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COST BENEFIT ANALYSIS 
SUBSTANTIATION OF NEED FOR SUFFOLK COUNTY IDA FINANCIAL ASSISTANCE  

 
 

 
 

 
 

PROJECT APPLICANT AND NAME 
BGMaySt, LLC – THE LANDMARK AT HUNTINGTON STATION 

 
LOCATION 

New York Avenue, Huntington Station, New York 11746 

PROJECT DESCRIPTION 
New Construction of a 16-unit mixed-income/mixed-use building 

 
REQUESTED FINANCIAL ASSISTANCE 

Payment in Lieu of Taxes (PILOT) 
Exemption on Sales Tax of Building Materials 

Exemption on Mortgage Recording Tax 
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I.  PROJECT SUMMARY 

The BGMaySt, LLC (the “Developer”) submitted a Uniform Joint Application for tax assistance in December 
2021. The application requests a sales tax and a mortgage recording tax exemption in addition to a 
payment in-lieu of taxes (“PILOT”).   

The National Development Council (“NDC”) has an on-going engagement with the Suffolk County Office 
of Economic Development and Planning. As part of the contract, Suffolk County Industrial Development 
Agency (the “IDA”) occasionally requests NDC to review applications for tax assistance. The purpose of 
this report is to describe NDC’s project understanding and findings.  

The Developer proposes constructing a mixed-use, mixed-income development on New York Avenue in 
Huntington Station. The 21,525 square foot project with a budget of $7.32 million will comprise sixteen 
(16) mixed-income units and approximately 3,400 square feet of ground floor commercial/retail space on 
a vacant 0.53-acre lot.  The residential program includes thirteen (13) market rate one-bedroom units and 
three (3) one-bedroom affordable units restricted to households earning less than 80% of area median 
income (AMI).  

The Developer requested a payment in lieu of taxes (PILOT), as well as exemptions on sales tax and 
mortgage recording tax. The PILOT is proposed with a 15-year schedule, a term that is in conformance 
with the IDA’s Uniform Tax Exemption Policy (UTEP). 

The managing member of the Developer, Grant Havasy, is an experienced developer with a recent track 
record of completing comparable developments in the immediate marketplace, including the new 
construction of two other mixed-use, mixed-income developments in Huntington Station and supported 
by the IDA.   

The residential program is summarized as follows: 

 

II. SOURCES & USES 

The development will be financed with a conventional debt and equity capital stack. The budget is 
$7,315,500, equivalent to a “per unit” cost of $457,219.  While somewhat high, the development costs 
have reportedly increased by 20% or more due mostly to increases of building materials. The high 
construction costs are also attributed to having to provide parking within the structure, as opposed to 
exterior surface parking. Considering the above, the development budget is relatively comparable to 

First Floor Units SF / Unit Total SF Rent/Unit Rent/SF Mo Rent Annual Rent
Affordable 1 BR 3 648 1,944 $1,850 $2.85 $5,550 $66,600
1 BR Medium 3 750 2,250 $2,650 $3.53 $7,950 $95,400
1 BR Large 1 918 918 $2,750 $3.00 $2,750 $33,000
2-BR 1 1103 1,103 $3,400 $3.08 $3,400 $40,800
Second Floor
1 BR Large w/ Loft 1 934 934 $3,100 $3.32 $3,100 $37,200
1 BR Medium w/ Loft 3 761 2,283 $3,200 $4.20 $9,600 $115,200
1 BR Reg w/ Loft 3 661 1,983 $2,900 $4.39 $8,700 $104,400
2 BR w/ Loft 1 1127 1,127 $3,500 $3.11 $3,500 $42,000
Total 16 12,542  $19,650 $534,600

THE LANDMARK HUNTINGTON STATION DEVELOPLMENT PROGRAM 
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similar-sized residential and/or mixed-use buildings being constructed or proposed to be constructed on 
Long Island.  

The sources and uses are summarized below.  NDC applied a standard 65%/35% debt/equity capital 
structure, typical of sources of funds available during the construction period.    

 

III. SUMMARIZED BENEFITS PACKAGE  

 

IV. SUMMARY OF NDC ANALYSIS 

NDC based its analysis on the revenue assumptions provided by the Developer in the IDA application. For 
consistency with other IDA reviews, NDC adjusted the pro forma provided by the developer with the 
following assumptions: 

 Debt and equity capital structure reflective of similar projects 
o Conventional debt financing 65% of the project 
o Developer equity financing 35% of the project  

 Permanent loan assumptions that are in line with the current market for similar projects  
o Residential Vacancy Rate at 5.00% 
o Adjusting operating expense, exclusive of real estate taxes, to $5,500/unit 

 Adjusting revenue growth to 2.00% annually 
 Adjusting expense growth to 3.00% annually  
 Projecting terminal value of project using a 6% cap rate 

USES OF FUNDS Amount Per Unit Per SF %
Acquisition $700,000 $43,750 $33 10%
Site Costs $796,000 $49,750 $37 11%
Hard Costs $4,267,000 $266,688 $198 58%
Soft Costs $1,552,500 $97,031 $72 21% 
TOTAL $7,315,500 $457,219 $340 100%

SOURCES OF FUNDS Amount Per Unit %
Commercial Loan $4,755,075 $297,192 65%
Developer Equity $2,560,425 $160,027 35%
TOTAL $7,315,500 $457,219 100%

Construction $5,063,000 Base Taxes $2,034
% Attributed to Material 60.00% Improvement Taxes $89,509
Building Materials $3,037,800 As Complete Taxes $91,543
Sales Tax 8.6250% 15 year phase-in as per schedule in Appendix 1 
Sales Tax Savings $262,010

