasing a home.

The Condominium does not contain any recreational facilities. However, therear yard ends

at the City’ s bike and pedestrian trail. Thistrail leadsto two (2) footbridges that lead to small park
areas on Lake Champlain.
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LOCATION AND AREA INFORMATION

The Condominiumislocated in the City of Plattsburgh, on theformer site of the Plattsburgh
Air Force Base.

The Condominium is located in the RC-2 Zoning District and in the old Plattsburgh Air
Force Base Historic District. Permitted usesin the RC-2 Zone include single family, multi-family
and professional service building. A variance to permit the construction of the two car detached
garage was granted by the City of Plattsburgh Zoning Board of Appealson December 19, 2005. The
immediate areaaround the Condominiumisamixture of multi-family buildings, officebuildingsand
government owned facilities. An affiliate of the Sponsor owns a separate parcel of theland on the
southerly boundary line of the Condominium. The affiliate has received approval, and expects (but
is not obligated), to renovate the existing building on such parcel as an 11 unit residential
condominium. However, the affiliate is reserving its rights to develop such parcel in any manner
consistent with the zoning. The parking lot in the Condominium is subject to an easement for
ingress and egress by vehicles and on foot to such other parcel.

The Condominium is approximately 100 yards from Lake Champlain. A boat landing is
located approximately one-quarter mile from the Condominium. Other recreational opportunities
include the City-owned park immediately across the street from the Condominiums. The park
includes playing fields and a gazebo which may be rented for private occasions.

Additionally, the site is within walking distance or a short drive of many restaurants and
services, including two major grocery stores, banks, pharmacies, dry cleaners, medical facilities, a
service station, and convenience stores. Downtown Plattsburgh is approximately 1.5 miles away
with its stores, restaurants and college.

Educational resources in the area are plentiful. Plattsburgh City School District serves
approximately 2,000 studentsin five school s—three elementary schools, amiddle school and ahigh
school. The closest elementary school isapproximately onemilefromthesite. Additionally, SUNY
Plattsburgh has approximately 5,400 undergraduate, 600 graduate students and is located
approximately one mile from the site.

In addition to Lake Champlain, the Condominium islocated approximately 40 miles south of
Montreal. The Condominium isalso within 90 minutes drive of several ski resorts and within one
(2) hour drive of the Adirondack Park.

There are houses of worship of many denominationsin the City of Plattsburgh.

The nearest fire station is located approximately one (1) mile from the Condominium.

911 Emergency System is established in the City of Plattsburgh.
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The Property is serviced by apostal station approximately one (1) mile away.

Police protection is provided by the City of Plattsburgh Police Department. The nearest
station is located approximately one (1) mile away.

The CVPH Medica Center islocated approximately two (2) milesfrom the Condominium.

Water and sanitary sewer service are provided by the City of Plattsburgh municipal systems.
Water usage isindividualy metered and will be aUnit Owner’sindividual expense. Additionally
sanitary sewer service will be a Unit Owner’s individual expense. Sanitary sewer service is aso
billed individually and will be a Unit Owner’sindividual expense.

Electricity isprovided by the City of Plattsburgh. Natural gasissupplied by New Y ork State
Electric & Gas Corporation, aregulated public utility to Units 3—7 (Unit 1 doesnot have natural gas
service). Each Unitisindividually metered for gas and el ectric usage and will be the Unit Owner’s
individual expense.

Unit Owners must make their own individual arrangements at their costsfor refuse removal
and recycling services.

Telephone service will be provided by Verizon or Prime Link. Each Unit will be pre-wired
for telephone service, with outletsin at |east five (5) places. Each Unit Owner will be responsible
for contracting for the installation of the desired service and will be billed individually for that
service by Verizon or Prime Link.

Cabletelevision servicewill be provided by Charter Communications, aprivate entity. Each
Unit will be pre-wired for cabletelevision service with outletsin at least five (5) places. Each Unit
Owners will be responsible for contracting for the installation of the desired service, and will be
billed individually for the service by Charter Communications.
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GRAND ISLE VIEW CONDOMINIUM
SELLING PRICESAND ESTIMATED COMMON CHARGES, ASSESSMENTS AND

SCHEDULE A

REAL ESTATE TAXES
FOR THE FIRST YEAR OF OPERATIONS

Estimated to Commence on or about January 15, 2011

(A) (B) © (D) (B) (F) G) (H) ()

Est. Est. Est. Est.
Monthly Est. Annual

Percentage Monthly Redl Tota Redl
Unit No.Bedrooms | Approx. | of Common Sdlling Common Estate | Monthly | Estate
Desq. & Baths Sa. Ft. Interest Price Charges Taxes Charges | Taxes
1 2/1.5 1,340 13% $185,000 $313 $572 $885 | $6,860
3! 2/2 1,630 16% $220,000 $386 $680 $718 | $8,158
4 3/3 2,007 18% $260,000 $434 $803 $1,237 | $9,641
5 3/3 1,999 18% $260,000 $434 $803 $1,237 | $9,641
6 3/3 1,986 20% $275,000 $482 $850 $1,372 | $10,197
7 2/2 1,435 15% $210,000 $362 $649 $1,011 | $7,787
TOTAL N/A 10,397 100% | $1,410,000 $2,411 $4,357 $6,460 | $52,284

1 Thereisno Unit 2.
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SCHEDULE A
FOOTNOTES

Each Unit will be billed individually for the use of gas and electricity consumed by Owner and /or
occupant. See Schedule B-1 on page 26 of this Offering Plan for the estimated cost of gas and
electricity for each Unit.

(A)

(B)

(©)

(D)

(E)

(F)

UNIT DESIGNATION: There are six (6) Units in one (1) Building. Limited Common
Elements include, but are not limited to, two (2) assigned parking spaces for each Unit
balconies, terraces (Units 1, 3 and 4) and one (1) storage closet for each of Units 3, 4, 5 and
7.

NO. ROOMS / BATHS: The number of rooms was determined in accordance with the
Board of Realtor standards. See floor plansincluded in Part Il of this Offering Plan.

APPROXIMATE SQUARE FOOTAGE: Square footages of the Units are based on
architect’ sdrawings and include the net usable floor spacein the Units. Floor plansfor each
Unit areset forthin Part |1 of this Offering Plan. Thedimensionsarefrom interior wallsand
are approximate.

PERCENTAGE OF COMMON INTEREST: Aspermitted by Section 339-i-I(ii) of the New
Y ork Condominium Act, the percentage of Common Interest of each Unit in the Common
Elements shall be in the approximate proportion that the floor area of the Unit at the date of
the Declaration bearsto the then aggregate floor areaof all the Units, taking into account the
substantially advantages enjoyed by one or Unitsin apart or parts of the Common Elements.

SELLING PRICES: Theselling pricesset forthin this Schedule A may be changed by aduly
filed amendment to the Offering Plan when the change in price is an across the board
increase or decrease affecting one or more lines of Units or Unit models, or is to be
advertised, or isapriceincreasefor anindividual purchaser. Thepricesandtermsof saleare
negotiable and the Sponsor may enter into an agreement with an individua purchaser to sell
one or more Units at prices lower than those set forth in this Schedule A without filing an
amendment. See page 28 of this Plan. In addition to paying the purchase prices of their
Units, purchaserswill beresponsible for paying certain closing adjustmentsand closing costs
asdiscussed in the section of this Plan entitled “ Unit Closing Costsand Adjustments’ at page
39 of this Offering Plan.

ESTIMATED MONTHLY COMMON CHARGES: Includesestimated expensesoutlinedin
Schedule B of this Offering Plan. All Unit Owners will be assessed for Common Charges
based upon their percentage of Common Interest (asin Column D of ScheduleA). Common
Charges do not include maintenance and decorating costs of the interior of the Units or the
costsof utilitiesfor the Unitssuch asgas, electric, water, sanitary sewer, telephoneand cable
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serviceor costs of refuseremoval. Estimated individual heating and electricity costs are set
forth in Schedule B-1 at page 27 of this Offering Plan. If a purchaser obtains amortgagein
connection with the purchase of hisor her Unit, the monthly mortgage payment will also be
an additional expense.

(G)and(l) ESTIMATED MONTHLY AND ANNUAL REAL ESTATE TAXES: After the

(H)

Condominiumisdivided into individual tax lots, each Unit will betaxed as a separatetax lot
for real estate tax purposes and each Unit Owner will be responsiblefor the payment of said
real estate tax assessed to the Owner’s Unit. A Unit Owner will not be responsible for
payment of real estate taxes of other Unitsand thereforewill not be subject to any lienarising
out of non-payment of real estate taxeson other Units. Estimated real estate taxes are based
on estimated assessed valuation of the Units provided by Duley & Associates, Plattsburgh,
New York, alicensed real estate broker and assumes the Units are renovated in accordance
with the approved plans and specifications on file with the City. The estimated assessed
value of the Building is$1,410,000. The projected real estatetaxesare based an equalization
rate of 100% of the assessed full value as determined by the Assessor of the Unit at time of
completion and closing, in accordance with current (2010) City of Plattsburgh assessment
practices. Asof thedate of thisPlan, the combined real estatetax rate (City, Clinton County
and school) in this City is $37.08 per $1,000 of assessed valuation. Tax exemption benefits
(veterans, senior citizensand STAR) areavailableto eligible personsupon timely application
to the City Tax Assessor for thesame. The estimated real estatetaxes herein arebased onthe
selling price as set forth in Column E of Schedule A. It isprojected that thefirst closing will
occur on or about January 15, 2011. See*“Opinion of Counsel” on page 58 of this Offering
Plan for adiscussion of the deductibility of real estate taxes for income tax purposes. Any
tax deduction available by a Unit Owner may vary in future years for a variety of reasons,
including changesin the tax law, changesin the interest rate on the Unit Owner’ s mortgage
(if any), changesin the all ocation of constant debt service paymentsto interest and principal
and changes in the assessed value, the applicable tax rate or the method of assessing real

property.

ESTIMATED TOTAL MONTHLY CHARGES: Thisisthetota of columns (F) and (G).
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SCHEDULE B
GRAND ISLE VIEW CONDOMINIUM
PROJECTED SCHEDULE OF RECEIPTSAND EXPENSES FOR
FIRST YEAR OF OPERATION PROJECTED TO BE JANUARY 15, 2011 THROUGH
DECEMBER 31, 2011

Estimated

PROJECTED INCOME:

Common Charges (1) $28,922
PROJECTED EXPENSES:
Labor (2) 0
Gas (3) 0
Electric (4) 5,890
Water and Sewer (5) 4,632
Repairs and Maintenance (6)

Repairs & Maintenance 2,000

Plowing 2,400

Landscaping 1,080

Cleaning/Janitorial 2,600
Service Contracts (7)

Fire Sprinkler 350
Supplies (8) 500
Refuse (10) 0
Insurance (11) 4,165
Management Fees (12) 3,600
Accounting (13) 2,000
Legal Fees (14) 0
Federal Income Taxes (15) 0
NY S Franchise Taxes (16) 100
Miscellaneous (17) 495
Reserves (18) 4,000
TOTAL PROJECTED EXPENSES: $28,922
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(1)

)

©)
(4)

©)
(6)

(7)

SCHEDULE B - FOOTNOTES

Projected Income is based on the total amount of Common Charges that will paid by all
Units (see Schedule A of this Offering Plan). Common Charges will be assessed to each
Unit based upon each Unit’'s Common Interest in the Common Elements, as shown on
Schedule A.

Labor: Itisanticipated that the Condominium will not have any employees. Accordingly,
maintenance and repair items not included in the budget (such as painting the Common
Areas) must be performed by Unit Ownersor by outside contractors at an additional expense.

If the Condominium chooses to hire a building superintendent in the future, that cost will
increase the budget and the Common Charges.

Gas. None of the Common Areas will require gas service.

Electric: Based upon an estimate from Hynes Electrical Supply, Plattsburgh, New Y ork.
Electric serviceto be obtained by the Board of Managers for operating the outdoor lighting,
heating and lighting of thelobbies, hallways, stairways, heating of the stairwellswith electric
cabinet heaters and a 10-gallon hot water tank with a 10-gallon per hour recovery rate to
provide hot water for Building maintenance. The projections are based on 2010 rate of a
monthly charge of $6.23 plus $.0518 per KWH, with a total estimate of 9,200 KWH
annually, based on an estimate by Hynes Electric Supply, located at 2 Hammond Lane,
Plattsburgh, New York 12901, based on 2010 rates plus tax. Each Unit will be separately
metered for gas and el ectric usage by the occupants of the respective Unitsand each Unit will
be billed directly by Plattsburg Municipal Lighting (see Schedule B-1 on page 26 for cost
estimates for individual Units).

Water and Sewer: No common areas will require water or sewer service.

Repairs and Maintenance: The projections are based on an estimate by Commercia Site
Services located at 14 LaTour Avenue, Plattsburgh, New York to cover unanticipated
maintenance and repair costs not budgeted for in the Service Contracts. Projections are
based upon this management company’s experience with comparable properties. See
Footnote 7 below.

Service Contracts based on estimates as listed below. As of the date of this Offering Plan,
contracts have not been executed:

Sprinkler System: Based on an estimate from Bob Evans Fire Sprinkler Services,

Inc., Plattsburgh, New Y ork, for annual testing and inspection including testing of
the mechanical alarms, testing of the electrica alarms, main drain flow tests,
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(8)
(10)

(11)

(12)

lubricate valve stems, compl ete test and inspection report and provide such reportsto
the Board of Managers and tag and date the sprinkler system.

Common AreaCleaning: Based on an estimate by Commercia Site Serviceslocated
at 14 LaTour Avenue, Plattsburgh, New Y ork for hallway and stairway cleaning and
vacuuming, common areaglass cleaning, cleaning of common areafloorsand doors
and outdoor sweeping of walkways.

Supplies: Based on an estimate by Commercia Site Services.

Refuse Collection: Unit Owners must maketheir own individual arrangementsfor refuse and
recycling services at their own expense. These services are not provided by the
Condominium.

Insurance: Based on awritten quote by Rose and Kiernan, Inc., East Greenbush, New Y ork,
an independent insurance agency, at full replacement cost in the amount of $1,934,522 with
no co-insurance, and a $2,500.00 deductible, in accordance with Article X of the
Condominium By-Laws, and the following additional coverages:

$2,000,000.00 General Liability $1,000,000.00 per occurrence;
$ 50,000.00 Fidelity Bond; and
$1,000,000.00 Umbrella Liability.

Thegenerd liability will provide: (i) each Unit Owner will bean additional insured party; (ii)
there will be no cancellation without notice to the Board of Managers; (iii) a waiver of
subrogation; (iv) awaiver of invalidity because of the acts of the insured and Unit Owners;
and (v) awaiver of pro-ratareduction if Unit Owners obtain additional coverage.

Thefollowing coverages may be available at extracost: rent insurance; water damage; boiler
and machinery; excess liability; and garage keeper’sliability.

