PROJECT ABSTRACT
TOWN OF HEMPSTEAD INDUSTRIAL DEVELOPMENT AGENCY

BSREP III 107 Charles Lindbergh Boulevard LLC
Project: 2802-21-03A

Application Date: 3/8/21
Amended: 4/1/21
Contact: Tyler Mordas

Applicant Address: Brookfield Place New York
250 Vesey Street, 15" Floor
New York, New York 10281

Project Address: 107 Charles Lindbergh Blvd., Garden City, N.Y. 11530
Project: The applicant seeks to demolish an 89,464 SF building located on 6.657 acres of land at
107 Charles Lindbergh Boulevard, Garden City. The new building will either house a

pharmaceutical company or e-commerce distribution center. The new one story building will be
approx.114,380 sq. ft.

Land and/or building acquisition $ 15,192,500

Building(s) demolition/construction $ 850,000

Building renovation $N/A

Site Work $ 11,500,000
Machinery and Equipment $ 3,000,000
Legal Fees $ 250,000
Architectural/Engineering Fees $ 500,000
Financial Charges $ 300,000

Other (Builder’s Risk, LEED Cert, Development Fees, General Conditions, etc)

$ 2,200,000
Total $ 33,792,500
Employment: Full and Part Time
Present 0 0
1 Year 50 0

2" Year 50 0



Employment: Creation of 50 FTE positions by year 1

Retention: 0

Average Estimated Salary of jobs to be created: $40,000.00

Average Salary Range for jobs to be created: $40,000.00

Salary and employee count to be determined by Tenant, figures are estimates based on
square footage

e 250 Construction Jobs to be created

Benefits Sought: Seeking 10 Year 485B Type PILOT, Sales Tax Exemption, MRT
Note: This project is on a Mitchel Field Land Lease

Benefit Analysis:

Sales Tax Exemption Renovation, Furnishing and Fixture:
$ 9,175,000 x 8.625%= $791,343.75

Mortgage Amount: $28,723,625

Current Tax Information 2021:

Section: 44 Block: F, Lots: 368, 369, 372, 373 & 374
Parcels: 5

SD- Uniondale

Total Assessed Value:  $146,094

Total Full Value: $14,609,400

Total Current Taxes: $597,880.84
General: 2021: $255,271.92
School: 2020/2021: $342,608.92
Village: N/A

Estimated Taxes Once Built: $827,027 as per SVS Report page 11
Land Only Taxes: $404,629 as per Tax Bills

Note: Town of Hempstead is doing the SEQR as lead agency and we have contacted
the Town of Attorney to be identified as an involved Agency. The Agency does not
have a finding as of yet as the applicant has not yet made application.
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ABOUT CAMOIN 310

Camoin 310 has provided economic development consulting services to
municipalities, economic development agencies, and private enterprises since
1999. Through the services offered, Camoin 310 has had the opportunity to serve
EDOs and local and state governments from Maine to California; corporations and
organizations that include Lowes Home Improvement, FedEx, Amazon, Volvo
(Nova Bus) and the New York Islanders; as well as private developers proposing
projects in excess of $6 billion. Our reputation for detailed, place-specific, and
accurate analysis has led to projects in 32 states and garnered attention from
national media outlets including Marketplace (NPR), Crain's New York Business,
Forbes magazine, The New York Times, and The Wall Street Journal. Additionally,
our marketing strategies have helped our clients gain both national and local
media coverage for their projects in order to build public support and leverage
additional funding. We are based in Saratoga Springs, NY, with regional offices in
Portland, ME; Boston, MA; Richmond, VA and Brattleboro, VT. To learn more about
our experience and projects in all of our service lines, please visit our website at
www.camoinassociates.com. You can also find us on Twitter @camoinassociate
and on Facebook.

THE PROJECT TEAM
Rachel Selsky
Vice President

Jessica Tagliafierro
Senior Research Analyst
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ABOUT THE STUDY

Camoin 310 was retained by the Town of Hempstead Industrial
Development Agency to measure the potential economic and fiscal
impacts of a project proposed by BSREP Il 107 Charles Lindbergh
Boulevard LLC. The proposed project involves construction of a new
approximately 114,380 square foot warehouse at 107 Charles
Lindbergh Boulevard, Garden City, Town of Hempstead, Nassau
County, New York. The goal of this analysis is to provide a complete
assessment of the total economic, employment and tax impact of
the project on the Town of Hempstead that result from the
construction of the facility and on-site operations.

