RECEIVED

NASSAU COUNTY INDUSTRIAL JUL 102017
DEVELOPMENT AGENCY
By Nassau County DA

APPLICATION FOR FINANCIATL ASSISTANCE

APPLICATION OF:

PALMETTO-RPT OWNER, LLC

 APPLICANT NAME

Please respond to all questions in this Application for Financial Assistance (the
“Application™) by, as appropriate:

. filling in blanks;

# checking the applicable term(s);

. attaching additional text (with notation in Application such as “see
Schedule H, Ttem # 17, ete.); or

s writing “N.A.”, signifving “not applicable”.

All attachments responsive to questions found in this Application should be clearly
labeled and attached as Schedule I to the Application. If an estimate is given, enter “EST™ after
the figure, One signed original and ene photocopy of the Application (including all attachments)
must be submitted.

The following amounts are payable to the Nassau County Industrial Development
Agency (the “Agency”) at the time this Application is submitted to the Agency: (1) a $1,000 non-
refundable application fee (the “Application Fee™); (ii) a $3,500 expense deposit for the
Agency’s Transaction/Bond Counsel fees and expenses (the “Counsel Fee Deposit™), (iii) a
$2,500 expense deposit for the cost/benefit analysis with respect to the project contemplated by
this Application (the “Cost/Benefit Deposit™), and (iv) a $500 expense deposit for the real
property tax valuation analysis, if applicable, with respect to the project contemplated by this
Application'(the “Valuation Deposit™). The Application Fee will not be credited against any
other fees or expenses which are or become payable to the Agency in connection with this
Application or the project contemplated herein (the *Project”). 1n the event that the subject
transaction does not close for any reason, the Agency may use all or any part of the Counsel Fee
Deposit, the Cost/Benefit Deposit and/or the Valuation Deposit to defray the cost of
Transaction/Bond Counsel fees and expenses, the cost of oblaining a cost/benefit analysis and/or
the cost of obtaining a real property tax valuation with respect to the Project. In the event that
the subject transaction does close, the Counsel Fee Deposit, the Cost/Benefit Deposit and the
Valuation Deposit shall be credited against the applicable expenses incurred by the Agency with
respect to the Project.
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Every signature page comprising part of this Application must be signed by the
Applicant or this Application will not be considered complete or accepted for consideration
by the Agency.

The Agency’s acceptance of this Application for consideration does not constitute a
commitment on the part of the Agency to undertake the proposed Project, to grant any financial
assistance with respect to the proposed Project or to enter into any negotiations with respect to
the proposed Project.

Information provided herein may be subject to disclosure under the New York Freedom
of Information Law (New York Public Officers Law § 84 et seq.) (“FOIL"). If the Applicant
believes that a portion of the material submitted with this Application is protected from
disclosure under FOIL, the Applicant should mark the applicable section(s) or page(s) as
“confidential” and state the applicable exception to disclosure under FOIL.

aly
Jume 1p. 2017
DATE
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PART 1. APPLICANT

A APPLICANT FOR FINANCIAL ASSISTANCE:

Mame: Palmetto - RPT Owner. LLC

Address: 100 Dunbar Street, Suite 402, Spartanburg, SC 29306

Fax: _ 864.596.8934

NY State Dept. of
Labor Reg #: 4713500 Federal Employer ID % Taiiliims N

NAICS Code #: 721110

Website: www.otodevelopment.com

Name of CEO or
Authorized Representative Certifying Application: Charles T. King
Title of Officer: Chief Financial Officer

Phone Number: 864-327-4038 E-Mail: cking{@otodevelopment.com

B. BUSINESS TYPE (Check applicable status. Complete blanks as necessary):
Sole Proprietorship  General Partnership  Limited Partnership

Limited Liability Company X Privately Held Corporation

Publicly Held Corporation Exchange listed on

Not-for-Profit Corporation

Income taxed as: Subchapter S Subchapter C
501(c)(3) Corporation  Partnership X

Qualified to do Business in New York: Yes X No N/A

&5 APPLICANT COUNSEL:

Firm name:  Forchelli, Curto, Deegan, Schwartz. Mineo & Terrana, LLP

Address: 333 Earle Ovington Blvd, Suite 1010
Uniondale, New York 11553

3
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Primary

Contact: Daniel P. Deegan

Phone: 516-248-1700

Fax: 516-248-1729

E-Mail: ddeegan(@forchellilaw.com

Principal stockholders, members or partners, if any (i.e., owners of 10% or more of
equity/voting rights in Applicant):

Name Percentage owned
Palmetto Hospitality of Garden City 111, LLC 508
(Garden Citv Hotel Fee, LLC S50%4

If any of the persons described in the response to the preceding Question, or a group of
said persons, owns more than a 50% interest in the Applicant, list all other entities which
are related to the Applicant by virtue of such persons having more than a 50% interest in
such entities:

N/A

Is the Applicant related to any other entity by reason of more than 50% common
ownership? If YES, indicate name of related entity and relationship:

YES NO X

List parent corporation, sister corporations and subsidiaries, if any:

Palmetto Hospitality of Garden City, 1L, L1C, is an affiliate of OTO Development, LLC

Grarden City Hotel Fee, LLC 1s an affiliate of Simon Property Group = e
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H. Has the Applicant (or any parent company, subsidiary, affiliate or related entity or
person) been involved in, applied for or benefited by any prior industrial development
financing in the municipality in which this Project is located, whether by the Agency or
another issuer, or in a contiguous municipality? (*Municipality” herein means city, town
or village, or, if the Project is not in an incorporated city or village, Nassau County.) If
YES, describe:

YES X NO

Yes, other OTO affiliates have benefited from the Town of Hempstead IDA financial assistance at the

Hvatt Place Garden City and the Hampton Inn Garden City,

Is the Applicant (or any parent company, subsidiary, affiliate or related entity or person)
or any principal(s) of the Applicant or its related entities involved in any litigation or
aware of any threatened litigation that would have a material adverse effect on the
Applicant’s financial condition or the financial condition of said principal(s)? If YES,
attach details at Schedule L.

YES NO X

1 Has the Applicant (or any parent company, subsidiary, affiliate or related entity or
person) or any principal(s) of the Applicant or its related entities, or any other business or
concern with which such entities, persons or principal(s) have been connected, ever been
involved, as debtor, in bankruptcy, creditors rights or receivership proceedings or sought
protection from creditors? If YES, attach details at Schedule L

YES NO X

k. Has the Applicant (or any parent company, subsidiary, atfiliate or related entity or
person) or any principal(s) of the Applicant or its related entities, ever been convicted of
any felony or misdemeanor (other than minor traffic offenses), or have any such related
persons or principal(s) held positions or ownership interests in any finm or corporation
that has been convicted of a felony or misdemeanor (other than minor traffic offenses), or
are any of the foregoing the subject of a pending criminal proceeding or investigation? If
YES, attach details at Schedule 1.

YES NO X

Doe #05-473170.1



L. Has the Applicant (or any parent company, subsidiary, affiliate or related entity or
person) or any principal(s) of the Applicant or its related entities, or any other business or
concern with which such entities, persons or principal(s) have been connected, been cited
for (or is there a pending proceeding or investigation with respect to) a civil violation of
federal, state or local laws or regulations with respect to labor practices, hazardous
wastes, environmental pollution, taxation, or other operating practices? If YES, attach
details at Schedule L

YES NO X

M. Is the Applicant (or any parent company, subsidiary, affiliate or related entity or person)
or any principal(s) of the Applicant or its related entities, or any other business or concem
with which such entities, persons or principal(s) have been connected, delingquent or have
any of the foregoing persons or entities been delinquent on any New York State, federal
or local tax obligations within the past five (5) years? If YES, attach details at Schedule I.

YES NO X
N. Complete the following information for principals (including, in the case of corporations,
officers and members of the board of directors and, in the case of limited liability
company, members and managers) of the Applicant:

Name Title Other Business Affiliations
Charles T. King Assistant Treasurer

Do any of the foregoing principals hold elected or appointive positions with New York
State, any political division of New York State or any other governmental agency? If
YES, attach details at Schedule L.

YES NO X
Are any of the foregoing principals employed by any federal, state or local municipality
or any agency, authority, department, board, or commission thereof or any other
governmental or quasi-governmental organization?

YES NO X
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0. Operation at existing location(s) (Complete separate Section O for each existing
location): N/A

1.

(a) Location:

(b) Number of Employees: Full-Time: Part-Time:

(c) Annual Payroll, excluding benelits:

(d) Type of operation (e.g. manufacturing, wholesale, distribution, retail, etc.)
and products or services:

(e) Size of existing facility real property
(i.e., acreage of land):

(f) Buildings (number and square footage of each):

(g) Applicant’s interest in the facility

FEE TITLE: LEASE:  OTHER (describe below):

Will the completion of the proposed Project result in the removal of a plant or
facility of the Applicant, or of a proposed user, occupant or tenant of the Project,
or a relocation of any employee of the Applicant, or any employee of a proposed
user, occupant or tenant of the Project, from one area of the State of New York
(but outside of Nassau County) to a location in Nassau County or in the
abandonment of such a plant or facility located in an area of the State of New
York outside of Nassau County? If YES, complete the attached Anti-Raiding
Questionnaire (Schedule D).

YES NO

Will the proposed Project result in the removal or abandonment of a plant or
facility of the Applicant, or of a proposed user, occupant or tenant of the proposed
Project, or a relocation of any employee of the Applicant, or any employee of a
proposed user, occupant or tenant of the proposed Project, located within Nassau
County? If YES, identify the location of the plant or facility and provide
explanation.

YES WNO
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P. Has the Applicant considered moving to another state or another location within New
York State? If YES, explain circumstances.

Q. Does any one supplier or customer account for over 50% of Applicant’s annual purchases
or sales, respectively? If YES, attach name and contact information for supplier and/or
customer, as applicable:

YES NO X

R. Does the Applicant (including any related entity or person) or any principal(s) of the
Applicant or its related entities, or any other business or concern with which such entities,
persons or principal(s) have been connected, have any contractual or other relationship
with the Ageney or the County of Nassau? If YES, attach details at Schedule I.

YES NO X

S. Nature of Applicant’s business (e.g., description of goods to be sold, products
manufactured, assembled or processed, services rendered):

The Applicant’s business will be a 163-room Residence Inn by Marriott

T, ANY RELATED PARTY PROPOSED TO BE A USER OF THE PROJECT: N/A

MName:

Relationship to Applicant:

Provide the information requested in Questions A through S above with respect to
each such party by attachment at Schedule [
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PART II. PROPOSED PROJECT

Al Twypes of Financial Assistance Requested:

o Tax-Exempt Bonds

o Taxable Bonds

o Refunding Bonds

cX  Sales/Use Tax Exemption

oX Mortgage Recording Tax Exemption
0X  Real Property Tax Exemption

o Other (specify):

B. Type of Proposed Project (check all that apply and provide requested information):

0X New Construction of a Facility
Squarc footage: 118,000 sf

o Addition to Existing Facility
Square footage of existing facility:
Square footage of addition:

o Renovation of Existing Facility
Square footage of area renovated:
Square footage of existing facility:

oX Acquisition of Land/Building
Acreage/square footage of land: .82
Square footage of building: N/A

oX  Acquisition of Fumiture/Machinery/Equipment
List principal items or categorics:
Hotel furniture and office equipment customary with hotel

facilities

o Other (specify):

Briefly describe the purpose of the proposed Project, the reasons why the Project is
necessary to the Applicant and why the Ageney’s financial assistance is necessary, and
the effect the Project will have on the Applicant’s business or operations:

The proposed Project is a 163-room Residence Inn by Marriott, targeting business and

Countv are near all-time high levels and there is a definitive need for quality lodging
options near the Roosevelt Field Mall, where there is a strong amenity base. Financial

9
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assistance from the Apency is imperative to allow the Applicant 1o construet and operate
a hotel at the site due {0 the economic pressures of constructing and operating a hotel in
MNassau County.

B, [s there a hikelihood that the proposed Project would not be undertaken by the Applicant
but for the pranting of the financial assistance by the Agency? (If ves, explain; if no,
explain why the Agency should grant the financial assistance with respect to the proposed
Project)

TES . % NO
Without financial assistance by the Agency. the financial risks associated with the Project
would outweigh any ultimate benefits of the Project. The financial assistance sought by
the Applicant will permit the Applicant to meet the needs of the community and fo allow
the Applicant to succeed in operating a quality hotel in the Roosevelt Field vicinity,

E. If the Applicant is unable to arrange Agency financing or other Agency financial
assistance for the Project, what will be the impact on the Applicant and Nassau County?
Would the Applicant procesd with the Project without Agency financing or other Agency
tinancial assistance” Describe,

If the Applicant is unable to receive financial assistance from the Agency for the Project,
the Applicant would not proceed with the Project. As a result, the County would not
receive the anticipated cconomic benefits of having a viable hotel at the site, including
the economic activity associated with the construction of the Project, such as the purchase
of building materials and the providing of construction jobs; the creation of permanent
long-term jobs resulting from the operation of a hotel at the site; the long-term and
substantial increase of the real estate tax base for the taxing jurisdictions resulting from
the construction of & new substantial structure; and the provision of a greatly needed
quality hotel product in the Roosevelt Field area, which is an area of the County which
has a dearth of quality hotels and where such a facilily, such as the Project, 15 in great
demand.

E. Location of Project:

Street Address: TED

City/Village(s) Garden City

Town(s)_ Hempstead

School Districts); Giarden Ciiy

10
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G.

ki

Tax Map Section: 44 Block: 77 Lot: 754

Census Tract Number:

Present use of the Project site: Vacant :

(a) What are the current real estate taxes on the Project site? (If amount of current
taxes is not available, provide assessed value for each): $158,240

(h) Are tax certioran proceedings currently pending with respect to the Project real
property? If YES, attach details at Schedule 1 including copies of pleadings,
decisions, etc.

YES NO X

Describe proposed Project site ownership structure (i.e.,, Applicant or other entity):

The Applicant will own the site.

To what purpose will the building or buildings to be acquired, constructed or renovated
be used by the Applicant? (Include description of goods to be sold, products to be
manufactured, assembled or processed and services to be rendered.)

The Applicant’s business will be a 163-room Residence Inn by Marriott.

If any space in the Project is to be leased to or occupied by third parties (1.e., parties not
related to the Applicant), or is currently leased to or occupied by third parties who will
remain as tenants, provide the names and contact information for each such tenant,
indicate total square footage of the Project to be leased to each tenant, and describe
proposed use by each tenant: N/A

Provide, to the extent available, the information requested, in Part I, Questions A, B, D
and O, with respect to any party described in the preceding response. N/A

11
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M. Does the proposed Project meet zoning/land use requirements at proposed location?

YES X NO
1. Describe present zoning/land use; CR
2. Describe required zoning/land use, if different:
3. If a change in zoning/land use is required, please provide details/status of any

request for change of zoning/land use requirements:

Special Use Permit for the planned Project has been approved  No further changes in
zoning/land use will be required

N. Does the Applicant, or any related entity or person, currently hold a lease or license on
the Project site? If YES, please provide details and a copy of the lease/license.

YES NO X

€ Does the Applicant, or any related entity or person, currently hold fee title to (i.e. own)
the Project site?

YES X NO

Fee title to the Project site is currently held by the Retail Property Trust, which is a
related entity to Garden City Hotel Fee, LLC, a 50% owner of the Applicant (as indicated in Part
I, Itern D of this Application).

If YES, indicate:

{(a) Date of purchase:

(b) Purchase price; §

() Balance of existing mortgage, if any: §

(d)  Name of mortgage holder:

(c) Special conditions:

If NO, indicate name of present owner of Project site:

P: Does the Applicant or any related person or entity have an option or a contract to
purchase the Project site and/or any buildings on the Project site?

YES X NO
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If YES, attach copy of contract or option at Schedule I and indicate: [See attached
Contribution Agreement.]

(a) Daate signed: _12/14/2016
(b) Purchase price: $5,661,000
(c) Closing date: Concurrent with construction start—projected to be

Tuly 2017

Is there a relationship legally or by virtue of common control or ownership between the
Applicant (and/or its principals) and the seller of the Project (and/or its principals)?
If YES, describe:

YES X NO
Yes, the 50% owner of the Applicant, Garden City Hotel Fee, LLC is an entity related to
the Seller.

Q. Will customers personally visit the Project site for either of the following economic
activities? If YES with respect to either economic activity indicated below, complete the
attached Retail Questionnaire (Schedule E).

Sales of Goods: YES _ X NO Sales of Services: YES X NO

R. Describe the social and economic conditions in the community where the Project site is
or will be located and the impact of the proposed Project on the community (including
impact on infrastructure, transportation, fire and police and other government-provided
services):

The Project site is in an area which contains almost exclusively industrial and
commercial properties. The impact on government-provided services is expected to be
minimal.

S. [dentify the following Project parties (if applicable):

Architect: GH2 Architects
Engineer: VHB e
Contractors: TED

Dz #054751 70,1



Will the Project be designed and constructed to comply with Green Building Standards?
(if YES, describe the LEED green building rating that will be achieved):

YES X NO

_The project will be LEED Certified (The LEED rating is to be determined)

Is the proposed Project site located on a Brownfield? (if YES, provide description of
contamination and proposed remediation)

YES NO X

Will the proposed Project produce a unique service or product or provide a service that is
not otherwise available in the community in which the proposed Project site is located?

YES X NO
There is a lack of hotel facilities in the Roosevelt Field vicinity of the Project. The

proposed availability of 163 hotel rooms to be generated by the Project will greatly benefi the residents of

the County, as well as their family, friends and puests.

e e e e e s = i s i e it i i Lt et - —

Is the proposed Project site currently subject to an IDA transaction (whether through the
Agency or otherwise)? If ves, explain.

