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Executive Summary 
Middle Country Meadows, LLC (the "Developer") is proposing a real estate development project at 1277 Middle Country Road in Selden, 
NY (the "Site"). The project consists of the construction of 136,400 square feet of residential space, across multiple buildings, comprised of 
124 age-restricted residential apartments, together with associated furniture, fixtures, machinery and equipment (the "Project"), of which 
36 units will be income-restricted affordable units available to those who make no more than 80% of the area median income. The 
following analysis included an examination of the local market's ability to support the Project and the extent of economic impacts 
associated with the Project on the Town of Brookhaven (the "Town"). 

To do so, MRB Group modeled the economic impacts of the construction of the Project in terms of direct and indirect jobs and earnings 
in the region. We also modeled the annual economic impacts post-construction, which result from our estimates of "net new" household 
spending from future occupants of the Site. Below are the results of our analyses. 

Market Review Conclusions 

From a real estate market point of view, the Project appears to be well positioned in a market characterized by strong fundamentals. 
Over the last ten years, vacancy rates have typically stayed below 4% in the multi-family rental market, despite a steady stream of 
deliveries. In the last 12 months, there have been considerably more deliveries than on average over the last 10 years, but even those new 
projects have shown good absorption characteristics, despite the COVID-19 pandemic. 

When looking at the 55+ product in particular, two similar projects in the Town have very recently been delivered and have shown 
positive leasing trends, again despite the pandemic. The Project has many amenities, including very strong local shopping amenities, and 
is priced competitively to the comparables. The Project also contains very attractively priced "affordable" units that should immediately 
be absorbed. We therefore conclude that the marketdata appear to support the Project's success. 
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Economic Impacts and Other Benefits 

In terms of economic impacts, we estimate that there will be 152 
direct, on-site construction jobs, 88 indirect jobs and, therefore, a 
total of 240 construction-phase jobs, collectively earning $14.9 
million in wages. 

Once the Project is complete and occupied, we estimate a total of 
50 ongoing (permanent) jobs will be created due to the spending of 
the new households, with total annual earnings of $2.1 million.1 

I 
Summary of Economic Impacts 

Direct 
Construction Jobs 152 
Construction Wages $9,665,399 
Ongoing Jobs 40 
Ongoing Wages $"1,490,791 

Indirect Total 
88 240 

$5,252,709 $"14,9"18, 108 
10 50 

$633,877 $2,124,668 

W e  also note certain other direct benefits of the Project to the Town in the form of contributed improvements of the Developer 
stipulated in various covenants and noted below: 

• New sidewalk connecting to Independence Plaza,
• Trail available for use by local high school cross country team,
• Ball field lighting for Selden Center Little League,
• Memorial monument and bench, and
• Clubhouse, to be available for civic meetings.

Note that the direct and indirect "Construction Jobs" and "Construction Wages" shown are with respect to Suffolk County (the "County"), as such jobs tend to be pulled from a larger labor 
shed. The direct and indirect "Ongoing Jobs" and "Ongoing Wages" shown are with respect to the Town. 
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Introduction 
Middle Country Meadows, LLC (the "Developer") is proposing a real estate development project at 1277 Middle Country Road in Selden, 
NY (the "Site"). The project consists of the construction of 136,400 square feet of residential space, across multiple buildings, comprised of 
124 age-restricted residential apartments, together with associated furniture, fixtures, machinery and equipment (the "Project"), of which 
36 units will be income-restricted affordable units available to those who make no more than 80% of the area median income. The 
following analysis included a thorough examination of the local market's ability to support the Project and the extent of economic 
impacts associated with the Project on the Town of Brookhaven (the "Town"). 

To do so, MRB Group consulted various data sources, including Co-Star, Emsi and Esri. We modeled the economic impacts of the 
construction of the Project in terms of direct and indirect jobs and earnings in the region. W e  also modeled the annual economic impacts 
post-construction on the Town, which result from our estimates of "net new" household spending from future occupants of the Site. 
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Multifamily Real Estate Market Review 
Demographics 
The Project involves a 124-unit development to include both 
market-rate and affordable housing units for the 55+ target 
market in the Town of Brookhaven. Current trends in 
demographic data suggest that the demand for senior housing 
is expected to increase through 2025. Using projections 
forecasted by Esri, an international leader in GIS software, key 
aspects of Brookhaven's 50+ age population show notable 
signs of growth. Each relevant indicator including population, 
household income, and renter-occupied housing units are 
uniformly projected to grow, to some degree, through 2025. 

Local Real Estate Market 
From 2010-2020, multifamily (for-rent and for-sale) vacancy 
rates for the Town have been persistently low. Up until 2019, 
those rates were running mostly below 4 %  and were closely 
correlated with vacancy rates from the rest of Long Island. 
Since Q3 2018, several residential development projects have 
brought over 1,000 rental units to the market that are currently 
being absorbed. 

According to Co-Star, our real estate data provider, there are 
another 300 units to be delivered in Q4 2020, adding to the 
supply. Historical data has shown that newly delivered units are 
quickly absorbed in the area's otherwise tight housing market. 
Vacancy rates for the Town's multifamily units are forecasted to 
reach as high a 9 %  in early 2021, as a result of the new 

Ec011crnic lrnpact Analysis - iv1!.,::ldle Count!"y M�adows. LLC 

Brookhaven 50+ Age Profile 

2020 

Popuiation 50+ 182,923 
% of Householders 55+ 49.60% 
Median Household Income 55+ $79,140 
Total Renter-Occupied Housing Units I 21.s1% 
Source. ESR! 
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deliveries and, presumably, as short-lived demand shocks stem from the COVID-19 pandemic. 

As of Q1 2020, there were approximately 176,000 residential 
units in the Town of Brookhaven. While primarily owner-
occupied, approximately 20% of Brookhaven's housing stock 
is comprised of renter-occupied units. This composition is 
similar to Suffolk County, and Long Island as a whole. 

Rental Housing Units 

Brookhaven 
Suffolk County 
Long Island 

Renter-Occupied 
Units 

34,128 
97,084 
'183,800 

% o f  All 
Occupied Units 

'19.4% 
16.9% 
'i?.6% 

Affordability Soui·ce: tSR . 20-A -2018 ACS; Lon-; lsiand .=nciucies Nassau arc: St./10/k Coun 1es 

Total Housing 
Units 

175,772 
575,162 

7,046,997 

Housing affordability in the Town of Brookhaven also indicates demand for both market-rate 
and affordable rental units. "House and Home Expenditures," shown in the table to the right, 
encompass annual spending of households on mortgage, insurance, tax, and property 
maintenance, where appropriate. The Spending Potential Index (SPI) is a composite measure 
of household expenditures for the specified region as compared to national averages. -For the 
Town, owned dwellings have significantly higher home expenditures and spending potential 

Brookhaven House,and H o m e  Expenditures 

Owned Dwelling

Average Amount 
Spent 

$20,633 

SPI 

'!5'! 
Source: C,:__ nst.,n·1er Spending ,:i3ta are clcrivej frc,:n t ·ie 2Ci16 cw.:::i 2C"1"7 Cc r:sv· ·,er 
Exrendi:ure Surveys, Bu="eau cf Labor St?tistcs. 

as compared to national averages. This SPI figures again demonstrate that housing is in short 
supply/high demand in the Town, indicating that any new market-rate or affordable units would attract net new households to the area. 
The picture is largely the same with respect to rental properties, with median contract rent in the Town of $18,888 per year ($1,574 per 
month; source: 2014-2018 American Community Survey.) As described below in the "Comparable Spaces" section of this report, we 
understand that the units in the proposed Project are anticipated to be priced attractively in the market for both market-rate and 
affordable units. 
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Housing affordability can also be assessed by calculating the household income threshold for the area. This threshold represents the 
minimum income required to be considered not "burdened" by housing costs. The general rule of thumb is a household should pay no 
more than 28% of income on housing costs. Using the 2020 Median Home Value for the Town, we are able to calculate a household 
income threshold of $76,886, which is slightly below the actual median household income $77,899. However, as shown in the table 
below, approximately 24% of households earn an income that would be considered "burdened" by housing costs (ie. all households 
earning $74,999 or less). Therefore, there is a clear and demonstrated need for additional housing units in the Town of Brookhaven that 
serve this otherwise "burdened" set of residents. 

Household Income Threshold 

iv1edian Home Value, 2020 
'10% Down Payment 
loan Arriount 
,fl..vg. Mo1"tgage Payment; 30 Yrs. @ 4% 
Est i\dditionai Costs 
Avg i\llo1igage + Additional Costs 

income Threshold 
Median Household income, 2020 
)c: Hc:2· �SFt:. 7. Hu:.,, r-.J;s ( r-cup 

Econornic !rnpc.ct Analysis - i\/iic.ldle Country r :eadows, LLC 

1 
Brookhaven I 

$360,"l92 
$36,o-19 

$324, 
$l548 
$246 
794 

$76,886 
$77,899 

2020 Households by Income 

<$'15,000 
$15J)00 - $24,999 
$25,000 - $34,999 
$35,000 - $49,999 
$50,000 - $74,999 
$75,000 - $99,000 

$'100,000 - $149,000 
$150,000 - $199,000 

Brookhaven 
%o fHH  

[ r o 1  
O . ) J o  

5.6% 
46%  
7.2% 
13.4% 
13.1% 
22.29b 
B.4%

$200,000+ ·14.0% 
S;:_;t1rc2: tSRl 
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Local Spending 
The Project includes a sidewalk connecting the Site to the adjacent Independence Plaza shopping center, increasing the connectivity and 
walkability for prospective tenants. Independence Plaza includes over 20 retail stores and restaurants including Home Depot, Target, and 
Rite Aid, among other retailers. The Developer has indicated that the project will also include a walking trail to one of the most popular 
Starbucks on Long Island. The map below shows the Project's location (marked by the star) in relation to several local retailers. 
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Due to the high concentration of local retailers coupled with the large physical geography of the Town, we are able to conservatively 
estimate that at least 80% of new residents' spending on retail goods would be spent within the Town, generating local economic impact 
covered later in this report. 
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Comparable Spaces 
To further assess the feasibility of the Project, we examined two recent comparable 55+ new-build developments in the Town that offer 
similar amenities. Both developments have brought 2-bedroom apartments to the Brookhaven market over the last 12 months, with a 
55+ target market presumably similar to the Project's. Both comparable developments are still being absorbed in the market, despite the 
recent negative shock due to the COVID-19 pandemic. It is important to note, however, that the proposed units included in the Project 
will be more competitively priced at $2,500 in monthly rent for a two-bedroom, market-rate apartment. Additionally, neither comparable 
space will offer affordable housing units, which will be priced at $1,850 in monthly rent. 

