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October 20, 2021 - 9:00 AM 
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One tap mobile - +16465588656, 81641119687# US (New York) 

AGENDA 
1) Call to order

2) Pledge of Allegiance

3) Roll call

4) Mission statement

5) Approval of the minutes of September 15, 2021 Regular Meeting
6) Public comment agenda items only

7) Executive Session (expected to be at least 15 minutes)

8) Financials

9) Chair’s report

10) Chief Executive Officer’s report
11) Committee reports

a) Audit

i) Construction labor monitoring report

b) Finance

i) 2021-2025 Budgets for consideration
c) Governance

12) Old Business

a) Status of Pending Projects

b) Status of Pending Enforcement Matters

c) Bayside Marlboro, LLC
13) New Business

a) Champlain Hudson Power Express

14) Adjournment

The next meeting of the Ulster County Industrial Development Agency is scheduled for 
9:00 a.m., November 17, 2021. 

The mission of the Ulster County Industrial Development Agency is to advance the job opportunities, general 
prosperity and long-term economic vitality of Ulster County residents by targeting tax incentives, bonding and other 
assistance to foster creation and attraction of new business and the retention and expansion of existing business. 
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Item 3. 

Roll Call 

Present Absent 

______ ______ 

______ ______ 

______ ______ 

______ ______ 

______ ______ 

______ ______ 

James Malcolm, Chair

Diane Eynon Vice Chair/Treasurer 

Michael J. Ham, Secretary

Faye Storms, Assistant Treasurer

Orlando Reece, Assistant Secretary

Daniel Savona, Assistant Secretary 

Richard O. Jones, Member ______ ______ 

Page 2 of 141



Dated September 17, 2021 
DRAFT FOR DISCUSSION PURPOSES ONLY  

UCIDA  
 
Ulster County Industrial Development Agency 
 
 

P.O. Box 4265, Kingston, NY 12402-4265 
 

 

ULSTER COUNTY INDUSTRIAL DEVELOPMENT AGENCY 
MINUTES 

September 15, 2021 
 
A regular monthly meeting of the Ulster County Industrial Development Agency was held on Wednesday, 
September 15, 2021 at 9:00 A.M. via zoom. 
 
Roll Call: 
The following agency members were present: 
James Malcolm 
Dr. Diane Eynon 
Michael J. Ham 

Chair  
Vice Chair/Treasurer 
Secretary                                          

Faye Storms  Assistant Treasurer 
Orlando Reece  Assistant Secretary                                                       Arrived at 9:07 A.M. 
Daniel Savona  Assistant Secretary                                                                  
Richard O. Jones  Member/Chief Financial Officer                      
 
The following agency members were absent with notice:    
   
Additional Attendees: 
Rose Woodworth  Chief Executive Officer 
A. Joseph Scott, III, Esq.    Agency Counsel 
      
The meeting was called to order at 9:00 A.M. by Chair James Malcolm. 
 
 

PLEDGE OF ALLEGIANCE 
 

The members of the Agency participated in the Pledge of Allegiance to the flag.  
 
 

ROLL CALL 
 

Roll was called, and it was noted that a quorum was present. 
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READING OF THE UCIDA MISSION STATEMENT 
 
The mission of  the Ulster County  Industrial Development Agency  is  to advance  the  job opportunities, 
general prosperity and long‐term economic vitality of Ulster County residents by targeting tax incentives, 
bonding, and other assistance to  foster creation and attraction of new business and the retention and 
expansion of existing business. 

 

MINUTES 

Motion:  Richard  O.  Jones,  seconded  by  Daniel  Savona, moved  to  approve  the minutes  of  the 
August 18, 2021 regular meeting as presented.  

Vote:  The motion was unanimously adopted (6‐0).  
 
 

PUBLIC COMMENT ON AGENDA ITEMS ONLY 
 

Lucia  Romeo  from  Romeo  Kia  both  spoke  during  the  public  comment  and  sent  in  a  formal written 
comment. Ms. Romeo thanked the Board for their support and then expressed her frustration regarding 
the Romeo Kia Project. The Project was approved by the Board 7‐0 on May 19, 2021, and, to‐date, she 
cannot get a response from the County Executive as to why he has not confirmed the actions of the IDA 
as they pertain to the  job findings for the Project. Romeo Kia has complied with the DEC regulation on 
the  eagles.  Because  of  this,  they  only  have  between  now  and  the  end  of  the  year  that  any  noise 
generated by construction  is permitted. If construction  is not able to be started, they will have to start 
the process all over again and pay another biologist  to observe  the sight. Ms. Romeo proclaimed  that 
during  the  time  period  of  the  approved  15‐year  PILOT,  the  sales  revenue  alone  is  estimated  be 
$37,500,000. The Project also provides payroll tax benefits and an additional eighteen employees. Lucia 
Romeo asked what Romeo Kia needs to do     so they can move forward and make this Project happen. 
UCIDA  Chair  James  Malcolm  asked  Agency  Counsel,  A.  Joseph  Scott,  to  confirm  what  the  phrase 
“confirm” means,  in his opinion. Agency Counsel  responded  that, based on work with  this  and other 
IDAs, “confirm” is to agree/indicate that they are not disagreeing with the procedural steps and findings 
that  the  IDA  has made with  respect  to  a  particular  project.  The  IDA  has  processes  in  place  that  are 
followed  for each potential project. 1) All Governmental entities,  including  the County  Executive,  are 
copied on any Public Hearing notices, Public Hearing records, comments received, approving resolutions, 
including  the  resolution where  the  IDA makes  the  job  findings.  These  job  findings, under  the  statute 
need to be confirmed by the County Executive. The Board has done everything they were supposed to 
do for the Romeo Kia Project. The Chair stated the answer lies with the administration on the 6th floor. 
CFO Richard O. Jones asked Agency Counsel  if he could  look  into moving forward with the  inducement 
and inform all the affected taxing authorizes that Romeo Kia is now receiving the PILOT benefits that the 
Board  approved.  Agency  Counsel  recommended  discussing  this matter  in  Executive  Session.  Agency 
Secretary Michael J. Ham said Romeo Kia has gone through the whole process, and that there was plenty 
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of opportunity for public comment. He questioned where the ones who don’t want it to go through had 
been during the  last three and a half or four months. had been Lucia Romeo feels  it  is purely political, 
and there is nothing more frustrating than that. She expressed her desire for the Project to be judged on 
its merits instead. 

Orlando Reece arrived during Public Comment at 9:07 A.M. 

 
EXECUTIVE SESSION 

 
Motion:  Daniel Savona, seconded by Richard O. Jones, made a motion to enter Executive Session 

for the purpose of discussing current litigation and advice of Counsel. 

Vote:  The motion was unanimously adopted (7‐0).  

Bill Kemble, a reporter from the Daily Freeman, asked who the pending litigation to be discussed during 
Executive Session was for. 

Agency Counsel A. Joseph Scott responded that the pending litigation being discussed is in relation to the 
Kingstonian. 

The Board entered Executive Session at 9:19 A.M. 
 
Motion:  Faye  Storms,  seconded  by  Orlando  Reece, made  a motion  to  come  out  of  Executive 

Session. 
 
Vote:    The motion was unanimously adopted (7‐0). 
 
The Board came out of Executive Session at 10:27 A.M. 
 
No action was taken during Executive Session. 

 
 

FINANCIALS 
 

Chief Financial Officer Richard O. Jones presented the August financial report. Income is currently under 
budget: It is $123,917.23 of budgeted $215,000.00. The administrative fees are almost at budget point.  
Revenues are running appropriately at this time of year versus the budget. Administrative staff fees are 
reasonable, if not even low. The website and marketing budget is $15,000, of which only $550 has been 
used. This allows room for the creation and printing of Mentoring Program pamphlet. Currently the bank 
deposits total almost $800,000. Some CDs are coming up for renewal, but  interest rates are extremely 
low.  Assistant  Treasurer  Faye  Storms  asked  if  the  IDA  was  allowed  to  purchase  a  building.  She 
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recommended looking into purchasing a building which would provide rent for the IDA and space for the 
IDA meetings. 
 
Motion:  Michael J. Ham, seconded by Daniel Savona, made a motion to accept the financial report 

for August 2021 as presented. 

Vote:  The motion was unanimously adopted (7‐0).  

 

CHAIR’S REPORT 

James Malcolm presented the Chair’s Report.  As part of his report, the Chair reported that the UCIDA 
continues to have dialog with various parts of Government and developers in the County. 

 
 

CHIEF EXECUTIVE OFFICER’S REPORT 
 

Rose Woodworth presented the Chief Executive Officer’s report. As part of her report, she reported on 
the following: 

A. The Board Training Day  is scheduled for Tuesday, October 26 from 9 am to 5 pm. It  is currently 
scheduled to be in person in the Legislative Chambers. 

B. Cost Benefit Analysis Software – The program will not be available after 12/31/2021. The CEO has 
been  in  touch with  the NYS Economic Development Council about a  replacement. They have a 
few things in the works. The Chair asked that the CEO work with Orlando Reece and Rick Jones on 
finding a replacement. 

C. Prospective Projects – There has been several phone calls with prospective projects again in the 
past month for general information. 

 

COMMITTEE REPORTS 

Audit Committee 

Due  to  poor  service  for  the  Audit  Committee  Chair  Diane  Eynon,  the  Audit  Committee  report  was 
presented by CEO Rose Woodworth as follows: 

A. Project Post‐Closing Affidavit Update – After sending out notices for the post‐closing affidavits to 
the projects that closed in past years and have completed construction, the IDA is in receipt of all 
except one project. PODS has been sent a firm letter from Agency Counsel letting them know that 
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if  they  don’t  come  through,  they will  go  to  the Governance  Committee  for  potential  Agency 
action. The  IDA did receive some paperwork from the Project, but not all. There will be a small 
amount of  fees to be collected  from the project. There  is about $123,000 collected  in  fees this 
year, of which $60,000 to $70,000 is from the recently received post‐closing affidavits.   

B. UHY Audit – The CEO spoke with UHY and they agreed to the $10,000 that they had put  in the
RFP. They wrote off $4,000 not  just  the $500  shown on  the  invoice. Last year’s audit  required
UHY  to  check  fifty‐one  documents  for  payments  going  out  due  to  the  PPE  grants.  The  usual
number of documents checked is nine. There was discussion on what could be done better by the
IDA staff and UHY in the future. The CEO will be increasing the budget for the audit for next year.

C. Second  Quarter  Financials  –  The  Committee  reviewed  and  approved  the  second  quarter
financials.

D. Annual  Site  Visits  and  Year‐End  Reporting  –  There  was  discussion  about  doing  the  annual
reporting  using  Google  Survey  or  Survey  Monkey.  This  would  require  all  questions  to  be
answered  before moving  on  to  the  next  question,  and  it  will  help  prevent  receiving  annual
reports that are not complete.

E. Policy Review – Policy Respecting Uniform Criteria for the Evaluation of Projects was tabled until
after the Governance Committee can complete their review and recommendation for the UTEP &
Matrix. For  the Code of Ethics  there was  language added  to Section 4, Distribution of Code of
Ethics, to reflect that each member will receive the Code of Ethics be required to sign and return
to the Agency annually.

Motion:  Faye Storms, seconded by Michael J. Ham, made a motion to accept the changes to the 
Code of Ethics as presented. 

Vote:    The Board voted as follows: 

James Malcolm
Faye Storms   
Dr. Diane Eynon
Michael J. Ham
Orlando Reece  
Daniel Savona  
Richard O. Jones

Aye 
Aye 
*Absent
Aye 
Aye 
*Absent
 Aye 

The resolution was thereupon declared duly adopted. 

F. Local Construction Labor Policy – The Audit Committee decided to table discussion on this policy

since Michael J. Ham was not present and had specific wording recommendations for the policy.

*Board members listed absent had stepped away from the meeting while voting took place.
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G. Construction Labor Monitoring Report – Loewke Brill reported Inness to be at 82% total average 
monthly compliance. Baxter is no longer on site at the Inness Project, and reporting will now go 
through Taavo Somer (one of the Project owners). 

Finance 

No report, but there is a meeting following today’s Board meeting. 

Governance 

Governance Committee Chair Michael J. Ham presented the Governance Committee report. Mentoring 
Program  is moving ahead, updates will be made as needed. There was discussion  that some potential 
applicants might be better to use 485(b)  incentives rather than IDA  incentives. A recommendation was 
made to look for a marketing company to put together a pamphlet to assist potential applicants. A brief 
discussion was had on creating required training for annual reporting  in November for all projects. The 
Amendment to Enforcement of Agency Projects Policy was voted to be moved to the Board for review. 
The changes  to  this policy are  to  represent what  the  IDA  is already doing as a process and add a  few 
things  from  the Dutchess County Policy.  It will be presented at  the next Board meeting. There was a 
discussion about shared fees between the IDA and CRC. The CEO will reach out to the ABO and Agency 
Counsel  for advice  to determine  if  the  IDA can  share  fees with  the CRC. Some discussion on  the cost 
benefit analysis was covered. The discussion was concerning the use of third‐party studies. There will be 
further discussion on this matter at the next Governance meeting. Changes to the UTEP and Matrix for 
the Community Investment Agreement were discussed and will be presented at the next Board meeting. 

New Business 

Resolution Establishing Moratorium Period Regarding Review of Agency Policy Regarding Undertaking 
of Housing Projects 

Agency Counsel A. Joseph Scott reviewed the resolution. Counsel pointed out a few key points. The IDA 
has been receiving inquiries regarding housing and currently has an actual housing application. The IDA 
would  like  to  review  issues  and  concerns with  respect  to potential  granting of  financial  assistance  to 
housing projects. It was determined a moratorium was needed for the consideration of housing projects. 
Once the IDA has received and reviewed the collected information from the IDA’s outreach, the Agency 
will enact a policy and continue again consideration of housing projects.  

Motion:  Daniel Savona, seconded by Orlando Reece, moved to approve the resolution establishing 
    moratorium period regarding review of Agency policy regarding undertaking of housing  
    projects. 
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Vote:    The Board voted as follows: 

James Malcolm Aye 
Diane Eynon, Ph.D.    Aye 
Faye Storms  Aye 
Michael J. Ham   Aye 
Orlando Reece  Aye 
Daniel Savona  Aye 
Richard O. Jones Aye 

The resolution was there upon declared duly adopted. 

OLD BUSINESS 

Status of Pending Projects 

Agency Counsel A. Joseph Scott reported on the status of pending projects: 

 Wildberry  Lodge,  LLC  –  Project  applicant  is  completing  SEQR  process. UCIDA  cannot  take  any
action until SEQR process is complete.

 Kingstonian  Development,  LLC  –  Preparing  IDA  documents  for  a  closing  in  4th  quarter  2021.
Expect to distribute in the next 7‐10 days. In addition, there is litigation pending which challenges
the Agency approval of the Project.

 Apherea, Inc. – Documents have been distributed and ready to move forward to closing in the 4th

quarter.

 Magruder  Solar,  LLC  –  Ready  to  schedule  a  Public  Hearing  once  project  applicant  finalizes
application.

 Romeo Enterprises, LLC – A Public Hearing was held on April 9, 2021. Reviewing closing timetable
and remaining procedural requirements.

Status of Pending Enforcement Matters 

Agency Counsel A. Joseph Scott reported on the status of pending enforcement matters: 

 Amthor Bond Project – Company has advised Agency Counsel that refinance is complete. Agency
Counsel to confirm.

 Viking Project – Company has advised Counsel that refinance is complete. Agency Counsel to
confirm.

 Greenhouse/Posey – Documents have been distributed, and it is expected to close this month.
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 Darien Lake – Documents have been distributed, and it is expected to close this month.

 Golden Hill/NH Realty – Termination documents were prepared, executed and recorded in
County Clerk’s office. Remaining tasks are to send out a claw‐back bill and coordinate with City
Assessor on interim tax bills.

Bayside Marlboro, LLC 

Chair James Malcolm addressed grandfathering  in Bayside Marlboro since they had already started the 
application process. Agency Counsel A. Joseph Scott recommended that the minutes reflect the fact that 
the Project’s public hearing would be part of the  IDA’s outreach. The  IDA would not be committing to 
doing any final approval. 

Motion:  Orlando Reece, seconded by Daniel Savona, made a motion to allow projects that are  
currently in the application process to get grandfathered from the moratorium for a Public 
Hearing only. 

Vote:    The Board voted as follows: 

James Malcolm Aye 
Diane Eynon, Ph.D.    Aye 
Faye Storms  Nay 
Michael J. Ham   Aye 
Orlando Reece  Aye 
Daniel Savona  Aye 
Richard O. Jones Aye 

The resolution was there upon declared duly adopted. 

ADJOURNMENT 

Motion:  Michael J. Ham, seconded by Daniel Savona, moved to adjourn the meeting. 

Vote:  The motion was unanimously adopted (7‐0). 

The meeting was adjourned at 11:08 A.M. 

Respectfully submitted, 

Michael J. Ham, Secretary 
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 02:28 PM
 10/07/21
 Accrual Basis

Ulster County Industrial Development Agency

Statement of Financial Activity

Budget vs. Actual

 September & January ‐ September 2021

Sept 21 Jan-Sept 21 Budget $ Over Budget % of Budget

Ordinary Income/Expense

Income

4000 ꞏ Operating Revenues

4010 ꞏ Project Closing Fees 0.00 123,917.32 215,000.00 -91,082.68 57.64%

4025 ꞏ Annual Administrative Fees 0.00 34,750.00 35,000.00 -250.00 99.29%

4030 ꞏ Application Fees 0.00 5,000.00 2,000.00 3,000.00 250.0%

4070 ꞏ Miscellaneous Fees 0.00 1,000.00 1,000.00 0.00 100.0%

4080 ꞏ Late Fees 0.00 3,250.00 0.00 3,250.00 100.0%

4090 ꞏ Project Admin Fees (Pass-Thru) 425.00 10,570.01 12,000.00 -1,429.99 88.08%

Total 4000 ꞏ Operating Revenues 425.00 178,487.33 265,000.00 -86,512.67 67.35%

Total Income 425.00 178,487.33 265,000.00 -86,512.67 67.35%

Expense

6000 ꞏ Professional Fees

6010 ꞏ Administrative Staff Fees 12,600.00 103,900.00 144,000.00 -40,100.00 72.15%

6030 ꞏ Legal Fees 0.00 0.00 30,000.00 -30,000.00 0.0%

6040 ꞏ Auditing Fees 7,250.00 10,000.00 10,000.00 0.00 100.0%

6050 ꞏ Website & Marketing 0.00 550.40 15,000.00 -14,449.60 3.67%

6055 ꞏ Livestream 0.00 6,000.00 12,000.00 -6,000.00 50.0%

6060 ꞏ Contracts for Other Services 34.99 234.95 34,750.00 -34,515.05 0.68%

Total 6000 ꞏ Professional Fees 19,884.99 120,685.35 245,750.00 -125,064.65 49.11%

6100 ꞏ Project Admin Exp (Pass-Thru) 425.00 10,370.01 12,000.00 -1,629.99 86.42%

6200 ꞏ Other Expenses

6210 ꞏ Office Expense & Postage 10.20 219.73 1,500.00 -1,280.27 14.65%

6215 ꞏ CBA Software 0.00 0.00 1,000.00 -1,000.00 0.0%

6220 ꞏ Insurance 25.00 3,615.19 3,500.00 115.19 103.29%

6230 ꞏ Dues & Fees 0.00 0.00 1,000.00 -1,000.00 0.0%

6250 ꞏ Seminars & Conferences 0.00 209.99 1,000.00 -790.01 21.0%

6260 ꞏ Travel/Meals 0.00 0.00 1,500.00 -1,500.00 0.0%

6290 ꞏ PPE Grants Program 0.00 38,399.81

6299 ꞏ Miscellaneous 0.00 5.83 500.00 -494.17 1.17%

Total 6200 ꞏ Other Expenses 35.20 42,450.55 10,000.00 32,450.55 424.51%

Total Expense 20,345.19 173,505.91 267,750.00 -94,244.09 64.8%

Net Ordinary Income -19,920.19 4,981.42 -2,750.00 7,731.42 -181.14%

Other Income/Expense

Other Income

7010 ꞏ Interest Income 62.31 1,090.49 2,750.00 -1,659.51 39.65%

Total Other Income 62.31 1,090.49 2,750.00 -1,659.51 39.65%

Net Other Income 62.31 1,090.49 2,750.00 -1,659.51 39.65%

Net Income -19,857.88 6,071.91 0.00 6,071.91 100.0%
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Sep 30, 21

ASSETS
Current Assets

Checking/Savings
1010 ꞏ Cash, Checking (BOGC) 316,050.50
1055 ꞏ Cash, Checking (M&T 3923) 188,630.64
1065 ꞏ Cash, Savings (M&T 4428) 63,316.63
1090 ꞏ Rhinebeck Savings CD 201,350.76

Total Checking/Savings 769,348.53

Accounts Receivable
1200 ꞏ Accounts Receivable 4,570.00

Total Accounts Receivable 4,570.00

Other Current Assets
1350 ꞏ Other Current Receivables 6.09
1400 ꞏ Due from UCCRC 100.00

Total Other Current Assets 106.09

Total Current Assets 774,024.62

TOTAL ASSETS 774,024.62

LIABILITIES & EQUITY
Liabilities

Current Liabilities
Other Current Liabilities

2200 ꞏ Escrow 7,427.48

Total Other Current Liabilities 7,427.48

Total Current Liabilities 7,427.48

Total Liabilities 7,427.48

Equity
3000 ꞏ Unrestricted Net Assets 760,525.23
Net Income 6,071.91

Total Equity 766,597.14

TOTAL LIABILITIES & EQUITY 774,024.62

2:30 PM Ulster County Industrial Development Agency

10/07/21 Statement of Financial Position
Accrual Basis As of September 30, 2021

Page 1
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September 2021 Monthly UCIDA Report 

 

October 6th, 2021 

Inness New York, LLC – A total monthly head count of 74 workers were 

reported 

  A. Of the 74 workers 71 were compliant and no exemptions 

  B. Of the 74 workers 3 were non compliant 

    a. Total monthly compliance average was 96% 
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Description

 2021    

Proposed 

Amended 

Budget 

 2022 

Proposed 

Amended 

Budget 

 2023    

Proposed 

Amended 

Budget 

 2024  

Proposed 

Amended 

Budget 

 2025 

Proposed  

Budget 

REVENUES

Charges for Services:

     Administrative Fees
     Project Closing Fees 776,779       360,000       410,000       385,000       415,000      
     Annual Administrative Fees 34,750         40,000         40,000         40,000         40,000        

     Application Fees 5,000           2,000           2,000           2,000           2,000          

    Miscellaneous Fees 1,000           1,000           1,000           1,000           1,000          

    Late Fees 3,250           ‐  ‐  ‐  ‐ 

     Project Administrative Fees (Pass‐Thru) 16,020         15,000         15,000         15,000         15,000        

          Total Charges for Services 836,799       418,000       468,000       443,000       473,000      

Return of Ready2Go Funds (16)/Kieffer Consultant (17)

Investment Earnings 1,640           1,500           1,500           1,500           1,500          

Net Asset Appropriation ‐  ‐  ‐  ‐  ‐ 

TOTAL REVENUES 838,439       419,500       469,500       444,500       474,500      

EXPENSES:

Professional Services Contracts:

     Admin Fees 144,000       151,200       151,200       151,200       151,200      

     Contracts for Services 34,750         168,300       214,300       189,300       219,300      

     Shovel Ready Feasibility Studies ‐  ‐  ‐  ‐  ‐ 

     UTEP Expense

     CFO Fees ‐  ‐  4,000           4,000           4,000          

     Legal Fees 30,000         30,000         30,000         30,000         30,000        

     Auditing Fees 10,000         15,000         15,000         15,000         15,000        

     Livestream 10,000         10,000         10,000         10,000         10,000        

     Website & Marketing 15,000         15,000         15,000         15,000         15,000        

          Total Professional Services Contracts 243,750       389,500       439,500       414,500       444,500      

Supplies and Materials:

     Office Expense & Postage 1,210           1,500           1,500           1,500           1,500          

          Total Supplies and Materials 1,210           1,500           1,500           1,500           1,500          

Other Operating Expenses:

     Project Expenses Pass‐Thru 15,820         15,000         15,000         15,000         15,000        

     Cost Benefit Analysis Software ‐  5,000           5,000           5,000           5,000          

     Dues and Fees 1,000           1,000           1,000           1,000           1,000          

     Insurance 3,590           4,000           4,000           4,000           4,000          

     Meeting Room Rental ‐  ‐  ‐  ‐  ‐ 

     Seminars & Conferences 710  1,500           1,500           1,500           1,500          

     Miscellaneous 500  500  500  500  500 

     Grants 38,400        

     Travel/Meals 500  1,500           1,500           1,500           1,500          

          Total Other Operating Expenses 60,520         28,500         28,500         28,500         28,500        

TOTAL EXPENSES 305,480       419,500       469,500       444,500       474,500      

Variance 532,959       ‐  ‐  ‐  ‐ 

Ulster County Industrial Development Agency

2021‐2025 Budget
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Ulster County Industrial Development Agency

2020‐2024 Budget

Description

 2017 

Actual 

 2018 

Actual 

 2019 

Actual 

 2020 

Actual 

 2021    

Budget 

 2021    

Proposed 

Amended 

Budget 

 2022 

Proposed 

Budget 

 2022    

Proposed 

Amended 

Budget 

 2023    

Proposed 

Budget 

 2023  

Proposed 

Amended 

Budget 

 2024 

Proposed  

Budget 

 2024 

Proposed 

Amended 

Budget 

 2025 

Proposed  

Budget 

REVENUES

Charges for Services:

     Administrative Fees 107,575       519,249       239,530      
     Project Closing Fees 150,000       215,000       776,779       150,000       360,000       150,000       410,000       215,000       385,000       415,000      
     Annual Administrative Fees 37,250         35,000         34,750         40,000         40,000         35,000         40,000         40,000        

