
COUNTY OF SULLIVAN INDUSTRIAL DEVELOPMENT AGENCY 
548 Broadway 

Monticello, New York 12701 
(845) 428-7575 - Voice 
(845) 428-7577 - Fax 
www.sullivanida.com 

TTY 711 
 

SPECIAL MEETING NOTICE 
TO:  Suzanne Loughlin, IDA Chairperson 

Edward Sykes, IDA Vice Chairman  
Carol Roig, IDA Secretary 

  Howard Siegel, IDA Treasurer & Chief Financial Officer 
Scott Smith, IDA Assistant Treasurer 

  Paul Guenther, IDA Member 
  Sean Brooks, IDA Member 
  Philip Vallone, IDA Member 
  Chairman and Members of the Sullivan County Legislature 
  Josh Potosek, Sullivan County Manager 
  John Kiefer, IDA Chief Executive Officer 
  Jennifer Flad, IDA Executive Director 
  Walter Garigliano, Esq., IDA Counsel 
FROM:  Julio Garaicoechea, Project Manager 
DATE:  September 23, 2022 
 
PLEASE TAKE NOTICE that there will be a Special Meeting of the County of Sullivan Industrial 
Development Agency scheduled as follows: 
 

Date:   Thursday, September 29, 2022 
Time:   12:00 PM 
Location: Legislative Hearing Room 
 Sullivan County Government Center 
 100 North Street 
 Monticello, New York 12701 
 
 

This meeting video will also be livestreamed on the IDA’s YouTube Channel. 
 

Meeting documents will be posted online here. 
 

SEE REVERSE FOR AGENDA 
 
 
 
 
 
 
 

http://www.sullivanida.com/
https://www.youtube.com/channel/UCqz9C4ODb5PjZNN80oAFctQ
http://www.sullivanida.com/2022-notices-agendas-minutes-and-resolutions/


COUNTY OF SULLIVAN INDUSTRIAL DEVELOPMENT AGENCY 
548 Broadway 

Monticello, New York 12701 
(845) 428-7575 - Voice 
(845) 428-7577 - Fax 
www.sullivanida.com 

TTY 711 
 

MEETING AGENDA 
Thursday, September 29, 2022 

 
I. CALL TO ORDER 
II. ROLL CALL 
III. NEW BUSINESS 

Discussion and Approval: Appointing Monticello Industrial Park LLC as Agent of the Agency for 
the Purpose of Constructing the Project; Making Certain Findings and Determinations; and 
Authorizing the Execution and Delivery of Project Documents (Village of Monticello, Town of 
Thompson Section-Block-Lot 130.-1-19.2) 
Any and All Other Business Before the Board. 

IV. PUBLIC COMMENT AND ADJOURN  
## 

http://www.sullivanida.com/


 

Connell Foley LLP 
875 Third Avenue 
21st Floor 
New York, NY 10022 
P 212.307.3700   F 212.542.3790  

George C. D. Duke 

Partner 
 

 

 

 August 28, 2022 

 

Ms. Suzanne Loughlin, Chairperson and Member of the Board of Directors 

Walter Garigliano, Esq., Agency Counsel  

Jennifer Flad, Executive Director  

County of Sullivan Industrial Development Agency  

548 Broadway  

Monticello, New York 12701 

Re: Monticello Industrial Park LLC 

33 Plaza Drive, Monticello, NY 12701 

SBL 130.-1-19.2 (the “Property”) 

Monticello Industrial Park  

Dear Chairperson Loughlin, Mr. Garigliano, Ms. Flad and Members of the Board of Directors: 

This firm represents Monticello Industrial Park LLC, (the “Applicant”)1 regarding the 

Property referenced above. In April 2021, the Applicant entered an agreement to purchase the 

Property from the Sullivan County Funding Corporation. Since that time, the Applicant has 

expended considerable resources and effort to obtain approval from the Village of Monticello 

Planning Board to subdivide the entire 83-acre Property into 9 lots. The Applicant also obtained a 

special use permit and site plan approval to develop a 50,000 ft2 warehouse (expandable to 100,000 

ft2) including employee parking and loading docks on one of the subdivided lots.  