The Vistas of Port Jefferson Station 

The Vistas of Port Jefferson Station is a 224-unit senior housing development offering 
both 1- and 2-bedrooms apaI1ments, with asking rents of $2,361 and $2,996, 
respectively. Site amenities include a clubhouse, fitness center, lounge, and 
walking/biking trails. 

According to Costar, the 12-month occupancy at delivery was 48.4%, a strong showing. 
This has increased to the current occupancy of 74.8% (the inverse of the 25.5% vacancy 
shown in the table to the right). 

Sutton Place at Mount Sinai 

This development brought 225 market-rate senior housing units to the market on Q1 
2020, currently priced at $3,079 per month. Site amenities include fitness center, heated 
outdoor pool, Zen garden, and putting green. 

According to Costar, the 12-month occupancy at delivery was 20.0%. This has increased 
to the current occupancy of 51.9% (the inverse of the vacancy shown in the table to the 
right). We  again note that this product was delivered right at the start of the COVID-19 
crisis, so the change in occupancy levels despite the pandemic is remarkable. 

 conomic !rnpact /2,,na!ysis - iviiddle Country Meadciws, LLL 

The Vistas of Port Jefferson 
!tern V2i!ue l 

Inventory Units 244 
Year Built 0 4  20‚19 
Vacancy Rate 25.2% 

12 Month Occupancy(%) at Delive!‚y 48.4% 
‚1 Bedroom Asking Rent $2,361 

2 Bedroom Asking Rent $2,996 

so,__,1rc2: C1J:Stc1r 

Sutton Landing at Mount Sinai 
Value 

225 
Year Built 01 2020 
Vacancy Rate 48. 
12 Month Occupancy (%) at Delivery 20 9% 
2 Bedroom Asking Rent $3,079 

S;:;._11ce (0Star 
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Conclusions On Market Review 
We used the market statistics to make certain conclusions regarding both (a) the level of support in the market for the Project, and (b) 
the extent to which any of the units of the Project can be considered "Net New" to the Town of Brookhaven (which will factor into the 
economic impact analysis that follows). 

Determination o f  Market Support 
As noted above in the various data points, the Project appears to be well positioned in a strong market. Despite the COVID-19 pandemic, 
two similar 55+ projects in the Town that have very recently been delivered have shown positive leasing trends. The Project has many 
amenities, including very strong local shopping amenities, and is priced competitively to the com parables. The Project also contains very 
attractively priced "affordable" units that should immediately be absorbed. We therefore conclude that the market data appear to 
support the Project's success. 

Determination of "Net New" 
Prior to calculating the economic impacts of the Project, we must determine how many of the future households of the Project can be 
considered "net new" to the Town. There are several circumstances for which households would be considered net new: 

1) Out-of-area residents choosing to relocate to the Town because of the Project.
2) Current Town residents that would otherwise relocate outside of the Town if the option to live in the Project were unavailable.
3) Current Town residents that will move into the Project, freeing up their Brookhaven residential space that will then be occupied by

new Town residents.

As per our review of the market, we consider all units of the Project as "net-new" households for the Town. 

Econornic Impact F,na!ysis - tviicldle Country Meadows_ LLC Page J, 
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Economic Impact Analysis 
The Project would have economic impacts on the County and Town in a number of ways. This includes one-time impacts to jobs, 
earnings and sales during the construction phase of the Project, which we estimate for the entire County. It also includes ongoing 
impacts related to household spending and the operations of the Project, which we estimate for the Town2•

Methodology 
Both one-time, construction-phase impacts and ongoing, operation-phase impacts have "Direct" and "Indirect" components. For the 
construction phase: 

• Direct jobs, wages and sales are those that occur on-site related to labor and materials used in the construction of the Project.
• Indirect jobs, wages and sales are those caused by the Direct impacts, and result from business-to-business purchases (e.g. a

contractor buying a piece of equipment from a dealer) and from employees spending a portion of their wages locally.

For the operation phase: 

• Direct jobs, wages and sales are those jobs created from the operations of the Project (e.g. onsite employment of a maintenance
person) and from new household spending occurring as a result of the Project.

• Indirect jobs, wages and sales are those caused by the Direct impact, such as business-to-business purchases (e.g. a grocery store
serving the new households buying goods from a distributor) and from employees of such businesses spending a portion of their
wages locally.

To estimate the Direct and Indirect impacts, MRB Group employs the Emsi3 economic modeling system. W e  used data from the 
Developer and from publicly-available and proprietary data sources as inputs to the Emsi modeling system. Where needed, we adjusted 
the Emsi model to best match the Project specifics. W e  then reported the results of the modeling. 

2 By their nature, construction-1·elated impacts tend to be somewhat more diffuse, which is why we report them as county-level impacts. Town level impacts are measured based on the 36 
ZIP codes, which closely approximates the Town. 
3 Emsi, formerly "Economic Modeling Systems, Intl." uses data from the US Bureau of Labor Statistics, the US Bureau of Economic Analysis, the US Census, and other public data somces to 
model out economic impacts. 
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Construction Phase 
The Developer has provided estimates of the total cost of construction of 
the Project and the percentage of labor and materials to be sourced 
within the County. As shown in the table to the right, the Developer 
estimates that 85% of its $28 million of materials and labor costs would 
be spent locally, for a total of $23.8 million of in-region construction 
spending. 

Construction Spending In Region 
$ Total % County $ County 

Materials & Labm I $27,965,000 85% $23,770,250 
Scurce: Developer. MRB 

W e  used this $23.8 million spending figure (direct "Sales" in the table) Economic Impact o f  Construction Phase, One-Time 
as the input into the Emsi economic modeling system, assigning the 
County as the geography of study. This spending creates 152 direct 
jobs and direct earnings of $9.7 million. The model estimates that this 
will cause Indirect impacts of 88 jobs, $5,252,709 in earnings and 
$15.2 million in sales. Therefore, the total, one-time, construction-
phase impacts would be 240 jobs, $14.9 million in wages and $39 
million in sales. 

Operation Phase 

Jobs 
Eamings 
Sales 
SOLffce: Erns!, f'AR3 

Direct 
152 

$9,665,399 
$23,770,250 

Indirect 
88 

$5,252,709 
$15,232,308 

Total 
240 

$'14,918,108 
$39,002,558 

Unlike the construction phase impacts that were measured at the County level, to account for their dispersed nature, we estimated 
operation phase impacts at the Town level. To do so, we have used 36 ZIP Codes to best approximate the Town of Brookhaven in order 
to model operational impacts 4 . 

Operation phase impacts come from two sources. By far the largest source is the effect of net-new household spending from the new 
units being brought onto the market by the Project. The second source of operation phase impacts is the employment on Site that result 
from the operations of the Project, including maintenance and management personnel. The Project will bring to market 88 units of 
market-rate, and 36 units of affordable senior housing (aged 55+ ), all of which, as noted above, we consider "net new." We used data 
from the Consumer Expenditure Survey (CEX) of the Bureau of Labor Statistics as of July 2020, specific to both the Northeast and the 
respective income-level. 

4 A full list of ZIP Codes included in the economic impact analysis are listed in Appendix A, and are compared to the Town's boundaries. 
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The affordable units will be reserved to households earning Total New Household Spending 
no more than 80% of the area's median income of $77,899, . .---------------------------" '""" ' l

Annual per" % Spent Total i'\Jew 
which equates to approximately $63,312. Households with 
differing incomes will likely have different spending habits. 
As such, we have utilized different average annual 
household expenditures based upon relevant income 
brackets. As shown, households earning an income 
reflective of the area's median income spend an estimated 
$36,001 per year in the categories of good shown. 
Comparatively, prospective tenants of the affordable units 
would likely spend $33,878 of the same categories of 
goods. 

The large expanse of the Town's geographical boundaries 
and the high concentration of retailers suggest that most 
of the households' needs will be served by local 
businesses. For the purposes of being conservative, we 
have estimated that 80% of this spending would occur in 
the Town of Brookhaven. Therefore, given 124 total units 
and the spending profile and percentages shown, we 
estimate a total of $3.5 million of new household spending 
would occur annually in the Town. 