The primary tool used in this analysis is the input-output model
developed by Economic Modeling Specialists Intl. (Emsi). Primary
data used in this study was obtained from the developer's
application for financial assistance to the Town of Hempstead
Industrial Development Agency and included the following data
points: construction spending, on-site jobs, exemptions, and PILOT
schedule.

The economic impacts are presented in four categories: direct
impact, indirect impact, induced impact, and total impact. The
indirect and induced impacts are commonly referred to as the
“multiplier effect.” Note that previous impact reports commissioned
by the Town of Hempstead Industrial Development Agency were

[
STUDY INFORMATION

Data Source:

BSREP [l 107 Charles Lindbergh
Boulevard LLC Application for
Assistance and the Town of
Hempstead Industrial
Development Agency

Geography:

Town of Hempstead

Study Period:
2021

Modeling Tool:

Emsi

presented in only three categories: direct impact, indirect impact, and total impact. Prior to 2020, Camoin 310
included both the indirect and induced impacts in the "indirect impact” category. Beginning in 2020, the indirect
and induced impacts will be reported separately to allow for more accurate interpretation of results.

DIRECT IMPACTS

This (nitial round of impacts is
generated as a result of spending on
construction and operations.

INDIRECT IMPACTS

The direct impacts have ripple
effects through business to
business spending. This spending
results from the increase in
demand for goods and services in
industry sectors that supply both
the facility.

INDUCED IMPACTS

Impacts that result from spending by
facility employees, employees of town
businesses, and employees of
suppliers. Earnings of these employees
enter the economy as employees
spend their paychecks in the town on
food, clothing, and other goods and

services.
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EXECUTIVE SUMMARY

The Town of Hempstead Industrial Development Agency (the "Agency”) received an application for financial
assistance from BSREP il 107 Charles Lindbergh Boulevard LLC (the "Applicant”) for the construction of a new
approximately 114,380 square foot warehouse (the "Project”) at 107 Charles Lindbergh Boulevard, Garden City, Town
of Hempstead, Nassau County, New York. (the "Site”). While the tenant is yet to be determined, the site is being
marketed as a high-end industrial warehouse or e-commerce distribution center for pharmaceutical use. The
Applicant is seeking a 10-year PILOT agreement from the Agency. The Agency commissioned Camoin 310 to
conduct an economic and limited fiscal impact analysis of the Project on the Town of Hempstead (the "Town").

The following is a summary of our findings from this study, with details below and in the following sections.

Table 1
Summary of Benefits
Total faks 5
Direct Jobs 50
Tatal Earnings % 3068376
Direct Earnings 5 2,2858.41%
Snnual Sales Tay Rewenue 3 2014
Sveracge snnval PILOT Payrent % BT0T40
Swerage Snnual PILOT Payraent ta Town Poo10D407
Sarage Snngal PILDT Benefit 3 16077
Lwerage Snnual PILOT Benefit to Town k3 2405

#  The Project supports 64 net new jobs in the town, with nearly $3.1 million in associated earnings. These figures
include net new jobs resulting from both on-site direct jobs and indirect/induced activity.

+# The Applicant has negotiated terms of a proposed 10-year PILOT agreement with the Agency, where the
applicant would pay an average of $670,740 each year, of which over $100,000 will be allocated to the Town.
As compared to the otherwise applicable property taxes, the PILOT represents an average annual benefit to the
Town of $2,406.

* Through negotiations with the Agency the Applicant could have access to a sales tax exemption valued at up
to $791,344 and a mortgage recording tax exemption valued at up to $215,427. However, if we assume that the
Project would not occur absent IDA benefits, this is not actually a “cost” to the state and county since no future
revenue stream would exist without the exemptions.

Table 2
Summary of Costs to Affected Jurisdictions
State and County

Sales Tax Exemplion 5 791,344
hortgage Tax Exemption 3 215,427

Source! dpplicant, Camoin 310
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ECONOMIC IMPACT ANALYSIS

The estimates of direct economic activity generated by facility operation and construction spending as provided by
the Applicant were used as the direct inputs for the economic impact model. Camoin 310 uses the input-output
model designed by Economic Modeling Specialists, International (Emsi) to calculate total economic impacts. Emsi
allows the analyst to input the amount of new direct economic activity (spending or jobs) occurring within the town
and uses the direct inputs to estimate the spillover effects that the net new spending or jobs have as these new
dollars circulate through the Town of Hempstead’'s economy. This is captured in the indirect and induced impacts
and is commonly referred to as the "multiplier effect.” See Attachment A for more information on economic impact

analysis.