     Application Fees 5,500           3,500           1,000           2,000           2,000           5,000           2,000           2,000           2,000           2,000           2,000           2,000           2,000          

    Miscellaneous Fees 3,300           1,000           1,000           1,000           1,000           1,000           1,000           1,000          

    Late Fees 9,750           ‐                3,250           ‐                ‐                ‐                ‐                ‐               

     Project Administrative Fees (Pass‐Thru) 4,848           14,268         12,000         16,020         5,000           15,000         5,000           15,000         12,000         15,000         15,000        

          Total Charges for Services 113,075       522,749       245,378       216,568       265,000       836,799       157,000       418,000       157,000       468,000       265,000       443,000       473,000      

Return of Ready2Go Funds (16)/Kieffer Consultant (17) 4,000           80,000        

Investment Earnings 584               3,810           8,215           4,970           2,750           1,640           10,000         1,500           10,000         1,500           2,750           1,500           1,500          

Net Asset Appropriation 39,261         ‐                ‐                142,510       ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐               

TOTAL REVENUES 156,920       526,559       333,593       364,048       267,750       838,439       167,000       419,500       167,000       469,500       267,750       444,500       474,500      

EXPENSES:

Professional Services Contracts:

     Admin Fees 50,000         50,000         51,230         123,300       144,000       144,000       97,000         151,200       97,000         151,200       144,000       151,200       151,200      

     Contracts for Services 75,661         8,132           4,770           2,326           34,750         34,750         10,500         168,300       10,500         214,300       30,750         189,300       219,300      

     Shovel Ready Feasibility Studies ‐                15,500         ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐                ‐               

     UTEP Expense 324              

     CFO Fees ‐                ‐                ‐                6,000           ‐                6,000           4,000           4,000           4,000           4,000          

     Legal Fees 8,892           80,198         95,166         38,732         30,000         30,000         15,000         30,000         15,000         30,000         30,000         30,000         30,000        

     Auditing Fees 7,954           8,329           8,600           9,089           10,000         10,000         10,000         15,000         10,000         15,000         10,000         15,000         15,000        

     Livestream 8,500           12,000         10,000         10,000         10,000         12,000         10,000         10,000        

     Website & Marketing 5,832           1,499           15,000         15,000         15,000         15,000         15,000         15,000         15,000         15,000         15,000        

          Total Professional Services Contracts 142,831       162,159       165,598       183,446       245,750       243,750       153,500       389,500       153,500       439,500       245,750       414,500       444,500      

Supplies and Materials:

     Office Expense & Postage 3,436           545               1,766           1,513           1,500           1,210           1,000           1,500           1,000           1,500           1,500           1,500           1,500          

          Total Supplies and Materials 3,436           545               1,766           1,513           1,500           1,210           1,000           1,500           1,000           1,500           1,500           1,500           1,500          

Other Operating Expenses:

     Project Expenses Pass‐Thru 5,513           14,168         12,000         15,820         12,000         15,000         12,000         15,000         12,000         15,000         15,000        

     Cost Benefit Analysis Software 900               1,000           ‐                5,000           5,000           1,000           5,000           5,000          

     Dues and Fees 5,772           5,750           858               850               1,000           1,000           1,000           1,000           1,000           1,000           1,000           1,000           1,000          

     Insurance 2,201           2,201           2,299           3,063           3,500           3,590           2,500           4,000           2,500           4,000           3,500           4,000           4,000          

     Meeting Room Rental 1,180           320               ‐                ‐                1,500           ‐                1,500           ‐                ‐                ‐                ‐               

     Seminars & Conferences 1,503           375               ‐                570               1,000           710               1,000           1,500           1,000           1,500           1,000           1,500           1,500          

     Miscellaneous 90                 500               500               500               500               500               500               500              

     Grants 159,043       38,400         ‐                ‐                ‐               

     Travel/Meals 1,177           825               337               85                 1,500           500               1,500           1,500           1,500           1,500           1,500           1,500           1,500          

          Total Other Operating Expenses 10,653         9,151           10,187         179,089       20,500         60,520         19,500         28,500         19,500         28,500         20,500         28,500         28,500        
  

TOTAL EXPENSES 156,920       171,855       177,551       364,048       267,750       305,480       174,000       419,500       174,000       469,500       267,750       444,500       474,500      

Variance ‐                354,704       156,042       ‐                ‐                532,959       (7,000)          ‐                (7,000)          ‐                ‐                ‐                ‐               Page 15 of 141



012253.00000 Business 17449519v15

Pending Transaction List

Deal Name Agency Action Status
1. Wildberry Lodge LLC Public hearing resolution – 5.9.2018 Project applicant is completing SEQR process.  

Agency cannot take any action until SEQR 
process is complete.

2. Kingstonian Project Agency adopted final resolutions – 1.20.21 Preparing IDA documents for a closing in 4th Q 
2021.  Expect to distribute in by mid-October.  In 
addition, there is litigation pending which 
challenges the Agency approval of the Project.

3. Apherea Inc. Agency adopted final resolutions – 6.19.21 Documents have been distributed and ready to 
move forward to closing in the 4th Q.

4. Magruder Solar, LLC Agency adopted PH resolution – 3.17.21. Ready to schedule PH once project applicant 
finalizes Application.

5. Romeo Enterprises, LLC Agency adopted final resolutions – 5.19.21. PH was held on April 19, 2021.  Reviewing 
closing timetable and remaining procedural 
requirements.

6. Bayside Marlboro, LLC Agency adopted PH resolution – 9.15.21 Agency has adopted a resolution approving a 
moratorium on housing projects.  Agency needs 
to consider whether to schedule a PH for this 
matter.
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012253.00000 Business 17449519v15

7. TDI/CHPE Transmission Line Agency to consider PH resolution – 10.20.21 If Agency adopts PH resolution, next step is to 
schedule a PH.

Dated:  October 13, 2021
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012253.00000 Business 21481644v1

Pending Enforcement Matters

Deal Name Agency Action Status
1. Amthor Bond Project Directed Agency Counsel to request Company 

to prepay Bond and refinance.
Company has advised Agency Counsel that 
refinance is complete.  Agency Counsel to 
confirm.

2. Viking Project Directed Agency Counsel to request Company 
to prepay Bond and refinance.

Company has advised Agency Counsel that 
refinance is complete.  Agency Counsel to 
confirm.

3. Greenhouse/Posey Agency adopted resolutions re new PILOT 
structure and new job levels.

Documents have been distributed and expect to 
close this month.

4. Darien Lake Agency adopted resolutions re new PILOT 
structure and new job levels.

Documents have been distributed.  Company has 
raised issues re prior PILOT payments.  We are 
reviewing.

5. Golden Hill/NH Realty Agency adopted resolution determining to 
terminate IDA Straight Lease Documents.

Termination documents prepared, executed and 
recorded in County Clerk’s office.  Remaining 
tasks are to send out Claw-back bill and 
coordinate with City Assessor on interim tax 
bills.

Dated:  October 13, 2021

Page 18 of 141



MARLBORO BAYSIDE
104 - UNIT DEVELOPMENT

18 BIRDSALL AVENUE
MARLBORO, NY 12542
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OVERVIEW 

Baxter and Rieger Homes present the Bayside Marlboro project, a mixed-use complex located in 

Marlboro, NY. This project will provide necessary housing as well as commercial space for the 

Town of Marlborough while increasing local tax revenue and recreational fees.  

PROJECT  

Address: 18 Birdsall Ave Marlboro, NY 

Total Size: 25.31 Acres 

Total Units: 104 Units  

PUBLIC BENEFITS 

Jobs Created 

- 10 Full Time Employees

o 5 Sales Jobs

o 2 Service Jobs

o 2 Administrative Positions

o 1 Management Position

- 75 – 100 Construction Jobs during the construction period

Economic Stimulants 

- Increased sales tax revenue from over 200 new residents in the Marlboro Area

- Emphasis on employment of Ulster County companies before, during, and after the

construction of the project

School Benefits 

- Providing the school with significant improvements

- Creating a safer environment for the children and faculty at Marlboro Middle School

AMI % AMI Rent Burden Rent Amount 

2 BR 84 Units 100% $79,100 30% $1,978 3-Person
3 BR 20 Units 100% $91,350 30% $2,284 4-Person

2 BR 76 Units Market $1,800 3-Person
3 BR 18 Units Market $2,000 4-Person

2 BR 8 Units 80% $63,280 30% $1,582 3-Person
3 BR 2 Units 80% $73,080 30% $1,827 4-Person
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PROPOSED PILOT SCHEDULE 

15 Year Deviated Schedule  

- Taxes with Development and PILOT Over 15 Years = $2.78M

- Full taxes in year 19 = $597,884.00

Year PILOT 

Schedule 

Taxes w/ Development and 

PILOT 

Year 1 13% $75,078 

Year 2 13% $76,580 

Year 3 13% $78,111 

Year 4 18% $102,188 

Year 5 20% $113,418 

Year 6 20% $115,686 

Year 7 25% $141,892 

Year 8 25% $144,730 

Year 9 30% $172,483 

Year 10 35% $201,287 

Year 11 40% $231,175 

Year 12 45% $262,178 

Year 13 50% $294,329 

Year 14 55% $327,661 

Year 15 75% $446,190 

TOTAL $2,782,986 
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UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 1

Ulster County Industrial Development Agency / 

Ulster County Capital Resource Corporation 

Application for Incentives 

Date:  10/15/21 

Answer all questions. Use “None” or “Not Applicable” where necessary. 

I. APPLICANT INFORMATION

A) Applicant:

Name: Bayside Marlboro, LLC 

Address: 278 Mill Street Suite 100 

City:  Poughkeepsie State: NY Zip: 12601 

Federal ID/EIN: Website: N/A 

Primary Contact: Eric Baxter 

Title: Member 

Phone:  (845)471-1047 Email:  Eric@baxterbuilt.com 

B) Real Estate Holding Company (if different from Applicant):
Will a separate company will hold title to/own the property related to this Project? If yes:

Name:  N/A 

Address:  

City:  State: Zip: 

Federal ID/EIN: Website: 

Primary Contact: 

Title: 

Phone:  (   )  - Email:

Describe the terms and conditions of the lease between the Applicant and the Real Estate Holding 
Company. If there is an option to purchase the property, provide the date option was signed and the date 
the option expires:    
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UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 2

C) Current Project Site Owner (if different from Applicant or Real Estate Holding Company):

Name: Bayside Construction, LLC/Asher Sussman 

Title: Owner 

Address: 1451 47th Street 

City:  Brooklyn State: NY Zip: 11219 

Phone:  (917)337-4733 Email:  ashersussman@yahoo.com 

D) Holding Company of Applicant:
Is the Applicant a subsidiary, direct, or indirect affiliate of another organization? If yes, attach an
organizational chart:

Name:  N/A 

Address:  

City:  State: Zip: 

Federal ID/EIN: Website: 

Primary Contact: 

Title: 

Phone: ( ) - Email:

E) Attorney:

Name:  Robert Levine 

Firm Name:  Levine & Levine, PLLC 

Address: 2 Jefferson Plaza Suite 100 

City:  Poughkeepsie State: NY Zip: 12601 

Phone: (845)452-2350 Email: 
Robert@levinelevinelaw.c
om

F) General Contractor:

Name: Amanda Baxter 

Firm Name: RL Baxter Building Corp. 

Address: 278 Mill Street Suite 100 

City: Poughkeepsie State: NY Zip: 12601 

Phone: (845)471-1047 Email:  amanda@baxterbuilt.com 
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UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 3

II. APPLICANT’S COMPANY OWNERSHIP & HISTORY

A) Company Organization:

Year founded:  2021 NAICS Code:  531110 

Type of ownership (e.g., C-Corp, LLC): LLC 

B) Company Ownership:
List all stockholders, members, or partners with ownership of greater than 5% and attach an organizational
ownership chart with complete name, TIN, DOB, home address, office held, and other principal businesses (if
applicable).

Name Office Held % of 

Ownership 

% of Voting 

Rights 

AE Baxter, LLC Member 50% 50% 

Dogwood Group, LLC Member 50% 50% 

Is the Applicant now a plaintiff or a defendant in any civil or criminal litigation?  Yes  No 

If yes, describe: 

Is a member(s) of the Applicant’s management now a plaintiff or a defendant in 
any civil or criminal litigation? 

 Yes  No 

If yes, describe: 

Has any person listed above ever been charged with a crime other than a minor 
traffic violation?  

 Yes  No 

If yes, describe: 

Has any person listed above ever been convicted of a crime other than a minor 
traffic violation? 

 Yes  No 

If yes, describe: 

Has any person listed above, any concern that such person is related to, or any 
person related to this Project ever been in receivership or been adjudicated as 
bankrupt?  

 Yes  No 

If yes, describe: 
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UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 4

C) Company Description:

Describe in detail the Company’s background, products, customers, goods and services: Bayside 
Marlboro, LLC is comprised of Baxter Building Corp. and Rieger Homes, Inc, two prominent members of 
the Mid Hudson Valley Region. Baxter Building Corporation has been in the community since 1983 under 
the leadership of Robert Baxter and now under Amanda and Eric Baxter. Baxter prides themselves on 
their strong relationships with local sub-contractors and municipalities and moreover, their ability to 
deliver over 1200+ high quality projects throughout the Hudson Valley. Baxter focuses on providing 
impactful construction and development projects around the area while focusing on satisfying the needs 
of their clients while at the same time defining what a construction and development company can do.  

Rieger Homes has been the residential builder of choice in the Hudson Valley for over 60 years and has 
built more than 6000 homes. Now managed by the second and third generations of the family, Ian, 
Steven, and Daniel Rieger, Rieger Homes continues to build homes at the highest caliber for their clients, 
exceeding all needs and expectations while incorporating the highest quality, value and design.    

Major Customers: Major customers include current residents of Ulster County as well as those looking to 
relocate to the area upon completion of the project as per Berkshire Hathaway and Century21 Real 
Estate Brokerages. The project provides housing stock currently unavailable to those who are selling 
their home, relocating to the Ulster County due to work or personal reasons, and/or relocating due to a 
new and modern complex.   

Major Suppliers: Major suppliers for the construction of the project will include but are not limited to 
local Ulster County companies, see figure 2 for a non-exhaustive list of companies who we will reach out 
to during the development process. Baxter construction typically hires subcontractors for approximately 
80% of the project scope; an emphasis will be placed on hiring as many of those from Ulster County 
specifically.   

Existing Banking Relationship(s): Baxter and Rieger have many existing banking relationships with local 
institutions around the area including Rhinebeck Bank, Riverside Bank, M&T Bank, Lakeland Bank, CPC, 
and Salisbury Bank. While we have relations with local banks in the Dutchess County, we will also be 
reaching out to Ulster County banks for financing and building those relations in the Ulster County not 
only for this project but also for projects in the future. 

See figure 3 in the appendix for a reference letter from Rhinebeck Bank and M&T Bank, two of several 
local banking relationships we have in the Hudson Valley.  

Has the Company ever received incentives tied to job creation?  Yes  No 

If yes, describe: 

Were the goals met?  Yes  No 

If no, why not?  
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UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 5

Additional sheets may be attached, if necessary. 

Provide estimates in either dollar amount or percentage based on your existing Company’s business. If this is 
a new Company, provide estimates based on proforma financial projections: 

Estimated annual sales to customers in Ulster County: $ 100% 

Estimated annual sales outside of Ulster County but within New York State: $ 0% 

Estimated annual sales outside of New York State but within the U.S.: $ 0% 

Estimated annual sales outside the U.S.: $ 0% 

Total $ 100% 

Estimated annual sales subject to local sales tax: $100,000.00 100% 

Estimated value of annual supplies, raw materials, or vendor services 
that are expected to be purchased from firms in the Mid-Hudson 
Economic Development Region (i.e., Dutchess, Orange, Putnam, 
Rockland, Sullivan, Ulster, and Westchester counties): 

$20000.00 % 
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Text Box
The 100% of "Estimated annual sales to customers in Ulster County" that we are projecting here are revenues from the apartment rentals. Since the units will be in Ulster County, 100% of the customers will be out of Ulster. In the past few years, according to Berkshire Hathaway and Century 21 Real Estate Brokerage, the people who have entered the Ulster County by purchasing new homes have been classifying them as primary residences. Moreover, those who have been renting out apartments do not use them as secondary residences and will most likely be using them as primary residences. Further, the commercial tenant has not been determined, so we are unable to provide information as to where the customers will be coming from and how much of their annual sales will be subject to local sales tax.
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III. PROJECT DESCRIPTION AND DETAILS

A) Assistance requested from the Agency:
Select all that apply:

 Exemption from Sales Tax 

 Exemption from Mortgage Tax 

 Exemption from Real Property Tax 

 Taxable Bonds 

 Tax-exempt Bonds (typically for non-for-profits or qualified manufacturers) 

 Other, specify:  

B) Project Description:
Attach a map, survey or sketch of the Project site, identifying all existing or new buildings/structures.

Project Location (address/SBL): 18 Birdsall Ave Marlboro, NY 12542/109.1-4-29.100-.300 

Property Size (acres): existing:  25.31 proposed: 25.31 

Building Size (square feet): existing:  8,014 proposed:  136,793 

Proposed Project Time Table: start:  3/1/22 end:  9/1/23 

Is the Applicant the present legal owner of the Project site?  Yes  No 

If yes: Date of Purchase:  Purchase Price: $ 

If no: 

1. Present legal owner of the Project site: Bayside Construction, LLC 

2. Is there a relationship, legally or by common control, between the
Applicant and the present owner of the Project site?

 Yes  No 

If yes:

3. Does the Applicant have a signed option to purchase the site?  Yes  No 

If yes: Date option signed: 9/9/21 Date option expires: 1/17/22 

Is the Project site subject to any property tax certiorari?  Yes  No 

If yes: 
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Describe the Project including, scope, purpose (e.g., new build, renovations, and/or equipment purchases, 
equipment leases, etc.), timeline, and milestones. The Project scope must entail only future work, as the 
Agency’s benefits are not retroactive: Bayside Marlboro, LLC proposes a new construction, mixed - use 
development project off of 9W in Marlboro, adjacent to the Marlboro Middle School. The project will create 
a total of five two - story buildings plus one clubhouse and 12,000 sqft of commercial space. The 
residential component of the development will create 104 units with 84 2 - bedroom units and 20 3 - 
bedroom units along with a clubhouse for residents to enjoy. Approximately 200 parking spaces will be 
created. 10% of the units will be affordable units that are at a max of 80% of Ulster County AMI. Attached 
in figure 5 is a preliminary report of market comps in the Ulster County. Seen in figure 6 is the summary of 
a comprehensive market study report done by Asterhill Research Company detailing the primary market 
area (PMA); demographic and housing profiles; target population by age and income; estimated market 
demand for individuals, families, and families with incomes segmented between 80 - 135+% of the AMI; 
feasibility of multifamily units for different income segments; review of market rates, unit types and 
pricing, square footage, and vacancy rates; existing market conditions of comparable properties and 
subsidized properties; upcoming projects in the PMA for affordable housing projects and commercial 
centers; review of economic conditions; and demand analysis.  

The project will not only be a $34.13M investment into Marlboro but also provide local benefits such as 
providing the middle school with substantial school entrance improvements necessary for buses as well as 
a new traffic light and 22 additional parking spaces. Further this project provides benefits to the greater 
local area including an additional $156K in recreational fees, increased sales tax revenue due to the 
creation of new local customers (refer to figure 7 for companies within a one mile radius of the 
development that will be positively affected by the influx of new residents), increased middle income, and 
lastly the use of local developers and property managers to create an elevated experience for the 
community and safety particularly in close proximity to school. Through this development, economic and 
community prosperity is promoted and provides infrastructure for Ulster County's population as well as 
delivering a safer and robust environment to the children of the Marlboro School District.  

Ten jobs will be created upon the completion of the project. For the multi-family development, three jobs 
will be created includes one management position and two maintenance positions. For the commercial 
component, we expect seven jobs to be created. Along with those jobs, we will be employing the use of 
Ulster County companies during the development process as well as upkeep after the project is completed 
to further stimulate the economy. See attached figure 2, major suppliers list for companies in Ulster County 
we will approach for both construction and ongoing maintenance (list is non-exhaustive).  

Timetable: 

Expect the project build time to span 18 months from March 1, 2022- September 1,2023.  

 
Would this Project be undertaken but for the Agency’s financial assistance?        Yes         No 
 

If no, describe why the Agency’s financial assistance is necessary and the effect the Project will have on 
the Applicant’s business or operations: Without assistance, the project is not financially possible as seen 
in the economic feasibility document attached. Currently the taxes are approx. $19K for the undeveloped 
land and will increase an estimated 2% per year, while the taxes with the PILOT and development will 
start at $75K per year to over $446K in year 15. Over the course of 15 years, the incremental additional 
taxes will total $2.78M. This can be seen in figure 12 in the appendix.  

If the project does not obtain a tax PILOT from the IDA, this property will remain undeveloped. Currently, 
Marlboro is lacking adequate housing and this development will help provide the needed housing while 
at the same time increase the economic welfare of the community. According to the Marlborough 
Housing Snapshot published by Patterns for Progress, we are creating housing for the $70,000 to 
$90,000 household income level targeting those who have relocated to the area due to personal or work 
related reasons as well as those who chose to move into a newer complex or who have sold their 
property recently and decided to downsize. The report in Figure 8 outlines the housing demands in 
Ulster County for the past 4 years.    
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C) Project Site Occupancy 
Select Project type for all end-users at Project site (choose all that apply): 

    

 Industrial  Service* 

 Acquisition of existing facility  Back-office 

 Housing  Mixed use 

 Multi-tenant  Facility for Aging 

 Commercial  Civic facility (not-for-profit) 

 Retail*  Other 

 
* The term “retail sales” means (1) sales by a registered vendor under Article 28 of the Tax Law of New 
York (the “Tax Law”) primarily engaged in the retail sale of tangible personal property, as defined in 
Section 1101(b)(4)(i) of the Tax Law), or (2) sales of a service to customers who personally visit the Project 
location. If “retail” or “service” is checked, complete the Retail Questionnaire contained in Section IV. 
 
 
List the name(s) of the expected tenant(s), nature of the business(es), and percentage of total square 
footage to be used by each tenant. Additional sheets may be attached, if necessary: 
 

Company: Nature of Business: % of total square footage: 

1.  TBD  TBD         

2.                       

3.                       
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IV. RETAIL QUESTIONNAIRE  
(Fill out if end users are “retail” or “service” as identified in Section III) 

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires 
additional information if the proposed Project is one where customers personally visit the Project site to 
undertake either a retail sale transaction or purchase services.  
 

A) Will any portion of the Project consist of facilities or property that will be 
primarily used in making sales of goods or services to customers who 
personally visit the Project site? 

 Yes  No 

 
If yes, continue with the remainder of the Retail Questionnaire. If no, do not complete the remainder of 
the Retail Questionnaire. 
 

B) What percentage of the cost of the Project will be expended on such facilities or 
property primarily used in making sales of goods or services to customers who 
personally visit the Project?  

 
 
4.92 

 
 
% 

 
If the answer is less than 33.33% do not complete the remainder of the Retail Questionnaire. 
 
If the answer to Question A is Yes and the answer to Question B is greater than 33.33%, complete the 
remainder of the Retail Questionnaire: 

 
1.  Is the Project location or facility likely to attract a significant number of visitors 

from outside the Mid-Hudson Economic Development Region (i.e., Dutchess, 
Orange, Putnam, Rockland, Sullivan, Ulster, and Westchester counties)? 

 Yes  No 

 
2.  Will the Project make available goods or services which are not currently 

reasonably accessible to the residents of the municipality within which the 
proposed Project would be located? 

 Yes  No 

 
3.  Will the Project preserve permanent, private sector jobs or increase the overall 

number of permanent, private sector jobs in the State of New York?  
 Yes  No 

 
If yes, explain:       

 
 

4.  Will the Project be located in an area designated as an economic development 
zone pursuant to Article 18-B of the General Municipal Law (Source: 
https://esd.ny.gov/empire-zones-program)? 

 Yes  No 

 
If yes, explain:       

 
 

5.  Will the Project be in a census tract or block numbering area (or census tract 
or block numbering area contiguous thereto) which, according to the most 
recent census data, has (i) a poverty rate of at least 20% for the year in which 
the data relates, or at least 20% of households receiving public assistance, 
and (ii) an unemployment rate of at least 1.25 times the statewide 
unemployment rate for the year to which the data relates? (Source: United 
States Census Bureau https://factfinder.census.gov/) 

      Yes  No 

 
If yes, explain:       
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V. ENVIRONMENTAL REVIEW AND PERMITTING 

The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency can 
vote on proposed financial incentives. It is the Applicant’s responsibility to provide a copy of the final SEQRA 
determination to the Agency. 

 
Environmental Assessment Form:    Short Form   Long Form  

Lead Agency:  Town of Marlborough, Town Board 

Agency Contact:  Alphonso Lanzetta, Supervisor 

Date of submission: July 19, 2017   

Status of submission: Approved 

Final SEQRA 

determination: Neg. Dec. 

 
 

A) Site Characteristics: 

Will the Project meet zoning and land use regulations for the proposed location? 

Describe the present zoning and land use regulation:  R-1 District 

Is a change in zoning and land use regulation is required? If yes, specify the required change and status 
of the change request:   No 

If the proposed Project is located on a site where the known or potential presence of contaminants is 
complicating the development/use of the property, describe the potential Project challenge:  No 

 

B) Permits:  
Describe other permits required and the status of the approval process. Attach copies of variances and 
special permits to this Application. 

 Permit:  Status: 

1.   Building Permit   Applying once IDA process is complete  

2.               

3.               