Econornic l:npact Analysis - !vi!dd!e Country Mead'.JWS. u_ 1 __ 

HH Spend in Town 
Units 

-p-- ..,, , '__, 

Market-Rate Units 
Food $9,om 80% 88 $633,670 

Household Fun,ishir,gs and Equipment $1,971 80% 88 $138,758 

Apparel anci Services $2,0TI 80% 88 $145,798 

Transpmtation $9,390 80% 88 $661,056 

Healthcare $5,714 80% 88 $360,026 

Ente11ainment $3,146 80% 88 $221478 
Education $1,396 80% 88 $98,278 
Per·sonal Care Products and Services $785 80% 88 $55,264 

Miscellaneous $885 80% 88 $62,304 
Other $2,242 80% 88 $157,837 
Total, Market Rate Units $36,001 80% 88 $2,534,470 
Affordable Units 
Food $8,'74 80% 36 $235,411 
Household Furnishings and Equipment $2,704 80% 36 $77,875 

Apparel and Services $1,762 80% 36 $50,746 
Transportation $9,48'1 80% 36 $273,053 
Healthcare $4,717 80% 36 $135,850 
Entertainment $2,449 80% 36 $70,531 
Education $857 80% 36 $24,682 
Personal Care Pr-oducts and Services $639 80% 36 $18,403 
 Aiscel!aneous $985 80% 36 $28,368 
Othe1· $2,'110 80%  r 

50 $60,768 
Total, Affordable Units $33,878 80% 36 $975,686 
Grand Total 124 $3,510,157 
Srnir, e‚ CcnsiJrner Exp:-:n,:‚Hure Su:'\-' :}}' , U.S. Bur .:-iu  -)1 L1Lx:,r St01istics, 2C 17 -   X 3  ‚Tc::b!e 3104. Nort[ k::-'L  l--=:i-r :‚ecyDt  bv 
1n,-::cniA :.>::>fcie t('!t,":'s: Pweraqe ar:nua: e:<per d:tures ar1d c!‚,ara,:teris1i:=s‚ 
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MRB Group then took each of the above line items and applied that Economic Impact, N e w  Household Spending 
new household spending to one or more industry codes in Emsi5. 
This resulted in an estimate of 35 directjobs and $1.3 million in direct 
earnings. Taken together with an estimate of indirect impacts, total 
household spending impacts include 43 jobs, $1.8 million in earnings 
and $4.8 million in sales. 

Jobs I
Earnings 
Sales 
Source· Eff1si. Ll:RB 

Direct Indirect 
35 8 

$'1,290,79'1 $483,609 
$3,510,160 $'1,324,876 

Total 

43 
$1,774,400 
$4,835,036 

The Developer also stated in its application that it would employ five 
full-time employees at the Site for operations and maintenance. The 
average wage for these positions is $40,000, summed together for a 
total of $200,000 paid annually in wages. According to Emsi, this 
corresponds to sales of $891,881. Together with assessed indirect 
impacts, the total impacts of operations and maintenance would be 7 
jobs, $350,267 in earnings and $1.3 million in sales. 

Economic !mpact, Operations and Maintenance o f  Project 

The combined impacts of household spending along with impacts 
from operations and maintenance is displayed in the table to the 
right. As shown, we anticipate that the Town will benefit from 50 jobs, 
$2.1 million in earnings and $6.1 million in sales on an annual basis. 

Direct Indirect 
Jobs 5 2 
Earnings $200,000 $150,267 
Sales $891,881 $414,940 
Sou,ce En,si, MRS 

Economic Impact, Combined Annual Impact 

i Direct Indirect 
/ 

!Jobs 
!Earnings
Isales 
Souice: Ernsi, MRB 

40 
$1,490,791 
$4,402,041 

10 
$633,877 
$1,739,816 

Total 

7 
$350,267 

- $1,306,821 

Total 

50 
$2,124,668 
$6,141,857 

Fc·r exarnp!e, for th-2 "Fc,od" line 1terr\ ..,,-.:e applied half of the spending to the "SuptnTiarkets and other grc,:ery" store !\JA!CS code \i\J:Jrth American !ndustr!al Classification Systern) and half to 
the "Full ser·.Jice restaurants" NA!CS cc,de. 
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ZIP Description 

Appendix A 11705 · Bayport, NY (in Suffolk county) 
11713 Bellport, NY (in Suffolk county) 

36 ZIP Codes of the Town of Brookhaven 11715 Blue Point, NY (in Suffolk county) 
11719 Brookhaven, NY (in Suffolk county) 
11727 Coram, NY (in Suffolk county) 
11733 East Setauket, NY (in Suffolk county) 
11738 Farmingville, NY (in Suffolk county) 
11741 Holbrook, NY (in Suffolk county) 
11742 Holtsville, NY (in Suffolk county) 
11755 Lake Grove, NY (in Suffolk county) 
11763 Medford, NY (in Suffolk county) 
11764 Miller Place, NY (in Suffolk county) 
11766 Mount Sinai, NY (in Suffolk county) 
11772 Patchogue, NY (in Suffolk county) 

 :  
• . . .  ·_'.':
  ,r:P'/ .. · 

11776 Port Jefferson Station, NY (in Suffolk county) 
11777 Port Jefferson, NY (in Suffolk county) 
11778 Rocky Point, NY (in Suffolk county) 
11779 Ronkonkoma, NY (in Suffolk county) 
11782 Sayville, NY (in Suffolk county) 
11784 Selden, NY (in Suffolk county) 
11786 Shoreham, NY (in Suffolk county) 
11789 Sound Beach, NY (in Suffolk county) 
11790 · Stony Brook, NY (in Suffolk county) 
11934 Center Moriches, NY (in Suffolk county) 
11940 East Moriches, NY (in Suffolk county) 
11941 Eastport, NY (in Suffolk county) 
11949 Manorville, NY (in Suffolk county) 
11950 Mastic, NY (in Suffolk county) 
11951 · Mastic Beach, NY (in Suffolk county) 
11953 Middle Island, NY (in Suffolk county) 
11955 Moriches, NY (in Suffolk county) 
11960 Remsenburg, NY (in Suffolk county) 
11961 Ridge, NY (in Suffolk county) 
11967 Shirley, NY (in Suffolk county) 
11973 Upton, NY (in Suffolk county) 
11980 Yaphank, NY (in Suffolk county) 
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TOWN OF BROOKHAVEN INDUSTRIAL DEVELOPMENT AGENCY 
UNIFORM TAX EXEMPTION POLICY (UTEP) 

 
 

SECTION 1.  PURPOSE AND AUTHORITY.  Pursuant to Section 874(4)(a) of Title One 
of Article 18-A of the New York State General Municipal Law (the “Act”), Town of Brookhaven 
Industrial Development Agency (the “Agency”) is required to establish a uniform tax-exemption 
policy applicable to the provision of any financial assistance to any project.  This uniform tax-
exemption policy (“UTEP”) was adopted pursuant to a resolution enacted by the members of the 
Agency on June 20, 2012, as amended on October 15, 2014, September 20, 2017, May 13, 2019 
and June 17, 2020. 
 

SECTION 2.  DEFINITIONS.  All words and terms used herein and defined in the Act 
shall have the meanings assigned to them in the Act, unless otherwise defined herein or unless the 
context or use indicates another meaning or intent.  The following words and terms used herein 
shall have the respective meanings set forth below, unless the context or use indicates another 
meaning or intent: 
 

(A) “Administrative Fee” shall mean a charge imposed by the Agency to an Applicant 
or project occupant for the administration of a project. 
 

(B) ‘Act” shall have the meaning assigned thereto in Section 1 of this UTEP. 
 

(C) “Affected Tax Jurisdiction” means, with respect to a particular project, the 
County, the Town, any Village or applicable School District, in which such project is located which 
will fail to receive real property tax payments or other tax payments which would otherwise be 
due with respect to such project due to a Tax Exemption obtained by reason of the involvement of 
the Agency in such project. 
 

(D) “Affordable Housing Project” shall have the meaning assigned thereto in Section 
7(D)(f) of this UTEP. 
 

(E) “Agency” shall have the meaning assigned thereto in Section 1 of this UTEP. 
 

(F) “Agency Fee” shall mean the normal charges imposed by the Agency on an 
Applicant or a project occupant to compensate the Agency for the Agency’s participation in a 
project pursuant to the Agency’s adopted Fee Schedule.  The term “Agency Fee” shall include, but 
not limited to, not only the Agency’s normal application fee and the Agency’s normal 
Administrative Fee, but also may include (1) reimbursement of the Agency’s expenses, (2) rent 
imposed by the Agency for use of the property of the Agency and (3) other similar charges, 
penalties and interest imposed by the Agency. 
 

(G) “Applicant” shall mean an individual or entity who files an application with the 
Agency to receive financial assistance with respect to a project. 
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(H) “Applicant Project” shall mean a project which is undertaken by the Agency, 
which complies with the Act and the policies of the Agency, for the benefit of an Applicant which 
either (1) has been or will be financed by the issuance by the Agency of bonds, notes or other 
evidences of indebtedness with respect thereto or (2) a straight lease transaction which the Agency 
has determined to undertake pursuant to the Lease Policy and the Act. 
 

(I) “Assessor” shall mean (i) the Assessor of the Town, and (ii) if a project is located 
in a Village, the Assessor of the Village. 
 

(J) “Assisted Living Facility” shall have the meaning assigned thereto in Section 
7(D)(g) of this UTEP. 
 

(K) “County” shall mean Suffolk County, New York. 
 

(L) “Exemption Form” shall have the meaning assigned thereto in Section 7(B) of this 
UTEP. 
 

(M) “FTEs” shall have the meaning assigned thereto in this Section 9(E) of this UTEP. 
 

(N) “Lease and Project Agreement” shall mean a Lease and Project Agreement” 
entered into between and the Agency and an Applicant with respect to a project. 
 

(O) “Lease Policy” shall mean the lease policy approved by resolution of the members 
of the Agency, pursuant to which the Agency set forth the circumstances under which the Agency 
will consider undertaking a straight-lease transaction. 
 

(P) “Loss Event” shall have the meaning assigned thereto in Section 9(F) of this UTEP. 
 

(Q) “Market Rate Housing Project” shall have the meaning assigned thereto in 
Section 7(D)(i) of this UTEP. 
 

(R) “Municipality” shall mean the County, the Town and each village located within 
the Town. 
 

(S) “Non-Applicant Project” shall mean a project which is undertaken by the Agency 
for the benefit of the Agency and shall not include an Applicant Project. 

 
(T) “Normal Mortgage Tax” shall have the meaning assigned thereto in Section 5(f) 

hereof.  
 

(U) “PILOT Payment” or “Payment in Lieu of Tax” shall mean any payment made 
to the Agency or an Affected Tax Jurisdiction in lieu of the real property taxes or other taxes which 
would have been levied by or on behalf of an Affected Tax Jurisdiction with respect to a project 
but for the Tax Exemption obtained by reason of the involvement of the Agency in such project, 
but such term shall not include Agency Fees. 
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(V) “PILOT Agreement” shall have the meaning assigned thereto in Section 7(A) of 
this UTEP. 
 