Each Owner shall, at such Owner’s expense, obtain adequate insurance covering fixtures,
installation or additions comprising a part of the Unit not initially installed in accordance
with the original plans and specifications, as well as their personal liability insurance for
occurrences arising from within the Owner’s Unit and/or Limited Common Elements
appurtenant to such Unit.

Article X of the By-Laws, in Part Il of the Offering Plan, sets forth complete details of
insurance to be obtained by the Condominium.

Management: Based on a written agreement by Commercia Site Services, located at 14
LaTour Avenue, Plattsburgh, an independent professional management company.
Management serviceswill include, but not necessarily belimited to, maintaining afull set of
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(13)

(14)

(15

(16)

(17)

(18)

accounting records on amodified accrual basis, billing Unit Ownersand collection Common
Charges and assessments, receive all invoices and prepare checks for Board signatures,
provide the Board with quarterly financial statements and bank reconciliations, provide the
CPA retained by the Condominium to prepare tax returns and annual financial statements,
assist the Board in the preparation of annual budgets, maintain al files and records of
Owners and the Condominium, conduct periodic property inspections, prepare service
specifications and oversee contractor services, respond to resident inquiries, attend quarterly
Board meetings and provide a report to attendees. The Sponsor believes that the
management feeisin accordance with the generally prevailing rate which would be charged
by other management companies for acondominium of the same size as the Condominium.

Accounting: Based on aquotation by Rick Martindale, CPA of Martindale, Keyser & Co.,
CPAs, located at P.O. Box 2986, 24 Margaret Street, Suite 4, Plattsburgh, New York, an
independent certified public accounting firm, to prepare an independent audit, prepare an
annua financial statement based on such audit, provide copies of the annual financial
statement to the members of the Board of Managers and prepare and filetherequired federal
and New York State tax returns.

Legal: It isnot anticipated that legal services will be required during the first year of the
Condominium’ s operation. If Common Charge collection or enforcement proceedings are
successful, the Owner of the Unit occupied by the offender shall be responsible for the legal
feesand other expensesresulting from such proceedings. Other typesof actionsor thefiling
of amendments to the Condominium’s legal documents could result in legal fees and a
special assessment.

Federal Income Taxes: It is anticipated that the Condominium will qualify under Internal
Revenue Code Section 528. See “ Opinion of Counsel” on page 58 of this Offering Plan.

NY S Franchise Taxes: It is anticipated that only the minimum franchise tax shall be due
during the first year of operation.

Miscellaneous: For unanticipated expenses. An allocation has been provided for unforeseen
or miscellaneous expenses based on Sponsor’ s experience.

Reserves: Cost estimates prepared by Sponsor based upon actual cost estimates (2009 prices)
assuming a useful life for the roof of 30 years.

It is not expected that major capital repairs or replacementswill likely be needed within the

first five (5) years of the Condominium’s operation.

Note: It isthe opinion of the Sponsor that the projected income is reasonably adequate to

meet the projected expenses for the operations of the Condominium during the first year of
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operation. Theforegoing Schedule B, however, is not intended to be, and should not be taken as, a
guaranty that the actual annual income or expensesfor the period budgeted will beasset forthinsaid
Schedule.
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SCHEDULE B-1

BUDGET FOR INDIVIDUAL ENERGY COSTS
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COMPLIANCE WITH REAL PROPERTY LAW SECTION 339-i

In accordance with the provisions of Section 339-i(1)(ii) of the Real Property Law of the
State of New Y ork, the Sponsor has set forth in the Declaration the Common Interest of each Unit.
As permitted by Section 339-i of the New York Real Property Law the percentage is in the
approximate proportion that the floor area of the Unit bears to the aggregate floor area of al Units,
taking into account the exclusive advantage enjoyed by one or more Units in parts of the Common
Elements.

CHANGESIN PRICESAND UNITS

The sdlling prices set forth in Schedule A of this Plan may only be changed by aduly filed
amendment to this Offering Plan when the changein priceisan acrossthe board increase or decrease
affecting one or more lines of Units or Unit models, or isto be advertised, or isaprice increase for
anindividual purchaser. The prices and specified terms of sale are negotiable and the Sponsor may
enter into an agreement with an individual purchaser to sell one or more Units at priceslower than
those set forth in Schedule A without filing an amendment.

No change will be madein the size or number of Unitsand/or their respective percentages of
Common Interest and no material change will be made in the size or quality of Common Elements,
except by amendment to this Offering Plan and, when applicable, to the Declaration.

Unless an affected purchaser consents, no material change will be made in Unit size, layout
or percentage of Common Interest if a Purchase Agreement has been executed and delivered to the
Sponsor for such Unit and the purchaser is not in default.

Unless all purchasers consent, no material change will be made in the size and no material
adverse change will be made in the quality of Common Elements.

INTERIM LEASES

The Sponsor reservestheright to rent any Unit that isvacant before the closing to apurchaser
or non-purchaser. Accordingly, apurchaser may be buyingaUnit that has been previously occupied.
Thereareno rental protection laws applicableto interimleases. The purchaser of such aUnit, if not
the lessee, shall purchase subject to the terms of the interim lease.

Anuncured default under the Purchase Agreement isadefault under thelease and an uncured
default under the lease is adefault under the Purchase Agreement. If an uncured default under the
lease results in adefault under the Purchase Agreement, before the Sponsor may utilize the default
under theleaseto declare adefault under the Purchase Agreement, the Sponsor must either obtain an
order of eviction or other judgment or order from acourt or agency of competent jurisdiction against
the lessee unless the | essee has vacated the Unit.

The lessee will have fifteen (15) days to vacate the Unit after a default under the Purchase
Agreement or rescission of the Purchase Agreement by the lessee.
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PROCEDURE TO PURCHASE

A prospective purchaser desiring to purchase a Unit must execute two (2) copies of the
Purchase Agreement in the form set forth in Part 1l of this Plan and return them, together with a
check for adown payment equal to the sum of (a) ten percent (10%) of the purchase price (exclusive
of the cost of any options, extras or special requests (collectively, “Options’) listed on Schedule A
of the Purchase Agreement) plus (b) the cost of any “Options’ listed on Schedule A of the Purchase
Agreement, to the office of the Sponsor. The Sponsor may, at its discretion, from time to time,
require an additional deposit or deposits for the cost of Options. The amount of the additional
deposit will depend upon the nature of the Option and may be equal to 100% of the cost of such
“Option.” Thecheck or checks should be drawn to the order of “ Stafford, Piller, Murnane, Plimpton,
Kelleher & Trombley, PLLC, as Escrow Agent.”

The Sponsor will have ten (10) days after receipt of the Purchase Agreement and down
payment check to execute the Purchase Agreement and thereafter, return one (1) fully executed
duplicate origina to the purchaser, or to reject the Purchase Agreement and, thereafter, refund the
deposit tendered. If the Sponsor does not accept the Purchase Agreement within such 10-day period,
the Purchase Agreement will be deemed to have been rejected. When, and if, accepted by the
Sponsor, the Purchase Agreement becomes binding upon the Sponsor and the purchaser.

The Sponsor will comply with the escrow and trust fund requirements of General Business
Law Sections 352-e(2)b and 352-h and the Attorney General’ s regulations promulgated pursuant
thereto, and all funds paid by purchasers shall be handled in accordance with those statutes and
regulations.

At closing, the purchaser will be required to execute and deliver to the Sponsor a Power of
Attorney (aform of which is set forth in Part 11 of this Plan) granting the Board of Managers the
authority to act, with regard to (@) the acquisition of any Unit that isabandoned by its owner, subject
to foreclosure or otherwise available for purchase by the Board of Managers; (b) the conveyance,
sale, lease, mortgage or voting right of such aUnit; and (c) the leasing of portions of the Common
Elements. Failureto execute and deliver aPower of Attorney constitutes a breach by the purchaser
under the Purchase Agreement.

Generally, apurchaser will be afforded no fewer than three (3) business days to review this
Plan (including all fixed amendments) prior to signing a Purchase Agreement. However, for the
convenience of some purchasers, the Sponsor may, at its option, permit a purchaser to sign a
Purchase Agreement prior to the expiration of such three (3) day period. In such event, and only in
such event, the purchaser will be afforded seven (7) days after delivering an executed Purchase
Agreement and the required down payment to have the full deposit promptly refunded. The
purchaser must either personally deliver awritten notice of rescission to the Sponsor or the Selling
Agent within the seven (7) day period or mail the notice of rescission to the Sponsor or the Selling
Agent and have the mailing postmarked within the seven (7) day period. Purchaser to whom this
optionisgivenwill, prior to signing a Purchase Agreement, be given acopy of the lead-based paint
information pamphlet in Part 11 of this Plan and an opportunity to read the pamphlet.
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Therisk of lossto the Unit by fire or other casualty remains with the Sponsor, unless or until
a purchaser taking actual possession of the Unit pursuant to alease or written agreement or titleto
the Unit is conveyed to the purchaser.

If a Purchase Agreement is contingent upon the purchaser obtaining a mortgage loan
commitment, the purchaser shall make application for such loan within five (5) days of the date of
receipt of notice of the Sponsor’ s acceptance of the Purchase Agreement. The purchaser will notify
the Sponsor, within thirty (30) days of the date of the Sponsor’s acceptance of the Purchase
Agreement, whether or not such loan has been obtained and shall provide the Sponsor with acopy of
the commitment letter promptly thereafter. In the event a mortgage loan commitment lapses or
expires prior to closing, and the purchaser has made a good-faith effort to extend the commitment,
the Sponsor must grant to such purchaser a right of rescission and a reasonable period of time to
exercise such right.

The Building was constructed circa1924. Considering the age of the Building, the Sponsor
isassuming that there are areas of |ead-based paint inthe Building. Therefore, theentireBuildingis
being treated asthough thereislead-based paint. The Sponsor has no reports or records pertaining
to lead-based paint and/or lead-based paint hazards in the Condominium. A copy of a pamphlet
approved by the United States Environmental Protection Agency (“EPA”) on identifying and
controlling lead-based paint hazardsisincluded in Part |1 of this Plan. The EPA required disclosure
formisattached to the Purchase Agreement in Part 11 of thisPlan. Each purchaser will berequiredto
initial and sign the form in the spaces provided.

Asindicated in the EPA pamphlet, lead-based paint is not usually harmful if itisin good
condition. However, deteriorating lead-based paint (peeling, chipping, chaking, cracking or
damaged) does present ahazard. The Sponsor has mechanically removed all |oose |ead-based paint
on flat surfaces and has painted al flat surfaces with acrylic paint. To the best of Sponsor’s
knowledge, no governmental agency hasruled asto whether such repainting isor isnot an effective
interim measure for treating areas painted with |ead-based paint. However, each purchaser hasthe
right to conduct, at his own expense, arisk assessment or inspection for the presence of |ead-based
paint and/or lead-based paint hazards. If a purchaser desiresto conduct such an assessment or
inspection, he must conduct the same within ten (10) days of the date the Purchase Agreement is
accepted by the Sponsor A purchaser may, at his sole option agree, in writing, to a shorter time
period and may waive the right to conduct such an assessment or inspection entirely.

If apurchaser timely conducts such an inspection or assessment and notifiesthe Sponsor, in
writing, that the purchaser is dissatisfied with the results, the Sponsor shall have the option of either
() remedying the defect to purchaser’s reasonable satisfaction or (b) cancelling the Purchase
Agreement and returning all deposits made by the Purchaser. The notice from the purchaser to the
Sponsor must include a copy of the inspection or assessment performed by purchaser’s contractor
and must be delivered to Sponsor no later than five (5) days of purchaser’ sreceipt of the report and,
inal events, no later than twenty (20) days after the Purchase Agreement is accepted by Sponsor (or
shorter period of time as agreed to in writing).

The Sponsor is not offering financing to prospective purchasers. Prospective purchasers must
secure their own financing, if desired.
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Any conflict between the terms of the Purchase Agreement and thetermsof thisPlan shall be
resolved according to the terms of this Plan.

After this Offering Plan has been declared effective (see page 35), the Sponsor will fix dates
for theclosing of titleto al Unitsfor which Purchase Agreements have been executed by mailing or
personally delivering notice on each purchaser stating the date of the first closing and setting such
purchaser’s closing date no less than thirty (30) days before the date set for the closing of the Unit.
Purchasers may waive this thirty (30) day provision by sending written notice to the Sponsor after
receiving written notice from the Sponsor declaring the Offering Plan effective. Notwithstanding the
foregoing, no closing shall occur until atemporary or permanent Certificate of Occupancy isissued
by the City of Plattsburgh for such Unit and/or the entire Building.

In the event a purchaser defaults, the Sponsor shall give the defaulting purchaser at |east
thirty (30) written days to cure such default before forfeiture of the purchaser’s deposit may be
declared.

The Sponsor anticipates the first closing to occur on or about January 15, 2011. If such date
is delayed twelve (12) months or more, purchasers will be offered rescission.

Pursuant to Section 17 of the Purchase Agreement, if the purchaser failsto perform any of the
purchaser’s obligations set forth in the Purchase Agreement, the Sponsor may, at its option: (1)
charge the purchaser interest on the unpaid balance of the purchase price at the annual percentage
rate equal to prime rate as published in The Wall Street Journal, (2) seek specific performance by
purchaser of purchaser’s obligations under the Purchase Agreement, or (3) cancel the Purchase
Agreement upon written notice to the purchaser, provided, however, the Sponsor shall afford the
purchaser at least thirty (30) days to cure the purchaser’s default before the forfeiture of the
purchaser’s deposit may be declared. Additionally, the Sponsor shall be entitled to recover, as
liquidated damages, the actual costsincurred by the Sponsor for any Optionsto the Unit which were
contracted for by the purchaser either initially as apart of the Purchase Agreement or subsequent to
the signing of the Purchase Agreement, plusthe deposit which deposit isequal to ten percent (10%)
of the base purchase price of the Unit, not including the costs of any Options. Thereare no “time of
the essence” provisions in the Purchase Agreement.

The Purchase Agreement and this Plan may not contain, or be modified to contain, a
provision waiving purchaser’ srights or abrogating the Sponsor’ s obligations under Article 23-A of
the New Y ork State General Business Law.

A Purchase Agreement may not be assigned by the purchaser without the Sponsor’s prior
written consent, which may be withheld in the Sponsor’ s sole discretion.
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ESCROW TRUST FUND PROVISIONS

The Account/Escrow Agent:

All deposits, down payments, or advances made by purchasers prior to closing of each
individua transaction will be placed, within five (5) business days after the Purchase Agreement is
signed by the Sponsor and the purchaser, in asegregated, specia escrow account of Stafford, Piller,
Murnane, Plimpton, Kelleher & Trombley, PLLC, the Escrow Agent, whose address is One
Cumberland Avenue, Plattsburgh, New Y ork 12901 and whosetel ephone number is (518) 565-4400.

Escrow Agent is alaw firm with attorneys duly admitted to practice in the State of New Y ork.