YES NO X

PART IIL CAPITAL COSTS OF THE PROJECT

Provide an estimate of cost of all items listed below:

1. Land and/or Building Acquisition $ 5,859,135
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Building Demolition $22,702,849
Construction/Reconstruction/Renovation S
Site Work S 1,880,000
Infrastructure Work o

Architectural/Engineering Fees 5 1,372,500
Applicant’s Legal Fees 5 300,000
Financial Fees $ 1,069,888
Other Professional Fees %

0.  Furniture, Equipment & Machinery $
Acquisition (not included in 3. above)
I1. Other Soft Costs (describe)

12. Other (describe) Fees: Village,
Development, Franchise, Start-up Costs
Total $39.950.978

= byt e b

;3,098,165

LT

2,768,441

B. Estimated Sources of Funds for Project Costs:

Tax-Exempt IDA Bonds:

Taxable IDA Bonds:

Conventional Mortgage Loans:

SBA or other Governmental Financing:

25.900.000

apop
L B T R ]

Identify: i
e. Other Public Sources (e.g., grants, tax credits): 5
Identify:
< Other Loans:
g. Equity Investment:
(excluding equity attributable to grants/tax credits)

= ]

14.050.978

TOTAL $ 39950978

What percentage of the total project costs are
funded/financed from public sector sources: 0%

55 Have any of the above costs been paid or incurred (including contracts of sale or
purchase orders) as of the date of this application? If YES, describe particulars on a
separate sheet.

YES X NO
*Only legal, architecture and engineering*

D. Are items of working capital, moving expenses, work in progress, or stock in trade
included in the proposed uses of the bond proceeds (if applicable)? If YES, provide
details:

._.
L
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YES _ NO NOT APPLICABLE X_

E. Will any of the funds to be borrowed through the Agency’s issuance of bonds, if
applicable, be used to repay or refinance an existing mortgage, outstanding loan or an
outstanding bond issue? If YES, provide details:

YES NO NOT APPLICABLE X
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F. Has the Applicant made any arrangement for the marketing or the purchase of the bonds
or the provision of other third party financing (if applicable)? If YES, indicate with
whom (subject to Agency approval) and provide a copy of any term sheet or commitment
letter issued with respect to such financing.

YES NO  NOTAPPLICABLE X
G. Construction Cost Breakdown:
Total Cost of Construction: § 28,581,014 (sum of 2-5 and 10 in

Question A above)
Cost for materials: § 17,148,608

% Sourced in County: %o

% Sourced in State: % (incl. County)
Cost for labor: $ 11432406

% Sourced in County: %o

%% Sourced in State: %o (incl. County)
Cost for “other™: $

% Sourced in County: Yo

% Sourced in County: % (incl. County)

The Applicant acknowledges that the transaction/bond documents may include a
covenant by the Applicant to undertake and document the total amount of capital
investment as set forth in this Application.

PART IV, COST/BENEFIT ANALYSIS

A. If the Applicant presently operates in Nassau County, provide the current annual payroll.
Estimate projected payroll at the Project site in First Year, Second Year and Third Year
after completion of the Project: N/A

Present First Year Second Year |  Third Year
Full-time: g0 S 760K S 782K S 806K
Part-time:” | 0 190K 196K 202K

List the average salaries or provide ranges of salaries for the following categories of jobs
(on a full-time equivalency basis) projected to be retained/created in Nassau County as a
result of the proposed Project:

1 NOTE: The Agency converts part-time jobs into FTE’s for evaluation and reporting purposes by dividing
the number of part-time jobs by two (23,

-

IEF,
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Catecory of Jmt—bs
to be Retained:

Average Salary or Ranpe
of Salary:

Averape Frinee Benefits or
Range of Frinee Benefits

‘Management

Professional

Administrative

| Production

Supervisor

Laborer

Independent
Contractor

Other

! Category of Jobs

Averare Salary or Range

Average angeﬁenf:_flt_a or

to be Created: of Salary: Range of Fringe Benefits
Management $62K $13K
Professional N
Administrative -
Production
Supervisor L@I{ $6K
Laborer §26K Sk
| Independent -
Contractor’
| Other

The Agency may utilize the foregoing employment projections and the projections set

forth in Schedule C, among other things, to determine the financial assistance that will be

offered by the Agency to the Applicant. The Applicant acknowledges that the
transaction/bond documents may include a covenant by the Applicant to retain the

number of jobs, types of occupations and amount of payroll with respect to the Project set
forth in this Application.

B. (i) Will the Applicant transfer current employees from existing location(s)? If YES,
describe, please describe the number of current employees to be transferred and the
location from which such employees would be transferred:

YES

NO X

2 ; ; : i i
As used in this chart, this category includes employvees of independent contractors.

3 i P . . .

= As used m this char, this category includes employees of independent contractors,

Do 20547517001
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(11) Describe the number of estimated full time equivalent construction jobs to be created
as a result of undertaking the project, to the extent any:

75-100

C. What, if any, is the anticipated increase in the dollar amount of production, sales or
services following completion of the Project? N/A

8

What percentage of the foregoing amount is subject to New York sales and use tax?

%0

What percentage of the Applicant’s total dollar amount of production, sales or services
(including production, sales or services rendered following completion of the Project) are
made to customers outside the economic development region (i.e., Nassau and Suffolk
Counties)?

85-90 %

Describe any other municipal revenues that will result from the Project (excluding the
above and any PILOT payments):

Permit fees to local municipalities, including local water district, Transient Occupancy

Taxes

D. What is the estimated aggregate annual amount of goods and services to be purchased by
the Applicant for cach year after completion of the Project and what portion will be
sourced from businesses located in the County and the State (including the County):

Amount % Sourced in County %o Sourced in State
Year 1 $ 250K 30% 50%
Year 2 § 260K O 30% 30%
Year 3 $_ 270K 30% 0%
19
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E. Describe, if applicable, other benefits to the County anticipated as a result of the Project,
including a projected annual estimate of additional sales tax revenue generated, directly
and indirectly, as a result of undertaking the project:

The County would receive numerous economic benefits as a result of the Project.
including the economic activity associated with the construction of the Project, such as
the purchase of building materials and the providing of construction jobs; the creation of
permanent jobs resulting from the operation of a hotel at the site; and the long-term and
substantial increase of the real estate tax base for the taxing jurisdictions resulting from
the construction of a new substantial structure. THE COUNTY ALSO RECEIVES A PORTION
OF TRANSIENT OCCUPANCY TAX,

F. Estimated Value of Requested Financial Assistance:

Estimated Value of Sales Tax Benefit; $ 1,479,067
{ie., gross amount of cost of goods and services

that are subject to state and local sales and use taxes

multiplied by [8.625%])

Estimated Value of Mortgage Tax Benefit: h 271,950
(1.e., principal amount of morlgage loans
loans multiplied by [1.05%])

Estimated Property Tax Benefit:

Will the proposed Project utilize a property tax
exemption benefit other than from the Agency: NO
{if 50, please describe)

Term of PILOT Requested: _ 20 years
Existing Property Taxes on Land and Building: $158,240

Estimated Property Taxes on completed Project: § TED
{without Agency financial assistance)

NOTE: Upon receipt of this Application by the Agency,

the Agency’s statt will create a PILOT schedule and estimate
the amount of PILOT Benefit/Cost utilizing anticipated

tax rates and assessed valuation, and attach such information
as Exhibit A hereto.

G. Describe and estimate any other one-time municipal revenues (not including fees payable
to the Agency) that the Project will create:

20
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The Project will generate certain one-time municipal revenues, including Building Department
permit fees and filing fees, fire marshal fees

PART V. PROJECT SCHEDULE

Al If applicable, has construction/reconstruction/renovation work on the Project begun? If
YES, indicate the percentage of completion: NO

1. (a) Site clearance YES. . NO % complete

{(b) Environmental YES NO % complete
Remediation

(¢) Foundation YES . NO _ % complete
(d) Footings YES Ne. % complete
(e) Steel YES NO_ Y% complete
(f) Masonry YES NO % complete
(g) Interior YES NO % complete
(h) Other (describe below): YES NO_ Y% complete

2 If NO to all of the above categories, what is the proposed date of commencement
of construction, reconstruction, renovation, installation or equipping of the
Project?
July 2017

B. Provide an estimate of time schedule to complete the Project and when the first use of the

Project 1s expected to occur:

[5-18 months for construction, resulting in a late 2018/first quarter of 2019 opening.

21
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PART VI. ENVIRONMENTAL IMPACT

A. What is the expected environmental impact of the Project? (Complete the attached
Environmental Assessment Form (Schedule G)).

See attached [ ong-Form Environmental Assessment Form

B. Is an environmental impact statement required by Article 8 of the N.Y. Environmental
Conservation Law (i.e., the New York State Environmental Quality Review Act)?

YES NO X

e Please be advised that the Agency may require at the sole cost and expense of the
Applicant the preparation and delivery to the Agency of an environmental report in form
and scope satisfactory to the Agency, depending on the responses set forth in the
Environmental Assessment Form. If an environmental report has been or is being
prepared in connection with the Project, please provide a copy.

D. The Applicant authorizes the Agency to make inquiry of the United States Environmental
Protection Agency, the New York State Department of Environmental Conservation or
any other appropriate federal, state or local governmental agency or authori ty as to
whether the Project site or any property adjacent to or within the immediate vicinity of
the Project site is or has been identified as a site at which hazardous substances are being
or have been used, stored, treated, generated, transported, processed, handled, produced,
released or disposed of. The Applicant will be required to secure the written consent of
the owner of the Project site to such inquiries (if the Applicant is not the owner), upon
request of the Agency.

THE UNDERSIGNED HEREBY CERTIFIES, under penalties of perjury, that the answers and
information provided above and in any schedule, exhibit or statement attached hereto are true,
accurate and complete, to the best of the knowledge of the undersigned.

Name of
Applicant: ___ Palmetto — RPT Owner. LLC

Signature:
MName:

Title:

Drate:

Sworn to before me this
day of 20

Notary Public
22
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Sworn to before me this 7 =
day of "Tume 201

Motary Public

IV LLLALLL

By:

o
swornl to before me this 63
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PALMETTO HOSPITALITY QF
GARDEN CITY III, LLC, a New York
himited liability company, its Memher and
Managing Member

Palmetto Hospitality GM, LLC, a
South Carolina limited liability
company, its Manager

By: éz‘*':'_qé
Name: ©~ Taggm ¢. Lomel
Title:  Manager '

By:

B/
p*;"’
.
&

GARDEN CITY HOTEL FEE, LLC, a
Delaware limjited liability company, its
Member

By:

Na e:—’}'cfl:nRulli

Titl¢;  President of Malls —
Chiel’ Administrative Officer

MARILYN GOLD SHIPF

Al Mrtary Public, State of Ina's

Ceunty of Marion o
My Commission Bxp. 1072077



CERTIFICATIONS AND ACKNOWLEDGMENTS
OF THE APPLICANT

FIRST:

The Applicant hereby certifies thal, if financial assistance is provided by the Agency for the proposed
project, no funds of the Agency (i) shall be used in connection with the Project for the purpose of preventing
the establishment of an industrial or manufacturing plant or for the purpose of advertising or promotional
materials which depict elected or appointed government officials in either print or electronic media, (ii) be
given to any group or organization which is attempting to prevent the establishment of an industrial or
manufacturing plant within the State

SECOND:

The Applicant hereby certifies that no member, manager, principal, officer or director of the Applicant
or any affiliate thereof has any blood, marital or business relationship with any member of the Agency (or any
member of the family of any member of the Agency).

THIRD:

The Applicant hereby certifies that neither the Applicant nor any of its affiliates, nor any of their
respective partners, members, shareholders or other equity owners (other than equity owners of publicly-traded
companies). nor any of their respective employees, officers, directors, or representatives (i) is a person or
entity with whom United States persons or entities are restricted from doing business under regulations of the
Office of Foreign Assct Control (OFAC) of the Department of the Treasury, including those named on
OFAC’s Specially Designated and Blocked Persons List, or under any statute, executive arder or other
governmental action, or (ii} has engaged in any dealings or transactions or is otherwise associated with such
persons or entities,

FOURTH:

The Applicant hereby acknowledges that the Agency shall obtain and hereby authorizes the Agency 1o
obtain credit reports and other financial background information and perform other due diligence on the
Applicant and/or any other entity or individual related thereto, as the Agency may deem necessary to provide
the requested financial assistance,

FIFTH:

The Applicant hereby certifies that each owner, occupant or operator that would receive financial
assistance with respect to the proposed Project is in substantial compliance with applicable tederal, state and
local tax, worker protection and environmental laws, rules and regulations,

SIXTH:
The Applicant hereby acknowledges that the submission to the Agency of any knowingly false or
knowingly misleading information may lead to the immediate termination of any financial assistance and the

recaplure from the Applicant of an amount equal to all or any part of any tax exemption claimed by reason of
the Agency’s involvement in the Project.

Doz 05-27517001



SEVENTIIL:

The Applicant hereby certifies that, as of the date of this Application, the Applicant is in substantial
compliance with all provisions of Article 158-A of the General Municipal Law, including, but not limited to, the
provisions of Section 859-a and Section 862(1) thersof,

Droe #15-475170,1

By:

By:

PALMETTO HOSPITALITY OF GARDEN
CITY HI, LLC, a New York limited liability
company, 1ts Member and Managing
Member

By: Palmetto Hospitality GM, LLC, a
South Carolina limited Hability
company, its Manager

NBIE,: ~anpum L Logual
Title:  Manager 3

GARDEN CTITY HOTEL FEE, LLC, a
Delaware limited liability company, its
Member

Name: hn Rulli
Title:  President of Malls —
Chief Administrative Officer




CERTIFICATION AND AGREEMENT
WITH RESPECT T0O FEES AND COSTS

Capitalized terms used but not otherwise defined in this Certification and Agreement shall have the
mezanings assigned to such terms in the Application.

The undersigned, being duly sworn, deposes and says, under penalties of perjury, as follows: that [ am
the chief executive officer or other representative authorized to bind the Applicant named in the attached
application for financial assistance (“Application™) and that T hold the office specitied below my signature at
the end of this Certification and Agreement, that | am authorized and empowered to deliver this Certification
and Agreement and the Application for and on behalf of the Applicant, that | am familiar with the contents of
said Application (including all schedules, exhibits and attachments thereto), and that said contents are true,
accurate and complete to the best of my knowledge and belief,

The grounds of my belief relative to all mallers in the Application that are not based upon my own
personal knowledge are based upon investigations 1 have made or have caused to be made concerning the
subject matter of this Application, as well as upon information acquired in the course of my duties and from
the books and records of the Applicant.

As an authorized representative of the Applicant, | acknowledge and agree on behalf of the Applicant
that the Applicant hereby releases the Nassau County Industrial Development Agency, its members, officers,
servants, attorneys, agents and employees (collectively, the “Agency™) from, agrees that the Agency shall not
be liable for and agrees to indemnify, defend (with counsel selected by the Agency) and hold the A gency
harmless from and against any and all liability, damages, causes of actions, losses, costs or EXpenses incurred
by the Agency in connection with: (A) examination and processing of, and action pursuant to or upon, the
Application, regardless of whether or not the Application or the financial assistance requested therein are
favorably acted upon by the Agency, (B) the acquisition, construction, reconstruction, renovation, installation
and/or equipping of the Project by the Agency, and (C) any further action taken by the Agency with respect to
the Project; including, without limiting the generality of the foregoing, (i) all fees and expenses of the
Agency’s general counsel, bond counsel, economic development consultant, real property tax valuation
consultant and other experts and consultants (if deemed necessary or advisable by the Agency), and (i1} all
other expenses incurred by the Agency in defending any suits, actions or proceedings that may arise as a result
of any of the foregoing. If, for any reason whatsoever, 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 total bond issue required or is unable to secure other third party financing
or otherwise fails to conclude the Project, then upon presentation of an invoice by the Agency, its agents,
attorneys or assigns, the Applicant shall pay to the Agency, its agents, attorneys or assians, as the case may be,
all fees and expenses reflected in any such invoice,

As an authorized representative of the Applicant, [ acknowledge and agree on behalf of the Applicant
that each of the Agency’s general counsel, bond counsel, economic development consultant, real property tax
valuation consultant and other experts and consultants is an intended third-party beneficiary of this
Certification and Agreement, and thal each of them may (but shall not be obligated to) enforce the provisions
of the immediately preceding paragraph, whether by lawsuit or otherwise, to collect the fees and expenses of
such party or person incurred by the Agency (whether or not first paid by the Agency) with respect to the
Application.

Upoen successful closing of the required bond issue or other form of financing or Agency assistance,

the Applicant shall pay to the Agency an administrative fee set by the Agency (which amount is payable at
closing) in accordance with the following schedule;
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(A) Taxable Bond Issues - Six-tenths (6/10) of one percent (1%) for the first twenty million dollars
($20,000,000) of total project costs and, if applicable, two-tenths (2/10) of one percent (1%)
for any additional amounis in excess of twenty million dollars ($20,000,000) of total project
costs.

(B) Tax-Exempt Bond Issues — Six-tenths (6/10) of one percent (1%) of total project costs.

(C} General Counsel Fee — One-tenth (1/10) of one percent (1%) of total project costs, with a
minimum fee of $2,000.

(D) All Initial Transactions - T'wo Thousand Five Hundred Dollars ($2,500) closing compliance
fee payable at closing and One Thousand Dollars ($1,000) per year (or part thereof)
administrative fee, payable in advance, at the closing for the first year (or part thereof) and on
January 1st of each year for the term of the financing. The annual service fee is subject to
periodic review and may be adjusted from time to time in the discretion of the Agency.

(E} Refundings — The Agency fee shall be determined on a case-by-case basis,
(F) Assumptions — The Agency fee shall be determined on a case-by-case basis.
(G) Modifications — The Agency fee shall be determined on a case-by-case basis,

The Agency’s bond counsel fees and expenses are payable at closing and are based on the work
performed in connection with the Project.

The Agency’s bond counsel’s fees, general counsel fee and the administrative fees may be considered
as a cost of the Project and included as part of any resultant financing, subject to compliance with applicable
law.