(W) “Real Property Tax Abatements” shall have the meaning assigned thereto in 
Section 7(D)(i) of this UTEP. 
 

(X) “Real Property Tax Abatement Savings” shall have the meaning assigned thereto 
in Section 9(B)(iii) of this UTEP. 
 

(Y) “Recapture Event” shall have the meaning assigned thereto in Section 9(C) of this 
UTEP. 
 

(Z) “Recaptured Benefits” shall have the meaning assigned thereto in Section 9(B) of 
this UTEP. 
 

(AA) “Recapture Policy” shall have the meaning assigned thereto in Section 3(E) this 
UTEP. 
 

(BB) “Renewable Energy Systems” shall have the meaning assigned thereto in Section 
66-p of the New York Public Service Law.  
 

(CC) “Sales Tax Exemption Period” shall have the meaning assigned thereto in Section 
4(B) of this UTEP. 
 

(DD) “Sales Tax Savings” shall have the meaning assigned thereto in Section 9(B)(ii) of 
this UTEP. 
 

(EE) “School District” shall mean each school district located within the Town. 
 

(FF) “Senior Living Facility” shall have the meaning assigned thereto in Section 
7(D)(h) of this UTEP. 
 

(GG) “Tax Exemption” shall mean any financial assistance granted to a project which is 
based upon all or a portion of the taxes which would otherwise be levied and assessed against a 
project but for the involvement of the Agency in such project. 
 

(HH) “Town” shall mean the Town of Brookhaven, New York. 
 

(II) “UTEP” shall have the meaning assigned thereto in Section 1 of this UTEP. 
 

(JJ) “Village” means any incorporated Village located within the Town. 
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SECTION 3.  GENERAL PROVISIONS. 
 

(A) Policy.  The policy of the Agency is to grant Tax Exemptions as hereinafter set 
forth to (1) any Applicant Project and (2) any Non-Applicant Project, in each case approved by 
the Agency in accordance with the provisions of the Act and the policies of the Agency.  In 
reviewing applications for financial assistance, the Agency shall take into consideration, review 
and comply with all requirements and provisions of the Act. 
 

(B) Exceptions.  The Agency reserves the right to deviate from such policy in special 
circumstances.  In determining whether special circumstances exist to justify such a deviation, the 
Agency may consider the magnitude of the deviation sought and the factors which might make the 
project unusual, which factors might include but not be limited to the following factors:  (1)  The 
magnitude and/or importance of any permanent private sector job creation and/or retention related 
to the proposed project in question; (2)  whether the Affected Tax Jurisdictions will be reimbursed 
by the project occupant if such project does not fulfill the purposes for which Tax Exemption was 
granted; (3) the impact of such project on existing and proposed businesses or economic 
development projects; (4) the amount of private sector investment generated or likely to be 
generated by such project; (5) the estimated value of the Tax Exemptions requested; (6) the extent 
to which such project will provide needed services and revenues to the Affected Tax Jurisdictions; 
(7) the effect of the proposed project upon the environment, the extent to which the project will 
utilize, to the fullest extent practicable and economically feasible, resource conservation, energy 
efficiency, green technologies, and alternative and renewable energy measures; and (8) if the 
project is designated blighted as per the Town’s Code.  In addition, the Agency may consider the 
other factors outlined in Section 874(4)(a) of the Act. 
 

(C) Application.  No request for a Tax Exemption relating to an Applicant Project shall 
be considered by the Agency unless an application and environmental assessment form are filed 
with the Agency on the forms prescribed by the Agency pursuant to the Act and the policies of the 
Agency.  Such application shall contain the information requested by the Agency, including a 
description of the proposed project, the proposed financial assistance being sought with respect to 
the project, the estimated date of completion of the project, whether such financial assistance is 
consistent with this UTEP and all other information required by the Act and corresponding rules 
and regulations.  The Agency reserves the right to reject any application that the Board, in its sole 
discretion, determines (1) does not comply with the Town’s Code, Zoning Plan, Land Use plans 
or Economic Development policy, or (2) the project or the requested Tax Exemptions are not in 
the best interest of the residents or tax payers of the Town or does not otherwise comply with the 
Act or any other applicable federal, state or local laws, rules or regulations.  As required under the 
Act, prior to any project receiving benefits from the Agency, the project applicant must establish 
that the project would not proceed but for the benefits granted by the Agency.  The fact that the 
Agency has accepted an Application or adopted a preliminary inducement resolution with respect 
to a project, does not mean or imply that the Agency will grant final approval of an Applicant’s 
project or the requested Tax Exemptions. 
 

(D) Public Hearings and Notice to Affected Tax Jurisdictions.  No request for approval 
of an Applicant Project by the Agency which involves the issuance of bonds, notes or other 
evidences of indebtedness with respect thereto or any other application for Tax Exemptions, or 
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entering into a Lease and Project Agreement or PILOT Agreement, or the granting of other 
financial assistance to Project Applicant which may aggregate more than $100,000 or which 
involves a proposed deviation from the provisions of this Uniform Tax Exemption Policy, shall be 
given final approval by the Agency unless and until the Agency: (1) has published a public notice 
and conducted a public hearing with respect to the location and nature of the project, the issuance 
of bonds or notes, if applicable, and the Tax Exemptions and other financial assistance to be 
granted by the Agency to the Project Applicant in accordance with the provisions of Section 859-
a of the Act, (2) has sent written notice of said request to each Affected Tax Jurisdiction describing 
generally the location and nature of the project, the issuance of bonds or notes, if applicable, and 
the Tax Exemptions and other financial assistance to be granted by the Agency to the Project 
Applicant and if the request involves a deviation from this UTEP, describing such deviation and 
the need for such deviation, and (3) has given each Affected Tax Jurisdiction and members of the 
public a reasonable opportunity, either in writing or in person, to be heard by the Agency with 
respect to the location and nature of the project and proposed Tax Exemption to be granted to the 
Applicant in accordance with the Act.  With respect to Non-Applicant Projects, the Agency shall 
comply with the provisions of Section 859-a of the Act, to the extent applicable.  In addition, the 
Agency shall comply with all other notice provisions and public hearing requirements contained 
in the Act relative thereto. 
 

(E) Recapture of Benefits.  In accordance with the Act, the Agency has adopted a 
recapture policy and requirements (the “Recapture Policy”) which is contained in every Lease 
and Project Agreement and other applicable project documents with respect to Tax Exemptions 
and other financial assistance granted to the Project Applicant.  The Agency’s Recapture Policy is 
described generally in Section 9 of this UTEP.  
 

SECTION 4.  SALES AND USE TAX EXEMPTION. 
 

(A) General.  State law provides that purchases of tangible personal property by the 
Agency or by an agent of the Agency, and purchases of tangible personal property by a contractor 
for incorporation into or improving, maintaining, servicing or repairing real property of the 
Agency, are exempt from sales and use taxes imposed pursuant to Article 28 of the Tax Law.  In 
accordance with the Act, the Agency has a policy of abating sales and use taxes applicable (1) only 
to the initial acquisition, construction, renovation and/or equipping of an Applicant Project and (2) 
to any Non-Applicant Project.  The grant of sales and use tax exemptions by the Agency are subject 
to the Agency’s Recapture Policy. 
 

(B) Period of Exemption.  Except as set forth in subsection (A) above, the period of 
time for which a sales and use tax exemption shall be effective (the “Sales Tax Exemption 
Period”) shall be determined as follows: 
 

(1) General.  The sales and use tax exemption for an Applicant Project shall be 
for the Sales Tax Exemption Period commencing no earlier than (i) the date 
of issuance by the Agency of bonds, notes or other evidences of 
indebtedness with respect to such project, or (ii) the execution and delivery 
by the Agency of a Lease and Project Agreement or other document 
evidencing the sales and use tax exemption relating to such project, and 
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ending on the date of completion of the project or specific date set by the 
Agency.  The Sales Tax Exemption Period for a Non-Applicant Project shall 
extend for such period of time as the Agency shall determine. 

 
(2) Normal Termination.  The Sales Tax Exemption Period for an Applicant 

Project will normally end upon the earlier of (i) completion of the 
acquisition, construction, renovation and/or equipping of such project, (ii) 
the specific date set by the Agency or (iii) the date upon which the Applicant 
has received the benefit of one hundred percent (100%) of the approved 
sales and use tax exemption regardless of whether the acquisition, 
construction, renovation and/or equipping of such project has been 
completed.  The Agency and the Applicant shall agree on the estimated date 
of completion of the project, and the sales and use tax exemption shall cease 
on the agreed upon date, as stated in the Lease and Project Agreement or 
other document evidencing the sales and use tax exemption, unless 
terminated earlier in accordance with the terms of the lease agreement or 
other document evidencing the exemption. 

 
(3) Extension of Sales Tax Exemption Period/Increase in Amount.  The Chief 

Executive Officer of the Agency is authorized on behalf of the Agency to 
approve (i) requests from Applicants regarding the extension of the 
completion date of its project and the extension of the Sales Tax Exemption 
Period, and (ii) requests from Applicants regarding an increase of sales and 
use tax exemptions in an amount not to exceed $100,000, in connection with 
the purchase or lease of equipment, building materials, services or other 
personal property, without the need of approval of the Board of the Agency. 

 
(4) Items Exempted.  The sales and use tax exemption granted by the Agency 

with respect to an Applicant Project shall extend only to items acquired and 
installed during the Sales Tax Exemption Period. The sales and use tax 
exemption shall only apply to the purchase or lease of such items as more 
particularly described in the Lease and Project Agreement or other such 
document evidencing the sales and use tax exemption. Such Lease and 
Project Agreement or other document shall also explicitly describe the items 
which are not eligible for sales and use tax exemption. 