The signatories of this account authorized to withdraw funds are Susanna S. Piller, Thomas
M. Murnane, Thomas W. Plimpton, Jacqueline M. Kelleher and Heather Deore West.

The escrow account is an Interest-On-Lawyers Account (“IOLA™). Interest earned on the
account ispaid directly to New Y ork State. Accordingly, neither the Purchaser nor the Sponsor will
receive any interest on the deposit.

The name of the account is* Stafford, Piller, Murnane, Plimpton, Kelleher & Trombley IOLA
Trust Account.” The escrow account is maintained with NBT Bank. A branch of NBT Bank is
located at 83 Margaret Street, Plattsburgh, New York. As of the date of this Plan, the Federal
Deposit Insurance Corp. (“FDIC”) insuresall moniesin IOLA accounts, without limit. However, on
and after January 1, 2011, the maximum insurance protection provided by FDIC will be $100,000 for
all depositsin the Escrow Account from each purchaser. Depositsin excess of $100,000 will not be
federally insured. Purchasers should also note that monies they have on deposit in NBT Bank will
count toward this $100,000 limit.

Payments:

All fundsreceived from purchasers, whether intheform of checks, drafts, money orders, wire
transfers, or other instruments which identify the payor, shall be made payableto or endorsed to the
order of “Stafford, Piller, Murnane, Plimpton, Kelleher & Trombley, PLLC, as Escrow Agent.”

A copy of the escrow agreement referred to herein, which incorporates the terms of the
Attorney General'sregulationsset forthin 1I3NY CRR 820.3(0), isincluded in Part 11 of this Offering

Plan.

Notification to Purchaser:

Within ten (10) business days after tender of the deposit submitted with the Purchase
Agreement, the Escrow Agent will notify the purchaser that such funds have been deposited into the
escrow account and will provide the account number for said account. If the purchaser does not
receive notice of such deposit within fifteen (15) business days after tender of the deposit, the
purchaser may either cancel the purchase and rescind his contract, so long astheright to rescind is
exercised within ninety (90) days after tender of the deposit, or apply to the Attorney General for
relief. Rescission may not be afforded where proof satisfactory to the Attorney General is submitted

33



establishing that the escrowed fundswere timely deposited and requisite notice wastimely mailed to
the purchaser in conformity with the Attorney General's regul ations.

Escrow Revisiong/Alternatives to Escrow Account:

Beforefundsaretransferred to anew escrow account, or if the Escrow Agent isreplaced, this
Offering Plan must be amended to provide the same full disclosure with respect to the new account,
the escrow agent and the escrow agreement as was originally provided. A bond, letter of credit or
other security may be substituted for the escrow account only after the Department of Law approves
inwriting the use of such alternate form of security in accordance with 13 NY CRR 820.3(0)(3), (4)
or (5). Atthistime, the Sponsor has no intention to arrange for a substitute for the escrow account,
but reserves the right to amend this Plan to provide for an alternative to escrow.

Release of Funds:

Under no circumstances shall Sponsor apply for rel ease of the escrowed funds of adefaulting
purchaser until after consummation of this Plan. Consummation of this Offering Plan does not
relieve the Sponsor of its obligations pursuant to GBL Section 352-h.

The Escrow Agent will hold funds in escrow until otherwise directed in:
@ awriting signed by both Sponsor and purchaser; or

(b) a determination of the Attorney Genera pursuant to the dispute resolution
procedures contained in the Attorney General's regulations; or

(c) ajudgment or order of acourt of competent jurisdiction.

However, if thereisno written agreement between the partiesto rel ease the escrowed funds,
the Escrow Agent will not pay the funds to the Sponsor until the Escrow Agent has given the
purchaser written notice of not fewer than ten (10) business days of the Escrow Agent’ sintention to
release the deposit. Thereafter, the funds may be paid to the Sponsor, unless the purchaser has
already made application to the Department of Law pursuant to the dispute resol ution provisions of
the Attorney General regulations and has so notified the Escrow Agent in accordance with such
provisions.

Notwithstanding theforegoing provisions of this Section entitled “RELEASE OF FUNDS' to
the contrary, the Escrow Agent shall, without notice to the purchaser, release that portion of the
escrow funds which were received by the Sponsor for a particular upgrade, extra or special request
(collectively, “Options’) upon receipt by the Escrow Agent of written notice from the Sponsor
stating that such portion will be applied or has been applied by the Sponsor to pay, in wholeor in
part, for such Options.

The Sponsor will not object to the release of the escrowed funds to:



Q) a purchaser who timely rescinds in accordance with an offer of rescission
contained in this Plan or an amendment to this Plan;

2 al purchasers after an amendment abandoning this Plan isaccepted for filing
by the Department of Law.

Disputes:

In the event of a dispute, the purchasers and the Escrow Agent may apply to the Attorney
General for adetermination on the disposition of the down payment. Sponsor must make such an
application if thereisadispute that needsto beresolved. A form for thispurposeisset forth in Part
11 of thisOffering Plan. The party applying for adetermination shall contemporaneously sendto all
other parties a copy of such application.

Pending the determination of the Attorney Genera to grant or deny the application, the
Sponsor, the purchaser and the Escrow Agent shall abide by any interim directive issued by the
Attorney General.

If the application permitting release of funds is granted, the deposit shall be disposed of in
accordance with the determination of the Attorney General, subject to any court action in which
preliminary relief is granted.

The Attorney General shall act upon the application within 30 days after its submission tothe
Department of Law, by either making a determination or notifying the parties that an extension of
time in which to do so is necessary for stated reasons.

If the application seeking release of fundsis denied, the Escrow Agent shall continueto hold
the deposit and any interest earned, if any, thereon until:

@ both the Sponsor and purchaser direct payment to a specified party in
accordance with a written direction signed by both the Sponsor and
purchaser;

(b) a judgment or order of a court of competent jurisdiction is served on the

escrow agent; or
(© the Escrow Agent deposits the disputed amount into court.
In no event shall the Escrow Agent release funds in dispute, other than a payment of such
funds into court, until such dispute is finally resolved either by determination of the Attorney

General, by order or judgment of a court of competent jurisdiction or by written agreement of the
Sponsor and the purchaser.
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Records on File:

The Escrow Agent will maintain all records concerning the escrow account for seven (7)
years after the release of funds. Upon the dissolution of any law firm which was the Escrow Agent,
theformer partners or members of the firm shall make appropriate arrangementsfor the maintenance
of these records by one of them or by the successor firm and shall notify the Department of Law of
such transfer.

Waliver Void:
Any provision of any contract or agreement, whether oral or in writing, by which apurchaser
purportsto waive or indemnify any obligation of the Escrow Agent holding trust fundsis absol utely

void.

Trust Obligation of Sponsor:

The Sponsor hasentered into an Escrow Agreement with Stafford, Piller, Murnane, Plimpton,
Kelleher & Trombley, PLLC, asEscrow Agent, to hold all moniesreceived by the Sponsor, directly,
or through its agents or employees, in an IOLA account in the name of “ Stafford, Piller, Murnane,
Plimpton, Kelleher & Trombley IOLA Trust Account.” The escrow account ismaintained at NBT
Bank. NBT Bank hasabranch located at 83 Margaret Street, Plattsburgh, New Y ork. All fundswill
be held until after consummation of the Offering Plan and shall continue to be held until closing.
Additionally, Section 71-a(3) of the Lien Law provides, in part, that, if requested by the purchaser,
purchaser’s down payments are to be placed in an interest-bearing account. However, the costs of
establishing and maintaining this account shall be charged and deducted from the interest accrued.

EFFECTIVE DATE

The offering by the Sponsor under this Offering Plan is contingent upon this Plan being
declared effective and upon compliance with the relevant conditions and time periods described in
this Offering Plan. This Plan may, at Sponsor’s option, be declared effective when bona-fide
purchasers, including investors, have signed Purchase Agreements with respect to one (1) Unit,
representing more than fifteen percent (15%) of the Units, and must be declared effective when
purchasers, including investors, have signed Purchase Agreements with respect to five (5) Units,
representing more than eighty percent (80%) of the Units. However, purchasers should notethat in
the current real estate market, banks and other lenders are imposing various restrictions on loans.
Such restrictionsinclude requiring that a certain percentage (for example, 50% or more) of the Units
inabuilding be sold or under contract beforethelender will consider makingaloan. Thus, it may be
possible for apurchaser to experience difficulty obtaining aloan in abuilding where the percentage
of Units purchased islower than alender’s particular sales minimum.

This Offering Plan will be declared effective (if at all) either by: (a) an amendment to this
Offering Plan, or (b) personal service of anotice on each purchaser or by commencement of service
by mail in the manner required by Section 20.3 of Title 13 NY CRR stating that this Offering Plan
was declared effective on aparticular date, the percentage used to declare this Offering Plan effective
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and alist of the Units being counted to meet the minimum percentage to declare it effective. The
first closing may not occur until the Offering Plan is declared effective and the effectiveness
amendment is accepted for filing by the Department of Law.

This Offering Plan will not be declared effective based on Purchase Agreements:(1) signed
by purchaserswho have been granted aright of rescission that has not yet expired or been waived; or
(2) if the purchaser was not afforded the protection required by Section 20.3(0)(15) of Part 20 of
Title 13 NYCRR (see below); or (3) with any purchaser who is the Sponsor, selling agent or
managing agent or isaprincipal of the Sponsor, selling agent or managing agent by blood, marriage
or adoption or as a business associate, an employee, a shareholder of alimited partner, except that
such a purchaser, other than the Sponsor or a Principa of the Sponsor may be included if the
Sponsor has submitted proof satisfactory to the Department of Law establishing that the purchaser is
bona-fide.

Section 20.3(0)(15) of Part 20 of Title 13 NYCRR requires that, at Sponsor’s option,
purchasers will be afforded: (i) not fewer than three (3) business days to review this Offering Plan
and all filed amendments prior to executing a Purchase Agreement; or (ii) at Sponsor’s option, not
fewer than seven (7) days after delivering an executed Purchase Agreement, together with the
required deposit, to rescind the Purchase Agreement and have the full deposit refunded promptly.
The purchaser must either personally deliver awritten notice of rescission to the Sponsor or selling
agent within the seven (7) day period or mail the notice of rescission to the Sponsor or selling agent
and have the mailing postmarked within the seven (7) day period.

This Offering Plan may be withdrawn or abandoned by the Sponsor for any reason
whatsoever at any time prior to its being declared effective. If this Offering Plan is abandoned,
within ten (10) days after abandonment, all monies paid by purchasers shall be refunded in full, to
each such purchaser. Written notice thereof shall be served simultaneously by the Sponsor with the
Department of Law and all purchasersin the manner referred to above for serving amendments.

The Sponsor may not abandon this Offering Plan after declaring it effective for any reason
other than: (i) adefect in title which cannot be cured without litigation or cannot be cured for less
than $7,050.00; or (ii) substantial damage or destruction of the Building by fire or other casualty
which cannot be cured for less than $7,050.00; or (iii) the taking of any material portion of the
Property by condemnation or eminent domain. The $7,050.00 figure excludes any attorney’ sfeesor
any such title defects or determinations of any authority or regulatory association which existed on
the date of presentation of this Offering Plan and are either known to the Sponsor or are amatter of
public record.

TERMSOF SALE

The Sponsor will transfer title to a Unit by means of abargain and sale deed, with covenant
against grantor’s acts, a copy of which is set forth in Part 1l of this Offering Plan.

A complete copy of the Purchase Agreement is set forth in Part 11 of this Offering Plan. If a
Purchase Agreement is contingent upon the purchaser obtaining a mortgage loan commitment, the
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purchaser shall make application for such loan within five (5) days of the date of receipt of notice of
the Sponsor’ s acceptance of the Purchase Agreement. The purchaser will notify the Sponsor, within
thirty (30) daysfrom the date of the Sponsor’ s acceptance of the Purchase Agreement whether or not
such loan has been obtained and shall provide the Sponsor with a copy of the commitment |etter
promptly thereafter. Inthe event amortgage loan commitment lapsesor expiresprior to closing, and
the purchaser has made agood-faith effort to extend the commitment, the Sponsor must grant to such
purchaser aright of rescission and areasonable period of time to exercise such right.

The Building was constructed circa1924. Considering the age of the Building, the Sponsor
isassuming that there are areas of |ead-based paint inthe Building. Therefore, theentireBuildingis
being treated asthough thereis|ead-based paint. The Sponsor hasno reportsor recordspertainingto
lead-based paint and/or lead-based paint hazards in the Condominium. A copy of a pamphlet
approved by the United States Environmental Protection Agency (“EPA”) on identifying and
controlling lead-based paint hazardsisincluded in Part |1 of this Plan. The EPA required disclosure
formisattached to the Purchase Agreement in Part 11 of thisPlan. Each purchaser will berequiredto
initial and sign the form in the spaces provided.

All loose paint on flat surfacesisbeing mechanical removed and al flat surfaceswill bere-
painted with acrylic latex paint. Asindicated inthe EPA pamphlet, |ead-based paint is not usually
harmful if it isin good condition. However, deteriorating lead-based paint (peeling, chipping,
chalking, cracking or damaged) does present ahazard. The Sponsor has mechanically removed all
loose lead-based paint on flat surfaces and has painted all flat surfaceswith acrylic paint. Tothe best
of Sponsor’ sknowledge, no governmental agency hasruled asto whether such repaintingisor isnot
an effective interim measure for treating areas painted with lead-based paint. However, each
purchaser has the right to conduct, at his own expense, a risk assessment or inspection for the
presence of |ead-based paint and/or |ead-based paint hazards. If apurchaser desiresto conduct such
an assessment or inspection, he must conduct the same within ten (10) days of the date the Purchase
Agreement is accepted by the Sponsor A purchaser may, at his sole option agree, in writing, to a
shorter time period and may waive the right to conduct such an assessment or inspection entirely.

If apurchaser timely conducts such an inspection or assessment and notifiesthe Sponsor, in
writing, that the purchaser is dissatisfied with the results, the Sponsor shall have the option of either
() remedying the defect to purchaser’s reasonable satisfaction or (b) cancelling the Purchase
Agreement and returning all deposits made by the Purchaser. The notice from the purchaser to the
Sponsor must include a copy of the inspection or assessment performed by purchaser’s contractor
and must be delivered to Sponsor no later than five (5) days of purchaser’ sreceipt of the report and,
inal events, no later than twenty (20) days after the Purchase Agreement is accepted by Sponsor (or
shorter period of time as agreed to in writing).

Pursuant to Section 19 of the Purchase Agreement, if between the date of the Agreement and
the Closing date the Unit is damaged by fire or other casualty, the following shall apply:

1 The risk of loss to the Unit by fire or other casualty is assumed by the Sponsor
(unless and until the purchaser takes possession of same, at which time such risk
shall be automatically assumed by the purchaser), but without any obligation by the
Sponsor to repair or restore the Unit, except that if the Sponsor elects to repair or
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restore the Unit, the Purchase Agreement shall continuein full force and effect and
the purchaser shall not have the right to reject title or receive a credit against, or
abatement of, the purchase price. If the Sponsor so elects to repair or restore the
Unit, the Sponsor shall be entitled to a reasonable period of time within which to
complete the repair or restoration. Any proceeds received from insurance or in
satisfaction of any claim or action in connection with such loss shall, subject to the
rights of the Board of Managers and other Ownersif the Declaration has theretofore
been recorded, being entirely to the Sponsor. The provisions of the preceding
sentence shall survive the delivery of the deed to the purchaser.