Upon the termination of the financing of the Project, Applicant agrees to pay all costs in connection
with any conveyance by the Agency to the Applicant of the Agency’s interest in the Project and the
termination of all related Project documents, including the fees and expenses of the Agency’s general counsel,
bond counsel, and all applicable recording, filing or other related fees, taxes and charges.

I further acknowledge and agree on behalf of the Applicant that, in the event the Agency shall have
used all of its available tax-exempt bond financing allocation from the State of New York, if applicable, and
shall accordingly be unable to obtain an additional allocation for the benefit of the Applicant, the Agency shall
have no liability or responsibility as a result of the inability of the Agency to issue and deliver lax-exempt
bonds for the benetit of the Applicant,

Palmetta — RPT Owner, LLC

Name
Title:

Subscribed and affirmed to me this
day of .20

_ I';InT:ary Public
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By: PALMETTO HOSPITALITY OF
GARDEN CITY III, LLC, a New York
limited liability company, its Member and
Managing Member

By: Palmetto Hospitality GM, LLC, a

South Carolina limited liability
curnpan}r, its Manager
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Sub&cnbed and affirmed to me this /7 _§L 'ﬂ OTAR y "‘-;__
day of o€ 20 P - 1%
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Notary Public

Subscribed dl'ld affirmed to me this (;if'
day of 2T

\;mmfzfahy Y

otary Public
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By: GARDEN CITY HOTEL FEE, LLC, a
Delaware limited liability company, its
Member,

By:

Mame: John Rulli
Title:  President of Malls — )
) Chief Administrative Officer

MARILYN GOLD SHIFP
Notary Public, State of Indiana
County of Marion
My Cammission Exp. 10/7/2017
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TAELE OF SCHEDULES:

Schedule

A,

G.

IDoc #)3-475170.1

Title

Tax-Exempt Bond
Manufacturing Questionnaire

New York State Financial and
Employment Requirements for
[ndustrial Development
Agencies

Guidelines for Access to
Employment Opportunities

Anti-Raiding Questionnaire

Retail Questionnaire

Applicant’s Financial
Attachmenls, consisting of:

Complete as Indicated Below

It Applicant checked “YES” in Part I,
Question H of Application, if applicable[[

All applicants

All applicants
If Applicant checked “YES™ in Part 1,
Question 0.2 of Application

If Applicant checked “YES™ in Part 11,
Question () of Application

All applicants

1. Applicant’s financial statements for the last two fiscal years (unless included

in Applicant’s annual reports).

2. Applicant’s annual reports (or Form 10-K's) for the two most recent fiscal years.

3. Applicant’s quarterly reports (Form 10-Q’s) and current reports (Form 8-K's) since the

most recent Annual Report, if any.

4. In addition, attach the financial information deseribed above in items F1, F2, and F3 of
any anticipated Guarantor of the proposed transaction, if different than the Applicant,
including the personal financial statement of any anticipated Guarantor that is a natural

person.

Environmental Assessment Form

Form NYS-45-MN

Oither Allachments

All applicants
All applicants

As required

23



Schedule A

TAX-EXEMPT BOND MANUFACTURING QUESTIONNAIRE

(To be completed by the Applicant if the Applicant checked “YES" in Part I, Question H of the
Application for Financial Assistance, if applicable).

Please complete the following questions for each facility to be financed. Use additional pages
5 Necessary.

1. Describe the production process which oceurs at the facility to be financed.

2 Allocate the facility to be financed by function (expressed in square footage) (e.g., production
line, employee lunchroom, offices, restrooms, storage, warehouse, loading dock, repair shop,
parking, research, sales, etc.} and location in relation to production (e.g., same building,
adjacent land or building, off-site, etc.). Please attach blueprints of the facility to be financed.

FUNCTION LOCATION 5Q. FOOTAGE
TOTAL
3 Of the space allocated to offices above, identify by function (e.g., executive offices, payroll,

praduction, etc.} and location in relation to production (e.g., same building, adjacent land or
building, off-site, ete.).

FUNCTION LOCATION S0. FOOTAGE
TOTAL
4, Of the space allocated to storage or warehousing above, identify the square footage and
location of the areas devoled to storage of the following:
29
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Ln

5Q. FOOTAGE

Raw Materials used
for production of
manulactured goods

Finished product storage
Component parts of
ecoods manufactured at

the facility

Purchased component
parts

Other (specify)

LOCATION

List raw materials used at the facility to be financed in the processing of the finished

product(s).

List finished product(s) which are produced at the facility to be financed.

The UNDERSIGNED HEREBY CERTIFIES that the answers and information provided above and in any

statement attached hereto are true and correct.

Do #05-4T51 70,1
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Name of
Applicant:

Signature:
MName:
Title:
Drate:




NEW YORK STATE FINANCIAL AND EMPLOYMENT REPORTING
REQUIREMENTS FOR INDUSTRIAL DEVELOPMENT AGENCIES

A. Pursuant to applicable law, the Agency requires the completion of an Initial Employment Plan (see
Schedule C) and a year-end employment plan status report, both of which shall be filed by the Nassau
County Industrial Development Agency (the “Agency™) with the New York State Department of
Economic Development. The Project documents will require the Applicant to provide such report to
the Agency on or before February 11 of the succeeding year, together with such employment
verification information as the Agency may require.

Except as otherwise provided by collective bargaining agreements, the Applicant agrees to list any
new employment opportunities with the New York Department of Labor Community Services
Division and the administrative entity of the service delivery area created by the Federal Job Training
Partnership Act (P.L. 97-300), or any successor statute thereto (the “JTPA Entities”). In addition,
except as otherwise provided by collective bargaining agreements, the Applicant, where practicable,
will first consider persons eligible to participate in JTPA programs who shall be referred by the JTPA
Entities for such new employment opportunities.

B. The Applicant will be required to file annually a statement with the New York State Department of
Taxation and Finanee and the Agency of the value of all sales or use tax exemptions claimed in
connection with the Project by reason of the involvement of the Agency.

C. The following information must be provided for all bonds issued, outstanding or retired during the
year:

Name, address and owner of the project; total amount of tax exemptions granted (broken out hy
state and local sales tax, property taxes, and mortgage recording tax); payments in lieu of taxes
made; total real estate taxes on the Project prior to exemption; number of jobs created and
retained, and other economic benefils realized.

Date of issue; interest rate at end of year; bonds outstanding at beginning of vear: bonds issued
during year; principal payments made during year; bonds outstanding at end of vear: federal tax

status; and maturity date(s).

Failure to provide any of the aforesaid information will be constitute a DEFAULT under the Project
documents to be entered into by the Agency and the Applicant in connection with the proposed Project,
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Please sign below to indicale that the Applicant has read and understood the above and agrees to provide the
described information on a timely basis.

Name of
Applicant: Palmetto - RPT Owner, LLC

Signature:

Mame:

Title:

Date:

Droc #OE475170.1



Please sign below to indicate that the Applicant has read and understood the above and agrees Lo provide the
described information on a timely basis.

By: PALMETTO HOSPITALITY OF
GARDEN CITY 111, LLC, a New York
limited liability company, its Member and
Managing Member

By: Palmetto Hospitality GM, LLC, a
South Carolina limited Liability
company, its Manager

Name: “Tason (. Dk
Title:  Manager !

By: GARDEN CITY HOTEL FEE, LLC, a
Delaware limited liability company, its
Member

By:
A

Niiiie/ John Rulli
Title:{ President of Malls -
Chief Administrative Officer

Lad
|
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Schedule C

GUIDELINES FOR ACCESS TO EMPLOYMENT OPPORTUNITIES

INITIAL EMPLOYMENT PLAN

Prior to the expenditure of bond proceeds or the granting of other financial assistance, the Applicant shall
complete the following initial employment plan:

Applicant Name:; Palmetto - EPT Owner, LLC -

Address: 100 Dunbar Street, Suite 402; Spartanburg, SC 29306

Type of Business: Limited Liability Corporation--Hotel

Contact Person: Charles T. King Tel. No.:364.327 4038

Please complete the following table describing the projected full-time equivalent employment plan for the
proposed Project following receipt of financial assistance:

Estimated Number of Estimate of Number of
Full Time Equivalent Residents of the LMAZ
Jobs After Cumplﬁﬁﬂﬂ that would fill such jobs
of the Project:” by the third vear
Current and Present Johs
Planned Occupations Fer Occupation 1 vear 2 vears 3 years
Management 5 3 & 4
Professional T ety
Administrative == —_
Production - - R
Supervisor - 3 I3 3
Laborer - R I B2 25
Independent Coniractor i -
Other (describe) - —

* NOTE: Convert part-time jobs into FTE's for evaluation and reporting purposes by dividing the number
of parl-time jobs by twa (2).

2 The “LMA” means the Local Market Area, which is defined by the Agency as Nassau and Suffolk
Counties. The Labor Market Area is the same as the Long Island Economic Development Region, as established
pursuant 1o Section 230 of the New York State Economic Development Law,

33
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Please indicate the number of temporary construction jobs anticipated to be created in connection with the
acquisition, construction and’or renovation of the Project: 5-10

Please indicate the estimated hiring dates for the new jobs shown above and any special recruitment or training
that will be required:

Management Positions — 6 months prior to opening

Supervisor and Laborer — 2 months prior to opening

Are the Applicant’s employees currently covered by a collective bargaining agreement?
YES NO _X___

IF YES, Union Name and Local:

Please note that the Agency may utilize the foregoing employment projections, among other things, o
determine the financial assistance that will be offered by the Agency to the Applicant. The Applicant
acknowledges that the transaction/bond documents may include a covenant by the Applicant to retain the
above number of jobs, types of occupations and amount of payroll with respect to the proposed project.

Attached hereto as Schedule H is a true, correct and complete copy of the Applicant’s most recent Charterly
Combined Withholding, Wage Reporting, and Unemployment Insurance Retumn (Form NYS8-45-MN). Upon
request of the Agency, the Applicant shall provide such other or additiona) information or documentation as
the Agency may require with respect to the Applicant’s current employment levels in the State of New York.

The UNDERSIGNED HEREBY CERTIFIES that the answers and information provided above and in any
statement attached hereto are true, correct and complete,
Name of

Applicant; Palmetio — EPT Owner, LLC

Signature:

MWame:

Title:

Date:
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By:

By

36

PALMETTO HOSPITALITY OF
GARDEMN CITY I, LLLC, a New York
limited liability company, its Member and
Managing Member

By: Palmetto Hospitality GM, LLC, a

South Carolina limited liability
company, its Manager

B:CL B
: v

Name: _ "Tison €. L
Title:  Manager r

GARDEN CITY HOTEL FEE, LLC, a
Delaware limited liability company, its
Member,

MNampe: John Eulli
Title:  President of Malls —
Chiel Administrative Officer



Schedule D

ANTI-RAIDING QUESTIONNAIRE

(To be completed by Applicant if Applicant checked “YES™ in Part I, Question O of the Application for
Financial Assistance)

Al Will the completion of the Project result in the removal of a plant or facility of the
Applicant, or of a proposed user, occupant or tenant of the Project, or a relocation of any
employee of the Applicant or of a proposed user, occupant or tenant of the Project, from
an area in New York State (but outside of Nassau County) to an area within Nassau
County?

YES NO

If the answer to Cuestion A is YES, please provide the following information:

Address of the to-be-removed plant or facility or the plants or facilities from which employees are relocated;

Names of all current users, occupants or tenants of the to-be-removed plant or facility:

B. Will the completion of the Project result in the abandonment of one or more plants or
facilities of the Applicant, or of a proposed user, occupant or tenant of the Project,
located in an area of the State of New York other than in Nassau County?

YES NO

If the answer to Question B is YES, please provide the following information:

Addresses of the to-be-abandoned plants or facilities:

Names of all current occupants of the to-be-abandoned plants or facilities:

35
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C. Has the Applicant contacted the local industrial development agency at which its current
plants or facilities in New York State are located with respect to the Applicant’s intention
to move or abandon such plants or facilities? N/A

YES NO

[f the answer to Question C is YES, please provide details in a separate attachment.

IF THE ANSWER TO EITHER QUESTION A OR B IS “YES”, ANSWER QUESTIONS D ANDE,

D. Is the Project reasonably necessary to preserve the competitive position of the Applicant,
or of a proposed user, occupant or tenant of the Project, in its industry?

YES NO

E Is the Project reasonably necessary to discourage the Applicant, or a proposed user,
occupant or tenant of the Project, from removing such plant or facility to a location
outside of the State of New York?

YES NO
IF THE ANSWER TO ETTHER QUESTION D OR E IS “YES”, PLEASE PROVIDE DETAILS IN A
SEPARATE ATTACHMENT,

Accordingly, the Applicant certifies that the provisions of Section 862(1) of the General Municipal Law will
not be viclated if financial assistance is provided by the Agency for the proposed Project.

NOTE: If the proposed Project involves the removal or abandonment of a plant or facility of the Applicant, or
a proposed user, occupant or tenant of the Project, within the State of New Yark, notification will be made by
the Agency to the chicl executive officer(s) of the municipality or municipalities in which such plant or facility
was located,

THE UNDERSIGNED HEREBY CERTIFIES that the answers and information provided above and in any
statemen! attached hereto are true, correct and complete,

Name of
Applicant:

Signature:
Name:
Title:
Date:

Doe #05-475170.1



hedule E

L)
o

RETAIL QUESTIONNAIRE

(To be completed by Applicant if Applicant checked either “YES” in Part II, Question Q of the Application for
Financial Assistance)

A

Will any portion of the Project (including that portion of the cost to be financed from equity or sources
other than Agency financing) consist of facilities or property that are or will be primarily used in
making retail sales Lo customers who personally visit the Project?

YES X NO

For purposes of Question A, the term “retail sales” means (i) sales by a registered vendor under Article 28 of
Tax Law of the State 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 (ii) sales of a service to customers who
personally visit the Project,

B.

If the answer to Question A is YES, what percentage of the cost of the Project (including that portion
of the cost to be financed from equity or sources other than Agency finaneing) will be expended on
such facilities or property primarily used in making retail sales of goods or services to customers who
personally visit the Project?

<5 %
If the answer to Question A is YES, and the amount entered for Question B is greater than 33.33%,
indicate whether any of the following apply to the Project:

1. Is the Project likely to attract a significant number of visitors from outside the economic
development region (i.e., Nassau and Suffolk Counties) in which the Project is or will be
located?

YES X (see below) NO

As there is only one other Residence Inn in the County, its established loyal customer base
can be expected to seek out the Project which, together with the conclusion set forth on page 38 of the
Proposed Residence Inn Market & Economic Impact Study prepared by PKF Consulting USA, a
hotel consultant retained by the Company, dated August 2015 (a cop¥ of which Study is attached
hereto), that the Project should “attract new guests from outside of the immediate competitive hotel
market™, the Project, if it constitutes “retail” use, should be viewed as a tourism destination, i.c., it
would attract a significant number of visitors that would not otherwise be expected to come to the
area. The Project will be part of the Roosevelt Field Mall campus and will be cross-promoted by the
mall as an attraction.

2 Is the predominant purpose of the Project to make available goods or services which would
not, but for the Project, be reasonably accessible to the residents of the city, town or village
within which the Project will be located, because of a lack of reasonably accessible retail
trade facilities offering such goods or services?

YES X (seeresponse to No. | above) NO
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Will the Project be located in one of the following: (a) an area desi gnated as an empire zone
pursuant to Article 18-B of the General Municipal Law; or (b) a census tract or black
numbering area (or census tract or block numbering area contiguous thereta) which,
according to the most recent census data, has (i) a poverty rate of at least 20% for the vear in
which the data relates, or at least 20% of the households receiving public assistance, and (ii)
an unemployment rate of at least 1.25 times the statewide unemployment rate for the vear lo
which the data relates?

YES NO X

If the answer to any of the subdivisions 1 through 3 of Question C iz YES, attach details,

D. If the answer to any of the subdivisions 2 through 3 of Question C is YES, will the Project preserve
permanent, privale sector jobs or increase the overall number of permanent, private sector jobs in the
State of New York? IFYES, attach details.

YES _ X NO
E. State percentage of the Applicant’s annual gross revenues comprised of each of the following:
Retail Sales: 2 % Services: 98 %
E. State percentage of Project premises utilized for same:
Retail Sales: 2 % Services: 98 9%

The UNDERSIGNED HEREBY CERTIFIES that the answers and information provided above and in any
statement attached hereto are true, correct and complete,

Do #03-47517001

Name of
Applicant: Palmetto — RPT Owner, LLC
Signature:

MName:

Title:

Dhale:




By: PALMETTO HOSPITALITY OF
GARDEN CITY IIL, LLC, a New York
limited liability company, its Member and
Managing Member

By: Palmetto Hospitality GM, LLC, a
South Carolina limited liability
company, its Manager

Br%gf—g =E
Name; "Tkon £ Prrual-{ )

Title:  Manager

By: GARDEN CITY HOTEL FEE, LLC, a
Delaware limited liability company, its

Member
Tohn Rulli

President of Malls —
Chief Administrative Officer
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Schedule F

APPLICANT’S FINANCIAL ATTACHMENTS

As the Applicant was formed in December 2016, there are no historical financial statements.
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Schedule G

ENVIRONMENTAL ASSESSMENT FORM

See attached Full Environmental Assessment Form attached hereto.
The SEQRA detenmination will be provided when received.

40
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Full Environmental Assessment Form
Pari 1 - Project and Setting

Instructions for Completing Part 1

Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.

Complete Part 1 based on information currently available. Tf additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not eRist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be MECEsSary to
update or fully develop that information.