The “Project” for purposes of this Application includes only the site roads and 

infrastructure for the entire 83-acre Property while the separate lots are being marketed to end 

users. Initially, the Applicant plans to complete site work and infrastructure improvements for the 

24-acre parcel on the Property on which the Applicant has obtained site plan approval from the 

Village of Monticello for a 50,000 (expandable to 100,000 ft2 warehouse). This initial work alone 

is expected to result in close to $3M in investment and create between 10 and 20 construction jobs 

in Sullivan County while the Project is being constructed.  

                                                
1 Monticello Industrial Park LLC or an entity to be formed, is anticipated to serve as the ‘Applicant’ to the Sullivan 

County Industrial Development Agency for financial assistance.   
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The Applicant is requesting financial assistance for the Project from the County of Sullivan 

Industrial Development Agency (the “Agency”) in the form of a limited real estate tax abatement, 

a sales and use tax exemption, and mortgage recording tax exemption (collectively, the “Financial 

Assistance”). The specifics of the Financial Assistance requested are set forth more particularly in 

the attached application (the “Application”), however, the requested Financial Assistance is 

necessary to bring this Project to fruition. Initially, the Applicant desires to utilize the Agency’s 

Commercial/Industrial Park Program (the “Program”) to invest and construct the necessary Project 

Site infrastructure without the burden of additional real estate taxes while the Monticello Industrial 

Park is under development. The Program is designed to encourage owners of land zoned for 

commercial or industrial uses to invest in roads and infrastructure without a concern about 

additional real estate taxes becoming a burdensome carrying cost while the commercial or 

industrial park land or lots are being marketed to end users. Consistent with the Program, the 

Applicant anticipates entering into a Master Development and Agency Agreement (“MDAA”) 

outlining the terms of the Financial Assistance. Going forward, and consistent with general 

industry practice, it is anticipated that persons or entities purchasing or leasing land (or the owner 

constructing improvements) will apply for tax abatements on projects to be constructed on the 

improved Property under the Agency’s general abatement program (or deviation therefrom), 

manufacturing or other abatement program available at the time.  

In support of the instant Application, we bring the Agency’s attention to the following:  

a.  The Project/Location – The Project includes the site roads and infrastructure for the entire 

83-acre Property while the separate lots are being marketed to end users. The Project will initially 

include development of roads and infrastructure necessary to support the proposed development 

of the 50,000 ft2 warehouse (and a future 50,000 ft2 expansion) including employee parking and 

loading docks. Its location is within the East Broadway Gateway (EBG) zoning district in the 

Village of Monticello, which allows such a development under the Village of Monticello Zoning 

Law by special use permit. The Project is proposed on the southeastern portion of the Property 

which conforms to the Program’s location restriction and is within an area targeted for investment 

by the Agency.  

b.  Private Investment - The anticipated capital investment in the Project alone will be 

approximately $3M. This investment will lead to significant additional direct and indirect 

investments in the local economy.  

c.  Job Creation – Notwithstanding that there are no minimum employment goals associated 

with the Program, the Project is expected to create an estimated 10-20 temporary construction jobs.   

d.  Existing Approvals and Timely Completion – This Project relies on ‘speed to market’. The 

Village Planning Board and its consultants have cooperatively worked with the Project team to 

obtain the necessary local approvals and complete the necessary environmental review of the 

Project in accordance with SEQRA as thoroughly and expeditiously as possible. The Village 

Planning Board acting as lead agency has completed environmental review under SEQRA for the 

Project. On July 12th, 2022 the Village Planning Board determined that the Project will not have a 

significant adverse impact on the environment and issued a Negative Declaration. A subdivision, 

special use permit, and site plan approval was granted on August 9, 2022. 
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The $250.00 application fee and the $5,000 up-front escrow deposit are being wired 

directly to the Agency.  

We look forward to working with you on this Application. Should you require additional 

information in support of this Application, please do not hesitate to contact me. 

Very truly yours, 

 

George C. D. Duke 

 

 























Attachment B- Project Description 

The Project includes the construction of site roads and infrastructure for the newly 
subdivided 83-acre property located in the East Broadway Gateway District while the nine separate 
lots are being marketed to end users.  This property is located directly behind the former Apollo 
mall and is bounded to the West by the Sullivan County landfill and the East by Rose Valley Road.  
Initially, the Applicant plans to complete site work and infrastructure improvements for the 24-
acre parcel on the Property on which the Applicant has obtained site plan approval from the Village 
of Monticello for a 50,000 (expandable to 100,000 ft2 warehouse). This initial work alone is 
expected to result in close to $3M in investment and create between 10 and 20 construction jobs 
in Sullivan County while the Project is being constructed. 
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 Monticello Industrial Park LLC

Benefit/Cost Analysis




	

Background:


Monticello	 Industrial	 Park	 LLC	 has	 applied	 for	 financial	 assistance	 for	 the	 development	 of	

industrial	 park	 infrastructure	 located	 on	 84±	 acres	 of	 land	 (Parcel	 130-1-19.2)	 located	 in	 the	

Village	of	Monticello,	Town	of	Thompson,	on	which	it	is	creating	nine	industrial	lots.