4.               
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VI. INTER-MUNICIPAL MOVE DETERMINATION 

The Agency is required by State law to make a determination that, if completion of a Project benefiting from 
the Agency’s financial assistance results in the removal of a plant of the Project occupant from one area of the 
State to another area of the State or in the abandonment of one or more plants or facilities of the Project 
occupant located within the State, Agency financial assistance is required to prevent the Project occupant 
from relocating out of the State, or it is reasonably necessary to preserve the Project occupant’s competitive 
position in its respective industry. 

 
Will the Project result in the removal of a plant of the Project occupant from one area 
of the State to another area of the State? 

 Yes  No 

Will the Project result in the abandonment of one or more plants or facilities of the 
Project occupant located within the State? 

 Yes  No 

 

If yes to either question above, explain how notwithstanding the aforementioned closing or activity 
reduction, the Agency’s financial assistance is required to prevent the Project from relocating out of the 
State or is reasonably necessary to preserve the Project occupant’s competitive position in its respective 
industry:       

 

Does the Project involve relocation or consolidation of a Project occupant from another municipality? 

Within New York State:   Yes  No 

Within Ulster County:      Yes  No 

 
If yes, explain:       
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VII. EMPLOYMENT INFORMATION  

 
A) Current and Projected Employee Headcount 
 

  Projected Headcount 

 Current 
Headcount 

New  
Year 1 

New  
Year 2 

New  
Year 3 

Total  
by Year 3 

Full-time 0 10             10 

Part-time 0 0                   

Seasonal 0                         
 

 
B) Employment Plan in FTE 
Estimate the number of full-time equivalent (FTE) jobs that are expected to be retained and created as 
part of this Project. One FTE is equivalent to 35 hours of work per week or 1,820 hours per year. Convert 
part-time jobs into FTE by dividing the total number of hours for all part-time resources by 35 hours per 
week or 1,820 hours per year.  
 
Attach a list that describes in detail the types of employment for this Project, including the types of 
activities or work performed and the projected timeframe for creating new jobs. 
 

Occupation in 
Company 

Current (Retained) 
Permanent  

FTE 
Projected New Permanent FTE 

Average 
Annual  

Salary or 
Hourly Wage1 

Number of 
Current FTE 

FTE in 
Year 1 

FTE in 
Year 2 

FTE in 
Year 3 

Total 
New FTE 
by Year 3 

Professional/ 
Management 

$70,000 0 1             1 

Administrative $65,000       2             2 

Sales $40,000       5             5 

Services $65,000 0 2             2 

Manufacturing       

 High-Skilled                                     

 Medium-Skilled                                     

 Basic-Skilled                                     

Other (specify)       

                                          

Total                               10 

 
 
 

 
1 Wages are defined as all remuneration paid to an employee. Remuneration means every form of compensation for employment paid by an 
employer to an employee; whether paid directly or indirectly by the employer, including salaries, commissions, bonuses, and the reasonable money 
value of board, rent, housing, lodging, or similar advantage received. Where gratuities are received from a person other than the employer, the 
value of such gratuities shall be included as part of the remuneration paid by the employer. Source: https://labor.ny.gov. 
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C) Estimated Wages and Incentives 

What is the estimated percentage of FTEs (retained and new) will receive the following hourly wage2 and 
benefits or more? 

$12.85 or less      % 

$12.86 - 19.28      % 

$19.29 – 25.70 50% 

$25.71 or above 50% 

Total 100% 
 

 
Estimate the percentage of the current workforce whose wages meet or exceed the 
livable wage for Ulster County as defined by the Living Wage Calculator, 
Massachusetts Institute of Technology, Updated 2016 NY 
(http://livingwage.mit.edu/counties/36111 for 1 adult): 

100 % 

Will the Applicant pay a livable wage for Ulster County, as defined by the Living 
Wage Calculator for 1 adult, to all employees for the duration of the Agency’s 
incentives?  

 Yes  No 

Estimate the percentage of residents of the Mid-Hudson Region (Dutchess, Orange, 
Putnam, Rockland, Sullivan, Ulster, and Westchester counties) who are expected to fill 
the projected new jobs at the end of year three (3) years after Project completion: 

100 % 

 

Describe the benefits you offer or plan to offer to your employees: Health Insurance, 401K Plan with 
100% Employer Match up to 4% of Annual Salary, Paid Vacation, Paid Sick Leave, Paid Personal Days Off  

 

Describe the internal training and advancement opportunities you offer or plan to offer to your 
employees: Located throughout the Hudson Valley, both Baxter and Rieger have numerous advancement 
opportunities in the Bayside Marlboro project as well as within both of the companies. Opportunities 
available include but are not limited to business management and construction management.  

 
 

  

 
2 The wages are based on most recently available data annualized by multiplying quarterly wages by four (4) and adjusting for 35 hours of work per 
week. Source: Quarterly Census of Employment and Wages (QCEW) for Ulster County for All Industries. 
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VIII. INDEPENDENT CONTRACTOR RESOURCES 

Estimate the number of full-time equivalent (FTE) jobs that are contracted to independent contractors (e.g., 
contractors or subcontractors) that would be retained and created as part of this Project.  
 
Attach a list that describes in detail the types of contract resources for this Project, including the types of 
activities or work performed and the projected timeframe for creating new contractor positions. 
III. CONSTRUCTION LABOR 

 Current 
Headcount 

Projected 

New  
Year 1 

New  
Year 2 

New  
Year 3 

Total  
by Year 3 

Full-time 0                   0 

Part-time 0                   0 

Seasonal 0 4             4 

 

 

IX. CONSTRUCTION LABOR 

 
Number of construction workers expected to be hired for this Project: 75 

Does the Applicant utilize contractors who: 

Have a certified apprenticeship program?  Yes       %  No 

Pay a prevailing wage?  Yes       %  No 

Pay a living wage as defined by the Living Wage 

Calculator for 1 adult?  Yes       %  No 

Use construction labor from Ulster, Greene, Delaware, 

Sullivan, Orange, Dutchess or Columbia counties?  Yes 75 %  No 

 
 

Describe the general contractor’s plans and selection process for using regional construction labor or 
regional sub-contractors:   Baxter prides itself on their long history and relationships with local sub-
contractors and local municipalities. With a preference of using regional labor and subcontractors due to 
the higher quality, Baxter and Rieger expect to continue using local labor for the Marlboro Bayside 
project unless specialty services are required that is not available in the area.     
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X. PROJECT COSTS AND FINANCING 

Attach additional  
A) Project Costs 

     Estimated Amount  

Land Acquisition: 25.31 acres   $3,721,000.00 

Building Acquisition:       square feet $0 

New Building Construction: 136,7
93 

square feet $27,227,670.00 

Building Addition(s):       square feet $      

Infrastructure Work:     $      

Reconstruction/Renovation:       square feet $     

Manufacturing Equipment:     $      

Non-Manufacturing Equipment (furniture, fixtures, etc.):  $50,000.00 

Soft Costs (professional services, labor, etc.):  $1,882,040.33 

Other (specify): Carrying Costs  $1,250,448.87 

    TOTAL: $34,131,159.20 
 

   

Have any of the above costs been paid or incurred as of the date of this application?   Yes  No 

If yes, describe:       

 
B) Sources of Funds for Project Costs 

Equity: $8,614,908.90 

Bank Financing:  $25,516,250.29 

Tax Exempt Bond Issuance:  $0 

Taxable Bond Issuance  $0 

Public Sources (Include total of all State and Federal grants and tax credits): $0 

   Identify each State and Federal program:  

             $      

             $      

             $      

Additional sheets may be attached, as necessary. TOTAL: $34,131,159.20 

  

Amount of total financing requested from lending institutions: $      

Amount of total financing related to existing debt refinancing: $      

Has a commitment for financing been received?  Yes         No 

If yes:  

Lending Institution:         

Contact:       Phone:       
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XI. UCIDA UNIFORM TAX POLICY MATRIX – PILOT POINTS CALCULATION 

UCIDA’s Uniform Tax Policy Matrix is applicable to Uniform Tax Exemption Policy (‘UTEP’) Categories 1-4.  

 
Projected New FTE Jobs3 to be Created – ONLY CHOOSE ONE. IF ANY 2 # of FTE 

                       • 5-9 – (1 point) 
 

 • 10-49 – (2 points) _____ 

 • 50+ - (3 points plus 1 point for every additional 15 jobs) 
 

 

Current (Retained) FTE Jobs – ONLY CHOOSE ONE, IF ANY       # of FTE 
 • 5-29 – (1 point)  

 • 30-99 – (2 points) _____ 

 • 100+ - (3 points) 
 

 

Projected Wages4  - ONLY CHOOSE ONE, IF ANY Enter Point Value 
 

  • All jobs over LW – (1 point) 
 

  • 25% of FTE earn over 150% LW plus benefits – (2 points) _____  
• 25% of FTE earn over between 150% LW and 200% LW plus 25%  

FTE earn over 200% LW plus benefits – (3 points) 
  

 

Construction Workforce – ONLY CHOOSE ONE, IF ANY Enter Point Value 
 

 • 75% regional workforce5 (Ulster County & neighbors) – (1 point)   
• 50% paid prevailing wages – (2 points)  _____  
• 75% paid prevailing wage – (3 points) 

  

 

Environmentally Sustainable – (If any of the following apply, 2 points) Enter Point Value  
• Use of existing industrial site or brownfield  

 
_____ 

 
• Construction at a shovel-ready site or in a designated 

business park 

• Use of energy-efficient technology  
• Use of significant renewable energy 

  
Community Investment – CHOOSE AS MANY AS APPLICABLE Enter Point Value 

  
• Project within ¼ mile of public transit – (1 point)  _____  
• In economically distressed area of County6 - (2 points) 

  

_____ 

Educational/ Workforce Investment – CHOOSE AS MANY AS APPLICABLE Enter Point Value  
  

• At least 50% of workforce has advanced educational 

credential – (2 points) 

 

_____  
• Workforce housing or senior/disabled housing – (3 points) _____ 

 
3 One FTE is equivalent to 35 hours of work per week or 1,820 hours per year. 

4 The wages for each PILOT point level are based on most recently available data annualized by multiplying quarterly wages by four (4) and 
adjusting for 35 hours of work per week. Source: Quarterly Census of Employment and Wages (QCEW) for Ulster County for All Industries. 

5 Regional labor refers to workers residing in Ulster, Greene, Delaware, Sullivan, Orange, Dutchess, and Columbia counties. 

6 Economic distress applies if one or more of the following criteria is met: 1) The unemployment rate is, for the most recent 24-month period for 
which data are available, at least one percentage point higher than the national average unemployment rate; 2) Per capita income is, for the most 
recent period for which data are available, 80 percent or less of the national average per capita income; or 3) The area is subject to a "special 
condition" resulting from severe short- or long-term changes in economic conditions, such as the shutdown of a major employer or the loss of a 
significant industry. See US Economic Development Adminitration,13 CFR 301.3 (www.eda.gov) 
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Total Points 8 

XII. ESTIMATED VALUE OF INCENTIVES  

A) Property Tax Exemption:  
Agency staff will complete this section with the Applicant based on information submitted by the 
Applicant and the local taxing jurisdiction’s Assessor. 

Current assessed full value of the property before Project improvements: $454,400 

Estimated assessed value of Project improvements (i.e., increase in value of 
the property’s assessment with the Project improvements) 

$9,681,040 

Estimated new assessed full value of property after Project improvements $10,135,440 

 

Estimated real property tax rate per dollar of full assessment $43.83 

Assumed annual increase in assessment and tax rate 2% 

Abatement schedule based on PILOT Points Calculation results  

Estimated PILOT property tax abatements over 15 years $2,782,986 

 A B C = A + B D E = B x (1-D) F = A + E 

PILOT 
Year 

Existing Real 
Property 

Taxes  

Estimated 
Real Property 

Taxes 
Without 
PILOT7 

Estimated 
Total 

Without 
PILOT 

% of PILOT 
Exemption, 
according to 
Abatement 
Schedule 

Estimated 
PILOT 

Payments 
With PILOT 

Estimated 
Total With 

PILOT 

1                        %             

2                        %             

3                        %             

4                        %             

5                        %             

6                        %             

7                        %             

8                        %             

9                        %             

10                        %             

11                        %             

12                        %             

13                        %             

14                        %             

 
7 The figures in this column assume that the Project is completed as described in the Application and without the involvement of the Agency and, 
therefore, subject to real property taxes.  However, as provided in this Application, the Applicant has certified that it would not undertake the 
Project without the financial assistance granted by the Agency.  Accordingly, this column is prepared solely for the purpose of determining the 
estimated amount of the real property tax abatement being granted by the Agency. 
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15                        %             

Total                   --             
 

If the Applicant is requesting incentives that are greater than the Agency’s standard tax exemptions, 
describe the incentives and provide a justification for this Deviated PILOT request8: The PILOT program 
that we are requesting differs in that it will be begin at 87% abatement compared to the standard 
commercial tax exemption that starts at 95% abatement over a time frame of 15 years. The resulting 
87% payment and existing taxes will be $75K in year one and over 15 years will total $2.78M. Refer to 
figure 11 to see the proposed PILOT schedule.  
 

 
B) Sales and Use Tax Benefit:  
Note: The figures below will be provided to the New York State Department of Taxation and Finance and 
represents the maximum amount of sales and use tax benefit that the Agency may authorize with respect to 
the application. 

 

Costs for goods and services that are subject to State and local sales and use tax9: $10,911,068.00 

Estimated State and local sales and use tax benefit (sales tax amount multiplied by 
8.0% plus additional use tax amounts): 

 

$872,885.44 

 
C) Mortgage Recording Tax Benefit:  
 

Mortgage amount (include construction, permanent, bridge financing or refinancing): $25,516,250.29 

Estimated mortgage recording tax exemption benefit (mortgage amount multiplied 
by .75%): 

$191,371.88 

 
D) For bond applicants only: (Projected       year borrowing term) 
 
 Without Bonds With Bonds 

First Year Debt Service: $      $      

Total Debt Service: $      $      

 
E) Percentage of Project Costs Financed from Public Sector:  
 
Percentage of Project costs financed from public sector: 17.47% 
(Total B + C + D + E below / A Total Project Cost) 
 

A. Total Project Cost: $34,131,159.20 

B. Estimated Value of PILOT: $4,899,378.00 

C. Estimated Value of Sales Tax Incentive: $872,885.44 

D. Estimated Value of Mortgage Tax Incentive: $191,371.88 

 
8 Historically, the Agency has required consent from all local taxing jurisdictions before approving a Deviated PILOT. 

9 Sales and use tax (sales tax) is applied to: tangible personal property (unless specifically exempt); gas, electricity, refrigeration and steam, and 
telephone service; selected services; food and beverages sold by restaurants, taverns, and caterers; hotel occupancy; and certain admission charges 
and dues. For a definition of products, services, and transactions subject to sales tax see the following links: 
https://www.tax.ny.gov/bus/st/subject.htm and 
https://www.tax.ny.gov/pubs_and_bulls/tg_bulletins/st/quick_reference_guide_for_taxable_and_exempt_property_and_services.htm. 

Page 39 of 141



UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 19

E. Total Other Public Incentives (tax credits, grants, ESD incentives, etc.): $0 
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XIII. OTHER  

 

Is there anything else the Agency’s board should know regarding this Project? 
Baxter and Rieger are both prominent community members of the Hudson Valley and share the vision of 
improving and creating longevity in the area. This development will help shape the community and at the 
same time create opportunity for continued growth in the area. Further, this project resembles all of the 
other projects completed by Baxter and Rieger in the sense that they are built with sustainability in mind. 
A key component to both of the companies is their commitment to the area, which includes hiring local 
builders and sourcing building material locally. Combining both of these aspects in each of their projects 
ends up resulting in a higher quality of goods and labor, creating a positive economic impact in the 
community.  
This project will provide new and improved housing to current and new residents of Marlboro. This new 
housing project will allow for economic prosperity in the area to flourish with the emergence of new job 
opportunities occurring throughout the area, see market report for more information. This new influx of 
people to enter the Marlboro market will result in an increase in sales tax revenue. Lastly, with this 
project, the Marlboro school district, specifically the Marlboro Middle School will receive substantial 
improvements to the existing bus entrance along with a new traffic light, creating a safer environment for 
the students and faculty. Moreover, the middle school will have an additional 22 parking spaces. 
However without the Tax PILOT, the development is not feasible resulting in diminished benefits to the 
community.  
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REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION 
 

Eric Baxter(name of CEO or another authorized representative of Applicant) 

confirms and says that he/she is the Manager/Member (title) of Bayside Marlboro, LLC (name of corporation 
or other entity) named in the attached Application (the “Applicant”), that he/she has read the foregoing 
Application and knows the contents thereof, and hereby represents, understands, and otherwise agrees with 
the Agency and as follows: 

A. Job Listings. In accordance with Section 858-b(2) of the New York General Municipal Law (“GML”), the 
applicant understands and agrees that, if the proposed Project receives any Financial Assistance from 
the Agency, except as otherwise provided by collective bargaining agreements, new employment 
opportunities created as a result of the proposed Project must be listed with the New York State 
Department of Labor Community Services Division (the "DOL") and the Ulster County Office of 
Employment and Training (collectively with the DOL, the "OET Entities"),  the administrative entity  of 
the service delivery area created by the Federal Job Training Partnership Act (Public Law 97-300) ("OET 
LAW"), as supplanted by the Workplace Investment Act of 1998 (P.L. No. 105-220), in which the 
proposed Project is located. 

B. First Consideration for Employment. In accordance with Section 858-b(2) of the GML, the applicant 
understands and agrees that, if the proposed Project receives any Financial Assistance from the Agency, 
except as otherwise provided by collective bargaining agreements, where practicable, the applicant must 
first consider persons eligible to participate in OET LAW programs who shall be referred by the OET 
Entities for new employment opportunities created as a result of the proposed Project. 

C. Employment Reports. The Applicant understands and agrees that, if the proposed Project receives any 
Financial Assistance from the Agency, the Applicant agrees to file, or cause to be filed, with the Agency, 
at least annually or as otherwise required by the Agency, reports regarding the number of people 
employed at the project site, and salary levels, including (1) the NYS-45–Quarterly Combined 
Withholding, Wage Reporting and Unemployment Insurance Return – for the quarter ending December 
31 (the “NYS-45”), and (2) the US Dept. of Labor BLS 3020 Multiple Worksite report if applicable. Failure 
to provide Employment Reports within 30 days of an Agency request shall be an Event of Default under 
the PILOT Agreement between the Agency and Applicant and, if applicable, an Event of Default under the 
Project Agreement between the Agency and Applicant.  

D. Sales Tax. In accordance with Section 874(8) of the GML, the Applicant understands and agrees that, if 
the proposed Project receives any sales tax exemptions as part of the Financial Assistance from the 
Agency, in accordance with Section 874(8) of the GML, the applicant agrees to file, or cause to be filed, 
with the New York State Department of Taxation and Finance, the annual form prescribed by the 
Department of Taxation and Finance, describing the value of all sales tax exemptions claimed by the 
applicant and all consultants or subcontractors retained by the applicant. Copies of all filings shall be 
provided to the Agency.  

Applicant hereby understands and agrees, in accordance with Section 875(3) of the GML and the policies 
of the Agency that any New York State and local sales and use tax exemption claimed by the Applicant 
and approved by the Agency in connection with the Project, may be subject to recapture and/or 
termination by the Agency under such terms and conditions as will be established by the Agency and set 
forth in transaction documents to be entered into by and between the Agency and the Applicant.  

E. Agency Enforcement Policy. The applicant acknowledges that it has read and understands the Agency’s 
Enforcement of Agency Projects Policy and recognizes that in connection the assistance by the Agency 
in the undertaking by the applicant of the Project, the Agency will require the applicant to execute and 
deliver a Uniform Agency Project Agreement outlined in Section F below. 

F. Uniform Agency Project Agreement. The applicant agrees to enter into a uniform agency project  
agreement with the Agency where the applicant agrees that (1) the amount of Financial Assistance to 
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be received shall be contingent upon, and shall bear a direct relationship to the success or lack of 
success of such project in delivering certain described public benefits (the “Public Benefits”) and (2) the 
Agency will be entitled to recapture some or all of the Financial Assistance granted to the applicant if 
the project is unsuccessful in whole or in part in delivering the promised Public Benefits. 

G. Assignment of Agency Abatements.  In connection with any Agency Straight Lease Transaction or Agency 
Bond Transaction, the Agency may grant to the applicant certain exemptions from mortgage recording 
taxes, sales and use taxes and real property taxes. The applicant understands that the grant of such 
exemptions by the Agency is intended to benefit the applicant. Subsequently, if the applicant determines 
to convey the Project and, in connection with such conveyance to assign such exemptions to the 
purchaser, the applicant understands that any such assignment is subject to review and consent by the 
Agency, together with the satisfaction of any conditions that may be imposed by the Agency. 

H. Post-Closing Cost Verification.  The applicant agrees (1) the scope of the Project will not vary 
significantly from the description in the public hearing resolution for the project and (2) to deliver to the 
Agency within sixty (60) days following the completion date of a project an affidavit providing the total 
costs of the project. In the event that the amount of the total project costs described in the affidavit at the 
completion date exceeds the amount described in an affidavit provided by the applicant on the closing 
date of the project, the applicant agrees to adjust the amounts payable by the applicant to the Agency by 
such larger amount and to pay to the Agency such additional amounts. In the event that the amount 
described is less, there shall not be any adjustment to the Agency fees. 

I. Hold Harmless Provision. The Applicant acknowledges and agrees that the Applicant shall be and is 
responsible for all costs of the Agency incurred in connection with any actions required to be taken by 
the Agency in furtherance of the Application including the Agency’s costs of general counsel and/or the 
Agency’s bond/transaction counsel whether or not the Application, the proposed Project it describes, the 
attendant negotiations, or the issue of bonds or other transaction or agreement are ultimately ever 
carried to successful conclusion and hereby releases the Agency, including the members, officers, 
servants, agents and employees thereof, from and agrees that the Agency shall not be liable for and agrees 
to indemnify, defend, and hold the Agency harmless from and against any and all liability arising from or 
expense incurred by: (i) the Agency's examination and processing of, and action pursuant to or upon, the 
attached Application, regardless of whether or not the Application or the Project described therein or the 
tax exemptions and other assistance requested therein are favorably acted upon by the Agency, (ii) the 
Agency's acquisition, construction and/or installation of the Project described therein and (iii) any 
further action taken by the Agency with respect to the Project; including without limiting the generality 
of the foregoing, all causes of action and attorneys' fees and any other expenses incurred in defending 
any suits or actions which may arise as a result of any of the foregoing.  

J. Fees. By executing and submitting this Application, the applicant covenants and agrees to pay the following 
fees: 

(i) A non-refundable Application Fee of $1,000 per application; 

(ii) Expenses associated with Applicant background check; 

(iii) Expenses associated with Public Hearing(s), including stenographers’ fees;  

(iv) A Closing Fee in accordance with the Fee Policy effective as of the date of this application, to be paid 
at transaction closing (unless otherwise outlined in the Project Agreement or authorizing resolution). 
This fee will be equal to 1% of the total value of expenses that are positively impacted by the Agency 
incentives.  

(v) All fees, costs, and expenses incurred by the Agency for (1) legal services, including but not limited to 
those provided by the Agency’s general counsel or bond/transaction counsel, and (2) other 
consultants retained by the Agency in connection with the proposed Project; with all such charges to 
be paid by the Applicant at the closing or, if the closing does not occur, within ten (10) business days 
of receipt of the Agency’s invoices therefor (please note that the Applicant is entitled to receive a 
written estimate of fees and costs of the Agency’s bond/transaction counsel); 
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(vi) The cost incurred by the Agency and paid by the Applicant, including bond/transaction counsel and 
the Agency’s general counsel’s fees and the processing fees, may be considered as a cost of the Project 
and included in the financing of costs of the proposed Project, except as limited by the applicable 
provisions of the Internal Revenue Code with respect to tax-exempt bond financing. 

If the Applicant fails to conclude or consummate necessary negotiations, or fails, within a reasonable or 
specified period of time, to take reasonable, proper or requested action, or withdraws, abandons, cancels 
or neglects the Application, or if the Applicant is unable to find buyers willing to purchase the bond issue 
requested, or if the Applicant is unable to facilitate the sale/leaseback or lease/leaseback transaction, 
then, upon presentation of an invoice, the Applicant shall pay to the Agency, its agents or assigns, all costs 
incurred by the Agency in the processing of the Application, including attorneys' fees, if any. 

K. FOIL. The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information 
Law (FOIL). Applicant understands that all Project information and records related to this application are 
potentially subject to disclosure under FOIL subject to limited statutory exclusions. 

L. Financial Review. The Applicant acknowledges that the Agency shall undertake an assessment of all 
material information included in connection with the Application for Financial Assistance as necessary to 
afford a reasonable basis for the decision by the Agency to provide Financial Assistance for the Project, 
including, but not limited to qualification of the proposed project under the GML (including any retail 
analysis, as applicable), conducting a full application review, review of applicant financial history and 
project pro-formas, and consideration of all local development priorities. 

M. Background Check. The Applicant acknowledges that the Agency shall undertake a background check on 
the Applicant, including but not limited to the Applicant’s related business entities and stockholders, 
members or partners with a % ownership greater than 5%. The Applicant shall furnish the Agency with a 
Certificate of Standing from the Department of State or personal tax reports and police records as outlined 
in the Agency’s Background Check Policy. 

N. Compliance with Article 18-A of the GML. The Applicant confirms and hereby acknowledges that as of 
the date of this Application, the Applicant is in substantial compliance with all provisions of Article 18-A 
of the GML, including, but not limited to, the provisions of Section 859-a and subdivision one of Section 

862of the GML, and the provisions of subdivision one of Section 862 of the GML will not be 
violated if Financial Assistance is provided for the Project. 

O. Compliance with Federal, State, and Local Laws. The Applicant confirms and acknowledges that the 
owner, occupant, or operator receiving Financial Assistance for the proposed Project is in substantial 
compliance with applicable local, State and federal tax, worker protection and environmental laws, rules 
and regulations. 