Applicants/sponsors must complete all items in Sactions A & B. In Sections C, D& E, most ilems contain an initial question that
must be answered either “Yes” or “No™. Ifthe answer to the initial question is “Yes”, complete the sub-questions that foflaw, [fthe
answer 1o the initial question is “No”, proceed to the next quastion. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the project sponsor to verify that the information contained in
Part |is accurate and complete,

A. Project and Sponsor Information.

MName of Action or Project; _ o ; _
Amendment o the C-R. Commercial Restricled Zoring District of the Willage of Garden Cily and Praposed Special Permit and Site Plan Aporaval Request

Lior a Hatal at Bonzeyelt Field AMall

Project Location (describe, and attach a general location rmap;
The C-R Zoning District s east of Clintan Road and west of the Roosevelt Fisld Ring Road (see C-K Zoning District Location Map). The subjact property iz
lncated sauthwest of Roosevell Field Mall along Ring Road West, Willage of Garden Clty, Town of Hempstead (see Site Locatian mizp}

Brief Description of Proposed Action (include purpese ar need):

See Attachment

Mame of Applicant’Sponsor: Telephone: 732y 5383172

OTO Development, LLT ATail E
P E-Mail: msmyth@olodevalopmeant.carm
Address:y o0 bynbar Street, Suite 402
e = . _
City/PO: gpartanburg S0 s ouih Caroiina | Zip Code: o e

| Project Contact (if not same as sponsor; give name and title/role); Telephone: 73515093172

Milizr Siriyth, Development Manager at 0T Davelopment LLC |T—Mﬁil: msmyth@otodavelopment.cam

Address: ]

100 Dunbar Street, Suile 402

City/POn | State: Zip Code:
Spartanburg Snuth Carolina 25304

Property Owner (ifnot same as sponsar): _ Telephone:

E-Mail:

. Address;

{‘i[}:.-'FO: State: Zip Code:;
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B. Government Approvals

B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial |
assistance.)

Government Entity If Yes: Tdentify Ageney and Approval{s) Application Date
Required {Actual or projected)

a. City Council, Town Board, BYesCIMNo See Attachment for Reguired Permits and
or Village Board of Trustees Approvals

b. City, Town or Village v es[INa
Planning Board or Commission

c. City Council, Town or Cl¥esBZNo
Village Zoning Board of Appeals

d. Other local agencies MlYesCINo

e. Counly agencies Fl¥esCho

t. Regional agencies OvesifNe

£. Slale agencies yesONo

h. Federal agencies Y esiANo

i, Coastal Resources,
i. Is the project site within a Coastal Area, or the waterfronl arca of a Designated Inland Waterway? Oyes Mo
If yas,

fi. Is the project site located in a community with an approved Local Waterfrant Revitalization Program? O vesCNg
| iil. Is the project site within a Coastal Erosion Hazard Area? O Yes[™a

C. Planning and Zoning

C.1. Planning and zoning actions.

Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the  [YesZMo
only approval(s) which must be granted to enable the proposed action o proceed?

+  If Yes, complete sections C, I and G.

s IfNo, proceed to question C.2 and complate all reinaining sections and guestions in Parl |

C.2. Adopted land use plans.

a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site FlYesONo
where the praposed action would be located?

If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action EYes NG

would be located? See Attachment

b. Is the site of the proposed action within any local or regional special planning district (for example; Greenway OYesMNo

Brownfield Opportunity Area (BOA); designaled State or Federal heritage area; watershed management plan;
or other?)
I Yes, identify the plan(s);

¢. s the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, [JYes@ZINo
ar an adoptad municipal farmland protection plan?
Lf Yes, identify the plan(s);
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C.3. Zoning

a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance. 1Y es[Mo
If Yes, what is the zoning classification(s) including any applicable overlay district?
LC-R Commercial Restricled Zoning District of the Village of Garden City

T o e e vorrd v 7 envaes) S T w2 TR proposes tokalwaud be pamitad o the C-F Cisrict, as - E
b. Is the use permitted or allowed by a special or conditional use permit? T e o L T e Cort TR Ovesivo =

¢ Is a zoning change requested as pant of the proposed action? O YesB No*
If Yes,
£ What is the proposed new zoning for the site?* The use regulations of the C-R Commercial Restricted Zoning District weuld be amended.

| C.4. Existing community services,

a. In what school district is the project site located?  Garden Gity Fublic Schaals

b. What police or other public protection forces serve the project site?

Garden City Police Departmant ~

¢. Which fire protection and emergency medical services serve the project site?
Sarden Cily Fire Departmznt provides fire protection and emergency medical senices fa the subjsct property.

d. What parks serve the project site?
Mone.

D. Project Details

1. Propuosed and Potential Development

a. What is the general nanre of the praposed action (e, residential, industrial, commercial. recreational; if mixed, include all

¥
components)? Commercial
b. a. Total acreage of the site of the proposed action? 11.52 acres *
b. Total acreage to be physically disturbed? ) 11.5¢ acres
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor? 502+ acras™
¢. Is the proposed action an expansion of an existing project or use? O eI Mo
i If Yes, what is the approximate percentage of the proposed expansion and identify the units {e.g.. acres, miles, housing units,
square feet)? Yo B Units:
d. Is the proposed action a subdivision, or does it include a subdivision? OYes FNo
It Yes,

. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)

fi. Is a cluster/conservation layour proposed? ClVes[JMe
ifi. Number of lots proposed? _
iv. Minimum and maximum proposed lot sizes? Minimum Maximum
e. Will proposed action be constructed in multiple phases? ¥ esbINo
i, [f Mo, anticipated period of construction: _15-18 manths
i If Yes:
»  Total number of phases anticipated o
*  Anticipaled commencement date of phase 1 {including demolition) _ month _ year
*  Anticipated completion date of final phase _ maonth year

* Generally describe connections or relationships among plases, including any contingencies where progress of ene phase may
determing timing or duration of future phases:

"Tha T-F Zaning Distict compnses b0t acres within the ViTEge,

The subject property, and sita of the proposed hota! 15 +5.92 acres. Howsavar, as the praposad aclion involves the madification af an exig) ng recharge
basin uncer an eazemant from an adjacent proparty owner, the overall acraage of the proposed action is 11.5% acres.
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f. [roes the project include new residential yses? OlYesEA Mo
If Yes, show numbers of units propossd.

Chne Family Two Family Three Family Multiple Family (four or more)
Initial Phass —
At completion
of all phases ; . o
g. Daes the proposed action include new non-residential construction {including expansions)? ElYes[JNa
If¥es,
i. Total number of structures 1
ii. Dimensions (in feet) of largest proposed structure; 5575+ height; 1405 width: and _ 488" length
i Approximate extent of building space to be heated or coolad: 117,370+ square feet
h. Does the proposed action include construction or ather activities that will result in the impoundment of any * (Aves[ONo
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other slorage?
If %es,
L. Purpose of the impoundment:  Stormwater retention and recharge
i, If a water impoundment, the principal source of the water: O Ground water [] Surface water streams [Other specify:
Starmwater o )
fii. If other than water, idantify the type of impounded/contained liquids and their source.
i : ) .
fv. Approximate size of the proposed impoundment, Volume: 3.7+ million gallons; surface area: 4.9+ acres
v, Dimensions of the proposed dam or impounding structure: 22+ height; 800+ length

vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood. concrete):

The existing recharge basln would be reduced in surface area. Howsver, excavation of aarth fill would increasea slarage capacity by 100,000+ cubic
feat (TFy. T i S

D.2. Project Operations

a. Does the proposed action include any excavation, mining, or dredzing, during construction, operations, or both? LIyeslyINo
{Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain ansite)
If Yes:
i.What is the purpase of the excavalion or dredaing? L
fi. How much material (including rock, earth, sediments, cte.) is proposed Lo be removed from the site?
*  Volume (specify tons or cubic yards):
o Orver what duration of time? _ -
fii, Describe nature and characteristics of materials to be excavaled or dredgad, and plans to use, manage or dispose of them,

iv. Will there be onsite dewatering or processing of excavated materials? Cves[ Mo
If yes, describe.

v. What is the total area to be dredged or excavated? - —
vi. What is the maximum area to be worked at any one lime? ) _ Aacres
vif. What would be the maximum depth of excavation or dredging? B fret
viti. Will the excavation raquire blasting? D‘i’nsDN@

i, Summarize site reclamation goals and plan:

b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment ]¥es[ e
nto any existing wetland, waterbady, shoreline, beach or adjacent area?
If Yes:
. Identify the wetland or waterbody which would be aftected (by name, water index number, wetland map number or geographic

description): The existing recharge basin, iocated south of the groppsed hotel, 12 identified by the Mational Wetlands inventory 35 3 palustrine
uncanszalidated bottom, permansntly locdad, axcavated featurs (PUBHY)

"Modification of an existing racharge basin,
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it. Describz how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:
The existing recharge basin would be altered to allow for parking to be installed alang jts northern edge, and the existing berm within

the recharge basin would be ramoved. Unon implermentation of the proposed acticn, surface area of the recharge basinwould go
from 5.8+ acras to 4.9+ acres, howsver its capacity would increase by approximately 100,000 CF.

i Will 'prupused action cause or result in disturbance to bottom sediments? - O] YesZ Mo
1t Yes, describe: } = )

i Will proposed action cause or rasult in the destruction ar removal of aquatic vegetalion? O ¥eshZINe
IfYes:

» acres of aquatic vegetation proposad (o be removed: 2
+  expected acreage of aquatic vegetation remaining after project completion; ) ) B
purpose of proposed removal (2.2, beach ¢learing, invasive species control, boat decess) )

»  propossd method of plant removal: __
* ifchemical’herbicide treatment will be used, specify productis):

v. Describe any proposed reclamation/miligation following disturbance:Tre proposad action ncludes the modiic
which was created for stormwater siorage, Upon implementatian, the recharge basin wi

ation of an existing rachargs Casin,
Il corilinue fo serve this fonction with an increasa in capacly of £100.000 CF

. Will the proposed action use, or create a new demand for water? Kves Mo
If Yes:

i. Total anticipated water usage/demand perday: 26,895 gallonsiday "

it. Will the proposed action obtain water from an existing public warer supply? B1ves (o
If Yes:

*  Name ol district or service area: Village of Garden City Water System
*  Does the existing public water supply have capacity to serve the prapasal?

See Attachment CYesCINo
» I3 the project site in the existing district? OvesONa
* s expansion of the district needed? O vesCONo
» Do existing lines serve the project site? Ol ves[Omn
it Will line extension within an existing district be necessary to supply the project? Oyes[Ova
IF Yes: :
*  Describe extensions or capacity expansions proposed to serve this project; -
¢ Source(s) of supply for the district: -
£ 15 & new water supply district or service area proposad to be formed to serve the project site? O YesifInMo

If, Yes:

«  Applicant'sponsor for new district:

= Date application submitted or anticipated:

*  Proposed source(s) of supply for new district: :
v. If a public water supply will not be used, describe plans o provide water supply for the project:

vi. If water supply will be from wells l[rJuT:hlic or private), maximum pumping ca[:mu:it;-: : _-éalimmfminure.
d. Will the proposed action generate liquid wastes? M ves e
If Yes:

i Total anticipated liquid waste generation per day: . 24,450 wallons/day

if. Nature of liquid wastes Lo be generated (e.g.. sanitary wastewater, industrial: if combination, describe all components and
approximate volumes or proportions of each):  Sanitary wastewater

fi 2 PRER AT Py St ant ;,;:-"'.'? k r i
i, ??‘Ii!fl the propesed action use any exisling public wastewater treatmeant facilitics 8 Aictineri B Yes[Ma
[~

*  MName of wastewater treatment plant to be used:
= Mame of district:

*  Does the existing wastewater treatment plant have capacity to serve the project? Cves o
= s the project site in the existing district? CvesCONa
o Is expansicn of the district needed? LVes CiNa

“Waler/sanitary caleulations based on flow factar of 150 galions per day (GPD) per room and 162 rooms. An additicnal 10 prerzant of

flowd was added 1o the
water use calculation fo estmate irgation
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» Do existing sewer lines serve the project sile? OYes[Me

= Will line extension within an existing district he necessary to serve the project? Oves[JMa
IF Yes:

* Dascribe extensions or capacity expansions proposad to serve this project:

iv. Wil a new wastewater (sewage) treatment district be formed to serve the project site? OvesFMo
If Yes:
*  Applicantsponsor for new district;
*  Date application submitted or anticipated: .
. What is the receiving water for the wastewater discharze? y
v. If public facilities will not be used, describe plans o provide wastewater treatment for the project, including specifying proposed
receiving waler (name and classification if surface discharge, or describe subsurface disposal plans):

vi. Describe any plans or designs to capture, recyele or reuse liquid waste:

¢. Will the proposed action disturb more than one acre and create stormwater runoft, either from new point lYes[IMo
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet How) during construction or post construction?
If Yes:
{. How much impervious surface will the project create in relation to total size of project parcel?  Associated with hotel parcel
121184 Square leetor 278t acres (impervious surface)
287 875+ Square feet or 592+ acres (parcel size)
i, Deseribe types of new point sources. There will be a drainage pipa connecting the holel propery to the existing rechargs basin

iii. Where will the stormwater runoff be directed (i.e. en-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?
The exisling recharge basin to be medified, ivcated adjacent and south of the progosed notal

+  Ifto surface waters, identify receiving water bodics or wetlands: .=

hia
*  Will stormwater runoff flow to adjacent properties? A ves[ONe
iv. Does proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stortwater? OvesifNa
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fusl OvesFno
combustion, waste incineration, or other processes or operations?
If Yes, identify:

f. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)

fi Statienary sources during construction (e.g., power generation, structural heating. batch plant, crushers)

ifi. Stationary sources during operations (e.g., process emissions, large boilers, electric zeneration)

g. Will any air emission sources named in D.2.f {above), require a NY State Air Registration, Air Facility Permit, Oy es Mo
or Federal Clean Air Act Title [V or Title ¥ Permit?
[f Yes:
£ Is the project site located in an Air quality non-attainment area? (Arca routinely or periadically fails to meet OvesONo
ambient air quality standards for all or some parts of the vear)
ii. In addition to emissions as calculated in the application, the praject will generats:
. Tons!yvear (shert tons) of Carbon Dioxide (COw)

. Tons'year (short tons) of Nitrous Oxide (N.0)

. Tonsiyear (short tons) of Perlluoracarbons (PFCs)

. Tons/year (short tons) of Sulfur Hexafluoride (SE,)

. Tonsfyear (short tons) of Carbon Dioxide equivalent of Hydroflourocarhans (HFCs)
. Tons/year (short tons) of Hazardous Afr Pollutanss (HAPs)

*The existing recharge basin is located on an adjacent prooearty
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h. Will the proposed action generate or emit methane {including, but not limited to, sewage treatment plants, [ esk No
landfills, composting (acilities)?
If Yes:
i. Estimate methane peneration in tonsyear (metric):

if, Describe any methane capture, control or elimination measures included in project design {e.z., combustion o generate heat or
electricity, flaring):

1. Will the proposed action result in the release of air pollutants from open-air operalions or processes, such as Cyes/ Mo
guarry or landfill operations?

| If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust);

j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial OyesfNo
new demand for transportation acilities or services” SEE TRAFFIC IMPACT STUDY AND ADDENDUM, UNDER
I Yes: SEPARATE COVER
i. When is the peak traffic expected (Check all thatapply): [ Moming [0 Evening OWeekend
[] Randomly between hours of _ o _
ii. For commereial activities only, projected number of semi-trailer truck trips/day:
i, Parking spaces: Existing Proposed - Met increase/decrense )
iv. Does the proposed action include any shared use parking? ¥es[]No

v If the proposed sclion includes any modification of existing roads, creation of new roads or change in existing access, describe!

vi. Are public/private transportation service(s) or facilities available within % mile of the proposzed sire? CYes[JNa

vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric  [JYes[JMo
or other alternarive fueled vehicles?

viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing [yes[™o
pedastrian or bicycle routes?

k. Will the proposed action (for commercial or industrial projects only) genarare new or additional demand Elves[ ™o
for energy?
It Yes:
i Estimate annual electricity demand during operation of the proposad action: To be determined.

if. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via gridfdocal utilicy, or

other);
Wia cannectian lo existing arid. = -
it Will the proposed action require a new, or an upgrade to, an existing substation? (¥ esh/] Mo

l. Hours of operation. Answer all items which apply.

i. During Construction: i During Operations:
+  Monday - Friday: B:00 arm. - .00 pm.* = Monday - Fricay: 24 haurs ! 7 days ** -
*«  Saturday: a 9:00 & m - 800 p.m.* *  Samurday: 24 hours { 7 days **
s Sunday: 9:00 &.m, - &00 pm.* = Sunday: 24 hawrs | 7 days -
»  Holidays: MIA o loldays: _ 24 hours / 7 days ™

*In accordance with Villaga reguiations - Section 152-% af the Village Cade.
"*Reprasents typical hotal hours of operation
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m, Will the proposed action produce noise that will exceed existing ambient noise levels during construction, W ves N )
operation, or both?
Il yes:
i Provide details including sources, time of day and duration:
Ambient noisz levels may be temporarily excesded during canstruction aclivilies, which would take place, in accordance wilh the Village Cogs
between the hours of B:00 a.m. end 800 p.m,, Manday through Friday and 9:00 a.m and 500 p.m, Saturday and Sunday.
{ £, Will proposed action remove existing natural barriers that could act as a nojse barrier or sereen? ¥ es CONa
Describe: Existing vegetation wiould be remaved, but noise would not significantly impact the surrounding area.

n.. Will the propased action have ouldoor lighting? Kl Yes[Qivo
LF yes:
f. Describe source(s), location(s), height of fisture(s), direction/aim, and proximity Lo nzarest occupied structures:

Spaclfic kghting to be determined. Howsver, lighting on-site would be in accordance with prevailing Village of Garden Cily standards, wauld be
dark-sky compliant. and light spillover al the property lines would be avaided andior mitig ated o the maximum extent practicable with shigdead lights

ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen? M yesOne
Describe: Existing vegetation would be removed, bt ighting would not significantly impact the surrsundirg area.