 
(5) Percent of Exemption.  Unless otherwise determined by resolution of the 

Agency, the sales and use tax exemption shall be equal to one hundred 
percent (100%) of the sales and use taxes that would have been levied if the 
project were not exempt by reason of the Agency’s involvement in the 
project.  If an exemption of less than one hundred percent (100%) is 
determined by the Agency to be applicable to a particular Applicant Project, 
then the Applicant shall be required to pay a PILOT Payment to the Agency 
equal to the applicable percentage of sales and use tax liability not being 
abated.  The Agency shall remit such PILOT Payment, within thirty (30) 
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days of receipt thereof by the Agency, to the Affected Tax Jurisdictions and 
New York State in accordance with Section 874(3) of the Act. 

 
(C) Lease and Project Agreement.  The final act of granting a sales and use tax 

exemption by the Agency shall be confirmed by the execution by an authorized officer of the 
Agency of a Lease and Project Agreement or other document entered into by the Agency and the 
Applicant evidencing such exemption. 
 

(D) Required Filings, Reports and Records.  The New York State Department of 
Taxation and Finance requires that proper forms and supporting materials be filed with a vendor 
to establish a purchaser’s entitlement to a sales and use tax exemption. Additionally, Section 
874(8) of the Act requires project occupants and agents of the Agency to annually file with the 
New York State Department of Taxation and Finance a statement of the value of all sales and use 
tax exemptions claimed under the Act by the project occupant and/or all agents, subcontractors 
and consultants thereof. The Applicant’s obligation to comply with such requirements shall be 
more fully described in the Lease and Project Agreement or other such document evidencing the 
exemption. 
 

SECTION 5.  MORTGAGE RECORDING TAX EXEMPTION. 
 

(A) General.  The Act provides that mortgages granted by or joined by the Agency and 
recorded by the Agency or caused to be recorded by the Agency are partially exempt from 
mortgage recording taxes imposed pursuant to Article 11 of the Tax Law.  The Agency has a policy 
of partially abating mortgage recording taxes in accordance with the Act for the initial financing 
or any subsequent refinancing for each project with respect to which the Agency grants a mortgage 
to secure the indebtedness issued by the Agency. In instances where the initial financing 
commitment provides for a construction financing of the project to be replaced by a permanent 
financing of the project immediately upon or shortly after the completion of the project, the 
Agency’s policy is to abate the mortgage recording tax on a case-by-case basis on both the 
construction financing and the permanent financing pursuant to the Act. 
 

(B) Non-Agency Financings.  In a straight-lease transaction where the Agency holds 
title to or has a leasehold interest in the project, the determination to grant mortgage tax 
abatement(s) for mortgages entered into by the Agency to secure loans or indebtedness incurred 
by an Applicant to finance the costs of an Applicant Project as provided for in the Lease and Project 
Agreement, will be made by the Agency on a case-by-case basis in the sole discretion of the 
Agency.  As described in Section (F) below, the Agency may enter into the mortgage even if it has 
determined not to grant a mortgage recording tax abatement. The policy of the Agency is to consent 
to the granting of a mortgage and to join in such mortgage, so long as the following conditions are 
met: 
 

(1) The documents relating to such proposed mortgage contain the Agency’s 
standard non-recourse and hold harmless language and such other 
provisions as the Agency may require, as provided to the lender; 
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(2) The granting of the mortgage is permitted under any existing documents 
relating to the project, and any necessary consents relating thereto have been 
obtained by the project occupant;  

 
(3) The payment of the Agency Fee relating to same; and 

 
(4) The granting of such mortgage recording tax exemption is in the best 

interest of the Agency and in furtherance of the Agency’s public purposes 
in accordance with the Act. 

 
(C) Refinancing.  It is the policy of the Agency to abate mortgage recording taxes on 

any debt issued by the Agency for the purpose of refinancing prior bonds, notes or debt issued by 
the Agency or loans or indebtedness incurred by an Applicant to finance the costs of an Applicant 
Project as provided for in the Lease and Project Agreement, or on any modifications, extensions 
and renewals thereof, so long as the Agency Fees relating to same have been paid and the Applicant 
is not in default under any agreements with the Agency.  Additionally, in the event of a refinancing 
of a mortgage in connection with a straight-lease transaction to which the Agency granted a 
mortgage recording tax abatement, it is the policy of the Agency to abate mortgage recording taxes 
with respect to such refinancing in an amount equal to the outstanding balance secured by the 
current mortgage.  The determination to grant any additional mortgage recording tax abatement on 
any new indebtedness in connection with such refinancing shall be made by the Agency on a case-
by-case basis in the sole discretion of the Agency. 
 

(D) Non-Agency Projects.  In the event that the Agency does not hold title to or does 
not have a leasehold interest in a project, it is the policy of the Agency not to join in a mortgage 
relating to that project and not to abate any mortgage recording taxes relating to that project. 
 

(E) Exemption Affidavit.  The act of granting a mortgage recording tax exemption by 
the Agency is confirmed by the execution by an authorized officer of the Agency of mortgage 
recording tax exemption affidavit relating thereto. 
 

(F) Mortgage Recording Tax Payments.  If the Agency is a party to a mortgage that is 
not to be granted a mortgage recording tax exemption by the Agency (a “non-exempt mortgage”), 
then the Applicant and/or project occupant or other person recording same shall pay the same 
mortgage recording taxes with respect to same as would have been payable had the Agency not 
been a party to said mortgage (the “Normal Mortgage Tax”).  Such mortgage recording taxes are 
payable to the County Clerk of the County, who shall in turn distribute same in accordance with 
law.  If for any reason a non-exempt mortgage is to be recorded and the Agency is aware that such 
non-exempt mortgage may for any reason be recorded without the payment of the normal mortgage 
tax, then the Agency shall prior to executing such non-exempt mortgage collect a payment equal 
to the normal mortgage tax and remit same within thirty (30) days of receipt by the Agency to the 
Affected Tax Jurisdictions in accordance with Section 874(3) of the Act. 
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SECTION 6.  REAL ESTATE TRANSFER TAXES. 
 

(A) Real Estate Transfer Tax.  Article 31 of the Tax Law provides for the imposition of 
a tax upon certain real estate transfers.  Section 1405(b)(2) of the Tax Law provides that transfers 
into the Agency are exempt from such tax, and the New York State Department of Taxation and 
Finance has ruled that transfers of property by the Agency back to the same entity which 
transferred such property to the Agency are exempt from such tax.  The policy of the Agency is 
not to impose a payment in lieu of tax upon any real estate transfers to or from the Agency. 
 

(B) Required Filings.  It shall be the responsibility of the Applicant and/or project 
occupant to ensure that all documentation necessary relative to the real estate transfer taxes and 
the real estate transfer gains tax are timely filed with the appropriate officials. 
 

SECTION 7.  REAL ESTATE TAX EXEMPTION. 
 

(A) General.  Pursuant to Section 874 of the Act and Section 412-a of the Real Property 
Tax Law, property owned by or under the jurisdiction or supervision or control of the Agency is 
exempt from general real estate taxes (but not exempt from special assessments and special ad 
valorem levies).  However, it is the policy of the Agency that, notwithstanding the foregoing, every 
non-governmental project will be required to enter into (i) a Lease and Project Agreement that 
contains provisions for PILOT Payments or (ii) a standalone payment in lieu of tax agreement 
acceptable to the Agency (in either case, a “PILOT Agreement”).  Such PILOT Agreement shall 
require PILOT Payments in accordance with the provisions set forth below. 
 

(B) PILOT Requirement.  Unless the Applicant and/or project occupant and the Agency 
shall have entered into a PILOT Agreement, the project documents shall provide that the Agency 
will not file a New York State Department of Taxation and Finance, Division of Equalization and 
Assessment Form RP-412-a (an “Exemption Form”) with the Assessor and each Affected Tax 
Jurisdiction with respect to the project, and the project documents shall provide that the Applicant 
and/or the project occupant shall be required to make PILOT Payments in such amounts as would 
result from taxes being levied on the project by the Affected Tax Jurisdictions as if the project 
were not owned by or under the jurisdiction or supervision or control of the Agency.  The project 
documents shall provide that, if the Agency and the Applicant and/or project occupant have entered 
into (i) a Lease and Project Agreement that contains provisions for PILOT Payments or (ii) a 
standalone PILOT Agreement acceptable to the Agency, the project documents shall provide that 
the Agency will file an Exemption Form with the Assessor and each Affected Tax Jurisdiction.  
The terms of the PILOT Agreement shall control the amount of PILOT Payments until the 
expiration or sooner termination of such PILOT Agreement.  Except as otherwise provided by 
resolution of the Agency, all real estate PILOT Payments are to be paid to the Agency for 
distribution to the Affected Tax Jurisdictions.  Upon expiration of the initial period as aforesaid, 
the assessment of the project shall revert to a normal assessment (i.e., the project will be assessed 
as if the project were owned by the Applicant and not by the Agency).  Also, any addition to the 
project shall be assessed normally as aforesaid, unless such addition shall be approved by the 
Agency as a separate project following notice and a public hearing as described in Section 859-a 
of the Act.  Other than fixing the final assessment for the initial period as aforesaid, the policy of 



4822-4746-5660.4 
 

 

 10 

the Agency is to not provide the Applicant and/or project occupant with any abatement, other than 
abatements allowed under the Real Property Tax Law. 
 

(C) Required Filings.  As indicated in subsection (B) above, pursuant to Section 874 of 
the Act and Section 412-a of the Real Property Tax Law, no real estate tax exemption with respect 
to a particular project shall be effective until an Exemption Form is filed with the assessor of each 
Affected Tax Jurisdiction.  Once an Exemption Form with respect to a particular project is filed 
with a particular Affected Tax Jurisdiction, the real property tax exemption for such project does 
not take effect until (1) a tax status date for such Affected Tax Jurisdiction occurs subsequent to 
such filing, (2) an assessment roll for such Taxing Jurisdiction is finalized subsequent to such tax 
status date, (3) such assessment roll becomes the basis for the preparation of a tax roll for such 
Affected Tax Jurisdiction, and (4) the tax year to which such tax roll relates commences. 
 

