RECEIVED

APR 1 4 2017
NASSAU COUNTY INDUSTRIAL
DEVELOPMENT AGENCY By Nassau County DA

APPLICATION FOR FINANCIAL ASSISTANCE

APPLICATION OF:

BSL WOODBURY LLC

APPLICANT NAME

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

filling in blanks:
checking the applicable term(s);

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

. writing “N. A", signifying “not applicable”.

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

The following amounts are pavable to the Nuassau County Industrial Development
Agency (the “Agency™) at the time this Application is submitted to the Agency: (i) a S1,000 non-
refundable application fee (the “Application Fee™); (i1) a $3,500 expense deposit for the
Ageney’s TransactuonBond 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 Apphication (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 pavable to the Agency in connection with this
Application or the project contemplated herein (the “Project™). In the event that the subject
transaction does not close for any reason, the Agency may usc 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 obtaining a cost'benefit analvsis 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 Ageney with
respect Lo 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.

[nformation 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.

March 30, 2017
DATE
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PART I. APPLICANT

A, APPLICANT FOR FINANCIAL ASSISTANCE:

Name: BSL WOODBURY LLC
Address: 201 Jones Road, J“i Floor West, Waltham. MA 02451
Fax:

NY State Dept. of
Labor Reg #: Federal Employer ID #: i

NAICS Code #: 623312

Website:  www.BenchmarkSeniorLiving.com

Name of CEO or
Authorized Representative Certifving Application: ___ Thomas A, Grape

Title of Officer: Chairman, CEO and President

Phone Number: 718-489-7100 E-Mail: N/A

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 taxcd as: Subchapter S _ Subchapter C
501{c)3) Carporation Partnership X

State and Year of Incorporation/Organization: Delaware -2013

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

Firm name:  Forchelli. Curto, Deegan, Schwartz. Mineo & Terrana, LLP
Address: The Omni, 333 Earle Ovington Blvd., Suite 1010

Uniondale. New York 11553

=
A
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Prnimary

Contact: Daniel . Deegan, Esq.
Phone: 516-248-1700
Fax: J6H-248-1724 o
E-Muil ddecgan forchellilaw com =
D. Principal stockholders, members or partners, 1f any (1.e., owners of 107, or more of

equity/votmg rights in Applicant):
Name Percentage owned

BSL Woudbury Development LLC 100%

E: If any of the persons described in the response to the preceding Question., or & 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:

None
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Is the Applicant related to any other entity by reason of more than 50% common
ownership? I YES, indicate name of related entity and relationship:

YES NO X __

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

BSL Woodbury Development 1L1C

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

An affiliate of the Applicant, BSL, Smithtown LLC, is currently receiving financial assistance from the
Suffolk County Industnial Development Apency with respect to a prospective 103-unit assisted hving
facility in Smithtown, Suffolk County, New York,

I 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

I Has the Applicant (or any parent company, subsidiary, aftiliate 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 bankruptey, creditors rights or receivership proceedings or sought
protection from creditors? If YES, attach details at Schedule L.

TES NO X
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M.

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, 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 firm 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 procesding or investigation? If
YES, attach details at Schedule [,

YES NO X
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
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 concern
with which such entities, persons or principal(s) have becn connected, delinquent 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) vears? If YES, attach details at Schedule 1.

YES NO X

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

BSL Woodbury Manager’Member*
Development L.LC

*Secc attached organizational chart

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? [f
YES, attach details at Schedule 1.

YES NO X
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Arc 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

0. Operation at existing location(s) (Complete scparate Section O for each existing
location): NOT APPLICABLE

1. (a) Location:

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

(c) Annual Payroll, excluding benefits;

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

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

(1) Buildings (number and square footage of each):
{g) Applicant’s interest in the facility
FEETITLE: 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, oceupant 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 arca of the State of New
York outside of Nassau County? If YES, complete the attached Anti-Raiding
Questionnaire ( Schedule D).

ES = NO X
3. 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
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County? IF'YES, identify the location of the plant or facility and provide
explanation.

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

YES NO X

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

Does the Applicant (including any related entity or person} or any principal(s) of the
Applicant or its related entitics, 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 Agency or the County of Nassau? If YES, attach details at Schedule 1.

YES NO X

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

Woodbury Road. Woodbury, New York.

ANY RELATED PARTY PROPOSED TO BE A USER OF THE PROJECT:

Name; BSL Woodbury Operations Inc,

Relationship to Applicant: __Licensed operator of the assisted living facility
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Provide the information requested in Questions A through S above with respect to
cach such party by attachment at Schedule 1.

9

Doc &34 T07.2



PART II. PROPOSED PROJECT

A Types of Financial Assistance Requested:

Tax-Exemnpt Bonds
Taxable Bonds
Refunding Bonds
Sales/Use Tax Exemption

Mortgage Recording Tax Exemption
Real Property Tax Exemption

Other (specify):

0 %5500 0

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

X  New Construction of a Facility
Square footage: 73,935

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:

X Acquisition of Land/Building
Acreage/square footage of land: 3.76 acres
Square footage of building:

X  Acquisition of Furniture/Machinery/Equipment
List principal items or categories:

1. Residential room fumiture and equipment (wardrobes, dressers, washer dryers,

HVAC units, wall safes, lighting fixtures)

Residential room kitchenettes (cabinets, sinks, micro-fridges)

Residential bathroom [ixtures (cabinets, sinks, toilets, baths, grab bars)

Contmon area furnitare and equipment (chairs, tables, couches, TV s, lighting

fixtures, artwork)

5. Back of house equipment (HVAC sysiem, commercial kitchen appliances, security
system)

Flrra

10
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E. Briefly describe the purpose of the proposed Project, the reasons why the Project is
neccssary to the Applicant and why the Agency's financial assistance is necessary, and
the effect the Project will have on the Applicant’s business or operations:

The proposed Project is a 91-unit assisted living facility. The parent company of the
Applicant operates in excess of fifty (501 senior living communities throughout New
England and is expanding into the Long [sland area.

D. Is there a likelihood that the proposed Project would not be undertaken by the Applicant
but for the granting of the financial assistance by the Agency? (If yes, explain; if no,
explain why the Agency should grant the financial assistance with respect to the proposed
Project)

IDA assistance has always been assumed in Applicant’s analysis of the proposed Project,
Without such assistance, the Project is not economically feasible.

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

would not be able to proceed with the Project. In such event, the property, which currently

contains a vacant small strip shopping center with ene remaining lenant and a vacant house,
would not be developed by the Applicant and would continue to be an eyesore to the local

aesthetically pleasing and would help satisfy a need for assisted living facilities which are sorely

needed by residents in the immediate area, bot h of which would have a significant]ly positive

impact on the County. Finally, the Project would create sienificant new emplovient to the
County which does pol currently exist, as set forth in Schedule C hereof.

F. Location of Project;
Street Address: G900 Woodbury Road
City/Village(s): Woodbury
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H.

Town(s): Town of Ovster Bay

School District{s): Svosset Central School District

Tax Map Section: 12 Block: 527 Lot: _ 24

Census Tract Number:

Present use of the Project site; Small retail strip center; vacant except for ong store;

vacant house,

{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):

General: $47.094,68
School: £59.178.75

Village: $

(b)  Aretax certiorari proceedings currently pending with respect to the Project real
property? If YES, attach details at Schedule Iincluding copies of pleadings,
decisions, cte.

*COPIES OF TAX CERTIORARI DOCUMENTS HAVE BEEN REQUESTED

YES X NO

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

The Applicant will purchase fee ttle.

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.)

Assisted Living Facility

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

N/A
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L Provide, to the extent available, the information requested, in Part 1, Questions A, B, D
and O, with respect to any party described in the preceding response.

N/A
M. Does the proposed Project meet zoning/land use requirements at proposed location?
YES X NO
1. Describe present zoning/land use: NB
2. Describe required zoning/land use, if different: N/A
) If'a change in zoning/land use is required, please provide details‘status of any

request for change of zoning/land use requirements:

N/A

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

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

YES NO X

If YES, indicate:

(a) Date of purchase:

(b) Purchase price: §

(c) Balance of existing mortgage, ifany: S

(d) Name of mortgage holder:

(e) Special conditions;

If NO, indicate name of present owner of Project site; Joan [, LLC and Joe L1, LLC

13
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=N 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

If YES, attach copy of contract or option at Schedule | and indicate:

(a) Date signed: February 20, 2013
(b) Purchase price: £4,425 000,00

(c) Closing date:

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 NO X
Q. Will customers personally visit the Project site for either of the following economic

activities? If YES with respeet to either economic activity indicated below, complete the
attached Retail Questionnaire (Schedule E).

Sales of Goods: YES NO X = BSalesofServices: 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 commumity (including
impact on infrastructure, transportation, fire and police and other government-provided
services):

The impact on povernment-provided services is expected to be mimimal. Due to the

nature of the Applicant’s business, there will be no effect on the school district as no
school-age children would be added to the district. The Project should have a significant
benefit for the community as it will provide a much needed service 1o seniors and their

families living in the community.

5. Identify the following Project parties (if applicable):

Architect: Moselev Architects
Engineer: EMS Engineering
Contractors:  [To be Determined]
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A.

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 NO X

The Project is not intended to be designed and constructed to achieve LEED certification.
However, many of the design and construction clements of the project will comply with
Green Building Standards.

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

Given the amne of the population in the community in which the Project site is to be located,
there is a signiticant nead for assisted living Facilities.

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

YES NO X

PART I CAPITAL COSTS OF THE PROJECT

Provide an estimate of cost of all 1tems histed below:

Item Cosl

l. Land and/or Building Acquisition S 4.450.000
2. Building Demolition 5 100,000
i Construction/Reconstruction/Renovation S 23,580,090
4. Site Work 5 925,000
5. Infrastructure Work 5

f. Architectural/Engineering Fees S 915,000
7. Applicant’s Legal Fees S 695.000
2. Fimancial Fees 5 1304202
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9. Other Professional Fees %

10.  Furniture, Equipment & Machinery $ 880,000
Acquisition (not included in 3. above)
11. Other Soft Costs (describe) b 6,113,897
12, Other (deseribe) $
Total $ 38.963,189
Estimated Sources of Funds for Project Costs:
a, Tax-Exempt IDA Bonds: b
b. Taxable IDA Bonds: $
¢ Conventional Mortgage Loans: $25.326.073 (65%)
d. SBA or other Governmental Financing: $
Idenmtify;,
¢ Other Public Sources (e.g., grants, tax credits): $
Identify:
f. Other Loans: :
g Equity Investment: $13,637,116 (35%)
{excluding equity attributable to prants/tax credits)
TOTAL $38,963,189

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

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.

YEBS . X NO
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:

YES NO NOT APPLICABLE __X

16
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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

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 NOT APPLICABLE X
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G Construction Cost Breakdown:
Total Cost of Construction:  $25485.091 {sum of 2-5 and 10 in
Question & above)
Cost for matenals: 516,990,061
e Sourced in County: 75%
% Sourced in State:  90% (incl. County)

Cost for lubor: 58,495,030
% Sourced in County: 75%
% Sourced in State:  90% (incl. County)

Cost for “other™ S
% Sourced in County: %o
% 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

Al 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:

e YT e R
Full-time: $_ NA §3,570,632 §4,222,538 §4,275,625
Part-time: ) P

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:

Qg;ggqg_qﬂgh& | Average Salarv or Range | Average Fringe Benefits or

to be Retained: of Salary: I

 Management |
Professional

Admhﬂstruti}%g
Production |

Supervisor
| Laborer

L NOTE: The Agency converts part-time jobs into FTE’s for evaluation and reporting purpeses by dividing
the number of part-time jobs by bwo (2).
18
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Other -
“{fhtégéﬁ""ﬁf Jobs Average Salary or Range | Average Fringe Benefits or
tobeCreated: | of Salary: Range of Fringe Benefits
Management | $38,586-5140,000 $14,214-851.571
Professional 1830.243-577.171 $11.140-$28.427
Administrative $33.371-880.000 $12.293-520,469
Production
Supervisor
Laborer $26.071-343,279 §9.604-515,942
Independent
Contractor’
—Gfllcr ......................... P SR

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

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

Z 84 . ; ;
As used in this chart, this category includes emplovees of independent contractors.

3 R : . ;

= As used in this char, this caregory includes employees of independent contractors,

19
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c. What, if any, is the anticipated incrcase in the dollar amount of production, sales or
services following completion of the Project? N/A

What percentage of the foregoing amount 1s subject to New York sales and use tax? N/A

%

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)?

1%

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

Building Department Fes. License Fees, Hook-up Fees

D. What is the estimated aggregate annual amount of goods and services to be purchased by
the Applicant for each 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 % Sourced in State
Year 1 $778,391 75% 90%
Year 2 §1,030,739 T5% 9%
Year 3 $1,131,718 75% 90%
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, dircctly
and indirectly, as a result of undertaking the project:

The County would receive numerous benefits, mcluding. without limitation, the
gconomic activity associated with the construction of the Project. including the purchase
of building matenals and the providing o struction jobs; the val of blighted and

underutilized structures with an aesthetically pleasing new facility: and the long-term and

the construction of g substantial new structure,
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I Lstimated Value of Requested Financial Assistance:

Fstimated Value of Sales Tax Benefit: $1,465.393
(Le., gross amount of cost of goods and services

that are subject to state and local sales and use taxes

multiplicd by 8.625%)

Estimated Value of Mortgage Tax Benelit; $189.%46
(i.e., principal amount of mortgage leans
loans multiplied by [0.73%])

Estimated Property Tax Benefil:
Will the proposed Project utilize a property tax

exemption benetit other than from the Agency: NGO
{if 50, please describe)

Term of PILOT Requested; 20 vears

Existing Property Taxes on Land and Building: $110.384.70

Estimated Property Taxes on completed Project: ETED
{without Ageney financial assistance)

NOTE: Upon receipt of this Application by the Agency,
the Agency's staff will create a PILOT schedule and estimate
the amount of PILOT Benefit/Cost utilizing anticipated
tax rates and assessed valuation, and altach such information

as Exhibit A hereto.

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

Permit fees to local municipalities and water districts

PART V. PROJECT SCHEDULT,

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

1, {a) Site clearance YES NO % complete
(b} Environmental YES NO % complete
Remediation
21
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(¢) Foundation YES NO_ % complete

(d) Footings YES NO % complete

(e) Steel YES NO Y complete

() Masonry TEE NO % complete

(g) Interior YES NO % complete

(h) Other (describe below): YES NO _ Y% complete

7 If NO to all of the above categorics, what is the proposed date of commencement
of construction, reconstruction, renovation, installation or equippimg of the
Project?
September 2017
B. Provide an estimate of time schedule to complete the Project and when the first use of the

Project is expected to occur:

July 2019

PART VL ENVIRONMENTAL IMPACT

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

The Project is not expected to have anv significant environmental impact. See attached
neeative declaration letter dated September 6, 2016 from the Town Board of the Town of

Ovster Bay,

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
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C.

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

The Applicant authonzes the Agency to make inquiry of the United States Environmental
Protection Agency, the New York State Department of Envirenimental Conservation or
any other appropriate federal, state or focal governmental agency or authority 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 aay schedule, exhibil or statement attached hereto are true,
accurate and complete, to the best of the knowledge of the undersigned.

Name of
Applicant:  BSL WOODBURY LLC

Signature: SVL‘I e P ._,{’.L A
Name: .-ssms.h_mm_j_ =

Title: i
Date: Hj of 7

Sworn o before me this (gth'

day of

2017

E; Notury Puhhc

@m

LMNDA P MARRONE
NoTagy Puslic
o € alth of MJ:Eunchmﬂl
o
Comrisn Exces

Pruse: WO ATl



CERTIFICATIONS AND ACKNOWLEDGMENTS
OF THE APPLICANT

The Applicant hereby cenifies that, 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 industriul or
manufacturing plani within the Sate,

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 Asset 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 order 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 obiain and hereby authorizes the Ageney to
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 federal, state and
Tocal tax, worker protection and environmental laws, rules and regulations.

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

recapture 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.
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SEVENTH:

The Applicant hereby certifies that, as of the date of this Application, the Applicant is in substantial

compliance with all provisions of Article 18-A of the General Municipal Law, including, but not limited to, the
provisions of Section 859-4 and Scetion 862(1) thereof,

EIGHTH:

(i) Does the Project propose the creation of housing?

(ii)

YES X NO

If YES, how many units? 91 assisted living units

If YES, the Applicant hereby cerifies that;

(a) the Applicant has adopted a Fair HousingEqual Housing Opportunity Policy substantially in
the form of Exhibit B to this Application;

(bl the proposed Project complies with applicable fair housing laws and that eligihility criteria for
housing in any part of the Project will not include any residency requirements or preferences,
including durationzl ones, age restrictions (unless for senior housing permitied by law), or other
discriminatory criteria;

ic) the Applicant (1) has pasted irs Fair Honsing/Equal Housing Opportunity Policy publicly; and
{2} will display Fair housing law posters for consumers in its rental or sales office(s), in a form
substantially similar to the model fair housing posters attached 1o this Application as Exhibit C (the
Agency will provide applicants with fair housing law posters for display upon request by an
applicant); and

(d) key employees of the Applicant in charpe of marketing and rental of the Project have
completed (or will complete within one vear of closing) four (4) hours of fair housing training
provided by Long Island Housing Services (“LIHS™) at a reasonably acceptable time and location and
at no additional cost to the Applicant. In the event LIHS declines to provide or make available
reasonably acceptable no-cost fair housing training, the provisions of this Centification VI(i)}d) shall
cease to be of any force and effect.

[f YES to (1) above, does the Project propose the creation of “affordable™ or “work force™ housing

(" Affordable Housing™)?

YES NO _X

If YES, the Applicant hereby certifies that the Applicant (1) has adopted a non-discriminatory

will submit such marketing plan to the Agency in writing prior to closing.

If YES, answer the following questions:

(2) What portion of the Project would consist of Affordable Housing (e.g., number of units)?

26
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(b) What are the eligihility requirements for the AfTordable Housing?

{c) Cite the specific source of such eligibility raquirements (e.g., federal, state or focal law)

Name of
ﬁmlhntiia_wm%_u_
B]": S 1. ‘J\ (:_ 1‘. b

Neme: Sarain Lafie
Tie: et prevident

o BOE 476801 T 2




CERTIFICATION AND AGREEMENT
WITH RESPECT TO FEES AND COSTS

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

The undersigned, being duly sworn, deposes and says, under penaltics of perjury, as follows: that 1am
the chief executive officer or other representative authorized to bind the Applicant named in the artached
application for financial assistance (“Application™) and that 1 hold the office specified below my signature at
the end of this Certification and Agreement, that | am awthorized 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 1o the best of my knowledge and belief,

The grounds of my beliet relative to all matters in the Application that are not based upon my own
personal knowledge are based upon investigations | have made or have caused to be made concerning the
subject matter of this Application, as well as upon mfonmation 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 behall of the Apphicant
that the Applicant hereby releases the Nassau County Industrisl Development Agency, its members, officers,
servants, attorneys, agents and employees (collectively, the “Ageney™) from, agrees that the Agency shall not
be liable for and agrees to indemnify, defend (with counsel selected by the Agency) and hold the Agency
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 agtion 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 acquisiion, construction, reconstruction, renovation, installation
and/or equipping of the Project by the Ageney, and (C) any Turther 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 (i) 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. I, for nnv 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, ar 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 Ageney, its agents,
attormeys or assigns, the Applicant shall pay to the Agency, its agents, attorneys or assigns, as the case may be,
all fzes and expenses reflected in any such invoice.

As an avthonzed representanive of the Applicant, [ acknowledge and agree on behalf of the Applicant
that each of the Ageney’s general counsel, bond counsel, economic development consultant, real property tix
valuation consultant and other expents and consultants is an intended third-party beneficiary of this
Certificalion and Apreement, and that each of them may (but shall not be obligated 10) enforce the provisions
of the immediately preceding paragraph, whether by lawsuit or otherwise, to colleet the fees and expenses of
such party or person incurred by the Apency (whether or not frst paid by the Ageney) with respect to the
Application.

Upon 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)

(B)

(C)

(D)

(F)

(F)
()

(G

Taxable Bond lssues Six-tenths (6/10) of one percent (1%6) for the first twenty million dollars
{520,000,000) of total project costs and, 1M applicable, two-tenths (2/10) of one percent (1%)
for any additional amounts in excess of twenty million dollars ($20,000,000) of total project
Cosls,

Tax-FExempt Bond [ssues - Six-tenths (6/10) of one percent (1 %) of wotal project costs.

Straight-Lease | ransactions Six-tenths (6/10) of one percent {1%) for the first rwenty million
dollars ($20,000,000) of wial project costs and, if applicable, two-tenths (2/10) of one percent
{1%4) for any additional amounts in excess of rwenty million dollars ($20,000,000) of total
project costs

General Counsel Fee — One-tenth (1/10) of one percent (1%) of wtal project costs, with a
minimum fee of 52,0040,

All Tnitial Transactions - Two 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 |st of each year for the term of the finaneing. The annual service fee is subject to
periodic review and may be adjusted from time to time in the discretion of the Agency.
Refundings - The Agency fee shall be determined on a case-by-case basis.

Assumpiions — The Agency fee shall be determined on a case-by-case basis.

Modifications - The Agency fee shall be determined on o 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 band counsel’s fiees, 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 1o 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.