0. Does the proposed action have the patentizl to produce odors for more than one hour per day? OYesidNo
It Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures:

p- Will the propased action include any bulk storage of petroleum {combined capacity of aver 1,100 gallons) OYesANo
or chemical products 185 gallons in above ground storage or any amount in underground storage?
If Yes:
i Product(s) to be stored
i Volume(s)  perunit time _ [&.g., month, vear)
iti. Generally deseribe proposed storage facilities:

q. Will the proposed action {(commercial, industrial and recreational projects only) use pesticides (i.e,, herbicides, I Yes ONa
insecticides) during construction or operation?
It Yes:
f. Describe proposed treatment{s);
Operation of the proposed hotel would involve routine lzndscaping maintenance chemicals, but application would be in accordance
with all applicable regulations ) [

i Will the proposad action use Inlecrated Pest Management Practices? - [ Yes BANa
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal 7] Yes [JNo
of solid waste (excluding hazardous materials)? |

If Yes:
i, Describe any solid waste(s) to be generated during construction or operation of the facility:
«  Construction: TBD tons per TED (unit of time)
»  Operation: 7.3 tons per menth {unit of time) *

i Describe any proposals for on-site minimization, recycling or reuse of marerials 1 avoid disposal as solid waste;
+  Construction: Recyclables wiould be disposed of in accordznce with prevailing Millage of Sarden City regulations,

»  Operaticn: _ Recyclables would be dispased of in accardance with prevailing Village of Garden City regulations.

fi. Propaosed dispasal methods/facilities for salid waste seneraled an-site:
«  Construction: Solid waste would be collactsd and disposed of oy privats carter.

* Operation: _ Solid waste would be collected ang disposad of by private carter

“Folid waste calculations based upan a ganaration factor of 3.0 Founds per reom par day for the 163 rooms in tha proposed hotel (Salvato, J | etal
Envirenmantal Enginearing, Fiflh Ed. 2003,
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| 5. Does the proposed action include construction or modification of a solid waste management facilily? O Yes B Mo
If Yes:
i, Type of management ar handling of waste proposed for the site {e.g., recycling or ranster station, composting, landfill, or
other disposal activities): _
i Anticipated rate of disposal/processing:

. Tons/menth, il transfer or other non-combustion/thermal treatment, or
’ _ Tonsthouwr, if cambustion or thermal treatment
ti IF landfill, anticipated site life: _years

t. Will proposed action at the site involve the commercial generation, reatment, storage, or disposal of hazardous  [JYes|/Na
waste?

[f Yes:
1. Name(s} of all hazardous wastes or constituents to be generated, handled or managed at Facility:

it. Generally describe processes or activilies involving hazardous wastes or constituents:

fii. Specily amount to be handled or genarated tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: 3

v Will any hazardous wastes be disposed at an existing offsite hazardous waste facility? OvesOnNe
If Yes: provide name and lncation of Facility:

[ No: deseribe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:

E. Site and Setting of Proposed Action

E.1. Land uses on and surrounding the project site

a. Existing land uses,
i Check all uses that occur on, adjoining and near the project site,
¥ Urban [ Industrial &) Commercial &) Residential {suburban) [ Rural (non-farm)
W1 Forest [] Agriculture [J Aquatic b1 Other (specifi): Rechargs cesin, pubiic wiity watar tank, sducationa
fi. 1l mix of uses, generally describe:

The site currenily contains vacan|, wooded land and a partion of a rechiamge basin within #n area consisting of a mix of uses including commercial
single-fammily residential, educational and pubilic utility.

b. Land uses and coverlypes on the project site, =

Land use or Curranm Acreage After Change
Covertype Acreage Project Completion [Acres +-)
*  Roads, buildings, and other paved or impervious
surfaces | 0.61 34t 2.8
*  Forested 5.0 R 1] -5.3+

s Meadows, grasslands or brushlands (non- |
agricultural, including abandoned agricultural)
= Agricultural
{includes active orchards, tield, greenhouse ete.)
*  Surlace water features
(lakes, ponds, streams, rivers, elc)
| »  Wetlands (freshwater or tidal)

o Non-vegetated (bare rock, earth or fill)

o (ther

Describe: Landseaping
Rzcharge basin

0 32z 32
At 4 9+ 0.7t

“Site coverage acreage. as provided in the tabia horain, reflacts the § 92+-acre hotel site and e 5.58:-acie sile of the existing recharge basin, Mote that
the proposed actian is also a modification of the C-R Zoning District, which includes 50= acras largaly associated with office development within the
illage ol G r City. s 1.
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| ¢. Is the project site presently used by members of the community for public recreation? Uy eshfInG
| i If¥es: explain:

d. Are there any [acilities serving children, the elderly, people with disabilities {e.z., schools, hospitals, licensed B yesIxo
day care centers, or group homes) within 1500 feet of the project site?
[FYes,
i Identify Facilities:
Stawart Elemantary Schaal - 1,100+ fesl.

&. Does the project site contain an existing dam? L ¥esh/IMa

[fYes:
i Dimensions of the dam and impoundmant;
»  Dam height: ) _ feet
v Dam length: faat
| *  Surface area: i ) acres
«  Yolume impoundad; gallens O acre-feet

ii. Dam's existing hazard classification: -
iii. Provide date and summarize results of last inspection:

[, Has the project site ever been used as a municipal, commercial or industrial solid waste management facility, O YesiZINo

or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility? !
If Yes:

i. Has the fucility been formally closed? Oves[] No '

s Ifyes, cite sources/documentation: :

i, Describe the location of the project site relative to the boundaries of the solid waste management facility:

fii. Describe any development constraints due to the prior solid waste activitics:

g. Have hazardous wastes been generated, reated and/or disposed of at the site, or does the project site adjoin OYeddINo
property which is now or was at one time used to commercially treal, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred: [

h. Potential contamination history, Has there been a reported spill at the proposed project site, or have By 0 yes[d Ne

remedial actions been conducted at or adjacent Lo the proposed site?
[t Yes:
f. ls any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site L Yesh/INo
Femediation database? Check all that apply:
(] Yes - Spills Incidents database Provide DEC ID number(s): B
[J Yes — Environmental Site Remediation database Provide DEC 1D number(s):

(] Neither database
it If site has been subject of RCRA corrective activities, describe control measures: NA

jii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database? Myes[ne *
If yes, provide DEC ID number(s): 130120, 130051, 130044,

fv. I yes ta (i), (il) or (iii) above, describe current status of site(s):
1301 20-5tate Superfund Program, Bamedial actions completed in 2003 An eagemant will be olaged on the site fo gavern uss restrictions

130051-Stale Suparfund Pragram. Public water in the viginity is being monitared and zdditional investigations will be nesded to assess potantial for
soil vapor intrusion, T30076-51ate Superfund Fragram. Grouncwalar has gasn remediated by remedial actons concluded in 1997

“Based upon the proximity of the propused development to the OLL Rousevell Field Alr Hangar Superfund Site (DEC [D N, L3057, o health and
salety plan [HASP) will be prepaned prios to the commencement of construction sctivitios at the project site. The HASE will be prepared o protect un-
sile comslruction workers from exposure to velatile erganie compannds (VOO related w the Superfund Site.
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| o Dxplain:

v. Is the project site subject to an institutional control limiting property uses?
o Ifyes, DEC site D number:

OveshZINo

Diescribe the type of institutional control (e.g., deed restriction or easement):

Dezseribe any vse limitations:

L

Describe any engineering controls:

Will the project affect the institutional or engineering contrals in place?

Oy es[JNo

E.2. Natural Resources On or Near Project Site

" n, What is the average depth to bedrock on the project site? ) +1.075 feet below grada surfags (ogs)

b. Are there bedrock outcroppings on the project site?

| 1 Yes, what proportion of the site is comprised of bedrock outcroppings? %o

C¥esk~o

. Predominant sofl type(s) present on project site: Urban land, Hempstead complex{Un) 75t %
Fits, Groundwater rechargs (Pg) 20+ 24
_Urban land (Ug) 5t By

d. What is the average depth to the waler table on the project site? Average: 24s feat

| €. Drainage status of project site soils:k/1 Well Drained: 100 % of site

L] Moderately Well Drained: ~ Yofsite
[ Poorly Drained % of site

f. Approximate proportion of proposed action site with slopes: 7] 0-10%: 80+ % of site
[ 10-15%4: %0 of site
1 15% or greater: 20t % of site

g Are there any unique geologic features on the project site?
If Yes, deseribe:

L vesifl~o

h. Surface water features,
i. Does any portion of the project site contain wetlands or other waterbodies {including streams, rivers,
ponds or lakes)?
ii. Do any wetlands or other waterbodies adjoin the project site?
If Yes to either / or /¥, continue. Tf No, skip to E2.i
fii. Are any of the wetlands or waterbodies within or adjoining the project site regularsd by any federal,
state or local azency?
fv. For each identified regulated wetland and waterbody on the project site, provide the following information:

El¥esINa
Ives[INo

Bves[Ino

Wetland No. (if regulated by DEC)

v. Are any of the above waler bodies listad in the most recent compilation of NY'S water quality-impaired
waterbodies?

If yes, name of impaired water body/bodies and basis for listing as impaired:

s Streams Mame - _ Classification

*  Lakes or Ponds: Name Classification

*  Wetlands: MName * Approximate Size 1.4 aces
. PP

Oves Zhio

i. s the project site in a designated Floodway?

i If Yes:
i. Name ol aquiter: Massau - Suffalk Sole Source Aquifer

OYesNo
J. Is the project site in the 100 year Floodplain? vesifMo
k. Is the project sitz in the 300 :,.-Eur Floodplain? Oy esfNe
l. Is the project sile located over, or immediately adjoining, a primary, principal or sole source aquiler? Wves e

*The Roosavell Field Mall recharge basin is claszifiad a3 2 palusfrine. uncansclidates bottam, permanently flaoded, excavated feature by the Mational

Wetlands Invenlory. This recharge basin cumently collects stormwater from ne Boosevall Field Mall and other adjacent properties.
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. ldentify the predominant wildlife species that occupy or use the project site:
Typical suburban spacies

n. Does the project site contain a designated significant natural community? DYE‘@D
If Yes:

i Describa the habitat/community (composition, function, and basis for designation}:

if. Source(s) of descriplion or evaluation:
iii. Extent of community/hahitat:

«  Currently: B HeTEes
»  Following completion of project as proposed: _ BCres
»  Gain or loss (indicate +or -} o acres
0. Does project site contain any species of plant or animal that is listed by the federal government or NYS as [ Yes[/INo

endangered or threatened, or dues it contain any areas identified as habitat for an endangered or threatened species?

p. Does the project site contain any species of plant or animal that is listed by NY'S as rare, or as a species of OvesNo
special concem?

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing? Y esifNe
Il yes, give a brief description of how the proposed action may affect that use:

E.3. Designated Public Resources On or Near Project Site

a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to CO¥ esfNa
Agriculture and Markets Law, Article 25-AA, Scction 303 and 3047
Il es, provide county plus diswict name/number:

b. Are agricultural lands consisting of highly productive sails present? v esf Mo
i, If Yes: acreage(s) on project site?
ii. Source(s) of soil rating]s);

c. Daoes the project site contain all or part of, or is it substantially contiguous Lo, a registered National Oy esfifNo
Matural Landmark?
If Yes:
i Ivature of the natural landmarl: [ Biclogical Community ] Geological Feature

if. Provide brief description of landmark, including values behind designation and approximate sizefextent:

d. Is the project site located in ar does it adjoin a statz listed Critical Environmental Arsa? D esfdIno
I Yes:

i. CEA name; o ) ) [
ii. Basis for designation:
i, Designating agency and date:
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&, [ines the projest site contain, or is it substantiaily contipuous to, a building, archacological site, or district Ol vesif Mo
which is listed on, or has been nominated by the NYS Board of Historic Preservation for inclusion on, the
Statz or Mational Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource: [JArchaeological Site [JHistaric Building or District
fi, MName:

ifi, Brief description of attributes on which listing is based:

f. s the project site, or any portian of it, located in or adjacent to an area designated as sensitive for ¥ esEfNe
archasological sites on the NY State Historic Preservation Office (SHPO) archzeological site inventory?

g, Have additional archasological or histaric site(s) or resources bean identified on the project sitz? Cves (e

If Yes:

i. Describe possible resource(s):

i, Basis for identification:

h. Ls the project site within fives miles of any officially designated and publicly accessibile federal, state, or local FlYes[Na
scenic or acsthetic resource?

If Yes: Meadowireok State Parkway - Scenic Byway, 0.4 miles; Nothern Stale Parkway - Scenlc Byway, 1.5 miles; Southem State
i Identify resource: Parkway - Scenic Byway, 3.4 milas; Wantagh State Farkway - Scenle Byway, 3.8 miles; Hampsetad Lake State Park, 3 milea,

ii. Nature of, or basis for, designation (e.z., established highway overlook, state or local park, state historic trail or scenic byway,
etc.): See abova

i, Distance between project and resource: Sze above miles,
i. Is the project site located within a designated river carridor under the Wild, Scenic and Recreational Rivers Ll vesh NG
Program & WY CRE 6667
If Yes:
i. [dentify the name ol the river and its designalion: —
ii. Is the activity consistent with development restrictions contained in 68 Y CRR Part 6667 CIYes[Ma

I, Additional Information
Atftach any addilional information which may be needed to clarify your project.

If you have identified any adverse impacts which could be associated with your proposal, please deseribe those impacts plus any
measures which you propose o aveid or minimize them,

G, Verification
Fertify that the information provided is true to the best of my knowledge,

Applicant/Sporsar Name OTO Development. LLS by VHE Date_May 5, 2016

Signature &;u(,{/ 4?~ Z‘dﬂt‘-ﬂ—_ ) Title_Senior Project Managar

(3ail A, Pesnar, AICP
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PROJECT NAME: Proposed C-R Zoning District Modification and Hotel at Roosevelt Field Mall
STREET ADDRESS: North of Vanderbilt Court and south of Old Country Road, betwear Clinton Road and
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SITE LOCATION
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Attachment
Mew York State Environmental Assessment Form — Part 1

Application of OTO Development, LLC for Modification of C-R Commercial Restricted Zoning District of
the Village of Garden City and Site Plan Approval for The Hotel at Roosevelt Field Mall at Southwest
corner of Roosevelt Field Mall along Ring Road West
Village of Garden City, Town of Hempstead, New York

Page 1 of 13 - Brief Description of the Proposed Action

The praposed action consists of two components. The first component involves the request for an amendment
to the C-R Zening District use regulations to allow hotsls as a permitted use through appraval of a special use
permit by the Board of Trustees. The proposed action would thus allow hotels within the C-R Zaning Districl,
which includes approximately 50 acres largely associated with office development east of Clintan Road and
west of the Ring Road within the Village of Garden City (see attached C-R Zoning District location map), Na
changes te dimensional requlations for other uses allowed within the C-R Zaning District are proposed. The
following illustrates the requested amendment (in bold) to the C-R Zoning District,

Proposed Amendmeant to;
§ 200-25. Commercial C-R Districts,

A, Uses. In C-R Districts, no land, building or structure shall be used and na building or structure shall
be erected or altered to be used for any purpose other than:

(1) Offices far business or professional use, including scientific, educational, statistical, financial ar
aconomic uses,

(2] Restaurant, provided that service therzin shall be only to seated patrons.

(3 Labaratary devoted exclusively to research, design and experimentation.

(4} Professional school or studia, provided that alcoholic beverages shall not be served.

(5 Accessory uses customarily incidental ta a permitted principal use, including garages far

storage and maintenance of company and employee vehicles, and the storage of gasoline and
lubricating oils therefor; off-street parking facilities; maintenance and utility shops for the
upkeep and repair of buildings, structures and services: central heating and power plants for
furnishing heat and electrical energy to structures an the site only; training schools far
employees; builcings for storage of decumnents, records and personal property; medical,
communications, dining and recreational facilities, post office and company store for the use
af company employees and visitors; orovided that all such uses are planned as an integral part
of a main building in which are conducted the uses to which such accessory uses are
appurtenant,

(&) Special permit uses subject to approval of the Board of Trustees
(a) Subject to approval of the Board of Trustees, after public hearing and notice:

[1] Hotel



Attachment
Mew Yorl State Environmental Assessment Form - Part 1

Application of OTO Development, LLC for Modification of C-R Commercial Restricted Zoning District of
the Village of Garden City and Site Plan Approval for The Hotel at Roosevelt Field Mall at Southwest
corner of Roosevelt Field Mall along Ring Road West
Village of Garden City, Town of Hempstead, New York

The second component of the proposed action is the request far approvals {including site plan approval) in
connection with the development of 2 117,370=-square foot (5F), 4-story, 163-room hotel, located southwest of
the Roosevelt Field Mall property, along Ring Road West, in the Incarporated Village of Garden City, Town af
Hempstead, Nassau County, New Yark (see attached Site Location map). In addition, modificatians of the
existing Roosevelt Field Mall recharge basin are proposed. The site of the propased hotel currently consists of
wooded areas and a portion of the Roosevelt Field Mall recharge basin. The proposed hotel will be developad
an a 352+ acre partion of Massau County Tax Map parcel Nas, Section 44, Block 77, Lots 5 and 84, and will
have two curb cuts along Ring Road West. As the proposed acticn would also madify the existing Roosavelt
Field Mall recharge basin, located adjacent and south of the proposed hotel, a total of 11,5+ acres of land
would be disturbed (5.92+ acres as part of the hotel site and 5.58+ acres as part of the recharge basin). The
recharge basin would be recanfigured such that parking would be installed where the northern edge of the
recharge basin is currently located, while an earthen berm would be removad from the center of the basin and
grading wauld be altered to ultimately provide approximately 1.3 million cubic feet (CF) of stormwater capacity,
which is approximately 100,000 CF mare than the existing condition. Upan implementation of the proposed
action, approximately 121,164%-5F of impervious surface would be installed at the subject property, and all
stormwater runoff generated by the proposed impravements would be discharged to the reconfigured
Roosevelt Field Mall recharge basin. Proposed site access wauld be from one signalized right-in/right-cut
access drive and one unsignalized right-in/right-cut access drive along Ring Road West, and a total of 180
parking spaces would be provided on-site,



Attachment
MNew York State Environmental Assessment Form — Part 1

Application of OTO Development, LLC for Modification of C-R Commercial Restricted Zoning District of
the Village of Garden City and Site Plan Approval for The Hotel at Roosevelt Field Mall at Southwest
corner of Roosevelt Field Mall along Ring Road West
Village of Garden City, Town of Hempstead, New York

Page 2 of 13, Question B - Government Approvals

Gowvernment Entity

Aparaval

Application Date
(Actual/Projected)

Village Board of Trustees

Amendment to C-R Zoning District,
Special Use Permit, Site Plan Approval

May 9, 2016
Site Plan Application TBD

Village Planning Commissian

Preliminary Site Plan Approval

TBD

Zoning Board of Appeals

[RT

TBD

Other Local Agencias

Village of Garden City Architectural

TED

Review Board Approval/ Village of
Garden City Water and Sewer
Department Water Cannection
Approval/ Town of Hempstead
Stormwater Management Officer —
review of modifications to recharge
basin/ Town of Hempstead Office af the
Supervisor notification

County Agencies

Massau County Department of Public
Works (out-of-district sewer connection)
Massau County Planning Commission —
235f Referral

Regional Agancies L INSA

State Agencies

Mew York State Department of TED
Envirenmental Conservation - SPDES
GP-0-15-112

Federal Agencies

United States Army Corpé of Engineers — | TBD
Cetermination of Man-lurisdiction

Page 2 of 13, Question C2.a — Comprehensive Plans specific recommendations

The Village Development Plan: An Investment in the Future of Garden City, the Village's comprehensive
plan does not specifically discuss the site of the hotel, but notes that the Roosevelt Fi eld/Clinton Road
commercial area is

“..generally triangular...is zaned CR and is presently being developed for business and professional
offices and other related uses permitted under the Zoning Ordinance. Access to the site should be
solely from the east via Roosevelt Field access drives in order to protect the capacity of Clintan Road
and to prevent additional congestion...”