P. False or Misleading Information. The Applicant confirms and acknowledges that the submission of any 
knowingly false of knowingly misleading information may lead to the immediate termination of any 
Financial Assistance and the reimbursement of an amount equal to all or part of any tax exemption 
claimed by reason of the Agency’s involvement in the Project. 

Q. Absence of Conflicts of Interest. The applicant acknowledges that the members, officers and employees 
of the Agency are listed on the Agency’s website. No member, officer or employee of the Agency has an 
interest, whether direct or indirect, in any transaction contemplated by this Application, except as 
hereinafter described:       

 

R. Additional Information. Additional information regarding the requirements noted in this Application and 
other requirements of the Agency are included in the Agency’s Policies which can be accessed at 
http://ulstercountyny.gov/economic-development/ulster-county-industrial-development-
agency/policies. 
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NEW YORK STATE FINANCIAL REPORTING 

REQUIREMENTS FOR INDUSTRIAL DEVELOPMENT AGENCIES  

 

Be advised that the New York General Municipal Law imposes certain reporting requirements on IDAs and 
recipients of IDA financial assistance. Of importance to IDA Applicants is Section 859 
(https://www.nysenate.gov/legislation/laws/GMU/859). This section requires IDAs to transmit financial 
statements within 90 days following the end of an Agency’s fiscal year ending December 31, prepared by 
an independent, certified public accountant, to the New York State Comptroller, and the Commissioner of 
the New York State Department of Economic Development. These audited financial statements shall 
include supplemental schedules listing the following information: 

1. All straight-lease (“sale-leaseback”) transactions and whether or not they are obligations of the 
Agency. 

2. All bonds and notes issued, outstanding or retired during the period and whether or not they are 
obligations of the Agency. 

3. All new bond issues shall be listed and for each new bond issue, the following information is 
required: 

a. Name of the Project financed with the bond proceeds. 

b. Whether the Project occupant is a not-for-profit corporation. 

c. Name and address of each owner of the Project. 

d. The estimated amount of tax exemptions authorized for each Project. 

e. The purpose for which the bond was issued. 

f. The bond interest rate at issuance and, if variable, the range of interest rates applicable. 

g. Bond maturity date. 

h. Federal tax status of the bond issue. 

i. Estimate of the number of jobs created and retained for the Project. 

4. All new straight lease transactions shall be listed and for each new straight lease transaction, the 
following information is required: 

a. Name of the Project. 

b. Whether the Project occupant is a not-for-profit corporation. 

c. Name and address of each owner of the Project. 

d. The estimated amount of tax exemptions authorized for each Project. 
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AE Baxter, LLC Dogwood Group, LLC

Bayside Marlboro, LLC

Eric Baxter
TIN:
DOB:
Home Address: 
Office Held: Member
Other Principal Businesses: R.L. Baxter

Daniel Rieger
TIN: N/A
DOB: 
Home Address:
Office Held: Member
Other Principal Businesses: Rieger Homes, Pilot Real Estate Group

Ian Rieger
TIN: N/A
DOB: 
Home Address: 
Office Held: Member
Other Principal Businesses: Rieger Homes, Pilot Real Estate Group

Steven Rieger
TIN: N/A
DOB: 
Home Address:
Office Held: Member
Other Principal Businesses: Rieger Homes, Pilot Real Estate Group

Robert Rieger
TIN: N/A
DOB: 
Home Address: 
Office Held: Member
Other Principal Businesses: Rieger Homes, Pilot Real Estate Group

Amanda Baxter
TIN:
DOB: 
Home Address: 
Office Held: Member
Other Principal Businesses: R.L. Baxter
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List of Ulster County Companies who we will be going out to and bidding out their 
services*: 

Suppliers and Vendors
Spinnenweber – Port Ewen, NY 

Herzog Supply – Kingston, NY 
Kingston Block & Masonry – Kingston, NY 

Woodstock Building Supply – Woodstock, NY 
Milton Hardware & Building Supply – Milton, NY 
Slutsky Lumber – Ellenville, NY 

Eastern Materials – Kingston, NY 
Saugerties Lumber – Saugerties, NY 

The Door Jamb – Shokan, NY 
Tantillo Landscape Supplies – Gardiner, NY 
Route 32 Supply – Saugerties, NY 

Heckeroth Heating and Cooling – Highland, NY 
J&J HVAC – Marlboro, NY 

Porco Energy – Marlboro, NY 
Williams Lumber – High Falls, NY 
Milton Hardware and Lumber – Milton, NY 

Kimlin Energy – Gardiner, NY 
G&C Concrete – Wallkill, NY 

Subcontractors 

Robert Lamark Paving – Highland, NY 
Hudson Valley Electrical Services and Maintenance – Milton, NY 
Nadoka Luxury Cleaning – Marlboro, NY 

Hurley Excavation and Landscaping – Hurley, NY 
Techno Metal Post Hudson Valley – Highland, NY 

Ulster Excavating and Trucking – Kingston, NY 
Precision Concrete Structures – West Hurley, NY 
Frank J. Mangione Inc – Saugerties, NY 

James McGowan & Son Masonry Inc – Kingston, NY 
Benson Steel Fabricators – Saugerties, NY 

Consultants 
Praetorius and Conrad, PC – Saugerties, NY 

Clapper Structural Engineering – Saugerties, NY 
Rothe Engineering – Saugerties, NY  

Brooks and Brooks – Highland, NY 
Brinnier & Larios, P.C. – Kingston, NY 
Peak Engineering – Stone Ridge, NY 

Rex Sanford, PE – Boiceville, NY 
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Medenbach & Eggers Engineering – Kingston, NY

Advertising and Marketing 

Hudson Valley Capture – Woodstock, NY 

Real Estate Brokerage 

Century 21  
Stevens Realty Group 

Murphy Realty Group 
Keller Williams 

Financing/Financial Institutions 
Ulster Savings Bank  

Rondout Savings Bank 
Sawyer Bank 
Rhinebeck Bank 

MHVFCU 

Repairs and Maintenance  
Top Seed Landscape Design – Milton, NY 

Zambito And Son – Marlboro, NY 
Empire Landscaping and Snow Plowing – Milton, NY 
Santini’s Landscape – Marlboro, NY 

Woodstock Landscaping – Woodstock, NY 
Acorn Tree Care -Marlboro, NY 

Spruce It Up Tree Care – Marlboro, NY 
Dave’s Tree Service – Kingston, NY 
Tree Work Plus – Highland, NY 

Len Scaturro Landscaping – Marlboro 

*Please note that this list is not exhaustive, and we will explore options other than
the ones on this list. There will be an emphasis on hiring Ulster County vendors

where financially feasible.
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Figure 3: Rhinebeck Bank and M&T Bank - Reference Letters 
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August 5, 2021 

Rieger Homes Inc. 
6 Old North Plank Road 
Newburgh, NY 12550 

To Whom It May Concern, 

This letter is in reference to Steven Rieger, Ian Rieger and Robert Rieger (the “Partners”) who 
serve as principle owners of Rieger Homes Inc. (“Rieger”).  Rieger is a well known and highly 
reputable residential home and commercial developer primarily serving the Hudson Valley market. 
M&T Bank (the “Bank”) has financed multiple development projects for Rieger which have 
always been handled in a satisfactory manner and in accordance with agreed upon loan terms.  
Furthermore, the Bank has enjoyed a strong, longstanding banking relationship with the Partners 
for over two decades and seeks to continue this relationship going forward.        

Sincerely, 

David DeVito 
Vice President– Senior Commercial Relationship Manager 
M&T Bank   
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Figure 4: Project Site Plan 
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Figure 5: Market Rent Comparables 
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All Comparable Properties

Property Address City Distance County Units Rent SQFT Price/ SQFT Bathrooms Notes

(Miles) 2 BD 3 BD 2 BD 3BD 2 BD 3BD 2 BD 3 BD
PROPERTIES WITH >20 UNITS

Details Below

Hudson Place 3 Mile Hill Rd Highland 7.7 Ulster - 2,250$   - 1,100 - 2.05$   - 1 -

Private balcony/patio, Clubhouse, Fitness Center, Work Space, 9 

Acres of Natural Conservation, Covered Pavillion and Fire Pit

Southgate 20 Uhlig Rd Middletown 31.7 Orange 212 1,983$   - 1,123 - 1.77$   - 2 - Clubhouse, Fitness Center, Lounge Area, Pool, Media Room

Green House Apartments 112 Stewart Ave Newburgh 9.9 Orange 70 1,707$   2,000$   895 1,000 1.91$   2.00$   1 1.5 -

Orchard Hills Landing - Apts. 1 Kayla Ct Newburgh 3.6 Orange 260 2,088$   2,498$   1,050 1,195 1.99$   2.09$   2 2.5

Walking Trail, Gazebos, Playground, Basketball Court, Grilling area, 

Fitness Center, Pool

Summit Terrace 1000 Clark Street New Windsor 13.8 Orange 270 1,950$   - 1,179 - 1.65$   - 2 -

Garages and Storage Units Available, Private Balcony/Patio, Gym, 

Clubhouse, Package Concierge, Pool, Cyber Café, Game Room

Summit Lane 101 Drake Drive Newburgh 10.2 Orange 160 2,063$   - 1,097 - 1.88$   - 2 -

Townhouse Style, Attached Garages, Pool, Clubhouse, Fitness Center, 

Business Café, Dog Park

Farrell Communities at Gardnertown 77 Gardnertown Road Newburgh 9.8 Orange - 2,350$   2,850$   1,115 1,178 2.11$   2.42$   2 2 Pool, Clubhouse

Hawk's View 1000 Cooper Court New Windsor 9.8 Orange 20 1,857$   1,962$   1,388 1,431 1.34$   1.37$   2 2 -

New Paltz Gardens 21 Colonial Drive New Paltz 16 Ulster - 1,900$   - 780 - 2.44$   - 1 - Pool, Courtyard

Cherry Ridge Townhomes 61 Sands Ave Milton 4.4 Ulster 19 1,900$   2,100$   1,650 1,650 1.15$   1.27$   2.5 2.5 -

Vista Point Apartments 1 Town View Dr Wappingers Falls 10.5 Dutchess - 2,505$   - 1,290 1,428 1.94$   -$    2 2

Fitness Center, Pool, Covered Parking, Clubhouse, Playground, Tennis 

Court, Picnic Areas, Sun Deck, Dog Park, Fireplaces

Grand Pointe Park 161 Clubhouse Dr Poughkeepsie 12.3 Dutchess 156 1,961$   1,925$   1,021 1,212 1.92$   1.59$   2 2

Picnic Area, Pool, Fitness Center, Private Gate, Playground, BBQ, 

Dog Park, Amazon Locker

AVERAGE/WTD AVERAGE 2,043$   2,222$   1,141 1,299 1.79$   1.47$   None will be new construction in 2023

SPONSOR EXISTING PORTFOLIO

Details Below

Kingston Village 305 Hurley Ave  Kingston 28.5 Ulster 267 1,807$   2,015$   906 950 1.99$   2.12$   1.5 1.5 Waitlist for 3BD units

Lakeshore Villas 557 Broadway  Port Ewen 19.4 Ulster 152 1,965$   2,280$   1031 1160 1.91$   1.97$   2 2 Waitlist for 3BD units

Black Creek 30 Black Creek Rd  Highland 15.1 Ulster 54 1,775$   - 800 - 2.22$   - 1 -

Kingston Waterfront 111 Hudson Valley Landing  Kingston 23 Ulster 67 2,100$   - 900 - 2.33$   - 1

AVERAGE/WTD AVERAGE 1,912$   2,148$   909 1,055 2.10$   2.04$   Farther away from subject but newly reno. in 2021

PROPERTIES WITH <20 UNITS

Details Attached

Average 2BDs (marked up for 2BA) Marlboro 2.7 Ulster 12 1,877$   - 1,144 - 1.64$   - 2 -

Average 3BDs (2 BA only) Marlboro 0.0 Ulster 2 - 2,200$   - 2,107 - 1.04$   - 2

AVERAGE/WTD AVERAGE 1,877$   2,200$   1,144 2,107 1.64$   1.04$   Smaller and inferior properties and units

2,002$   2,203$   1,086 1,331 1.38$   1.52$   

SUBJECT PROPERTY

Bayside Marlboro - Subject 

Property 18 Birdsall Ave Marlboro N/A Ulster 104 1,800$   2,200$   1,197 1,497 1.50$   1.47$   2 2 Clubhouse, new construction to be delivered in 2023

COMPS - OVERALL AVERAGE
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PROPERTIES WITH >20 UNITS: MOST COMPARABLE PROPERTIES

Complex Address City Distance County Units

(Miles) 2BD 3BD 2BD 3BD 2BD 3BD 2BD 3BD

Hudson Place 3 Mile Hill Rd Highland 7.7 Ulster - 2,250.00$    - 1,100   - 2.05$   - 1 -

Orchard Hills Landing - Apts. 1 Kayla Ct Newburgh 3.6 Orange 260 2,087.50$    2,497.50$    1,050   1,195    1.99$   2.09$   2 2.5

Farrell Communities at Gardnertown 77 Gardnertown Road Newburgh 9.8 Orange - 2,350.00$    2,850.00$    1,115   1,178    2.11$   2.42$   2 2

Hawk's View 1000 Cooper Court New Windsor 9.8 Orange 20 1,857.00$    1,962.00$    1,388   1,431    1.34$   1.37$   2 2

New Paltz Gardens 21 Colonial Drive New Paltz 16 Ulster - 1,900.00$    - 780      - 2.44$   - 1 -

Cherry Ridge Townhomes 61 Sands Ave Milton 4.4 Ulster 19 1,900.00$    2,100.00$    1,650   1,650    1.15$   1.27$   2.5 2.5

Grand Pointe Park 161 Clubhouse Dr Poughkeepsie 12.3 Dutchess 156 1,961.00$    1,925.00$    1,021   1,212    1.92$   1.59$   2 2

Lakeshore Villas 557 Broadway Port Ewen 19.6 Ulster 152 1,965.00$    2,280.00$    1,031   1,160    1.91$   1.97$   2 2

Average 2,033.81$    2,269.08$    1,142   1,304    1.86$   1.78$   2     2     

Subject 1,800.00$    2,200.00$    1,197   1,497    1.50$   1.47$   2 2

Difference 233.81$       69.08$         55        193       

Pool, Courtyard

Income Limits

-

Picnic Area, Pool, Fitness Center, Private Gate, 

Playground,BBQ, Dog Park, Amazon Lockers

Rent SQFT BathsPrice/SQFT Notes

Pool, Clubhouse

Private balcony/patio, 18 EV, Clubhouse, Fitness 

Center, Work Space, 9 Acres of Natural conservation 

Land, Covered Pavillion, Fire Pit

Walking Trail , Gazebos, Playground, Basketball 

Court, Grilling Area, Fitness Center, Pool
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PROPERTIES WITH <20 UNITS: DETAIL

Address City Distance Beds Bath Rent SQFT Price/SQFT

(Miles)

AVAILABLE UNITS

37 Grand Street (Unit B) Marlboro 0.6 1 1 1,300.00$    1,452   0.90$  

RENTED UNITS

1 Bedroom Units

28 James St (Basement Unit) Marlboro 0.7 1 1 850.00$       400      2.13$  

1603 Route 9W (Unit 3) Marlboro 1.9 1 1 875.00$       400      2.19$  

208 South Street Marlboro 2.6 1 1 935.00$       520      1.80$  

1320 Route 9W (Unit 3) Marlboro 0.4 1 1 1,200.00$    897      1.34$  

1603 Route 9W (Unit 2) Marlboro 1.9 1 1 1,100.00$    800      1.38$  

63 Orchard Street (Unit 1N) Marlboro 0.8 1 1 1,200.00$    650      1.85$  

20 James Street Marlboro 0.7 1 1 1,600.00$    800      2.00$  

AVERAGE/WTD AVG 1.3 1,108.57$    638      1.74$  

2 Bedroom Units

2 Kitty Lane Marlboro 2.8 2 1 1,800.00$    1,320   1.36$  

1603 Route 9W (Unit 5) Marlboro 1.9 2 1 1,250.00$    600      2.08$  

7 Orchard St Marlboro 0.6 2 1 1,250.00$    780      1.60$  

7 Orchard St (Unit A) Marlboro 0.6 2 1 1,300.00$    990      1.31$  

24 Hudson Terrance Marlboro 0.7 2 1 1,350.00$    1,000   1.35$  

1900 Route 9W Marlboro 4 2 1 1,500.00$    1,177   1.27$  

63 Orchard Street (2S) Marlboro 0.8 2 1 1,500.00$    750      2.00$  

24 Hudson Terrance Marlboro 0.7 2 1 1,600.00$    1,100   1.45$  

63 Orchard St (Unit 1S) Marlboro 0.8 2 1 1,600.00$    900      1.78$  

278-280 Baileys Gap Road Marlboro 9 2 1 1,650.00$    1,450   1.14$  

205 Mulberry Lane Marlboro 5.5 2 1 1,800.00$    1,221   1.47$  

203 Mulberry Lane Marlboro 5.5 2 1 2,100.00$    2,442   0.86$  

AVERAGE/WTD AVG 2.7 1,558.33$    1,144   1.36$  

3 Bedroom Units

1359 Route 9W (Unit 1FL) Marlboro 0.2 3 1 1,550.00$    1,200   1.29$  

63 Orchard St (Unit 2N) Marlboro 0.8 3 1 2,000.00$    1,500   1.33$  

4 Pond Ridge Rd Marlboro 3.2 3 2 2,100.00$    2,618   0.80$  

71 Reservoir Rd Marlboro 3.5 3 2 2,300.00$    1,595   1.44$  

AVERAGE/WTD AVG 1.9 1,987.50$    1,728   1.15$  

OVERALL AVERAGE 1,487.92$    1,076   1.42$  

Markup for 2 BD from 1 BA to 2 BA 2 2 1,877.08$    1,144   1.64$  

 $300+/- markup for additional bath per proven 

markup in 3 bedroom apartments 

Only 3 BD 2 BA 3 2 2,200.00$    2,107   1.04$  
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Figure 6: Comprehensive Preliminary Market Research Report - Executive Summary 
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SUMMARY  
 
Baxter Building Corporation of Poughkeepsie, NY, has commissioned Asterhill Research Company 
to compile a Preliminary Housing Market Study to review the Primary Market Area (PMA) for a 
potential need for workforce multi-family housing in Bridgeport, NY.  In this study, market demand 
was reviewed using an age and income criterion in a traditional Primary Market Area (PMA).  The 
subject property is located at 18 Birdsall Avenue, Marlboro, NY 12542. Marlboro is less than 8 
miles from Poughkeepsie, less than 25 miles from Middletown, and less than 65 miles from New 
York City.  The map below shows the proposed Primary Market Area. 

 
Overall, this study found this market to be stable with some population shifts.  The following 
discussion presents the highlights of the demographics and conclusions. 
 

Map Key: 
Blue Line; Outlines of Primary Market Area 

North 

PMA Map 
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There is an unmet demand for multi-family housing in the PMA 
 

The target population in the PMA has grown by 3.5 % between 2000 and 2019, while the Town of 
Marlborough population has declined by 1.1%.  The demand analysis indicates an unmet need for 
rental housing across income segments, 80%-135% of the Area Median Income (AMI).  The 
estimated point of market saturation for workforce rental units is 2,140 (2021).   
 
POPULATION CHANGES 
The PMA population declined by 2%.  According to Cornell University's PAD population projections 
(2019), it is estimated that the PMA population will decrease by less than 1% between 2020 and 
2030. This trend should be watched.  The most significant PMA population changes will be in 
those age segments 55-64 years (-20.2%), under 25 years is estimated to grow by 10.8 through 
2030.   The table below illustrates the changes in 5the population segments between 2010 and 
2019.  Over the population for the target group (18 yrs and older) is estimated to decline by 1.1% 
between 2020 and 2030.  
 

Population Changes (2010-2019) 
 PMA Town of Marlborough 
Age Segments 2000 2019 Change 2000 2019 Change 

Under 20 Years 48,654 41,878 -13.9% 2,392 1,710 -28.5% 
20-44 Years 60,629 57,856 -4.6% 2,585 2,593 0.3% 
45-54 Years 24,743 23,241 -6.1% 1,573 1,384 -12.0% 
55-59 Years 10,741 12,501 16.4% 532 577 8.5% 
60-64Years 7,679 10,761 40.1% 614 797 29.8% 
65 Years &Older 20,993 25,384 20.9% 1,056 1,599 51.4% 

Total 173,439 171,621 -1.0% 8,752 8,660 -1.1% 
 
INCOME 
The median household incomes in the PMA, Marlboro and Ulster County have increased since 
2010. 
 

Median Household Income 

 PMA 
Town of 

Marlborough 
Ulster 
County HUD AMI1 NYS 

2021    90,100  

2019 68,430 84,892 64,304 83,300 68,486 
2010 61,610 76,412 55,188 70,100 55,603 

% Change 
2019/2010 11.1% 11.1% 16.5% 18.8% 23.2%  

1. HUD’s Published Area Median Income (AMI)  
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HOUSING 
The total number of occupied housing units has increased by 0.4% in the PMA, and by 2.5% in the 
Town of Marlborough, and the number of people per household has declined. Owner-Occupied 
units represent 55.7% of all occupied housing units, and Rental-Occupied units represent 44.3% in 
the PMA.  In Marlborough, Owner-Occupied units represent 71.9 % of all occupied housing units, 
and Rental-Occupied units represent 28.1% in the PMA.  Vacant housing units represent 12.9% of 
all housing units in the PMA and 13.1% in Marlborough. Over 88% of housing structures were built 
before the year 2000.  According to the Ulster County Housing Action Plan (2021), older homes 
have a higher health risk of lead poisoning from pipes and paint, asbestos, and inefficient heat and 
plumbing systems. The cost to renovated older homes is cost prohibited compare to the cost of 
new dwellings. 
 

 
 

 
1. Bedrooms 

Changes in the number of bedrooms in occupied housing units reflect changes in the 
market. The loss of two and three-bedroom is mostly correlated to an aging population, 
the decline in family sizes, and lost inventory due to age and condition. 

 
 
 
 
 
 

55.7%

44.3%12.9%

Marlboro PMA
All Housing Units

Owner-occupied housing units Renter-occupied housing units All Vacant Housing Units

Page 69 of 141



Bedroom Changes in the PMA 
2000 2019 Change 

Renters-Occupied Units 
Studio 1,411 3,299 133.8% 
1 Bedroom 8,956 9,076 1.3% 
2 Bedroom 10,246 9,417 -8.1%
3 Bedrooms 5,714 5,517 -3.4%
4 Bedroom 861 931 8.1% 
5 Bedrooms 268 178 -33.6%

Rental Bedroom distribution varied among the PMA, Town of Marlborough, Ulster County, 
and Market-Rate properties. The table below provides a comparison. 

Rental Bedroom Distribution 

PMA1 
Town of 

Marlborough1 
Ulster 

County1 
Market 
Rate2 

Studios Units: 11.6% 0.9% 2.25% 2.9% 
One Bedroom Units: 31.9% 34.2% 26.70% 34.3% 
Two Bedroom Units: 33.1% 38.4% 36.15% 44.3% 

Three Bedroom Units: 19.4% 18.4% 27.30% 15.7% 
Four Bedroom Units: 3.3% 7.2% 6.45% 2.9% 

Five+ Bedroom Units: 0.6% 1.0% 1.14% n/a 
1. US Census 2019
2. Market Rates units include 2021 market-rate rental units sampled

2. Home Values and Rents
Home values and rents have respectively increased in the PMA, Town of Marlborough,
and Ulster County.  According to the NYS Association of Realtors, in 2020, the average sale
price of a single-family home in NYS was $281,000, up 12.9% over the same period in
2019.  Sellers achieve 98.7% of their asking price, and overall the number of sales were up
11.6%.

3. Achievable Rents
The apartment complexes reviewed for this preliminary housing market study were
market-rate rentals.  Most properties had a waiting list, and units that become available
would be filled from the waiting list or within 30 days.  Vacancy rates were less than 5%,
which indicates the unmet need for rental housing.  In PMA, vacancy rates were down to
4.7% (2019), and the Town of Marlborough is 7% (2019).  The rent per square foot (in the
PMA for Market Rate Units) was found to range from $0.97/sf to $3.17/sf.  The mean size
of rental units was 1,350 square feet. See the table below to compare the rental prices.
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Comparison of Market Rate Rent (20191 & 2021), HUD Fair Market Rents 20212 and 
Subsidized Rents Limits by Income Segment (2021)3 

Studio 1 Bedroom 2 Bedroom 3 Bedroom 
Average SF (Market Rate 2021) 579 791 1,065 1,404 
PMA Market Rate Rents (2021) 1,163 1,587 1,963 2,295 
PMA Market Rate Rents (2019)1 1,112 1,010 1,326 1,561 

Town of Malboro Market Rate Rents (2019)1 n/a 917 1,138 1,632 
HUD FMR2  2021 860 1,020 1,296 1,685 
80% of AMI 1,230 1,318 1,582 1,827 
90% of  AMI 1,384 1,483 1,780 2,055 
100% of AMI 1,538 1,648 1,978 2,284 
110% of AMI 1,691 1,812 2,175 2,512 
120% of AMI 1,845 1,977 2,373 2,741 
135% of AMI 2,076 2,224 2,670 3,083 

1. Data from US Census 2019. 
2. HUD FMR: https://www.huduser.gov/portal/datasets/fmr.html
3. Estimated NYSHCR: income and rent limits

The average increase in rent per year was 2.8% in the PMA (see the table below). 