Dhne &5-4 70007 2
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| further acknowledge and agree on behall of the Applicant that, m the event the Agency shall have
used all of its avatlable tax-exempt bond fnuncing allocaton from the State of New York, i applicuble, and
shall accordingly be unable Lo oblam an additional allncation for the benefit of the Applicant, the Agency shall
have no liability or responsibifity as a resulr of the mability of the Ageney o issue and deliver tax-exempt
bonds for the beneti1 of the Applicant,

._-}_."L-i_,.t(/;i < Lo i,_ L"'.AL
MName S Lufj_-‘_,_ )
Tile: v (i preatdd it

HldwsanJQa{nd affirmed 1o me ll~.i:4-__b_uJ

dayof BVl L2010

Notary Public

LINDA P MARRONE
[
mﬁ“ﬂﬁlﬁsm&um

W G ot
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TABLE OF SCHEDULES:
Schedule Title

Al Tax-Exempt Bond
Manufacturing Questionnaire

B. New York State Financial and
Employment Requirernents for
Industrial Development

Agencies
C. Guidelines for Access to
Employment Opportunities
L), Anti-Ruiding Questionnaine
E. Retail Questionnaire
F, Apphicant’s Financial

Autachments, consisting of:

Complete as Indicated Below

If Apphicant checked *YES” in Par 1,
Question IT of Application, if applicable(|

All applicanty

All applicants
If Applicant checked “YES™ in Pant |,
Question 0.2, of Application

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

All applicants

Doy #0154 Tl W7, 2

1. Applicant’s financial staternents for the last two fiscal years (unless included
in Applicant’s annual repors).

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 ¥-K's) since the
most recent Annual Report, iF any.

4. Tn addition, attach the tinancial information described aboye in items F1, T2, and F3 of
any anticipated Guarantor of the proposed transaction, if difTerent than the Applicant,
including the personal financial statement of any anticipated Guarantor that is a narural
person.

Environmental Asscasment Form All applicants

Form NYS-45-MN All applicants

Other Attachments As Tequired



Schedule A

TAX-EXEMPT BOND MANUFACTURIN LUESTIONNAIRE

{‘l'o 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 (o be financed. Use additionial pages

HS NECessary.

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

% Allocate the facility to be financed by function (expressed in square footage) (e.g., production
line, employes 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 tw be financed.

FUNCTION L0 S50. FOOTAGE

TOTAL

3. OF the space allocated to offices above, identify by function (e.g., exccutive offices, payroll,
production, etc.) and location in relation to production {e.p.. same building, adjacent land or
building, off-site, etc.).

FUNCTION LOCATION S50 FOOTAGE

TOTAL

4. O} the space allocated 1o storage or warehousing above, idenlify the square footage and

location of the areas devoted 1o storage of the following;

3l
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50Q. FOOTAGE LOCATION

Raw Materials used
tor production of
manufactured goods

Finished product storage

Component parts of
goods manufacnired at
the facility

Purchased component
pa;ts = N

Other (specily) i

TOTAL
5 List raw materials used at the facility o be financed in the processing of the finished
product(s).
6. List fnished 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 cormect.

Name of
Applicant:

Sigmature;

Name:

Title:

Date:
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Schedule B

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

Pursuant to apphicable law, the Agency requires the completion of an Initial Employment Plan (scc
Schedule ) and a year-end employment plan status report, both of which shall be filed by the Nassau
County Industrial Development Apency (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 Febmary 11 of the succeeding year, together with such employment
verification information as the Ageney tmay 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 entty 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 JTT'A
Entities for such new employment opportunities.

The Applicant will be required to file annually & statement with the New York State Department of
Taxation and Finance 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.

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

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

Date of issue; interest rate at end of year; bonds outstanding at beginning of year; bonds issued
during year; principal payments made during year; bonds outstanding at end of year; 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 Ageney and the Applicant in connection with the proposed Project.

33
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Pleuse sign below to indieate that the Applicant has reed and wnderstood the abpve and agrees (o provide the
diseribed information on g timely basis.

MName of
Applicant: BSL WOODBURY [1LC
3 ;
Stznature; /_;.j],ig {:-5:‘- {Lﬁ { ﬂ
Name: R o
Title: _\f Ty = R |
Date: L) : !:/ j 7
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Schedule C

GUIDELINES FOR ACCESS TO EMPLOYMENT OPPORTUNITIES

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

Applicant Name: BSL WOODBURY L1C

Address:

Type of Business:

Contact Person: Tel. No.:

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

Estimated Number of Estimate of Number of
Full Time Equivalent Residents of the LMA?
Jobs After Cc:mp[ﬁliun that would fill such jobs
of the Project:” bv the third vear
Current and Present Jobs
Planned Oceupalions Per Occupation 1 year 2 vears 3 vears
Management . o 9 9 g 100%
Professional N i 2 2 100%
Administrative 3 3 3 100%%
Production S——— —— . Do —
Supervisor I
Laborer 7 15 17 100%

Independent Contractor

Cither (describe) i e e

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

2 The "LMA”™ means the Local Market Area, which is defined by the Apency as Nassau and Suffolk
Counties, The Labor Market Area is the same as the Long Island Eeonomic Development Region, as established
pursuant (o Section 230 of the New York State Foonomic Development Law

35
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Please indicare the number of remiporary construction jobs anlicipated Lo be created in connection with the

Pleasse indicare the estimnted hiring dotes for the new jobs shown above and any spetial recruiimient or training
that will be required:

Are the Applicant’s employees currently covered by a collective bergaining aprecment?
YES NO

[F YES, Union Mame and Local; —_

Please note that the Agency may ulilize the foregoing employment projections, among other things, to
determine the financial assistance tha: will be offered by the Agency 10 the Applicant. The Applicant
ecknowledges that the transactionbond documents may include a covenant by the Applicant to retain the
gbove number of jobs, types of vecupations and smount of payroll with respect 10 the proposed project.

Attached hereto as Schedule I is a true, correct and complele sopy of the Apphicant's most recent Quarterly
Combined Withholding, Wage Reporting, and Unemployment Inserance Return (Fornm NYS-345-MN). Upan
request of the Ageney, the Applicant shall provide such other or additional information or documentation as
the Agency may require with respect 1o 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

stutement stlsched hereto are true, correct and complete,

Name of
Applicann BSL WOODBURY LLC

{
StEnabire; BNy, oA '--t."’f-" C}—
Nume: AN [ ffbagy U
Tirle: il petident
Dhate: 'I'r.ffr-;/-'“ ’

Rl
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ANTI-RAIDING QUESTIONNAIRF

{To be completed by Applicant if Applicant checked *YES” in Part I, Question O of the Application for
Financial Assistance)

A. 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 Question 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, occopants or tenants of the to-be-removed plant or facilicy:

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

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

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

Names of all current oceupants of the to-be-abandoned plants or facilities:
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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 arc located with respect to the Applicant’s intention
to move or abandon such plants or facilities?

YES . NO

If the answer to Question C is YES, please provide details in g separate attachment,

[F 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

[F THE ANSWER TO EITHER 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 violated if financial assistance is provided by the Agency for the proposed Project.

NOTE: If the propased 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 York, notification will be made by
the Agency to the chief executive officer(s) of the municipality or municipalities in which such plant or facility
was located.

THE UNDERSIGNED HEREBY CERTIFIES that the answers and informarion provided above and in any
statement attached herelo are true, correct and complete.

Name of
Applicant:

Signature:
Warne:
Title:
Date;
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RETAIL QUESTIONNAIRE

{To be completed by Applicant if Applicant checked either “YES™ in Part 11, 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 retal sales to 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 sule of tangible personal
property {as defined in Section 1101(b)} 41} of the Tax Law), or (i1) sales of a service to customers who
personally visit the Project,

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

= 5%

C. If the answer to Question A 15 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 Praject likely to attract a signiticant 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 NO

b

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 offening such zoods or services?

YES NO
Will the Project be loented in one of the following: (a) an arca designated as an empire Zone
pursuant to Article 18-B of the General Municipal Law; or (b) a census tract or block
numbering arca (or census tract or block numbering area contiguous thereto) which,
according to the most recent census data, has (1) a poverty rate of at least 20%, for the year in
which the data relates, or at least 20% of the households receiving pubhic assistance, and (i)
an unemplovment rate of at least 1.25 ames the statewide unemployment rate for the year to
which the data relates?

Gk

YES NO

39
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[f the answer to any of the sybdivisions [ through 3 of Cruestion C is YES, attach details.

i [f the answer to any of the subdmisions 2 through 3 of Question C is YES, will the Project presemve
permuneilt, private sector jobs or mersase the overal! oumber of permanent, privale sector jobs in the
State of New York? ITYES, atlach detanls,

e — NO
L State percentage of the Applicant's annual gross revenues comprised of cach of the following:
Retail Sales: % Services: 17%
I State percentage of Project prenuses wilized for smme:
Retail Sales: Y Services: 5%

The UNDERSIGNED HEREBY CERTIFIES that the answers and mformation provided above and o any
statement attached hereto ave true, correct and complete.

Name of

Applicant: BSL WOODBURY LIC

Signnure: } v
Mame: Ay

Tile:
Dt

Sl
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sehedule F
APPLICANT'S FINANCIAL ATTACHMENTS

THERE ARE NO FINANCIAL STATEMENTS AS APPLICANT WAS FORMED IN 20135

39
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ENVIRONMENTAL ASSESSMENT FORM




Fufl Environmeental Assessieeind Form

Instructions for Completing Part |

Part | b5 to e completed by the applicant or project spansar. Responses becoms pard of the apphoaton lor appooval or fanding

are subject w public review, and moy be subject to further verification

Part [ - Prafect and Setting

Complate Part | based on information currently available. [fadditional reseurch or mvestigation would be needed o fufly respond 10

any item, please answer as thoroughly as passible based on cwment information, indicate whelher missing information does no exisi

or t5 nof rezsonably pvailable to the spansor, and, when passible, generally describe wark or studizs which would be necessany 1o

update or fully develop thar miormation

Applicants'sponsors must complete all tems in Sections A & B In Sections C. D & E. wost itema conmin an mitial question that

must be answered either “Yes™ or “No™. 11 the answer lo the initial question is ~Yes”, complete the sub-questions that follow. |1 the
answer ta the initial question 15 “No™, proczed Lo the pext question. Section F aflaws the project sponsor W denuify and amach any
additional information. Section G requires the name and signature of the projec spansor to venfy that the mfarmation contained

Pert |is accurate 2nd complete.

A Project and Spansor Information.

MNamne of Action or Project
Banchmark Senior Lving & Woodbury

RME2013-067

800 Woodbury Foad, Woodbury KY 11787

Project Location {describe, end attach a general location map)

gxtanaive landscapny

Brief Description of Proposed Action {include purpose or peed)
Demalition of al! existing slructunes. disconseclrermova’ of all Jtiktks, ramoval of sublsurface structures and &1 imperaays surfaces

The Propossd devslopmant will consist of a 2 afory asnisted iing laciiy with 81 unlts, impervicws parking and senace sred, calios. wakways ard

Wzme of Applicant/Sponsor
BSL MY Davelopment, LLC

Telephone: (74ay 439.2808

E'Mu“:}d’agatﬂbenchmrkmaliw.cw-

Address: 40 Willam Street, Sulla 350 (ses cwne: accneas Delow lor Jaan (), LLT & Jos il LLG)

City PO yyanasay

RS Englnearing cio Shnsiophar W Raobinson, PE

Project Contact (if not same as spansor: give name and tifie/role)

Smtc.m Zip Lm*'uem

Telephone. (B31) 271-0576 ant 11

E-Mnit =

cwr @ rmg engineaning oom

Address

3155 Mew York Avedus, 2rd !

CityPO: | State Zio Code:
Hurmglon | MNew Yook 11743

Property Crwmer (if nol same as sponsor)

Telephane 518y 2481700 ant 30

Joan 1 LLG & Joe 1 LLE E-Mail =
ﬁrldrm o B 1
A Agting Dve
| ™ I L o -'I

City T o RAEE Zip Code 5
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B Govermment Approvals

asststance.)

B. Government Approvals, Fending, or Sponsorskip. {“Funding” includes prants, losns tas rehiel and any ather forms a7 financial |

P!nnnmbl Board or Commission

b Government Fntity | M Ves: Identify Agency and Approval(s) Application Date
Required iActual or prejected)
a Uiy Council, Town Board, EAYesTTNo | Town Boart (Special Use Pare & Site Plan Apra 20115 _]
or Village Board of Trustees reiaw| i
b. City, Town or Village Ove=No '

¢ City Council, Town or OvesidMNa
v iI]ilsE Zoning Board ol Appeals

d- Other local agencies WOvesCIMo | Town Plasning Departmant [Ste Pan review] Panding Town Baars
Jercho Waler {Service & RPZ)
& County ngencies paYesTINo | NCOPW (230F Raadway itpravernents & Sewer) | Pending Town Soard |
I Regional agencies Oy eslNe
E State agencies @YesTIN0 | NYSDEC SPOES Parmd for Storm watar Pardding Town Boar
L
h. Federal agencies OIYesiZMo

i Coostal Resources.
i. 1= the project site within a Coastal Area, or the waterfront area of a Designated Infand Watzrway?

i, I3 the project site located in a community with an approved Local Waterfront Revitalizabon Program?
tr, 15 the project site williin-a Coasta! Erosion Hazard Area?

OYesie

O vesiNe
O YosiANe

., Planning and Zoning

C.1. Planning and roning actlons.

only approval(s) which must be granied to enable the propesed action 1o proczed?
s If Yes, complece sections © F and G
+ If Mo, proceed to question C 2 and complete all remaining sections and questians m Par |

Will administrative or legislative adoption, or amendrent of a plan, local law, ordinance, rule or regulation be the L Yes@ZiNa

C.2. Adopred land use plans.

or an adopted municipal farmland protection plan”
If ¥es. identify the plan(s)

& Do any municipally- adopted (city. town, village or county) comprehensive land use plan(s) inclida the sire CIYeshdlNag
where the proposed action would be lucated?

I Yes, does the comprehensive plan nclude specific recommendations far the site where the proposed actinn I esTOMn

woukl be located? a

b, Is the site of the proposed action within any local or regional special plannmg disirict {for cxample: Greenway O¥esNo
Brownfield Opportunity Area (BOA): designated Smte or Federal heritape area;, walershed management plen;
ar athar?)

Il Yes, idennfy the plan{sy

¢ Isthe propased action Incated whally ar partially within anaren listed in-an adopled municpal open space plan. DY es@No




A, Zoning

a |5 1he site of the proposed action lecated in 3 municipal b with an adopted gonmg b o orlinang = B Ve O™
IT Y a5 what s the zomng classificatds) ocluding any applicale cverley distig?

B M 53 = M ol e
b 13 the use permitied or allowed by a special or conditional use permil? B ¥ es[INa
. I a poning change raquestesd as part ofthe proposed aetion? ¥eskiMo
IfYes

i What is the proposed new zoning for the si?

C.4, Existing community services.

B In what school dismrict is the projzact site located?  Syosset School Disirct

b What police or other public protection forces serve the project site?
hassdy CoJnty Pobics, 2nd Presing!

¢ Which fire pratection and emergency medical services serve the project site”
Syossel Firs Deparment

d What parks serve the project sde?
bogng

D. Project Details
0.1, Proposed and Potential Development

& What 15 the general nature of the proposad action (e.g . residantial, industrial, commercial, recreanional; if mised, Include all
componenis)?

Rasidential assisted Living Faciity

b. a. Total acreage of the site of the proposed action? 378 acres
b Total ncreage to be physically disturbed? o 375 acres
¢, Total noreage (project site and any contifuous properties) owned

or cantiolfed by the applican! or project sponsaor” 3.78 acres

¢. s the proposed aclion an expansion of an existing project or use? O YesllINe

¢ I Yes, whal 15 the approxmmate percentage ol the propesed expansion and identify the unils (e.g ., ucres, miles, housing units,
square fect)” % Units:

d. Is the proposed action & subdivision, or does it includa o subdivision? ClYesi@iNa
I Yes.

¢ Purpose or type of subdivisian? {e.g_, residentizl, industrial, commercial, if mived, specify nypes)

it 12 a clusterfzonservation layput proposad? - o Cyes [ONe

fii. Mumber of lots proposed?
v Midmunt and maximum propesad lot sizas? Mirooum _ Masunum

2. Will proposed action be constructed in multiple phases? O Yesiiia
£ N, anticipated peried af constructan 14 mpnls
i 1 Yes.

«  Total mimber af phases antigipated

s Anbcipated commencement date of phase | (ncluding demalition) _ momth _ year
= Anucipatzd completion date of finsl phase o omamh _ vear

*  Generally describe connections or relationsh ps amaong phases, mcteding amy continpencias where progress of ore phnse may

deteimine timing or duration of future phises




f Dheas rhe project include new residenin] u-es? v e e
I Yes sl nonbers af unets progeses

O Eamuly wir Fan Thiee Faimls Muluple Famiby ifour g mare)
[nitial Plhase ) o e = 2 s g e
At completion [ ‘Azsisled Serior Invirg Fagility with 81 units)
ol all phases - -
g Does the proposed acnion inclide new non-residentinl eonstriction (o uding sapansiona)® OYeENa
If Yes,
i Towal number of structures
i hmznsions (in feet) of largest proposed stocnare: . height, widtly, and _lengih
tir Approximate extent of buildmg space 1o be heated o cooled sguare feet

h Does the proposed acrion inelude construetion or other acsivities thal sitl result in the impoundiment of any _Eh’gsm M
bquadds. such as creation of a water supply, reservair, pond, lake, waste lagoon or other storage?
If Yes,
i. Purpose of the impoundment _ .
i Il o water impoundment, the principal source af the waler [ Ground water ] Surface water stresms | JOther specify

i 1f orher than water, ideniify the type of impaunded/contained lguids and their source,

i Approximate size of the proposed impoundment Volume  mil'ion gallons; surface aren. 20res
v. Dimensions af the proposed dam or impounding structure: height, length
vl Construction method/materials for the proposed dam or impaunding structure (e.g., earth fill, rock, wood, concrete):

D.2. Project Operations

2. Does the proposed action inchude any excavation. mining. or dredging, during construction, operations, or bath? [ Yesy| Mo
Mot including general site preparation, grading or stallation of utilities or foundations where all excavated
materials will remam onsite)
If Yes
¢ What is the purpose of the excavalion or dredgng? : s e
it How much material {including rock, earth, sediments, etz.) is proposed (o he removed from the site?
*  Vaolume (specity tons or cubic yards)
»  (hver what duration of ime?
ut Describe najure 3nd characteristics of materials tp be excavated or dredzed, and plans to use, manage o dizpose of them,

CIved N0

iv Will there be onsite dewatering ar precessing of excavatad materials?

If yes. describe R
v. What is th=-total area to be dredzad or exeavaied? B acres
v What is the maximum ares w0 be worked st any one time? weres
i, What would be the maximum depth of excavation or diedging? feet

viii. Will the excavation require blasting? Oves[re
& Sumimanze site reclamation goals and plan B

b Would the proposed action cause or resull in aheratisn of, increase or decrease n s122 of, or encroachment L] YesiZ]Ma
into any existing wetland, waterbody, shorzline, beach or adjicent area”
I ¥es
o, ldentify the wetland or waterbody which would be affected (by name; soater mdex aumber, wetland map mimber or geogphie
description)
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o Dezenbe how the propesed sctior would sflzon that waterbedy o setland, 2 g #xcavation, Bl placerent of strictures, o
altermtwn of channels, bk s anl diorelines [listie esten) of sonvities, abizranons and addinons i square fe2t or acres

(]l

Will propased action cause or resull in disturbance to bottor sediments?

OYes 4o

I Yes, describe : e e : =R e
n Wil proposed achon caise or resull in the destroctio: ar ranoval of aquatic vegetmtion” O Yeska
If Yes:
» aeres ef aquanc vegetation proposed to be rebaved, .
v expected acreage of squatic vegetanion remmnmg afier project complenon: -
+  purpose of proposed removal {2.g. beach clearing, invasive species contral, boat access)
+  proposed method n?;:l;;rcmm'al - B e =
= W chenncalMerbicide treatment will be used, specify product(s)y — = B
v Desenbe any proposed reclamation/mitigation fallowing distorbines: P 2
¢ Will the proposed action use, or create a new demand for water? EYEEN:
1Y es: TiM Fannai
. Total anticipated water usage/demand per day 11,850 gallonsidns
i Will the propased action ablain water from an exsting publ e water supply? 1Y es o
IMYes.
*  Mame of disirict ar service area:  Joncho Water District
*  Does the existing public water supply have capacity to serve the proposal? B YeslTINa
« Isthe project site in the existing district? W vesINo
» Isexpansion of the district nesdad” Ovesdl Mo
» Do existing lines serve the project site? Y esCI o
fit Wil line extension within an existing district be necessary to supply the project? Ovesfve
If Yes:
*  Describe extensions or capacity expans:ons proposed o serve this projct =
o Sources) of supply for the district '_ B
iv |5 o new water supply disticl or service areh proposed to be farmed te serva the project site O YesOre
[t ¥es:
*  Applicant/sponsor for rew drstrict
«  Date applicanion subimited or anticipated:
»  Propased source(s) of supply for new district ) — =
¥, [T a public water supply will not ba used, describe plans to provide water supply for the project _
v 1P water supply will be fram wells (public or private), masimum pomping eapaeity:  gallans/minile
4 Will the proposed action generate liquid wastes? & YesONo
IFYes
i, Teotal anticipated liquid wasts eneration per day. 11,560 gallonaiday ‘based woont 10 ged parbed (105 badsy

it Mature of hquid wastes to be generated (e g.. saniary wastswater. industrizl, iF combinarion, daceribe all conrpaments and
approsimate volumes or proportions of each)

Sanitary Waste e - o

"

I Yes
»  Namaof wastewarer treatment plant to be vsed Cacar Cresk Water Pollution Cortral Piant

Will the proposed action use any existing public wastewater treatment facilities? (1Y esINa

*  Mame of districh Massau Courty Depatment of Public Work Sawar Ageqcy o '

s Does the exizing wastewater freatmet plant have cupacity to serve the prossct? BYes NG
* s the projec site in the exisung distrct? Y es T
¢ ls esnpansion af the dismel needed! Oyesi™
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o Doexisnong sewer hnes serve the project sie? Aves[Ixa
e Wil line axtenston withm an i ng disirict he necessary Lo serve the prevet D'. :._,m (]
1FYes
¢ Describe extensions or crpacily ehpansis pl'l_"llh'liﬂ.i T serve s project

e Will @ new wastewater {sewage) reatment disine be formed W serve the prajest sie? Clyes[Oxa
IF Yes
= Appheantsponsor for new district
*  Dule spplication submitted or enticipated: o -
= Whal is the recesving water for the wastewater dischargs? o
¢ I public fagilities will not be used, describe plans to provide wastewater lrzatment for the project, including specify ing praposed
receiving water (name and classification 1f surface dischargs, or désenbe subsurface dispesal plans)

vt Drescribe any plans or designs (o caplure, reeyvele or rewse liquid waste

e Will the propesed action disturb more than one acre and ereate stormwater runoff, ejther fom new point AvesMNo
sources (1@, ditches, pipes, swales, curbs. gutters or other concentrited flows of stormwaler) or non-paint
source (1.2 sheet flow) during construction or post construction”
If Yes:
¢ How much impervious surface will the project creare in relation ro toral size of project parcel?
- Square feet o0 1.8 acres (impervious surface)
Square feet or _ 378 acres (parcel size)
ii Descnibe types of new pany sources. Re-grading of site io maintain all 888 run-off on Site Dy craating bermafswalas and/or Iow point

fii Where will the stormwater runoff be directed (i.2. on-site stormwater management Facility/structures, adincent properties,
groundwater, on-site surface water or off-site surface waters !

will - uria via roal inscers. All site surtace watsr wil bs dirscied b apan inizls
and collected in same drainage sys'am

*  Ifto surface waters, identify receiving water bodies or wetlands:
Mg gurtace waiar on or near sila

« Wil stormwatar runoff flow i;ﬁdji.::ent-pr;peﬂics" OYeskAANa
o Does proposed plan minimize impervious surfaces, use pervious materizls or collect and re-use stormuwater? FvesTONo
I Does the propased action include, or will it uss on-site, ane ar more sources of air emissions, including fuel UV.:SEN-H

combustion, waste incineration, or ather processes or operations”
Il Yes. identify
1. Mobile sources dunng project operalions (z.g . beavy equpmant, fizet or delivery vehicles)

fi. Stationary sources during construction (2.g.. powar generation. structural heating, batch plant, crushers)

i Stationary sources during operations {e.i., process emissions, large boilers, elecinc genzration)

g Will any air emission sources named in T0.2.F (abave), require n WY State Air Reglsmation. At Facility Permit,  [¥esBFNo
or Fedaral Clean Air Act Title IV or Title V Parmit?