2. In the event the Sponsor notifies the purchaser that it does not elect to repair or
restorethe Unit, or, if the Declaration has been recorded prior thereto and the Owners
do not resolve to make such repairs or restoration pursuant to the By-Laws, the
Agreement shall be deemed cancelled and of no further force or effect and the
Sponsor shall promptly return to the purchaser al sumsdeposited under the Purchase
Agreement, withinterest if any. Upon such payment, the parties shall bereleased and
discharged from all obligations and liability under the Agreement and this Offering
Plan. Notwithstanding the foregoing, if the purchaser is in default under the
Agreement (beyond the applicable grace period, if any), the Sponsor shall retain all
such sums as and for liquidated damages.

A closing may take place concurrently with the issuance of a temporary or permanent
certificate of occupancy for the entire Building or a partial temporary or permanent certificate of
occupancy for the Unit scheduled for closing or for the entire Building.

Titleto each Unit and the appurtenant interest in the Common Elementsfor such Unit will be
conveyed at the closing freeand clear of al liens, encumbrancesand title exceptions other than those
described in the Declaration and this Offering Plan and the proposed Unit Deed. Title exceptions
include, but are not limited to,(1) a permanent easement for ingress and egress by vehicles and by
foot across the Land in favor of the owners of the property on the westerly boundary line of the
Condominium and their guests and visitors, (2) any state of facts shown on the“ Existing Easements’
survey of the Property prepared by AES Northeast, PLLC dated February 8, 2006 (Sheet VV-101)
and(3) any additional state of facts a subsequent survey would show, provided that such additional
state of facts does not render title unmarketable.

The Sponsor is financing the renovation of the Condominium with its own funds and does
not intend to obtain any financing from other sources which would require that amortgage be placed
on the Condominium. If the Sponsor’s plan of financing changes and the Sponsor obtains aloan
which is secured by a mortgage on the Condominium, then at the time of the conveyance of title to
the first Unit, the mortgagee will either:

1. Consent to the formation of the condominium and acknowledge that itslien will be
limited to the Unsold Condominium Unitsand their gppurtenant Common Interestsin
the Common Elements;

2. Subordinate the lien of its mortgage to the Declaration of the Condominium; or
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3. Releaseitslien on the Unit being conveyed and on the associated Common Interest in
the Common Elements.

All personal property located in aUnit (other than the model Unit or the sales office) on the
date the Purchase Agreement is signed or located within the Common Elements (other than
construction equipment) on the date the Declaration isfiled that is owned by the Sponsor isincluded
in the conveyance unless specifically excluded in the Purchase Agreement or the Declaration.
Personal property owned by the Sponsor in the model Unit or the sales office is excluded from the
conveyance unless expressly included in the Purchase Agreement.

The Units are being sold with the Sponsor’s Limited Warranty. The Limited Warranty
offered by the Sponsor is set forth in Part 11 of thisPlan. That Limited Warranty excludes all other
warranties on the construction, renovation and sale of the Unit and its components, both expressand
implied. There are no warranties which extend beyond the face of that Limited Warranty. The
Limited Warranty excludes all consequential and incidental damages except as required by New
York State Law. (A copy of the Limited Warranty is set forth beginning on page 141.)
NOTWITHSTANDING ANYTHING STATED ABOVE, THE SPONSOR HAS THE
ABSOLUTE DUTY TO CONSTRUCT THE PREMISES SUBSTANTIALLY IN
ACCORDANCEWITHALL APPLICABLE AND FILED PLANSAND SPECIFICATIONS.

In accordance with the New Y ork Condominium Act (Real Property Law Article 9-B), prior
tothefirst transfer of titleto aUnit, the Sponsor shall record the Declaration and By-Laws, together
with such other documents as may be required by law, in the office of the Clinton County Clerk.

UNIT CLOSING COSTSAND ADJUSTMENTS

Pursuant to Sections 5 and 6 of the Purchase Agreement set forth in Part 11 of this Offering
Plan, as of the date of closing, each purchaser will be responsibleto pay the following costs (among
others): adjusted real estate taxes computed on a yearly basis, Common Charges prorated for the
month of closing and in full for the month following the month in which the closing occurs, payment
to the Sponsor for aportion of the mortgage recording tax paid by the Sponsor, and repayment to the
Sponsor for aportion of the Sponsor’ sloan to the Condominium Working Capital Fund. Estimated
monthly Condominium Common Charges and estimated monthly real estate taxes, are set forthin
Schedule A of this Offering Plan.

Additional estimated closing costs based on the price of a Unit costing $260,000, with a
mortgage equal to seventy-five percent (75%) of the purchase price (i.e., $195,000) would be:

Mortgage Recording Tax (1) $ 1,950.00
Mortgage Recording Fee (2) $ 115.00
Deed Recording Fee (2) $ 65.00
Power of Attorney Recording Fee (2) $ 60.00
Capital Gains Tax Affidavit Filing Fee (3) $ 5.00
Real Property Transfer Report Filing Fee (3) $ 125.00
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Mortgagee Title Insurance (if required by the Lending Institution)(4) $ 975.00
Transfer Taxes (5) $ 1,046.00
Bank Attorney’s Fees (6) $ 650.00

TOTAL $ 4,991.00

(1) Mortgage Recording Tax. The purchaser’s portion of the mortgage tax rate for Clinton
County is approximately 1% of the principal amount of the mortgage ($195,000 x 1% = $1,950). If
the principal amount of the mortgage is higher or lower than the example above, the amount of the
mortgage recording tax would change proportionately. For example, the mortgagerecordingtax ona
mortgage of $206,000 would be approximately $2,060 ($206,000 x 1%).

(2) Recording Fees. Recording fees are calculated at $5.00 per page plus $45.00 for the
instrument to berecorded. The estimated fees above are based upon afourteen (14) page mortgage,
afour (4) page deed and athree (3) page Power of Attorney.

(3) Statutory Fees. The statutory fee for filing the Combined Real Property Capital Gains
Tax Affidavit and Credit Line Mortgage Affidavit (New Y ork State Form TP-584) is $5.00 and for
the filing the Real Property Transfer Tax form (New Y ork State Form RP-5217) is $125.00.

(4) Titlelnsurance. Theratesfor feetitleinsurance and mortgagetitle insurance are based
upon quotations from standard rate tables. The exampl e shown aboveis based upon the sales prices
for Units 4 and 5 ($260,000) and assumes a mortgage equal to 75% of the sales price ($195,000).

Set forth below is a chart showing the title insurance premiums for afee policy, purchased
separately, a mortgage policy, purchased separately, and a fee policy and a mortgage policy
purchased simultaneously. The premiums are based upon the sale prices for the Units set forth in
Schedule A and assume that the amount of the mortgage is equal to 75% of the sales price.

Fee Policy Mortgage Policy Fee Policy and Mortgage Policy

Unit Purchased Separately  Purchased Separately Purchased Simultaneously
1 $ 746.00 $ 73200 $ 966.00
3 $ 834.00 $ 818.00 $ 1,079.00
4 $ 1,155.00 $ 918.00 $ 1,430.00
5 $ 1,195.00 $ 918.00 $ 1,470.00
6 $ 976.00 $ 957.00 $ 1,263.00
7 $ 810.00 $ 795.00 $ 1,049.00

The cost of tax searches and standard endorsements generally add about $50-75 to the
amount of the premium. The foregoing rates are those in effect on May 1, 2010 and are subject to
change.

(5) Transfer Tax. Thetax is equa to $2.00 for each $500 of the purchase price (or any
fraction thereof) of the Unit (excluding personal property, but including Options). Thetax shownin
the example above is based upon the selling price for Units 4 and 5 ($260,000) as shown on
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Schedule A of thisPlan. Based upon the selling prices shown on Schedule A for the other Units, the
transfer tax would be $744 for Unit 1, $889 for Unit 3, $1,106 for Unit 6 and $844 for Unit 7.
Although this tax is in the first instance an obligation of the Sponsor, pursuant to the Purchase
Agreement and as allowed by New Y ork law, the purchaser is obligated to pay the transfer tax due
on the sale. When paid by the purchaser, the tax is additional consideration upon which thetax is
computed.

(6) Bank Attorney’s Fees. THIS FEE IS AN ESTIMATE ONLY. Each purchaser who
obtains amortgage will be responsible for the banking institution’ s attorney’ sfees, which will vary
from lender to lender and from attorney to attorney.

Additional costs may be:
1 Origination fees as may be required by the lender.
2. Purchaser’ s own attorneys' fees.

3. Any other lender’ s fee associated with the obtaining of a mortgage.

Thereisno guarantee or warranty that any of the above costs and/or rateswill not change by
the time of closing on any Unit.

If Units have not been separately assessed for real estate tax purposes prior to the closing of
title to the first Unit, the Sponsor will place in escrow, in the name of the Board of Managers, an
amount equal to thereal estate taxeswhich will belevied against each Unit for the six-month period
following the first closing and may collect from each purchaser at each Unit closing the estimated
amount of taxes attributable to such Unit for the balance of the six-month period. The Board of
Managerswill pay thereal estate taxesfrom the escrow account when taxes are due and payableand
thefunder of the escrow account will be entitled to reimbursement from Unit Ownersto the extent of
the actual assessments. Real estate taxesfor each Unit asestimated by Donald Duley & Associates,
alicensed real estate broker, are set forth in Schedule A, Columns (G) and (1), of this Offering Plan.

Purchasers are not required to pay any portion of the Sponsor’s attorneys' fees.

RIGHTS AND OBLIGATIONS OF THE SPONSOR

The following are the rights and obligations of the Sponsor under this Plan and Applicable
Law with respect to this Plan:

a Sponsor intendsto rehabilitate the existing building located at Grand IdeView Way,
Plattsburgh, New Y ork into six (6) residential Unitsand related improvements. The
Condominium has frontage on U.S. Oval which isapublic street maintained by the
City of Plattsburgh. The Condominium will be completed within two (2) years
following the filing of this Plan with the New Y ork State Department of Law.

b. All representations made by Sponsor under this Offering Plan, together with all
obligations of Sponsor pursuant to the General Business Law, and any additiona

42



obligations contained in this Offering Plan which are to be performed subsequent to
the closing date will survive delivery of the deed.

The Sponsor agreesto pay all Common Charges, specia assessmentsand real estate
taxes with respect to the Unsold Units. The Sponsor has the financial resources to
meet its obligations with respect to the Unsold Units. The source of such resourcesis
from the projected sales of the Units. The Sponsor has not and will not post any
bond or security to secure Sponsor’s obligations under this Plan. Accordingly, the
Sponsor may not be able to meet its obligations under this Plan (including without
l[imitation, its obligation with respect to the Unsold Units).

The Sponsor will build and compl ete the Condominium substantially in accordance
with the plans and specifications set forth in this Offering Plan. However, in the
event the Sponsor isunabl e to obtain the exact materials specified ontheplansandin
the specifications through Sponsor's ordinary and usua source of supplies, the
Sponsor hastheright to substitute materials of equal (or better) pattern, design, color
and quality. In no event will Sponsor substitute equipment or materials of lesser
quality or design. The Sponsor also has the right to: (1) determine the grading,
elevation and design (including reversal of Building layout) of the Unit tofit into the
general pattern of the Condominium; (2) dter interior layout to meet the
requirements of individual purchasers; (3) substitute equipment and materials; and
(4) dlter location on the site if the grade and/or contour of the land so requires;
provided, however, that the Sponsor may not substitute equipment or materials of a
lesser quality or design or change the size or location of the Building, the Units, or
Common Elementsif such changes would affect the percentage of Common Interests
or adversely affect the value of any Unit to which title has closed or for which a
purchase agreement has been executed and is in effect unless all affected Unit
Owners and contract vendees consent in writing to such change.

The Sponsor will pay, or cause to be paid, al contractors, subcontractors and
materialmen and all othersinvolved, for authorized and proper work performed and
fixtures, materia and equipment supplied or installed in connection with the
improvements of the Common Elements and will cause any and all mechanicsliens
arising out of such construction and equipment to be discharged or bonded promptly
after the filing of any such lien.

Prior to thetransfer of titleto thefirst Unit, Sponsor will record the Condominium’s
Declaration in the Clinton County Clerk's Office.

The Sponsor hasthe obligation to defend any suits or proceedingsdirectly arising out
of Sponsor's acts or omissions and to indemnify the Board of Managers against any
claims or losses directly arising therefrom.

Prior to closing title to any Unit, Sponsor shall obtain a permanent Certificate of
Occupancy for the Building, or, alternatively, shall obtain a partial or temporary
Certificate of Occupancy for the particular Unit. The Sponsor will obtain a
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permanent Certificate of Occupancy for the Property within two (2) years of the
closing on thefirst Unit. Thefirst closing may occur concurrently with theissuance
of atemporary or partial certificate of occupancy for the Unit and/or the Building. If
the certificate of occupancy is temporary or partial, the Sponsor is required to
maintain all deposits and funds in the special escrow account required by General
Business Law Section 352-e(2-b) unless the Sponsor’s engineer, architect or other
qualified expert certifies that a lesser amount will be reasonably necessary to
complete the work needed to obtain a permanent certificate of occupancy, in which
case the sum exceeding the amount so certified by the Sponsor’ s engineer, architect
or other qualified expert may be released from the special escrow account.
Alternatively, the Sponsor must deposit with the escrow agent an unconditional,
irrevocable letter of credit, post a surety bond in the amount so certified or provide
other collateral acceptable to the Department of Law.

Units are being sold with the Sponsor’s Limited Warranty. The Limited Warranty
offered by the Sponsor is set forth in Part Il of this Plan. That Limited Warranty
excludesall other warranties on the construction, renovation and sale of the Unit and
its components, both express and implied. There are no warranties which extend
beyond the face of that Limited Warranty. The Limited Warranty excludes all
consequential and incidental damages except as required by New Y ork State Law.

Tothe extent permitted by law, the Sponsor, upon compl etion of the construction and
installation of the Common Elements constructed or installed by the Sponsor, shall
deliver to the Board of Managersaset of "asbuilt" plans and specificationsfor such
Common Elements.