The "Recommended Goals, Cbjectives and Major Policies for Village Development” discussed in a May 2,
1970 memorandum indicates that with respact to economic and commercial development:



Attachment
Mew York State Environmental Assessment Form — Part 1

Application of OTO Development, LLC for Modification of C-R Commercial Restricted Zoning District of
the Village of Garden City and Site Plan Approval for The Hotel at Roosevelt Field Mall at Southwest
corner of Roosevelt Field Mall along Ring Road West
Village of Garden City, Town of Hempstead, New York

“office and shopping areas need to be maintained or improved to compete with nearby centers,
keeping in mind that these areas add significant financial support to the Village.."

Furthermore, “commercial areas should reflect the best of modem development standards and be
protected from inappropriate uses. Nearby residential areas should be protected by buffer strips.”

The 1989 update mentions commercial development in general and indicates that “commercial areas are,
typically, fully developed but in some areas are not fully used in terms of thair patential under existing
zoning regulations,..”

Finally, the 1991 Zoning Analysis notes that "amendments to the zoning regulations should be undertaken
to respond to changes within the community which would further the health, satety and welfare of the
community.. [they] should avoid the creation of undue non-conforming situations which would place an
unwarranted burden on property owners.”

Page 5 of 13, Question D.2.c — Will the proposed action use, or create a new demand for water?

As nated, the anticipated water demand is approximately 26,895 gallons per day (gpd). As preliminarily
discussed with the Village, water service would be provided by a connection to the Village of Garden City
Department of Public Works, Water and Sewer Division's water main which runs east-west, directly south
of the property within a 10-foot-wide utility easement adjacent to the hatel property. The preference of
the Water and Sewer Division is to go around the recharge basin on the east side since the United States
Environmental Protection Agency (EPA) had/has plans to run effluent piping in their easement on the west
site of the recharge basin. \With a 30-foot-wide swath on the west side of the basin, it may be possiole to
accommodate both the EPA piping and the water service. The specific location is still to be decidad.

Page 5 of 13, Question D.2.d — Will the proposed action generate liguid wastes?

The hotel use is expected to generate approximately 24,250 gpd of sewage, There are two options for
sewage disposal, The first, which is not feasible, is running sewer lines to the west through the adjacent
private properties to connect to the Village of Garden City sewers. The second option is to discharge
through the Roosevelt Field Mall sewers, which are Nassau County sewers, In preliminary discussion with
the Village of Garden City Water and Sewer Department, the Village did not have any concems with the
applicant disposing of sewage effiuent through the County system. This would be an out-of-district
connection, requiring approval from the Massau County Department of Public Works, as the site is within
the Village of Garden City. [t should be noted that the Village only collects sewage and it is ultimately
discharged to Nassau County fagilities for treatment,

INES3EE 00 0TD &L Hatel\#rojRecords\Final Docs\Caasnlidated EAF and Tralic Raspanse Resubmission 510 16VAtachmant A - Composite LEAF Das ceiptian dacs



Schedule H

FORM NYS-45-MN

Attach most recent quarterly filing of Form NYS-45-MN, as well as the most recent fourth

quarter filing. Please remove the employee social security numbers and note which employees
are part-time.
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Schedule 1

OTHER ATTACHMENTS

Proposed Residence Inn Market & Economic Impact Study,
prepared by PKF Consulting USA, dated August 2015
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August 5, 2015

Mr. Taylor Callaham

Seniar Director of Real Estate
OTQO Development

1646 Foxhall Road NW
Washington, DC 20007

Re: Market & Economic Impact Study
Proposed Residence Inn - Garden City, NY

Dear Mr. Callaham:

In accordance with your request, we have completed our study of the potential
market demand for a proposed 163-room, Residence Inn (the “Subject’ or “Hotel")
to be located just west of the Ring Road W and Ring Road S intersection at
Roosevelt Field in Garden City, New York. In addition, we have prepared an analysis
of the economic and fiscal impact of the proposed Hotel to the local economy and
township. Pursuant to our engagement, we have prepared this letter report
summarizing our findings.

Summary of Conclusions

As will be discussed in this report, we find there to be sufficient demand to support
the development of the proposed 163-room Residence Inn,  Furthermore,
development of the proposed Residence Inn will not have a material impact the
operations of the Garden City Hotel and will have a positive economic and fiscal
impact to the Village of Garden City.

1. In order to project the future demand for the proposed Residence Inn, we
evaluated the proposed Subject site for the development of a Residence Inn,
researched current economic and demographic trends, evaluated the
historical performance of hotels in the competitive market, researched new
supply additions, and projected the future performance of the competitive
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lodging market. After completing this research, we then projected the
occupancy and average daily rate (ADR) of the proposed Residence Inn.

In our analysis of the competitive market for the proposed Residence Inn, we
have identified six hotels located in Garden City, Carle Place, and Westbury,
The historical performance of the competitive market is presented in the
table below. Demand as measured by occupied rooms has increased at 3
compound annual growth rate (CAGR) of 2.9 percent over the past five years.
Occupancy has increased from 74.6 percent in 2010 to 80.1 percent in 2014
At this level of occupancy, the competitive market is functionally operating at
maximum capacity during periods of peak demand. This is when unsatisfied
demand is created in the competitive lodging market. The ADR over the past
five years has increased at a CAGR of 3.7 percent, above the assumed rate of
inflation. Based on the historical performance of the competitive market and
the amount of unsatisfied demand in the market we expect there to be
continued demand growth for hotels.

Parcent | Occupied Percent Market Percent
Year Supply  Change Rooms Change | Occupancy ADR Changs | RevPAR  Changs
2010 302,535 - 225,703 - T4.6% 514237 . 5106.64 #
2011 302,585 0.0% 234211 18% T7.4% 814231 =0.5% 511015 3.3%
2012 302,585 0.0% 243,530 4.0% 50.5% $153.43 7.8% 512343 12.1%
2013 MI2I0 151% 285,085 17.1% 81.8% F161.85 5.5% §132.52 T.3%
2014 15080  -02% 253,067 -11.2% 80.1% 316545 22% 3132.43 0.0%
CAGR 1.1% - 29% - - 3.7% - 56% -
YTD May™14 | 131,704 - 100,624 - T6.4% 5156.38 - 511945 -
YTD May'15 | 1488390 13.0% 114,186 13.5% T6.7% $163.80 4.8% 512570 5.2%

'é.b:ﬁrj.:'a R PH}'C—cﬂs;uﬂmg Usa

It should be specifically noted that the 150-room Homewood Suites Carle
Place opened in March 2013 and is the only extended-stay hotel in the
competitive market. The Homewood Suites is an extended-stay hotel
operating under the Hilton family of hotels. Similarly the Residence Inn is an
extended-stay hotel operating under the Marriott family of hotels. The
Homewood Suites was immediately absorbed by the competitive market as
evidenced by the increase in market accupancy to 81.9 percent. The ADR of
the competitive market also increased 5.5 percent, partially reflecting the
Homewood Suites ability to command an ADR premium. Furthermare, we
estimate that extended-stay demand (five or more consecutive night stays)

-3-
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Yoar

comprises approximately 55 to 65 percent of the Homewood Suites’ total
demand. The Homewood 5Suites has outperformed the competitive market
average with respect to both occupancy and ADR, providing evidence of
demand for extended-stay hotels.

Based on the historical performance of the competitive market as well as the
performance of the Homewood Suites Carle Place, we are of the opinion that
there is sufficient demand to support the development of the proposed
Residence Inn. Specifically, we are of the opinion that there is existing
unsatisfied demand for extended-stay hotels, due to the performance of the
Homewood Suites. Our projections of occupancy and ADR for the proposed
Residence Inn are presented in the table below,

0 E Proposed Residence bin Gardan Gty o R
it A S L Projectad Performance of th Subjoct = - 0 Ss e
Annual  Percant | Oecupied Percent | Dccupancy Markat Percent Percent
Supply  Changa Rooms Change | Percendaga  Penetration ADR Change | RewPAR  Change

2014 e
2015

2016

2017 G710 H 13800 . TO% B, §185.00 . $129.53 .
2018 59455 201.9% 46 200 234.5% TB% 100% Fi91.00 30% §idaaz 14.5%
2013 33435 00% 45800 5.6% B2% 100% F157.00 3.0% F1E153 B.9%
2020 53445 0% 48500 DE% Bi% 102% 3200.00 3.0% §165.43 24%
2021 594495 0.0% 485030 0.0% B2% 102% 3205.00 3.0% $170.38 J0%

2,

31.8% - 36.8% 3.0% = TA% -

Due to the strength of demand in the competitive market and the
differentiation in product, we are of the opinion that the development of the
proposed Residence Inn will have no material impact on the performance of
the Garden City Hotel. As previously discussed, the competitive market is
currently operating near maximum capacity during periods of peak demand,
thereby creating unsatisfied demand. The level of occupancy in this lodging
market is extremely healthy, well above the long-term national average
occupancy of approximately 61 percent. As such, the Central Nassau County
hotel market appears ready for additional hotel development.

Of additional consideration is that the proposed Residence Inn is an
extended-stay hotel, with limited amenities (ie. no restaurant, event
center/meeting facilities, spa, etc.). The Garden City Hotel, on the other hand,
is a distinctly different full-service hotel with a fine dining restaurant,
bar/lounge, extensive meeting facilities, full-service spa, and an extensive
fitness center. The Garden City Hotel caters primarily to a different guest

SdE
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than the proposed Residence Inn. We are of the opinion that there will be
minimal demand overlap between the two hotels, thus minimizing any
potential impact to the Garden City Hotel's performance.

3. It is our opinion that the proposed Residence Inn would bring significant
economic and fiscal impact to the Village of Garden City through visitor
spending, tax revenue, and jobs.

The estimated economic impact of the proposed Residence Inn to the Village
of Garden City is expected to be material. We have estimated a total impact
of approximately $13,800,000 in a representative year in 2015 dollars.

Rep Year and 10 Year Staternent of Economic Impact - Village of Garden City

Year Direct Spending Indirect Spending Tatal Economic
2015 Rep Year 11,500,000 $2,300,000 $13,800,000
2017/18 $11,400,000 $2,300,000 $13,700,000
2018/19 512,700,000 $2.500,000 $15,200,000
2019420 §13,200,000 $2,600,000 $15,800,000
2020421 £13,600,000 $2,700,000 §16,300,000
2021722 §14,000,000 42,800,000 $16,800,000
2022/23 £14,400,000 $2,5900,000 §17,300.000
2023724 $14,900,000 $3,000,000 $17.900,000
202425 $15,300,000 $3,100,000 $12,400.000
2025/26 $15,800,000 £3,200,000 §15,000,000
2026/27 $16,200,000 $3200000 |  $19.400000

The estimated fiscal impact for a ten-year period for the proposed facilities is
approximately $1,223,000.

Rep Year and 10 Year Statement of Econemic and Fiscal Impact - Village of Garden City

Year Cirect Spending Indiract Spending Total Econamic Tatal Fiscal
2015 Rep Year $11,500,000 12,300,000 $13 800,000 $95,590
2017/18 £11,400,000 $2,300,000 £13,700,000 1106678
2018719 $12,700,000 $2,500,000 £15,200,000 $109.874
2019/20 $13,200,000 $2 600,000 215,200,000 $113,173
2020721 $13600,000 | $2,700,000 £16,300,000 $116,568
2122 $14,000,000 42 200,000 16,800,000 $120,065
m2z/ 114,400,000 §2,500,000 £17,300,000 $123,667
023/24 414,200,000 $3,000,000 217,300,200 £127377
024/25 $15,300,000 $3,100,000 $18,.400,000 $131,198
2025/26 15,800,000 53,200,000 £19,000,000 $135.134
02627 516,200,000 53,200,000 £19,400,000 $139188

Tatal Fiscal Impact
- 10 y=ars $1.223.000
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The estimates of economic impact generated by the proposed Residence Inn are
not inclusive of all potential economic benefits. Excluded from our analysis are;

e The economic impact during the construction of the proposed facilities.
This impact includes applicable salary taxes, spending by the workers, and
property taxes during the construction period;

» The spending induced by day visitors; and

» The property and transfer taxes generated by a projected increase in
surrounding property values due to the enhancement of the subject
property facilities and overall neighborhood.

Our analysis of the total tax revenues for the Village of Garden City is limited to
measurable tax revenues which comprise solely of a portion of property tax.

The conclusions set forth are based on an analysis of the existing and potential
future supply and demand for the competitive lodging market as of the completion
of our fieldwork in August 2015. Due to the abbreviated nature of this report, it is
intended for your internal use in determining the potential market demand for the
proposed Subject and for discussions with the Village of Garden City.

As in all studies of this type, the estimated results are based on competent and
efficient management and presume no significant change in the status of the
competitive lodging market from that as set forth in this report. The terms of our
engagement are such that we have no obligation to revise our conclusions to reflect
events or conditions that occur subsequent to the date of completion of our
fieldwork. However, we are available to discuss the necessity for revisions in view of
changes in the economy or market factors impacting the competitive lodging
market.

Since the proposed Subject's future performance is based on estimates and
assumptions that are subject to uncertainty and variation, we do not present them
as results that will actually be achieved. However, our analysis has been
conscientiously prepared on the basis of information obtained during the course of
this assignment and on our experience in the industry. This brief letter report is
subject to the Certification and Statement of Assumptions and Limiting Conditions
presented in the Addenda.
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After you have had an opportunity to review this letter, please feel free to contact us
with any questions or comments, It has been a pleasure to work with you on this
interesting engagement.

Yours sincerely,

PKF Consulting USA

i i 7

/ !..»’L'/',..-Zn "L/'f—-

By: Mark Van Stekelenburg
Senior Vice President
marl.vanstekelenburg@pkfc.com | 212.984.7125

By: Miky Kuo
Vice Prasident
miky.kuo@pkfc.com | 212.207.6048
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A. INTRODUCTION

PKF Consulting USA ("PKF Consulting”) was farmally retained in June of 2015 to
conduct a market demand study and economic impact analysis for a proposed 163-
room Residence Inn hotel to be located just west of the Ring Road W and Ring
Road 5 intersection at Roosevelt Field in Garden City, New York. Our work program
in completing this assignment included the following:

* We evaluated the appropriateness of the Subject site for the development of
the proposed 163-room hotel as a Residence Inn Hotel.

* We researched and analyzed current economic and demographic trends to
determine their impact on future lodging demand in the market.

* We evaluated the historical performance of the overall Garden
City/Westbury/Carle Place hotel market. We then evaluated the historical
performance of the hotels in the local market, which we believe would be most
competitive with the proposed Subject for demand.

* We researched the new supply additions that have been proposed for the
region, and determined which of these projects are likely to be developed over
the near-term. We then determined which of these potential new additions
would compete with the proposed Subject hotel. Considering this new supply
as well as economic trends within Long Island and the New York City
metropolitan area, we then determined the occupancy and ADR that the
competitive lodging market could achieve over the near-term.

* Based on the historical and anticipated future performance of individual hotels
within the competitive set, we then provided our projections of the occupancy
and average daily room rates ("ADR") that the Subject hotel could achieve for
its first five years of operation. For the purpose of this report, we have assumed
that it would be open and available for occupancy by July 1, 2017,

* Economic Impact — we identified visitor spending patterns and the potential
rooms revenue captured at the Subject.

* We estimated the flow of dollars through the economy attributable
to hotel guest direct spending.

s The indirect spending created by this spending.

-B-
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* The number and type of jobs directly and indirectly induced and
supported by the operation of the proposed facilities.

* Fiscal Impact - we completed an analysis of the future tax streams originating
from the subject hotel. We focused solely on fiscal impact to the Village of
Garden City;

Several sources were used in compiling the background information and preparing
the analyses contained in this report These sources include PKF Consulting'’s
Trends® in the Hotel Industry, data gathered through direct interviews with
representatives of local businesses, data provided by sources in the lodging chains
with which the competitive properties are affiliated, and data from various local
government agencies.