Estimated Market Rent 2021-2025 
Bedroom Type Census Estimated Actual Estimated 

2019 2020 2021 2022 2023 2024 2025 2026 

Median 1,299 1,335 2,476 2,545 2,615 2,688 2,763 2,840 

  No bedroom 1,112 1,143 1,163 1,195 1,228 1,262 1,297 1,333 

  1 bedroom 1,010 1,038 1,587 1,631 1,676 1,723 1,771 1,820 

  2 bedrooms 1,326 1,363 1,963 2,017 2,073 2,131 2,190 2,251 

  3 bedrooms 1,561 1,605 2,295 2,359 2,425 2,492 2,561 2,632 

  4 bedrooms 1,462 1,502 2,365 2,431 2,498 2,568 2,639 2,712 

THE PROJECT 
Baxter Building Corporation has proposed to develop a 104 unit rental housing project to be 
located at 18 Birdsall Ave in Marlboro, NY (12542).  The project targets individuals and families 
with incomes between 80% and 135% of the Area Median Income (Published by HUD in 2021).  
HUD’s Fair Market Rent (FMR) is a statistic developed by HUD to determine payments for various 
housing programs, most notably. FMRs differ by the local area and are updated on an annual 
basis. Fair Market Rents are also used to determine rent ceilings for the HOME Investment 
Partnerships Program and the Emergency Solution Grants program, as well as other rental 
programs in both the public and private housing sectors. 

The table below compares the proposed rent to the median income set out by HUD and New York 
State Housing and Community Renewal (NYSHCR). 

The Project propses: 104 Rental Units 
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84 Two-Bedroom Units 
20 Three-Bedroom Units 
Amenities include a clubhouse, fitness center, and 
community room. 

Comparison of Proposed Rents to NYSHCR and HUD’ Median income by Bedroom 
A. B. C. D. E. F. G. H. I. J. 

Unit 
Type 

# of 
Units 

Monthly 
Basic 
Rent Utilities 

Total 
Monthly 
Housing 

Cost 

Total 
Annual 
Housing 

Cost 

Minimum 
Annual 

Income  to 
Afford Unit 

AMI (see 
reference 
materials)1 

Max Rent 
per 

Applicable 
AMI Level 

% of AMI 
Unit is 

Affordabl
e to 

2 br 84 1,800 - 1,800 21,600 72,000 79,100 1,978 91% 
3 br 20 2,200 - 2,200 26,400 88,000 91,350 2,284 96% 

104 - 
1. NYSHCR Reference Materials Summer 2021 (https://hcr.ny.gov/system/files/documents/2021/07/summer-2021-reference-

materials.pdf) page 18.

The proposed rents are less than median incomes for two and three bedrooms units. 

ESTIMATED DEMAND 
The estimated demand for housing products was estimated for the PMA. See the tables below. 

1. Criterion
The criterion used to qualify the population for these products are based on age and
income.

Criteria for Housing
Workforce Housing 

Housing Products Rental-Occupied Unit 
Age 18 Years and Older 

Income < 80% of AMI 

2. Income
HUD 2021 Income levels were used. The Area Median Income (AMI) for Ulster County, as
published by HUD, was $80,500.
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Income Levels and Rents1 

Income Levels (2021) AMI Segment Income Range 
Rent 

Min Max 

Extremely  Low Income <30% AMI 0 27,030 - 676 

Very Low Income 
31%-40% AMI 27,031 36,040 676 901 
41%-50% AMI 36,041 45,050 901 1126 

Low Income 

51%-60% AMI 45,051 54,060 1126 1352 
61%-70% AMI 54,061 63,070 1352 1577 
71%-80% AMI 63,071 72,080 1577 1802 

Moderate Income 
81%-90% AMI 72,081 81,090 1802 2027 

91%-100% AMI 81,091 90,100 2027 2253 

Mkt Rate Income 
101%-135% AMI 90,101 121,635 2253 3041 

>136% AMI 121,636 + 3041 + 

1. Rents are based on using 30% of the gross income within each income segment. 

3. Estimated Demand in the PMA
The tables below are a summary of the estimated demand by income segment.  The total
estimated demand for rental housing units in 2021 is 2,594 units. Housing Demand
Analysis is a statistical analysis of the relationship between an area's housing demand and
its housing supply.

Estimated Demand for Market-Rate Renter Occupied Housing Units (80%-135% of AMI) 
Methodology/Year 2019 2020 2021 2022 2023 2024 2025 2030 
Estimated Market Demand  1,988 2,598 2,594 2,591 2,583 2,575 2,564 2,498 

Demand By Income Segment 
AMI 81-90% 657 858 857 856 853 851 847 825 
AMI 91-100% 438 572 571 571 569 567 565 550 
AMI 101-135% 894 1,168 1,165 1,164 1,161 1,157 1,152 1,123 

Capture Rate Calculation1 (104 Units) 5.2% 4.0% 4.0% 4.0% 4.0% 4.0% 4.1% 4.2% 
Capture Rate for 2-bedroom Units (84 Units)  11.1% 8.5% 8.5% 8.5% 8.5% 8.5% 8.6% 8.8% 
Capture Rate for 3-bedroom Units (20 Units) 5.8% 5.3% 5.2% 5.2% 5.1% 5.1% 5.1% 5.0% 
Penetration Rate Calculation2 5.6% 4.3% 4.3% 4.3% 4.3% 4.3% 4.4% 4.5% 

1. Capture Rates are calculated by dividing the total number of units at the property by the total number of age, size, and income-qualified renter
households in the primary market area (see the Introduction for definition) 

2. Market Penetration Rate is calculated by dividing the units proposed by the households in the market (see the Introduction for definition).

CONCLUSIONS 

Housing needs have not been met for workforce multi-family rental-occupied housing units in 
the PMA.  

1. The Target Population is showing growth,
o The PMA population in the PMA has decreased by 1% (2010-2019).
o The Town of Marlborough’s population decreased by 1.1% (2010-2019).
o Ulster County's population decreased by 2.3%, respectfully (2010-2019).
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o The Target Population (18 years +) is estimated to decline by 0.2% between 2020-
2030.  The decline is due to the loss of 20 years and younger population segments.

2. Housing is stable,
o Owner-Occupied Units have increased by 0.4% in the PMA. This is a sign of the

market responding to demand.  An average of 163 new single-family structures
and 109 multi-family structures have been permitted per year for construction
over the last 10 years in Ulster County.

o Renter-Occupied Units have grown by 3.5% in PMA, and vacancy rates have
dropped to 4.7% in the PMA between 2010 and 2019.

o In the Town of Marlborough, 18 multifamily building permits were issued
between 2011 and 2020.

o Home values increased in 2020 by 12.9% to $281,000. Sellers achieve 98.7% of
their asking price, and overall the number of sales were up 11.6%.

3. Rents-Occupied housing increasing,

o The number of renter-occupied housing units in Marlborough decreased by 7.1%
between 2010-2019, and the vacancy rate increased to 7%.

o Overall the average monthly rent has increased by 27.8% in the PMA and 4.1% in
the Town of Marlborough. In the PMA, the median rent in 2019 was $943 and
$830 in the Town of Marlborough.

Median Gross Rent by Bedrooms 2019 (U.S. Census) 
Unit Type PMA Town of 

Marlborough Ulster County NYS 

Studio 1,112 n/a 852 1,196 
One Bedroom 1,010 917 904 1,227 
Two Bedrooms 1,326 1,138 1,217 1,283 
Three Bedrooms 1,561 1,632 1,436 1,416 
Four Bedrooms 1,462 n/a 1,641 1,473 
Five+ Bedrooms n/a n/a 852 1,465 

The median rental prices have risen by 2.8% in the PMA and 1.1% in the Town of 
Marlborough annually. 

4. Income on the rise,
o The median income in the PMA is $68,430 and has risen by 11.1% between 2010

and 2019.
o The median income in Marlborough is $84,892 and has increased by 11.1%

between 2010 and 2019.
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o The median income in Ulster County is $64,304 and has risen by 16.5% between
2010 and 2019.

5. Existing Subsidized Projects
o There are 38 low-income housing apartment communities offering 1,931

affordable apartments for rent in Ulster County. There are 1,094 rent-subsidized
apartments that do not provide direct rental assistance but remain affordable to
low-income households. On average, Section 8 Housing Choice vouchers pay
landlords $900 per month towards rent, and the average voucher holder
contributes $400 to rent in Ulster County. The maximum amount a voucher would
pay for a low-income tenant in Ulster County, New York, for a two-bedroom
apartment is between $1,166 and $1,426.

o There are 30 Low-Income Housing Tax Credit (LIHTC) properties in Ulster County
according to NYSHCR (see Appendix for more information)

• These LIHTC affordable housing projects accounting for 1,540 units and
1,289 low-income units.

• 8 of the LIHTC projects were built between 2010 and 2020, with 484 units
and 337 units are low-income units.

• LIHTC properties account for 7% of all rental units in Ulster County.

6. New Workforce Rental Housing Projects
After reviewing planning board meeting minutes and interviews with municipal officials,
no new workforce housing projects were identified that would be competing with the
proposed project.

Town of Lloyd: Silver Gardens is a proposed mixed development that may have up to 
220 apartments. The current phase seeking approvals is proposing 57 senior housing 
units. It was not clear what future housing will offer. 

Town of Poughkeepsie: Manor Hill project is in the planning stages. The project calls 
for the addition of 18 lots for Mobile housing units (trailers). Mobile homes are an 
alternative housing option for affordable and workforce housing.  One Dutchess 
Avenue proposes two new buildings, adding 84 new apartment rentals and 4,000 sqft 
of commercial space.  Arthur May School Re-Development project planning for a 
mixed-use project with retail, commercial space, and 187 one and two-bedroom 
apartments rentals.  

7. School-Age Children
According to the NYS Department of Education, there are 1,891 students in the Marlboro
CSD in the 2019-2020 school year. (http://www.nysed.gov/).  Up to 530 students live
outside the school district, representing 28% of the student population. About 23.5% of

Page 75 of 141



the school-age children (in the Town of Marlborough) are homeschooled or attend a non-
district school. Other Marlboro School District information: 

• 43% of the Student are Economically Disadvantaged
• 17% of the Students have a disability
• 3% of the Students are Homeless
• 3% of the Student are English Language Learners

It is estimated that about 61 school-age children (ages 3-18) may live in the new proposed 
project (calculation made apply the 2018 School-Age Children in  
Rental Units in New Jersey study methodology).  If these children are enrolled in the 
Marlboro CSD district, they would represent 3.1% of the student population.   

Analysis of School-Age Children in Marlboro, NY, and Impact of proposed new rental housing 

Marlboro CSD (MCSD) 
Proposed New 

Housing 
Potential Student 

Popualtion 

% 
increase 
in MCSD Ages Students % 

Potential 
School-Age 

Children % Total % 
      Nursery school, preschool & 

Kindergarten 3-6 143 7.6% 8 13.1% 151 7.7% 5.3% 

      Elementary school (grades 1-8) 7-11 1,165 61.6% 38 61.5% 1,203 61.6% 3.1% 
      High school (grades 9-12) 15-18 583 30.8% 15 25.4% 598 30.7% 2.6% 

Total 1,891 61 1,952 
Enrolled Student Population (2019 Census) in MCSD 1,361 

Potential Increase in MCSD 3.1% 

These potential new students will not impact the Marlboro School District. According to 
the NYS Department of Education, the school district has lost 116 students since the 
2012-2013 school year.  Any opportunity to increase the student population should be 
welcomed. Additionally, these potential students would enter the school over several 
years, having a minimum impact on the district. 

8. Economic Activity.
Private sector jobs in the Hudson Valley rose over the year by 72,200, or 10.6 percent, to
754,000 in June 2021.  The largest gains were in leisure and hospitality (+28,900), trade,
transportation and utilities (+18,400), educational and health services (+11,200),
professional and business services (+9,200), other services (+3,800), natural resources,
mining and construction (+1,500), and manufacturing (+1,400).  Job losses were centered
on financial activities (-2,400).
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The June 2021 over-the-year job gains continued to reflect the reopening of the economy 
as more pandemic-related restrictions around businesses are lifted.   Year-over-year, the 
region’s leisure and hospitality sector grew the fastest, up 52.9 percent or 28,900 
jobs.  While the region’s leisure and hospitality sector has regained a large portion of the 
jobs lost, it remains 19,200, or 18.7 percent below the pre-pandemic levels of June 2019. 
Within the region, Sullivan County’s private employment sector grew the fastest year-
over-year, up 14.4 percent.  The second-fastest growth was recorded in the Orange-
Rockland-Westchester labor market area (+11.1 percent), followed by the Kingston MSA 
(+9.9 percent) and the Dutchess-Putnam MSA (+7.6 percent). See NYSDOL Report in the 
Appendix. 
 
Fitch Ratings has affirmed Ulster County, NY's Issuer Default Rating (IDR) and $31 million 
in GO bonds at 'AA.' The Rating Outlook has been revised to Stable from Negative. The 
county's stable economic base is anchored by state facilities, including State University of 
New York (SUNY) New Paltz and four New York State Correctional Department detention 
facilities. Tourists are drawn to the area by Woodstock, a large art and cultural center, the 
Catskills, and Shawangunk Mountains. Unemployment has been close to or lower than the 
state and national rates. The May 2021 county rate (4.6%) shows a significant recovery 
from May 2020 (12.2%) and is lower than the comparable state (6.9%) and national (5.5%) 
levels (for more information, see https://www.fitchratings.com/research/us-public-
finance/fitch-affirms-ulster-county-ny-idr-at-aa-outlook-revised-to-stable-14-07-2021). 
 
According to the Dutchess, Orange, and  Ulster IDAs’, the agencies have been working on 
15 projects (between 2015-2020) which, if they are approved, would purport to create 
about 1,683 new jobs.  For more information, see the Dutchess, Orange, and Ulster 
County IDA websites. In the table below, the projects are located in or on the edge of the 
PMA.  There are potentially more job-creating projects in these counties than listed.   The 
majority of the jobs to be created are between 60% and 135% of the Area Median Income. 
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Potential New Jobs in the PMA1 

 Names Address Jobs Salary Range 
ORANGE Banta Hospitality New Windsor 24 $25,000 $75,000 
 SDC Hudson Valley Realty LLC New Windsor 40 $26,000 $125,000 
      

ULSTER COUNTY Apherea, Inc. Highland 5 $32,760 $47,320 
 Kingstonian Development Kingston 40 $32,760 $58,240 
 Romeo Kia Kingston 18 $35,000 $89,000 
 RBW Studios, LLC Kingston 18 $48,000 $135,726 
      

DUTCHESS COUNTY AP Packaging Corp Poughkeepsie 105 $49,612 $110,250 
 Amazon Fishkill 500 $31,000 $60,000 
 Arthur May Redevelopment Poughkeepsie 12 $30,000 $100,000 
 23 -28 Creek Drive, LLC Beacon 87 $51,000 $226,000 
 ShopRite Poughkeepsie 130 $30,000 $100,000 
 Hudson Heritage Poughkeepsie 461 $30,000 $100,000 

 Opportunity Poughkeepsie I Poughkeepsie 65 $25,000 $80,000 
      

TOTAL JOBS TO BE CREATED IN THE AREA  1,505   

1. Estimated FTE New Jobs based on data from the Dutchess, Orange, and Ulster County IDA websites 

 
According to the U.S. Bureau of Labor Statistics, the average household expends $51,095 
in consumer expenditures annually in the PMA (see the table below).  

 
Consumer Expenditures 

 

Average Annual 
Expenditure per 

household1 
Total 

Expenditures 

Potential 
New Jobs 

2021-20232 

Potential Economic 
Impact: increase in 

Consumer 
Expenditures3 

Potential New 
Retail/Commercial 
Space supported4 

PMA:  $51,095 $3,279,962,655 1,683    $76,898,475  192,246 

Ulster County: $48,015 $3,328,372,031 80 $3,841,168 9,603 
1. Consumer Expenditure (CE) Data sourced from the US Bureau of Labor Statistics (https://www.bls.gov/cex/) 
2. Potential job growth source from Ulster, Orange, and Dutchess County IDA, and the total number of proposed units in the 

project in Marlboro. 
3. Increase Consumer Expenditure base on the number of new jobs and average consumer expenditures 
4. New Retail and/or commercial space base on dividing the new CE by $400. 

 
The proposed project is proposing 104 units, which may provide workforce housing for 
individuals and families.  These families will be purchasing goods and services and may 
add as much as 6.5 million dollars in new consumer spending in the PMA. 
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9. Need for Workforce Housing
In the PMA there is a shortage of workforce housing. According to the Urban Land
Institute (ULI), Workforce Housing is defined as housing affordable to households earning
between 80 and 120 percent of area median income (AMI).  Workforce housing targets
middle-income workers, which includes professions such as police officers, firefighters,
teachers, health care workers, retail clerks, and the like (see the Introduction for a
definition).

Some communities use 80 percent of the area median income as the lower threshold.
Some communities, particularly higher-cost places, use a higher percentage, such as 140
percent of area median income as the upper threshold. Workforce housing was thought
of as housing for public employees – teachers, police officers, firefighters, and others who
are integral to a community yet often cannot afford to live in the communities they serve.
However, workforce housing also includes housing for young professionals, workers in
the construction trades, retail salespeople, office workers, and service workers.

The New York State Legislature implemented the Long Island Workforce Housing Act
(Act) in 2008 to provide a pathway to homeownership for middle-income households.
Other counties such as Suffolks and Saratoga, and NYSHCR are all adding workforce
housing into their policies and practices. The goal is to provide a way for middle-income
(60% -120% of the AMI) individuals and families to provide affordable homes, often
renting first and then purchasing homes, as their economic status improves. This benefits
the local community and school district.  These individuals and families will be consumers
contributing to sales taxes collected and future taxpayers.

In this report, this represents 42% of all households are workforce households.  In the
PMA for two and three-bedroom rental units, this equals incomes between $63,280 and
$123,232.

OPPORTUNITIES 
• Workforce multi-family rental housing offers some excellent opportunities.  Workforce

rental housing units for rent are underdeveloped in the PMA and Town of Marlborough.
Amenities must be very comparable to the competition.  The table below summarizes the
saturations point by income segment and units for persons 18 Years and older and
incomes between 80%  and 135% of the AMI.

• The market conditions support the development of workforce multi-family rental housing.
The information in this report supports these indicators.
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PMA Unit Estimated Saturations Points by Unit and Income Segments 
Year 2019 2020 2021 2022 2023 2024 2025 

Estimated Demand  1,988 2,598 2,594 2,591 2,583 2,575 2,564 
Qualified Income Segments Saturation points by income segment 

AMI 81-90% 657 858 857 856 853 851 847 
AMI 91-100% 438 572 571 571 569 567 565 
AMI 101-135% 894 1,168 1,165 1,164 1,161 1,157 1,152 

 
 

IMPACT OF DILUTION 
The development of the prosed project will not have a negative impact or harm the market. The 
indicators are strong signs that there would be no dilution in this PMA or Town of Marlborough.  
 

RECOMMENDATION 
• Monitor market activity for competitive projects that could dilute the market. 
• Capitalize on the availability of existing infrastructure 
• Explore the opportunities to rehab existing structures 

 
 
COMMENTS: 
The following comments are the opinion of the market analyst; 
  

1. Market Activity 

After interviewing the city, towns, villages officials, and several service providers, yielded 
the following; 

• The PMA and the Town of Marlborough are underserved markets for workforce 
multi-family rental housing. 

• PMA has a low market activity for workforce multi-family rental housing.   
• There is a substantial market for “for rent” workforce multi-family housing (80-

135% of the AMI). 
• Municipalities have discussed the need for more workforce housing units  

 

2. Population Changes 

Attention should be given to the stability and changes occurring within the age segments 
through 2030; 

• PMA for 18 years and older are projected to decline through 2030 by 1.1% 
• Ulster County for 18 years and older are projected to decline through 2030 by 

1.6% 
 

Two trends should be watched.  First, the population of the PMA has declined and is 
projected to continue to decrease by 1.2% through 2030.  Second, there is an increase in 
renter-occupied units in the PMA and a decline in owner-occupied units.   
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The labor force in the PMA and Town of Marlborough has grown.  Housing for this 
growing labor should be monitored to ensure the need is being met. 

3. Achievable Rents

The proposed rents are less than the median rent set out by HUD and NYSHCR.  These
proposed rents will be competitive with market-rate rents.

4. Product Adaptability.

With changes occurring in the population segments over the next 20 years, developers
need to address in their planning how housing units and their corresponding products
could be adapted to new segments and uses of the housing market as demand shifts.
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Figure 7: Map of Marlboro 
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Figure 8: Ulster County MLS Housing Report from 2018-2021 
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Ulster County

Quarterly Snapshot

2
3
4
5
6
7
8
9

10
11
12
13
14
15

Quarterly Indicators

Q2-2018
+ 33.0%

Data as of July 9, 2018. All data from the Hudson Gateway Association of REALTORS® MLS. Report © 2018 ShowingTime.

Residential real estate activity comprised of Single-Family, Condo and 
Co-op properties. Percent changes are calculated using rounded figures.

Days on Market Until Sale
Median Sales Price
Average Sales Price
Percent of Original List Price Received
Housing Affordability Index
Inventory of Homes for Sale
Months Supply of Inventory

New Listings

Housing markets across the nation are most assuredly active this summer, and 
buyer competition is manifesting itself into several quick sales above asking price. 
While the strength of the U.S. economy has helped purchase offers pile up, the 
Fed recently increased the federal funds rate by 0.25 percent, marking the second 
rate hike this year and seventh since late 2015. Although the 30-year mortgage 
rate did not increase, buyers often react by locking in at the current rate ahead of 
assumed higher rates later. When this happens, accelerated price increases are 
possible, causing further strain on affordability.

• Single-Family Closed Sales were up 34.1 percent to 122.
• Condos Closed Sales remained flat at 3.
• Co-ops Closed Sales finished the month at 0.

• Single-Family Median Sales Price increased 4.4 percent to $215,500.
• Condos Median Sales Price decreased 10.5 percent to $128,000.
• There was no Median Sales Price for Co-ops.

Inventory may be persistently lower in year-over-year comparisons, and home 
prices are still more likely to rise than not, but sales and new listings may finish the 
summer on the upswing. The housing supply outlook in several markets is 
beginning to show an increase in new construction and a move by builders away 
from overstocked rental units to new developments for sale. These are 
encouraging signs in an already healthy marketplace.

- 15.0%
One-Year Change in 

Homes for Sale
All Properties

One-Year Change in 
Median Sales Price

All Properties

+ 4.4%

Pending Sales
Closed Sales

One-Year Change in 
Closed Sales
All Properties

Single-Family Homes Market Overview
Condos Market Overview
Co-ops Market Overview

Total Market Overview 

Page 85 of 141



Ulster County

Quarterly Snapshot

2
3
4
5
6
7
8
9

10
11
12
13
14
15

Quarterly Indicators

Q2-2019
+ 1.6%

Data as of July 8, 2019. All data from the Hudson Gateway Association of REALTORS® MLS. Report © 2019 ShowingTime.

Residential real estate activity composed of Single-Family, Condo and 
Co-op properties. Percent changes are calculated using rounded figures.

Days on Market Until Sale
Median Sales Price
Average Sales Price
Percent of Original List Price Received
Housing Affordability Index
Inventory of Homes for Sale
Months Supply of Inventory

New Listings

As expected, the Federal Reserve did not change their target range for the federal 
funds rate at their June meeting. Although the economy is still shuffling ahead with 
low unemployment and solid retail sales, uncertainty remains regarding trade 
tensions, slowed manufacturing and job growth, weak business investments, and 
a flattening yield curve.

• Single-Family Closed Sales were up 1.6 percent to 125.
• Condos Closed Sales remained flat at 3.
• Co-ops Closed Sales finished the quarter at 0.

• Single-Family Median Sales Price increased 2.3 percent to $220,000.
• Condos Median Sales Price increased 21.1 percent to $155,000.
• Co-ops did not have a Median Sales Price this quarter.

Real estate markets across the country are performing well in an economic 
expansion that will become the longest in U.S. history in July. However, there are 
signs that expansion is slowing. The Federal Reserve considers 2.0 percent a 
healthy inflation rate, but the U.S. is expected to remain below that this year. The 
Fed has received pressure from the White House to cut rates in order to spur 
further economic activity, and the possibility of a rate reduction in 2019 is in play 
following a string of increases over the last several years. Even so, mortgage rates 
remain remarkably attractive. Inventory, however, remains a sticking point.

- 0.3%
One-Year Change in 

Homes for Sale
All Properties

One-Year Change in 
Median Sales Price

All Properties

+ 3.5%

Pending Sales
Closed Sales

One-Year Change in 
Closed Sales
All Properties

Single-Family Homes Market Overview
Condos Market Overview
Co-ops Market Overview

Total Market Overview 
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Ulster County

Quarterly Snapshot

2
3
4
5
6
7
8
9

10
11
12
13
14
15

One-Year Change in 
Homes for Sale
All Properties

One-Year Change in 
Median Sales Price

All Properties

+ 20.5%

Pending Sales
Closed Sales

One-Year Change in 
Closed Sales
All Properties

Single-Family Homes Market Overview
Condos Market Overview
Co-ops Market Overview

Total Market Overview 

Quarterly Indicators

Q2-2020
+ 3.9%

Data as of July 7, 2020. All data from the Hudson Gateway Association of REALTORS® MLS. Report © 2020 ShowingTime.

Residential real estate activity composed of Single-Family, Condo and 
Co-op properties. Percent changes are calculated using rounded figures.

Days on Market Until Sale
Median Sales Price
Average Sales Price
Percent of Original List Price Received
Housing Affordability Index
Inventory of Homes for Sale
Months Supply of Inventory

New Listings

Q2 was substantially impacted by COVID-19, which slowed the economy and 
housing activity along with it for much of the last three months. Recent weeks 
have seen the economy slowly reopening and buyer activity coming back 
significantly, with June showing activity as tracked by ShowingTime up 
substantially from April and May levels and nationally now above June 2019 levels.

• Single-Family Closed Sales were up 6.4 percent to 133.
• Condos Closed Sales were down 100.0 percent to 0.
• Co-ops Closed Sales finished the month at 0.

