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DISCLAIMER

This financial study is provided for general informational and reference purposes only.

By accessing or using this document, you acknowledge and agree to the following:

No Reliance: The information contained herein does not constitute financial,
investment, or legal advice. You should not rely on the accuracy, completeness, or
timeliness of the data, projections, or findings presented.

Independent Verification: The conclusions expressed are based on specific
assumptions and market conditions as of the date of publication. You are solely
responsible for conducting your own independent verification, due diligence, and
analysis before making any business or financial decisions.

No Liability: The authors and publishers disclaim all liability for any loss or damage
arising from the use of, or reliance on, this study. Past performance or historical data
included in this report are not indicative of future results.

Assumption of Risk: Real estate development involves inherent risks, such as economic
downturns and regulatory changes. Any action taken based on this information is at
your own risk, and you accept full responsibility for any resulting financial loss or

damages.

No Professional Advice: This document does not constitute investment, financial, legal,
or tax advice. We strongly recommend consulting with a qualified real estate

attorney or financial advisor before committing to any project or purchase.
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The Field Home redevelopment project represents a compelling opportunity to revitalize a
historic landmark in Yorktown Heights, into a premier upper-upscale boutique hotel and event
venue. Drawing from the comprehensive feasibility analysis, the following conclusions
encapsulate the project's strategic, financial, and operational viability, highlighting its alignment
with market dynamics, economic contributions, and long-term sustainability.

Strategic Positioning and Market Fit

The Field Home is uniquely positioned to fill a gap in northern Westchester's hospitality
landscape, offering an experiential blend of historic authenticity, refined accommodations, and
versatile event spaces. With no direct competitors in the immediate Yorktown trade area, the
project leverages proximity to affluent communities, corporate hubs like IBM's Thomas J.
Watson Research Center, and regional tourism drivers in the Hudson Valley. The multi-segment
demand strategy—targeting leisure guests, wedding/event clients, and corporate retreats—
ensures balanced utilization, mitigating seasonality and achieving a stabilized occupancy of 72%
with ADR ranging $309-5375, as benchmarked against comparables like The Abbey Inn & Spa
and Troutbeck.

Development Concept Viability

The adaptive reuse approach preserves the property's architectural integrity while incorporating
functional enhancements, such as the Multi-Function addition (1,800 sq ft) and potential 12-
room expansion. This design resolves circulation challenges, supports seamless event flow for
up to 180 guests, and integrates a fine-dining restaurant with local sourcing. The two
configurations (23 keys for intimacy; 35 keys for scale) provide flexibility, with the expanded
option boosting revenue potential by 20-25% through increased lodging capacity, all while
maintaining boutique exclusivity and compliance with historic preservation standards.

Revenue Potential and Diversification

Projections indicate strong revenue growth, ramping to $4.08-54.27 million stabilized (Year 3+),
driven by lodging (45— 50%), events (25-30% from 60 annual bookings at $26,400 average per
wedding/social event), and F&B ($1.71 million from 55—-75% restaurant utilization). This
diversified mix, informed by regional trends (e.g., $2.2 billion Westchester tourism spend in
2025), outperforms benchmarks, with event and F&B synergies enhancing midweek and
shoulder-season performance.

Operational Efficiency and Cost Management
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OPEX stabilizes at 70~75% of revenue ($3.01-$3.11 million), with departmental costs aligned to
USALI standards: Rooms at 22—-27% of lodging, F&B at 60-65%, and Events at 45-50%.
Undistributed expenses (20—-25%) and fixed charges (4—5%) reflect efficient back-of-house
design and preventive maintenance. The project's scale supports high margins (NOI 25-30%),
bolstered by local labor strategies and operational separations.

Capital Investment and Financing

Construction and FF&E costs total $12.33-5$14.47 million, spread over two years, with
contingencies for historic uncertainties. Financing at 75% LTV (6% interest, 25-year term) yields
manageable debt service (5735K-5843K annually), supported by DSCR of 2.4x stabilized. Equity
requirements ($3.11-53.61 million) are justified by projected cash flows, with incentives like
SHPO tax credits potentially reducing net outlay.

Financial Performance and Returns

Cash flows turn positive in Year 3, generating cumulative net income of $4.1-56.2 million by
Year 10. Levered IRRs of 31.42% (23 keys) and 40.97% (35 keys) exceed investor hurdles (15—
20%). The 35-key option's superior returns highlight scalability, with EBITDA ramping to $1.78—
$2.6 million, underscoring the project's investment appeal.

Sensitivity and Resilience

Sensitivity testing confirms robustness: IRR remains above 24% under downside scenarios (e.g.,
-10% occupancy/ADR), with upside potential to 36.8% in favorable conditions. Diversification
across revenue streams provides a buffer against volatility, particularly in occupancy and event
volume, aligning with Hudson Valley's resilient tourism growth (7.5% projected in 2025).

Risk Management Effectiveness

Identified risks—construction uncertainties, regulatory delays, market competition, and
operational challenges—are mitigated through detailed assessments, early stakeholder
engagement, and flexible programming. The project's heritage focus enhances eligibility for
grants and community support, reducing exposure while building long-term resilience.

Economic and Community Impact

Beyond financial metrics, the project delivers significant value: creating 50—70 jobs
(construction and operations), enhancing Yorktown's tax base, and stimulating local economy
through $1-52 million annual supplier/visitor spend. As a model of sustainable adaptive reuse,
it preserves a cultural asset, aligns with the Town's development vision, and positions Yorktown
as a boutique destination in the Hudson Valley.
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Overall Feasibility Conclusion

The Field Home project is highly feasible, offering strong returns, market differentiation, and
community benefits. The 35-key configuration is recommended for maximized profitability,
subject to demand validation and capital availability. With disciplined execution, strategic
partnerships, and ongoing market monitoring, the Field Home can establish itself as a
benchmark for heritage hospitality, delivering enduring value to investors, guests, and the
region.

Note: A full and detailed Market Study and Feasibility Analysis can be found in Appendix V —
Detailed Feasibility Study