Sponsor has retained certain rightsin the Declaration including, without limitation,
the right (1) of access to complete construction of the Common Elements and the
Units, (2) to grant easements to alow for the development and sale of the
Condominium (including, without limitation, al parking spaces in the
Condominium), and (3) to maintain saes and construction offices on the
Condominium Property (including without limitation in one or more Units)(see
Section 6.03 of the Declaration), and (4) to grant utility easementsto its affiliate to
devel op property contiguousto the Condominium which isowned on the date of this
Plan by an affiliate of the Sponsor. Asdiscussed morefully on page 17 of thisPlan,
the affiliate intends (but is not obligated to) develop such property as an 11 Unit
residential Condominium. With respect to the exercise of the right set forth in
Section 6.03 of the Declaration, the Sponsor agrees to (i) repair any damages
negligently caused by it within a reasonable period of time after completion of the
Condominium or when such rights are no longer needed, whichever first occurs; (ii)
to hold the Condominium harmless from all liabilities directly caused by the
Sponsor's willful misconduct or negligent exercise of such rights; and (iii) to use
reasonabl e effortsto minimizeinterference with the use of the Property by other Unit
Owners.



As long as Sponsor has Unsold Units that are offered for sale pursuant to this
Offering Plan, Sponsor shall amend this Offering Plan whenever thereisachangein
the budget or when one (1) year has passed since the budget was last updated. The
prior year'sreviewed financial statementsfor the Condominium must beincludedin
said annual disclosure amendments. The financial statements shall comply with 13
NY CRR 8§20.3 and be submitted within three months of the end of the latest fiscal
year of operation of the Condominium.

At or prior to the first closing of the Unit, Sponsor will assign to the Board of
Managers manufacturer'swarranties, if any, with respect to equipment and appliances
installed in the Common Elements, and will assign to the applicable Unit Owner
manufacturer’ swarranties, if any, with respect to equipment and appliancesinstalled
in the Unit.

In the event of dissolution or liquidation of Sponsor or the transfer of ten (10) or
more Units or twenty percent (20%) or more of the total number of Unitsin the
Condominium, whichever isless, the principal of Sponsor will providefinancially
responsible entities or individuals who will assume the status and al of the
obligations of the Sponsor for those Units under the Offering Plan, applicablelawsor
regulations.

The Sponsor has not sought construction financing for the renovation of the
Condominium. Instead, the Sponsor is financing such costs with its own funds.

As provided in the Purchase Agreement, the Sponsor is not obligated to repair any
damageto aUnit resulting from fire or other casualty prior to the closing of the Unit.

All personal property located in aUnit (other than the model Unit or the sales office)
on the date the Purchase Agreement is signed or located within the Common
Elements (other than construction equipment) on the datethe Declaration isfiled that
isowned by the Sponsor isincluded in the conveyance unless specifically excluded in
the Purchase Agreement or the Declaration. Persona property owned by the Sponsor
in the model Unit or the sales office is excluded from the conveyance unless
expressly included in the Purchase Agreement.

The Sponsor will procure fire and casualty insurance in an agreed replacement
amount.

The Sponsor representsthat it will endeavor in good faith to sell the Unitsrather than

rent or lease Units. However, the Sponsor isretaining the unconditional right to rent
rather than sell the Units.
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CONTROL BY SPONSOR

The Sponsor will retain voting control over the Condominium until the Transfer of Control
Date. The Transfer of Control Date is defined as the date on which title to 100% of the Units has
been transferred by the Sponsor to individual Purchasers, the date which is the fifth anniversary of
the transfer of title to the first Unit, or the date on which the Sponsor notifies the Board in writing
that the Sponsor has relinquished control of the Board, whichever first occurs. Section 5.02 of the
By-Laws provides that within thirty (30) days of the Transfer of Control Date, a meeting of Unit
Ownerswill be held to elect new board members, amgjority of whom must be Owner occupants or
members of an owner occupant’s household who are unrelated to the Sponsor. However, Section
5.01 of the By-Laws a so provides that for so long as the Sponsor or its designees continue to own
one (1) or more Units, the Sponsor shall have the right to appoint one (1) member to the Board.

Until the Transfer of Control Date, the Sponsor will, through its control of the Board, beable
to manage the affairs of the Condominium, including, without limitation, the maintenance and
operation of the Condominium and the amount of Common Charges to be paid by Unit Owners.

Section 5.02 of the Condominium By-Laws providesthat the Sponsor shall have veto power
over certain proposed expenditures by the Board of Managers of the Condominium for a period of
five (5) years after the closing of the first Unit or whenever the Unsold Units constitute less than
twenty-five percent (25%) of the Common Interests, whichever isless. However, Sponsor may not,
at any time, exercise veto power over expenses described in Schedule B of this Offering Plan or over
expenses required:

@ to comply with applicable laws or regulations;

(b) to remedy any notice of violation; or

(c) to remedy any work order by an insurer.

While Sponsor isin control of the Board of Managers, no mortgage liens will be placed on
the Common Elements without the consent of at least fifty-one percent (51%) of the Owners,
excluding Sponsor or Sponsor's nominees.

BOARD OF MANAGERS OF THE CONDOMINIUM

Pursuant to Section 5.01 of the By-Laws, as set forth in Part 11 of this Offering Plan, the
affairs of the Condominium shall be governed and controlled by a Board of Managers.

Initially, the three (3) members of the Board of Managers shall be Peter Allen, the sole
principal of the Sponsor, hiswife, Rhonda Allen, and hisbrother, Judd Allen. Peter Allenwill also
serve as President of the Condominium. It is anticipated that, initially, the other officers of the
Condominium will also be related to, or associates of, the principal of the Sponsor.
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The first meeting of the Board shall be held within thirty (30) days of the sale of the first
Unit. After thesaleof two (2) Unitsor the second anniversary of the sale of thefirst Unit (whichever
first occurs), the Sponsor shall notify all Unit Ownersthat the first meeting of Unit Ownerswill be
held within sixty (60) days of such notice. At such meeting, one of the Board members appointed by
the Sponsor shall resign and the Owners (other than the Sponsor) shall elect his replacement.

Within thirty (30) days after the Transfer of Control Date, the members appointed by the
Sponsor shall resign and the first annual meeting of Ownerswill be called to elect a new three (3)
member Board independent of the Sponsor; however, for so long as the Sponsor (or its designee)
continuesto own one (1) or more Units, the Sponsor shall have the right to appoint one (1) member
to the Board. Pursuant to Section 5.01 of the By-Laws, from and after such election, a magority of
the Board must be owner-occupants or members of an owner-occupant’s household who are
unrelated to the Sponsor and its principals and, the Sponsor’ s right to appoint members shall cease
(subject to itsright to appoint one (1) member as discussed above).

All members of the Board shall be (1) Unit Owners, (2) members of a Unit Owner’s
immediate family, (3) First Mortgagees, (4) partners or employees of a partnership Owner or First
Mortgagee, (5) officers, directors, shareholders, employees or agents of a corporate Unit Owner or
First Mortgagee, (6) members or managers of a limited liability company Unit Owner or First
Mortgagee, (7) fiduciaries or officers, agents or employees of such fiduciaries or (8) members,
managers or designees of the Sponsor.

In no event shall any Unit Owner (or any member of hisimmediate family or any officer,
director, shareholder, employee, agent, partner, member, manager, fiduciary or designee of such Unit
Owner) be €eligible for election by the Unit Owners to the Board if such Unit Owner is then in
default, beyond any applicable grace period, in the payment of Common Charges or any other
amounts required by the Board to be paid. In addition, no member of the Board el ected by the Unit
Owners may continue to participate as amember thereof after the Board has perfected alien against
his or her Unit, for so long as such lien remains unsatisfied.

All members of the Board to be elected by the Unit Owners shall be determined by plurality
of the votes cast by the Unit Owners (excluding Sponsor and its designee, for so long as Sponsor or
such designee shall own aUnit) who are present (in person or by proxy or absentee ballot) and voting
at ameeting at which aquorum of al Unit Ownersis present.

A magority of the Board constitutes a quorum. Generally, the vote of a majority of the
members of the Board present at a meeting of which aquorum is present constitutesadecision of the
Board. Additionally, the Board may reach adecision without ameeting if all members of the Board
consent in writing.

Pursuant to Section 7.01 of the By-Laws, the members of the Board of Managersshall not be
liable to the Unit Owners for any mistake of judgment, negligence, or otherwise, except for such
member’ s own individual willful misconduct or bad faith. Further, pursuant to Section 7.02 of the
By-Laws, the Unit Owners shall severally indemnify and hold harml essthe members of the Board of
Managers and officers of the Condominium from suits or claims brought against such member or
officer arising out of or related to his status asamember of the Board or officer of the Condominium
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(asthe case may be) to thefullest extent permitted by Applicable Law, unlessthe suit or claim arises
out of or relatesto the member's or officer'swillful misconduct or bad faith. Additionally, members
of the Board of Managers shall have no personal liability (except asUnit Owners) with respect to any
contract made by them on behaf of the Condominium within the scope of their authority. The
liability of any Owner arising out of any contract made by the Board shall be limited to such
proportion of thetotal liability thereunder ashisor her interest in the Common Elementsbearsto the
interest of all Unit Ownersin the Common Elements.

Pursuant to Sections5.11 and 6.09 of the By-Laws, no member of the Board of Managers or
officer of the Condominium, respectively, shall receive any compensation from the Condominium
for acting as such. Any member or officer may be reimbursed for his or her actual reasonable
expensesincurred in the performance of hisor her duties, so long as prior approval has been granted
by resolution of the Board of Managers.

Pursuant to Section 5.05 of the By-Laws, any member of the Board of Managers elected by
the Owners may be removed with or without cause by amajority of the Authorized V oting Owners
(other than the Sponsor) and any such Board member shall be given an opportunity to be heard at a
meeting called for such purpose. The Board may remove amember of the Board for failureto bein
good standing with regard to payment of Common Charges or other charges and/or absence from
three (3) consecutive duly called Board meetings, unless at least one (1) of such absencesis dueto
illness. However, Board members appointed by the Sponsor may only be removed by the Sponsor.

Annua meetings of Unit Ownerswill be held on or about the anniversary of the Transfer of
Control Date, or at such other time as the Board of Managers may determine. A special meeting of
Owners may be called by resolution of the Board of Managers or upon a petition presented to the
Secretary of the Board of Managers, signed by Unit Owners having not less than twenty-five percent
(25%) of the Common Interest.

Pursuant to Section 3.01 of the By-Laws, the Authorized V oting Owner of each Unit in good
standing shall be entitled to one (1) vote for each one percent of Common Interest apportionedto his
Unit. A Unit Owner’s right to vote may be suspended, by a mgority of the entire Board, for
violations of the Declaration, the By-Laws, or the Rulesand Regulations (including thefailureto pay
Common Charges when due).

Generally, the presence, in person or represented by proxy or absentee ballot, of more than
fifty percent (50%) of the Authorized V oting Ownersin percentage of Common Interests constitutes
aquorum of Unit Owners. A vote by amagjority of Unit Owners (based upon Common Interest) at a
meeting at which aquorum is present is sufficient to pass an action proposed to be taken by the Unit
Owners.

Pursuant to Section 13.01 of the Declaration and Section 13.01 of the By-Laws, the
Declaration and By-Laws may each be modified, altered or amended at any duly called meeting of
Ownershby at least sixty-seven percent (67%) in number and Common Interest voting to approvethe
modification, ateration or amendment except that no amendment may be made asto the ownership
of the Common Elements or the percentage of Common Interests without the unanimous consent of
all Unit Ownersaffected. Additionaly, until the Transfer of Control Date, all amendmentsrequire
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the consent of the Sponsor to be effective. Further, the Sponsor hasthe unilateral right to amend the
Declaration and the By-Laws (1) for any reason, prior to thetransfer of titleto any of the Units, (2) to
file floor plans, at anytime, and (3) prior to the Transfer of Control Date, to comply with the
provisions of certain governmental entities (such as the Federal National Mortgage Association).
Also, the Board has the right to amend the Declaration and the By-Laws at any time if the
amendment isnecessary or desirable, inthe Board’ sjudgment, to cure any ambiguity or to correct or
supplement any provisions of the By-Laws or the Declaration or to comply with Applicable Laws.

RIGHTS AND OBLIGATIONS OF THE UNIT OWNERSAND THE
BOARD OF MANAGERS

1 Selling and Leasing of Units by Unit Owners. A Unit Owner may sell or otherwise
dispose of hisUnit without restrictions, solong asal Common Charges, special assessmentsand any
other charges are paid in full prior to (or out of the closing proceeds of ) the sale; however, a Unit
Owner must notify the Board of any proposed sale, must obtain asigned Power of Attorney fromthe
purchaser in the same form signed by the Owner or as otherwise approved by the Board and must
supply the purchaser with certain information, including copies of the Declaration, By-Lawsand the
current budget for the Condominium. The Sponsor may sell a Unit without complying with the
foregoing provisions.

A Unit Owner may lease his Unit so long asal Common Charges, special assessments and
any other charges then due and owing by the Owner are paid in full prior to the lease; provided,
however, that aUnit may beleased only once each calendar year. The Sponsor hastheright to lease
any Unsold Unit (for any period of time) and to lease a Unit to a purchaser prior to closing without
obtaining the approval of the Board or any other Person.

Pursuant to Section 9.05 of the Declaration, the Unit Owner is responsible for the full
compliance of thetenant (and any other Guest) with the Declaration, the By-Laws and the Rulesand
Regulations. An Owner leasing his or her Unit has the responsibility to provide all “landlord
services’ to the tenant.

2. Mortgaging of Units by Unit Owners. Pursuant to Section 12.04 of the By-Laws, an
Owner shall havetheright to mortgage hisor her Unit without restriction except that no Owner shall
mortgage hisor her Unit unlessand until all unpaid Common Charges, specia assessments, and any
other charges against hisor her Unit which are due and payable, have been paid or are paid out of the
proceeds of the mortgage. An Owner who mortgages his or her Unit shall notify the Board of
Managers, in writing, of the name and address of the Mortgagee. The foregoing provisions do not
apply to the Sponsor.

3. Common Charges.

Pursuant to Section 9.01 of the By-Laws, the Board of Managersshall, fromtimeto time, but
at least annually, fix and determine the budget representing the sum or sums necessary and adequate
for the continued operation, maintenance, repair and replacement (including reserves) of the Property
(excluding the Units, except for required insurance).
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Pursuant to Section 9.01 of the By-Laws, Common Charges and specia assessmentsfor al
Units, will be charged to al Unit Owners based upon the applicable Common Interest applicableto
the Units. Schedule A on page 19 of this Plan sets forth the Common Interest applicable to each
Unit. However, the Board has the right to assess the costs relating to the maintenance, repair and
replacement of Limited Common Elementsto the Unit Owners. For example, the Board may assess
the costs of maintaining and repairing the terracesrestricted in useto Units 1, 3and 4 solely to those
Units on an individua basis.

The Condominium shall not be obligated in any fiscal year to spend all sums collected in
such year by way of Common Charges, assessments or otherwise, and may carry forward as surplus
any balances remaining, nor shall the Condominium be obligated to apply any such surplusesto the
reduction of the amount of the Common Chargesin the succeeding year, but may carry forward from
year to year such surplus as the Board of Managers, in its sole discretion, may determine to be
desirable for the greater financial security and more efficient effectuation of the purposes of the
Condominium. The Board may also, initssole discretion deposit such surplusesin thereservefund
account.

