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Background: 

Gibber Estates, LLC and MEP Wholesalers Corp. (hereinafter jointly referred to as 

“MEP Wholesalers”) have applied for financial assistance to construct a new 15,000 

square foot HVAC/ electrical supply house and retail space in South Fallsburg. The 

location is 30 La Vista Drive in the Town of Fallsburg (Tax Map Parcel 60-1-21.1). A 

parcel map follows and the floor plan may be found on the next page. 

 

It is estimated $2,525,000 will be invested altogether, including $350,000 to acquire the 

property, and $1,550,000 in construction (of which roughly 45% or $700,000 represents 

sales taxable materials). Applying typical assessments for comparable projects yields 

an estimated $775,000 of assessed value for new real property improvements. MEP 

Wholesalers has applied to the County of Sullivan Industrial Development Agency (IDA) 

for real property, mortgage and sales tax abatements to assist with the project. 
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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 

sources forming the basis for the conclusion reached. 
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Methods and Assumptions: 

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

1) The project involves an estimated $1,550,000 in various improvements that 

qualify as real property, of which 45% or $700,000 are assumed to be sales 

taxable material and equipment purchases. These improvements will be made in 

phases that are, purposes of this analysis, are considered as taking place over a 

2023-24 construction period, although the actual period could be longer. 

 

2) It is assumed the IDA will approve a 

PILOT Agreement under the IDA’s 

Section 301.b Uniform Tax Exemption 

Policy Retail Sales Program, the 

PILOT to apply to the estimated 

assessed value of the real property 

improvements . The es t imated 

assessed value is $775,000 based on 

comparison with the assessed values 

of other comparable retail projects. 

The PILOT schedule is detailed in the 

table to the right. 

3) It is further assumed there will be a 

$2,100,000 mortgage and abatement 

of this tax will be part of this project. 
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Year PILOT % % Abated
1 50.0% 50.0%
2 55.0% 45.0%
3 60.0% 40.0%
4 65.0% 35.0%
5 70.0% 30.0%
6 75.0% 25.0%
7 80.0% 20.0%
8 85.0% 15.0%
9 90.0% 10.0%
10 95.0% 5.0%
11 100.0% 0.0%
12 100.0% 0.0%
13 100.0% 0.0%
14 100.0% 0.0%
15 100.0% 0.0%

Real Property Tax
[Retail Program]

Abatement Schedule

http://www.sullivanida.com/uniform-tax-exempt-policy/
http://www.sullivanida.com/uniform-tax-exempt-policy/
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4) It is anticipated this project will involve five full-time equivalent jobs in Sullivan 

County at an average salary of $55,000 per year with an equal number 

construction FTE jobs (up to 20 jobs for 3 months) at the same rate. 

5) Additional annual costs to local government for providing highway maintenance 

and other non-educational services in the Town of Fallsburg were estimated 

based on the annual tax levy per household with a total of two new households 

attracted (25% of employees x employment multiplier of 1.50). 

  

6) Additional school costs are anticipated and are based on an estimated one new 

students at an average educational cost of $15,300 net of state aid. 

7) Sales taxes from operations are based on a conservative starting projection of 

$2,570,000 per year of sales, growing from there, with an estimated 50% being 

new to Sullivan County. 

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

discount rate of 2.828% (current interest rate on the public debt over last five 

years). Net present value figures include actual costs of abatements and other 

costs for 2023 plus discounted values for 2024-2044. 
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https://fiscaldata.treasury.gov/datasets/average-interest-rates-treasury-securities/average-interest-rates-on-u-s-treasury-securities
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Conclusion: 

This project will generate costs of $77,000 in real property, mortgage and sales tax 

abatements over the period of the standard PILOT agreement plus five years. Real 

property tax abatements in this case are valued as $0 due to the fact the Sullivan 

County IDA’s Retail Sales Program offers no additional benefits beyond those which can 

be obtained under Section 485-b of the Real Property Tax Law. Net present valued the 

costs, therefore, still amount to a total of $77,000 for sales and mortgage abatements 

that are limited to the construction period. There are also estimated highway and other 

municipal costs that, net present valued, amount to $128,850 and school costs ($89,485 

at net present value). 

The project benefits, net present valued, consist of sales taxes from operations 

($2,089,411) and personal income gains, including multiplier effects, ($1,439,264) for a 

total of $4,522,899 over the analysis period.  

This yields a positive benefit/cost ratio of 15.31 to 1.00. Leaving aside personal income 

gains, the ratio is still 10.44 to 1.00. 
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Cost/Benefit Analysis

Costs (2023-2044)

Sales Tax Abatements (County) $28,000
Sales Tax Abatements (State) $28,000
Mortgage Tax Abatements $21,000
Real Property Tax Reductions Net of 485-b Benefits $0

Sub-Total (Value of All Abatements) = $77,000

Net Present Value of Abatements $77,000
Additional School Costs $89,485
Variable Highway & Other Municipal Costs $128,850

Total Costs (Net Present Value)= $295,334

Benefits (Net Present Value, 2023-2044)
Real Property Taxes $994,224
Sales Taxes (From Operations)

County  $1,044,705
State $1,044,705

Personal Income Gains (New and Retained Jobs) $1,439,264
Total Benefits = $4,522,899

Excess Benefits Over Costs = $4,227,564
Excess Benefits Over Costs (Net of Income Gains)= $2,788,300

 Benefits to Costs Ratio = 15.31
 Net Benefits to Costs Ratio = 10.44
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