B. LOCAL AREA OVERVIEW
Presented in the following section is an overview of the site and its local market.
1. Site Description

The proposed Subject is to be located on a 5.9-acre rectangular parcel located Just
west of the Ring Road W and Ring Road S intersection at Roosevelt Field in Garden
City, New York. Originally an air field, Roosevelt Field is now one of the largest malls
in the state of New York. The proposed Subject site is located on a portion of
Roosevelt Field that is part of the Village of Garden City. The main structures of the
mall are located east of the proposed Hotel site and are located in East Garden City.

The proposed Subject site will be bound by Ring Road W to the east, the Roosevalt
Field Mall Recharge Basin to the south, undeveloped land to the west, and a
Maggiano's Restaurant to the north. As we understand it, access to the proposed
Subject site will provide for direct access from both Ring Road W and Ring Road &.
The site's immediate neighborhood is characterized by a mix of commercial (office
and retail), residential, and public uses. A site plan and area map is presented on
the following pages.

The location of the site is ranked "very good” to "excellent” overall, as outlined
below.
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Subject Site Analysis
- Excellent | Very Good Good Fair Poor
Accessibility X
Visibility X
_Praximity to Demand X
Long-term Strategic Potential X | B

The preliminary site plan is presented below.
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2. Area Review

It is generally recognized that the relative success of a hotel is influenced by factors
that can be broadly categorized as economic, governmental, social, and
environmental. Therefore, it is necessary to evaluate the dynamics of these factors

within a market to understand their effect on the projected utilization levels of a real
estate property.

The proposed Subject will be located at Roosevelt Field in Garden City, New York.
Garden City is located on Long Island in Nassau County, New York, This area review
will focus on the data and influences of this region on the proposed Hotel.

Village of Garden City: The Village of Garden City is an incorporated area in
central Nassau County, New York. Garden City has a total area of 5.3 square miles
and is located approximately 18.5 miles east of midtown Manhattan. The Village of
Garden City has over 22,000 residents, 1,100 businesses, and over three million

«11-
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square feet in commercial real estate. While, renowned for its upscale retailers, it
serves as the financial, legal, and governmental hub of the County.

Founded in 1869 by Alexander T. Stewart, Garden City was one of the first planned
communities in the United States. This community with its tree-lined streets,
gracious homes, and a thriving business district has long been one of Long Island's
most desirable municipalities in which to live and work with property values
exceeding the Long Island average.

The Village of Garden City is bordered by the municipalities of East Garden City,
Hempstead, West Hempstead, Garden City South, Franklin Square, Stewart Manor,
New Hyde Park, Garden City Park, Mineola, and Carle Place.

Nassau County: Nassau County is located immediately east of New York City,
within the New York-Newark-Jersey City, NY-NJ-PA Metropolitan Statistical Area. It
has a total area of 453 square miles, of which 285 square miles is land and 169
square miles is water. Nassau County is one of four counties that occupy Long
Island and is bordered to the west by Queens County and Kings County and to the
east by Suffolk County. There are two cities, three towns, 64 incarporated villages,
and more than 60 unincorporated hamlets in Nassau County.

In 2012, Forbes magazine reported that Nassau County was one of the highest
income communities in the U.S. and the most affluent in the state of New York,
comprising four of the nation's top ten towns by median income.

Employment, Demographics, and Economy: A demographic snapshot of Garden
City, Nassau County, the State of New York, and the New York-Newark-Jersey City,
NY-NJ-PA M5A is presented on the following chart.

Presented after the demographic snapshot is an economic snapshot of Nassau
County-Suffolk County as prepared by Moody's Analytics.

=12 -
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Commercial Office Market: The office market represents a source of demand for
lodging accommodations and a review of recent trends is meaningful.

Garden City is part of the Central Nassau submarket, the largest office submarket on
Long Island. With over 10 million sq. ft. of office space, the Central Nassay
submarket represents approximately 25 percent of the 41 million sq. ft. of office space
on Long Island. According to CBRE's Q2 2015 issue of Long island Office Marketview:

“Long Island ended the quarter with positive net absorption of 247,000 sq. ft, an
improvement over Q2 2014's total of positive 65000 sq. ft. Year-to-date net
absorption is positive 383,000 sq. ft, improving from 2014's mid-year total of positive
30,000 sq. ft. By county, net absorption totaled positive 214,000 sq. ft. in Nassau,
while in Suffolk net absorption was positive 33,000 sq. ft.

The Western and Central Nassau County submarkets are experiencing decreasing
availability rates and rising asking prices with very few large available blocks. Year-
over-year, the Western Nassau availability rate declined from 16.4 percent to 13.5
percent and Central Nassau dropped to 11.0 percent from 12.1 percent. Just two
years ago six of the top ten largest blocks of available space were located in these
submarkets. The majority of those spaces have since been leased and a shift of
available space has occurred to Western Suffolk County.

The Western Suffolk submarket continues to post the highest availability rate among
the five submarkets. At 19.4 percent, the Q2 2015 availability rate increased by 22
percent since Q2 2014 when it registered 15.9 percent. Prospective tenants looking
for large blocks of existing space in the Melville area have many choices with eight
contiguous available unites in excess of 50,000 sq. ft. to choose from. In addition,
First Data Corp. located at 1307 Walt Whitman Road announced plans to close this
Melville office, moving several hundred jobs to Queens. The 195,000 sq. ft. office
building is currently being marketed for sale and should impact the market by year
end, adding anather large available block to the market.

Despite reports of layoffs and companies relocating off Long Island, the
unemployment rate continues to decline with a May 2015 rate of 4.5 percent, down
from 49 percent May 2014, The number of private sector jobs on Long Island
increased over the year by 18,400, or 1.6 percent, to 1,137,200 in June 2015. The
financial activities sector is starting to pick up again, adding a record 1,300 jobs in
June, nearly double the monthly average of 800."
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The primary office users in Garden City, Carle Place, and Westbury-are presented in
the table below,

Tenant B Bullding Address Sq.Ft
1-800-lowers. com 1 Cld Country Road, Carle Place, MY 20,000
American Automaobilz Assacizlion 1415 Kellum Placa, Garden City, MY B2 102
Barmes & Moble, Inc. 1400 Qld Country Road, Wastbury, MY 79,000
Barkman, Hanock, Peterson & Paddy 100 Garden City Plaza, Gardan Cley, MY 44,033
Bertelsmann, Inc. 304 Franklin Avenue, Garden City, MY TTor
Cullen & Dakiman LLP 100 Quentin-Rooseved Baulevard, Garden Ciy, MY 48,4868
GEICO 873 Merrick Avenue, Wesibury, NY 43,000
Heaithcare Pariners, P&, 501 Frankiin Averue, Ganden City, by 58,000
Ipsas-Mpd inc 1600 Stewarl Avanue, Westbury, MY 33,084
J.P. Morgan Chase bManhatlan 200 Stewart Avenue, Gardan Cily, MY 177,332
Jaspan Schlasinger Hoffman LLP 300 Garden City Plaza, Garden City, MY 38,00¢
L'Abbate, Balkan, Colavita & Continl, L.LP. 1001 Franklin Avenue, Garden City, MY 48,000
Lewal 3 Communications, Ine. 71 Clinton Road, Garden Cily, NY 34,000
Wargalin, Winer & Evens LLP 400 Garden City Plaza, Garden City, NY 25,804
Kerill Lynch & Caomparny, nc, 1323 Franklin fwanus, Garden City, MY 50,154
Mayer, Supzzie, English & Klain 980 Stewan Avenua, Garden City, NY arerr
Massau BOCES 1 Marrick Averue, Westoury, MY 11520 52,138
Maszau BOCES 71 Clintan Road, Gardan City, WY B0,030
Massau Educators Federal Cradit Lrian 1000 Corporate Drive, Wastbury, 8y 48,900
Mew York Community Bancorp, Ing, 615 Merrick Avonue, Wasthury, MY 78,000
arlh Shore Long Istand Jewish Heallh Systems 572 Brush Haollow Road, Wastbury, KY 127,418
Sanford-Srown nstiluts 711 Stawart Averue, Garden City, WY 3,802
State=-Wide Insurance Company 801 Franklin fvanusa, Garden Cily, MY nTio
Treiber Group, LLC 377 Dak Straet, Garden City, MY 37,000
TSG Financial LLC A0 Franklin Avenuea, Garden City, WY 30,0C0
Willlam Pern Life Insurance Company of Maw York 100 Cuentin-Roosevelt Boulevard, Garden City, WY 30,000
Winthrop Univarsily Hospital 1404 Franklin Avenus, Garden Gity, MY 50,000
Total | 1520854

Air Transport: Nassau County is served by three major airports: Macarthur Airport,
LaGuardia Airport, and John F. Kennedy International Airport. Additionally, Newark
Airport serves the MSA.  Air passenger traffic in the region plummeted in 2001
resulting from the terrorist attacks in September and the resulting closure of
airports for several days and decline in airline travel. The pre 9/11 levels were
surpassed in 2004 and have continued to increase to date. A surge in International
arrivals in 2004 helped JFK's traffic to climb by 18 percent. However we also note
that a significant portion of JFK's growth is attributable to Jet Blue, a low fare carrier,
Total regional volume in 2007 was at record levels, preceding declines in 2008 and
2009 attributable to the recession. Passenger volumes began rebounding in 2010,
and in 2014 surpassed previous records. Over the next few years, we expect that air
passenger volume will continue to rebound and grow at moderate levels.
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The following table presents historic air passenger volume at LaGuardia Airport and
JFK between 1985 and 2014. The 2014 and 2015 performance of Macarthur is
presented in a separate chart.

Mew York Region Historical Alrport Passenger Voluma

{In Millians)
ar. to Prior Year
Year Mewark LaGuardia JFK Domestic Int’l Total Amount  Percent
1985 266 20.5 289 62.1 158 77.8 - -
1890 22.3 228 29.8 534 207 T46 (3.3) -4.2%
1585 26.6 206 a0.4 553 22.1 Tr4 2.8 38%
2000 342 25.4 328 62.2 306 Bz2.8 15.4 18.9%
2001 305 21.9 294 56.7 26.6 B33 {9.5) -10.2%
2002 232 220 289 558 255 Bt.d {1.9} -2.3%
2003 294 225 3.7 580 2B 84.1 27 3.3%
2004 31.9 24 4 375 B4.8 259 94.4 10.3 12.2%
2005 330 59 40.58 BE.1 322 100.3 58 62%
2006 357 258 426 0.8 336 1044 4.1 4.1%
2007 364 24.9 477 T4.3 357 110.0 5.6 54%
2008 354 234 478 T2.4 L7 107.0 (3.0) 2.7%
2009 334 221 4549 63.3 338 101.8 (5.2} -4 8%
2010 331 24.0 485 63.2 354 103.6 1.7 1.7%
2011 337 241 477 69.0 385 105.5 1.9 1.8%
2012 34.0 257 49.3 7.7 37T 109.4 34 3.7%
2013 35.0 26.7 50.4 72.8 98 112.5 a1 2.8%
2014 5.6 26.9 53.2 738 41.8 1157 32 2.9%
Way-14 13.7 106 201 286 158 444 . :
May=15 14.5 11.0 215 T 16.3 470 2.8 3.9%

CAGR 1985-2013 0.73% 0.85% 2.01% 0.58% 3.33% 1.32% - =

Source: The Part Authority of New York and New Jorsey
—Compiled By, FXF Consuliion US4
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Ground Transportation and Rail: Regional access is provided by the Long Island
Expressway, the Northern State, Southern State and Meadowbrook Parkways.

Rail service is provided by the Long Island Rail Road (LIRR) via the Hempstead line.
The six stops are Garden City, Nassau Blvd, Manor, Country Life Press, Mineola,
Merrillon Ave, and New Hyde Park Road. Travel time to Manhattan ranges from 30
to 54 minutes, depending on the branch used.

Demand Generators: Lodging demand in Garden City and Nassau County are
generated by commercial/corporate and leisure sources. According to the Long
Island Convention and Visitors Bureau and Sports Commission, tourism on Long
Island is a $5.6 billion industry, welcoming over 9.1 million visitors annually.

Demand generators are presanted below:

* Covanta Energy

» Hofstra University
+ Nassau Coliseum
* 1-800-Flowers HQ
s Lufthansa US HQ
¢ DealerTrack HQ

» FTIConsulting

» LIRR Station
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* Nassau University Medical Center
»  Adelphi University

¢ Lockheed Martin

e Cherry Valley Club Inc

« (Garden City Golf Club

¢ Long Island Golf Association

» Roosevelt Field Mall

* Cradle of Aviation Museum

¢ Long Island Children's Museum
s Jericho Terrace

* Eisenhower Park

¢ Westbury Theater

* Bethpage State Park

* Jones Beach State Park

* Belmont Race Track

* Sanford Brown Institute

e Winthrop University Hospital

e Nassau Community College

* Long Island Jewish Hospital

¢  Mercy Medical Center

o North Shore University Hospital
» Franklin Avenue

e AAR

»  Verizon

e Over 2,000 Wedding Venues

C. HOTEL MARKET ANALYSIS

PKF Hospitality Research (PKF-HR) has determined through econometric analysis
that strong relationships exist between employment, income, price, and demand for
hotel rooms. Using proprietary models developed in the course of this research
PKF-HR, produces national quarterly forecasts for demand, occupancy, average daily
room rate (ADR), revenue per available room (RevPAR) and supply. These forecasts
use baseline historical hotel operating data from Smith Travel Research, and historic
and forecast economic data from Moody's Analytics. Hotel Horizons® reports are
published on a quarterly basis for 61 markets and six national chain-scales.
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PKF

The following table shows the forecast for all hotels in the Long Island market from
PKF-HR's Hotel Horizons™ Report June to August 2015 Edition.

Long Istand Forecast - All Hotels

Year Period . Dec A0 - ADR - - ~AADR RevPAR ARevPAR A Supph A Demand
A £449% 43% Lraay 1.46% 5?51.'.!'. i EA% S
Bryip £ran 6% S:TUAL I5n GRd, 00 L X GA%
;12 1 S5 LE% SilaEn 2% 46401 1T Gak P
112 2 £310% 4% 511633 474 42582 3% L% A%
il 3 Tid 1% L4144 LY £108.14 2.0% i1 Bl
iz 4 EFL Y 21.4% 511358 103 5104.25 A7.3% LR 217%
BT e e ae sous SR Sy am osn  am
A1 1 0¥ AR 13s AT V16% 0% AR
2013 ¥ TS 5115237 T0% 55051 15.1% ark E1%
011 i A% S151.06 51% §119.143 w1 L T5H e
= R 15,45 S13563 M $R2.TS do.6 LTS -bass
BT e A $1356] 1% 4EES 81% [T ™
a0t T3 e 413160 145, sraar W oan leew
2014 T L% 41187 0% S10155 4.0 o5% 11%
s 3 1% S15814 AN S1HrAL 0% oa% 1N
014 4 [k 513142 46% 530,71 Af% hER 0%
m fuvisal e bl ."a]-hTJ_: 3 -'I_“'n_ -5-1-':'.19 ']-..F‘; [ ] 4%
LR 1 5% 513530 2% sra.'.u AT L _4_1-",
LSE 2 L% FEE AR 22% LI5S Lan 0% £ 1k
HI5F 1 e 515250 2% Ly R L A 3%
i3 4 ies £437.98 s0x 9189 53% 0% 2%
e nEk 514307 2% FPRTEY 1 ne P
Arnuct i i 7% S107.7% 5.3% 18% 200
Asviend flh HisTaz d4.5% LARERT: 4.7 % 6% 18%
Annuct &L S1ELTS 40% L3750 4.2% 115 (BL
cniilal, il 516913 RRL S48 pit pa% 0.4%
m Trafirg 4G T1E% L% Sia0.h 10 Slonrl 5T% 0.6% 4%

As the national and regional economies rebounded in 2012 and 2013, the Long
Island hotel market enjoyed strong RevPAR growth of 8.5 percent and 8.2 percent,
respectively. In 2012, RevPAR growth was the result of a 24 percent gain in
occupancy and 5.9 percent gain in ADR. In 2013, RevPAR growth was attributable to
a 4.6 percent gain in occupancy and 3.4 percent growth in ADR. RevPAR gains
slowed to 0.7 percent in 2014 due to a 2.5 percent decline in occupancy and a 3.4
percent gain in ADR. The decline in occupancy is due to typical market fluctuations
during the first quarter of 2014, when the competitive market is at its slowest, and
ongoing impacts from currency exchange rates and Airbnb.

Looking forward through the remainder of 2015, prosperous times should continue
for the Long Island hotel market. RevPAR growth is projected at 3.0 percent for
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2015, with occupancy-increasing 0.8 percent, to 71.5 percent, and ADR growing 2.1
percent. Occupancy levels are projected to remain at approximately this level for
the five year projection period as the market is largely at capacity during periods of
peak demand and is unable to accommodate additional demand. Supply growth is
not projected outpace accommodated demand increases and is projected to be
below the long-run average of 1.8 percent (with the exception of 2016). Given the
projected scarcity of hotel rooms for consumers, pricing power should generally
remain with operators. PKF-HR is forecasting ADR growth rates above the pace of
inflation through at least 2019

For the next four calendar quarters, PKF-HR forecasts the following for the Long
Island hotel market:

¢ Occupancy - Occupancy will increase to 715 percent, better than the
previous four quarters’ rate of 71.2 percent and above the long-run average
of 68.2 percent.

e Average Daily Rate - ADR growth expectations are weakening, 3.0 percent vs.
the past four quarters’ rate of 3.8 percent, but are above the long-run
average of 2.1 percent.

» Revenue per Available Room — RevPAR growth projections are falling to 3.4
percent as compared to the past four quarters’ rate of 5.7 percent, but are
greater than the long-run average of 1.9 percent.

« Supply — Supply growth is less active, 0.1 percent vs. the past four quarters’
rate of 0.6 percent, and under the long-run average of 1.8 percent.

=« Room Revenue Per Available Room - RevPAR growth projections for the next
four quarters are falling to 7.8 percent as compared to the past four quarters’
rate of 8.5 percent, but are greater than the long-run average of 3.2 percent.