(D) PILOT Agreement.  Unless otherwise determined by resolution of the Agency, all 
PILOT Agreements shall satisfy the following general conditions: 
 

(1) Real Property Tax Abatement. The Agency provides real property tax 
abatements (“Real Property Tax Abatements”) in the form of reduction 
of existing taxes and/or freezing existing taxes and/or abating the increased 
taxes as the result of the project.  Except as may described in this UTEP, 
the Agency’s standard PILOT Agreement will contain fixed PILOT 
Payments for each tax year throughout the term of the PILOT Agreement 
as determined by the Agency in its sole discretion. The standard real 
property tax abatement provided by the Agency is based on the total 
increased assessment for a project over a ten (10) year period, however, the 
Agency in its sole discretion may grant a fifteen (15) year PILOT 
Agreement or grant a five (5) year extension of a ten (10) year PILOT 
Agreement without such fifteen (15) year term be considered a deviation.  
As required by the Act, unless otherwise agreed to by the affected taxing 
jurisdictions, all PILOT Payments must be disbursed by the Agency to the 
Affected Taxing Jurisdictions in proportion to the amount of real property 
taxes and other taxes that would have been received by such Affected 
Taxing Jurisdiction had the project not been tax exempt due to the Act.  
Each abatement of real property taxes pursuant to a PILOT Agreement is 
based on a cost benefit analysis to determine if the project is eligible for the 
standard exemption.  In cases where a project does not meet Agency 
guidelines for the standard exemption, a reduced abatement in terms of 
percent and/or duration may be extended to the applicant, the amount of 
such reduced abatement to be dependent on the facts and circumstances of 
each particular case.  The guidelines to determine eligibility for the standard 
exemption are as follows: 

 
(a) Industrial, manufacturing, research and development, commercial, 

warehousing, distribution facilities, retail (subject to retail 
restrictions in the Act), and corporate office facilities are all eligible 
for the standard exemption.  Speculative office projects may be 
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eligible for the standard exemption if they are projected to provide 
economic benefits in terms of jobs, involve significant capital 
investments in the Town, repurpose existing vacant or nearly vacant 
buildings, or will stimulate the local economy.  The extent to which 
the project will directly create or retain permanent private sector 
jobs as well as “temporary” jobs during the construction period are 
factors that will be considered by the Agency in determining if a 
project is eligible for a PILOT Agreement.  In addition, the level of 
secondary “multiplier” jobs that will be created or retained as a 
result of the project will be considered by the Agency.  Current 
policy is to rely on a cost benefit analysis of the project. 

 
(b) Generally, new jobs created or existing jobs retained by the project 

should have projected average annual salaries in line with the 
median per capita income levels on Long Island at the time of 
application.  Projects with low employment numbers may receive 
reduced benefits.  Further, labor intensive industries are viewed 
favorably.  The likelihood that a desirable project will locate in 
another municipality/region/state, resulting in subsequent real 
economic losses in the Town, the retention of current jobs at an 
existing project, and the possible failure to realize future economic 
benefits for attraction projects are factors that may be considered by 
the Agency in granting a PILOT Agreement. 
 

(c) The total amount of capital investment and/or public benefit at the 
project is a factor that may be considered by the Agency in granting 
a PILOT Agreement. 

 
(d) The extent to which a project will further local planning efforts by 

upgrading blighted areas, create jobs in areas of high 
unemployment, assist institutions of higher education, provide the 
opportunity for advanced high-tech growth or diversify the Town’s 
economic base. 

 
(e) The effect of the proposed project on the environment and the extent 

to which the project will utilize, to the fullest extent practicable and 
economically feasible, resource conservation, energy efficiency, 
green technologies, and alternative and renewable energy measures. 

 
(f) For purposes of this UTEP, “Affordable Housing Projects” are 

defined as housing projects (i) utilizing either four percent (4%) 
Low Income Housing Tax credits AND tax-exempt bonds OR nine 
percent (9%) Low Income Housing Tax credits, (ii) housing projects 
that receive funding through the HOME, CDBG or any HUD 
programs which restricts the income levels of the residents of the 
housing project by the terms of the funding agreements or a 
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Regulatory Agreement is recorded against the property restricting 
the income levels of the residents of the residents of the housing 
project and the rent that may be payable by the residents, (iii) 
Affordable Housing Projects that receive funding from a federal, 
State, County, Village or Town agency, entity, program or authority 
which restricts the income levels of the residents of the housing 
project by the terms of the funding agreements or records a 
Regulatory Agreement against the property restricting the income 
levels of the residents of the Affordable Housing Project or the rent 
that may be payable by the residents, or (iv) any housing project for 
which the Agency receives a legal opinion acceptable to the Agency 
that such housing project qualifies as an Affordable Housing Project 
under federal or State law.  Affordable Housing Projects may be 
granted a PILOT Agreement for a term of up to 15 years with fixed 
PILOT Payments to be determined by the Agency in its sole 
discretion.  Alternatively, in the sole discretion of the Agency, a 
“10% Shelter Rent PILOT” may be used for the PILOT Agreement. 
The “10% Shelter Rent PILOT” may be for a 10-year term or a 15-
year term, at the sole discretion of the Agency, with PILOT 
Payments set at an annual amount equal to 10% of the total revenues 
of the Affordable Housing Project minus utilities of the Affordable 
Housing Project. In order to determine the 10% Shelter Rent PILOT, 
the revenue and utility information of the Affordable Housing 
Project will need to be provided by the project Applicant to the 
Agency in conjunction with the Affordable Housing Project at the 
time of the Application and thereafter on an annual basis.  In the 
event the Affordable Housing Project is financed by tax exempt 
bonds or 9% Low Income Housing Tax Credits or the project is 
subject to a recorded Regulatory Agreement recorded by a 
Municipality or a governmental entity restricting the income levels 
of the residents of the residents of the housing project and the 
amount of rent payable by the residents, the PILOT Agreement may, 
in the sole discretion of the Agency, run concurrently with the term 
of the bond financing or the term of the Regulatory Agreement or 
such period as may be required by a state or federal housing agency 
or authority that is also providing financing or benefits to such 
project or such lesser period as the Agency shall determine. 

 
(g) For purposes of this UTEP, “Assisted Living Facilities” are defined 

as facilities licensed or regulated by the State as assisted or enhanced 
living facilities and may include memory care units or units to care 
for persons with cognitive or physical disabilities who cannot safely 
live or care for themselves independently. Assisted Living Facilities 
may be granted a PILOT Agreement for a term of to 10 to 15 years 
with fixed PILOT Payments to be determined by the Agency in its 
sole discretion.  However, in the event the Assisted Living Facility 
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is financed by tax exempt bonds, the PILOT Agreement may run 
concurrently with the term of the bond financing. 

 
(h) For purposes of this UTEP, “Senior Living Facilities” are defined 

as independent living facilities which are restricted for residents 55 
years of age or older per the Town Code.  Senior Living Facilities 
may be granted a PILOT Agreement for a term of to 10 to 15 years 
with fixed PILOT Payments to be determined by the Agency in its 
sole discretion.  However, in the event the Senior Living Facility is 
financed by tax exempt bonds, the PILOT Agreement may run 
concurrently with the term of the bond financing.  

 
(i) For Purposes of this UTEP, “Market Rate Housing Projects” are 

defined as all housing projects other than Affordable Housing 
Projects, Senior Living Facilities or Assisted Living Facilities.  
Market Rate Housing Projects may be granted a PILOT Agreement 
for a term of up to 7 years, starting at the current taxes on the land 
and any existing buildings, structures and improvements on the land 
and increasing to full taxation at the end of the PILOT Term with 
PILOT Payments to be determined by the Agency, in its sole 
discretion.  However, Market Rate Housing Projects that are to be 
wholly located in or substantially located in one of the areas 
described below, may be eligible to be granted in the Agency’s sole 
and absolute discretion an enhanced PILOT Agreement for a 13 to 
15-year term.  The enhanced PILOT Agreement will generally equal 
land-only taxes for three to five years.  The remaining ten years will 
generally mirror a “double 485-b” exemption.  In order to be eligible 
to receive an enhanced PILOT Agreement, Market Rate Housing 
Projects must be located in one of the following areas: a Community 
Development Block Grant area, an Opportunity Zone, a 
revitalization area, a Transit Oriented Development, a Highly 
Distressed Area (as defined in the Act), an established downtown, a 
blighted area or parcel of land as per the Town’s Code, or if such 
Market Rate Housing Project is part of a Town or Village planned 
development zone or an incentive zoning program. All Market Rate 
Housing Projects, regardless of whether it receives an enhanced 
PILOT Agreement, must comply with the requirements of Section 
7(D)(j) below. 

 
(j) All Market Rate Housing Projects will be required to include a 

minimum of 10% affordable units and 10% workforce units to be 
maintained as such for the life of the Lease and Project Agreement.  
Each of the “affordable” units shall rent at a reduced rent to tenants 
with an annual income at or below 80% of the median income for 
the Nassau-Suffolk primary metropolitan statistical area as defined 
by the Federal Department of Housing and Urban Development.  
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Each of the “workforce” units shall rent at a reduced rent to tenants 
with an annual income at or below 120% of the median income for 
the Nassau-Suffolk primary metropolitan statistical area as defined 
by the Federal Department of Housing and Urban Development.  
The project shall enter into a contract with a local not-for-profit 
housing advocacy group acceptable to the Agency to administer the 
affordability of the affordable units and the workforce units.  This 
information must be provided to the Agency on an annual basis.  
Compliance with the above requirements for a minimum of 10% 
affordable units and a minimum of 10% workforce units will not 
make a Market Rate Housing Project be considered to be an 
Affordable Housing Project as defined in Section 7(D)(h) above. 