The	 project	 involves	 an	 applicant	 estimated	 $2,130,000	 in	 costs	 related	 to	 real	 property	

improvements	 in	 the	 way	 of	 road	 and	 other	 infrastructure	 (but	 not	 including	 a	 proposed	

building	 for	which	 site	 plan	 approval	 has	 been	 obtained	 from	 the	Village	 Planning	 Board.	 An	

estimated	60%	or	$1,278,000	will	be	spent	on	otherwise	sales-taxable	material	purchases.	It	is	

anticipated	this	new	real	property	will	have	an	equalized	assessed	value	of		$1,320,600.
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 Monticello Industrial Park LLC

Benefit/Cost Analysis




	

Monticello	 Industrial	 Park	 LLC	 has	 applied	 to	 the	 County	 of	 Sullivan	 Industrial	 Development	

Agency	(IDA)	for	real	property,	mortgage	and	sales	tax	abatements	to	assist	with	bringing	this	

project	to	completion.


New	 York	 State	 law	 governing	 IDAs	 requires	 "an	 analysis	 of	 the	 costs	 and	 benefits	 of	 the	

proposed	project."	 	Shepstone	Management	Company,	 Inc.	has	been	requested	by	the	 IDA	to	

provide	 such	 an	 analysis	 on	 an	 independent	 basis.	 This	 study	 is	 designed	 to	 compare	 the	

economic	benefits	of	the	project,	including	both	direct	and	indirect	revenues	generated	for	local	

and	state	government,	against	the	costs	to	these	governments	for	additional	services	required.	

Both	direct	and	indirect	costs	are	considered	on	this	side	of	the	equation	as	well.





The	 following	 is	 a	 summary	 of	 the	 findings	 from	 this	 analysis,	 including	 supporting	materials	

forming	 the	 basis	 for	 the	 conclusions	 reached	 regarding	 benefits	 and	 costs	 related	 to	 IDA	

assistance.
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Methods	and	Assumptions:


The	following	methods	and	assumptions	were	employed	for	the	analysis	of	this	project:


1)	 This	 new	 construction	 project	 involves	 an	 estimated	 $1,278,000	 in	 otherwise	 sales	

taxable	material	purchases	(assuming	60%	material	costs	for	$2,130,000	of	real	property	

improvements).


2)	 It	 is	 assumed,	 for	 purposes	 of	 this	 analysis,	 that	 all	 project	 construction	 activities	will	

occur	 in	 2022-23	 with	 real	 property	 tax	 abatement	 beginning	 in	 2024.	 It	 is	 further	

assumed	the	 IDA	will	approve	a	MasterDevelopment	and	Agency	Agreement	under	 its	

Uniform	Tax	Exemption	Policy	§301.j	Commercial/Industrial	Park	Program	with	100%	tax	

abatement	 to	apply,	 for	a	period	of	10	years,	 to	 the	estimated	value	of	 improvements	

made	to	the	existing	real	property.
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 Monticello Industrial Park LLC

Benefit/Cost Analysis




	

3)	 The	application	to	the	IDA	indicates	there	will	be	a	$400,000	mortgage	to	which	

mortgage	tax	abatement	will	apply.	 


4)	 There	are	expected	to	be	up	to	20	full-time	equivalent	(FTE)	construction	jobs	created	at	

an	average	salary	of	$42,500	for	the	construction	period.	An	economic	multiplier	of	1.50	

is	 applied	 to	 these	 construction	 salaries	 for	 purposes	 of	 calculating	 personal	 income	

benefits	and	sales	attributable	to	increased	buying	power,	assuming	50%	of	construction	

jobs	are	local	residents.


5)	 The	annual	costs	to	local	government	for	providing	highway	maintenance	and	other	non-

educational	services	and	supporting	schools	in	the	Village	of	Monticello	are	expected	to	

be	zero	because	construction	employment	is	unlikely	to	generate	any	new	residents.	