If Yes

¢ |sthe projact site locatad i an A quality nor-aliainment arza” (Araa soutmely o perdieally fails Lo meet Oy es[OMa
ambient air quality standards for ofl or 30me ports of the yeor)

it In addition to emissions as caleulated in the application, the projact will geserate:

. __Tons/vear (short tons) of Carbon Dioxils (00,

- Tons'vear {shart tons) af Nitmus Oxide (N0

. Tons'year (shevt tons) all Perfuerocartzons (PFCs}

] Tons'yvear (short tons)of Sulfur Hexafuonide {SFy)

. Tonz'vear (short tons) of Carhon Dioxide equivatent of Flydraflonrocarbors (HFCs)

L Tonwyear (sheit tons) of Hazanbses A Pollutanis (HADPS)
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b Wil the proposec action generate of emil methane finchulime, bt mot limited 1o, sevwage e sineed plasis, Clvesg e |
b fills, compeesting faciliniesy”
1Y es
{ Estimate methaneg BePeratiom o (e vean {hivsdng)

fi Describe any methane capture, contral oF ebimination measures incaded In '|m|1:|_| |!|:'-.|'.J| I ¢ . combustion to gererale heat oe
electrictty. Maring):

i Will the proposed action result in the ralease of air pollutants from open-uir operations or processes, such as Veshd N
quarry or landfl| operatons”
Il ¥es Describe operations and narure of emissions {eg . dizsel exhaust. rock particulatesidust)

J. Will the propesed action result in a substantial increase in traffic above present levels or generats substantial COJYesi Mo -
Iri:; demand for transpodation Facilities or services” * Rafer o TIS preparad by AMS Enginesring
|
1 When 5 the peak maffic expected (Check al| I.hal gpply) [ Moming O Evening Oweckend! |
O Randmnly between hours of

it For commercial activities only, projacted Llumhu: of semi-trotker truck iripsday- =

il Parking spaces Existing Proposed = Mat increase/decrease

v Dipes the proposed action include any shared use parking? [OYes[Ne

v I the propased action includes any mod:fication of existing roads. ereation af new rauds o chanze i sxisting acoess, describe

vii. Will the proposed action include sccess to public ranspoctation or accommodutions for use of hybrid. electric
or other sltermative fueled vehicles?

viti. Will the proposed action include plans for pedestrizn or bicycle accommodations for connections o existing [ Yes[JMo
pedestran or bicycle routes?

vi. Are public/private iransportation service(s) or facilities available within %2 mile of the proposed site” E?zgm

k Wil the proposed action { for commercial or industrial projscts only) generate new or additional dzmand EY“DN.:.

for enerpy?
If Yes.

i. Estimate annual electricicy demand diring operation of the praposed action . B
605,000 Kw/dnmeal

it Anticipared sources/suppliers of electricity for the project (e.g,, on-site combustion, an-site renewahble, via grid/local ut: lity, on
other)

Electncal suppliar local Utilty Company FSELS

it Will the proposed action require a new, or an upgrade to, an existing substotion” o D‘h’esENn
I. Hours of operation. Answer all items which apply Assistad Living tacility
«. During Construction i Durng Operatizns:
o Maonday - Friday Tamr-5pm *  Manday - Fruday 24 houcs o
= Saturday J.am: 5 pm = +  Sawrday 24 hours
*  Sunday. N Cowsbiuction permitted «  Sunday 24 havirs :
* Holidays Mo coespuchon parmities * Hohidays __ ok
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m il the proposed action praduce neise that will excead exiating smbiant noise levels donmg comstruction O e N |
aperitl i, or botl”

IFyes

v Provide details e hud g sources, tine of doy and duratoa

i Will proposed action remove existing natural barricrs that caubd act as s noise Barrier or sereen” o OvalNe |
Diescribe: - S I SR

n.. Will the propased action have outdoor lighting? AYesONe

If yas;

! Deseribe sourcels), location(s), height of fixture(s), directan/aim, and proxim ity fo nearest oeeupeed sifuciures:

Pole mounted thdures 21 13-15 ot height withn parang lof 8rea n addilion o boliars bghieg, canopy and buidng snirance bghting
All lights shall be ‘dark sky frisndly, max 404 watts and may nol el light splf pas! praceny lina

fi. Will propesed action remove existing nanral barriers that could act as a light bamier or screen? ZvesONa
Descrbe: Py of he natural v ; Y inatall i sal r RSN

mllrmmejlﬂfﬁlﬂuf B - ) i |
¢ Dozs the proposed action have the patential to produce odors for more than ane hour per day? OYes @ne

It Yes, describe possible sources, potential frequency and durerion of edor emissions, und praximity o nearest
occupied structiures

p Will the propesed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons) OYesNa
or chemical products i85 gallons in above ground storage or any amount in underground storage?
IfYes:
f Product(s) to be stored
i, Volume(s) per er unit time {e.g., morth, vear}
i Generally describe proposed storage facilities:

q Wil the proposed sction (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides, [ Ves @Ne®
insecticides) during construction or aperation”?

IfYes:
i Deseribe propased treatment(s)
* Standard methods will be usad fof lawn lreatment for the residential senio: asgaled bvipg fagiltygreunds
fi_Will the proposed action use Integrated Pest Management Practices”? [ Yes ONe I
r. Will the proposed sction (commareial or industrial projects only) invalve ar require the management or d sposal [ Yes [J¥o
of solid waste (exchading hazardous materials)? '
If Yes:
i Describe any solid waste(s) to be genaratad during eonstruciion ar aperation of the faciliny
»  Construction BI0 mons per 8weeks (umt of tme}
*  peration e AT2 fonsper madtth {unt of tme)

. Diescribe any proposals for on-site minimiztion, recycling or reuse of materials to avoid dizprsal a5 50lid wasts

»  Construction  Aress of g shing pavement will be sspd lof consliuclion staniny, mited asehalt & racycs concrats ol be usad (o sabilizeg $e
corgiruction sits bef wer trmml will ba carted away by ficenzad hauiar

o Operation’ _ soreg of meyctablos in lmrdmwlm Town of Cystor Bay ratglabans ' |

it Py nnnscl:i quTnsnl methods/facilities for solid waste generated tin-site:

+  Construction: Bulding semaliton Debris will be carted away by leised (e o locat racovery facdty Pavermat io 5a mEed & re-used
for parkng lol bagse Top soil to be siock phml for ra-L 48

*  Operaiion  Privats carter wil be retainar lor ramoval of sobd wasta




Ifyes
{ Type of managernent or fandlng o0 w asee peapwsed for the site |2 @ cecyeim or transler sation, composting. Ll or
other disposal achivities) )
i Antcipated rote of disposal’processing
. Tons'month. if transfer or ofer non-combastion/thermal weatinet, o
. Tonshour, if combusticn or thenmal reatment
it I land A, anticrpated site life VTS

s Dues ihe proposed actor include construstion or mod leation 2 sobd wastz munmagemen faahin? OvesldHs

L Will propased action at the site invalve the commertial genermbion, treatment, sterage, or disposal of hazadons [YesiAiNg
wasie?
IfYes

1. Kame(s) of all hazardous wastes or constituents 1o be generated. handled or managed at faciliny

it Generally deseribe proceszes o activities involving hazardous wastes or constituents:

i Specify nmount to be handled or genemted toms/'month
. Describe any pmposals for on-site minimization, recycling or reuse of hazardous constitients;

v. Will any hazardous wastes be dispns:d_aT_an existing offsite hazardans wast faciln? CyesCIne
If¥es: provide name and location of facility )

IF No: describe proposed managernent of any hazardous wastes which will nat b sant ta o hazardous waste Facility:

. Site and Setting of Proposed Action

E.l. Land uses on and surrounding the projeet site

u Existing land uses.
1 Check all uses that ocour on. adjoming and near tha projecr sirz,
O Urban O Industrial B Commercial | Residentia! {suburban)  [J Rural [non-farm)
O Forest [ Agriculrure [J Aquanc O Orther (specifyl:
it 1F mix of uses, generally describe:
Strp commescial canlar nd Singa family egdence

b. Land uses and covertypes on the project sis

Land use or Currant Acreage After | {hange
| Covertype Acreage Project Completion | (Acres =)
+  Roads, buildings, and other poved or impervions
surfaces QU6 SF o !rgsi_:_ __l B0 R
s Forestad (Brush) | 127 o 127 &F

»  Meadows, grasslands or brushlands (non-

sgricultural, including sbandored agriculiunl) y 0 o
»  Agrcuitural i . . |
{ineludes active archards, field, ereenbouse gie.) '
| »  Surface water features
0 a | r

{lakes, ponds, slreams, rivers, ¢1c)

» Wetlands (freshwater or tidal) o a a
E_- Mon-vegetated (bere rack, sarth or fill) o - ¢ g
e (her o P ([ ﬂ
Describe LAWNLANDSCAPE AHEA 150 BF | | 87 &F s aT 5F

e — e l
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15 the project site presently usad by members of the communiy for public recrearion? D'*'t:. Mo
1 IF Yes: expiain

d Are there any facilities serv ng children, the elderhy, panple with disahilifies (e g schools. hospitals. censed O vestfiNG
day care centers, on gronp hores) wathin 1500 faet of the project sire”

iMYes
{ ldentify Facilities

¢ Does the projoct site contam an existing dan” - OvesidNe |
|1 Yes:
i Dimensions of e dam and wpoundment:
+  Dam height feet
o Dam length: feot
= Surface area - acres
*  Volume mpounced. gallons OR acre-feet

i Dam's existing hazard classification
i Provide date and summanze results of last inspection

F Has the project site ever been used as 2 municipal, commercial or industrial solid wasts managament facility, O vedZINo
or dues the project site adjoin property which is now, or was at one time, used s a solid waste management facilin?
If Yes:
¢ Has the facility been formally closed? Ovesd No
& [fves, cite sources/documentation:
1. Describe the location of the project sitz relative to the boundaries of the sofid waste management facility!

iii. Descrite any development constrainis due to the prior solid waste activities:

g. Have hazardous wastes been generated, rreatad and/or dispased of at the site, or does the projact sitz adjain O vesEINa
property which is now or was at one time usad to commercially treat. store wd’ar dispose of hazardous waste®
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when sstivities occurred

h. Potential contamination history. Has there been a reported spill at the propased project site, or have any Elves] Mo
remedial actions been conducted at or adjacent to the propased site?
If Yes:
i Is any portion of the site listed on the NYSDEC Spills Incidents dntabase or Environmeantal Sis B vesTnn
Remediation database? Check all that apply
O ¥es - Spills Incidents database Provide DEC 1D number(s) _
B Yes — Environmental Site Remadiaton database Provide DEC D nuanbeds); 130200

[0 Meither database
it IF site has been subject of RCRA comective aclivities, deseribe conml measures

| 1s the project within 2000 feet of any site in the NYSDEC Environmental Site Remedianan damsase’ OveddNo
If yes, provide DEC 1D numbez{s). _

" i Ifyes to il () or (1ii) above, describe curcent statis of sueisy

|'ﬂ,:'_-: [T s



_I T‘- e prved 'h'lil: subyject fo mn wsiatubiore | control |1n||t|1, Propeiiy Lses? - D Y ‘-:‘Eu -
o AT yes DEC wte 1D pumber: - . .
«  [escrbe the bpe of institiiional coodrol {2 g deed restriction v ensenent) . =
»  Descnbe any use linitations: o - =
+  Describe any engmesrmng contrals. ) o o
s Will the project affect the mstitutional or engines: ing conleols in olace? Olves[ho
= Explan e ) S
" '|"'Ii Site owret is in discuss on with the DEC regarding An arviionmenial sansmen and | & astcipated tat (ke aagameni
wil incide condinued grouncheater monioring and pur.ﬂ:f-gr a sub-slab depressurizalon system
E.2. MNatural Resources On or Near Project Site o
a What is the average depth ta bedrock on the project site? nia feel
b. Are there bedrock outeroppings on the project site? ) i i:r"r’v:hmh'a
If Yes, what proportion of the site is comprised of bedrock outeroppings? ®h
¢ Predominant soil type(s) present an project site: Urban Lane Hampstzad Camplsx 100
*b
d. What is the average depth to the water table on the projzct site? Average, BO feet
¢ Drainage status of project site soils iZ] Well Dramned - __ 100 %% af site
O Moderaely Well Drained “i of site
[0 Poorly Dramed _ “aofsite
{. Approximate proportion of proposed action site with slopes: ﬁ 0-10%: 400 %, of site
10-1 3% % opfsite
15%5 or greater % of site
g Are there any umique geologic featurss on the project sie? L veskINg
H Yes, describe: e o —
h Surface water leatures,
{ Does any portion of the project site contain wetlands or ather watethadies fincluding streams, rivers, COesFINe
poieds or lakes)?
i Do any wetlands or other wazterbodies adjom the project site? CIvesid 1Mo
If Yes to either i or #f, continue | Mo, skip to E 2.
it Are any of the wetlands or waterbadies swithin or adjaining the project sitc regulated by any Fadera!, Ovesida
state or local agency?
fv, For each identified regulated wetland and waterbady on the project site. provide the follawing infarmation
& Sereams: Mame ___ Clmssification o
®  LakesorPonds: Mame B o Clasaitication s
s Wetlands. Name o Approvimmte Sire S
*  Wetland No, {if regulated by DEC) o
v. Are any of the above waier bodies lisred i the most recent compilation of NY'S water qual ity-mipaired O ves &
waterbodies?
If yes, name of impaired water body bodes and basis For bsting as impaired B
i. Is the project site in a designated Flosdway7 ﬁ‘r’-ﬁmh-n
3 s the project site m the 100 year Floodplam? [ ves Bn
k. Is the project site in the 500 year Floodplain® ' O¥esHo
I 1s the project sito located aver, or i '11eumdlh actjoin: g, A pimary, p srmeinal ar sole sorce agu fee? @‘fes]:]h‘.:._
If Yes:
i ame nf squiter :t'_ﬂ_UpEE:'jla:-a Ihe Magaihy and bie Liyd daullm — = - -

P 1
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m ldentify the predominang wildlife specics that aceupy o use the paject sie:
squirrals. rode ks and Durd Wi

n. Does the projec site comain o designated significart natural communig” O Yeasife
IT¥es
i Describe the habitat'commurity (composttion, function, and hasis for deasigaation)

it Source(s) of deseription or evaluation B - -
it Extent af community/habitat

+  Curmently acres
+  Following completion of project as proposad: deres
s Gamor loss (indicate + or -] aures
0. Does project site contain any specizs of plant or animal that is listad by the fedesal government ar NYS as O YeskNe |

endangered ar threatened. or does it contain any areas idenrifiad ps hobiton far an endangersd or threazened spec ies”

p Does the projact site contain any species af plantor animal that is listad by NYS a5 rarz, o as o gpecies af v asf]hg
special concern?

q. Is the project site or adjoining arez currently used far humting, trapping, fishing or shell fishing? OvestfNa
If yes. give a brief description of how the proposed sction may affect that use:

EJ. Designated Public Resources On or Near Project Site

#. s the project site, or any postion of it, located in 2 designated agriculhiral district certified pursuant to CYesifNo
Agriculture and Markets Law, Article 25-A4 Section 305 and 3047

If Yes. provide county plus district name/number:

b Are agricultural lands consisting of highly productive soils present? D‘rﬁmﬁﬂ_ —
i. IT Yes: acreage(s) on project site?
i Source(s) of sofl rating(s):

¢, Does the project site contam all ar part of, or is f substantially contiguous to, 1 registered National Oy es@Na
Matural Landmark?
IM Yes
{, Wature of the mannal landmark. [ Biglogical Community O Geologica! Feature

11 Provide brief deseription of fandmark, including values behind designation and aporoximate sindloxtent:

d 15 the project site located in or does it adjoin a stale listed Critical Enviranmental Area? OvestfINe
If¥es * { located outside Massau Gounly Special Ground Water Protectve Arga)
i CEA nome:

i Basts for designation: S
i Designating agency and date:




e Duwey the proviect sile contaiin, oc |5 it substanrially comiiguous o, 3 hinldng arcloculugical ate, o disee o Vedd] My
whicl s listed on. or hos been mominazed by the NYS Buard of Historle Préssrvation for inclusion o, the
State oo Matwnal Regrster af Histeric Places? |
If Yes
! Nature of hustoriciwrchaeological resource:. ClAnhaculogieal Site TlHistonic Butlding or Diserici
it Name, e L=
i1 Brief dzseription of attributas on which listing is based

f I3 the project site, or any partion of it, located in or adjacent ta an ares designated 35 sensinve fal OVes N
archagological sites on the NY Stare Historie Preservarion Offics (SHPO) archazalogical sile foventory?

g Have additional archaealogical or historic site(s) or resaurces been identilied on the project site’ OYesHNa

If Yes

i, Describe possible resounce(si:
it Basis for dentification.

h Ts the project site within fives miles of any officially designared and publicly accessible federal. stara, or local A¥es[ONo |
scenic of aesthetic respurca?
1 Yes: Stltwel Weads Park Wast Hilts County Park, Maretios Hils Paik, Poaridge Park Presarve
i [dentify resource; Wes! Hil's County Park, Manenios Hills Park, Pingidga Fark Praserve, Musoniown Prasers afl i excess ol 1.5 méss Som sits
fi. Nature of, or basis for, designation (e.g , established highway avertaol., state or laca park, state historic trai| or scenic byway,
SIC.) County and local parks :
it Distange berween project and resource 15 + miles, s

1. Is the project site located within 2 designated river corridor under te Wild, Seenic and Recrzational Rivers O Vesi/INo
Program 6 NYCRR 6667 -

If Yes
I tdentify the name of the rver and its designation:

it Is the activity consistent with developmant resmietions contained in ENYCRR Pant 666! CYesTHy

F. Additional [nformation
Artach zny additlonal information which may be needed 10 ¢lanify your projec:

I you have wentified any adverse inpacts which could be assuciated with your propasal, please describe flhose mpagis plus aiy
measures which vou propose to avoid or minimize them

G. Verificathon
{ certify that the informarioh pebvided s 1 to the best of my knpwledge

BEL DEVELOPMENT LLC by Y = E -
Applicant’Sponsor Mame 1 niE 1] Doate T f ) i
/i /1.~ | Lot
Signawre______ - 1f T'”r_'v"-u:_f_:u.é':.-_:_-ffr P s
|
I
|.|I
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Town of Oyster Bay | TO BE COMPLETED BY TOWN |
Shart Environmental Assessment Form FEEPAID_ '
ADDENDUM
DETE
Towr aof Oystar Bay Degartment of Enviranmantal Resauces )
150 Miliar Place RECEIFT #
Syosse, Mew Yorkl 1791

INSTALCTIONS. Tres document is an Addandum 1o be used o any proposed develapment proect i the Town of Oyater Bay for wheh e
Maw York Siate Short Ecviranmentsl Assessment Form [SEAF, affactive October 7, 201 3; sea tha Maw York Stats Departmart of Environmantsd
Conservation wab site 2t htip:/www dec ey govipammasS 191 mml | |8 complates pursusnt ta the State Envirgnmental Ouabity Review Act
ISEQRA),  Answers 10 the questions balow, alnong with the information provided in the completed SEAF and nthar dooumants gcbristed te the
Tawn i connection with the proposad sction, will be congadersd a3 pat of the agplicatinn for approval and Tay be subjeci fa furines verilication
el public review. Plesss Teel Iree to grovide any additional infarmation you bslievs will b Relipful to understanging the oroposed action and ite
potantisl impacts on the anvimnment. Bazed on the Town's e of the SEAF send this Addendum, additional information may e eausstes

It s sxpacted that comolation of this SEAF Addandum wil be dependent an information cumently avalabie and resddy accassiie. and will not
involve detsied studies or investigations, Il the regquasted infoemation is nol aveitable, so indicete and soecily sach Instance. | & partipular
guestion is not applicable 1o the proposed ection, mspond ‘NOA& ° The impact anabysls lar the proposad action generally shouwld be basad on
comparignn to ssoating conditions; ona noteble ewception in wher approval {0.g.. special uss permi) ia being sought te lagalize an axixting
conditicn, i whech case tha analysis should be based on comparison to a parmitted princioal | *as-of-right”) usa a7 the projact lozatios