• Single-Family Median Sales Price increased 20.5 percent to $265,000.
• Condos Median Sales Price could not be calculated due to no activity.
• Co-ops Median Sales Price could not be calculated due to no activity.

While buyer activity has quickly recovered from COVID-19 lows, sellers continue 
to list fewer homes for sale than trends before COVID-19 indicated. Many housing 
experts believe sellers remain reluctant to list their homes due to continued 
concerns over COVID-19. Until sellers regain confidence, housing inventory will 
continue to be constrained during what is expected to be an active summer selling 
season.

- 19.5%
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Ulster County

Quarterly Snapshot

 

2
3
4
5
6
7
8
9

10
11
12
13
14
15

Quarterly Indicators

Q1-2021
+ 43.5%

Data as of April 9, 2021. All data from the Matrix System Market Area within OneKey MLS. Report © 2021 ShowingTime.

Residential real estate activity composed of Single-Family, Condo and 
Co-op properties. Percent changes are calculated using rounded figures.

Days on Market Until Sale
Median Sales Price
Average Sales Price
Percent of Original List Price Received
Housing Affordability Index
Inventory of Homes for Sale
Months Supply of Inventory

New Listings

The real estate market in the first quarter of 2021 tends to be a good indicator of 
how the rest of the year will unfold. With strong buyer demand and low inventory 
across most market segments both locally and nationally, multiple offers were a 
common occurrence during the quarter as the weather warmed and COVID-19 
restrictions began to ease, creating even more urgency in an already frenzied 
market.

 • Single-Family Closed Sales were up 42.2 percent to 182.
 • Condos Closed Sales were up 150.0 percent to 5.
 • Co-ops Closed Sales remained flat at 1.

 • Single-Family Median Sales Price increased 31.4 percent to $289,000.
 • Condos Median Sales Price decreased 1.3 percent to $158,000.
 • Co-ops Median Sales Price decreased 12.4 percent to $98,500.

As the rollout of COVID-19 vaccines continues to accelerate and the economy 
slowly reopens, strong buyer demand is likely to remain even in the face of falling 
housing affordability. Existing home seller and new construction activity remains 
well below levels necessary for housing supply to come into balance with demand, 
so expect the soaring housing market to continue unabated in the coming months.

- 32.9%
One-Year Change in 

Homes for Sale
All Properties

One-Year Change in 
Median Sales Price

All Properties

+ 32.1%

Pending Sales
Closed Sales

One-Year Change in 
Closed Sales
All Properties

Single-Family Homes Market Overview
Condos Market Overview
Co-ops Market Overview

Total Market Overview 
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Figure 9: Certification of Findings 
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Figure 10: Proforma and Assumptions 
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Revenue

2 Bedroom 3 Bedroom

76 2 Bedroom (Market) 1,800$       1,641,600$            Household Size 3 People 4 People

8 2 Bedroom (Affordable) 1,482$       142,272$  AMI 100% 79,100$ 91,350$            

18 3 Bedroom (Market) 2,000$       432,000$  Rent Burden 30% 30%

2 3 Bedroom (Affordable) 1,711$       41,064$  Project Rent * 1,800$ 2,200$  

104 TOTAL 2,256,936$            

12,000 Commerical Space 15.00$       180,000$  Household Size 3 People 4 People

12,000 TOTAL 180,000$  AMI 80%** 63,280$ 73,080$        

Rent Burden 30% 30%

Additional Income Affordable Rent 1,582$ 1,827$          

Parking 50.00$       31,200.00$            HUD Utilities Allowance 100$ 116$

Amenity Fee 10.00$       12,480.00$            Rent After Allowance 1,482$ 1,711$          

Pets 50.00$       41,600.00$            * Based on current underwriting

Utility Reimbursements $15-20 19,920.00$            ** Assumes 10% affordable units

Trash Reimbursements 10.00$       12,480.00$            

Washer/Dryer 50.00$       62,400.00$            

TOTAL 180,080.00$          

Potential Gross Revenue 2,617,016.00$       

Operating Expenses

Vacancy

3% 78,510.48$            

Expenses

Property/School Tax 75,078.00$            

Insurance 52,000.00$            

Maintenance 164,800.00$          

Staff and Management 255,435.88$          

Utilities 72,000.00$            

Landscape 30,000.00$            

Marketing and Events 18,000.00$            

TOTAL 667,313.88$          

Total Expenses 745,824.36$          

Net Income 1,871,191.64$       

Debt Service (1,409,364.00)$      

CAPEX Reserve (25,385.00)$           

Net Net Operating Income 436,442.64$          

Cash on Cash Return 5.62%

Market Rate Assumptions

Affordable Rate Assumptions**
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Figure 11: Proposed PILOT Schedule 
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To use this calculator tool - only change the yellow cells:

$454,400

$10,135,440

$0.0299

$0.0140

2.00%

See UTEP for number of years & percentages for PILOT (or, in rare cases, you may choose to deviate from the UTEP's guidelines)

A B C D E F

Tax Rates Per 

$1k

Existing Real 

Property Taxes

Estimated Real 

Property Taxes 

Without PILOT 

(new 

construction)
Estimated Total 

Without PILOT

% of PILOT 

Exemption, 

according to 

Abatement 

Schedule

Estimated 

PILOT 

Payments 

With PILOT

Estimated

Total With 

PILOT

Taxes  

Year 1 $0.0438 $19,916 $424,320.00 $444,236 87% $55,162 $75,078

Year 2 $0.0447 $20,315 $432,806 $453,121 87% $56,265 $76,580

Year 3 $0.0456 $20,721 $441,463 $462,184 87% $57,390 $78,111

Year 4 $0.0465 $21,135 $450,292 $471,427 82% $81,053 $102,188

Year 5 $0.0474 $21,558 $459,298 $480,856 80% $91,860 $113,418

Year 6 $0.0484 $21,989 $468,484 $490,473 80% $93,697 $115,686

Year 7 $0.0494 $22,429 $477,853 $500,282 75% $119,463 $141,892

Year 8 $0.0503 $22,878 $487,410 $510,288 75% $121,853 $144,730

Year 9 $0.0514 $23,335 $497,159 $520,494 70% $149,148 $172,483

Year 10 $0.0524 $23,802 $507,102 $530,904 65% $177,486 $201,287

Year 11 $0.0534 $24,278 $517,244 $541,522 60% $206,897 $231,175

Year 12 $0.0545 $24,763 $527,589 $552,352 55% $237,415 $262,178

Year 13 $0.0556 $25,259 $538,140 $563,399 50% $269,070 $294,329

Year 14 $0.0567 $25,764 $548,903 $574,667 45% $301,897 $327,661

Year 15 $0.0578 $26,279 $559,881 $586,160 25% $419,911 $446,190

Potential IDA Incentive Savings

Current Assessment

New Assessment

School Tax Rate (per 1k)

General Tax Rate (per 1k)

Annual Tax Rate Escalator 
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Figure 12: Annual Tax Analysis 
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Annual Tax Analysis

A B C= B-A

Year

Taxes Without  

Development (2% 

Annual Growth)

PILOT 

Schedule

PILOT 

Payments

Current Proposed - 

Taxes With 

Development and 

PILOT

Incremental Taxes 

with Development 

and PILOT

Cumulative Taxes 

with 

Development and 

PILOT

Current

1 19,916$  13% $55,162 75,078$  55,162$  55,162$  

2 20,314$  13% $56,265 76,579$  56,265$  111,427$  

3 20,721$  13% $57,390 78,111$  57,390$  168,817$  

4 21,135$  18% $81,053 102,188$  81,053$  249,870$  

5 21,558$  20% $91,860 113,418$  91,860$  341,730$  

6 21,989$  20% $93,697 115,686$  93,697$  435,427$  

7 22,429$  25% $119,463 141,892$  119,463$  554,890$  

8 22,878$  25% $121,853 144,731$  121,853$  676,743$  

9 23,335$  30% $149,148 172,483$  149,148$  825,890$  

10 23,802$  35% $177,486 201,288$  177,486$  1,003,376$           

11 24,278$  40% $206,897 231,175$  206,897$  1,210,273$           

12 24,763$  45% $237,415 262,178$  237,415$  1,447,688$           

13 25,259$  50% $269,070 294,329$  269,070$  1,716,758$           

14 25,764$  55% $301,897 327,661$  301,897$  2,018,655$           

15 26,279$  75% $419,911 446,190$  419,911$  2,438,566$           

TOTAL 344,420$  2,782,986$  2,438,566$            2,438,566$           

 $-

 $50,000

 $100,000

 $150,000

 $200,000

 $250,000

 $300,000

 $350,000

 $400,000

 $450,000

 $500,000
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Annual Tax Analysis

Current Proposed - Taxes With Development and

PILOT

Taxes Without  Development (2% Annual Growth)
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PUBLIC HEARING RESOLUTION 
BAYSIDE MARLBORO, LLC PROJECT 

 
A regular meeting of Ulster County Industrial Development Agency (the “Agency”) was convened 

on October 20, 2021 at 9:00 o’clock a.m., local time, in public session via video conference. 
 
The meeting was called to order by the (Vice) Chair of the Agency and, upon roll being called, the 

following members of the Agency were: 
 

PRESENT: 
 

James Malcolm Chair 
Diane Eynon, Ph.D. Vice Chair/Treasurer 
Faye Storms Assistant Treasurer 
Michael J. Ham Secretary 
Orlando Reece Assistant Secretary 
Daniel Savona Assistant Secretary 
Richard O. Jones Chief Financial Officer/Member 

 
 Each of the members present participated in the meeting either in person or remotely pursuant to 
the signing into law on September 2, 2021 of Chapter 417 of the Laws of 2021. 
 
ABSENT: 
 

  
  

 
AGENCY STAFF PRESENT INCLUDED THE FOLLOWING: 
 

Rose Woodworth Chief Executive Officer 
A. Joseph Scott, III, Esq. Agency and Special Counsel 

 
The following resolution was offered by ______________, seconded by ______________, to wit: 

 
Resolution No. 0821- 

 
RESOLUTION AUTHORIZING THE CHIEF EXECUTIVE OFFICER OF ULSTER 
COUNTY INDUSTRIAL DEVELOPMENT AGENCY TO HOLD A PUBLIC 
HEARING REGARDING A PROPOSED PROJECT TO BE UNDERTAKEN FOR THE 
BENEFIT OF BAYSIDE MARLBORO, LLC. 

 
WHEREAS, Ulster County Industrial Development Agency (the “Agency”) is authorized and 

empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of Article 
18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended (the 
“Enabling Act”) and Chapter 787 of the 1976 Laws of New York, as amended, constituting Section 923 of 
said General Municipal Law (said Chapter and the Enabling Act being hereinafter collectively referred to 
as the “Act”) to promote, develop, encourage and assist in the acquiring, constructing, reconstructing, 
improving, maintaining, equipping and furnishing of manufacturing, warehousing, research, commercial 
and industrial facilities, among others, for the purpose of promoting, attracting and developing 
economically sound commerce and industry to advance the job opportunities, health, general prosperity and 
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economic welfare of the people of the State of New York, to improve their prosperity and standard of living, 
and to prevent unemployment and economic deterioration; and 
 

WHEREAS, to accomplish its stated purposes, the Agency is authorized and empowered under the 
Act to acquire, construct, reconstruct and install one or more “projects” (as defined in the Act), or to cause 
said projects to be acquired, constructed, reconstructed and installed, and to convey said projects or to lease 
said projects with the obligation to purchase; and 
 

WHEREAS, Bayside Marlboro, LLC, a State of New York limited liability company (the 
“Company”), has submitted an application (the “Initial Application”) to the Agency, a copy of the Initial 
Application is on file at the office of the Agency, requesting that the Agency consider undertaking a project 
(the “Initial Project”) for the benefit of the Company; and 

 
WHEREAS, the Company has now submitted an amended application (the “Amended 

Application”) to the Agency, a copy of the Amended Application is on file at the office of the Agency, 
requesting that the Agency consider undertaking a project as revised in the Amended Application (the 
“Project”) for the benefit of the Company, said Project consisting of the following: (A) (1) the acquisition 
of an interest in a parcel of land containing approximately 25.31 acres located at 18 Birdsall Avenue (tax 
map no. 109.1-4-29) in the Town of Marlboro, Ulster County, New York (the “Land”), (2) the construction 
on the Land of five two-story buildings to contain approximately 140,000 square feet, consisting of a 
residential component of approximately 104 housing units and a commercial component containing 
approximately 12,000 square feet of space and related clubhouse and parking (collectively, the “Facility”); 
and (3) the acquisition and installation therein and thereon of certain machinery, equipment and other 
personal property (collectively, the “Equipment”) (the Land, the Facility, and the Equipment being 
collectively referred to as the “Project Facility”), all of the foregoing to be owned and operated by the 
Company as a mixed use residential apartment and commercial complex, any other directly and indirectly 
related activities; (B) the granting of certain “financial assistance” (within the meaning of Section 854(14) 
of the Act) with respect to the foregoing, including potential exemptions from certain sales and use taxes, 
real property taxes, real estate transfer taxes and mortgage recording taxes (collectively, the “Financial 
Assistance”); and (C) the lease (with an obligation to purchase) or sale of the Project Facility to the 
Company or such other person as may be designated by the Company and agreed upon by the Agency; and 
 

WHEREAS, pursuant to Section 859-a of the Act, prior to the Agency providing any “financial 
assistance” (as defined in the Act) of more than $100,000 to any project, the Agency, among other things, 
must hold a public hearing pursuant to Section 859-a of the Act with respect to said project; and 
 

WHEREAS, the Agency desires to provide for compliance with the provisions of Section 859-a of 
the Act with respect to the Project; 
 

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF ULSTER COUNTY 
INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS: 
 

Section 1. The Agency hereby authorizes the Chief Executive Officer of the Agency, after 
consultation with the members of the Agency and Agency Counsel, (A) to establish the time, date and place 
for a public hearing of the Agency to hear all persons interested in the Project (the “Public Hearing”); (B) to 
cause the Public Hearing to be held in a city, town or village where the Project Facility is or is to be located, 
and to cause notice of such Public Hearing to be given to the public by publishing a notice or notices of 
such Public Hearing in a newspaper of general circulation available to the residents of the governmental 
units where the Project Facility is or is to be located, such notice or notices to comply with the requirements 
of Section 859-a of the Act; (C) to cause notice of the Public Hearing to be given to the chief executive 
officer of the county and of each city, town, village and school district in which the Project Facility is or is 
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to be located to comply with the requirements of Section 859-a of the Act; (D) to conduct such Public 
Hearing; (E) to cause a report of the Public Hearing fairly summarizing the views presented at such Public 
Hearing (the “Report”) to be prepared; and (F) to cause a copy of the Report to be made available to the 
members of the Agency. 
 

Section 2. The Chair, Vice Chair and/or Chief Executive Officer of the Agency is hereby 
authorized and directed to distribute copies of this Resolution to the Company and to do such further things 
or perform such acts as may be necessary or convenient to implement the provisions of this Resolution. 
 

Section 3. All action taken by the Chief Executive Officer of the Agency in connection with 
the Public Hearing with respect to the Project prior to the date of this Resolution is hereby ratified and 
confirmed. 
 

Section 4. This Resolution shall take effect immediately. 
 

The question of the adoption of the foregoing Resolution was duly put to a vote on roll call, which 
resulted as follows: 
 

James Malcolm VOTING _____ 
Diane Eynon, Ph.D. VOTING _____ 
Faye Storms VOTING _____ 
Michael J. Ham VOTING _____ 
Orlando Reece VOTING _____ 
Daniel Savona VOTING _____ 
Richard O. Jones VOTING _____ 

 
The foregoing Resolution was thereupon declared duly adopted. 
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STATE OF NEW YORK ) 
    ) SS.: 
COUNTY OF ULSTER  ) 
 
 

I, the undersigned (Assistant) Secretary of Ulster County Industrial Development Agency (the 
“Agency”), DO HEREBY CERTIFY that I have compared the foregoing annexed extract of the minutes of 
the meeting of the members of the Agency, including the Resolution contained therein, held on October 20, 
2021 with the original thereof on file in my office, and that the same is a true and correct copy of said 
original and of such Resolution contained therein and of the whole of said original so far as the same relates 
to the subject matters therein referred to. 
 

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; (B) 
said meeting was in all respects duly held; (C) pursuant to Chapter 417 of the Laws of 2021 (the “2021 
Laws”), said meeting was open to the general public, and due notice of the time and place of said meeting 
was duly given; and (D) there was a quorum of the members of the Agency, either in person or attending 
remotely in accordance with the 2021 Laws, throughout said meeting. 
 

I FURTHER CERTIFY that, as of the date hereof, the attached Resolution is in full force and effect 
and has not been amended, repealed, or rescinded. 
 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this 
_____ day of October, 2021. 
 
 

_____________________________________ 
(Assistant) Secretary 

 
 
 
(SEAL) 
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Ulster County Industrial Development Agency / 
Ulster County Capital Resource Corporation 

Application for Incentives 

Date:  October 11, 2021 
Answer all questions. Use “None” or “Not Applicable” where necessary. 

I. APPLICANT INFORMATION

A) Applicant:

Name:  CHPE LLC, or its designee 

Address: 600 Broadway 

City:  Albany State: NY Zip: 12207 

Federal ID/EIN: 
84-5075255 

Website: www.chpexpress.com 

Primary Contact: Josh Bagnato 

Title: Vice President, Development 

Phone:  (802)477-3830 Email: 
josh.bagnato@transmission
developers.com

B) Real Estate Holding Company (if different from Applicant):
Will a separate company will hold title to/own the property related to this Project? If yes:

Name:  N/A 

Address:  

City:  State: Zip: 

Federal ID/EIN: Website: 

Primary Contact:  

Title: 

Phone:  (   )   - Email: 

Describe the terms and conditions of the lease between the Applicant and the Real Estate Holding 
Company. If there is an option to purchase the property, provide the date option was signed and the date 
the option expires: N/A  
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C) Current Project Site Owner (if different from Applicant or Real Estate Holding Company): 

Name:  New York State-owned waterway: Hudson River 

Title:       

Address:       

City:        State:       Zip:       

Phone:  (   )   -      Email:          
      

D) Holding Company of Applicant: 
Is the Applicant a subsidiary, direct, or indirect affiliate of another organization? If yes, attach an 
organizational chart: 

Name:  See Exhibit 1 of Project Supplement 

Address:       

City:        State:       Zip:       

Federal ID/EIN:       Website:       

Primary Contact:        

Title:       

Phone:  (   )   -      Email:        

 
E) Attorney: 

Name:  Peter Swartz 

Firm Name:  Swartz Moses PLLC 

Address: 1583 Genesee Street 

City:  Skaneateles State: NY Zip: 13152 

Phone:  (315)554-8166 Email:  phs@swartzmoses.com 
 

F) General Contractor: 

Name:  See Project Supplement 

Firm Name:        

Address:       

City:        State:       Zip:       

Phone:  (   )   -      Email:        
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II. APPLICANT’S COMPANY OWNERSHIP & HISTORY 

A) Company Organization: 

Year founded:  2020 NAICS Code:  221121 

Type of ownership (e.g., C-Corp, LLC):  
LLC 
 

   
B) Company Ownership: 
List all stockholders, members, or partners with ownership of greater than 5% and attach an organizational 
ownership chart with complete name, TIN, DOB, home address, office held, and other principal businesses (if 
applicable). 

 
Name Office Held  % of 

Ownership 
% of Voting 

Rights 
TDI-USA Holdings LLC Sole Member 100       
See Project Supplement                   
                        
                        
                        

   

Is the Applicant now a plaintiff or a defendant in any civil or criminal litigation?  Yes  No 

If yes, describe:        
 
Is a member(s) of the Applicant’s management now a plaintiff or a defendant in 
any civil or criminal litigation? 

 Yes  No 

If yes, describe:        

Has any person listed above ever been charged with a crime other than a minor 
traffic violation?  

  Yes  No 

If yes, describe:        
 
Has any person listed above ever been convicted of a crime other than a minor 
traffic violation? 

 Yes  No 

If yes, describe:        
Has any person listed above, any concern that such person is related to, or any 
person related to this Project ever been in receivership or been adjudicated as 
bankrupt?  

  Yes  No 

If yes, describe:        
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C) Company Description: 
 

Describe in detail the Company’s background, products, customers, goods and services:  

CHPE LLC develops unique energy transmission projects in an environmentally responsible manner.  We 
use proven high-voltage direct current ("HVDC") cable technology to link trapped generation resources 
such as wind, hydro and other renewables with markets that are experiencing acute power shortages.  
Our approach to HVDC avoids the visual impacts of overhead transmission.   We install our projects 
either underwater or underground.  These buried lines increase the electric grid's safety and reliability, 
while providing hardened infrastructure that is less susceptible to damage from natural disasters. 

See https://chpexpress.com/ for more detail. 

 

Major Customers: N/A 

 

Major Suppliers: N/A 

 

Existing Banking Relationship(s): See Project Supplement 

Has the Company ever received incentives tied to job creation?  Yes  No 

If yes, describe:        

Were the goals met?   Yes  No  

If no, why not?  N/A 
Additional sheets may be attached, if necessary. 
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Provide estimates in either dollar amount or percentage based on your existing Company’s business. If this is 
a new Company, provide estimates based on proforma financial projections: 

Estimated annual sales to customers in Ulster County:  $      0% 

Estimated annual sales outside of Ulster County but within New York State:  $      100% 

Estimated annual sales outside of New York State but within the U.S.:  $      0% 

Estimated annual sales outside the U.S.:  $      0% 

Total $      100% 

   
   

Estimated annual sales subject to local sales tax:  $     0% 

Estimated value of annual supplies, raw materials, or vendor services 
that are expected to be purchased from firms in the Mid-Hudson 
Economic Development Region (i.e., Dutchess, Orange, Putnam, 
Rockland, Sullivan, Ulster, and Westchester counties): 

$      See  Project 
Supplemen
t% 

 
  

Page 106 of 141



UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 6

III. PROJECT DESCRIPTION AND DETAILS 

A) Assistance requested from the Agency: 
Select all that apply: 

 Exemption from Sales Tax 
 Exemption from Mortgage Tax 
 Exemption from Real Property Tax 
 Taxable Bonds 
 Tax-exempt Bonds (typically for non-for-profits or qualified manufacturers) 
 Other, specify:        

 
B) Project Description: 
Attach a map, survey or sketch of the Project site, identifying all existing or new buildings/structures. 

Project Location (address/SBL): See Project Supplement 

Property Size (acres): existing:        proposed:       

Building Size (square feet): existing:        proposed:        

Proposed Project Time Table: start:        end:        

   

Is the Applicant the present legal owner of the Project site?  Yes  No 

If yes: Date of Purchase:       Purchase Price: $      

If no:     

1. Present legal owner of the Project site: New York State  

2. Is there a relationship, legally or by common control, between the 
Applicant and the present owner of the Project site? 

 Yes  No 

If yes:       

3. Does the Applicant have a signed option to purchase the site?  Yes  No 

If yes: Date option signed:       Date option expires: 
See Project 
Supplement 

Is the Project site subject to any property tax certiorari?  Yes  No 

If yes:        
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Describe the Project including, scope, purpose (e.g., new build, renovations, and/or equipment purchases, 
equipment leases, etc.), timeline, and milestones. The Project scope must entail only future work, as the 
Agency’s benefits are not retroactive:  

The Champlain Hudson Power Express ("CHPE") is a proposed ~339 mile, fully buried HVDC electric 
power transmission line sized up to 1,250 MW and designed to help New York State meet its green energy 
goals. The project will play a key role in the state's energy transformation, lowering greenhouse gas 
emissions, creating jobs, and generating billions of dollars in new investment in New York's economy 
while delivering low-cost renewable energy to New York State.  

Construction of CHPE is expected to commence in Q4 2021 and to be completed in 2025.  

Please see Project Supplement for more detail.  

 
Would this Project be undertaken but for the Agency’s financial assistance?        Yes         No 
 

If no, describe why the Agency’s financial assistance is necessary and the effect the Project will have on 
the Applicant’s business or operations:   
If the Company is unable to obtain financial assistance for the Project, the Project will not be built and it 
is likely that New York will encounter difficulty meeting its clean energy mandates and emission 
reduction targets.  CHPE will comprise a significant portion of the renewable energy needed to meet the 
State’s 70x30 green energy goals.  It has been selected by New York authorities through the NYSERDA 
Tier 4 RFP solicitation process to deliver clean energy directly into New York City and the Agency's 
financial assistance is critical for the Company to meet pricing commitments made to the State.  The 
value proposition of the Project to the State and its customers is largely based on a guaranteed, 
predictable, price over a 30-year period.  Tax responsibilities must be predictable for the Project to be 
viable and financeable and without financial assistance from the Agency, uniformity of treatment and 
long-term certainty associated with the tax obligations of the Project cannot be achieved.   
Please see Project Supplement for more detail. 
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C) Project Site Occupancy 
Select Project type for all end-users at Project site (choose all that apply): 

    

 Industrial  Service* 

 Acquisition of existing facility  Back-office 

 Housing  Mixed use 

 Multi-tenant  Facility for Aging 

 Commercial  Civic facility (not-for-profit) 

 Retail*  Other 
 
* The term “retail sales” means (1) sales by a registered vendor under Article 28 of the Tax Law of New 
York (the “Tax Law”) primarily engaged in the retail sale of tangible personal property, as defined in 
Section 1101(b)(4)(i) of the Tax Law), or (2) sales of a service to customers who personally visit the Project 
location. If “retail” or “service” is checked, complete the Retail Questionnaire contained in Section IV. 
 
 
List the name(s) of the expected tenant(s), nature of the business(es), and percentage of total square 
footage to be used by each tenant. Additional sheets may be attached, if necessary: 
 
Company: Nature of Business: % of total square footage: 

1.  N/A  N/A  N/A  

2.                       

3.                       
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IV. RETAIL QUESTIONNAIRE  
(Fill out if end users are “retail” or “service” as identified in Section III) 

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires 
additional information if the proposed Project is one where customers personally visit the Project site to 
undertake either a retail sale transaction or purchase services.  
 