 
(k) Approval of all housing projects will be at the sole discretion of the 

Agency’s Board of Members. For housing projects undertaken, the 
Agency may engage the services of a consultant to assist the Agency 
to determine appropriate PILOT Payment levels based upon such 
relevant factors, including, but not limited to, the total project costs, 
projected rental income, unit size, number and configuration.  All 
project applicants for Market Rate Housing Projects, Senior 
Housing Living Facilities, Assisted Living Facilities and Affordable 
Housing Projects must submit a feasibility study to the Agency 
demonstrating the need for the project, other existing or planned 
housing projects, the impact on the local taxing jurisdictions, the 
impact on the local school district and the expected number of 
children, if any, who are likely to attend the local school district, and 
demonstrating that the housing project complies with the Act. 

 
(l) Electrical power generating facilities, electrical storage facilities, 

co-generation facilities, energy transmission lines or facilities, 
including electrical transmission lines, poles and underground 
conduits, undersea electrical cables, convertor stations, electrical 
interconnect facilities, equipment and  substations, natural gas 
pipelines and pumping stations, Renewable Energy Systems, and 
other energy projects are eligible for PILOT Agreements for a term 
of ten (10) years up to twenty-five (25) years following the 
completion of the construction, acquisition, and equipping of the 
project with fixed PILOT Payments determined by the Agency in its 
sole discretion and subject to periodic escalation. In determining the 
PILOT Agreement, the Agency, may consider the total amount of 
power generated, stored or transmitted by such project and the 
assessed value of such project. 

 
(2) Reduction for Failure to Achieve Goals:  If the Agency’s approval of a 

particular project is predicated upon achievement by the project of certain 
minimum goals (such as creating and maintaining certain minimum 
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employment levels), the PILOT Agreement may provide for the benefits 
provided thereby to the project to be reduced or eliminated if, in the sole 
judgment of the Agency, the project has failed to fulfill such minimum 
goals. 

 
(3) Expiration or Termination of PILOT Agreement: Upon expiration of the 

initial period as aforesaid, the assessment of the project shall revert to a 
normal assessment (i.e., the project will be assessed as if the project were 
owned by the Applicant and not by the Agency).  Also, any addition to the 
project shall be assessed normally as aforesaid, unless such addition shall 
be approved by the Agency as a separate project following notice and a 
public hearing as described in Section 859-a of the Act.  Other than fixing 
the final assessment for the initial period as aforesaid, the policy of the 
Agency is to not provide the Applicant and/or project occupant with any 
abatement, other than abatements allowed under the Real Property Tax 
Law. 

 
(4) Special District Taxes:  As indicated above, the Agency is not exempt from 

special assessments and special ad valorem levies and accordingly, these 
amounts are not subject to abatement by reason of ownership of or the 
involvement in the project by the Agency.  The PILOT Agreement shall 
make this clear and shall require that all such amounts be directly paid by 
the Applicant and/or project occupant.  However, Applicants and project 
occupants should be aware that the courts have ruled that an Agency-
sponsored project is also eligible to apply for an exemption from special 
district taxes pursuant to Section 485-b of the Real Property Tax Law.  If an 
applicant or project occupant desires to obtain an exemption from special 
district taxes pursuant to said Section 485-b, it is the responsibility of the 
Applicant and/or project occupant to apply for same at its sole cost and 
expense. 

 
(5) Payment of PILOT Payments:  Unless otherwise determined by resolution 

of the Agency or otherwise provided for in a Lease and Project Agreement 
or a PILOT Payment invoice from the Agency, all PILOT Payments payable 
to an Affected Tax Jurisdiction shall be billed and collected directly by the 
Agency.  Pursuant to Section 874(3) of the Act, such PILOT Payments shall 
be remitted to each Affected Tax Jurisdiction within thirty (30) days of 
receipt. 

 
(6) Late Payment of PILOT Payments:  Any PILOT Payments that are not paid 

on the date that such payments are due shall be subject to penalties and 
interest as required by the Act and the Lease and Project Agreement or the 
PILOT Agreement. 

 
(7) Recapture: All PILOT Agreements are subject to Recapture upon the 

recurrence of a Recapture Event. 



4822-4746-5660.4 
 

 

 16 

 
(8) Enforcement:  An Affected Tax Jurisdiction which has not received a 

PILOT Payment due to it under a PILOT Agreement may exercise its 
remedies under Section 874(6) of the Act.  In addition, such Affected Tax 
Jurisdiction may petition the Agency to exercise whatever remedies that the 
Agency may have under the project documents to enforce payment; and if 
such Affected Tax Jurisdiction indemnifies the Agency and agrees to pay 
the Agency’s costs incurred in connection therewith, the Agency may take 
action to enforce the PILOT Agreement. 

 
(E) Real Property Appraisals.  Since the policy of the Agency stated in this Section 7 

is to base the value of a project for payment in lieu of tax purposes on a valuation of such project 
performed by the respective Assessors, normally a separate real property appraisal is not required.  
However, the Agency may require the submission of a real property appraisal if (1) the Assessor 
of any particular Affected Tax Jurisdiction requires one, or (2) if the valuation of the project for 
payment in lieu of tax purposes is based on a value determined by the Applicant or by someone 
acting on behalf of the Applicant, rather than by an Assessor of an Affected Tax Jurisdiction or by 
the Agency.  In lieu of an appraisal, the Agency may require that an Applicant submit to the 
Agency and each Assessor a certified enumeration of all project costs.  If the Agency requires the 
submission of a real property appraisal, such appraisal shall be prepared by an independent MAI 
certified appraiser acceptable to the Agency. 
 

SECTION 8.  PROCEDURES FOR DEVIATION. 
 

(A) General.  In the case where the Agency may determine to deviate from the 
provisions of this Uniform Tax Exemption Policy pursuant to the provisions of Section 3(B) 
hereof, the Agency may deviate from the provisions hereof, provided that: 
 

(1) The Agency adopts a resolution (a) setting forth, with respect to the 
proposed deviation, the amount of the proposed Tax Exemption, the amount 
and nature of the proposed PILOT, the duration of the proposed Tax 
Exemption and the details of the proposed PILOT and whether or not a Tax 
Exemption of any kind shall be granted, (b) indicating the reasons for the 
proposed deviation, and (c) imposing such terms and conditions thereof as 
the Agency shall deem just and proper; and 

 
(2) As provided in Section 3(D) hereof, the Agency shall give prior written 

notice of the proposed deviation from this Uniform Tax Exemption Policy 
to each Affected Tax Jurisdiction, setting forth therein a general description 
of the proposed deviation and the reasons therefore.  As required by the Act, 
the Agency shall give such notice to each Affected Tax Jurisdiction prior to 
the consideration by the Agency of the final resolution determining to 
proceed with such proposed deviation from this Uniform Tax Exemption 
Policy. 
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(B) Agency-Owned Projects.  Where a project (1) constitutes a Non-Applicant Project, 
(2) is otherwise owned and operated by the Agency or (3) has been acquired by the Agency for its 
own account after a failure of a project occupant, such project may at the option of the Agency be 
exempted by the Agency from all taxes, to the extent provided in Section 874(1) and (2) of the 
Act. 
 

(C) Unusual Projects.  Where a project is unusual in nature and requires special 
considerations related to its successful operations as demonstrated by appropriate evidence 
presented to the Agency, the Agency may consider the granting of a deviation from the established 
exemption policy in accordance with the procedures provided in Section 3(B) and Section 8(A) 
hereof.  The Agency may authorize a minimum payment in lieu of tax or such other arrangement 
as may be appropriate. 
 

SECTION 9.  RECAPTURE. 
 

(A) Recapture of Agency Benefits.  It is understood and agreed by the Applicant that 
the Agency will enter into a Lease and Project Agreement or PILOT Agreement to provide 
financial assistance and grant Tax Exemptions to the Applicant as an inducement to the Applicant 
to acquire, locate, construct, renovate, equip and operate a project in the Town in order to 
accomplish the Public Purposes of Agency under the Act.  Upon the occurrence of a Recapture 
Event, the Agency will recapture up to 100% of the Recaptured Benefits in accordance with the 
Act and the provisions of the Lease and Project Agreement and the PILOT Agreement. 

(B) For purposes of this UTEP, “Recaptured Benefits” shall mean all direct monetary 
benefits, Tax Exemptions and abatements and other financial assistance, if any, derived solely 
from the Agency’s participation in the transaction contemplated by the Lease and Project 
Agreement and the PILOT Agreement including, but not limited to, the amount equal to 100% of: 

(i) mortgage recording tax exemption; and 

(ii) sales and use tax exemption savings realized by or for the benefit of the 
Applicant, including any savings realized by any agent of the Applicant pursuant to the Lease 
Agreement and Project Agreement and each sales tax agent authorization letter issued in 
connection with the Lease Agreement and Project Agreement (“Sales Tax Savings”); and 

(iii) Real Property Tax Abatement savings granted pursuant to the Lease 
Agreement and Project Agreement and the PILOT Agreement (i.e., full Taxes on the Facility less 
the PILOT Payments) (the “Real Property Tax Abatement Savings”). 

(C) Recaptured Benefits, upon the occurrence of a Recapture Event in accordance with 
the provisions of the Lease Agreement and Project Agreement and the declaration of a Recapture 
Event by notice from the Agency to the Applicant, shall be payable directly to the Agency or to 
the State of New York if so directed by the Agency within ten (10) days after such notice of a 
Recapture Event. 

