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26 Holland Development, LLC 
Benefit/Cost Analysis 

 

Background:	
26 Holland Development, LLC and Gelsomino and Davis Speech, Occupational, Physical Therapy 

Services, PLLC have applied for financial assistance to acquire and develop four parcels (SBL 

36.-1-131.1, 36.-1-131.3, 36.-1-131.4, and 37-1-67) at or adjacent to 26 Holland Road in 

Ferndale, within the Town of Liberty. This property will become the new home of G&D 

Schoolhouse, a private early childhood special education preschool now operating at the former 

White Sulphur Springs School in the Town of Liberty.	

	

Gelsomino and Davis Speech, Occupational, Physical Therapy Services, PLLC has been in 

business since April, 2017 primarily servicing Sullivan County. G&D Schoolhouse, an offshoot 

enterprise, began in 2022. It offers a private, early childhood special education preschool for 

children 2-6 years old. The program now serves roughly 75 students. The new location will allow 

this number to grow to serve a maximum of 130 students over time. G&D Schoolhouse will be 

renovating the existing building and connecting it to a new building via a hallway.	
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The project involves an applicant-estimated $6,500,000 in costs for the construction of real 

property improvements plus $1,500,000 in other development expenses. An estimated 

$3,500,000 of construction costs will be spent on otherwise sales-taxable material and 

equipment that will be sales-tax-exempt with IDA assistance. There is expected to be a 

$6,000,000 mortgage associated with the project. 26 Holland Development, 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 summarizes the findings from this analysis, including supporting materials 

forming the basis for the conclusions reached regarding benefits and costs of IDA assistance.	
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Methods and Assumptions:	

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

1)	 The existing base assessment is assumed to be the equalized purchase price of the 

property ($1,125,000) and bringing it back on the tax rolls enhances the benefit/cost 

ratio developed on the basis of the proposed improvements. The projected assessment 

of these proposed improvements is based on the average assessment of market value 

per square foot (SF) from a survey of assessments on other similar facilities in Sullivan 

County. This provides a rational basis for projecting the likely assessment of this property 

upon completion. The following table summarizes the data for comparables:	

	 	

	 	

	 The average assessed market value of similar facilities researched is $105.66/SF, which is 

rounded to $100/SF for a conservative analysis. This yields a total full market value of 

$1,760,000 for the 17,600 square feet of improvements. 	

Further applying the 37.59% equalization rate for the Town of Liberty and leaving out 

the base value, this yields a projected assessment value for purposes of this analysis of 

approximately $661,584 as applied to the value of added real property improvements. 	

Facility SBL Acres
Assessed

Value
Eq.

Rate
Market
Value

Square
Feet

Market
Value
Per SF

Healthy Kids 111.-3-26 0.69 274,200$   40.6% 675,369$   7,142  94.56$  
G&D Schoolhouse 32.-2-12 8.40 649,900$   37.6% 1,728,917$ 17,392 99.41$  
Head Start 24.-5-2 2.41 652,900$   26.5% 2,463,774$ 20,385 120.86$ 
Bright Eyes 32.-2-97 1.89 190,900$   40.6% 470,197$   5,750  81.77$  
Healthy Kids 111.-3-11.1 0.34 125,900$   40.6% 310,099$   2,788  111.23$ 

Totals/Average (All) 1,893,800$  N/A 5,648,356$   53,457   105.66$  
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The following table indicates the PILOT schedule applicable to the IDA’s Section 301.g 

“Encouraging the Return of Tax Exempt Property to Taxable Status” program:	

	

2)	 Real property tax abatement has been requested by the Applicant under the IDA’s 

Uniform Tax Exemption Policy, will apply to the projected assessment of $661,584 on the 

net amount of real property improvements. The proposed property improvements will 

yield economic gains by virtue of the increased taxes on the new real property 

improvements, which are calculated as a benefit. Abated taxes are treated as a cost. 	

	 Also, because this particular property is not currently on the tax rolls, the estimated 

$422,888 base value that is added back onto the tax rolls, as well as the new taxes paid 

on the parcels, also represent a significant benefit.	