Any funds collected or designated by the Board of Managers asreservesfor the replacement
of capital item, shall be segregated from all other Condominium funds in one or more separate
interest-bearing accounts. This shall not preclude the Board from segregating other portions of the
Condominium fundsin separate accounts for specific purposes (e.g. reservesfor non-capital items)
or otherwise.

Every Unit Owner, including the Sponsor, shall pay the Common Charges assessed against
him or her when due. Pursuant to Section 339-z of the Real Property Law and Section 9.05 of the
By-Laws, no Owner may exempt himself or herself from the liability for the payment of Common
Charges assessed against him or her by waiver of the use or enjoyment of any of the Common
Elements or by abandonment of hisor her Unit. However, no Owner shall be liable of the payment
of any Common Charges accruing subsequent to asale, transfer or other conveyance by him or her of
such ownership made in accordance with the provisions of the Declaration and By-Laws. An Owner
may, by conveying hisor her Unit to the Board of Managers, on behalf of all other Owners, exempt
himself or herself from Common Charges thereafter accruing.

In seeking to collect Common Charges, the Board of Managers may take any and all actions
to the fullest extent permitted by Applicable Law, including, without limitation: (1) foreclosing the
lien on the Unit and selling the Unit at aforeclosure sale, (2) imposing late charges and interest on
delinquent payments of Common Charges and (3) directing that a tenant of the delinquent Owner
send hisrent payments directly to the Board of Managers as provided in Section 339-kk of the Real
Property Law. Section 339-kk of New Y ork State Real Property Law provides, in general, that if a
non-occupying Owner is renting his Unit to atenant and that Owner falls behind in the payment of
Common Charges, then the Board may direct the tenant to pay the rental due under thelease directly
to the Board until the Common Charges are made current. At least one court has ruled that the
Board' s rights under Section 339-kk are subject to the rights of aFirst Mortgagee.
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Pursuant to Section 339-z of the Real Property Law and Sections 9.02 and 9.03 of the By-
Laws, the Board of Managers, on behalf of the Unit Owners, will have alien on each Unit for unpaid
Common Charges assessed by the Board of Managers. Pursuant to Section 339-z of the Real
Property Law, thelien for past due Common Charges and/or assessmentswill be effectivefrom and
after thefiling in the Office of the Clinton County Clerk of acertified notice of lien stating the Unit
number, the Liber and Page of record of the Condominium’ s Declaration and By-Laws, the nameand
address of the Unit Owner of record, the amount and purpose for which sums are due and the date
when due and shall continue in effect until al sums secured thereby, with the interest and late
charges thereon, together with reasonable attorneys fees, shall have been fully paid or until
expiration six (6) years from the date of filing, whichever first occurs. The Board of Managers,
acting on behalf of al Owners shall have the power to bid in the Unit at a foreclosure sale and to
acquire and hold, lease, mortgage and convey the same. A suit to recover a money judgment for
unpaid Common Charges and other assessments may be maintained without foreclosing or waiving
thelien securing the same and aforecl osure action may be mainta ned notwithstanding the pendency
of suit to recover a money judgment.

So long as the Sponsor isin control of the Board of Managers, the Sponsor will cause the
Board to file alien as provided in Section 339-aa of the Real Property Law on Unitsin which the
Sponsor is more than thirty (30) days in arrears in the payment of Common Charges.

4. Repairs

Responsibility of the Board of Managers. Pursuant to Section 7.01 of the Declaration, al
maintenance, repairs and replacement to the Common Elements, including but not limited to, the
Limited Common Elements (except as otherwise provided in the next paragraph), the exterior sides
of the Unit entrance doors, the common stairways, doors leading to and from common areas, the
entry areas, walls, floors and ceilings, elevator (if any) and elevator shaft, exterior walls of the
Building, roof members, the vents, fansand air-intake area, the water meter, foundations, sidewalks
and steps, if any, shall be the responsibility of the Board of Managers and shall be a Common
Expense, except to the extent caused by the negligence or willful act or omission of aUnit Owner.

Responsibilities of the Owners: Pursuant to Section 7.02 of the Declaration, each Unit
Owner shall, at hissole cost and expense, (1) maintain hisUnit and all portionsthereof infirst class,
sanitary and neat condition and repair and in compliance with all Applicable Laws; (2) maintain,
repair and replace damage caused by, or resulting from, leakage from the roof windows (if any) inhis
Unit; (3) paint, wallpaper, decorate and maintain theinterior surfacesof all walls, cellingsand floors
within hisUnit; (4) maintain, repair and replace all air conditioning and heating units, al appliances
and all telephone, cable, gas, electrical, heating, plumbing and other utilities, fixtures, pipes, wires,
ducts, lines, meters, valves, pumps, conduits, and appurtenancesthereto servicing only hisUnit; (5)
clean the interiors and exteriors of the glass surfaces of the windows in his Unit; (6) refrain from
repairing, altering, replacing, painting, decorating or changing the exterior of the Unit or any exterior
appendages whether exclusively used by the Unit Owner or otherwisewithout obtai ning the Board of
Managers' prior written consent; and (7) perform his responsibilities in such a manner and at such
reasonable hours so as not to unreasonably disturb other Unit Owners in the Building.
Notwithstanding the foregoing, each Unit Owner shall be responsible for removing ice and snow
from the balcony or terrace (or both) which is restricted in use to that Owner. Additionaly, if the
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Owner of Unit 1, 3 or Unit 4, as the case may be, erects a privacy fence on the terrace restricted in
use to his Unit, the maintenance, repair and replacement of that fence shall be the applicable Unit
Owner’s responsibility and shall be performed at such Owner’s sole cost and expense.

In the event an Owner failsto perform any maintenance, replacement or repair obligation, as
set forth above, the Board shall have the right (but not the obligation) to have such maintenance,
replacement or repairs performed upon ten (10) days of the Owner’ sreceipt of written notice, or ora
or written notice of shorter duration in the event of an emergency, and to charge the Owner for the
cost of all such maintenance, replacement or repairs plus interest. The Board shall have a lien
against the Owner’s Unit for such costs

Any maintenance, repair or replacement which is necessary or desirable (in the Board's
judgment) to preserve the appearance and/or the value of the Property made pursuant to Section 7.01
of the Declaration, but which isoccasioned by anegligent or willful act or omission of aUnit Owner,
or of any Guest of such Unit Owner shall be made (as between such Owner and the other Owners) at
the cost and expense of such Unit Owner. If such maintenance, repair or replacement is performed
by the Board of Managers, it shal not be regarded as a Common Expense, but shall rather be
considered aspecia expense allocable to the specific Unit and such cost shall be added to that Unit
Owner’s Common Charges, and, as part of those Common Charges, shall constitute alien on the
Unit to secure the payment thereof.

Quality of Maintenance, Replacements and Repairs. All repairs, replacements and
maintenance (including without limitation painting) whether made by the Unit Owner or by the
Board of Managers, to the doors, windows, fences (if any), gates (if any) or the exterior surface of
the Building, including roofs, or to any portion of the Common Elements or the Units which is
generadly visibleto the Unit Owners, shall be carried out in such manner so asto conform as nearly
as practicableto the materials, styleand color initialy provided by the Sponsor, unlessthe Board of
Managers authorizes avariance from such materials, style and/or color prior to such repair, painting
or maintenance. In determining whether to grant such avariance, the Board shall takeinto account,
among other factors, the fact that, because of the passage of time or other reasons, it may not be
possible or economically feasible to obtain the materials or quality of workmanship necessary to
duplicate the materials and style of the structure as it was originally constructed.

Right of Access. The Board of Managers, Managing Agent and/or any other Person
authorized by the Board of Managers, the Managing Agent and, solong asit ownsany Unsold Units,
the Sponsor, its agents, contractors, and employees, shall have the right of access to each Unit and
the Common Elements (including Limited Common Elements) for any or al of the following
purposes. making inspections and removing or correcting violations of the Declaration, the By-Laws
or the Rules and Regul ations; performing repairs, replacements or mai ntenanceto or on the Common
Elementsin aUnit or elsewhere on the Property, or making repairsto the Unit if necessary or, inthe
Board's or the Sponsor’s judgment, desirable to prevent damage to the Unit or the Common
Elements or any other Unit; making any maintenance, repair, replacement or improvement which
pursuant to the Declaration or the By-Laws an Owner isrequired to make and which such Owner has
failed to make after ten (10) days written notice, or written or oral notice of shorter duration in the
event of an emergency situation; or complying with any and all Applicable Laws.
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When practicable, requestsfor entry will be made in advance and any such entry will beat a
time reasonably convenient to the Unit Owner and the occupant if other than the Unit Owner. In
case of an emergency, however, such right of entry shall be immediate, whether the Unit Owner or
occupant is present at the time or not, whether or not advance notice has been given, and whether or
not the time is reasonably convenient to the Unit Owner or occupant.

Each Owner shall provide a key or keys to the Board of Managers for use of entry in the
event of an emergency. The Board shall be responsiblefor the safe-keeping of such key or keysina
locked key box located in arestricted area.

5. Additions, Alterationsand Improvements: Pursuantto ArticleV of the Declaration, a
Unit Owner, other than the Sponsor, must submit plans for al aterations, other than interior
decorating, to hisor her Unit or Limited Common Element to the Board of Managers and be subject
to written approval or disapproval of the Board of Managers prior to any work commencing.

No Unit Owner may (1) install in his Unit any equipment (including without limitation any
appliance) which because of itsweight, noise, size or other factor may reasonably be deemed by the
Board of Managersto materially and adversely affect the rest of the Condominium Property or other
Unit Owners, or (2) make any structural addition, alteration or improvement on, in or to hisUnit, or
(3) make any changes on, in or to the Common Elements (including any changes on, in or to the
Limited Common Elements including, without limitation, the assigned parking space restricted in
useto hisUnit), unlessand until plans and specificationstherefor, in such number, form and detail as
the Board of Managers requires, shall have been submitted to, and reviewed and approved by, the
Board of Managers. Among the factorsto be considered by the Board of Managersin determining
whether or not to consent to such plan are the adequacy of the size, shape and location of all Units
after a proposed ateration, installation, improvement, combination, division or incorporation, the
structural soundness of the Building during and after the performance of the necessary modifications,
and any other factors which may affect the appearance or value of the Building. Plans may be
disapproved by the Board for avariety of reasons, including theincompatibility of the planswiththe
existing Building. (See Section 5.05 of the Declaration.)

Any application to any Governmental Authority to makeinstallations, additions, alterations
or improvementsto the Unit or Limited Common Elements appurtenant thereto, shall be at the sole
cost and expense of the Owner, and shall in no case be construed to result in the Board of Managers
incurring any liability whatsoever to any Owner, contractor, subcontractor, materialmen, architect or
engineer resulting from such installations, additions, aterations or improvements or to any Person
having any claim for injury to person or property arising therefrom. The Unit Owner agrees to
defend, indemnify and forever hold the Board of Managers and all other Owners from liabilities or
expensesincurred by the Board or such other Ownersin connection with or relating to or arising out
of such installation, addition, alteration or improvement, including reasonable attorneys fees.
Notwithstanding the foregoing, obtaining governmental approval of such application does not
constitute approval by the Board of Managers and no work shall commence until plansare submitted
to the Board of Managers and written approval received from the Board.

The Board of Managers may require the Owner to obtain such additional insurance coverage,
in such amounts as the Board of Managers deems appropriate.
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The Board of Managers shall have theright, at its option, to make or cause to be made such
additions, alterations and improvements to the Common Elements as, in its opinion, may be
beneficial or necessary subject however to the requirement that, if the addition, alteration or
improvement is not required by Applicable Law and is estimated in good faith by the Board to cost
more than five percent (5%) of the then current estimated annual budget (including reserves), such
addition, alteration or improvement shall be approved by at least sixty-seven percent (67%) in
Common Interest of the Unit Owners voting at a meeting duly caled pursuant to the
Condominium’s By-Laws before such addition, alteration or modification is undertaken. No such
addition, ateration, or improvement shall occur if any holder of aFirst Mortgage advisesthe Board
of Managers in writing, prior to the date set for voting on the proposed addition, alteration or
improvement, that it isopposed to such addition, alteration, improvement, which opposition shall not
be unreasonable. The cost of such additions, alterationsand improvements shall constitute Common
Expenses. Prior to undertaking such work, the Board may require the consent in writing of such Unit
Owners and the hol ders of mortgages thereon, whoserights, in the sole opinion of the Board, may be
prejudiced by such addition, alteration or improvement. In all cases of addition, alteration or
improvement, the Board of Managers shall comply with all Applicable Laws including, without
l[imitation, the terms and provisions of the Real Property Law of the State of New Y ork in effect at
the time of the proposed addition, alteration or improvement.

6. | nsurance:

Pursuant to Section 10.02 of the By-Laws, the Board of Managersis required to obtain and
maintain: (1) fire and casualty insurance for full replacement cost of the Building and the Units,
exclusive of the personal contents of the Units; (2) liability insurancewith aninitial limit of not less
than $2,000,000 per occurrence; (3) fidelity bond; and (4) workers' compensation insurancein the
event the Condominium has employees. The Board may also obtain an umbrellaliability policy.
The premiums for the first year of condominium operation are set forth in Schedule B of this
Offering Plan.

In the event of damage as a result of fire or other casualty, the insurance proceeds, if any,
shall be payable to the Condominium or, if such proceeds are in excess of $50,000, to an Insurance
Trustee. The Board of Managers shall be responsible for promptly contracting for repairs and/or
restoration of the damaged area(s). Any cost of such repair and/or restoration in excess of the
insurance proceeds shall constitute a Common Expense and the Board of Managers shall assess all
Owners for such deficit.

Pursuant to Section 10.09 of the By-Laws, each Owner isrequired, at such Owner’ sexpense,

to obtain and maintain adequate insurance covering fixtures, installations or additions comprising a
part of the Unit not initially installed in accordance with the original plansand specifications, aswell

as their persona property, together with personal liability insurance for occurrences arising from
within the Owner’ sUnit. Additionally, each Owner shall obtain not lessthan $1,000.00 coverage, or
such other amount as may, from time to time be the deductible for the Condominium insurance, for
such Owner’ s share of any loss of assessment charged during the policy period against such Owner
by the Condominium or any deductible on an insurance claim resulting from such Owner’s or his
Guest’ s negligence.
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7. Additional Restrictions on Occupancy and Use of Units.

Pursuant to the Rules and Regulations, no more than eight (8) people may occupy a Unit at
any onetime.