(D) For purposes of this UTEP a “Recapture Event” shall mean any of the following 
events: 
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(i) The occurrence and continuation of an Event of Default under the Lease 
Agreement and Project Agreement, which remains uncured beyond any applicable notice and/or 
grace period, if any, provided hereunder; or 

(ii) The Facility shall cease to be a “project” within the meaning of the Act, as 
in effect on the Closing Date, through the act or omission of the Applicant; or 

(iii) The sale of the Facility or closure of the Facility and/or departure of the 
Applicant from the Town, except as due to casualty, condemnation or force majeure; or 

(iv) Failure of the Company to create or cause to be maintained the number of 
FTE jobs at the Facility as provided in the Lease and Project Agreement, which failure, in the sole 
judgment of the Agency, is not reflective of the business conditions of the Applicant  or the 
subtenants of the Applicant, including without limitation loss of major sales, revenues, distribution 
or other adverse business developments and/or local, national or international economic 
conditions, trade issues or industry wide conditions; or 

(v) Any significant deviations from the project information contained in the 
Application which, in the sole judgment of the Agency, would constitute a significant diminution 
of the Applicant’s activities in, or commitment to, the Town of Brookhaven, Suffolk County, New 
York; or 

(vi) The Applicant receives or claims Sales Tax Savings in connection with the 
project work in excess of the maximum amount of the sales and use tax exemptions authorized by 
the Agency or receives or claims Sales Tax Savings prior to the commencement of the Sales Tax 
Exemption Period of after the Sales Tax Exemption Period; provided, however, that the foregoing 
shall constitute a Recapture Event with respect to such excess Sales Tax Savings only.  It is further 
provided that failure to repay the Sales Tax Savings within thirty (30) days shall constitute a 
Recapture Event with respect to all Recaptured Benefits. 

(E) If a Recapture Event has occurred due solely to the failure of the Applicant to create 
or cause to be maintained the number of fulltime equivalent employees (“FTEs”)  at the project as 
provided in the Lease and Project Agreement in any  year but the applicant has created or caused 
to be maintained at least 85% of such required number of FTEs for such year, then in lieu of 
recovering the Recaptured Benefits provided above, the Agency may, in its sole discretion, adjust 
the PILOT Payments due under Lease and Project Agreement and the PILOT Agreement on a pro 
rata basis so that the amounts payable will be adjusted upward retroactively for such year by the 
same percentage as the percentage of FTEs that are below the required FTE level for such  year.  
Such adjustments to the PILOT Payments may be made each year until such time as the Applicant 
has complied with the required number of FTEs pursuant to the Lese and Project Agreement. 

(F) Furthermore, notwithstanding the foregoing, a Recapture Event shall not be deemed 
to have occurred if the Recapture Event shall have arisen as a result of (i) a “force majeure” event, 
(ii) a taking or condemnation by governmental authority of all or part of the Facility, or (iii) the 
inability or failure of the Applicant after the project shall have been destroyed or damaged in whole 
or in part (such occurrence a “Loss Event”) to rebuild, repair, restore or replace the project to 
substantially its condition prior to such Loss Event, which inability or failure shall have arisen in 
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good faith on the part of the Applicant or any of its affiliates so long as the applicant  or any of its 
affiliates have diligently and in good faith using commercially reasonable efforts pursued the 
rebuilding, repair, restoration or replacement of the project or part thereof. 

(G) The Applicant will be required under the Lease and Project Agreement to furnish 
to the Agency, and to cause any sublessee of the project to furnish, the Agency with written 
notification within thirty (30) days of actual notice of any facts or circumstances which would 
likely lead to a Recapture Event or constitute a Recapture Event hereunder.  The Agency shall 
notify the Applicant of the occurrence of a Recapture Event under the Lease and Project 
Agreement, which notification shall set forth the terms of such Recapture Event. 

(H) In the event any payment of Recaptured Benefits owing by the Applicant under the 
Lease and Project Agreement shall not be paid on demand by the Agency, such payment shall bear 
interest from the date of such demand at a rate equal to ten percent (10%) but in no event at a rate 
higher than the maximum lawful prevailing rate, until the Applicant shall have made such payment 
in full, together with such accrued interest to the date of payment, to the Agency (except as 
otherwise specified above). 

(I) The Applicant shall be required by the Lease and Project Agreement to pay to the 
Agency all reasonable out of pocket expenses of the Agency, including without limitation, 
reasonable legal fees, incurred with the recovery of all Recaptured Benefits. 
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Middle Country Meadows, LLC proposes to invest $36.9 million at 1277 Middle Country Road Selden, NY 11784 over 15

years. Town of Brookhaven staff summarize the proposed with the following: Applicant proposes building a senior rental

housing development on 13 acres at 1277 Middle Country Road in Selden, NY. This approximately $37 million

development will include124 rental units (36 will be affordable). We expect that this project will be completed in a timely

fashion. As per our Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited

to, alignment with local planning and development efforts and capital investment by the applicant.

T1 TABLE 1

Proposed Investments

Description Amount

CONSTRUCTION SPENDING

124 unit senior rental
apartment complex $32,530,000

OTHER SPENDING

Machinery & equip $3,720,000

Amenities $665,000

Total Investments $36,915,000

Discounted Total (2%) $36,915,000

May not sum to total due to rounding.

F4 FIGURE 4

Location of Investment

Map data ©2021 Google

Proposed Investment

https://maps.google.com/maps?ll=40.862589,-73.057614&z=15&t=m&hl=en-US&gl=US&mapclient=apiv3


A cost-benefit analysis of this proposed investment was conducted using InformAnalytics, an economic impact model

developed by CGR. The report estimates the impact that a potential project will have on the local economy based on

information provided by Town of Brookhaven. The report calculates the costs and benefits for specified local taxing

districts over the first 15 years, with future returns discounted at a 2% rate.

T2 TABLE 2

Estimated Costs or Incentives

Town of Brookhaven is considering the following incentive package for Middle Country Meadows, LLC.

Description Nominal Value Discounted Value*

Property Tax Exemption $5,970,000 $5,484,000

Sales Tax Exemption $1,500,000 $1,500,000

Mortage Recording Tax Exemption $225,000 $225,000

Total Costs $7,696,000 $7,210,000

May not sum to total due to rounding. 
Discounted at 2%*

Cost-Benefit Analysis



T3 TABLE 3

State & Regional Impact (Life of Project)

The following table estimates the total benefits from the project over its lifetime.

Description Direct Spillover Total

REGIONAL BENEFITS $21,067,000 $9,318,000 $30,385,000

To Private Individuals $15,879,000 $9,195,000 $25,074,000

Temporary Payroll $13,472,000 $3,781,000 $17,253,000

Ongoing Payroll $2,407,000 $5,415,000 $7,821,000

To the Public $5,188,000 $123,000 $5,311,000

Property Tax Revenue $4,976,000 N/A $4,976,000

Temporary Sales Tax
Revenue $180,000 $50,000 $230,000

Ongoing Sales Tax
Revenue $32,000 $72,000 $104,000

STATE BENEFITS $963,000 $576,000 $1,539,000

To the Public $963,000 $576,000 $1,539,000

Temporary Income
Tax Revenue $693,000 $195,000 $888,000

Ongoing Income Tax
Revenue $86,000 $275,000 $361,000

Temporary Sales Tax
Revenue $156,000 $44,000 $199,000

Ongoing Sales Tax
Revenue $28,000 $63,000 $90,000

Total Benefits to State &
Region $22,030,000 $9,894,000 $31,924,000

Discounted Total Benefits
(2%) $21,708,000 $9,159,000 $30,866,000

May not sum to total due to rounding.



T4 TABLE 4

Benefit to Cost Ratio

The following benefit to cost ratios were calculated using the discounted totals.

Description Benefit* Cost* Ratio

Region $29,385,000 $6,289,000 5:1

State $1,482,000 $921,000 2:1

Grand Total $30,866,000 $7,210,000 4:1

May not sum to total due to rounding. 
Discounted at 2%

CGR has exercised reasonable professional care and diligence in the production and design of the InformAnalytics™ tool. However, the data used is provided by

users. InformAnalytics does not independently verify, validate or audit the data supplied by users. CGR makes no representations or warranties with respect to the

accuracy of the data supplied by users.

*
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	(C) Recaptured Benefits, upon the occurrence of a Recapture Event in accordance with the provisions of the Lease Agreement and Project Agreement and the declaration of a Recapture Event by notice from the Agency to the Applicant, shall be payable dire...
	(D) For purposes of this UTEP a “Recapture Event” shall mean any of the following events:
	(i) The occurrence and continuation of an Event of Default under the Lease Agreement and Project Agreement, which remains uncured beyond any applicable notice and/or grace period, if any, provided hereunder; or
	(ii) The Facility shall cease to be a “project” within the meaning of the Act, as in effect on the Closing Date, through the act or omission of the Applicant; or
	(iii) The sale of the Facility or closure of the Facility and/or departure of the Applicant from the Town, except as due to casualty, condemnation or force majeure; or
	(iv) Failure of the Company to create or cause to be maintained the number of FTE jobs at the Facility as provided in the Lease and Project Agreement, which failure, in the sole judgment of the Agency, is not reflective of the business conditions of t...
	(v) Any significant deviations from the project information contained in the Application which, in the sole judgment of the Agency, would constitute a significant diminution of the Applicant’s activities in, or commitment to, the Town of Brookhaven, S...
	(vi) The Applicant receives or claims Sales Tax Savings in connection with the project work in excess of the maximum amount of the sales and use tax exemptions authorized by the Agency or receives or claims Sales Tax Savings prior to the commencement ...

	(E) If a Recapture Event has occurred due solely to the failure of the Applicant to create or cause to be maintained the number of fulltime equivalent employees (“FTEs”)  at the project as provided in the Lease and Project Agreement in any  year but t...
	(F) Furthermore, notwithstanding the foregoing, a Recapture Event shall not be deemed to have occurred if the Recapture Event shall have arisen as a result of (i) a “force majeure” event, (ii) a taking or condemnation by governmental authority of all ...
	(G) The Applicant will be required under the Lease and Project Agreement to furnish to the Agency, and to cause any sublessee of the project to furnish, the Agency with written notification within thirty (30) days of actual notice of any facts or circ...
	(H) In the event any payment of Recaptured Benefits owing by the Applicant under the Lease and Project Agreement shall not be paid on demand by the Agency, such payment shall bear interest from the date of such demand at a rate equal to ten percent (1...
	(I) The Applicant shall be required by the Lease and Project Agreement to pay to the Agency all reasonable out of pocket expenses of the Agency, including without limitation, reasonable legal fees, incurred with the recovery of all Recaptured Benefits.