6)	 Cash flow streams from benefits and costs are net present valued using a 

discount rate of 1.971% (current interest rate on the public debt). Net present 

value figures include actual 

costs of abatements and 

other costs for 2022-2023 

(construction period) plus 

d i s c o u n t e d v a l u e s f o r 

2024-2042.


9)	 Current	 ad	 valorem	 real	

property	 tax	 rates	 within	 the	

Village	 of	 Monticello,	 Sullivan	

County,	 are	 listed	 in	 the	 table	

to	the	right:
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Tax Category

Rate
(Before

Equalization)

% of
Assessed

Value
Medicaid 2.992440 0.30%
NYS Welfare Mandates 1.530402 0.15%
Other NYS Mandates 2.884394 0.29%
County Levy 3.245727 0.32%

County Total 10.652963 1.07%
Town to Highway 2.315895 0.23%

Town Total 2.315895 0.23%

Village Tax 24.980000 2.50%

Village Total 24.980000 2.50%

School Tax Rate 21.113386 2.11%

Combined Total 59.062244 5.91%

Tax Rates

https://fiscaldata.treasury.gov/datasets/average-interest-rates-treasury-securities/average-interest-rates-on-u-s-treasury-securities


 Monticello Industrial Park LLC

Benefit/Cost Analysis




	

Conclusion:


This	project	will	generate	estimated	costs	of	$841,903	in	mortgage,	real	property	and	sales	tax	

abatements	over	the	period	of	the	standard	PILOT	agreement.	Net	present	valued	this	equates	

to	a	total	cost	of	$750,941.


The	project	 benefits	 consist	 of	 real	 property	 taxes	 associated	with	 improvements	 ($705,180),	

construction	payroll	gains	($1,275,000)	and	sales	taxes	from	those	payroll	gains	($51,000),	that,	

altogether,	at	net	present	value,	total	$2,031,180	combined	over	the	analysis	period.


This	yields	a	positive	benefit/cost	ratio	of	2.70.
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Project Cost/Benefit Analysis

Costs (2022/23-2043)

Sales Tax Abatements (County) $51,120
Sales Tax Abatements (State) $51,120
Mortgage Tax Abatements $4,000
Real Property Tax Reductions Net of 485-b Benefits $735,663

Sub-Total (Value of All Abatements) = $841,903

Net Present Value of Abatements $750,941
Additional School Costs $0
Variable Highway & Other Municipal Costs $0

Total Costs (Net Present Value)= $750,941

Benefits (Net Present Value, 2022-2044)
Property Taxes Related to Improvements $705,180
Sales Taxes (General - From Gains in Buying Power)

County  $25,500
State $25,500

Sub-Total = $756,180

Personal Income Gains Related to New Jobs $850,000
Personal Income Gains Related to Multiplier Effects $425,000

Sub-Total (Income Gains) = $1,275,000

Total Benefits = $2,031,180

Gross Excess Benefits Over Costs = $1,280,238

Benefits to Costs Ratio = 2.70
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Benefit/Cost Analysis




	

FI
SC

AL
 Y

EA
R 

 
Co

ns
tru

ct
20

24
20

25
20

26
20

27
20

28
20

29
20

30
20

31
20

32
20

33
20

34
DE

SC
RI

PT
IO

N
/ S

tar
tu

p
1

2
3

4
5

6
7

8
9

10
11

Sa
les

 T
ax

 A
ba

tem
en

t
$1

02
,24

0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

Mo
rtg

ag
e T

ax
 A

ba
tem

en
t

$4
,00

0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

Re
al 

Pr
op

ert
y T

ax
 A

ba
tem

en
t

$0
$3

9,7
79

$4
4,6

32
$4

9,6
63

$5
4,8

78
$6

0,2
81

$6
5,8

78
$7

1,6
76

$7
7,6

79
$8

3,8
93

$9
0,3

25
$9

6,9
80

Hi
gh

wa
y/O

the
r C

os
ts

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

Sc
ho

ol 
Co

sts
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Re

al 
Pr

op
ert

y T
ax

es
 on

 N
ew

 P
rop

ert
y V

alu
e

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

To
tal

 R
ea

l P
rop

ert
y T

ax
es

 W
ith

ou
t P

roj
ec

t
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
To

tal
 R

ea
l P

rop
ert

y T
ax

es
 W

ith
 P

roj
ec

t
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Pe

rso
na

l In
co

me
 - 

Co
ns

tru
cti

on
 E

mp
loy

me
nt

$8
50

,00
0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Ind

ire
ct 

Inc
om

e B
en

efi
ts

$4
25

,00
0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Ad

de
d S

ale
s T

ax
 (G

en
era

l)
$5

1,0
00

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Ad

de
d S

ale
s T

ax
 (O

pe
rat

ion
s)