No bird, reptile, dog, cat, or other animal shall be permitted, kept or harbored inthe Building
or on the Property, unless in each instance expressly permitted in writing by the Board or the
managing agent. Such consent, if given, shall be revocable by the Board or such managing agent in
their sole discretion, at any time. In no event may an Owner keep any petsin hisor her Unit if such
pets would constitute a health hazard, unsanitary condition or nuisance to any other Unit Owner or
Guest. All Owners must submit an executed copy of the permission form attached to the Rulesand
Regulations as Schedule A to the Condominium Board of Managers not lessthan ten (10) daysprior
to bringing apet into the Building or Property, and secure in advance the written permission of the
Board of Managersfor the keeping of the pet. Any pet constituting anuisance shall be permanently
removed from the Building within one week after notice from the managing agent or the Board. In
no event shall any bird, reptile or animal be permitted in any public elevator in the Building, other
than the elevator designated by the Board or the managing agent for that purpose, or in any of the
public portions of the Building, unless carried or on aleash.

An Owner, having received the written permission of the Board of Managers to harbor a pet,
shall keep such pet |eashed when outside the Unit, shall not allow the pet to bark (inside or outside
the Unit) or otherwise disturb other Owners or their Guests and shall abide by any conditions
imposed by the Board of Managers with respect to the pet. Pets may not be walked on the
Condominium Property. Ownersand their Guests owning pets shall obey any and all |eash/clean up
laws enacted by the City of Plattsburgh or other municipality.

The Board of Managers may require an Owner or his Guest to permanently remove apet if the
Board, after giving the Owner or his Guest, as the case may be, a reasonable opportunity to appear
and be heard, finds that the Owner or his Guest, as the case may be, has violated the Rules and
Regulations applicable to pets.

Awnings shall not be permitted on any windows, doors or other Common Elements or
Limited Common Elements.

The Units may be used only for private residences and uses accessory thereto; provided
however, that rental or use of a Unit by Guests of the Unit Owner will be deemed residential uses
and provided, further, that, to the extent, if any, permitted by A pplicable Law, ahome office may be
maintained in a Unit.

No Unit Owner shall make or permit any disturbing or objectionable noises, odorsor activity
in the Building, or do or permit anything to be done therein, which will interfere with the rights,
comforts or conveniences of other Unit Owners or their Guests.

Owners and their Guests are required to regularly remove refuse from their Units.
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There are no limitations on Guest privileges, other than Owners are responsible for the
actions of their Guests while within the Condominium premises.

No satellite dishes or tel ephone or radio aerial may be placed on or attached to the Common
Elements (including without limitation the Limited Common Elements), without the prior written
consent of the Board of Managers.

The parking spaces, asassigned at time of purchase, are appurtenant to the Unit and may not
be otherwise separated from the ownership of the Unit as so assigned or otherwise transferred to any
other Owner. The leasing of a parking space to another Owner will be permitted only by written
permission of the Board of Managers. Inany event, the use of parking spacesshall belimited in use
only to the Unit Owners and their Guests (while the Guest occupies the Unit).

The parking spacesin the parking lot shall be used solely for the parking of currently licensed
and registered passenger vehicles which fit in the parking spaces and may not be converted to, or
used for, any other use. Thetwo (2) parking spacesin the detached garage and the parking spacesin
the Building shall be used solely for the parking of currently licensed and registered passenger
vehicles and passenger boats (which fit inside with the doors closed) and the storing of typical
household personal property and may not be converted to, or used for, any other usewithout the prior
written consent of the Board of Managers as provided in Article V of the Declaration and in
compliance with all Applicable Laws.

Prospective purchasers shall aso refer to the Rules and Regul ations beginning on page 241 of
this Plan for additional restrictions on the use and occupancy of the Condominium and the Units.

REAL ESTATE TAXES

Separate assessmentsfor each Unit will be prepared by the City of Plattsburgh Assessor. Itis
expected that the Unitswill be separately assessed for real property taxesarisingon or after March 1,
2011.

After the Units are separately assessed, each Unit will be taxed as a separate tax parcel for
real estate tax purposes and aUnit Owner will not be responsiblefor the payment of, nor will aUnit
be subjected to, any lien arising from the non-payment of taxes on other Units.

If Units have not been separately assessed for real estate tax purposes prior to the closing of
title to the first Unit, the Sponsor will place in escrow, in the name of the Board of Managers, an
amount equal to thereal estate taxeswhich will belevied against each Unit for the six-month period
following the first closing and may collect at each Unit closing the estimated amount of taxes
attributable to the purchaser’ sUnit for the balance of the six-month period. The Board of Managers
will pay the real estate taxes from the escrow account when taxes are due and payable and the
Sponsor will be entitled to reimbursement from Unit Ownersto the extent of the actual assessments.

The estimated monthly real estate taxesfor each Unit are set forth in Schedule A at page 19 of this
Offering Plan. The Sponsor will be required to supplement the purchasers’ depositsin escrow with
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the Sponsor’ s attorney, with depositsfor the Unsold Unitsin amounts sufficient to pay all taxesina
timely manner. Such deposits will be held in the name of the Board of Managers.

Pursuant to New York law, the Assessor is required to assess the Units using an income
approach. Such an approach would generally result in alower assessed value on a Unit than if the
Assessor used the purchase price of the Unit as a basis for the assessment. However, based upon
conversations between representatives of the Sponsor and the Assessor’s Office, the Sponsor
believes that the Assessor may, in fact, at least initialy, assess the Units based upon the purchase
price of the Units. Accordingly, the estimated City of Plattsburgh, Plattsburgh City School District
and Clinton County real estate taxes and assessments for each Unit are set forth in Schedule A, are
based on the purchase price of the Unit and a City, County and School tax combined rate (for 2010)
of 33.08 per $1,000 of assessed valuation. If the assessor usesthe sale pricesof the Unit asthebasis
of the assessment for the Building, then the estimated assessed value of the Building would be
$1,410,000.00. As of the date of this Plan, the combined real estate tax rate (City, County and
School) inthe City of Plattsburgh is$37.08 per $1,000 of assessed value. Thus, the estimated tax on
the building for thefirst year of operation would be $52,284.00. Thetax assessmentsfor each Unit
may be alocated on a basis that differs from the alocation of Common Interests.

There are no tax certiorari proceedings pending against the Property.

Pursuant to Section 5.12 of the By-Laws, the Board of Managers, acting as an agent of each
Owner who has given written authorization to seek administrativeandjudicia review of ared estate
tax assessment made pursuant to Title One-A of Article Five and Title One of Article Seven of the
Real Property Tax Law of New York State, may retain legal counsel on behalf of all Owners for
whichitisacting as agent and to charge all such Ownersapro-ratashare of expenses, disbursements
and legal fees for which charges the Board of Managers shall have alien pursuant to Section 339-z
of Article 9-B of the Real Property Law.

Exemptionsfrom al or aportion of thereal estate taxes which would otherwise be assessed
against aUnit areavailablefor certain individual s such as veteransand senior citizens. Such eligible
persons must apply for such exemptionsin order to receivethem. Purchasersare urged to contact the
Assessor of the City of Plattsburgh for more information as to eligibility and filing requirements.
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OPINION OF COUNSEL

June 28, 2010

Gaughin LLC
19 Deer Ridge Drive
Morristown, New Jersey 07960

Re:  Grand Isle View Condominium
City of Plattsburgh, Clinton County, New Y ork

Gentlemen:

Y ou have requested our opinion concerning variousincometax mattersrel ating to individual
purchaserswho purchase units (each a® Unit” and collectively, the*Units’) in the above-referenced
condominium (the*“ Condominium”) pursuant to the Offering Plan relating to the Condominium (the
“Offering Plan”). You have asked us to render this opinion in accordance with 13 NYCRR Part
20.3(y).

In rendering this opinion, we have examined thefollowing: the Offering Plan (including the
exhibitsthereto), the Declaration establishing the Condominium and the exhibitsto the Declaration
(collectively, the “Declaration”), a copy of aletter dated May 7, 2010 from the City of Plattsburgh,
New Y ork Building and Zoning Department to Thomas Murnane (the“ Letter”), relevant sections of
the Internal Revenue Code of 1986, as amended (the“Code”) and the New Y ork State Tax Law, the
regulations promulgated under the Code, various certifications by the Sponsor and such other
material aswe deemed relevant. The opinionsexpressed herein are based upon the assumptionsthat
(2) the Offering Plan becomes effective and is consummated in accordance with its terms, (2) the
Condominium is properly established under New Y ork law, and (3) the legal consequences of the
Offering Plan are as described therein.

We make no factual representations and we have relied up the information contained in the
Letter, the Offering Plan and related exhibits without undertaking any investigation with respect
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Gaughin LLC
June 28, 2010
Page 2

thereto. We have also relied upon the genuineness of the Sponsor’s signature and all documents
submitted to us and the authority of the member of the Sponsor to execute the certifications and
Declaration.

Except where otherwise indicated, capitalized words and terms used in this opinion havethe
same meanings as given to them in the Offering Plan.

The Offering Plan providesfor the establishment of condominium ownership of the Land and
Building, and appurtenances thereto, comprising the Condominium. The Condominium will be
comprised of (a) six (6) Units to be used and occupied for residentia purposes (and purposes
incidental thereto) and (b) the Common Elements. This opinion addressesthetax consequencesthat
would result from the ownership of a Unit by an individua taxpayer for use as his or her own
primary or secondary residence. This opinion does not address the tax consequences of the
ownership of Unitsby corporations, limited liability companies, partnerships, trusts, other entitiesor
foreign persons, nor doesit discuss any potential credits which may be availableto certain persons.

DEDUCTIBILITY OF REAL ESTATE TAXES AND MORTGAGE INTEREST

Each Owner of a Unit will own his or her Unit and an undivided interest in the Common
Elementsin feesimpleand, under New Y ork State law, each Unit (including itsundividedinterestin
the Common Elements) will be taxed as a separate parcel for real estate tax purposes (with each
Owner being separately liableto thelocal tax authority for thereal estatetaxes|evied with respect to
hisor her Unit). Each Unit Owner may mortgage hisor her Unit and become separately liablefor the
payment of the principal of, and any finance charges or interest on, such mortgage indebtedness.
Under these circumstances, the Internal Revenue Service has ruled that the owner of aresidential
condominium unit who itemizes deductions in filing his or her Federal income tax returns may
deduct interest paid on his or her mortgage indebtedness and the real estate taxes assessed and paid
on hisor her interest in the property. Rev. Rul. 64-31, 1964-1 (Part 1) C.B. 300.

Based on the foregoing, it is our opinion that, under current law, each individual taxpayer
who itemizes deductionswill be entitled to deduct from hisor her grossincome, subject to an overall
[imitation on itemized deductions as set forth in Section 68 of the Code, for Federal and New Y ork
State income tax purposes, real estate taxes assessed against his or her Unit and paid to the local
taxing authority. However, no deduction for real estate taxesispermitted for purposesof the Federal
alternative minimum tax. Unit Owners should consult their tax advisors regarding the applicability
of theoverall limitation on itemized deductionsto the deductibility of rea estate taxes and the effect
of the alternative minimum tax.
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A taxpayer generally is entitled to a deduction for Federal income tax purposes for interest
paid during the taxable year on “acquisition indebtedness’ or “home equity indebtedness’” with
respect to a “qualified residence’ of the taxpayer. A “qualified residence’” means the principal
residence of the taxpayer and one other residence of the taxpayer selected by the taxpayer for the
taxableyear. “Acquisition indebtedness’ means any indebtedness, which is secured by any qualified
residence of the taxpayer, and which isincurred in acquiring, constructing or substantially improving
the qualified residence (or which constitutes a refinancing thereof, to the extent that such
indebtedness does not exceed the amount of the refinanced debt). The aggregate amount treated as
acquisition indebtednessfor any period cannot exceed $1,000,000 ($500,000in the case of amarried
individua filing aseparatereturn). “Home equity indebtedness’ meansany indebtedness (other than
acquisition indebtedness) secured by aqualified residence, up to the excess of the fair market value
of such qualified residence over the amount of acquisition indebtedness with respect to such
residence. Theaggregate amount treated as home equity indebtednessfor any period cannot exceed
$100,000 ($50,000 in the case of amarried individual filing a separate return).

Accordingly, it is our opinion, under current law, that an Owner of a Unit who itemizes
deductions and who uses such Unit asaqualified residence will be entitled to deduct from hisor her
grossincome, subject to an overal limitation on itemized deductions as set forth in Section 68 of the
Code, for Federa income tax purposes, interest paid by him or her on (i) acquisition indebtedness
incurred with respect to such Unit to the extent that such indebtedness, when added to the amount of
acquisition indebtedness incurred with respect to a second qualified residence (if any), does not
exceed $1,000,000 ($500,000 in the case of amarried individual filing a separate return) and (ii)
home equity indebtedness with respect to such Unit to the extent that such indebtedness, when added
to the amount of home equity indebtednessincurred with respect to asecond qualified residence (if
any), does not exceed $100,000 ($50,000 in the case of amarried individual filing aseparatereturn).

Since the rules and limitations regarding the deductibility of home mortgage interest are complex,
purchasers are urged to consult their tax advisors regarding the application of such rulesto them, as
well asregarding the deductibility of interest with respect to their Unitsfor alternative minimum tax
purposes (which at present is subject to rules different from those described above for regular tax
purposes). In addition, Owners of Units should consult their tax advisors regarding potential
l[imitations on the deductibility of pointsand prepaid interest, if any, on their mortgageloansand on
the overal limitation on the allowance of itemized deductions.

Each Owner of a Unit who uses such Unit as a residence will generally be entitled to the

same deduction for interest and real estate taxes paid or accrued with respect to such Unit for New
Y ork Stateincometax purposes asisallowed for Federa (regular) incometax purposes. However,
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although the overall limitation set forth in Section 68 of the Code does not apply, under New Y ork
Stateincometax law, itemized deductions, such asinterest and real estate tax deductions, are subject
to substantial reduction in the case of individual s having income exceeding certain prescribed levels.

Furthermore, purchasers should consult their tax advisorsto determinethe application, if any, of the
New Y ork State minimum tax to the deduction for interest and real estate taxes with respect to their
Units.

REAL ESTATE TAX EXEMPTIONS

Exemptionsfrom al or aportion of thereal estate taxes which would otherwise be assessed
against aUnit areavailablefor certain individual s such as veteransand senior citizens. Sucheligible
individual s must timely apply for such exemptionsin order to receivethem. Purchasersareurgedto
contact the Assessor of the City of Plattsburgh, New Y ork for more information asto eligibility and
filing requirements.

ELIGIBILITY FOR TREATMENT UNDER SECTION 528 OF THE CODE

Under the Offering Plan, the Board of Managers will, from time to time, assess Common
Charges against the Unit Owners based upon the applicable Common Interest appurtenant to the
Unitsin order to pay the costs and expenses of operating, repairing, and maintaining the Common
Elements.