Pliaase encloge 8 check or mongy order In the amoumt of 310000 for the requisita raview lee, meds pavabie to “Supervisce, Town af Crystar

Bay". mnd semlt with the completed SEAF Addendum to the addrass specified sbove |alang with the complated Maw York Stats SEAF # at
sirpady submirted|. Dspending on the typa of projact and lvel of review required, sdditional faos may apphe

It you have any CuesTions, nesd assistence in complating this fomm, or would ke (o obtain an electronic varsion al this form, please sonszes the
Departmant of Envircnmental Resources at (ST6) 6775024, betwasn 3:00 a.m, srd 4:45 pom, on Town of Qyster Bay business days

MAME OF PROPOSED ACTIONPADJIECT,

Banchmark Sanior Living @ Woodbaary

LOCATION OF PROPOSED ACTION/PROJECT [Nassau County Tax Map Deaignatan|

SECTION: 12 BLOCK: 527 LOTS!- 24

HAME OF PROPERTY DWMNER iif ditferent from Apolicant/Sponsos idartifiad on SEAF) BUSINESS TELEPHONE

Joan 0 LLC & Jog il LLC [J8-21. B 248-1700 gx1 301
ADORESS

30 Poling Drive

CITYI POST OFFICE ' X STATE 2" COoE
Brockw e WY 11345
NAME OF LEGAL REPRESENTATIVE BUSINESS TELEPHOMNE

Judy Lynn Semancic, Esq. Forchell, Curto, Deagen. Schwanz, Mingg, Cohn & Terrana, LLP | 518 2451700

ADDRESS

333 Earle Ovingion Blvg. Suie 1010 - o

CITY®Q5T OFFICE | BTATE TF CODE
Urigndale | my 11553

A Site Description
I Previous usels! al the site al the proposed acugn fDack 10 the tima when tha site was s davaioped. 1| krawe)

Site |8 developed with 8 large vacant rasdence, gamgerharn sioucterd and a commarme recail building cureently accupios oy a tlor and
dry cleaning busingss. AR buildings ars tc ba damatshad 1o provide for o 2 stary senior assisrad luing laclity

NOTH: & Praas | Envranmentsl Site Symiasmant of gquneslntindormaten reganding on win conditions typoalty will 9e mcsesied far ey gromarty wse
curranty CORNINE OF rawsusly cContanmt § Inahily 8 uis e B . gascdne sarvios wailon, MmO versCi MRS Shod, maiulsiieeng san), ata | nalfing ma
genRTEtion, siofage oe ues o sigreficanT guBNTTEE Ol REEIrdoLs AUGSIINCES OF WARIES

¥ Aoprowimate Acreagas

Withour Proposad Astion Afier Complethan
Foresten S o _1.27 sCrey L0 EEE
Meadow or Brushizng .= e L acres a ELLE T
Fraahwatir Watlans aQ acray [} . arias
Taal Watland :z -a ¥, anras o B
Unvapatated ok, earth g fd) a - ACTEE [u} o BiErnk
Anads. Bulldings and Other Pavad Surfaces B.E3 G atres L4 TR
Tur! Grassss g Asrad 3 acEs



Other Landscaping Vegatation L 1.5 acras 1.87 [T

_Other findicate typal acrEs acres

B. Description ol Proposed Action

1 On sita parking capacity Tor tha avarall sita e, marked parking staile):

15 marked +
218 urinarked ¥ of axisting spaces
65 paved +
30 lancbanked # ol proposed speces (separataly indcste § of lene-banked spaces, if any)
# of spaces required for proposed condiion wnder Town of Oyster Bay Zoning
865 reguirmed Coda

2. Estimated raximum Increass in sita.genaratsd tratfic (entaring + axbing tripe combingd) duing paak ona-haur penods undar groposed

action:
Peak-hour twa-way traffic voluma Paak-hous parlod [start tima-and tima}
Weakday morning 12 7.8 AM
Weakday atternacn 7 4-5 PM
Weakend (uaually Saturday mid-
day] 7 Midday

idgntity sowrce of vehiculer trip ganeration information [8.9., Trip Generation manwual published by Institute of Transpartation Engineers
[spacify the edition and Land Use Codes employsd], sctual counts lincluds date of counts and wha condictad tham], ate.,

ITE Trip Generation Manual 8" Edition 2012 by Trafficware, LLE 2013 (Enclosed)

3. Total voluma of excavation to occur en-site undar proposad

seton: 4 BOD +- Cubh yards
Purpose of excavation (9.9, basemend, drainaga structuras, atc): Foofing and crainage excavation, pavemant praparation
Total wobume of £2 to be impodad to sit= onder prapesed ackon: niz cubic yands
4,  Doas the etg of the proposad action contain slopes with gradient stesper than 25%7 D Yas EI Bo
a. I yas, what is the sres with slopes graater than 25% that would be dinturbed undar propassd
action? aLres

bB. M yes, what measures will be implemanted to mitigate arosion and sadiment transpant?

5. Descnbe any vagataton Lo be removed under proposed sclion, particularly any treas with diamesar graster than B inchas Imasbsusad & last aboue
gradel.

Site will be cleared with the sxcention of a small ratural srea (0,21 acres) alang the southarly proparcy ing

§. s the site of the proposad ection locatad in the Special Groundwater Pratection Area? D Yes E! Mo
It yus, reter 1o Section 2445.5.4.7 of Oyster Bay Town Cods, Aquiter Pratection Overlay (AFQ] District. and provida the following
information:
Maximism Peemitied Disturbanco
8. Propessd Disturbancs ef of Matural Vogetanan
Matursl Vagatation . femi 19248.54,7.3.1) 24 Ipe
Plaxivraarm Pl fad Lot
b Proposed Lot Cevatipe s fant Cosuinga ($240-9 8,7.3 3| — 5. laet
c. Dascribe proposed sction’s consistancy with tha bast mansgement practices and othar standards sat forth in §245-5.4.7.3 3 through
§245.5.4 73,6

Sitm is kocated outside Nessau County Spesial Ground Water Protactive Araa

2 Ociober 2013



Does tha S8 of the proagass mellon gonian g local Fielone Tesrs as Aoz greatesd by the Towr gf Dyates ‘
Bay? Yas

a It yes, explainitescrbe

Wil the proposad action incredse aversge dai'y wall conmumption on the subject progurty (domests use %] Yes v
Bt irfigation combined| A | [_| !
& I yas, what will ba the Incresse In dally AVITAgR &ATaT CAnEUMETion on the subpect proparty 11,580

dise 1o the prapossd action? gallansiaay
o It yas, indicate the source of thinntarmation (= g sctus racerded water use, standard rata [soecty reforance snd weit rate

| 1{-H

Existing sage was calculatad based upon NCOPW Wasts Manual and proposed per Banchmark Sgecificatiens

Will the proposed aztion provida increased on-gite stermwater storage capacity (¢ g . through sdeitional x| ves N
drywells or similar gtructures) a8 compared (o the exlsting condinan? D D a
A What will ba the capaciy of The on-S1e drainage system under the poposed sction, in lerms of the =

desgn giorm evant axaressad o inches of rainfall? inches

. Garetary wasiz disposal method (9.9, or-site seplic aystam, municical pese syailem, nene, oo

Muricipal Sewer (NCDPW| pristing condition
Muricipal sawar INCOPW) - propossd action
. Wil the progosed aotion increass the rats of solid wasta ganaration on the subject proparty? E] Yes |::| MNe
4. If yes, what will ba the increase In monthly svarsge sobd wasta gongrauani 338 #- Lns/manth

b Indicaw the source of this Information {a.g., existing data {identily spaciicaly, such as applicant's swishng lacilities], stardard
rates {with specific mfarance citatan], st |

Existing & proposed waste generatian calculated using methads Fam Environmant Engineering & Sanitation Thitd Editon

. Dascribe any hatardous or infactious materials or wostes ls.g., pemalaum products, chamicais, madical wastes efc ) ithal waowd ba

ganerated. usad. starad or processed St the &18 under the propased astion, snd measuras Je.g., procedures, protoesls, squioment, aiz)
that will ba implmented to protest the anvironmant from apiks, leakages and other incidents.

Aad bag wasts will be picked up my hcensed camer

It the proposed action involves 2 nonesidental {commereinl, Bdustna, sic | use, what are the propased dovs and houss of operarios?
Sanior assisted living laciity operating 24 hours, T days & week

It the propased sction i§ & non-rasidentiad (commarsal, industriasl, ale | USs on B Bite which 4 BEasenl [0 ra-dants Uy, describe oy
maasures thal will be imglarmented te minimizs potential impacts 1o the neghborrg residences f2.g.. sereening and bulfening, nome.
abatement measures, odor-control evatdms lor restaurant kitchen axhagst, itjee collectlon ate f

Evergraen butter scraering will ba inatallsd aleng resicential gropdrties in additian Lo planting of reas thenughvout tha sita and alerg
roadway. Restrictions of deliverlas and garbags pick-up. instaliatan of Agluse erclossa win gates

. 15 tha progosed acton part of & largar dgvalopmant plan ar @ plan that incudes fatine phasss H ras |ﬂ Ma

o If yss, bria'ly dascribe the overall plan le.g | total sumber of phasas, koatan and dice of land parce's involved, plamnad uses
andior faciities in future phases sermedule for complation, sts |

i Delaber 7000



C  Werlfication
oty thar 1he mfoimation prowden © this EAF Apdondum & lrud and sccirats 1a tha bess of my boowiedge

Christopher W. Robinson. PE
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Email sddmesa / '
e,
Pl ‘l|
— /e
SIGMATURE - il
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Enms ENGINEERING

Rabinson, Muler & Schiavonz Engineers, PC

Christopher W. Robinson, PE

355 New York Avenue, Huntington, New York 11743
Phone; (831) 27 1-0576 » Fax; (631) 271-0552
E-mai cwr@rmsengineering.com

Memorandum

Toy Town of Oyster Bay

From: Christopher W. Robinson, PE

Dater April 17, 2015

Re: EAF for Banchmark Senlor Living & Woodbury (RMS #2013-087)

Back-up Responses to LEAF & Short EAF Addendum:

Long Environmental Assessment Form
Section D. Project Operations
2ci&d(pg.5)
Proposed 105 beds @ 110 GPD/bed = 11,550 GPD total water usags

The proposed water usage was generated utizing the Suffolk County Department of
Health flow rate data of 110 GPD per bed. It Is our experience that this published rate is an
accurate presentation of this type of facility.

2ri {pg. 8)
Solid Waste for Construction Phase based upon the removal of all structures, asphait, and
concrate

Solid Waste Assisted living facility operation:
105 beds x 3.0 Ibs/per bed = 315 Ibs per day x 30 days = 9,450 lbs per month (4.72 Ton)

The above information was obtained, utlizing Table 54 Approximate Solid Wasie
Produclion Rates published by "Environmental Engineering & Sanitation, Third Edition”

Section E. Site and Setting of Proposed Action

1.h.fi (g, 1
Per NYSDEC Environmental Site Remediation Database there is 8 State Superfund sis
Code 130115 located within 1/4 to 1/2 mile of subjact property By entaring the site address
(131 Sunnyside Bhvd., Plainview) on google earth it appears this site is in excass of 4,000

fest from the proposed assisted living development Thersfor the question has been
checked off as NO




Short EAF Addendum

Section B.

1

1

Existing paved parking lot fer the retail building curently provides for 15 striped stalls inc! 2
handicap spacas and 28 urmarked stalls The residential building has provision for 4 cars
which concludes a tolal of 43 stalls for the overall site, Unmarked stalls were determinad by
location of curb stops along the edge of pavement and general parking lot layout.

Trip Generaticn performad by RMS Traffic Densartment and enclosed (3 pages)

4,800 + C.Y. of excavation. Volume upon based upan footing excavation of 38 422 5F
building footprint, 37 170 SF of pavement preparation and a site dralnage system providing
for 5-inch rainfall

Exisbng water usage was calculated using NCOPW Manual of on-site sewage cisposal
5,305 SF Retall @ C.15 GPD/SF = 795 GPD + (1) residence @ 750 GPD, with a total
water usage of 1,546 GFD.

Proposed 105 beds @ 110 GPD/oed = 11,850 GPD total water usage

The proposed water usage was generated utilizing the Suffolk County Deparment of
Health flow rate data of 110 GPD per bed It is our experence that this published rate is an
accurate presantation of this type of faciity.

Existing retsil. 5,305 SF x 13 Ibs per day/1,000 5F= 62 ibs per day
Existing House. 4 capitas x 5 |bs. per day per capita = 20 lbs per day
Existing Solid Waste Total = 89 Ibs per day x 30 days = 2,670 Ibs per month {1.34 Ton)

Proposed assisted Iving facity:
105 beds x 3.0 Ibs/per bed = 315 |bs per day x 30 days = 9,450 Ibs per month (4.72 Ton)

The above Information was oblained, utiiong Table 5-4 Approximate Solid Waste
Production Rates published by ‘Emvronmertal Enginearing & Sanitation, Third Ediion”



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.

Duse #0544 76007 2
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Meeting uf September 6, 2016 Besolution Mo 492016 :
WHEREAS, JOAN M, LLC, acd JOE [1l, LLE, fee owners, and BSL NY|
DEVELOPMENT LLC, contract vendee, have petitioned the Town Board of the Town of Orysler
Bay (“Town Board™) for a Special Use Permit 1o permit the development of an nssisted living
facility and Site Plan Approval to permit the construction of a 73,855 square foot two-story
mssisted living facility in a Neighborhood Business (“NB"} Zone, on premises located at 900
Woodbury Road. Woodbury, Town of Oysier Bay, Coonry of Nassau, State of New York and
described as Section 12, Block 527, Lot 24 on the Land and Tax Map of Nassau County; amd

WHEREAS, the Town of Oyster Bay Depertment of Environmental Resources,
Town Environmental Quality Review Division, has reviewed and submitted its “Review of Action
and Determination of Significance,” regarding the environmenta! impacis conternplated by said

WHEREAS, the “Revisw of Action and Determination of Significance™ was duly
made in the Town Environmental Quality Review Division's report dated August 16, 2016, with
uHmmMnuﬂrDiﬁdm'umﬂafﬂ:Mmﬁmulﬁﬂmmwdt
uses proposed in the subject Petitions and recommending that the conclusions contained thersin be
accepled, and that same be deemed lo conslituc a Negative Declaration, indicating tha the
proposed actions would nol cause significant impacts upon the environment and recommended,
sccordingly, that the Town Board issue a Negative Declaration,

NOW, THEREFORE, BE T RESOLVED, That the Town Board of the Town of
Oyster Bay does hereby adopt & Negative Declartion with respect to the Petition of JOAN I
LLC, and JOE I, LLC, fee owners, and BSL NY DEVELOPMENT LLC. contract vendes, fora
Special Use Permit o permit the development of an sssisted living facility and Site Plan
Approval o permit the construction of & 73,955 square foot two-story assisted living facility ina
Neighborhood Business (“NB"™) Zone, on premises located at 900 Woodbury Road, Woodbury,
Town of Oyster Bay, County of Nassau, State of New York and described as Section 12, Block
527, Lot 24 on the Land and Tax Map of Nassau County; and be it further

RESOLVED, That the Deparment of Environments! Resources is hersby directad
to circulate and file the Negative Declarations in accordance with the requirements of the New
York State Environmental Quality Review Act (“SEQRA™.

4

The foregoing resolution was declured adopted after a pol! of the members of the Board, the
viste being recorded as follows:

Supervisor Yendino Ayt
Councilman Muscarella Aye
Councilman Muacagnone Ave
Counctiman Coschigrano Aye
Councilman Pinto Aya
Councilwoman Alesis Ave
Councilwoman Johnson Ave
o Superyiae
Tawn Attornuy
Cummymeal ler (1)

Prasping & Developmen
Easrampient 1 [Hesaiesi
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TOWN BOARD
TOWN OF OYSTER BAY

REVIEW OF ACTION AND
DETERMINATION OF SIGNIFICANCE
(NEGATIVE DECLARATION)

September 6, 2016

Pursuant to the provisions of the New York State Environmental Quality Review Act (Article § of the
Environmental Conservation Law, SEQRA, as promulgated in the regulations contained in 6 NYCRR
Part 617) and the Town of Oyster Bay Environmental Quality Review (TEQR) Law (Chapter 110 of the
Oyster Bay Town Code), the Town Board of the Town of Oyster Bay has reviewed the following action:

Applicant: Joan I, LLC, Joe 111, LLC, and BSL NY Development, LLC

Title of Project;: Benchmark at Woodbury

Description of Proposed Action: Application to the Town Board for a Special Use Permit and Site
Plan Appreval to allow the demalition of existing buildings totaling =8,133 square feet of floor area,
including a one-story, £5,300-square foot commercial strip center and two-story residence with
sccessory structures, and the construction of a 73,955-squars foot, two-story, 105-bed, 91-unit
assisted living facility on a 3.76-acre parcel in a Neighborhood Business (NB) zoning district

The proposed site plan provides 95 on-site parking spaces (including 30 land-banked spaces), which it
is indicated corresponds to the requirement under the Zoning Code. According to the applicant’s
submissions to the Town, no variances are required in connection with the proposed action.

Other Possible Approvals Required:

- Town of Oyster Bay Department of Planning and Development — building permit
Nassau County Planning Commission — 239m review and recommendation
Nassau County Department of Public Works — 239( drainage review, road work permit including
curb cut on Woodbury Road, sanitary sewer connection
Mew York State Department of Environmental Conservation (NYSDEC) - SPDES stonmwater
permit; sign off on site remediation and oversight of Site Management Plan during the demolition
and excavation phases of project construction
Jericho Water District — water service and RPZ

Location of Proposed Action: 900 Woodbury Road, Woodbury, Town of Oyster Bay, State of New
York, and further identified as Section 12, Block 527, Lot 24 on the Land and Tax Map of Nassau
Counry.

SEQRA Classification: Unlisted

Type of Review: Uncoordinated

Lead Agency: Not applicable

Contact Person: Town of Oyster Bay Department of Environmental Resources
| 50 Miller Place

Syoszet, NY 11791
Atrention: John Ellswonth; welephone: (516) 677-5824
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¢ Documents Reviewed:

MNew York State Full Environmental Assessment Form (EAF) Part 1, dated 4/13/2015;

Town of Cryster Bay Addendum to the EAF, dated 4/17/20153,

Supplemental information for EAF/Addendum provided in correspondence from Forchelli, Curto,
Deegan, Schwartz, Mineo & Terrana, LLP (FCDSMT), dated 8/28/2015;

Verified Petition, prepared by FCDSMT, dated 4/1/201 5,

500 -Foot Radius Map (Sheet RM-1), prepared by RMS Engineering (RMS), dated 4/1572015;
ALTA ACSM Land Title Swrvey, prepared by John Minto, LS., dated 5/20/2013,

site plan drawings, prepared by RMS Engineering (RMS), as amended &/17/20 15, including:

Cover Sheet {Sheet SP-1),

Site Alignment Plan (Sheet SP-2),

Grading & Drainage Plan (Sheet 5P-3),

Ltility Plan (Sheet SP-4),

Demolition & SWPPP Plan (Sheet SP-3),
Landscape Plan (Sheet SP-6),

Irrigation Plan (Shest SP-T),

Construction Details (Sheet SP-3 and Sheet SP-9),
Drainage and Utilicy Details (Sheet SP-10),
Sanitary Details (Sheet SP-11), dated 4/17/2015,
Water Service Details (Sheet SP-12),

SWPPF Details (Sheet 5P-13),

Photometric Plarn (Sheet PH-1), and

Existing Conditions Plan (Sheet EX-1),

site plan drawings, prepared by Moseley Architects, as amended 8/14/2013, including:

Building Elevations (Sheets A4.1.1 and A4.1.2),
Overall First Floor Plan (Sheet A2.0.1), and
{verall Second Floor Plan (Sheet A2.0.2);

Emrlmnmmual site assessment documents, including:

Supplemenial Site Assessment Work Plan, prepared by Soil Mechanics Environmental
Services (SMES), as revised September 2011,

Letter from New York State Department of Enviranmental Conservation (NYSDEC), dated
10/26/201 |, approving SMES's September 2011 Supplemental Site Assessment Work Plan,
Draft Supplemental Site Assessment Report of Findings, prepared by SMES, as revised
August 2012,

Letter from NYSDEC, dated 6/14/2013 with comments regarding SMES’s August 2012
Draft Supplemental Site Assessment Report of Findings,

Interim Remedial Measures Work Plan, prepared by SMES, as revised July 2013,
Remedial Acton Work Plan, prepared by SMES, dated August 2013,

Letter from Nassau County Department of Health, dated 11/27/2013 with comments
regarding SMES's August 2013 Remedial Acton Work Plan,

Supplemental Soil Vapor and Groundwater Assessment Plan, prepared by SMES, dated
B/22/2013,

Draft Supplemental Soil Vapor and Groundwater Assessment Report of Findings, prepared
by SMES, dated 6/19/2014,

Draft Remedial Action Work Plan Repart of Findings, prepared by SMES, dated Iuly 2014,
Construction Completion Report, prepared by SMES, as revised 3/20/ 2015, and

Site Manugement Plan, prepared by SMES, dated Juns 2013;

a'm_ﬁc Impact Study (T1S), prepared by RMS, dared August 2015, and associated correspondence
from RMS, dated 8/25/2015;
supplemental information for TIS, in comespondence from BMS, dated 972872015, and
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- correspondence from FCDSMT dated 7/19/2016 to the Town Board discussing the outcome of a
meeting on 4/25/2016 between the applicant and neighboring residents

The environmental review of this application also included inspection of the subject premises and
surrounding area

Review of this application also took into consideration testimony at the public hearing before the Town
Board convened on March 22, 2016, Based on the public commentary at the hearing, the applicant met
with neighboring residents on April 23, 2016 to discuss issues of concern. In furtherance to that meeting,
the applicant agreed to implement certain measures directed at minimizing project-related impacts,
including: landscaping and perimeter fencing for visual screening; establishing a point of contact to serve
as a liaison to address any issues that the community may raise in the future with respect to the proposed
facility; ensuring that no facility-related parking occurs on adjacent neighborhood streets; and prohibiting
site access at Lark Drive except for emergency vehicles if such emergency access is required.