A) Will any portion of the Project consist of facilities or property that will be 
primarily used in making sales of goods or services to customers who 
personally visit the Project site? 

 Yes  No 

 
If yes, continue with the remainder of the Retail Questionnaire. If no, do not complete the remainder of 
the Retail Questionnaire. 
 

B) What percentage of the cost of the Project will be expended on such facilities or 
property primarily used in making sales of goods or services to customers who 
personally visit the Project?  

 
 
      

 
 
% 

 
If the answer is less than 33.33% do not complete the remainder of the Retail Questionnaire. 
 
If the answer to Question A is Yes and the answer to Question B is greater than 33.33%, complete the 
remainder of the Retail Questionnaire: 

 
1.  Is the Project location or facility likely to attract a significant number of visitors 

from outside the Mid-Hudson Economic Development Region (i.e., Dutchess, 
Orange, Putnam, Rockland, Sullivan, Ulster, and Westchester counties)? 

 Yes  No 

 
2.  Will the Project make available goods or services which are not currently 

reasonably accessible to the residents of the municipality within which the 
proposed Project would be located? 

 Yes  No 

 
3.  Will the Project preserve permanent, private sector jobs or increase the overall 

number of permanent, private sector jobs in the State of New York?   Yes  No 
 

If yes, explain:       
 
 

4.  Will the Project be located in an area designated as an economic development 
zone pursuant to Article 18-B of the General Municipal Law (Source: 
https://esd.ny.gov/empire-zones-program)? 

 Yes  No 

 
If yes, explain:       

 
 

5.  Will the Project be in a census tract or block numbering area (or census tract 
or block numbering area contiguous thereto) which, according to the most 
recent census data, has (i) a poverty rate of at least 20% for the year in which 
the data relates, or at least 20% of households receiving public assistance, 
and (ii) an unemployment rate of at least 1.25 times the statewide 
unemployment rate for the year to which the data relates? (Source: United 
States Census Bureau https://factfinder.census.gov/) 

      Yes  No 

 
If yes, explain:       
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V. ENVIRONMENTAL REVIEW AND PERMITTING 

The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency can 
vote on proposed financial incentives. It is the Applicant’s responsibility to provide a copy of the final SEQRA 
determination to the Agency. 

 
Environmental Assessment Form:    Short Form   Long Form  

Lead Agency:        

Agency Contact:        

Date of submission:         

Status of submission:       

Final SEQRA 
determination: 

The Project has been issued a Certificate of Environmental Compatibility and 
Public Need, under New York Public Service Law Article VII, and as such is a 
Type II action under SEQRA requiring no further review.     

 
 

A) Site Characteristics: 
Will the Project meet zoning and land use regulations for the proposed location? 

Describe the present zoning and land use regulation:  Transportation  

Is a change in zoning and land use regulation is required? If yes, specify the required change and status 
of the change request:   N/A 

If the proposed Project is located on a site where the known or potential presence of contaminants is 
complicating the development/use of the property, describe the potential Project challenge:  N/A 
 
B) Permits:  
Describe other permits required and the status of the approval process. Attach copies of variances and 
special permits to this Application. 

 Permit:  Status: 

1.   
Certificate of Environmental 
Compatibility and Public Need 

 
Available at https://chpexpress.com/wp-
content/uploads/2020/03/permit-PSC.pdf     

2.  
U.S. Army Corps of Engineers 
permits 

 
Available at https://chpexpress.com/wp-
content/uploads/2021/04/CHPE-Army-Corps-
Permit-with-modifications-1-4.pdf 

3.  U.S. Presidential Permit  
Available at https://chpexpress.com/wp-
content/uploads/2021/05/U.S.-Department-of-
Energy-Permit_481-1-04.30.21.pdf 

4.  

Federal Energy Regulatory 
Commission approval to sell 
transmission rights at negotiated 
price 

 

Available at https://chpexpress.com/wp-
content/uploads/2020/06/CHPE-LLC-May-29-
NRA-Order_Active_49772763_1.pdf 
 
Please see Project Supplement for more detail. 
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VI. INTER-MUNICIPAL MOVE DETERMINATION

The Agency is required by State law to make a determination that, if completion of a Project benefiting from 
the Agency’s financial assistance results in the removal of a plant of the Project occupant from one area of the 
State to another area of the State or in the abandonment of one or more plants or facilities of the Project 
occupant located within the State, Agency financial assistance is required to prevent the Project occupant 
from relocating out of the State, or it is reasonably necessary to preserve the Project occupant’s competitive 
position in its respective industry. 

Will the Project result in the removal of a plant of the Project occupant from one area 
of the State to another area of the State? 

 Yes  No 

Will the Project result in the abandonment of one or more plants or facilities of the 
Project occupant located within the State? 

 Yes  No 

If yes to either question above, explain how notwithstanding the aforementioned closing or activity 
reduction, the Agency’s financial assistance is required to prevent the Project from relocating out of the 
State or is reasonably necessary to preserve the Project occupant’s competitive position in its respective 
industry: N/A 

Does the Project involve relocation or consolidation of a Project occupant from another municipality? 

Within New York State: Yes  No 

Within Ulster County: Yes  No 

If yes, explain:  
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VII. EMPLOYMENT INFORMATION

A) Current and Projected Employee Headcount

Projected Headcount 
Current 

Headcount 
New  

Year 1 
New  

Year 2 
New  

Year 3 
Total  

by Year 3 
Full-time See Project 

Supplement 
Part-time 
Seasonal 

B) Employment Plan in FTE
Estimate the number of full-time equivalent (FTE) jobs that are expected to be retained and created as
part of this Project. One FTE is equivalent to 35 hours of work per week or 1,820 hours per year. Convert
part-time jobs into FTE by dividing the total number of hours for all part-time resources by 35 hours per
week or 1,820 hours per year.

Attach a list that describes in detail the types of employment for this Project, including the types of 
activities or work performed and the projected timeframe for creating new jobs. 

Occupation in 
Company 

Current (Retained) 
Permanent  

FTE 
Projected New Permanent FTE 

Average 
Annual  

Salary or 
Hourly Wage1 

Number of 
Current FTE 

FTE in 
Year 1 

FTE in 
Year 2 

FTE in 
Year 3 

Total 
New FTE 
by Year 3 

Professional/ 
Management 

See 
Project 

Suppleme
nt 

Administrative 

Sales 

Services 

Manufacturing 

 High-Skilled 

 Medium-Skilled 

 Basic-Skilled 

Other (specify) 

Total 

1 Wages are defined as all remuneration paid to an employee. Remuneration means every form of compensation for employment paid by an 
employer to an employee; whether paid directly or indirectly by the employer, including salaries, commissions, bonuses, and the reasonable money 
value of board, rent, housing, lodging, or similar advantage received. Where gratuities are received from a person other than the employer, the 
value of such gratuities shall be included as part of the remuneration paid by the employer. Source: https://labor.ny.gov. 

Page 113 of 141



UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 13

 
 
 
C) Estimated Wages and Incentives 

What is the estimated percentage of FTEs (retained and new) will receive the following hourly wage2 and 
benefits or more? 

$12.85 or less      % 

$12.86 - 19.28      % 

$19.29 – 25.70      % 

$25.71 or above      % 

Total 100% 
 

 
Estimate the percentage of the current workforce whose wages meet or exceed the 
livable wage for Ulster County as defined by the Living Wage Calculator, 
Massachusetts Institute of Technology, Updated 2016 NY 
(http://livingwage.mit.edu/counties/36111 for 1 adult): 

      % 

Will the Applicant pay a livable wage for Ulster County, as defined by the Living 
Wage Calculator for 1 adult, to all employees for the duration of the Agency’s 
incentives?  

 Yes  No 

Estimate the percentage of residents of the Mid-Hudson Region (Dutchess, Orange, 
Putnam, Rockland, Sullivan, Ulster, and Westchester counties) who are expected to fill 
the projected new jobs at the end of year three (3) years after Project completion: 

      % 

 

Describe the benefits you offer or plan to offer to your employees:       

 

Describe the internal training and advancement opportunities you offer or plan to offer to your 
employees:       

 
 

                                                        
2 The wages are based on most recently available data annualized by multiplying quarterly wages by four (4) and adjusting for 35 hours of work per 
week. Source: Quarterly Census of Employment and Wages (QCEW) for Ulster County for All Industries. 
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VIII. INDEPENDENT CONTRACTOR RESOURCES 

Estimate the number of full-time equivalent (FTE) jobs that are contracted to independent contractors (e.g., 
contractors or subcontractors) that would be retained and created as part of this Project.  
 
Attach a list that describes in detail the types of contract resources for this Project, including the types of 
activities or work performed and the projected timeframe for creating new contractor positions. 
III. CONSTRUCTION LABOR 

 Current 
Headcount 

Projected 
New  

Year 1 
New  

Year 2 
New  

Year 3 
Total  

by Year 3 
Full-time                         See Project 

Supplement 
Part-time                               
Seasonal                               

 
 

IX. CONSTRUCTION LABOR 

 
Number of construction workers expected to be hired for this Project: See Project Supplement 

Does the Applicant utilize contractors who: 

Have a certified apprenticeship program?  Yes       %  No 

Pay a prevailing wage?  Yes       %  No 

Pay a living wage as defined by the Living Wage 
Calculator for 1 adult?  Yes       %  No 

Use construction labor from Ulster, Greene, Delaware, 
Sullivan, Orange, Dutchess or Columbia counties?  Yes       %  No 

 
 

Describe the general contractor’s plans and selection process for using regional construction labor or 
regional sub-contractors:         
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X. PROJECT COSTS AND FINANCING 

Attach additional  
A) Project Costs 

     Estimated Amount  

Land Acquisition:       acres   $      

Building Acquisition:       square feet $      

New Building Construction:       square feet $      

Building Addition(s):       square feet $      

Infrastructure Work:     $~70,000,000 

Reconstruction/Renovation:       square feet $      

Manufacturing Equipment:     $      

Non-Manufacturing Equipment (furniture, fixtures, etc.):  $      

Soft Costs (professional services, labor, etc.):  $      

Other (specify):       $      

    TOTAL: $See Project 
Supplement 

 

   
Have any of the above costs been paid or incurred as of the date of this application?   Yes  No 

If yes, describe: The Company has pursued development of the project for over 10 years and has 
spent millions of dollars on design, environmental review, and permitting efforts. 

 
B) Sources of Funds for Project Costs 

Equity: $TBD 

Bank Financing:  $TBD 

Tax Exempt Bond Issuance:  $N/A 

Taxable Bond Issuance  $N/A 

Public Sources (Include total of all State and Federal grants and tax credits): $N/A 

   Identify each State and Federal program:  

       N/A $0 

             $      

             $      

Additional sheets may be attached, as necessary. TOTAL: $See Project 
Supplement 

  

Amount of total financing requested from lending institutions: $TBD 

Amount of total financing related to existing debt refinancing: $TBD 

Has a commitment for financing been received?  Yes         No 

If yes:  

Lending Institution:         
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XI. UCIDA UNIFORM TAX POLICY MATRIX – PILOT POINTS CALCULATION 

UCIDA’s Uniform Tax Policy Matrix is applicable to Uniform Tax Exemption Policy (‘UTEP’) Categories 1-4.  

 (1 point)
 (2 points)
 (3 points plus 1 point for every additional 15 jobs)

 (1 point)
 (2 points)
 (3 points)

 (1 point)
 (2 points)
 

(3 points) 
 

 (1 point)
 (2 points)
 (3 points)

(If any of the following apply, 2 points)
 
 

 
 

 (1 point)
 (2 points) 

3

4

5

6

3

2
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(2 points)

 (3 points)

Total Points 5 
XII. ESTIMATED VALUE OF INCENTIVES  

A) Property Tax Exemption:  
Agency staff will complete this section with the Applicant based on information submitted by the 
Applicant and the local taxing jurisdiction’s Assessor. 

before

after

Without
Without

With

With

Page 119 of 141



UCIDA/UCCRC Application for Incentives | Updated 01-06-2021 19

13                        %             

14                        %             

15                        %             

Total                   --       7 
 

If the Applicant is requesting incentives that are greater than the Agency’s standard tax exemptions, 
describe the incentives and provide a justification for this Deviated PILOT request8:       
 

 
B) Sales and Use Tax Benefit:  
Note: The figures below will be provided to the New York State Department of Taxation and Finance and 
represents the maximum amount of sales and use tax benefit that the Agency may authorize with respect to 
the application. 

 
Costs for goods and services that are subject to State and local sales and use tax9: $N/A 

Estimated State and local sales and use tax benefit (sales tax amount multiplied by 
8.0% plus additional use tax amounts): 

 
$N/A 

 
C) Mortgage Recording Tax Benefit:  
 

Mortgage amount (include construction, permanent, bridge financing or refinancing): $N/A 

Estimated mortgage recording tax exemption benefit (mortgage amount multiplied 
by      %): 

$N/A 

 
D) For bond applicants only: (Projected       year borrowing term) 
 
 Without Bonds With Bonds 

First Year Debt Service: $      $      
Total Debt Service: $      $      

 
E) Percentage of Project Costs Financed from Public Sector:  
 
Percentage of Project costs financed from public sector: 0% 
(Total B + C + D + E below / A Total Project Cost) 
 

A. Total Project Cost: $~70,000,000 

                                                        
8 Historically, the Agency has required consent from all local taxing jurisdictions before approving a Deviated PILOT. 

9 Sales and use tax (sales tax) is applied to: tangible personal property (unless specifically exempt); gas, electricity, refrigeration and steam, and 
telephone service; selected services; food and beverages sold by restaurants, taverns, and caterers; hotel occupancy; and certain admission charges 
and dues. For a definition of products, services, and transactions subject to sales tax see the following links: 
https://www.tax.ny.gov/bus/st/subject.htm and 
https://www.tax.ny.gov/pubs_and_bulls/tg_bulletins/st/quick_reference_guide_for_taxable_and_exempt_property_and_services.htm. 
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B. Estimated Value of PILOT: $TBD 
C. Estimated Value of Sales Tax Incentive: $0 
D. Estimated Value of Mortgage Tax Incentive: $0 
E. Total Other Public Incentives (tax credits, grants, ESD incentives, etc.): $0 
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XIII. OTHER  
 
Is there anything else the Agency’s board should know regarding this Project? 
New York authorities have selected the Champlain Hudson Power Express project (CHPE) to deliver 
clean hydropower into the heart of New York City. This 1,250-megawatt (MW) influx of clean power, 
enough to supply over 1 million homes, will start displacing fossil generation in the NYC region as soon 
as 2025, which is today over 85 percent reliant on fossil fuel-based electricity.  The Project was selected, 
in large part, due to its fixed-price contained in the Company's bid.  Without financial assistance from 
involved IDAs, the Project is at risk of not moving forward. 
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REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION 
 

Gene Martin(name of CEO or another authorized representative of Applicant) 

confirms and says that he/she is the President & COO (title) of CHPE LLC (name of corporation or other 
entity) named in the attached Application (the “Applicant”), that he/she has read the foregoing Application 
and knows the contents thereof, and hereby represents, understands, and otherwise agrees with the Agency 
and as follows: 

A. Job Listings. In accordance with Section 858-b(2) of the New York General Municipal Law (“GML”), the 
applicant understands and agrees that, if the proposed Project receives any Financial Assistance from 
the Agency, except as otherwise provided by collective bargaining agreements, new employment 
opportunities created as a result of the proposed Project must be listed with the New York State 
Department of Labor Community Services Division (the "DOL") and the Ulster County Office of 
Employment and Training (collectively with the DOL, the "OET Entities"),  the administrative entity  of 
the service delivery area created by the Federal Job Training Partnership Act (Public Law 97-300) ("OET 
LAW"), as supplanted by the Workplace Investment Act of 1998 (P.L. No. 105-220), in which the 
proposed Project is located. 

B. First Consideration for Employment. In accordance with Section 858-b(2) of the GML, the applicant 
understands and agrees that, if the proposed Project receives any Financial Assistance from the Agency, 
except as otherwise provided by collective bargaining agreements, where practicable, the applicant must 
first consider persons eligible to participate in OET LAW programs who shall be referred by the OET 
Entities for new employment opportunities created as a result of the proposed Project. 

C. Employment Reports. The Applicant understands and agrees that, if the proposed Project receives any 
Financial Assistance from the Agency, the Applicant agrees to file, or cause to be filed, with the Agency, 
at least annually or as otherwise required by the Agency, reports regarding the number of people 
employed at the project site, and salary levels, including (1) the NYS-45–Quarterly Combined 
Withholding, Wage Reporting and Unemployment Insurance Return – for the quarter ending December 
31 (the “NYS-45”), and (2) the US Dept. of Labor BLS 3020 Multiple Worksite report if applicable. Failure 
to provide Employment Reports within 30 days of an Agency request shall be an Event of Default under 
the PILOT Agreement between the Agency and Applicant and, if applicable, an Event of Default under the 
Project Agreement between the Agency and Applicant.  

D. Sales Tax. In accordance with Section 874(8) of the GML, the Applicant understands and agrees that, if 
the proposed Project receives any sales tax exemptions as part of the Financial Assistance from the 
Agency, in accordance with Section 874(8) of the GML, the applicant agrees to file, or cause to be filed, 
with the New York State Department of Taxation and Finance, the annual form prescribed by the 
Department of Taxation and Finance, describing the value of all sales tax exemptions claimed by the 
applicant and all consultants or subcontractors retained by the applicant. Copies of all filings shall be 
provided to the Agency.  

Applicant hereby understands and agrees, in accordance with Section 875(3) of the GML and the policies 
of the Agency that any New York State and local sales and use tax exemption claimed by the Applicant 
and approved by the Agency in connection with the Project, may be subject to recapture and/or 
termination by the Agency under such terms and conditions as will be established by the Agency and set 
forth in transaction documents to be entered into by and between the Agency and the Applicant.  

E. Agency Enforcement Policy. The applicant acknowledges that it has read and understands the Agency’s 
Enforcement of Agency Projects Policy and recognizes that in connection the assistance by the Agency 
in the undertaking by the applicant of the Project, the Agency will require the applicant to execute and 
deliver a Uniform Agency Project Agreement outlined in Section F below. 

F. Uniform Agency Project Agreement. The applicant agrees to enter into a uniform agency project  
agreement with the Agency where the applicant agrees that (1) the amount of Financial Assistance to 
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be received shall be contingent upon, and shall bear a direct relationship to the success or lack of 
success of such project in delivering certain described public benefits (the “Public Benefits”) and (2) the 
Agency will be entitled to recapture some or all of the Financial Assistance granted to the applicant if 
the project is unsuccessful in whole or in part in delivering the promised Public Benefits. 

G. Assignment of Agency Abatements.  In connection with any Agency Straight Lease Transaction or Agency 
Bond Transaction, the Agency may grant to the applicant certain exemptions from mortgage recording 
taxes, sales and use taxes and real property taxes. The applicant understands that the grant of such 
exemptions by the Agency is intended to benefit the applicant. Subsequently, if the applicant determines 
to convey the Project and, in connection with such conveyance to assign such exemptions to the 
purchaser, the applicant understands that any such assignment is subject to review and consent by the 
Agency, together with the satisfaction of any conditions that may be imposed by the Agency. 

H. Post-Closing Cost Verification.  The applicant agrees (1) the scope of the Project will not vary 
significantly from the description in the public hearing resolution for the project and (2) to deliver to the 
Agency within sixty (60) days following the completion date of a project an affidavit providing the total 
costs of the project. In the event that the amount of the total project costs described in the affidavit at the 
completion date exceeds the amount described in an affidavit provided by the applicant on the closing 
date of the project, the applicant agrees to adjust the amounts payable by the applicant to the Agency by 
such larger amount and to pay to the Agency such additional amounts. In the event that the amount 
described is less, there shall not be any adjustment to the Agency fees. 

I. Hold Harmless Provision. The Applicant acknowledges and agrees that the Applicant shall be and is 
responsible for all costs of the Agency incurred in connection with any actions required to be taken by 
the Agency in furtherance of the Application including the Agency’s costs of general counsel and/or the 
Agency’s bond/transaction counsel whether or not the Application, the proposed Project it describes, the 
attendant negotiations, or the issue of bonds or other transaction or agreement are ultimately ever 
carried to successful conclusion and hereby releases the Agency, including the members, officers, 
servants, agents and employees thereof, from and agrees that the Agency shall not be liable for and agrees 
to indemnify, defend, and hold the Agency harmless from and against any and all liability arising from or 
expense incurred by: (i) the Agency's examination and processing of, and action pursuant to or upon, the 
attached Application, regardless of whether or not the Application or the Project described therein or the 
tax exemptions and other assistance requested therein are favorably acted upon by the Agency, (ii) the 
Agency's acquisition, construction and/or installation of the Project described therein and (iii) any 
further action taken by the Agency with respect to the Project; including without limiting the generality 
of the foregoing, all causes of action and attorneys' fees and any other expenses incurred in defending 
any suits or actions which may arise as a result of any of the foregoing.  

J. Fees. By executing and submitting this Application, the applicant covenants and agrees to pay the following 
fees: 

(i) A non-refundable Application Fee of $1,000 per application; 

(ii) Expenses associated with Applicant background check; 

(iii) Expenses associated with Public Hearing(s), including stenographers’ fees;  

(iv) A Closing Fee in accordance with the Fee Policy effective as of the date of this application, to be paid 
at transaction closing (unless otherwise outlined in the Project Agreement or authorizing resolution). 
This fee will be equal to 1% of the total value of expenses that are positively impacted by the Agency 
incentives.  

(v) All fees, costs, and expenses incurred by the Agency for (1) legal services, including but not limited to 
those provided by the Agency’s general counsel or bond/transaction counsel, and (2) other 
consultants retained by the Agency in connection with the proposed Project; with all such charges to 
be paid by the Applicant at the closing or, if the closing does not occur, within ten (10) business days 
of receipt of the Agency’s invoices therefor (please note that the Applicant is entitled to receive a 
written estimate of fees and costs of the Agency’s bond/transaction counsel); 
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(vi) The cost incurred by the Agency and paid by the Applicant, including bond/transaction counsel and 
the Agency’s general counsel’s fees and the processing fees, may be considered as a cost of the Project 
and included in the financing of costs of the proposed Project, except as limited by the applicable 
provisions of the Internal Revenue Code with respect to tax-exempt bond financing. 

If the Applicant fails to conclude or consummate necessary negotiations, or fails, within a reasonable or 
specified period of time, to take reasonable, proper or requested action, or withdraws, abandons, cancels 
or neglects the Application, or if the Applicant is unable to find buyers willing to purchase the bond issue 
requested, or if the Applicant is unable to facilitate the sale/leaseback or lease/leaseback transaction, 
then, upon presentation of an invoice, the Applicant shall pay to the Agency, its agents or assigns, all costs 
incurred by the Agency in the processing of the Application, including attorneys' fees, if any. 

K. FOIL. The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information 
Law (FOIL). Applicant understands that all Project information and records related to this application are 
potentially subject to disclosure under FOIL subject to limited statutory exclusions. 

L. Financial Review. The Applicant acknowledges that the Agency shall undertake an assessment of all 
material information included in connection with the Application for Financial Assistance as necessary to 
afford a reasonable basis for the decision by the Agency to provide Financial Assistance for the Project, 
including, but not limited to qualification of the proposed project under the GML (including any retail 
analysis, as applicable), conducting a full application review, review of applicant financial history and 
project pro-formas, and consideration of all local development priorities. 

M. Background Check. The Applicant acknowledges that the Agency shall undertake a background check on 
the Applicant, including but not limited to the Applicant’s related business entities and stockholders, 
members or partners with a % ownership greater than 5%. The Applicant shall furnish the Agency with a 
Certificate of Standing from the Department of State or personal tax reports and police records as outlined 
in the Agency’s Background Check Policy. 

N. Compliance with Article 18-A of the GML. The Applicant confirms and hereby acknowledges that as of 
the date of this Application, the Applicant is in substantial compliance with all provisions of Article 18-A 
of the GML, including, but not limited to, the provisions of Section 859-a and subdivision one of Section 
862of the GML, and the provisions of subdivision one of Section 862 of the GML will not be 
violated if Financial Assistance is provided for the Project. 

O. Compliance with Federal, State, and Local Laws. The Applicant confirms and acknowledges that the 
owner, occupant, or operator receiving Financial Assistance for the proposed Project is in substantial 
compliance with applicable local, State and federal tax, worker protection and environmental laws, rules 
and regulations. 

P. False or Misleading Information. The Applicant confirms and acknowledges that the submission of any 
knowingly false of knowingly misleading information may lead to the immediate termination of any 
Financial Assistance and the reimbursement of an amount equal to all or part of any tax exemption 
claimed by reason of the Agency’s involvement in the Project. 

Q. Absence of Conflicts of Interest. The applicant acknowledges that the members, officers and employees 
of the Agency are listed on the Agency’s website. No member, officer or employee of the Agency has an 
interest, whether direct or indirect, in any transaction contemplated by this Application, except as 
hereinafter described: N/A 

 

R. Additional Information. Additional information regarding the requirements noted in this Application and 
other requirements of the Agency are included in the Agency’s Policies which can be accessed at 
http://ulstercountyny.gov/economic-development/ulster-county-industrial-development-
agency/policies. 
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NEW YORK STATE FINANCIAL REPORTING 

REQUIREMENTS FOR INDUSTRIAL DEVELOPMENT AGENCIES  

 

Be advised that the New York General Municipal Law imposes certain reporting requirements on IDAs and 
recipients of IDA financial assistance. Of importance to IDA Applicants is Section 859 
(https://www.nysenate.gov/legislation/laws/GMU/859). This section requires IDAs to transmit financial 
statements within 90 days following the end of an Agency’s fiscal year ending December 31, prepared by 
an independent, certified public accountant, to the New York State Comptroller, and the Commissioner of 
the New York State Department of Economic Development. These audited financial statements shall 
include supplemental schedules listing the following information: 

1. All straight-lease (“sale-leaseback”) transactions and whether or not they are obligations of the 
Agency. 

2. All bonds and notes issued, outstanding or retired during the period and whether or not they are 
obligations of the Agency. 