$1
9,0

40
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

Ro
om

 T
ax

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

FI
SC

AL
 Y

EA
R 

 
20

35
20

36
20

37
20

38
20

39
20

40
20

41
20

42
20

43
DE

SC
RI

PT
IO

N
12

13
14

15
16

17
18

19
20

Ac
tu

al
NP

V

Sa
les

 T
ax

 A
ba

tem
en

t
$0

$0
$0

$0
$0

$0
$0

$0
$0

$1
02

,24
0

$1
02

,24
0

Mo
rtg

ag
e T

ax
 A

ba
tem

en
t

$0
$0

$0
$0

$0
$0

$0
$0

$0
$4

,00
0

$4
,00

0
Re

al 
Pr

op
ert

y T
ax

 A
ba

tem
en

t
$0

$0
$0

$0
$0

$0
$0

$0
$0

$7
35

,66
3

$6
44

,70
1

Hi
gh

wa
y/O

the
r C

os
ts

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Sc

ho
ol 

Co
sts

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
Re

al 
Pr

op
ert

y T
ax

es
 on

 N
ew

 P
rop

ert
y V

alu
e

$9
8,9

20
$1

00
,89

8
$1

02
,91

6
$1

04
,97

4
$1

07
,07

4
$1

09
,21

5
$1

11
,40

0
$1

13
,62

8
$1

15
,90

0
$9

64
,92

6
$7

05
,18

0
To

tal
 R

ea
l P

rop
ert

y T
ax

es
 W

ith
ou

t P
roj

ec
t

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
To

tal
 R

ea
l P

rop
ert

y T
ax

es
 W

ith
 P

roj
ec

t
$9

8,9
20

$1
00

,89
8

$1
02

,91
6

$1
04

,97
4

$1
07

,07
4

$1
09

,21
5

$1
11

,40
0

$1
13

,62
8

$1
15

,90
0

$9
64

,92
6

$7
05

,18
0

Pe
rso

na
l In

co
me

 - 
Co

ns
tru

cti
on

 E
mp

loy
me

nt
$0

$0
$0

$0
$0

$0
$0

$0
$0

$8
50

,00
0

$8
50

,00
0

Ind
ire

ct 
Inc

om
e B

en
efi

ts
$0

$0
$0

$0
$0

$0
$0

$0
$0

$4
25

,00
0

$4
25

,00
0

Ad
de

d S
ale

s T
ax

 (G
en

era
l)

$0
$0

$0
$0

$0
$0

$0
$0

$0
$5

1,0
00

$5
1,0

00
Ad

de
d S

ale
s T

ax
 (O

pe
rat

ion
s)

$0
$0

$0
$0

$0
$0

$0
$0

$0
$1

9,0
40

$1
9,0

40
Ro

om
 T

ax
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

TO
TA

LS

Ec
on

om
ic

 A
na

ly
si

s 
of

 P
ro

je
ct

 a
nd

 R
eq

ue
st

ed
 T

ax
 A

ba
te

m
en

t P
ro

gr
am

Ec
on

om
ic

 A
na

ly
si

s 
of

 P
ro

je
ct

 a
nd

 R
eq

ue
st

ed
 T

ax
 A

ba
te

m
en

t P
ro

gr
am

County of Sullivan Industrial Development Agency 	 Page  of 
7 7
Shepstone Management Company, Inc.



	1_IDA Notice & Agenda 09292022
	I. CALL TO ORDER
	II. ROLL CALL
	III. NEW BUSINESS
	IV. PUBLIC COMMENT AND ADJOURN


	2_Final Application w Cover Letter and Description-MIP LLC
	2022-08-28 Cover Ltr to IDA- Monticello Industrial Park - Infrastructure Application
	Final MIPLLC IDA Application - 2022-08-25-Signed.1 (Rev 2022-09-08)
	Project Description

	3_MIP-REPORT