REASONS SUPPORTING DETERMINATION OF NO SIGNIFICANCE AND ISSUANCE OF
NEGATIVE DECLARATION

The Town Board of the Town of Oyster Bay has issued & Negative Declaration, establishing that the
proposed action will not cause significant environmental impacts, based on review and analysis of the
following environmental parameters relative to this matter:

Zoning and Land Use — The subject property contains a small, one-story commercial strip center on the
westerly portion of the site adjacent to Woodbury Road, and a residence and associated storage
building and detached garage on the easterly portion of the site. The existing commercial building is
partially occupied by two small specialty retail shops. A portion of the vacant space in this building
previously contained a dry cleaner. The existing and former commercial uses are permitted principal
uses in the Neighborhood Business (NB) zoning district in which the site is located. The residence on
the site is a pre-existing non-conforming use in the NB district,

As indicated above, the proposed assisted living facility is a permilted use in the NB district, subject
to the issuance of a Special Use Permit by the Town Board. According to information provided by
the applicant’s attorney, the applicant, Benchmark Senior Living, LLC, is the largest senior housing
aperator in New England and the 25 largest such entity in the United States, with a total of 51
facilities providing a range of services including independent living, assisted living, memory care,
skilled nursing and continuing care retirement. The applicant’s existing facilities house a total of
more than 4,700 residents and range in size from 40 units to 300 units, with a typical location
containing 90 units (i.c., essentially the same size as the current 9 1-unit proposal).

Services provided to residents in the proposed facility will include: 24-hour per day staffing, laundry,
housekeeping; three meals per day and snacks; social, cultural and educational activities; personal
care assistance (c.g., ambulation, dressing, bathing, dining, medication management, etc.). and
transportation. The project includes a memory care unit, which will provide specialized
programming, resident monitoring, and secured building entrances and exits. Services extending 1
visitors include joining residents at meals, participation in special events, use of the grounds and
common recreational facitities with residents, and limited overnight stays with residents.

The subject property fronts on Woodbury Road, a Nassau County arterial roadway, and is surrounded
on three sides {to the southwest, southeast and northeast) by a neighborhood of single-family homes
in an RI1-10 One-Family Residence distnct. A New York State right-of-way containing the
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interchange of the Long Island Expressway and Seaford-Oyster Bay Expressway is located to the
northwest, across Woodbury Road.

Based on the foregoing, it is concluded that the proposed action will not result in significant adverse
impacts with respect to zoning and land use.

Traffic — The site currently contains two driveways along its 371-foot frontage on Woodbury Read,
which is a four-lane arterial roadway (with & center-turn lane in the vicinity of the site) under Nassau
County jurisdiction. The proposed Site Plan provides a single two-way driveway, more or less
centrally located on the Woodbury Road frontage. The site also has 159 feet of fromtage on Lark
Drive, which is a two-lane local, residential roadway under Town of Oyster Bay jurisdiction. No
driveway is present or proposed on the site’s Lark Drive frontage.

The applicant’s transportation engineering consultant, RMS, completed a Traffic fmpact Study (T15)
for the proposed development This investigation included analysis of potential project-related
impacts at three un-signalized intersections on Woodbury Road: (a) at Lark Drive, to the west of the
subject property; (h) at Wren Drive, to the east of the subject property; and (c) at the proposed project
driveway. RMS recorded tuming movement counts at the two existing study intersections on
Thursday March 19, 2015 and Saturday March 21, 2015. The baseline, No-Build condition for the
study intersections was computer-modeled using methodologies set forth in the Highway Capacity
Manual, with traffic growth assumed to be 0.6 percent per year through the projected 2017 build year;
information from the Department of Planning and Development and RMS’s files indicate that no
other significant development projects are proposed or pending in the study area.

Peak project-generated trip volumes were estimated using the 9% Edition of Trip Generation
published by the Institute of Transportation Engineers (ITE), with the weekday moming (AM) peak
hour totaling 24 (two-way) trips, the weekday afternoon (PM) peak hour totaling 38 trips, and the
Saturday mid-day peak hour totaling 37 trips. Trip generation observations were also made at four of
the applicant’s existing facilitics in Connecticut in May 2014. Using the highest rip volumes fom
among these four locations, and adjusting for the larger size of that facility, estimated trip generation
volumes for the proposed Woodbury facility were calculated at 24 trips for the AM peak hour and 23
trips for the Saturday peak hour. Since the trip generation quantities calculated using the applicant's
data set are lower than the quantities calculated using ITE factors, the latter quantities were used in
the TIS to ensure a “conservative” analysis. Although residents are not prohibited from driving,
based on the applicant’s existing facilities it is not expected that more than & handful of residents will
have vehicles at the site.

Existing traffic flow patterns and the location of trip generators/receptors in the surrounding area
were used fo forecast directional distribution for project-generated traffic on the surrounding roadway
system, and the computer model was re-run for the 2017 Build condition. The resulis show that
project-generated traffic will have a minimal impact on the study intersections, increasing
intersection-wide average delays during the peak hours by less than one second. The critical
movements at all three intersections (ie., traffic entering Woodbury Road or turning left from
Woodbury Road) will operate at an acceptable level of service (LOS) of C or berter for all three peak-
hour periods under the Build scenaric. An LOS of C indicates that sufficient gaps will be available in
the passing traffic stream on Waodbury Road during peak maffic hours to safely accommodate
project-generated traffic, particularly including left tums, exiting and entering the proposed project
driveway on Woodbury Road
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Motwithstanding that the analysis indicates the proposed development will not result in a significant
impact on operating conditions for the surrounding roadway network, the applicant has agreed to
adjust the starting and ending tmes of staff shifts as necessary to further mitigale project-related
traffic impacts on the surrounding community

RMS evaluated sight distances al the proposed project driveway., According to this analysis,
intersection sight distances available for vehicles exiting the redeveloped site will be 530 feet to the
west (to Terchans Lane) and 1,420 feet to the east (to Manetto Hill Road), These sight distances
exceed the relevant safety standards set forth on the Policy on Geometric Design of Highways and
Streets (6" Edition, 2011) of 445 feet for left-tumning vehicles and 385 feet for nght-tuming vehicles.

RMS indicated during the Town Board hearing that conditions at the proposed access driveway did
not warrant the installation of a new traffic signal at this location. MNonetheless, at the Board's
request, the applicant has agreed to consult on this matter with the Nassau County Department of
Public Works (NCDPW) which has regulatory jurisdiction over Woodbury Road  Additionally, the
applicant has agreed lo investigate, in consultation with NCDPW, whether an easthound deceleration
lane for right-tuming vehicles entering the site driveway is warranted.

RMS's presentation to the Town Board included the results of an analysis of trip generation for two
“as-of-right” development scenarios for the subject premises. The rwo alternatives examined
included a mix of uses (e.g., office, bank, 75-seat restaurant, and retail) not requiring Town Board
action, both of which would result in a substantially higher level of traffic generation for all peak-
hour periods (AM, PM, and Saturday mid-day) as compared to the propased assisted living facility

According to the applicant, truck deliveries to the proposed facility will occur intermittently, typically
one fo two times per week after start-up. Based on the applicant’s existing facilities, ambulance
activity at the site can be expected to occur two to three times per week. The applicant’s standard
practice has been to coordinate with local emergency service providers to develop protocols to
minimize impacts to facility residents and surrounding neighbors.

Based on the foregoing, it is concluded that the propesed action will not result in significant adverse
impacts with respect to traffic.

Parking - As indicated above, the proposed site plan provides 95 on-site parking spaces, which it is
indicated corresponds to the requirement under the Zoning Code. Thirty of these parking spaces are
proposed to be land-banked; these areas will be landscaped, but would be available for conversion to
constructed parking spaces if it is determined by the Town in the future that this additional parking
capacity is needed in order to satisfy actual parking demand.

All parking and staging during project construction would occur entirely on the subject property

Soils and Topography - The subject property has mostly low topographic gradients, and generally
slopes downward in a north-to-south direction, from a high point of 192 feet above mean sea level
(amsl} 1o a low point of 184 amsl. The predominant soil type on the site is Urban Land-Hempstead
Complex, which is not characterized by significamt development constraints.

The proposed development requires re-grading of the majority of the subject property to creatc 2
suitable building site. Acconding to the EAF Addendum, project construction will include the
excavation of approximately 4,800 cubic yards of soil for the building foundation and drainage
infrastructure.  Mitigation fur potential impacts related to erosion and sediment transport during
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construction will be provided by implementation of the Storm Water Pollution Prevention Plan
(SWPPP) which was included in the site plan package. The site 1s not expected to be susceptible 1o
erosion after the completion of construction

Envirpnmental Contamination — As indicated above, o dry cleaning business had operated in the
commercial building on the subject premises. The release of the dry cleaning chemical

tetrachrloroethylene (PCE) from this establishment was discovered during on-site soil testing and
reported to NYSDEC in 2008. Idle dry cleaning equipment and supplies and PCE-impacted soil were
removed from the site under NYSDEC oversight, and samples collected in the excavated area did not
indicate PCE levels in excess of the applicable NYSDEC criteria; and the spill incident was closed by
NYSDEC in 2009. Thereafter, sitz investigations and remedial activities with respect to PCE
continued pursuant to an Order on Consent. Upon completion of the removal of impacted soil in
2010, a vapor barrier, a passive sub-slab depressurization system and clean fill were installed in the
remedial excavation benzath the impacted portion of the commercial building.

Although the NYSDEC spill for the subject property pertaining to the release of PCE has been closed,
it is possible that residual PCE-impacted soil may remain in place beneath the commercial building,
in areas that have not been accessible for testing. Based on this consideration, NYSDEC has required
the preparation of a Site Management Plan (SMP) to govem redevelopment of this parcel Key
provisions of the SMP are summarized as follows:

The subject property may be developed for “restricted residential” use, a category of use which
includes assisted living residences. The site may not be developed for unrestricted residential
use, including single-family housing, without additional investigation and possible remediation.

- The most recent testing indicates that soil vapor beneath the commercial building and pavement
in the adjacent parking lot on the subject property continues to contain PCE. In accordance with
procedures set forth in the SMP, the soil in the area bencath the commercial building will be
investigated when this structure is demofished; and any such soil thai exceeds applicable
NYSDEC criteria will require excavation, remaoval from the site and transport 1o an appropriate

disposal facility.

. The proposed assisted living building is required to include a sub-slab vapor barrier
Additionally, the subsurface components of a sub-slab depressurization system (SSDS) will be
installed at the time of building construction. Vapor testing will be performed for the new
building; and if necessary, based on the results of this testing, the above-grade componeats of the
SSDS will be installed.

. Testing of groundwater collectad from menitoring wells on the subject property has indicated thas
PCE levels have decreased aver time, and that this groundwater currently complies with or
slightly exceeds NYSDEC criteria. Therefore, while quarterly groundwater monitoring will be
required to continue, this testing is not expected to be necessary for an extended period of time
and, according to the applicant’s environmental consultant, may be completed prior o
construction of the proposed mssisted living faciliy. If on-site groundwater monitoring is
required to continue during construction or, thereafter, during operation of the proposed facility, it
will be necessary to implement appropriate measures to protect the manitoring wells in order to
ensure that these wells are accessible and functional. At such time as NYSDEC determines that
groundwater monitoring at this location is no longer necessary, the wells will be decommissioned
in accordance wiath the requirements of that agency
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- NYSDEC is prohibiting the use of on-site groundwater unless suitable treatment is provided.

- Annual inspections will be required on the subject premises to evaluate the effectiveness of SMFP
implementation,

An environmental easement has been granted to NYSDEC, as recorded in the property file at the
Office of the Nassau County Clerk, in order to ensure compliance with the SMP.

In addition to PCE contamination associated with the prior dry cleaning use on the subject property,
on-site leaching structures were found to contain elevated concentrations of certain metals and semi-
volatile organic compounds. These leaching structures were remediated in 2014 under the U.S.
Environmental Protection Agency Underground Injection Control (UIC) program, as administered by
the Wassau County Department of Health,

Observations of the presence of PCE vapors in soils and indoor air in the commercial building on the
subject premises prompted concems regarding the neighboring residences on Lark Drive. An
investigation in 2014 concluded that soil vapor intrusion “does not present a concem” for off-site
locations and that the need for monitoring and/or mitigation was not indicated for any of the adjoining

properties.

On the basis of the foregoing, it is not expectad that the proposed action will result in significant
impacts with respect to site contamination, provided that the requirements of the SMP are properly
implemented.

~ The subject property is mostly developed, including buildings and associated areas of
pavement (£26 percent of the 3.76-acre site) and landscaping (+40 percent). The remaining 1.27
acres primarily comprise a woodland area at the south end of the site, behind the buildings. The small
size of the subject property, combined with the fact that it is surrounded on three sides by residential
development and on the fourth side by major roadways (ie, Woodbury Rosd along the parcel
frontage, and the interchange of the Long Island and Seaford-Oyster Bay Expressways beyond that)
indicates that the site does not possess significant ecological value.

The proposed development will result i the removal of 1.06 acres of woodland on the subject
property, including a number of trees exceeding eight inches in diameter, as depicted on the
Demolition & SWPPP Pian. This will be partially offset by a 0.47-acre increase in the area of
landscaping on the site. A woodland buffer 0.21 scre in size will be retained at the southerly end of
the site.

Surface Waters - The subject property does not contain, nor lie in the immediate vicinity of, any surface
water body.

The proposed development includes the installation of drainage infrastructure (including leaching
pools and associated piping) to provide on-site storage for runoff generated during a five-inch rainfall
event, which will help to mitigate petential flooding impacts on adjacent properties and roadways,

Groundwater — The proposed assisted living facility will discharge sewage to the existing MNassau
County sewer line which serves the site, thereby avoiding potential groundwater quality impacts that
may be associated with the use of subsurface sewage disposal systems. This fype of use genetally
does not involve the storage or use of hazardous materials or other activities that pose a significant
threat for impacting groundwater resources
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Special Groundwaler Protection Area (SGPA)/Critical Environmental Area (CEA) - The subject
parcel is not located in or substantially contiguous to the SGPA or in any other area designated as a
CEA by the Town of Oyster Bay.

ali i i — The proposed assisted living facility does not entail the types
of activities that typically generate significant air emissions, odors or noise. HVAC equipment will
be shielded from neighboring residences behind peaked roof constniction.

Any exterior lighting that is installed in association with the proposed facility will be required to be of
shielded design, and will be turned off by 11 p.m. every night, 50 as to minimize illumination impacts

to neighboring properties.

Water Usage and Sewage Generation - The EAF indicates that the proposed development will increase
water consumption at the subject location by approximately 11,350 gallons per day, based on Suffolk
County Department of Health Services standards (with o unit rate of 110 gallons per day, per bed),
which generally more accurately reflect actual water use than Massau County Department of Health
sewage disposal standards, The existing water use on the site is estimated at approximately 1,550
gallons per day, resulting in an estimated net increase of approximately 10,000 gallons per day under
the proposed action.

Sanitary wastewater generated by the proposed assisted living facility will be discharged to the
existing Nassau County sewer connection which serves the site. This sewage will be conveyed to the
County’s Cedar Creek facility on the south shore of the Town of Hempstead (hamlet of Wantagh) for
treatment and effluent discharge to the Atlantic Ocean. Sewage typically is generated at sbout the
same rate as water consumption, or a net increase of approximately 10,000 gallons per day under the
proposed action.

ion — The EAF indicates that the proposed facility will generale approximaiely
47 tons of solid waste per month, based on standard rates {ie., 3.0 pounds per day, per bed)
published in Environmental Engineering & Sanitation (3* Edition). The existing solid waste
generation rate on the site is estimated at approximately 1.3 tons per month, resulting in an estimated
net increase of 3.4 tons per month under the proposed action.

Solid wastes generated by the proposed facility will be collected by a private carter for disposal at
existing solid waste management facilities. Recycling is required as per Town Code. According to
the applicant's submissions, solid waste pickups will be scheduled three days per week, between the
hours of Tand 9 am

Medical (“red bag") waste — including needles, syringes, lancets, pen neadles, ete. - generated in the
proposed assisted living facility will be handled and disposed in accordance with applicable
regulatory requirements, These wastes will he removed from the site by a licensed vendor for
delivery to a licensed disposal facility. Based on data from the applicant’s existing facilities, it is
estimated that the proposed Woodbury development will generate approximately 50 pounds of
medical waste per year, with removal from the site occurring twice per year. All of the applicant’s
staff members will receive orientation training which includes the proper handling of medical wastes,

nity Services — The proposed facility is not expected to place a significant burdan on
other community services. In particular, an assisted living residence does not include occupancy by
school-aged children who wauld require the services of the Syasset School District, but will provide
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increased tax revenuss to the school district Tax revenues generzted by the proposed facility also
will provide increased funding for community services such as police, ambulance and lire protection.

- The proposed building design, as depicted in the elevation drawings included in
the site plan package, presents a residential appearance, at two stories, with clapboard exterior and
sloped roofs. The proposed action also includes the implementation of a landscape plan, with
screening vegetation (including more than 200 new trees and more than 800 shrubs and other plants)
and a six-foot high opaque vinyl fence around the site perimeter, which will help provide mitigation
with respect to the aesthetic appearance of the redeveloped site.

Historic and Archaeological Resources — The subject parcel is developed and is not known to contain

historically significant resources, and it lacks the characteristics which would suggest the potential
presence of significant archaeological resources.

o — The subject parcel is privately owned land, which does not comprise
public open space. The proposed nssisted living facility will provide on-site recreation and related
services to residents, and will not create a significant demand for off-site recreational asscts.

Energy - The subject parcel is connected to utilities. The use of natural gas is planned for heating
purposes, thereby avoiding potential impacts that may be associated with the storage of fuel oil. A
single back-up generator will be provided, also fueled by natural gas.

Public Health and Safetv - The proposed use does not involve the storage/use of hazardous materials -
other than a small quality of medical waste, which will be managed and controlled in accordance with
applicable regulatory requirements — and does not otherwise involve activities that may pose s
significant risk to public safety and health,

wi r — The propased sction will provide assisted living housing lor &
maximum of 105 residents.

Although it will result in a more intensive development in terms of building floor arca and mass as
compared to the existing condition, the proposed assisted living facility generally is a more
compatible use with respect to the surrounding single-family neighborhood than certain other uses
{e.g., office, retail stores, fast-food restaurant in a multiple-use building, veterinary office, and motor
vehicie dealership) which could be developed without a Special Use Permit under the NB zoning of
the site

Mitigation ~ Certain measures directed at mitigating or avoiding potential adverse environmental impacts
due to the proposed action are specified in the most recent site plan drawings, ncluding extensive
landscaping and perimeter fencing for visual screening, and a prohibition on the use of Lark Drive for
regular vehicle access (access would occur at that location only for emergency use and only if
required by the involved regulatory agencies). The following additional measures, pertaining to
remedial investigations/activities at the subject location, shall be included in the proposed action so as
ta avoid or mitigate potential impacts.

- the on-site soil shall be mvestigated in the area beneath the existing commercial building ather
demolition, and any such soil that exceeds applicable NYSDEC critcria shall be excavated and
properly disposed in accordance with procedures set forth in the Site Management Plan (SMP),

- asub-slab vapor barrier shall be installed for the propesed assisted Living building;
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the subsurface components of a sub-slab depressurization system (SSDS) shall be installed at the
time of construction of the proposed building. and vapor testing shall be underiaken in the
building upon completion; and the above-grade components of the SSDS shall be installed and
activated if required based on the results of this testing;

quarterly testing of the graundwater monitoring wells on the subject property shall continue, as
required by NYSDEC; appropriate measures shall be implemented to protect the monitoring wells
in order to ensure that they are accessible and functional if testing continues during construction
or operation of the proposed facility,

the on-site monitoring wells shall be decommissioned in accordance with NYSDEC requirements
at such time as that agency determines that groundwater testing at this location is no longers
necessary,

annual inspections shall be undertaken on the subject premises to evaluate the effectiveness of
SMP implementation, and

there shall be strict compliance with the provisions of the environmental easement, dated May 13,
2016, executed with NYSDEC,

The following additional measures also shall be implemented to minimize or avoid project-related
potential impacts;

the applicant shall assign a person to serve as the point of contact for neighboring residents in
order to promptly and effectively address any issues that the community may raise in the future
with respect to the proposed facility;

the applicant shall implement effective measures — including, but not limited to, designated staff
parking areas and valet parking as needed — to ensure that no facility-related parking occurs on
adjacent neighborhood streets;

the applicant shall cooperate with the Town and neighboring residents to adjust the starting and
ending times of staff shifts as necessary to minimize project-relaled traffic impacts on the
surroundmg community;

the applicant shall consult with NCDPW fo ascertain whether conditions at the proposed access
driveway on Woodbury Road warrant the installation of a new traffic signal, and shall repernt back
i the Town regarding same; and

in consulation with NCDPW, the applicant shall investigate whether an eastbound deceleration
lane for right-ruming vehicles is warranted at the site’s Weodbury Road access driveway, and
shall report back to the Town regarding same.




EXHIBIT A

Upon aceeptance of the Application by the Agency for processing and completion of the
Cost/Benefit Analysis, the Agency will attach a proposed PILOT Schedule hereto, together with
an estimate of the net tax benefit/cost of the proposed PILOT Schedule.

Do SUS-ATENT.2



PILOT PAYMENT CHART

BSL Woodbury LLC

900 Woodbury Road
Woodbury, NY

Section 12, Block 327, Lot 24

Year | Base Assessed Assessed | TaxRateat| PILOT  PILOT | Improvement| Total
PILOT! Value Valie | Closing' | Rate _ Rate’ PILOT
Increase’ Increase Increase”
| Phase-In -
|| $126,504 | 59,700 - - §43.357 A 843357 $126,504
2| §126504 | 59,700 - -[- 843357 - 843.337 §126,504
3 $1265M4 | 59700 - -[- §43.357 4| 43357 §126,504
4 BI28604 | 59,700 58 3510 | 843357 | L0166 | 857337 $158,697

! Base PILOT is sum of 2017 General Taxes of $55.405.50 and 2017/18 School Taxes (estimated) of $71,098.03 (ie., 2016/17
School Taxes in the amount of $69,622.04, increased by published 2.12% tax levy increase), as the may be adjusted for taxes in effect

at closing (rounded). Base PILOT is increased by 1.66% per annum after Year 3. Rounded to nearest dollar.