3. All new bond issues shall be listed and for each new bond issue, the following information is 
required: 

a. Name of the Project financed with the bond proceeds. 

b. Whether the Project occupant is a not-for-profit corporation. 

c. Name and address of each owner of the Project. 

d. The estimated amount of tax exemptions authorized for each Project. 

e. The purpose for which the bond was issued. 

f. The bond interest rate at issuance and, if variable, the range of interest rates applicable. 

g. Bond maturity date. 

h. Federal tax status of the bond issue. 

i. Estimate of the number of jobs created and retained for the Project. 

4. All new straight lease transactions shall be listed and for each new straight lease transaction, the 
following information is required: 

a. Name of the Project. 

b. Whether the Project occupant is a not-for-profit corporation. 

c. Name and address of each owner of the Project. 

d. The estimated amount of tax exemptions authorized for each Project. 
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I. Applicant Information 
 
F) General Contractor: (Page 2) 

Contractors have been identified and agreements in principle are currently being negotiated.  Further 
detail can be provided upon request or once such agreements are executed.   

 
 
II. Applicant’s Company Ownership & History 
 
B) Company Ownership: (Page 3) 
 
List all stockholders, members, or partners with ownership of greater than 5% and attach and organizational 
ownership chart with complete name, TIN, DOB, home address, office held, and other principal businesses 
(if applicable). 

See Organizational Chart attached hereto as Exhibit 1.  CHPE LLC, a New York State entity, is 100% 
owned by TDI-USA Holdings LLC, a Delaware entity.  TDI-USA Holdings LLC is ~88% owned by 
New York Clean Power Holdings LLC, which is 100% owned by The Blackstone Group Inc. 
(“Blackstone”); ~10% owned by Transmission Developers, Inc., a Canadian corporation; and ~2% 
owned by National Resources Energy LLC.  New York-based Blackstone is a global leader in 
alternative asset management with approximately $649 billion of assets under management as of March 
31, 2021. 

 
C) Company Description: (Page 4) 
 
Existing Banking Relationship(s):  

The Company maintains bank accounts with TD Bank (www.tdbank.com).  For purposes of financing 
the project, financial institutions and commitments have yet to be determined.  Questions concerning 
the planned approach to financing can be directed to the Company’s Executive Vice President & Chief 
Financial Officer, Todd Singer, at todd.singer@transmissiondevelopers.com. 
 

Estimated value of annual supplies, raw materials, or vendor services that are expected to be purchased 
from firms in the Mid-Hudson Economic Development Region (i.e. Dutchess, Orange, Putnam, Rockland, 
Sullivan, Ulster, and Westchester counties): (Page 5) 

Given the complex technical nature of the HVDC cables to be installed underwater and underground, 
there are only a few suppliers worldwide. Likewise, installation requires specific technical expertise. 
This means that out of necessity much of the supplies, raw materials and vendor services will need to 
be sourced outside of the Mid-Hudson Economic Development Region. However, it is possible that the 
construction contractor will source locally for more generalized labor needs (e.g., laborers, heavy 
equipment operators) and smaller, less specialized supplies and services. The Company has not yet 
projected supply logistics at such a granular level and therefore cannot state a specific percentage to be 
supplied locally. 
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III. Project Description and Details 
 
B) Project Description: (Page 6) 

See Map attached hereto as Exhibit 2.  In Ulster County, the fully-permitted project will be buried 
underwater ~18.5 miles in the Hudson River.   

 
3. Does the Applicant have a signed option to purchase the site? (Page 6) 

N/A - Cables will be installed within the Hudson River via the issuance of a construction permit and 
an eventual Easement (“OGS Easement”) that will be granted by the New York State Office of General 
Services (“OGS”).  OGS issued a conditional approval for the project in March 2021.  
 

Describe the Project including scope, purpose (e.g., new build, renovations, and/or equipment purchases, 
equipment leases, etc.), timeline, and milestones. The Project scope must entail only future work, as the 
Agency’s benefits are not retroactive: (Page 7) 

The project covered by this Application (the “Project”) will consist of: (a)(1) the acquisition of an 
interest in the Company’s interim permit and easement issued or to be issued by OGS in relation to 
submerged State-owned land located in the Towns of Saugerties, Ulster and Esopus, and the City of 
Kingston, Ulster County, New York (collectively, the “Land”), (2) the acquisition of two five-inch 
diameter high-voltage direct current (“HVDC”) transmission cables (the “Equipment”), and (3) the 
construction, installation and equipping on or under the Land of a fully-buried, up to 1,250-megawatt 
(“MW”) HVDC electric transmission line and related infrastructure (the “Improvements”, and together 
with the Land and Equipment, the “Project Facility”), all of the foregoing for use by the Company as 
a portion of an electric transmission line from the U.S.-Canada border to New York City, (b) the 
granting of certain “financial assistance” (within the meaning of Section 854(14) of the General 
Municipal Law) with respect to the foregoing, involving an exemption from real property taxes for the 
Project Facility (but not including special district taxes) (the “Financial Assistance”); and (c) the lease 
of the Project Facility by the Agency back to the Company; all as contemplated by and in furtherance 
of the purposes of the General Municipal Law. 
 
The Project is the Ulster County portion of a fully-buried, HVDC electric transmission line from the 
U.S.-Canada border to New York City (the “Transmission System”) that will be up to 1,250-MW.  The 
Transmission System will play a key role in New York’s energy transformation, lowering greenhouse 
gas emissions, creating jobs, and generating billions of dollars in new investment in New York’s 
economy while delivering low-cost renewable energy to New York State.  

 
Describe why the Agency’s Financial Assistance is necessary and the effect the Project will have on the 
Applicant’s business or operations: (Page 7) 

In response to the competitive, large-scale renewable energy Tier 4 solicitation issued by NYSERDA 
in January 2021, the Champlain Hudson Power Express (“CHPE”) was selected for a contract award 
and is expected to begin delivering clean hydropower to New York City as soon as 2025.  To meet this 
expectation as well as the pricing and economic benefits contained in the bid submission, financial 
assistance from the  Agency is necessary. 
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The value proposition of the Transmission System to its customers is largely based on a guaranteed, 
predictable, price over a 30-year period.  Consequently, annual operating costs, including tax 
responsibilities, must be predictable over the 30-year term of its financing for the Project and the 
Transmission System to be viable and financeable.  As a merchant transmission line, the Transmission 
System consequently cannot rely on captive ratepayers to absorb its costs.  Key considerations for the 
Project and the Transmission System include: 

 Need for broad-based cost certainty, including: 
o Operating expenses: Property taxes will be significant and would be uncertain, and long-

term certainty is required for project viability and financing. 
o High and increasing transmission cable costs. 
o High and unpredictable installation costs due to fluctuating labor and commodity 

markets, and cost risks associated with underground installation. 
o Financing costs: Project difficult to finance with uncertain operating expenses; risk of 

rising interest rates and future financial market uncertainty.  
 Because of the high number of tax jurisdictions along the route (including in Ulster County), if 

PILOTs are not utilized, uniformity of treatment and long-term certainty associated with the 
tax obligations of the project cannot be achieved. 
o Ulster County:  8 tax jurisdictions (1 county, 1 city, 3 towns, and 3 school districts)1 
o Entire route:  More than 150 tax jurisdictions (15 counties, 5 cities, 60 towns, 11 villages, 

and 60 school districts) 
 Fixed, market-competitive pricing must be offered to execute commercial agreements 

required to finance and construct the project. 
 PILOT facilitates the Transmission System’s viability and financing, which helps achieve NY 

State environmental mandates and goals. 
 Project provides long-term and predictable Agency and tax jurisdiction benefits for the region 

from an “invisible” project with no use of public infrastructure or services. 
 Helps provide uniformity of treatment across all affected tax jurisdictions in NY State (i.e., 

creates a fair, efficient, streamlined process which enables the Company to reach agreements 
benefitting the multitude of tax jurisdictions).  The only anticipated variability will be to 
account for the lower construction impacts in counties where (and to the extent) the cable will 
be installed underwater only.  
 

The Transmission System is expected to induce creation of significant jobs and economic activity on a 
Transmission System-wide basis including more than 1,400 unique jobs in New York State over the 4-
year construction period, $0.6 billion in wages during the approximately 4-year construction period, an 
annual average of 40 direct, full-time jobs and 3,219 secondary jobs in New York State during the first 
25 years of operations, and $7.3 billion in wages during the first 25 years of operations on a statewide 
basis.2 The majority of workforce will be sourced with union labor. Furthermore, it is expected that the 

 
1 Ulster County; City of Kingston; Towns of Saugerties, Ulster, and Esopus; School districts of Saugerties, Kingston City, and 
Highland. Involved tax jurisdictions subject to change based on final construction plans. 
2 See “Analysis of Economic, Environmental, Resiliency and Reliability Benefits to the State of New York,” PA Consulting, a 
copy of which is available for review at https://chpexpress.com/wp-content/uploads/2021/05/PA-Consulting-Tier-4-REC-Bid-
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Transmission System will induce $1.6 billion in higher economic output during the approximately 4-
year construction period and $21.4 billion during the first 25 years of operations on a statewide basis.3 
Without the Project and the Agency’s assistance, this statewide economic impact would not occur. 
 
 

V. Environmental Review and Permitting (Page 10) 
 
B) Permits: (Page 10) 

In New York State, the Transmission System has been issued a Certificate of Environmental 
Compatibility and Public Need, under New York Public Service Law Article VII, as well as permits 
pursuant to laws relating to coastal zone management (Department of State), historic preservation 
(State Historic Preservation Officer), and stormwater discharge management (Department of 
Environmental Conservation).  It has also received all Federal permits and approvals to construct the 
Transmission System, including the Department of Energy-issued Presidential Permit for electric 
transmission facilities that connect at an international border, the Army Corps of Engineers-issued 
permits for activities that implicate U.S. navigable waters and related infrastructure, and the Federal 
Energy Regulatory Commission’s approval for the Company to sell transmission rights at negotiated 
rates.  Copies of these permits and approvals are available at https://chpexpress.com/overview-of-
public-documents/. 

 
 
VII. Employment Information & VIII. Independent Contractor Resources (Pages 12 -15) 
 

The Company does not have a breakdown of employment figures by county. 
 
The Transmission System is anticipated to create more than 1,400 unique jobs in New York State over 
the 4-year construction period, with total wages of approximately $0.6 billion during that period.4  
Using economic multipliers, those jobs are expected to create an annual average of approximately 3,186 
secondary jobs (indirect and induced) as well as $1.6 billion in new economic output during 
construction focused on materials providers, trucking, hospitality, food service, transportation, fuel and 
clothing, among other sectors.5   
 
As a submerged and buried transmission line with no moving parts, the Project will not require day-to-
day operations and maintenance efforts.  Accordingly, the Project will not create permanent 
employment at the Project site.  However, the Transmission System is anticipated to induce the creation 
of an annual average of 40 direct, full-time jobs and 3,219 secondary jobs in New York State during 

 
Report_05-10-2021.pdf 
3 See “Analysis of Economic, Environmental, Resiliency and Reliability Benefits to the State of New York,” PA Consulting, a 
copy of which is available for review at https://chpexpress.com/wp-content/uploads/2021/05/PA-Consulting-Tier-4-REC-Bid-
Report_05-10-2021.pdf 
4 Id.  
5 Id. 
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the first 25 years of operations.  Those induced jobs are anticipated to generate approximately $7.3 
billion in wages during the first 25 years of operation on a statewide basis.6 

 
 
IX. Construction Labor (Page 15) 
 

See response immediately above.   Construction of the Transmission System is currently expected to 
take place from 2021 to 2025.  The Project’s construction period will be of a more limited nature, as 
per the New York Public Service Commission-issued Article VII permit, which specifies the primary 
construction season window for the Ulster County portion of the Hudson River is August 1st through 
October 15th. Significant coordination and communication with the Agency and involved municipalities 
will occur prior to construction.  

 
 
X. Project Costs and Financing 
 
A) Project Costs: (Page 16) 

The Company does not have definitive costs per mile for the Project.  However, based on estimated 
average costs of the Transmission System, the cost of the Project can be estimated to be approximately 
$70 million.7 
 

B) Sources of Funds for Project Costs: (Page 16) 
The Transmission System will be financed through a combination of private sector financing and 
Applicant equity.  Amounts and terms of each source of financing have not yet been determined, but it 
may include a mortgage on the Project Facility in Ulster County and on Transmission System land and 
improvements in other counties; a mortgage on the Transmission System converter station site located 
in New York City; an assignment of contracts, such as the Transmission Services Agreement and 
construction contracts; an assignment of options on real estate; UCC filings; and a pledge of the equity 
interest in CHPE LLC held by TDI-USA Holdings LLC. 
 
Private sector financing will be sought for the entire Transmission System and not on a county-by-
county basis.  Accordingly, the total amount to be borrowed to finance the Project has not yet been 
determined.   

 

 

 

 
6 See “Analysis of Economic, Environmental, Resiliency and Reliability Benefits to the State of New York,” PA Consulting, a 
copy of which is available for review at https://chpexpress.com/wp-content/uploads/2021/05/PA-Consulting-Tier-4-REC-Bid-
Report_05-10-2021.pdf 
7 Figure to be revised as capital cost estimates are further refined. 
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Exhibit 1: Applicant Organizational Chart 
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Exhibit 2 

Transmission System Map 
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Exhibit B 
PILOT Schedule 

 

($ actuals, unless noted otherwise)
Assumptions

Submarine Underground Total
Length in Ulster County (miles) 18.5 0.0 18.5

Est. Avg Cost per Mile(1) $3,800,000
Est. Cost for Portion of Line in Ulster County $70,307,535
Avg. Applicable Combined Tax Rate in Ulster County(2) 3.58%
Potential Initial Year Tax $2,516,951
Tax Payment Escalation(3) 1.45%

(1)  Current TDI estimate.  Figure to be updated.

(2)  Based on recent full value property tax rates for all involved tax jurisdictions.  Figure to be updated as 

      tax jurisdiction-level mileage is refined and will be a weighted average

(3)  Avg escalation in NY State for FY2016 through FY 2020 (per NY State Comptroller).

PILOT Abatement Schedule
Potential

PILOT Annual Taxes PILOT
Agreement Year(4) Otherwise Due(5) Abatement Payment
Construction Years $0 $0

1 $2,516,951 60% $1,006,781
2 $2,553,447 60% $1,021,379
3 $2,590,472 60% $1,036,189
4 $2,628,034 60% $1,051,214
5 $2,666,140 60% $1,066,456
6 $2,704,799 60% $1,081,920
7 $2,744,019 60% $1,097,608
8 $2,783,807 60% $1,113,523
9 $2,824,172 60% $1,129,669

10 $2,865,123 65% $1,002,793
11 $2,906,667 65% $1,017,334
12 $2,948,814 65% $1,032,085
13 $2,991,572 65% $1,047,050
14 $3,034,950 65% $1,062,232
15 $3,078,956 65% $1,077,635
16 $3,123,601 65% $1,093,260
17 $3,168,893 65% $1,109,113
18 $3,214,842 65% $1,125,195
19 $3,261,458 65% $1,141,510
20 $3,308,749 65% $1,158,062
21 $3,356,726 70% $1,007,018
22 $3,405,398 75% $851,350
23 $3,454,776 75% $863,694
24 $3,504,871 75% $876,218
25 $3,555,691 80% $711,138
26 $3,607,249 80% $721,450
27 $3,659,554 80% $731,911
28 $3,712,617 85% $556,893
29 $3,766,450 85% $564,968
30 $3,821,064 85% $573,160

Total PILOT Payments - 30 Year Term $93,759,863 $28,928,803

(4)  1st PILOT payment would be due in the 1st year of Project's commercial operation (i.e., 2025).

      Construction currently estimated to take ~4 yrs.  During this time, no tax would be due.

(5)  Does not account for any form of depreciation initially or over time, non-taxable elements 

      of the project, or arguments regarding the taxability of project assets.
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 Benefits of the Champlain Hudson Power Express (CHPE) 

 
Statewide, including Ulster County 

 Transmits 1,250 megawatts (MW) of renewable energy 

 $3 billion capital investment in the state 

 1,400 new construction jobs primarily using union labor. Local labor used wherever possible. 

 $17.3 billion in savings to New York ratepayers over 30 years 

 $23.0 billion in new economic output 

o $1.6 billion in economic output statewide from the project’s construction 

o $21.4 billion during the first 25 years of operations 

 $1.4 billion in new tax revenue to project communities and school districts over the first 25 

years of operation – project has a useful life of +60 years 

 20% decrease state‐wide in localized air pollutants  

 Buried underground and underwater 

 Provides for a more resilient electric grid 

 CHPE can assist in restarting the statewide electric grid in the case of a blackout 

 $117 million dedicated to environmental protection and enhancement projects in Lake 

Champlain and the Hudson River 

 $40 million Green Economy Fund – provides green energy jobs training programs in 

disadvantaged communities and communities along the CHPE route 

 Fully permitted and ready to be built now 

 

To New York City 

 Enough clean energy to power 20% of NYC’s annual needs 

 $10.1 billion in savings to New York City ratepayers over 30 years 

 Injects renewable energy directly into NYC replacing old, dirty fossil‐fueled generating plants.  

~90% of electricity in NYC is currently produced by carbon‐emitting fossil fuels. 

 Provides 20% of NYC electricity needed to meet 2030 renewable energy targets 

 Reduces carbon emissions by ~3.9 metric tons per year and $23.2 billion in CO2 reduction 

benefits 

 Estimated decrease in emissions from New York City power plants for five harmful pollutants 

(NOx, SO2, NH3, PM2.5, and VOCs) by a total of 1,000 tons (~30% reduction) in 2025 

 Carbon emissions reduction equivalent to removing ~44% of NYC cars from city streets 

 

To Ulster County 

 ~$70 million investment in Ulster County 

 Based on the IDA Proposal, more than $28 million in PILOT payments to UCIDA over the first 30 

years of operation 

 Substantial and sustained increase in revenue for involved taxing jurisdictions 

 Project completely in the Hudson River and “invisible” to county residents 

 Requires no municipal or school district resources since the cable will be buried underwater 
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PUBLIC HEARING RESOLUTION
CHPE LLC PROJECT

A regular meeting of Ulster County Industrial Development Agency (the “Agency”) was convened 
on October 20, 2021 at 9:00 o’clock a.m., local time, in public session via video conference.

The meeting was called to order by the (Vice) Chair of the Agency and, upon roll being called, the 
following members of the Agency were:

PRESENT:

James Malcolm Chair
Diane Eynon, Ph.D. Vice Chair/Treasurer
Faye Storms Assistant Treasurer
Michael J. Ham Secretary
Orlando Reece Assistant Secretary
Daniel Savona Assistant Secretary
Richard O. Jones Chief Financial Officer/Member

Each of the members present participated in the meeting either in person or remotely pursuant to the signing 
into law on September 2, 2021 of Chapter 417 of the Laws of 2021.

ABSENT:

AGENCY STAFF PRESENT INCLUDED THE FOLLOWING:

Rose Woodworth Chief Executive Officer
A. Joseph Scott, III, Esq. Special Counsel

The following resolution was offered by ____________________, seconded by 
____________________, to wit:

Resolution No. 1021-___

RESOLUTION AUTHORIZING THE CHIEF EXECUTIVE OFFICER OF ULSTER 
COUNTY INDUSTRIAL DEVELOPMENT AGENCY TO HOLD A PUBLIC 
HEARING REGARDING A PROPOSED PROJECT TO BE UNDERTAKEN FOR THE 
BENEFIT OF CHPE LLC.

WHEREAS, Ulster County Industrial Development Agency (the “Agency”) is authorized and 
empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of Article 
18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended (the 
“Enabling Act”) and Chapter 787 of the 1976 Laws of New York, as amended, constituting Section 923 of 
said General Municipal Law (said Chapter and the Enabling Act being hereinafter collectively referred to 
as the “Act”) to promote, develop, encourage and assist in the acquiring, constructing, reconstructing, 
improving, maintaining, equipping and furnishing of manufacturing, warehousing, research, commercial 
and industrial facilities, among others, for the purpose of promoting, attracting and developing 
economically sound commerce and industry to advance the job opportunities, health, general prosperity and 
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economic welfare of the people of the State of New York, to improve their prosperity and standard of living, 
and to prevent unemployment and economic deterioration; and

WHEREAS, to accomplish its stated purposes, the Agency is authorized and empowered under the 
Act to acquire, construct, reconstruct and install one or more “projects” (as defined in the Act), or to cause 
said projects to be acquired, constructed, reconstructed and installed, and to convey said projects or to lease 
said projects with the obligation to purchase; and

WHEREAS, CHPE LLC, a New York limited liability company (the “Company”), has submitted 
an application (the “Application”) to the Agency, a copy of which Application is on file at the office of the 
Agency, requesting that the Agency consider undertaking a project (the “Project”) for the benefit of the 
Company, said Project consisting of the following: (A) (1) the acquisition of an interest or interests in the 
Company’s interim permit and easement issued or to be issued by OGS in relation to submerged State-
owned land located in the Towns of Saugerties, Ulster and Esopus and in the City of Kingston, Ulster County, 
New York (collectively, the “Land”), (2) the acquisition and installation of two five-inch diameter high-
voltage direct current (“HVDC”) transmission cables (collectively, the “Equipment”), and (3) the construction, 
installation and equipping on or under the Land of a fully-buried, up to 1,250-megawatt (“MW”) HVDC 
electric transmission line and related infrastructure (collectively, the “Improvements”) (the Land, the 
Equipment and the Improvements hereinafter collectively referred to as the “Project Facility”), all of the 
foregoing to be used and operated by the Company as a portion of an electric power transmission line from 
the U.S.-Canada border to New York City; (B) the granting of certain “financial assistance” (within the 
meaning of Section 854(14) of the Act) with respect to the foregoing, including potential exemptions from 
certain sales and use taxes, real property taxes, real estate transfer taxes and mortgage recording taxes 
(collectively, the “Financial Assistance”); and (C) the lease (with an obligation to purchase) or sale of the 
Project Facility to the Company or such other person as may be designated by the Company and agreed 
upon by the Agency; and

WHEREAS, pursuant to Section 859-a of the Act, prior to the Agency providing any “financial 
assistance” (as defined in the Act) of more than $100,000 to any project, the Agency, among other things, 
must hold a public hearing pursuant to Section 859-a of the Act with respect to said project; and

WHEREAS, the Agency desires to provide for compliance with the provisions of Section 859-a of 
the Act with respect to the Project;

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF ULSTER COUNTY 
INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS:

Section 1. The Agency hereby authorizes the Chief Executive Officer of the Agency, after 
consultation with the members of the Agency and Agency Counsel, (A) to establish the time, date and place 
for a public hearing or public hearings of the Agency to hear all persons interested in the Project 
(collectively, the “Public Hearing”); (B) to cause the Public Hearing to be held in one or more cities, towns 
or villages where the Project Facility is or is to be located, and to cause notice of such Public Hearing to be 
given to the public by publishing a notice or notices of such Public Hearing in a newspaper of general 
circulation available to the residents of the governmental units where the Project Facility is or is to be 
located, such notice or notices to comply with the requirements of Section 859-a of the Act; (C) to cause 
notice of the Public Hearing to be given to the chief executive officer of the county and of each city, town, 
village and school district in which the Project Facility is or is to be located to comply with the requirements 
of Section 859-a of the Act; (D) to conduct such Public Hearing; (E) to cause a report of the Public Hearing 
fairly summarizing the views presented at such Public Hearing (the “Report”) to be prepared; and (F) to 
cause a copy of the Report to be made available to the members of the Agency.
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Section 2. The Chair, Vice Chair and/or Chief Executive Officer of the Agency is hereby 
authorized and directed to distribute copies of this Resolution to the Company and to do such further things 
or perform such acts as may be necessary or convenient to implement the provisions of this Resolution.

Section 3. All action taken by the Chief Executive Officer of the Agency in connection with 
the Public Hearing with respect to the Project prior to the date of this Resolution is hereby ratified and 
confirmed.

Section 4. This Resolution shall take effect immediately.

The question of the adoption of the foregoing Resolution was duly put to a vote on roll call, which 
resulted as follows:

James Malcolm VOTING ________
Diane Eynon, Ph.D. VOTING ________
Faye Storms VOTING ________
Michael J. Ham VOTING ________
Orlando Reece VOTING ________
Daniel Savona VOTING ________
Richard O. Jones VOTING ________

The foregoing Resolution was thereupon declared duly adopted.

Page 140 of 141



- 4 -
000161.00320 Business 21620572v1

STATE OF NEW YORK )
) SS.:

COUNTY OF ULSTER )

I, the undersigned (Assistant) Secretary of Ulster County Industrial Development Agency (the 
“Agency”), DO HEREBY CERTIFY that I have compared the foregoing annexed extract of the minutes of 
the meeting of the members of the Agency, including the Resolution contained therein, held on October 20, 
2021 with the original thereof on file in my office, and that the same is a true and correct copy of said 
original and of such Resolution contained therein and of the whole of said original so far as the same relates 
to the subject matters therein referred to.

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; (B) 
said meeting was in all respects duly held; (C) pursuant to Chapter 417 of the Laws of 2021 (the “2021 
Laws”), said meeting was open to the general public, and due notice of the time and place of said meeting 
was duly given; and (D) there was a quorum of the members of the Agency, either in person or attending 
remotely in accordance with the 2021 Laws, throughout said meeting.

I FURTHER CERTIFY that, as of the date hereof, the attached Resolution is in full force and effect 
and has not been amended, repealed or rescinded.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this 
_____ day of October, 2021.

_____________________________________
(Assistant) Secretary

(SEAL)
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