The Project would have economic impacts upon the Town of Hempstead as a result of Project operation, new

permanent jobs, and construction spending.

The Applicant anticipates that private sector investment in the construction of the Project would cost over $18.0
million?, of which 70% would be sourced from within the town. This means that there will be over $12.6 million in
net new spending in the town associated with the construction phase of the Project.

Table 3

Construction Phase Spending

Tatal Construction Cost % 18,050,000
Percent Sourced fram Town TO%
dlet New Constuction Spending $ 12,635,000

Source: Applicant, Emsi, Camoin 310

Based on $12.6 million worth of net new direct spending associated with the construction phase of the Project, we
determined that there would be over $16.0 million in total one-time construction related spending supporting 86
jobs and an associated nearly $6.5 million in earnings over the construction period throughout the town. Table 4

outlines the economic impacts of construction.

Table 4

Economic Impact - Construction Phase

Jabs Earnings Sales
Direct 7 § 5237415 % 12,63
Indirect g ;3 5e2234 % 1,72
Induced 11 k3 671215 § 1,66
Taotal 85 3 6470915 % 16,02
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Source: Emsi, Camoin 310

*Includes project costs and provided by the Applicant in Part IV of the application, excluding acquisition, legal fees, and

financial charges.
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The Applicant estimates that 50 jobs will be on-site within two years following Project completion. This is an
estimated figure since the future tenant of the space has yet to be determined. The table below details the impact
that these 50 jobs will have on the Town of Hempstead (Table 5).

Economic Impact - On-5ite Operations

Table 5
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FISCAL IMPACT ANALYSIS

In addition to the economic impact of the Project on the local economies (outlined above), there would also be a
fiscal impact in terms of annual property tax and sales tax generation. The following section of the analysis outlines
the impact of the completion of the Project on the local taxing jurisdictions in terms of the cost and/or benefit to
municipal budgets.

The Applicant has applied to the Agency for a Payment In Lieu of Taxes (PILOT) agreement. The Applicant has
proposed a 10-year payment schedule based on the current tax rate, taxable value, and assessed value of the Project.
Based on the terms of the PILOT as proposed, Camoin 310 calculated the potential impact on the Town of
Hempstead.?

Table 6

Tax Payments with PILOT
Town Porticn
Year PILOT Pavmerts  of Pavment

1 5 404 E20 3 5,558
2 % 513828 % 92 1819
3 ;3 535045 § 5,342
4 5 538070 % SR S0
5 % 573186 § 109,665
5] ;3 To0311 % 1 B2T
7 % T21428 % 107 SR8
2 % T42 544 % 117 145
o b TE3,568 § 114,311
w0 $ TRETESE % 11T 472
Tatal $ 5,707,336 % 1,004,008
hverage 5 870,740 % 100 401

Source: Town of Hempstead 104, Camobn 310

21t is assumed that the Town of Hempstead will continue to receive the same portion of the full tax bill that they currently
are. The current total taxes are $597,106 of which the Town receives approximately 15%.
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Without financial assistance from the Agency, Camoin 310 assumes the Applicant would not undertake the Project.
Based on the current taxes applicable on the Site as provided by the Town of Hempstead IDA and an assumed
annual increase to the tax rate of 2.00%° (holding taxable value constant), Table 7 outlines the estimated tax
payments made by the building owner without the Project.

Table 7

Tax Payments without Project
Town Portion of

fear Property Tax Pavment Payment Withoot
Without Project® Project
1 5 307881 % 20 4G5
g 3 509,838 % 21,285
3 § 622,035 % 93,110
& 5 5I44T6 § 94,873
5 5 647,165 % 85,872
& 5 560,105 § 83,809
¥ 5 673,311 % 100, TEE
3 3 536777 % 102,801
) $ 700313 % 104 857
0 ¥ TI4523 § 106,555
Tatal B 5,545,628 & BTG 043
fyerage £ 6534663 % 07 094

Source: Town of Hempstead (D&, Camaoin 310

¥

Lisumes an average annual increase of 2,00

3 The tax rate is increased by 2.00% annually, the maximum inflation factor that can be reasonably anticipated into the
future. New York State property tax cap legislation limits tax levy growth to an inflation factor set by the State or 2.00%,
whichever is less, the amount by which a government entity may increase its annual tax levy (certain exceptions apply).
Although in recent years the inflation has been less than 2.00%, using 2.00% for the purposes of comparing future
otherwise applicable property tax payments without the Project to the proposed PILOT schedule provides a conservative
estimate of the Project’s benefit/cost to the town.
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Table 8 calculates the benefit (or cost) to the affected taxing jurisdictions as the difference between the PILOT
payments associated with the Project and the property tax payments without the Project. Over $16,000 more in
PILOT revenue will be received annually than property taxes that would be received without the Project. The total
benefit would be $160,768 over the 10-year period.