£ Assessed Value Increase s the difference between the As-Completed assessed value per SV Report dated May 8, 2017

($74,700) and the current assessed value ($13,000),
> Phase-In is a straight line phase-in over 17 years commencing in Year 4,

*Tax Rateat closing is sum of 2017 General Tax Rate of 369,370, and 201718 School Tax Rate (estimated) of 474.344 (Le.,
2016/17 School Tax Rate of 464,147 increased by published 2.12% tax levy increase). Assumes a closing prior to end of applicable

fax years.

Y PILOT Rate Increase is the increase in the Tax Rate at closing pursuant to the tax deviation notice (1.66% per annum after

Year3).

EPILOT Rate s the Tax Rate at closing increased by the PILOT Rate Increase. (Rounded)

Dac H13-402895.1




Year | Base Asessed | Phase-lr’ | Assessed | TaxRawat| PILOT | PILOT |lmprovement  Total
PILOT* Value Valie | Closing Rate Rate! PILOT PILOT
Inerease? Increase | Increase’
Phase-In
31 SI30739 59,700 1176 1021 343357 | L0335 | §7TISRY | 6LI%4 §191,933
6| SI32909 39,700 1763 10537 843357 | LOSO6 | 886057 | 93364 $226,273
7 S133115 59,700 2353 14047 | 843357 | L0681 | 900766 | 126331 $201,646
§ S137358 59,700 294 17358 | 843357 | LOBSE | 915718 | 160,782 $208, 140
9| $139.638 59700 3529 2068 843357 | LI03R | 930919 | 19,126 $333,764
10| S141956 59,700 Al18 2458 83357 | LI22L | 946373 | 232656 $374,612
[} §144313 | 59700 A706 8,095 843357 | L1408 | 962083 | 270297 §414,6010
12| S146,708 59,700 3294 605 843357 | LIS9T | 978053 | 309,114 §433,822
13 S149.144 | 59,700 5882 BA6 0 MINT | LIT90 | 994289 | 349155 §498,299
14 S151.620 | 59,700 471 16 B33ST | L198S | 1010794 | 390490 | §542.110
15 SIS4137 | 59700 J039 4214 B335T | L84 | 1027573 | 433040 | $S8TATT
16| S156,69 | 39,700 J647 45652 B433ST | L2387 0 1044631 | 476,893 §633,390
17 8159296 | 39,700 8235 9163 843357 | 12592 | 1061972 | 522,097 | $681393
1§ Slol941 | 39700 884 50679 843357 | LDBO1 1079.600 | 568722 730,663
19 Sled,029 | 59700 9412 56,190 0 843357 | 13014 1097522 | 616,698 $781.327
200 S167362 | 59700 | L0000 | 59700 | B433ST | 1330 LLST4L | 666097 | $833459

Please note that the foregoing PILOT analysis is an initial draft only for the proposed transaction. Nothing herein constitutes a
commitment on the part of the IDA to enter inio the proposed transaction or a commifment o commence or continue any negotiations
with respect to the proposed transaction.

In addition, the attached is being transmitted to the IDA simultaneously herewith and, therefore, remans subject to their review and
approval.

Dhoc A3-402895.|




EXIIBIT B

Fair Housing/Equal Housing Opportunity Policy to be adopted by Agency Applicants
for Housing Projects

As part of our continuing effort to ensure compliance with federal, state, and local anti-discnmination laws, we
would like to take this opportunity to remind you of our policies regarding equal housing opportunity. [Lis
impartant for all employees to review his or her own actions in light of these requirements and for everyone o
keep in mind the importance of treating all persons equally.

It is the policy and practice of this company not 1o engage in or assist the efforts of others

to engage in housing discrimination. Consistent with that policy, we remind you thart the antidiscrimination
laws of the United States, New York State, and local laws are quite specific in the area of housing, and in
conformance with those laws, you must not engage in any of the following conduct during the course of your
work for this company;

1. Refuse to show, rent, sell, negotiate for the rental or sale of, or otherwise make unavailable or deny,
housing to any person because of race, color, religion, creed, sex/gender, familial starus (having or
expecting a child under 18), national origin, ethnicity, disability, marital status, age, sexual
oricntation, military status, source of income or status as survivor of domestic violence (each a
"prohibited basis");

2. Discriminate against any person in the terms, conditions or privileges of a rental or sale or in the
provision of services or facilities in connection therewith because of a prohibited basis;

3. Make any verbal or written statement with respect to the rental or sale of housing that indicates any
preference, limitation or diserimination concerning a prohibited basis, or any statement indicating an
intention to make any such preference, limitation or discrimination;

4. Represent to any person because of a prohibited basis that any housing or unit is not available for
inspection, rental or sale when such apartinent is in fact so available;

Steer persons into or away from certain arens of a building, development or neighborhood because of
a prohibited basis;

n

6. Refuse to provide a reasonable accommodation in rules, policies, practices or services for tenants,
buyers, or applicants with disabilitics; and

7. Refuse to allow a reasonable modification to individual units or common areas for tenants, buyers, or
applicants with disabilities,

We are firmly committed to the goal of fair housing. You should understand that any violation of this Fair
Housing/Equal Housing Opportunity Policy will lead to diseipline, up to and including discharge.

46
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EXHIBIT C

Sample Fair Housing Posters
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EXHIBIT D

Requirements for Affirmative Marketing Plans for Housing Projects

Affirmative marketing plans submitted by the Applicant shall be required only for affordable or “workforce”

units and shall contain the following information:

10.

D 8054700072

Street address, village, town, zip code, and census tract number for the Project;

Number of affordable units to be marketed and whether they will be available for rent or
purchase;

The number, if any, and location of market rate units included in the Projecy;

Whether the housing will be “housing for older persons”, defined as al least 530%
occupancy of units with at least one person 35 or older or 100% occupancy of persons
pge 62 or older;

A descrniption of how units will be advertised for sale or rental prior to first oceupancy,
including whether Applicant will utilize its own website, commercial websites, print
media outlets, social media outlets such as Facchook, a sign at the project site, mailings,
leatlets/flyers, brochures, and other forms of advertising;

A statement that the Applicant will use fair housing logo or phrase “Equal Housing
Opportunity” on all advertising described above;

A statement that the Applicant will distribute written information regarding the
availability of affordable units at the project (o a list of organizations provided to the
Applicant by the Agency, which list may be updated annually;

Whether the Applicant will conduct the marketing and initial rent-up or sales iself or
contract with a third-party;

A statement that an initial application period with a specific start and end date will be
utilized for accepting applications for consideration for the initial rental of the units and
that the period will last for at least thirty (30) days after the marketing desenbed in this
plan is commenced. In addition, a statement that following the initial application perind,
all the applications submitted during the initiul application perod will be considered
through the use of a lottery and not on a first-come first-served basis, unless the number
of applications received during the initial application period is less than the rotal number
of units available for remtal.

A statement that the Applicant will maintain records of the activities it undertakes to
implement its marketing plan.
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About Camoin Associates

Camom Associates has orovided  eq

services to municipalities, econemic development agencies,

n real estate market

enterpnses since SeC

evalugte the leasibility and impacts of projects. Through the

services offered, Camoin Associates has had the op nity Lo serve

and local and state governments fram Mame 1o Texas, corporatians and

organizattons that include Lowes Home Improvement, FedEx, Vaolve (Nova

Bus) and the New York Islanders; as well as p 2 fdevelopers proposing

projects in excess of S600 million: Our reputation for detailed, place

specific, and accurate analysis has led to projects in twenty states and

garnerad attentian from national media outlets including Marketofacs

(NER), Forbe and The Woall Stre Joeeenal Bdditionatly, our

marketing strategies have helped our clients gain both national and local
media coverage for ther projects in order to buldd public support and
leverage additional funding. The firm has offices in Mew York, Maine,

fearn more aoout our experences

Vermont, Massachusetts, and Virginia, Te
and projects inoall of our service lines, please visil our wabsite al
WIWAW_ Camoinassogiates.cam You can also FIing us an Twitter
@ecamoinassociate and on Facebook
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Summary

The Massat trigl Dew nent Agency (the "Age at or financial

ibury Road

wury, LLE (the "Applicant™) for a projs (the "Project

r Bay Massau County, Mew York { ite”y The Project being proposed by the

3 newy, approwimately ¥3,955-square-fool assisted hving residential
y 541 rental umits on the 3. 76-acre parcal and Includes purchase of equipment
The Agency commissionad Camoin &ssociates 1o conduct an econonic and limited fiscal impact analysis

of the Praject on Massau County (the “County’)

—

This study act that the Project will have on the Massau County economy and on local

nunrcipal revenues, net of any economic activity that wol

analyzes the

ila oecur even if the Project was nat compleled

Within three years of comgpietion of the |'_-"-:IiEI:'., the Applicant anticipates that the facility will employ a

o be net new to the

tatal ot 535 workers on site, Al

wsitions associated with the facility are considered

e iy sac th | ' G met Foa B " Y S SN, PUPR Y Ly TV UCCRCR o Lpery o
O, g% LNe AP atl jobos will not be transterred o an existing ra

dria:
2Conor

the impact that these 55 netl new jobs and related construction jobs would have on the County

W and on municipal reveniue sources

The lollowing 15-a summary of our iindings from this study, with details beiow

LImMmany' o 1

Construction Phase Job-years 148
Construction Phase On-Site Job-years 91
Construction Phase Eamings ' 12,520,597
Construction Phase On-Site Earnings 9,206,321
One-Time Sales Tax Revenue to County 93,122
Annual Jobs ' N 69
On-Site Jobs 65
Annual Eamings 3 2,736,977
On-Site Eamings 5 1,883,317
Average Annual Sales Tax Revenue to County  § 20,386
Average Annual PILOT Payment i 419,251

oy o e

L Thl" CONSITiCT

on of the building would result in approximately 91 new direct cor

T3 erillir SR TN N 1 PR RN P 1 1 Al &7 3
ar 592 mullion i direct new earmin 15 on site and an addinonal $4.3

gererating

1] | & Prone I e County
lirect o |eat The tl Proje
i 1t e 0l it
Count
. Thi has ne it G g wilneh
[ WEAT = Applicat uld
v arly S84 rmillion he 20-year E

'i CompinAssociates | BSL woodbuny LT Economis ana Fscal moacl Analyss



Sales Tax Exemption 3 1,465,393
Mortgage Tax Exemption E 189,946
Loss (Gain) of Property Tax Revenua 5 (5,311,313)
Source; Applicant I0A Application, Camoin Associates

= Through negatiatiaons with the Agency, the Applicant could have asccess ta a Sales Tax Exemplion

valued at 1,465,393 million and a Mortgage Recording Tax Exemnption valued at $189,54¢

ct would not occur absent IDA benefits, this is not actually a

However, iT we assume thatl the Prog

ast” to the County since na future revenue stream would exist without the exemphions

. The schedule of payments to be made by the Applicant

be approximately $5.3 mullion |

r the draft PILOT agreement would

tak payments generated by the Site it the

nore than the prog

yect were not ta occur, In ather words, the PILOT regresents a beriefit to the affected taxmng

p

jurisdictians averaging %265 566 per year

- R s
r-i L T T | [ T i e AL weoodbary LU Ecanomic and Fscal imooa] Analyss



Fconomic Impact Analysis

t economic activity generatad curing

onstruction phase and building

pation as provided by the Applicant were tsed as the direct inpuls for the ecanomic impact mode

Camoin Associates used the input-output model de Pt ist
International (EMSH to calculate total econamic imy the analyst to input the amount of

ending o rring within the County and uses the direct inputs to

new direct economic activity |
estimate the spillover effects that the net new spend:ing or jobs have as these new dollars crculate

through the Massaw County economy. This is captured in the indirect impacts and is commionly referred to

as the "multiplier ettect.” See Attachiment A for more infarmation on economic imMpact analysis

Construction Prase Impacts
The applicant anticipates that the private sector investment In the construction of the Project (excluding

lang acquisition] wo

5 cost represents private secto

investment gener: onstruction spending would be

sourced from within the County, we can project that there S24, 385490 11 net new spending in the

County assocated with the construction phase

Total Construction Cost $ 32,513,087
Percent Sourced from County T5%
et New Construction Spending $ 24,385,490

Source: Applicant, Camain Associates

5 ciated with the construction phase of the

490 worth of net new direct spending assor

Based on $24,385
Project, we determined that there would be about $33.2 millign in tat

2 2-month construchon periad) throughout the County and

al one-time construction-related

spending support
$12.5 million in garnings

Economic Impact - Construction Phase
Direct Indiract Total
Johs ™M 57 148
Eamings 3 9,206,321 § 3314276 % 12,520,587
Sales s 24,385400 § 8,855,027 % 33,241,417

Source: BMSL Camoin Associates

tho
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r. Compin Assccicter | BAL Woodbury _LC: Economic ord Feoal mipach snclsis



I‘i" Carmioin A5

"I .i..;: i '_-] !-. :'.--- .':--'_| . ;-_: :I-i !:._.,I!_:;._'T r_". | _l.“ |.v-| ._-. 1
= I
* table pelow outhnes the mpact that the jobs =

12 Promect would Fave on Ma

winty i termrs of direct;, indirect

olaviment ant

Without financial assstance from ¢
Agency, the Applicant states the Project would likely not be financally viable.

[he Applicant estimate

1F [ .|,:-i|-.r-|i_|| far ||5r-). withir
tes that without finan

aplicant. Therafore,
raject will be net new to the County

tHree ysars af
completion ot the Pre

jal assistance tor the Project, the
Project would r

Man -:_'lClil'-_

created by the

weassume that all 55 jobs 1o be

Annual Economic Impact - Pro)
Direct Indirect Total
Jobs

j@ct Ocou

55 14 62
Earnings 3 1,883,317 § 753,660 § 2,736,977
Sales 5 3,975,690 & 2,044 835 % 6,020,526
Source; BMS], Camain Associates

A shown in the table above

we anticipate that 55 new jobs and almost 32 million in new earnings would
ocedr at the Site itself, Taking into account the additional indirect and induced economic impacts on
Nassau County from those direct jobs, total employment created by the project is estimated at 69 jobs
and over £2.7 million in annual earmings. Abaut 56 roallion it
the Project

sles would be generated as a result of

EiL Woodbury LU Exorsmic arnd Fiscol moast Anchesis



Fiscal Impact Analysis

In addition to the economic impact af the Project on the local economy (outhned above), there would also

pe a fiscal impact in terms of annual property {2x and sates tax generation. Toe tall
analysis outhines the impact of the co npletion af the Project on the focal tazing (ursdichions in
the cosl and/ar berelil to municipal budgets

=

|:.-_.'|":_." .T.I"_".r.l I I | i":‘i_. :.- | i_:i % _-. ! |_| !; .': B

The Applicant has applied to the Agency for a Payment In Lied of Taxes (PILOT) agreement. The Applicant

has proposed a 20 e based on the current tax rate, taxable value, and assessed

value of the Project, as shown in the following table

Vear payment schedu

Tax Payments With PILOT

PILOT Payment
126,504
126,504
126,504
168,687
181,933
226,273
261,646
298,140
335,764
374,612
414,610
455,827
498 299
542,110
S8TATTY
633,590
681,323
730,663
781,327
833,459

Total 8,385,027

Average 419,251

Source: Massau County DA, Camoin Associates
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Without financial assistance from the Agency, Camain Assaciates assumes that the Applicant would not
undertake the Project. Based an the current taxes applicable an the Site® and an assumed annual increase
to the tax rate of 2.00%7 (holding taxable value constant), the following table cutlines the estimated tax

“ a0

IMSarison

payments made by the building owner without the Project

Tax Payment Without Project

Tatal
Average

Year

0~ h & Wk =

Property Tax Payment
Without Project™

126,504
129,034
131,815
134,247
136,932
139,671
142,464
145,313
148,220
151,184
154,208
167,282
160,438
163,646
166,919
170,258
173,663
177,136
180,679
184,202
3,073,715
153,686

£ £ £ €0 47 €7 €7 €0 €0 €0 €0 €9 €0 £ €0 €0 €A £h 4R &5 £ R

T Assumes 2.00% annual increase
Source: Massau County IDW, Camoin Associates

Asnoigtss | BSL Woodouny LLC:
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o AT i La
nPILOT revenue 1

s of the PILOT ag

et cali a5 he he I It B arter
er the PILOT ¢ nents as £ ith the oject | orap
£in first ye oI Sperty faxes h
nts P Cvar the h -oposed PILOT term
ursgictions would AR a9 2
nect. The tot = to thie [ 1 taxi
a 55
Year Prﬂ{ﬁﬁuz?:;fo?:;nent PILOT Payment
1 5 126,504 & 126,504
2 3 129,034 § 126,504
3 3 131,615 & 126,504
4 s 134,247 & 158,697
5 - 136,932 § 181,833
G ] 139671 % 226,273
7 g 142,464 % 261,646
a - 145,313 § 298,140
9 8 148,220 % 335,764
10 -3 151,184 % 374,612
11 ] 154,208 % 414,610
12 5 157,282 % 455,822
13 s 160,438 § 498,299
14 - 163,646 § 542.110
15 g 166,919 § BRYATT
16 5 170,258 % 633,590
17 3 173,663 § 581,393
18 5 177,136 § 730,663
19 5 180,679 § 781,327
20 3 184,282 § 833,459
Total S 3.073.714 § 8,385,027
Average 5 153,686 £ 419,251
Source: Massau County IDA, Camoin Associates
FLLT ar iffe £ Ap a Vierms of p
ol T } AL 4 - 3|pc
Summary of Costs to County
Sales Tax Exemption 3
Mortgage Tax Exemption 5
Loss (Gain) of Property Tax Revenue 5
Source; Applicant IDA Application, Carmoin Assacialas
13 ! e Annlica
i [0 1

W G0 0 D A AL D ER AN AR

Benefit (Cost) To
County of Project (Col.
B - Cal. A}

(2,530)
(5.111)
24,450
55,001
86,6802
118,182
152,827
187,544
223,428
260,402
298,530
337,861
378,464
420,258
463,332
507,730
553,527
600,648
649,167
5,311,313
265,566

1,465,393
189,948
(5.311,313)



he construction ohase earmnas would |

~mctrietinr Pha
1Sirdet 1ase
i ase earnings o T i YLD
e section; would lead 1o addilional sales tax revenuse o

ould be taxable

One Time County Sales Tax Revenue

Construction Phase

Total New Eamings $ 12,520,597
Amount Spent in County {70%) $ 8764418
Amount Taxable (25%) g 2191104
County Sales Tax Rate 4.25%
New County Tax Revenue S 93,122

Source: Massau County, Camoin Associates

struction ohase emolovment. the C wiid rece i
venue from the economic impacts o an

Under these assumptions, the ©

Ongoing Bullding Qccupgation

me additional earnirigs described by the total economic impact of the ongeoing occupation (see the
previous section) would lead to additional sales tax revenue for the County. It is assumed that 70%

the earnings would be spent within Nassau County and that 25% of those purchases would be taxable

Annual County Sales Tax Revenue

Cccupation Phase
Total New Eamings $ 2736977
Amount Spent in County (70%) § 1,915,884
Armount Taxable (25%) B 478,971
County Sales Tax Rate 4.25%
Mew County Tax Revenue $ 20,356

Source: Massau County, Camoin Associates

i

the economic impacts of the Project

Ral Wiononury LLE: Boonamic ard Facal impact snooyss

thin Massau Count

ounty would receive approx mately 200356 each vear in new



Attachment A

What is economic imgact analysis?

The purpoase of conducting an ecanomic impact study is to ascertain the total curmuative changesin
employment, earnings and output in a given econormy due to some initial "change in final demand” To
Jrdlerstand e meaning of "changs in final demand”, consider the installation of a new widget
manufacturer in Anytowr, USA The widget manufacturer sells $1 mullion wortk of 115 widgets per year
exclusively to consumers in Canada. Thergtore, the annual change in final demand i the United States is
51 million because dollars are flowing i fram outside the United States and are therefore "new’ dollars in
the economy

This chiange in final demand transtates into the first round of buying and selling that occurs inan
ecoromy, For example, the widgetl manufacturer must buy its inputs of preduction (electricity, steel, sto:)
must lease or purchase property and pay its warkers, This first round is commaenly referred to as the
‘Direct Effects” of the change in final demand and 1s the basis of additional rounds of buying and selling

describea pelow

To continue this example, the widget manufacturer's vendors (the supplier of electricity and the supplier
of steel) will enjoy additional cutput (i.e. sales) that will sustain thair businesses and cause them to make
additional purchases in the economy. The steel producer will need more pig iron and the electric
company will purchase additional power from generation entities. In this second round, some of those
additional purchases will be made in the US economy and some will “leak out”. What remains will cause a
third round (with leakage) and a fourth {(and so on) in ever-diminishing rounds of spending. These sets of
industry-to-industry purchases are referred 1o as the “Indirect Effects” of the change in final demand

Finally, the widget manutacturer has employees who will naturally spend their wages. As with the Indirect
Effects, the wages spent will either be tor local goods and services orwill "leak” out of the economy. The
purchases of local goods and services will then stimulate other local economic activity; such effects are
referred to as the “Induced Effects” af the change in final demand

Therefore, the total economic impact resubting from the new widget manutacturer 1s the initial $1 million
of new maoney (i.e Direct Effects) flowing in the US econamy, plus the Indirect Effects and the Induced
Effects. The ratio between Direct Effects and Total Effects (the sum of Indirect and Induced Effects) is
called the "multiplier effect” and is often reported as a dollar-of-impad ger dollar-of-change. Therefore, a
multiplier of 2.4 means that for every dollar (31) of change in final demand. an additional $1.40 of indirec
and induced economic activity occurs for a ftotal of $2.40

Key information for the reader to retain 1s that this type of analysis requires rigorous and carefyl
consideration of the geography selected (e how the "local economy” is defined) and the implications of
. 1y on the computason of the change in final demand, It this analysis wanted to consider the
cwidget manufacturer on the entire North Americar continent, it would have to condlude
that the change in final demand is zere and therefore the economic impact 1s zero. This IS D

gets being purchased by Canadians is not causing total North Amerncan demand to Increase

pCause the 51

raillicon of w

b %1 mullion. Presumably. those Canadian ourchasers will
N

and the effects of addinonegl widget production will be cancelled aut by & commensurate reduction in the
GeL]

have 371 million less to spend on other items

purchases of other goods and services
Changes in final demand, and therefare Birect Effects, can occur i a number of circumstances. The above
and the effect of a manufacture aeucing lacally but selling glot

es! to underst
5 af domestic demand for a good (5 being met by foreign supgliers (say, DVD players being

sally, I

cturer of DVD olavers in the US will cause
Ing the Us econo

3 both local and i

imported into the US from Korea and lapan), locating a man

/e iy will instead

achange in final demand because all of those dollar
| &

an impact analysis would have 1o'be gareful in calculanng haw many “new” dollars the producer would Be

remam A sitcation can be envisionad whe

ey n demand, and

causing o occur domestically
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REAL PROPERTY ASSESSMENT ANALYSIS

PROPERTY TYPE

Proposed Assisted Living Facility

LOCATION

900 Woodbury Road
Woodbury, New York

IDENTIFICATION

BSL Woodbury, LL.C
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May 8, 2017

Mr. Joseph Kearney

Executive Director

Nassau County Industrial Development Agency
1550 Franklin Avenue, Suite 235

Mineola, New York 11501

EE: Real Property Assessment Analysis
Proposed Assisted Living Facility
900 Woodbury Road
Woodbury, New York
Section 12, Block 527, Lot 24
SVS File # 950168

Dear Mr. Kearney:

In accordance with your request, the undersigned have personally analyzed and hereby submit our
Real Estate Tax Assessment Projection for the above captioned property. The purpose of the
consulting assignment is 1o develop a real estate tax assessment estimate for a proposed, eighty-nine
(89) unit, Assisted Living Facility. The intended use of the report is for assisting the Industrial
Development Agency in developing an equitable PILOT for the subject property.