Year
%

Abated
% Paid

Per PILOT
1 100.00% 0.00%
2 100.00% 0.00%
3 100.00% 0.00%
4 91.67% 8.33%
5 83.33% 16.67%
6 75.00% 25.00%
7 67.67% 32.33%
8 58.33% 41.67%
9 50.00% 50.00%
10 41.67% 58.33%
11 33.33% 66.67%
12 25.00% 75.00%
13 16.67% 83.33%
14 8.33% 91.67%
15 0.00% 100.00%

Returning Exempt Property PILOT Schedule
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3)	 Current ad valorem real property tax rates within the Town of Liberty, Sullivan County, 

are listed in the table following:	

	

	 	 	

4)	 This new construction project involves an estimated $6,500,000 in costs for the 

construction of real property improvements. It is estimated $3,500,000 will be spent on 

otherwise sales-taxable material and equipment that will also be sales-tax-exempt.	

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

occur in 2026-27 with real property tax abatement beginning in 2028.	

6)	 The application to the IDA indicates there will be a $6,000,000 mortgage to which 

mortgage tax abatement will apply.	

Tax Category Rate
Medicaid 3.2549
NYS Welfare Mandates 2.2972
Other NYS Mandates 3.8405
County Levy 2.8159
County Total 12.2084
General Fund Outside Village 0.5131

Highway No. 1 3.5598
Town to Highway 7.6887
Town Total 11.7615
School Tax Rate 31.8514
Combined Total 55.8214

Tax Rates
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7)	 It is estimated there will be up to 20 full-time equivalent (FTE) construction jobs will 

created over a construction period of up to 24 months at an average annual salary of 

$75,000 for the construction period (average for the region per employment records). 	

	 There are also an estimated nine new permanent and part-time jobs to be created at an 

average salary of $36,900. An economic multiplier of 1.75, typical for the preschool 

industry, is applied to these salaries for purposes of calculating personal income benefits 

and sales attributable to increased buying power, assuming 75% of construction jobs are 

filled by local residents.	

	 	

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

educational services in the Town are based on a combined Town and County levy of 

$8,700,000 divided by a population of 5,900, yielding a per capita cost of $1,475 or 

$3,863 per household.	
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9)	 School costs are based on the 0.525 children per household average for Sullivan County 

in 2025 times a total cost (local tax levy) of $9,900 per student, which is the latest 

estimated average figure for the Liberty Central District, where the project is located 

(levy divided by enrollment). A maximum of one additional student is projected.	

10)	 Cash flow streams from benefits and costs are net present valued using a discount rate 

of 3.409% (current interest rate on the public debt). Net present value figures include 

actual costs of abatements and other costs for 2026-2027 (construction period) plus 

discounted values for 2028-2046.	
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Conclusion:	

This project will generate estimated costs at net present value of $615,412  in mortgage, real 

property, and sales tax abatements over the period of the standard PILOT agreement.	

The net present value project benefits consist of real property taxes associated with new taxes 

on the base property ($273,772), taxes on improvements ($343,376), payroll gains ($9,535,751), 

and sales taxes from those payroll gains ($381,430) that, altogether, total $10,534,320 

combined over the analysis period. Leaving aside the personal income gains per se, the net 

present value of benefits amounts to $383,162  compared to the costs.	

This yields a positive benefit/cost ratio of 1.62 over the 20-year study period. The gross ratio, 

which includes payroll gains, is 17.12.	
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Project Cost/Benefit Analysis

Costs (2026/27-2046)

Sales Tax Abatements (County) $140,000
Sales Tax Abatements (State) $140,000
Mortgage Tax Abatements $60,000
Real Property Tax Reductions Net of 485-b Benefits $250,107

Sub-Total (Value of All Abatements) = $590,107

Net Present Value of Abatements $542,773
Additional School Costs $36,237
Variable Highway & Other Municipal Costs $36,406

Total Costs (Net Present Value)= $615,416

Benefits (Net Present Value, (2026/27-2046)
Property Taxes Related to Improvements $273,772
New Taxes on Base Property $343,376
Sales Taxes (General - From Gains in Buying Power)

County  $190,715
State $190,715

Sub-Total = $998,578

Personal Income Gains Related to New Jobs $5,449,001
Personal Income Gains Related to Multiplier Effects $4,086,750

Sub-Total (Income Gains) = $9,535,751

Total Benefits = $10,534,329

Gross Excess Benefits Over Costs = $9,918,913
Net Excess Benefits Over Costs = $383,162

Gross Benefits to Costs Ratio = 17.12
Net Benefits to Costs Ratio = 1.62
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