Table 8

Tax Policy Comparison {All Jurisdictions)
Property Tax Payment Benefit (Cost) of

Year . . PILOT Paytment )
Vithaout Praject Praject
1 3 397,831 % 404 529 % L183,252)
2 $ 505833 % 515828 3 5,900
3 3 522033 % 536,945 $ 14,910
4 5 634476 % 538,070 3 23,554
5 5 B47 165 % 57186 3 32,021
& 3 550,108 3 FO31T % 40,202
¥ 5 673,211 % 721428 % 48717
8 5 538777 % T42 544 % 35,767
g ] To0512 0§ 753,580 3 63,155
14 3 V14523 % T347856 3 T0263
Total $ 5,546,628 § 5707396 3 160,768
Auerage $ 554663 §  BTDT4D § 18,077

-

Source: Town of Hempstead 1D, Camoin 310
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Table 9 calculates the benefit (or cost) to the Town. The Town would receive approximately $2,400 more in PILOT
revenue annually than it would receive in property taxes without the Project. The total benefit to the Town would
be $24,065 over the 10-year period.

| Table 9

| Tax Policy Comparison for Town
| . Property Tax Payment Benefit (Cost) of

Year . . PILOT Payment ;
Without Project ’ Praject
i % 39,495 3 50568 % (28,5927
2 b3 81,285 % 2181 % gy
3 % 93,110 % 93342 % 2,232
4 & 84973 3 gE.504 3 3,532
e % 5872 § 1,655 % 4,753
B $ 42,800 % 14 R27 3 6018
¥ § 100788 & 107988 3 ¥.2D02
2 b3 102,801 % 119,94% % 2,348
g 3 104,857 3 114,311 % D454
10 & 108,955 § 7472 % 10517
Taotal 3 970843 § 1004008 3 24,065
Awerage 3 87584 § 100401 % 2406

Sources Town of Hempstead D8, Camoin 210

There are additional benefits to working with the Agency including a one-time sales tax exemption on construction
materials and furniture, fixtures, and equipment as well as a mortgage recording tax exemption. Tax exemptions are
for the state and county taxes and are not applicable to the town and village.

Table 10

Summary of Costs to Affected Jurisdictions

Sales Tax Exemplion 5 T, 344
klartgage Tax Exemption 5 215,427

Saurce: spplicant, Camain 310

The additional incentives offered by the Agency will benefit the Applicant but will not negatively affect the taxing
jurisdictions because, without the Project, the Town by definition would not be receiving any associated sales tax
or mortgage tax revenue.

0. 7
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SALES TAX REVENUE - CONSTRUCTION PHASE

The one-time construction phase earnings described by the total economic impact of the construction work
(described in the above section) would lead to additional sales tax revenue for the Town. It is assumed that 70%* of
the construction phase earnings would be spent within the Town of Hempstead and that 25% of those purchases
would be taxable.

Table 11
One-Time Sales Tax Revenue
Construction Phase

Total Mew Earnings P 84TDS15
amount Spent in Town [T0%] 4525649
Amaunt Taxable (25%) 3 L1240
Biew Town Sales Tay Revenue Partion® LAV %
Mew Town Tax Revenie ;3 4247

*Massau County's sales taw rate is 4.25%, of which 0.75% is
attocated to the towns and cities within the county, For this
analysis we assume half of the D.73% is allocated to the Town
of Hempstead,

Source Town of Hempstead D8, Camoin 310

SALES TAX REVENUE - EMPLOYEE EARNINGS

The earnings generated by on-site jobs that will occur as a result of building operation at the Project (described
under Impacts of On-Site Employment) would lead to additional annual sales tax revenue for the town. It is assumed
that 70% of the earnings would be spent within the Town of Hempstead and that 25% of those purchases will be
taxable. Table 12 displays the annual tax revenue that the Town will receive.