The property consists of a nearly rectangular parcel situated on the southeast side of Woodbury Road,
between Wren and Lark Drives, in the community of Woodbury, Town of Oyster Bay, Nassau
County, New York, According to the site survey prepared by M Surveying, dated May 20, 2013, site
area has been estimated at 163,709+ square feet or 3.76+ acres. It is identified on the Nassau County
Tax Maps as Section 12, Block 527, Lot 24.

The site is presently improved with a single family residence and a multi-tenant commercial building.
The existing improvements will be demolished and the site will be improved with a two (2) story,
elevator serviced, assisted living [acility.

New York City Central Suffolk Eastern Suffolk
115 West 36th 5t 10th floor BAH Veterans Memarial Hwy Sie 530 37 South ELna Ave
Hiow York, NY 10018 Hauppauge, MY 11TRE Montauk, MNY 11954

T 646 503.5091 | F&46 503.5063 T 631 T6L.1850 | Fe3l-T61.9221 T 531.960 8402



Mr. Joseph Keamey
May 8, 2017

Upon completion of construction, the assisted living lacility will be configured with one-hundred two
(102) beds situated within eighty-nine (89) units. The gross building area 1s estimated at 73,927+
square feel and the gross living area is estimated at 38,976+ square feet.

The facility will be confligured with twenty-four (24) memory care units allocated between sixteen
(16) studios and ecight (8) one-bedroom units; and sixty-five (65) assisted living units allocated
between twenty-three (23} studio units, thirty-nine (39) one-bedroom units and three (3) two-bedroom
units.

In addition to resident units, the first floor will be configured with the lobby, mechanicals, laundry
room, kitchen, dining room, hibrary, salon, mail room, spa, offices, and main reception, The second
floor will contain resident units, family kitchen/dining, arts/crafts room, salon, fimess room, medical
treatment room, and various common/support areas.

Twenty-four (24) of the facility’s units will cater to patients suffering from dementia and other
conditions resulting in severe memory loss. The total cost of construction (excluding site acquisition
costs of $5,175,000 and FF&E estimated at $880,000) is estimated by the applicant at $32,819,601,
$368,760 per unit, $324,947 per bed, or $443.95 per square foot of gross building area.

The table below summarizes our conclusions.

Projected Value, Assessed Valuation & Estimated PILOT
BSL Woodbury, LL.C

900 Woodbury Road
Woodbury, New York 11797
Section 12, Block 527, Lot 24

Projected Value Estimate
Assisted Living Facility $7.470.000

Estimated Real Property Value $7.470.000

Estimated Ad Valorem Assessed Value

MNassau Cowtty Asscssed Value 74,700
Estimated PILOT

Tax Rate Computed PILOT

2017 Class IV General Tax Rate/S100 AV 53693700 $275,919

2016/17 Class IV School Tax Bate/S100 AV, S464.1470 346,718

$622,637
¥ Under the hypathetical condition thar the improvements are completed and on the curvent fax rolls wilizing the current

fone rofes,
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Mr. Joseph Kearney
May 8§, 2017

The estimates contained in this analysis are based on the hypothetical condition that the improvements
are completed and operating at stabilized occupancy as of the date of this report.  As such, this
analysis does not consider potential changes attributable to tax rates, equalization rates or market
conditions that may be in place when the improvements are actually constructed.

Should you have any questions or require any additional information, please do not hesitate to contact

either of the undersigned.

Respectfully submitted,
STANDARD VALUATION SERVICES

F

Ronald Camilleri, MAI
Certilied General Real Estate Appraiser
State of New York — 1D #46000026088

reamilleri@siandardvaluation.com

—

Andrew W. Albro, MAI

Certified General Real Estate Appraiser
State of New York — ID 446000002861
aalbrodf@standardvaluation.com
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IDENTIFICATION OF THE SUBJECT PROPERTY
The subject property is identified on the Nassau County Tax Maps as Section 12, Block 527, Lot
24. The commonly known street address is 900 Woodbury Road, Woodbury, New York 11797,

PURPOSE OF THE ANALYSIS
The purpose of the consulting assignment 1s to develop a market supported estimate of assessed
valuation for the proposed improvements.

INTENDED USE OF THE ANALYSIS
The intended use of the report is for establishing a basis for a PILOT agreement with the Nassau
County Industrnial Development Agency.

INTENDED USER OF THE ANALYSIS
The intended user is restricted to the client, the Nassau County Industrial Development Agency.

Mo other party. including the applicant or applicant’s counsel, has been identified as an intended user
of this analysis. Although such parties may receive a copy of this analysis, no other party who is not
specilically identilied as an intended user in the report should use or rely on this analysis for any
purpose. This report and its conclusions should not serve as the basis for any appraisal contingency in
a purchase agreement relating to the property.

PROPERTY RIGHTS ANALYZED
The property rights analyzed consist of the fee simple interest for the purposes of estimating an ad
valorem assessment utilized to calculate an annual PILOT (Payment in Lieu of Taxes),

EFFECTIVE DATE OF ANALYSIS
The effective date of this analysis is May 8, 2017,
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RELEVANT DEFINITIONS

"Ad Valorem: According to value.”™

"Ad Valorem Tax: A tax levied in proportion to the value of the thing(s) being taxed. Exclusive
of excmpgions, use-value assessment provisions, and the like, the property tax is an ad valorem tax.
(TAAO).™

"As Is Market Value: The estimate of the market value of real property in its current physical
condition, use, and zoning as of the appraisal date."’

"Assessment Level: The common or overall ratio of assessed values to market values {[AAO}.““
" Assessment Ratio: The relationship between assessed value and market value,™

"Assessment Roll: The basis on which the property tax levy is allocated among the property
owners in a jurisdiction with taxing powers. The assessment roll usually lists an identifier for each
taxable parcel in the jurisdiction, the name of the owner of record, the address of the parcel or the
owner, the assessed value of the land, the assessed value of the improvements, applicable
exemption codes, and the total assessed value {MAD}.“{’

"Condominium Ownership: A form of fee ownership of separate units or portions nfqmu]tiunit
buildings that provides for formal filing and recording of a divided interest in real estate.™

"Equalization: The process by which an appropniate governmental body attempts to ensure that all
property under its jurisdiction is assessed at the same assessment ratio or at the ratio or ratios
required by law. Equalization may be undertaken at many different levels. Equalization among
use classes (such as agricultural and industrial property) may be undertaken at the local level, as
may equalization among properties in a school district and a transportation district. Equalization
among counties is usually undertaken by the state to ensure that its aid payments are distributed
fairly. (IAAO)."®

"Equalized Tax Rate: The rate determuned by the division ol the ellective tax rate by the
equalization rate.””

"Equalized Values: Assessed values after they have all been multiplied by commeon factors during
equalization.” H

| Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2013),
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2015),
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 67 ed. (Chicago: Appraisal Institute, 2015).
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 6™ ed. (Chicago: Appraisal Institute, 2015).
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2015).
® Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2013),
" Appraisal Institute, The Dictionary of Real Estate Appraisal, 6™ ed. (Chicago: Appraisal Institute, 2015).
® Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2015).
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 67 ed. (Chicago: Appraisal Institute, 2015).
" Appraisal Institute, The Dictionary of Real Estate Appraisal, 6™ ed. (Chicago: Appraisal Institute, 2015).
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"Exposure Time: 1) The time a property remains on the market. 2) The estimated length of time
that the property interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the appraisal.

Exposure tume 15 a retrospective opinion based on an analysis of past events assuming a
competitive and open market. (USPAP, 2016-2017 ed.)"’

"Fee Simple Estate: Absolute ownership unencumbered by any other interest or estate, subject
only to the hmitations imposed by the governmental powers of taxation, eminent domain, police
power and escheat."'

"Leased Fee Interest: The ownership interest held by the lessor, which includes the right to
receive the contract rent specified in the lease plus the reversionary right when the lease expires.”"

"Leasehold Interest: The right held by the lessee to use and occupy real estate for a stated term
and under the conditions specified in the lease."™*

"Market Rent: The most probable rent that a property should bring in a competitive and open
market reflecting the conditions and restrictions of a specified lease agreement, including the rental
adjustment and revaluation, permitted uses, use restrictions, expense obligations, term, concessions,
renewal and purchase options, and tenant improvements (Tls}.”'j

"Market Value: The most probable price which a property should bring in competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, cach acting prudently,
knowledgeably and assuming the price is not affected by undue stimulus. Implicit in this definition
are the consummation of a sale as of a specified date and the passing of title from seller to buyer
under conditions whereby:

a. Buyer and seller are typically motivated;

b. Both parties are well informed or well advised, and each acting in what he considers his own
best interest:

¢. A reasonable time is allowed for exposure in the open market;

d. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

e. The price represents a normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale."'”

"' Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2015).

'* Appraisal Institute, The Dictionary of Real Estate Appraisal, 6™ ed. (Chicago: Appraisal Institute, 2015).

L Appraisal Institute, The Dictionary of Real Estare Appraisal, 6" ed. {(Chicago: Appraisal Institute, 2013).

I'_l Appraisal Institute, The Dictionary of Real Estate Appraisal, 8" ed. (Chicago: Appraisal Institute, 2015).

' Appraisal Institute, The Dictionary of Real Estate Appraizal, 6" ed. (Chicago: Appraisal Institute, 2015).

" 12 C.ER. Part 54.42(g). 35 Federal Register 34696, August 24, 1990, as amended at 57 Federal Register 12202,
April 9, 1992; 50 Federal Register 20499, June 7, 1994,
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"Marketing Time: An opinion of the amount of time it might take to sell a real or personal
property interest at the concluded market value level during the period immediately after the
effective date of an appraisal. Marketing time dlffers from exposure time, which is always
presumed to precede the effective date of an dpprdlhd]

"Prospective Opinion of Value: A value opinion elfective as of a specilied future date. The term
does not define a type of value. Instead, it identifies a value opinion as being effective at some
specific future date. An opinion of value as ol a prospective date is frequently sought in connection
with projects that are proposed, under construction, or under conversion to a new use, or those that
have not vet achieved sellout or a stabilized level of long term uccupancy.“ls

"Replacement Cost: The estimated cost to construct, at current prices as ol a specilic date, a
substitute for a building or other improvements, using modern materials and current standards,
design, and laynut."w

"Value in Use: The value of a property assuming a specific use, which may or may not be the
property’s highest and best use on the effective date of the appraisal. Value in use may or may not
be equal to market value but is different n;;cllm;lﬂp‘LLmlIy.""zlj

H Appraisal Institute, The Dictionary of Real Estate Appraisal, 6"" ed. (Chicago: Appraisal Institute, 2015).
" Appraisal Institute, The Dictionary of Real Estate Appraisal, 6 ed. (Chicago: Appraisal Institute, 2015),
e Apprdlaal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2013),
* Appraisal Institute, The Dictionary of Real Estate Appraisal, 6™ ed. (Chicago: Appraisal Institute, 2015).
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EXTRAORDINARY ASSUMPTIONS

An extraordinary assumption is defined as “An assumption, directly related to a specific

assignment, as of the effective date of the assignment results, which, if found to be false, could alier
| 1 - . nd

the appraiser s opinions or conclusions.””’

Extraordinary assumptions presume as fact otherwise uncertain information about physical, legal,
or economic characteristics of the subject property; or about conditions external to the property,
such as market conditions or trends; or about the integrity of data used in an analysis. (USPAP,
2016-2017 ed.)

= We have relied upon representations made by the applicant with respect to the size,
configuration and layout of the proposed improvements. It is assumed that these
representations are accurate, In the event these variables change, the analysis presented
herein 1s subject to revision.

HYPOTHETICAL CONDITION

A hypothetical condition is defined as “1) A condition that is presumed to be true when it is known
to be false. 2) A condition, directly related to a specific assignment, which is contrary to what is
known by the appraiser to exist on the effective date of the assignment resulls, but is used for the
purpose of analysis. redd

Hypothetical conditions are contrary to known facts about physical, legal, or economic
characteristics of the subject property; or about conditions external to the property, such as market
conditions ot trends; or about the integnity of data used in an analysis. (USPAP, 2016-2017 ed.)

¢ The analysis 1s predicated under the hypothetical condition that the proposed improvements
are built and operating at stabilized occupancy as of the date of this analysis.

! Appraisal Institute, The Dictionary of Real Estate Appraisal, 6" ed. (Chicago: Appraisal Institute, 2015).
" Appraisal Institute, The Dictionary of Real Estate Appraisal, 67 ed. (Chicago: Appraisal Institute, 2013).
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SCOPE OF WORK
The scope of work for this assignment included:

e Site inspection (from nght of way).

s Reviewed construction budget prepared by the applicant.

» Reviewed unit allocation prepared by the applicant.

* Reviewed elevations, floor plans and site plans prepared by the applicant’s consultant.

# Reviewed income and expense forecast prepared by the applicant.

» Researched comparable apartment rental rates, occupancy rates, operating expense ratios and
overall capitalization rates.

s Considered available market data in the development and application of an appropriate
assessment model for the subject property.

# Derived an estimate of ad valorem assessed value for the subject property utilizing market
supported input assumptions.

e  Compiled our results and presented them in this narrative report.
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PROCEDURE TO ESTIMATE AD VALOREM ASSESSMENT & ANNUAL PILOT

The annual PILOT (Payment in Lieu of Taxes) is calculaled by multiplying the County,
City/Village (if applicable), School and Library tax rates by the market derived ad valorem
estimates of assessed value.

In order to derive a market supported ad valorem assessment, the Fee Simple Market value of the
proposed improvements is estimated utilizing the Income Capitalization Approach and then
multiplied by the current level of assessment.

DERIVATION OF FEE SIMPLE MARKET VALUE

The Income Capitalization Approach is the most accepted approach for establishing ad valorem
assessments and is based upon the premise that the value of a property is equivalent to the
anticipated benefits to be derived from ownership. It involves measuring the extent of future
benefits that might reasonably be expected in terms of rental income and translating these benefits
into a total value estimate. In employing the Income Approach, careful consideration is given to
the earning capacity of the property over an anticipated holding period.

A direct capitalization technique has been used to convert an estimate ol netl income into an
estimate of market value. In the development of the direct capitalization model, all input variables
have been market derived.

DERIVATION OF AD VALOREM ASSESSMENT

In order to derive an Ad Valorem assessment applicable to the real property, the Market Value
estimate derived utilizing the Income Capitalization Approach is multiplied by the current level of
dssessment.

DERIVATION OF ANNUAL PILOT
In order to derive an annual PILOT applicable to the proposed improvements, the current tax rate is
multiplied by the market derived Ad Valorem assessment.
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SUBJECT PROPERTY OVERVIEW
The purpose of this analysis is to estimate a market supported ad valorem assessment for the subject
property upon completion of construction.

The property consists of a nearly rectangular parcel situated on the southeast side of Woodbury Road,
between Wren and Lark Drives, in the community of Woodbury, Town of Oyster Bay, Nassau
County, New York. According to the site survey prepared by JM Surveying, dated May 20, 2013, site
arca has been estimated at 163,709+ square feet or 3.76+ acres. It is identified on the Nassau County
Tax Maps as Section 12, Block 527, Lot 24.

The site is presently improved with a single family residence and a multi-tenant commercial building.
The existing improvements will be demolished and the site will be improved with a two (2) story,
elevator serviced, assisted living facility.

Upon completion of construction, the assisted living facility will be configured with one-hundred two
(102) beds situated within eighty-nine (89) units. The gross building area is estimated at 73,927+
sguare feet and the gross living area is estimated at 38,976+ square feet.

The facility will be configured with twenty-four (24) memory care units allocated between sixteen
(16) studios and eight (8) one-bedroom units; and sixty-five (65) assisted living units allocated
between twenty-three (23) studio units, thirty-nine (39) one-bedroom units and three (3) two-bedroom
units.

In addition to resident units, the first floor will be configured with the lobby, mechanicals, laundry
room, kitchen, dining room, library, salon, mail room, spa, offices, and main reception. The second
floor will contain resident units, family kitchen/dining, arts/crafts room, salon, fitness room, medical
treatment room, and various common/support areas.

The quality of construction and overall level of finish is expected to be consistent with competitive
assisted living facilities located throughout the Nassau County submarket.

The total cost of construction {excluding site acquisition costs of $5,175,000 and FF&E estimated
at $880,000) is estimated by the applicant at $32,819,601, $368,760 per unit, $324.947 per bed, or
$443.95 per square foot of gross building area.

STANDARD VALUATION SERVICES 950168



The table below summarizes the allocation of the subject’s units.

Unit Allocations

No.of No.of Total No.
Units Beds/Unit of Beds

GLA/Unit Total GLA

Memory Care

Studio (MC-1) 9 l Q 2093 2,637
Studio (MC-2) 5 l 3 309 1,545
Studio (MC-3) 2 1 2 359 718

Total Studio 16 16 306 4,900
One Bedroom (MC-4)* 6 2 12 597 3,582
One Bedroom (MC-4 ALT)* 2 2 -+ 603 1,206
Total One Bedroom 8 16 599 4,788

Total Memory Care

Assisted Living
Studio (AL-1) 6 1 6 303 1,818
Studio (AL-2) 16 1 16 300 4944
Studio (AL-3) 1 1 1 315 315
Total Studio 23 23 308 7,077
One Bedroom (AL-4) 29 1 249 491] 14,230
One Bedroom (AL-5) 3 1 3 543 1,629
One Bedroom (AL-6) 2 | 2 545 1,090
One Bedroom (AL-7)* | 2 2 572 372
One Bedroom (AL-8)* l 2 2 577 577
One Bedroom (AL-9) | | 1 578 578
One Bedroom (AL-10) 2 1 2 599 1,198
Total One Bedroom 39 41 510 19,883
Two Bedroom (AL-11) 3 2 6 776 2,328
Total Two Bedroom 3 6 776 2,328

Total Assisted Living

Grand Total

* Companion suites
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SUBJECT PROPERTY PHOTOGRAPHS
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LocaTion Map
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SURJECT PROPERTY AERIAL MAP
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PROPOSED SITE PLAN
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PROPOSED ELEVATIONS
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PrOPOSED ELEVATIONS
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FIRST FLOOR PLAN
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SECOND FLOOR PLAN
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Unit PLang
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RENDERING
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STABILIZED INCOME AND OPERATING EXPENSE SUMMARY
We have analyzed available market data in formulating a stabilized income and expense pro-forma for
the subject property.

Since the proposed mmprovements will be operated as an assisted living facility catering to residents
with and without dementia or other conditions resulting in severe memory loss, a significant portion of
the income and operating expenses 1s atinbutable to the care and services provided by the going
concern.

Although consideration was given to forecasting income and operating expenses associated with the
operation of the assisted living facility, it is very difficult and unavoidably subjective to properly
isolate the contributory value of the intangible business asscts as well as the furniture, fixtures and
equipment (FF&E) related to the business.

The layout of the proposed improvements is most similar to a luxury apartment building and in order
to solely estimate the real property value for ad valorem assessment purposes, the subject is analyzed
as a luxury apartment building. Moreover, this methodology is most comparable to the assessor’s
valuation model for this property tvpe.

RENTAL RATES
Upon completion of construction, the subject will be configured with eighty-eight (88) units which are
most similar in size and characteristics to a junior one-bedroom apartment.

A May of 2017 survey of residential rentals in the competitive market (school district) reveals one-
bedroom apartment rentals ranging from S1.400 to $2,150 per month, two bedroom rentals ranging
from 51,750 to %3.800 per month. Due to the limited supply of rental units in the subject’s
competitive market (school district), the results of this local survey are less than meaningful. A
broader survey of luxury apartment rentals throughout Nassau County depicts apartment rentals
ranging from $28.07 to $50.23 per square foot. (See Addenda for additional support).