Presented below is a table summarizing the forecast for Long lsland. The full
forecast is presented in the Addenda.
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LONG ISLAND FORECAST SUMMARY

"y | oce — Ave | ADR  AADR

2010 849% 43%  SE2077  -Le%  $TE3e 2T
20H TSR 48%  PI2381  25% 98406  T.3W
2012 B9.5%  Z4% BI3LE RS BT &34
2013 TATH  46% BI3563  34%  TORES 8%
2014 TSN -25%  $14019  34% 89939 OT%
20157 FISN DA% RMIIT 0 20%  $10233 0%
Z01F FISR 0% 0T 3% BIOTT 5.3,
ZNTE TITS 0.2% BI5F43  45%  BH2B1 &4TR
20187 TLED % B3T3 40%  WITI0 42%
2019F  FI5%  -0.3%  BI827 34 BE2109 30%
Long Run Averages - 1988 1o 20145 i

Cecupancy: 65.2% A BOR: 20% A RevPAR: 1.9%

wpurces PLF Han=mylity Bezegreh | STR iz

1. Competitive Lodging Market Overview

In our analysis of the competitive market for the proposed Subject, we have focused
on similarly-positioned properties located in Garden City, Carle Place, and Westbury
proximate to the proposed Subject site. These hotels are summarized in the
following table. It should be noted that the Garden City Hotel was included in this
competitive set solely due to its location in Garden City. With the exception of the
Garden City Hotel and the Holiday Inn Westbury, the hotels in the competitive
market are nationally affiliated, select-service hotels designed to primarily capture
transient demand. The Garden City Hotel is uniquely positioned as an independent
hotel, catering to group demand. Accordingly, the Garden City Hotel does not
directly compete with the competitive set for demand, but has been included in the
competitive set due to its location in Garden City.

Competitive Market

Year Year
Hotel | City Rooms Built Affiliated
Homawaed Suites Cada Placs Garden Gity Cade Place 150 2013 2013
Hafiday Inn Westbury Leng |sland Care Place 152 1973 1973
Hyatt Place Garden City | Garden City 122 010 2010
Hampton Inn Gardan City | Garden City 143 2005 2006
Hilton Gardan Inn Wastbury | Westbury 140 2003 2003
Garden City Hotel | Gasden City 212 1953 2014
Subtctal a7ra - -
Proposed Residence Inn Garden City Gardan City 183 a7 | -
Total 1,142 - -
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Of the hotels within the selected competitive set; one is-an extended-stay hotel, two
are full-service hotels, and three are limited-service hotels. Three of the hotels are
affiliated with Hilton Hotels & Resorts (Homewood Suites, Hampton Inn, and Hilton
Garden Inn), one is affiliated with Intercontinental Hotels (Holiday Inn), one is
affiliated with Hyatt Hotels and Resorts (Hyatt Place), and one is an independent
hotel (Garden City Hotel). These hotels represent upper midscale, upscale, and
luxury hotels (based on Smith Travel Research classifications).

*« Homewood Suites Carle Place Garden City: The 150-room Homewood
Suites Carle Place is the newest addition to the market, It opened in 2013
and is an extended-stay hotel. The hotel offers studios, one-bedroom, and
two-bedroom guestrooms, all with kitchenettes. Other amenities include,
complimentary breakfast, guest laundry, an indoor pool, a fitness room, a
business center, putting green, and a 1,820 square foot meeting room. We
estimate that this hotel caters to approximately 55 to 65 percent extended-
stay demand. The 2014 occupancy and ADR of this hotel are above the
average of the competitive market,

= Holiday Inn Westbury Long Island:  The 152-room Holiday Inn Westbury
opened in 1973 and is the oldest property in the competitive market. The
hotel offers 57 king guestrooms and 95 double guestrooms, Amenities
include the Sporting New Grill (restaurant and bar), 1,914 square feet of
meeting space, a business center, a fitness center, and outdoor pool. The
2014 occupancy and ADR of this hotel are below the average of the
competitive market,

= Hyatt Place Garden City: The 122-room Hyatt Place Garden City opened in
2010. Hotel amenities include complimentary breakfast, 24-hour food and
beverage service via the Gallery menu, a fitness center, a business center, and
1,147 square feet of meeting space. We estimate that approximately 15
percent of the demand at this hotel is extended-stay demand (length of stay
aver five days). This is more extended-stay demand than the typical transient
hotel captures. The 2014 occupancy of this hotel is above the average of the
competitive market while the ADR is slightly below.

= Hampton Inn Garden City: The 143-room Hampton Inn Garden City
opened in 2006 and is located next to the Hyatt Place Garden City. Hotel
amenities include complimentary breakfast, a business center, a fitness
center, a swimming pool, guest laundry, and a 625 square foot meeting
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room. The 2014 occupancy of this hotel is in line with the average of the
competitive market while the ADR is slightly below.

Hilton Garden Inn Westbury: The 140-room Hilton Garden Inn Westbury
was built in 2003. Hotel amenities include the 24-hour Pavilion Pantry
(restaurant), microwaves and refrigerators in guestrooms, a business center, a
fitness center, a swimming pool, guest laundry, and a total of 1,380 square
feet of meeting space. The 2014 occupancy of this hotel is in line with the
average of the competitive market while the ADR is above.

Garden City Hotel: The 272-room Garden City Hotel is a landmark hotel in
Garden City. Built in 1983, the hotel recently completed a $35 million
renovation in 2014. The hotel was closed from January 2014 through May
2014, The Garden City Hotel is a luxury hotel featuring the Polo Steakhouse,
Polo Lounge, more than 25,000 square feet of flexible meeting facilities, a
Red Door Spa by Elizabeth Arden, indoor fitness center and pool, a gift shop,
a business center. The Garden City Hotel is positioned to cater to the
meetings and social business that the other properties in Garden City cannot
accommodate. Accordingly, we are of the opinion that the Garden City Hotel
does not directly compete with the other properties identified in the
competitive market, In 2014, following the completion of the renovation, the
occupancy and ADR of this hotel are above the average of the competitive
market. As the only luxury hotel in the market, the ADR is well above the
average of the competitive market.

In conducting our research, we have identified several other projects in various
development stages that could have an impact on the proposed Subject. Based on
our research, we are of the opinion that two of these projects will be directly
competitive with the proposed Subject. A brief description of the projects is
presented below.

Courtyard Westbury Long Island: The proposed 145-room Courtyard
Westbury Long Island is to be located at Merrick Avenue and Privado Road in
Westhury, NY. It is currently under construction. The hotel will be affiliated
with Marriott International and is scheduled to open in March 2016.

Springhill Suites Long Island Carle Place: The proposed 120-room
Springhill Suites is to be located at Westbury Avenue and Glen Cove Road in
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Carle Place, NY. The Springhill Suites is currently under construction and is
scheduled to open in April 2016, It will be affiliated with Marriott
International as well and is located near the Homewood Suites Carle Place.

For the purposes of this analysis, we have accounted for the annualized additions of
the annualized additions of the Courtyard Westbury in March 2016 and the
Springhill Suites Carle Place in April 2016. We are of the opinion that only these two
hotels will be directly competitive with the proposed Subject.

A map of the competitive market is presented on the following page.
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2 Demand Segmentation / Business Mix

As presented in the table below, demand in the competitive lodging market is
comprised of transient demand (commercial/corporate demand and leisure
demand) and group demand. Transient demand is estimated to be approximately
85 percent of the total demand. Group demand is estimated to represent 15
percent of the total demand. It should be noted that only the Garden City Hotel has
meaningful meetings and event facilities. The table below presents the 2014
demand segmentation.

Demand Segmantation

Market Segment | Room Nights | Ratio
Transient 216,224 a85%
Group 36,843 15%
Total 253,067 | 100%

As will be discussed later, extended-stay demand is defined as a stay of five or more
consecutive nights. Both transient guests and group guests can be categorized as
extended-stay demand. We estimate that between 15 to 20 percent of the total
demand is extended-stay demand {40,000 to 50,000 room nights). Most extended-
stay guests are commercial travelers, which is considered transient demand. We
estimate that approximately half of the current extended-stay demand in the market
(20,000 to 25,000 room nights) currently stays at the Homewood Suites Carle Place.
The balance of the extended-stay demand is spread amang the other hotels in the
competitive market. As a luxury, independent hotel, the Garden City Hotel likely
captures the least amount of extended-stay demand.

As a Residence Inn branded property, which is the Marriott International extended-
stay brand, the proposed Subject will operate similarly to the Homewood Suites
Carle Place. It will primarily capture extended-stay demand. Due to the strength of
lodging demand in the competitive market, we are of the opinion that the proposed
Subject will capture mostly new demand and that there will be minimal demand
overlap with the existing hotels.

3. Historical Performance of the Competitive Market
The following table summarizes the historical performance of the competitive

market from 2010 to 2014 as well as for the year-to-date (YTD) periods ending May
2014 and 2015.
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As discussed earlier, the hotels in the competitive market are located in the Central
Nassau County market. Lodging demand generators for this market are primarily
located in Nassau County as well.

Proposed Ragidence Inn Garden City - =
i e Historical Performance of the Competitive Market 0000
Percent | Occupied Parcent Markat Percent

Annual Percent

Year Supply  Change Rooms Change | Occupancy ADR Change | RevPAR  Change
2010 302,535 - 225703 - T4.8% $14297 - $106.64 .
201 302,585 0.0% 234211 38% T7.a% F142.31 -0.5% £110.15 3.3%
012 302,525 0.0% 243,530 4.0% 80.5% $153.43 7.8% 512348 12.1%
2013 348210 151% 285,085 17.1% 51.8% 161586 5.5% $132.52 7.3%

2014 216,080 -52% 233,067 -11.2% 80.1% F165.45 2.2% §132.49 0.0%

CAGR 1.1% 2.0% 3.7% 5.6%
¥TO May'14 | 131,704 - 100,524 - T6.4% $156 35 - 119,45 5
YTO May'15 | 148,880 13.0% 114,186 13.5% TE.T% F163.90 4.2% §12570 52%

Sourse: PKE Consiiting USA

* As shown on the previous table, supply has increased at a compound annual
growth rate (CAGR) of 1.1 percent over the past five years. The 15.1 percent
supply increase in 2013 reflects the annualized addition of the Homewood
Suites Carle Place in March 2013. The 9.2 percent supply decrease in 2014 is
attributed to the renovation of the Garden City Hotel. Based on the Smith
Travel Research participation list, the Garden City Hotel was under renovation
from January through May 2014 and did not report. The 13.0 percent
increase in supply as of YTD May 2015 accounts for the completion of the
Garden City Hotel renovation. It should be noted that changes in supply
attributable to the Garden City Hotel were only temporary as the hotel has
remained in the market. The only actual addition to the market was the
Homewood Suites in March 2013,

« As shown in the previous table, demand as measured by occupied rooms has
increased at a CAGR of 2.9 percent over the past five years. Demand
increased 3.8 percent in 2011 and 4.0 percent in 2012 following the recent
recession. As a result, occupancy increased from 74.6 percent in 2010 to 80.5
percent in 2012. Occupied rooms then increased 17.1 percent in 2013
following the March 2013 addition of the Homewood Suites. Due to the
strength of lodging demand in the competitive market, demand growth
exceeded supply growth, resulting in occupancy peaking at 81.9 percent in
2013. Occupied rooms then declined by 11.2 percent in 2014 due to the
renovation of the Garden City Hotel. There was minimal change in actual
demand as occupancy remained healthy at 80.1 percent, further supporting
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that there limited overlap in the demand segmentation at the Garden City
Hotel versus the limited service, select service, and extended stay products
that comprise the remainder of the competitive set. More recently as of YTD
May 2015, occupied rooms increased 13.5 percent, resulting in occupancy of
76.7 percent. As noted earlier, the Garden City Hotel was open in 2015 and
was immediately absorbed by the market following the completion of its
renovation. At this level of occupancy, the hotels in the competitive market
are operating at or near maximum capacity and are unable to accommodate
additional demand during peak periods. This creates unsatisfied demand in
the market and supports additional hotel development.

Over the past five years, ADR has increased at a CAGR of 3.7 percent. The
market ADR declined by 0.5 percent in 2011 as the competitive market did
not have the ability to pursue rate growth following the recession. The
market then achieved strong ADR growth of 7.8 percent in 2012 as
occupancy in the market exceeded 80.5 percent. ADR growth then tapered
to 5.5 percent in 2013 and 2.2 percent in 2014. [t should be noted, however,
that for five months of 2014, the Garden City Hotel was under renovation and
has historically achieved the highest ADR in the competitive market. More
recently as of YTD May 2015, the competitive market ADR increased 4.8
percent over YTD May 2014. This is very healthly when compared to the
overall Long Island projection of 2.1 percent ADR growth in 2015,

Overall, RevPAR has increased at a CAGR of 5.6 percent over the past five
years. It has increased 5.2 percent as of YTD May 2015 primarily as a result of
4.8 percent growth in ADR.

Unlike the majority of hotel markets, the Central Nassau County hotel market
Is not particularly affected by seasonality. Ilustrated in the following table is
monthly occupancy for the competitive market from January 2012 to
December 2014. The months of December, January and February are lower
demand periods with occupancy in the mid 70 percent range. March is a
shoulder period with occupancy of approximately 79 percent. Monthly
occupancy between April and November ranged from 80 to 88 percent. This
high level of occupancy is unlike most hotel markets and points to the depth
of demand for rooms in the competitive market. We are of the opinion that
this provides further evidence of demand for additional hotel development in
the competitive market.
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Competitive Market Seasonality (Monthly)

Monthly 3-Year

Occupancy 2012 | 2013 | 2014 Avg.
January BE% BT% B6% T 3%
February 67% | &4% | T1% T4%
March T9% | B1% | 7% 7055
April T7% 84% 24% 82%
May 0% | 83% | 84% 82%
Juns 87% | 88% | B8% 88%
July 81% | 84% | 85% 84%
August B4% | 85% | BAW BE%
September 81% | 85% | 24% 83%
Oetober 81% | 83% | 83% 82%
Movember 91% T4% T 80%:
Dzcember 0% | 66% | 72% T6%
231% 82% 0% a1%

The following table illustrates hotel demand patterns in the competitive
market by the day of the week over the past three years. Demand typically
peaks on Tuesdays, Wednesdays, and Saturdays, Commercial travel drives
Tuesday and Wednesday demand while leisure travel drives Saturday
demand. Mondays, Thursdays, and Fridays are shoulder periods with a mix of
commercial travel and leisure travel. Sundays are typically the slowest with a
mix of discounted commercial and leisure travel.

i Three Year Occupancy | ; e
Sun Mon Tue Wed Thiu Fri Sat Total Yaar
Jun 12 - May 13 GE.Q 8452 90.5 of.d 2.8 B3.%g 0.4 a4.4
Jun 13- May 14 B0.1 T80 ar1 BTG Tr.3 73.3 4.9 73.2
Jun 14 - May 15 50.2 7.6 ar.3 BG4 773 B1.1 25,9 73.8
Total 3 Yr G2.6 a0.2 8B.2 EB.1 T9.1 1.4 BB.1 B

-

The following table illustrates the ADR of the competitive market by day of
the week over the past three years. It should be noted that the ADR on
weekdays (Sunday through Thursday) range from $157.23 to $164.13 over
the past five years. ADR on weekends (Friday and Saturday) are actually
higher than weekdays and range from $163.05 to $167.68. Unlike most
markets, the Central Nassau County hotel market has a thriving weekend
business and does not have to discount rate to capture demand. In fact, the
market is able aggressively drive rate growth on weekends. Mast of this
weekend business is driven by summer leisure travel and weddings/social
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business. This further illustrates the depth of demand in the local lodging
market.

Sun Men Tue Wad Thu Fri Sat Total Yaar

Jun 12 - May 13 156.42 160.75 16214 181.74 158.70 158.71 151.56 160.06
Jun 13 - May 14 153.88 15d.64 16233 181.72 157.50 159.64 154,34 160.07
Jun 14 - May 15 161.83 163.58 167.51 167,35 163,30 17006 176.06 167.47

Total 3 ¥r 157.23 161.08 16413 162.72 158.98 163.05 167.68 162,60

D. DEVELOPMENT PROGRAM

Based on our discussions with you, we understand that plans for the proposed
Subject have not yet been finalized. While plans have not been finalized, the
proposed Residence Inn has been approved by Marriott International for
development under a franchise agreement. We have been provided with a site plan
and a rendering of the proposed Subject as will be presented in this section.

As we understand it, the proposed Subject will be a 163-room Residence Inn Hotel.
The proposed Subject will be situated on a 5.9-acre parcel at the southern
intersection of Ring Road West and Ring Road South at Roosevelt Field. The
Residence Inn will consist of approximately 118,000 square feet of building area. All
guestrooms will have kitchenettes and separate sitting areas. Amenities will include
a breakfast area, an indoor pool, a fitness area, approximately 750 square feet of
meeting space, guest laundry, a sundries area, and 180 parking spaces.

As we further understand it, the Village of Garden City will need to modify existing
CR zoning definitions to allow for a hotel, via a special permit from the Village's
Board of Trustees. Assuming that this special permit is issued in 2015, construction
on the proposed Hotel would begin during the second quarter of 2016 and be
complete in the third quarter of 2017, For the purposes of our analysis, we have
assumed that the proposed Subject would be open on September 1, 2017.

The proposed Subject will be located at the Roosevelt Field Mall, which is the ninth
largest indoor mall in the country. It is the top performing mall on Long Island,
anchored by Bloomingdales, Nordstrom, Macy's, and Neiman Marcus {under
construction and will open later in 2015). While Roosevelt Field is not expected to
be a significant demand generator for the proposed Hotel, it is an amenity which
provides a competitive advantage. This competitive advantage will allow the
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Upon acceptance of the Application of the Application by the Agency and completion of the
Cost/Benefit Analysis, the Agency will attach the proposed PILOT Schedule hereto, together
with an estimate of the net tax benefit/cost of the proposed PILOT Schedule.
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