Section 528 of the Code affords certain associations, “ substantially all”? theunitsareused as
residences, the opportunity to elect to be treated as “homeowner associations’ under the Code. In
order to qualify, the organization must meet certain criteria, including: sixty percent (60%) or more
of the gross income of such association must consi st of amounts received as membership dues, fees
or assessments from the unit owners and ninety percent (90%) or more of the expenditures of each
must be for the acquisition, construction, management, maintenance and care of the association
property (as defined in the Code). A separate election must be made for each taxable year. Based
upon our examination of the Offering Plan and subject to the Condominium actually satisfying the
residency requirements and the minimum percentage income and expenditure criteriaset forth above,

2 Under the Code, “substantially all” of the Unitswill be considered used by individualsasresidencesif at |east 85% of
the total square footage of all Units within the Condominium are used by individuals for residential purposes. The
regulations pertaining to Section 528 of the Code specifically provide, in part, that aunit will not be considered asbeing
used for residential purposesif for morethan one-half of the year, such unit isoccupied by a person, or series of persons,
each of which occupiesthe unit for lessthan thirty (30) days. Accordingly, anumber of short-term rentals of aUnit may
cause the Unit not be deemed aresidential Unit for purposes of Section 528 of the Code.
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it is our opinion that the Condominium would qualify for treatment as homeowners association
under Section 528 of the Code. Such an election will exempt from Federal and New York State
income taxation all amounts received by the Condominium from the Unit Owners as membership
dues, fees or assessments. We bring to your attention, however, thefact that the Condominium will
be taxed on any excess of income over expenses from unrelated sources. Examples of unrelated
sources of income include, but are not limited to, interest earned on reserve funds, income from
concessions and income from dues or fees recelved from persons other than Unit Owners. Thereis,
however, aone hundred and 00/100 dollar ($100.00) deduction avail able to offset unrelated income.
It may not be advantageous for the Condominium to be treated as a tax-exempt organi zation under
Section 528. The Board of Managers should seek the advice of tax counsel on an annual basis.

The foregoing opinions are limited to an interpretation of Federal and New Y ork State tax
laws as they are in effect on the date of this opinion. We express no opinion concerning (a) any
Federal or New Y ork State tax consequences not explicitly discussed in this opinion, (b) any other
aspects of the Offering Plan other than those consequences and aspects explicitly discussed in this
opinion, or (c) the tax status and tax consequences of the Offering Plan under the laws of any other
local or foreign jurisdiction. Except as explicitly provided, this opinion does not address (i) tax
consequencesthat may result with respect to any Units held in connection with atrade or business, or
any Units held for purposes of investment or for the production of income or (ii) tax consequences
that may result to aforeign Unit Owner by reason of hisor her foreign status. Thisopinion also does
not discuss the tax consequences that may arise if Units or Common Elements are acquired and/or
leased by the Board or the issue of whether a Unit Owner may be deemed to be a resident of the
United States or New Y ork State as aresult of the ownership of a Unit and the attendant income,
estate or other tax consequences. We advise, therefore, that each person contemplating the purchase
of aUnit consult hisor her own tax advisor concerning all such tax matters, aswell as with respect
to the matters discussed in this opinion.

Thisopinion is not aguarantee; it is based on existing rules of law applied to the facts and
documents referred to above. We undertake no obligation to update, modify or supplement this
opinion inthe event of any such changein applicable law, although we have advised Sponsor that it
isobligated to do so. No representations are made as to the truth or the facts that form the basis of
thisopinion. No assurances can be given that the tax laws upon which we have based this opinion
will not change. 1nno event will Sponsor, the undersigned, the Condominium Board, the Managing
Agent or any other person be liable if, by reason of future changes in fact or applicable law,
regulations or decisional law or Internal Revenue Rulings on which we haverelied, thetax status of
the Condominium should cease to meet the requirements of Code Section 528 or theNew Y ork State
Tax Law or causethe Unit Owners not to be entitled to income tax deductions or to further lessen or
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restrict those deductions.

A copy of this opinion may be included in the Offering Plan.

Very truly yours,
WHITEMAN OSTERMAN & HANNA LLP

By:

J. Stephen Reilly

JSR/hjh
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June 28, 2010

Gaughin LLC
19 Deer Ridge Drive
Morristown, New Jersey 07960

Re: Grand Isle View Condominium
City of Plattsburgh, Clinton County, New York

Gentlemen:

Thisopinion isbeing furnished to you in accordance with 13 NY CRR Part 20.3(y). Inrendering
this opinion we have reviewed the proposed Declaration of Grand View Isle Condominium (the
Declaration”). Additionally, we have relied upon the calculations of the square footage of each of the
Unitsin the Condominium as shown on the floor plansfor Condominium prepared by Robert F. Krause,
AlA, without undertaking to independently verify the calculation of the square footages. Capitalized
words or terms not otherwise defined in this opinion have the meanings given to them in the Declaration.

The Declaration provides, in part, that the Common Interests appurtenant to the Units have been
alocated to the Units based upon the approximate proportion of the floor areas of the Units as of the
date of the Declaration bears to the then aggregate floor area of all the Units, taking into account the
substantially exclusive advantages enjoyed by one or more but not all Units the parts of the Common
Elements.

In our opinion, based upon the laws in effect on the date of this opinion and the calculations
referred to above , that method of allocating percentage of common interests is in compliance with
Section 339-i-1(ii) of Article 9-B of the New York State Real Property Law, as amended (the
“Condominium Act”).
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June 28, 2010
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We hereby certify that we are not owned or controlled by, and have no beneficial interest in, the
Sponsor or in the profitability of the development. We understand that a copy of thisopinionisintended
to be incorporated into the Offering Plan relating to Condominium.

Very truly yours,
WHITEMAN OSTERMAN & HANNA LLP

By:

J. Stephen Reilly
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RESERVE FUND

There will be no advance contributions to the reserve fund. Reserves for capital
improvements and/or replacements will be accumulated through annual Common Charges as set
forth in Schedule B of this Offering Plan. The reserve funds will be segregated from the operating
accounts of the Condominium ininterest-bearing accounts pursuant to Section 9.16 of the By-Laws.
Thereisno guarantee that these reserve fundswill be sufficient to pay for the replacement of capital
itemslikely to be needed within thefirst five (5) years of condominium operations; however, itisnot
anticipated that any such capital replacement will be required within such five (5) year period.
Additionally, the Board of Managers has the authority to levy special assessments to pay for
unexpected capital expenditures.

While the Sponsor is in control of the Board, the reserve funds accumulated from the
Common Charges may not be used to reduce projected Common Charges.

Neither the Department of Law nor any other governmental agency has passed on the
adequacy of the reserves.

WORKING CAPITAL FUND
No working capital fund has been established.

The Board of Managers has the authority to levy special assessments to meet unexpected
Common Expenses.

While Sponsor isin control of the Board, monies on deposit in the Working Capital Fund (if
any) may not be used to reduce projected Common Charges.

Neither the Department of Law nor any other governmental agency has passed upon the
adequacy of the Working Capital Fund.

MANAGEMENT AGREEMENT, CONTRACTSAND LEASES

Commercia Site Services, Inc. (the “Managing Agent”), located at 14 Latour Avenue,
Plattsburgh, New Y ork 12901 has offered to manage the Condominium for two (2) years pursuant to
the terms of amanagement agreement by and between the Condominium and Managing Agent (the
“Management Agreement”), acopy of which is set forth in Part 1l of this offering plan.

The term of the Management Agreement is two (2) years commencing on the date the
Sponsor turns over management which is anticipated to happen with thefirst closing of aUnit. On
or after the first anniversary date of the Management Agreement, the agreement may be canceled
without cause by either party before the termination date specified in the agreement by written notice
to the other party.
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Asshown in Schedule B of this Offering Plan, the Managing Agent would receive an annua
fee of $3,600 ($600 per Unit) for its services.

Themajor duties and servicesto be performed by the Managing Agent includethe collection
of all Common Charges and other fees from Owners or other sources and preparing a proposed
budget for the Condominium with adequate substantiating data. The Managing Agent will provide
the Board of Managerswith financial reportsfor quarterly and annua periods. The Managing Agent
shall assist and/or advise the Board and employees and/or contractors of the Condominium in
matters related to the maintenance, repair and replacement of Common Elements and cause the
common property to be maintained, repaired or replaced in accordance with the standards set by the
Board, the State and/or local law and regulation and the governing documents.

The Managing Agent shall be responsiblefor the payment of compensation to itsemployees
and the payment of all payroll taxes, workers compensation and all other employee benefitsrequired
by law for such employees. No Owner, director, or officer of the Condominium and no member of
any of the Condominium's committees shall be personally liablefor the payment of the agent'sfee or
authorized disbursements. The Condominium shall defend promptly, at its own cost and expense,
and indemnify and save the Managing Agent harmless from and against claims, causes of action,
judgments, liabilities, losses, costs and expenses, including, but not limited to, reasonabl e attorneys
fees, which may arise in connection with the management of the Condominium, unless any of the
foregoing arise solely from the negligence or willful misconduct of the Managing Agent or the
Managing Agent's employees. In addition, the Condominium agrees to have the Managing Agent
named as an additional insured on al insurance of the Condominium at the Condominium's expense.

The Management Agreement may not be assigned by the Managing Agent without the prior
written consent of the Board.

The footnotes to Schedule B of this Offering Plan summarize all agreements that shall be
binding upon the Condominium. There are no contracts binding on the Condominium for aterm of
more than five (5) years after the anticipated Closing Date for the first Unit.

IDENTITY OF PARTIES
0Nsor
Gaughin LLC, the Sponsor, isaNew Y ork limited liability company, organized on July 21,
2004, with offices at 19 Deer Ridge Drive, Morristown, New Jersey 07960. Sponsor's only
experience is the Condominium. The sole principal of the Sponsor is Peter Allen, with abusiness
address of 19 Deer Ridge Drive, Morristown, New Jersey 07960. Mr. Allen has more than ten (10)

years of experience in property development.

Neither the Sponsor nor its principal hastaken part in any other condominium, homeowners
association, or similar project within the last five (5) years.
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Selling Agent

Duley & Associates Real Estate, 132 Cornelia Street, Plattsburgh, New Y ork 12901 will be
the Sales Agent for the Project. Duley & Associates has over 20 years of experience in selling
residential property in the City of Plattsburgh and the rest of Clinton County.

Managing Agent

Commercial Site Services, Inc., with officeslocated at 14 Latour Avenue, Plattsburgh, New
Y ork 12901 has offered to manage the Condominium for two (2) years. Commercial Site Services,
Inc.’ sexperienceisoutlined inits certificate regarding the adequacy of the budget appearing on page
266 of this Plan. The Managing Agent is not owned or controlled by, nor doesit have abeneficial
interest in, the Sponsor.

Attorneys

J. Stephen Reilly, Esq., a partner in Whiteman Osterman & Hanna LLP, One Commerce
Plaza, Albany, New Y ork 12260 has been retained and is representing the Sponsor in connection
with all matters relating to this Offering Plan. In preparing this Plan, Mr. Reilly has relied upon
information given to him by the member of the Sponsor and others. He has made no independent
investigation of the facts and is not responsible for any statements or representations in this Plan,
except with respect to the opinions set forth on pages 58 and 64 of this Plan.

Thomas Murnane, Esg. of Stafford, Piller, Murnane, Plimpton, Kelleher & Trombley, PLLC,
One Cumberland Avenue, P.O. Box 2947, Plattsburgh, New Y ork 12901 isrepresenting the Sponsor
in connection with the sale of the Units and is also acting as the Escrow Agent.

Architect

Robert F. Krause, 414 North Worchester Avenue, Dunellen, New Jersey 08812, an architect
registered in New Y ork prepared the building plans and specifications for the Condominium and
prepared the Description of Property set forth beginning on page 95 of this Plan. Mr. Krauseis not
owned or controlled by, or has any beneficia interest in, the Sponsor.

Engineer

The Sponsor retained AES Northeast, LLC, 10-12 City Hall Place, Plattsburgh, New Y ork
12907 to prepare the site plans. AES Northeast was founded in 1999 and has been providing
architectural, engineering, land surveying, planning and construction management servicesfor over
40 years. Neither AES Northeast nor any of its Principals are owned or controlled by, or have any
beneficial interest in, the Sponsor.

Consultant

The Sponsor has retained Commercial Site Services, Inc., with officeslocated at 14 Latour
Avenue, Plattsburgh, New Y ork 12901, to advise and review the budgetsfor adequacy inrelation to

68



the Condominium. Commercial Site Services qualifications are separately set forth in the
certification of the budgets made a part of this Plan. Commercial Site Services is not owned or
controlled by, nor does it have any beneficia interest in, the Sponsor.

REPORTSTO UNIT OWNERS
The Board is obligated to give al Unit Owners annualy:

1 A financial statement prepared by a certified public accountant or public accountant within
four (4) months of the end of the Condominium’sfiscal year. Financial statementswill be
certified so long as the Sponsor isin control of the Board,;

2. Prior notice of the annual meeting of Unit Owners; and

3. A copy of the proposed annual budget of the Condominium not lessthan 30 days prior to the
date set for adoption thereof by the Board of Managers. So long as Sponsor isin control of

the Board of Managers, such budget shall be certified in compliance with Applicable Law
(see 13 NYCRR 8§20.3).
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DOCUMENTSON FILE

Sponsor shall keep copiesof thisPlan, all documentsreferredtointhisPlan, and ExhibitsA,
B and C submitted to the Department of Law in connection with the filing of this Plan on file and
availablefor inspection without charge, and for copying at areasonable charge, at Sponsor's office,
for six (6) yearsfrom the date of the closing on thefirst Unit in the Condominium. The Sponsor will
also deliver to the Board of Managers copies of all documents recorded in the Clinton County
Clerk’s Office relating to the Condominium at the time of the closing of the first Unit.

GENERAL

There are no lawsuits, administrative proceedings or other proceedings, the outcome of which
may materially affect this offering, the Property, the Sponsor's ability to perform al of itsobligations
under this Plan, the Condominium or the operation of the Condominium.

The Property has not been the subject of prior offerings. There have been no preliminary
binding agreements entered into between Sponsor and prospective purchasers, nor has money been
collected from prospective purchasers.

Sponsor will not discriminate against any person on any basis prohibited by Civil Rights
Laws.

If thereis amaterial amendment to this Offering Plan that adversely affects the purchasers,
Sponsor must grant purchasers a right of rescission and a reasonable period of time, not less than
fifteen (15) days after the date of presentation, to exercisetheright. Sponsor may condition return of
the deposit to interim lessees upon their vacating the premises.

Sponsor is unaware of any circumstances that may affect the use or enjoyment of the
Property.

As of the date of thisfiling, all of the Units in the Condominium are vacant.

This Offering Plan contains a fair summary of the pertinent provisions of the various
documentsreferred to herein and does not knowingly omit any material fact relating to this Offering.
Any information or representation which is not contained in this Offering Plan must not be relied
upon. This Offering may not be modified orally. No person has been authorized to make any
representations which are not expressly contained in this Plan.

SPONSOR’SSTATEMENT OF BUILDING CONDITION

Sponsor has adopted the description of the Property set forth in Part 11 of thisPlan. Sponsor
represents that it has no knowledge of any material defects to the Common Elements, nor the need
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for major repairsto the Condominium Property, except as set forth in the Description of Property set
forth in Part I of this Plan.
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