Table 12

Annusl Szles Tax Revenue
On-5ite Operations

Tatal bew Earnings 0 3063376
Smaunt Spent in Town (TD%) 3 2,148,563
smount Taxable (25%) 3 537149
Mewe Town Sales Taw Revenue Portion® 0.375%
Blew Town Tay Revenue ) 2,014

*Maszau County's sabes tay rate b5 4.25%, of which 0.75% is
allocated to the towns and cities within the county, For this
artalysis we assume half of the 0.75% is allocated to the Town
of Hempstead.

Source: Town of Hempstead ID4, Camain 310

4 A retail leakage analysis of the Town of Hempstead suggests that a vast majority of the goods and services that employees
will be purchasing are available within the town (food, clothing, vehicles, computers, etc.), but there still will be some
outside spending on travel and through purchases made online and in neighboring towns. Based on third party proprietary
retail spending data, 70% is a reasonable assumption for the amount of in-town spending. (Source: Esri Business Analyst
Ontine Retail Market Profile)

mgl C2Moin 3
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ATTACHMENT A: WHAT IS ECONOMIC IMPACT
ANALYSIS?

The purpose of conducting an economic impact study is to ascertain the total cumulative changes in employment,
earnings and output in a given economy due to some initial “change in final demand”. To understand the meaning
of “change in final demand”, consider the installation of a new widget manufacturer in Anytown, USA. The widget
manufacturer sells $1 million worth of its widgets per year exclusively to consumers in Canada. Therefore, the annual
change in final demand in the United States is $1 million because doliars are flowing in from outside the United
States and are therefore "new” dollars in the economy.

This change in final demand translates into the first round of buying and selling that occurs in an economy. For
example, the widget manufacturer must buy its inputs of production (electricity, steel, etc), must lease or purchase
property and pay its workers. This first round is commaonly referred to as the “Direct Effects” of the change in final
demand and is the basis of additional rounds of buying and selling described below.

To continue this example, the widget manufacturer’s vendors (the supplier of electricity and the supplier of steel)
will enjoy additional output (i.e. sales) that will sustain their businesses and cause them to make additional purchases
in the economy. The steel producer will need more pig iron and the electric company will purchase additional power
from generation entities. In this second round, some of those additional purchases will be made in the US economy
and some will "leak out”. What remains will cause a third round (with leakage) and a fourth (and so on) in ever-
diminishing rounds of industry-to-industry purchases. Finally, the widget manufacturer has employees who will
naturally spend their wages. Again, those wages spent will either be for local goods and services or will "leak” out
of the economy. The purchases of local goods and services will then stimulate other local economic activity.
Together, these effects are referred to as the "Indirect Effects” of the change in final demand.

Therefore, the total economic impact resulting from the new widget manufacturer is the initial $1 million of new
money (i.e. Direct Effects) flowing in the US economy, plus the Indirect Effects. The ratio of Total Effects to Direct
Effects is called the "multiplier effect” and is often reported as a dollar-of-impact per dollar-of-change. Therefore, a
multiplier of 2.4 means that for every dollar ($1) of change in final demand, an additional $1.40 of indirect economic
activity occurs for a total of $2.40.

Key information for the reader to retain is that this type of analysis requires rigorous and careful consideration of
the geography selected (i.e. how the "local economy” is defined) and the implications of the geography on the
computation of the change in final demand. If this analysis wanted to consider the impact of the widget
manufacturer on the entire North American continent, it would have to conclude that the change in final demand
is zero and therefore the economic impact is zero. This is because the $1 million of widgets being purchased by
Canadians is not causing total North American demand to increase by $1 million. Presumably, those Canadian
purchasers will have $1 million less to spend on other items and the effects of additional widget production will be
cancelled out by a commensurate reduction in the purchases of other goods and services.

Changes in final demand, and therefore Direct Effects, can occur in a number of circumstances. The above example
is easiest to understand: the effect of a manufacturer producing locally but selling globally. If, however, 100% of
domestic demand for a good is being met by foreign suppliers (say, DVD players being imported into the US from
Korea and Japan), locating a manufacturer of DVD players in the US will cause a change in final demand because all
of those dollars currently leaving the US economy will instead remain. A situation can be envisioned whereby a
producer is serving both local and foreign demand, and an impact analysis would have to be careful in calculating
how many "new"” dollars the producer would be causing to occur domestically.
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ATTACHMENT B: STUDY AREAS

Town of Hemostead {Green) and Zip Code Region (Red outline with dashes)
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Leading action to

grow your economy

Camoin 310

120 West Avenue, Suite 303
Saratoga Springs, NY 12866
518.899.2608
www.camoinassociates.com
@camoinassociate
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