Based upon a careful review of the available market data, market rent has been concluded as follows
for the subject’s various units:

Unit Type Gross Living Area Monthly Rent Rent/SF/GLA
MC Studio 306 51,250 $48.98
MC One Bedroom 599 52,200 $44.11
AL Studio 308 $1,250 $48.75
AL One Bedroom 510 $1,900 $44.72
AL Two Bedroom 776 52,800 $43.30

The concluded, weighted average, market rent equates to 545.83 per square loot ol gross leasable area
and is well supported by current market activity.

STANDARD VALUATION SERVICES 250168
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OCCUPANCY

Residential (multifamily) occupancy is high throughout the Nassau County region, with a current
vacancy rate of 2.7% reported by CoStar. The northern and castern Nassau County submarkets have a
similar vacancy rate reported by CoStar of 3.2%.
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Vacancy and collection loss has been stabilized at 5.00% of potential gross income.

OPERATING EXPENSE ANALYSIS

Our experience analyzing multifamily properties reveal operating expense ratios ranging from 25.0%
to 45.0 of effective gross income (excluding real estate taxes). We have stabilized apartment operating
expenses at 32.50% of effective gross income.

This analysis is more fully depicted in the table on the following page.
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Income Capitalization Analysis
BSL Woodbury, LLC

200 Woodbury Road
Woodbury, New York 11797
Section 12, Block 527, Lot 24

Subject Pro ¢ Dhata Unit Type Gross Living Area Monthly Rent Rent/SF/GLA
Cirnss Building Arca: 73,927 MC Soodio 306 $1,250 £48.98
Reported Tenant Gross Rentable Area: 38,976 MC One Bedroom 599 $2.200 4
No. of Units: 89 AL Studio 308 $1,250 4875
Average Unit Size (+- SF): 438 AL COne Bedroom 510 $1.900 $44.72
AL Two Bedroom 176 $2.800 $43.30
Site Area: 163,709 Vacancy & Crodit Loss: 5.00%
Land 1o Builldng Ratio: 221 Operatmg Expense Ratio: 32.50%
Orverall Capitalzation Rate: T.00%
Tax Year 201617
Potential Gross Income Market Kent No. of Units Annueal Rent
Memory Care
Studin $1,250 L 240,000
Oine Badroom $2.2000 A F211,200
Assisted Living
Studdi $1,250 23 $345,000
One Bexdroom $1,900) KL FEEQ,200
Two Bedroom $2, %00 a F100,500
Potential GGross Income 51,786,200
Vacancy & Collection Loss @@ 500% ol PGI (582,310}
Effective Gross Income $1,696,890
EGT Per SFAGRA £2293
EGI Per SFAGLA $43.54
ECFF Par Unit'Month &3R8y
Total Operating Expenses 551,489
Operating fxpense Hatio 32.50%
Cpprating Hxpenses Per SEAGHA E7. 46
Operating fxpenses Per SEAGLA Eid.03
Cperating Hxpenses Per Unitidonoh Bilé
Net Operating Income Estimate $1,145.401
STANDARD VALUATION SERVIUES 950168



CAPITALIZATION OF NOI & DETERMINATION OF ASSESSMENT

In order to convert the Net Operating Income estimate into a value that the assessor will utilize for
establishing an assessment, a composite capitalization rate must be developed. There are two
components to the composite capitalization rate; the first is the base capitalization rate.

BASE CAPITALIZATION RATE

The market supported capitalization rate is 7.00%. This allocation is within the range reported by the
1¥ Quarter 2017 PwC Survey of the National Apartment Market which depicts overall capitalization
rates ranging Irom 3.50% to 8.00% with an average of 5.33%.

EFFECTIVE TAX RATE

The second component of the composite capitalization rate is the effective tax rate. Calculation of the
effective tax rate is the multiplication of the tax rate by the equalization rate. We have relied on
figures provided by Nassau County for the 2017 General Roll and the 2016/17 School Roll.

The table below illustrates the development of the effective tax rate for the subject.

Effective Tax Rate Analvsis

BSL Woodbury, LLC
900 Woodbury Road
Woodbury, New York 11797

Tax Map No. Section 12, Block 527, Lot 24
Tax Year: 2016/17
County Tax Rates
2017 Class IV General Tax Rate/$100 AV 3693700
2016/17 Class IV School Tax Rate/$100 AV . 464. 1470
Total Tax Raie $833.5170
Level of Assessment 1.00%:
Effective County/School Tax Rate: 8.3352%

Effective Tax Rate: 8.3352%

COMPOSITE CAPITALIZATION RATE
When the base rate of 7.00% is added to the effective tax rate ol 8.3352%, a composite or tax loaded
capitalization rate of 15.3352% is revealed.

STANDARD VALUATION SERVICES 250168
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CAMITALIZATION OF NET OPERATING INCOME & DERIVATION OF ASSESSED VALUE
The table below illustrates capitalization of stabilized net operating income.

Base Capitalization Rate 7.0000%

Effective Tax Rate 8.3352%

Composite Capitalization Rate 15.3352%
Valuation Summary

Net Operating Income Estimate $1,145.401

Composite Capitalization Rate 15.3352%

Indicated Value $7,469,110
Rounded to $7.470,000
fndicated Value Per SF/GE4 Frar0s
Indicated Value Per SF/GLA §rol 66
Indicated Value Per Unit §53.033

Determination of Assessment

Countv/School

Equalization Rate 1.00%
Appraiser's Indicated A.V. $74,700

STANDARD Y ALUATION SERVICES 950168
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SUMMARY OF CONCLUSIONS
Based on our analysis, the following Real Property Value, Ad Valorem assessment and PILOT are

derived for the subject property.

Projected Value, Assessed Valuation & Estimated PILOT
B5SL Woodbury, LLC

900 Woodbury Road
Woodbury, New York 11797
Section 12, Block 527, Lot 24

Projected Value Estimate

Assisted Living Facility 7,470,000

Estimated Real Property Value $7.470.000
Estimated Ad Valorem Assessed Value
Wassau County Assessed Valie §74,700
Estimated PILOT
Tax Rate Computed PILOT
2017 Class TV General Tax Rate/$100 A V. 53693700 5275,919
2016/17 Class I'V School Tax Rate/S100 A V.. 3464.1470 5346,718

$622.637

¥ Under the hypothetical condition that the improvements ave completed and on the current tax volls wtilizing the curvens

Iy Fares.
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LIMITING CONIMTIONS AND GENERAL ASSUMPTIONS

10.

Ll

12.

Building area and site area estimates utilized throughout this report arc based upon the
descriptive information provided by the client.

No responsibility is assumed for matters of a legal nature atfecting title to the property nor
is an opinion of title rendered. The title is assumed to be insurable.

Information furnished by others is assumed to be true, correct and reliable. A reasonable
effort has been made to verify such information; however, no responsibility for its accuracy
is assumed by the appraiser(s).

It is assumed that there are no hidden or unapparent conditions of the property, subsoil or
structures that would render it more or less valuable. No responsibility is assumed for such
conditions or for the engineering that may be required to discover them.

It is assumed that there is full compliance with all applicable federal, state and local
environmental regulations and laws unless non-conlormity has been stated, defined and
considered in the report.

It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless non-conformity has been stated. defined and considered in the report.

It is assumed that all required licenses, consent or other legislative or administrative
authority from any local, state or national governmental or private entity or organization
have been, or can be, obtained or renewed for any use on which is contained in this report.

It is assumed that the improvements are within the boundaries or property lines of the
property described and that there is no encroachment or trespass unless noted within the

report.

If the reader is making a fiduciary or individual investment decision and has any questions
concerning the material contained in this report, it is recommended that the reader contact
the undersigned.

This report represents a summary of the findings of the data gathering process and the
appropriate analysis. All input data would have been too voluminous to include in this
report. The exclusion of same does not preclude the appraiser(s) from referring to this data
at a future date. If the occasion arises, the appraiser(s) reserves the right to refer to any of
the source material used in the preparation of this appraisal to further clarify any item
contained in this report.

The valuation techniques and data apply to this case only. They may or may not apply to
other properties or situations. Unless Standard Valuation Services does a complete analysis
according to their standards, no such implication can be assumed or inferred.
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13.

14,

135

16.

2

18.

This report is meant to be presented in its entirety. If this report is presented in any form
other than its complete form, it becomes mvalid.

Projections utilized in this report are based upon analysis of past and current trends,
business cycles and available market data. Supporting data for the conclusions presented
herein is retained in the appraisers’ work files. Future valuation estimates may be affected
by events that cannot be reasonably foreseen at the time of the writing of this report. These
may be local, national or international in scope. It must be understood that actual results
achieved during projection periods may vary from those indicated and the variations could
be material.

The estimates contained in this analysis are based on the assumption that the improvements are
fully constructed and operating at stabilized occupancy as of the date of this report. As such,
this analysis does not consider differing tax rates or market conditions that may be in effect
when the proposed improvements are completed.

While we have taken every step to forecast realistic current assessments for the proposed
improvements under the scenario(s) outlined herein, there are many variable factors, including
but not limited to, comparable rental values, vacancy rates, operating expense ratios, tax rates,
capitalization rates, interest rates and equalization rates. As such, there is no guarantee that the
assessor would adopt these figures and the actual asscssment and subsequent real estate tax
burden may be higher or lower than those forecasted herein.

Maps, plats, and exhibits included herein are for illustration only; as an aid in visualizing
matters discussed within the report. They should not be considered as surveys or relied
upon for any other purpose.

This report is made for the client to who it is addressed and is to be used by said client only
for the purpose stated in the report. No reliance is to be placed on this report for any other
purpose nor shall it be published, distributed or shown to other parties, or disseminated to
the public in any part, whether through advertising, public relations, news, or any other
means of communication, without prior writlen consent and approval.

STANDARD YALUATION SERVICES Q50168
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CERTIFICATION

The undersigned certify that, to the best of our knowledge and belief:

10.

11.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions, and are our personal, impartial, and unbiased
professional analyses, opinions, conclusions, and recommendations.

We have no present or prospective interest in the property that is the subject of this report,
and have no personal interest with respect to the parties involved,

We have performed no services, as a consultant, regarding the property that is the subject of
this report within the three-year period immediately preceding acceptance of this
assignment.

We have no bias with respect to any property that is the subject of this report or to the
parties involved with this assignment.

Our engagement in this assignment was not contingent upon developing or reporting
predetermined results,

Our compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of a stipulated result, or the
occurrence of a subsequent event directly related to the intended use of this appraisal
consulting assignment.

Our analyses, opinions, and conclusions were developed, and this report has been prepared
in conformity with the Uniform Standards of Professional Appraisal Practice.

Ronald Camilleri has made a personal inspection of the property that is the subject of this
report. Andrew W. Albro has not inspected the subject property.

No one provided significant real property appraisal or appraisal consulting assistance to the
persons signing this certification.

The reported analyses, opinions, and conclusions were developed, and this report has been
prepared, in conformity with the Code of Professional Ethics and Standards of Professional
Appraisal Practice of the Appraisal Institute.
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12, The usc of this reporl 1s subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

13, As of the date of this report, Ronald Camilleri and Andrew W. Albro have completed the
continuing education program for Designated Members of the Appraisal Institute.

)
5 4 - I i j c.-f_ /— et
7 r [P - : -
Ronald Camilleri, MAI " Andrew W. Albro, MAL MRICS
May 8, 2017 May 8, 2017
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ADDENDA
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SUMMARY OF COMPARABLE RENTAL DATA
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Apartment Rental Comparables

Nassau County - 2017 Survey
Luxury Apartment Market

Location

Avalon - Long Beach
Avalon - Long Beach
Avalon - Long Beach
Avaklon - Glen Cove
Avalon - Glen Cove
Avalon - Glen Cove
Avalon - Glen Cove
Avalon - Westhury
Avalon - Westhury
Avalon - Westbury
Avalon - Garden City
Avalon - Garden City
Avalon - Garden City
Avalon - Garden City
Awalon - Garden City
Awvalon - Garden City
Avalon - Rockville Centre
Avalon - Rockville Centre
Avalon - Rockwville Centre
Avalon - Roclovlle Centre

Asking

Rent/Month

$3,633
$4,560
$5,615
$2,065
$2,495
$2.530
$2,945
$2,582
$3,026
$3,937
$3,200
$3,395
$3,590
$4,700
$4.410
$5,040
$2,620
$2,740
$3,580
$3,730

GLA

868
1,227
1,906

570

866

855
1,140

765
1,098
1,382
1,042
1,116
1,300
1,930
1,885
2,118

776

877
1,137
1,252

Rent/SF/ Rent/SF/

Month  Annum
$4.19 $50.23
$3.72 $44.60
$2.95 $35.35
$3.62 $43.47
$2.88 $34.57
$2.96 $35.51
$2.58 $31.00
$3.38 $40.50
$2.76 $33.07
$2.85 $34.19
$3.07 $36.85
$3.04 $36.51
$2.76 $33.14
$2.44 $29.22
$2.34 $28.07
$2.38 $28.56
$3.38 $40.52
$3.12 $37.49
$3.15 $37.78
$2.9% $35.75
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PwC SURVEY

Table agy
NATIONAL APARTMENT MARKET
First Quarter 2017

CURRENT LAST QUARTER 1 YEARAGO 3 YEARS AGD 5 YEARS AGO
DISCOUNT RATE (IRH)*
Ramye 550% - 1n.00% SE0% - 0o S0 - 10 boon% - Lgoo 5.05% - ool
A¥erige TN 7. 30% 7 20% Barh BaF%
Change [Basis Points) L] -4 2 ey
OVERALL CAP RATE (OAR)
Rangy 3500% - Aook 350% - 7.50% 3.50% - B.oo% 3.50% - 10.00% 3.75% - 10.00%
Averagy 537% 5.26% 5-95% 5.70% 5.H3%
Change { Bagis Points) +7 -3 " 50
RESIDUAL CAF RATE
Runge a25% - Roo's A25% - T.50% 1.25% - Bon 4.25% - Q50% +.50% -~ aTeN
Average 5T5% % 5.8 2% f.25%
Change { Basis Points) X' - i " - 50
MARKET RENT CHANGE"
Kange oo - 5o0% o - 5ot o.o0% - bon onn% - Boo% {z.no') - Loo%
Averuge 280% 285% 3.8% 2.79% 2.79%
Change (Basix Points) E - 38 .7 +7
EXPENSE CHANGE"
Range 2o - gon® 2on% - gon% 2o0% - 400% Loo% - 350% Lo - goook
Averighe 279% 278% 2.01% 2.70% 1.62%
Change (Busis Foints) 5 - 18 *q + 1l
MARKETING TIME-
Range 1-9 1-9 1=q o -1 [ ]
Aver gy 10 18 1.8 5.0 53
Chasige (v, 4, =) " & v v
i Ryte o mulevengsd, sl e sh Tmmscbms h il e of dhaage . Inmantis
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——mml. RONALD CAMILLERI, MAI —
Certified General Real Estate Appraiser
State Of New York - ID # 46000026088

EXPERIENCE:

RESPONSIBILITLES:

EDLCATION:

ST

STANDARD VALUATION SERVICES
Partner
October 1999 to Present

R.D. Geronimao, Ltd.
February 1994 to October 1999

Conduct narrative appraisals and advise clients for a vanety ol Linctions,
including:

= Litigation, estate planning, financing, mass appraisal, sale and lease
negotiations, tax certiorari, condemnation, investment decisions, asset
management, foreclosure and asset vecovery, market and feasibility
shuclies.

My practice is focused on complex and unique appraisal and consulting
assignments, large scale projects and matters involving liligation,

= Properties appraised incliude vacanmt land, shopping centers (small
sivip through regional mall), movie theaters, wrban and suburban
office complexes, assisted [fving facilities, nursing homes, full and
limited service hotels, wrban and suburban apartment complexes,
mobile home parks, golf courses, industrial properties, religious
facilities, educational facilities, telecommmications facilifies, marinas,
proposed development projects and other special-use properiies.

Hofstra University, Hempstead, New York
Master of Business Administration in Finance—June 1997

State University of New York at Binghamton
Bachelor of Arts in Economics — May 1990

ASSOCIATION MEMBERSHIPS & APPOINTMENTS:

CONTINUED EDLUCATION:

MAI Member — Appraisal Instifute

Experience Review Screener — Appraisal Institute
2014 - Present

Current and in compliance with the continuing education requirements
for Designated Members of the Appraisal Institute
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EXPERT TESTIMONY

Nassau County Supreme Courl
American Arbitration Association
JAMS

Settlement Systems, [nc.

YYyYXN

RELATED SEMINAKRS:

New York City Apartment Building Case Studies

Appraisal of Nursing Facilities

# The Internet and Appraising

Understanding and Using DCF Software

The Valuation of REITS

Real Estate Market Trends in the Long Island & Metropolitan New
York Market

Divnamics of Office Leasing

1998 Seniors Housing World Conference

Mark to Market: The Next FIRREA

Analyzing Operating Expenses

Mass Appraisal Model Seminar

Nassau Countly Tax Asscssmenl

Market Analysis and the Site to Do Business

Appraising Environmentally Contaminated Properties

Real Estate Investments and Appraisal Skills

New Frontiers and Opportunities in Litigation

Online Valuation Resources Available to the NY Appraiser

Massau County Assessment — Challenges, Tnitiatives and Valuation
Subdivision Valuation — A Comprehensive Guide to Valuing
Improved Subdivisions

Co-Ops/Condos: Residential Market Forecast for Year 2008

The Sub-Prime Mortgage Crisis

Eelail Trends of Tomorrow

Valuation of Green Buildings

Appraising Distressed Commercial Real Estate

Hotel Appraising - New Techniques For Today's Uncertain Times
Fundamentals of Separating Real Property, Personal Property &
[ntangible Business Assets

Building Costs and Challenges in the Long Island BReal Estate
Market

Appraising Cell Phone Towers

LI Housing Market: Transitioning from Recovery 10 Recovered
Supervisory Appraiser/Trainee Appraiser Course

1031/1033 Exchanges: Rules, Solutions and Alternatives
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———mll. ANDREW W, ALBRO, MAI, MRICS —
State Certified General Real Estate Appraiser

# Experience:

#  Expert Testimony:

State of New York - ID # 46000002861

STANDARD VALUATION SERVICES
Executive Vice President, Principal

Dircetor, Condemnation Valuation and Commercial Certiorari Valuation
January 1996 to July 2005

Senior Commercial Appraiser
Tanuary 1992 to December 1995
MACCRATE ASSOCIATES, INC.
July L1986 to December 1941

Real Estate Appraisal and Consultation -
Dealing with commercial, industrial, residential and special-use properties

tor a variety of functions, including:

Tax certiorari; condemnation and damage analyses; night-of-way, utility, and
conservation easements; urban renewal; financing, sale and lease
negotiations; arbitration, investment decisions; asset management;
foreclosure and asset recovery; market studies and feasibility analysis,

Properties appraised include vacant land, urban and suburban apartment
complexes, restaurants, gas stations, large manutacturing plants, industrial
lofis, subsidized housing projects, regional shopping malls, shopping centers,
urban and suburban office buildings, leascholds, partial interests, hotels,
daycare centers, assisted living facilines, marinas, theaters, recreational
tacilities, schools and campuses, communication tower sites, outdoor
signage, streets and corridors, and other special-use properties.

Perform eminent domain appraisals for condemnees and condemnors,
including New York State Department of Transportation, City of New York
Law Department, City of Long Beach, Village of Westhury, TFederal
Aviation Administration, and Town of Hempstead Planning Department,

Perform tax certiorari appraisals for petitioners and municipalities, including
Villages of Mincola, East Williston, Williston Park, Lynbrook, Massapequa
Park, Roslyn; Nassau County; City of New York and City of Long Beach,

New York State Court of Claims

New York State Surrogate’s Court, New York County
New York County (Manhattan) Supreme Court
Massau County Supreme Court

Suffolk County Supreme Court

* Kings County Supreme Court

« (ueens County Supreme Court

Town of North Hempstead Zoning Board of Appeals
Village of Mineola Zoning Board of Appeals

Village of Lawrence Zoning Board of Appeals
American Arbitranion Associalion

L

* ® @
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¥ FEducation:

#  Associafion Membership:

#  Professional Affiliations:

¥ Instructor:

= Seminar Developer;

#= . Speaker:

Continued Education:

L

5t. John's University, Jamaica, New York
Bachelor of Science in Quantitative Analysis, 1986

MAT (#11882) Member, Appraisal Institute, Long Island Chaper
MRICS Designation, Royal Institute of Chartered Survevors
C5A-G Designation, Columbia Sociely of Real Estale Appraisers
Member of New York State Condemnation Conference

Member of International Right of Way Association

Willage of Mineola Community Planning Commiliee

Long lsland Chapter, Appraizal Instinute

2008: Chapter President, Regional Representative

2007: Chapter Senior Vice President, Regional Representative
2006: Chapter Vice President

2005: Chapter Secretary

2003-04: Chair, General Seminars Committee

2001-2002: Chair, Chapter By-laws Committes

1998-2000: Chair, Associate Member/General Liaison Committee
1995-1999: Vice Chair, Course Coordinator, Education, General

Seminar, Nassau County Attorney’s Otfice, June 2009
Capitalization Rates — Facts and Fiction

Seminar, New York State Bar Association, April — May 2010
Real Property Valuation in Changing Times

Metropolitan Mortgage Officers Society, October 2013

Attend frequent seminars and continued education courses sponsored by
various organizations, including the following Appraisal Institute seminars:

*Appraisal of Nonconforming Uses”
“Fundamentals of Separating Real Property, Personal Property, and
Intangible Business Assets™
“Appraising Environmentally Contaminated Properties:
Understanding and Evaluating Stigma™
“Rates and Ratios: Making Sense of GIMs, OARs and DCF”
“Evaluating Commercial Construction™
“Subdivision Analysis”
“The Road Less Traveled: Special Purpose Properties”
“Small Hotel Motel Valuation™
“Real Estate Value, Finance and Investment Performance™
"Eminent Domain and Condemnation”
“Easement Valuation”
“The Law and Walue: Communication Corridors, Tower Siles, and
Property Rights™
“Appraisal of Nursing Facilities"
"Appraising Troubled Properties”
“The Valuation of Real Estate Businesses”
"Attacking and Defending an Appraisal in Litigation”
“Valuation and Evaluation of Proposed Projects”
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