MORTGAGE RECORDING TAX
Non-manufacturing Equipment $300,000 Mortgage * $6,214,475
Sales Tax 8.6250% Mortgage Recording Tax rate - MTA Tax 0.75%
Sales Tax Savings $25,875 Mortgage Recording Tax Savings $46,609

*applicant's targeted permanent loan
Total Sales Tax Savings $287,885

TAX BENEFIT SUMMARY
SALES TAX EXEMEPTION IDA RELATED PROPERTY TAXES
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Rents are consistent with other comparable developments.  The average market rate residential rents are 
$3.52/SF and the average monthly rent per market rate unit is $2,438 per unit and $1,850 per affordable 
unit ($2.85/SF).  The NDC adjusted operating expenses of $5,500 per unit, exclusive of real estate taxes, 
are within the range of reasonableness. The developer claims that operating efficiencies will be realized 
by using an affiliated property management company that manages several nearby properties. 

Returns from the project, with the proposed projected PILOT schedule, are modest yet sufficient to 
establish financial feasibility.  The below stabilized pro forma below factors the average PILOT ($55,740 
annually or $3,484 per unit) paid during the PILOT term. 

 

There is not undue enrichment as a result of this financial incentive package. Without the proposed 15-
year PILOT schedule, the development would not be financially feasible. More specifically, with taxes at 
full assessment being equal to $5,721 per residential unit, the rental income stream would not be 
sufficient to attract the necessary debt and equity to cover the development costs. 
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V. COST / BENEFIT ANALYSIS 

The below analysis shows a positive net public value of $317,000. The public benefits included are the 
aggregate PILOT payments paid during the term as well as the value accorded for the three affordable 
units priced below 80% AMI.  The IDA assistance package yields total tax savings through the PILOT and 
exemptions on sales tax and mortgage recording tax, as detailed in the below chart. 

Per the schedule included as part of Appendix 1 on page 6, the real estate tax revenue increases 
substantially during the term.  The average annual PILOT paid during the term is approximately $55,740, 
equivalent to approximately $3,500 per unit annually. The average annual PILOT ($55,740) is a 27X 
multiplier above the $2,034 currently paid on the vacant properties. The total projected increment over 
the current taxes paid to the taxing jurisdictions during the 15-year PILOT exceeds $805,000. 

This project will replace vacant land with an amenity-filled building that is expected to improve the 
Huntington Station landscape and add considerable disposable income to the local market.  
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APPENDIX 1: PILOT SCHEDULE 

 

 

 

 

 

 

 

 

16
21,525
$500

$2,034  

$22,500  

Tax Rate (Per $100) $406.86
Taxes w Improvements $91,543  

As Complete Taxes/GSF $4.25
As Complete Taxes/Unit $5,721

Year Base Taxes Improvement Taxes Full Taxes Abatement Savings PILOT Increment
a b c d e f g

a + b = c  b * d = e c - e = f f -a = g
1 $2,034 $89,509 $91,543 75.00% $67,132 $24,411 $22,377
2 $2,034 $89,509 $91,543 70.00% $62,656 $28,887 $26,853
3 $2,034 $89,509 $91,543 65.00% $58,181 $33,362 $31,328
4 $2,034 $89,509 $91,543 60.00% $53,705 $37,838 $35,803
5 $2,034 $89,509 $91,543 55.00% $49,230 $42,313 $40,279
6 $2,034 $89,509 $91,543 50.00% $44,754 $46,789 $44,754
7 $2,034 $89,509 $91,543 45.00% $40,279 $51,264 $49,230
8 $2,034 $89,509 $91,543 40.00% $35,803 $55,740 $53,705
9 $2,034 $89,509 $91,543 35.00% $31,328 $60,215 $58,181

10 $2,034 $89,509 $91,543 30.00% $26,853 $64,690 $62,656
11 $2,034 $89,509 $91,543 25.00% $22,377 $69,166 $67,132
12 $2,034 $89,509 $91,543 20.00% $17,902 $73,641 $71,607
13 $2,034 $89,509 $91,543 15.00% $13,426 $78,117 $76,082
14 $2,034 $89,509 $91,543 10.00% $8,951 $82,592 $80,558
15 $2,034 $89,509 $91,543 5.00% $4,475 $87,068 $85,033

$30,514 $1,373,145 $537,052 $836,093 $805,578
 * tax rate subject to change during term of PILOT 39% 61%

Units
Gross SF
Land Assessment (2 parcels)
Base Taxes
New Assessment

The Landmark at Huntington Station

PILOT Schedule
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APPENDNIX 2: 15 YEAR OPERATING PROFORMA 
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APPENDIX 3 
NDC DISCLAIMER 

 

Standard disclaimer regarding NDC’s compliance with Section 975 of the Dodd-Frank Wall Street Reform 
and Consumer Protection Act (“Dodd-Frank”) and amended Section 15B of the Securities and Exchange 
Act of 1934 (“Exchange Act”): 

The National Development Council is not a Registered Municipal Advisor as defined in Dodd-Frank and 
the Exchange Act and therefore cannot provide advice to a municipal entity or obligated person with 
respect to municipal financial products or the issuance of municipal securities, including structure, timing, 
terms or other similar matters concerning such financial products or issues.  

The general information contained in this document is factual in nature and consistent with current 
market conditions and does not contain or express subjective assumptions, opinions, or views, or 
constitute a recommendation, either express or implied, upon which a municipal entity or obligated 
person may rely with respect to municipal products or the issuance of municipal securities. 

In connection with these matters, it is expressly understood by all parties that NDC is not acting as your 
agent, advisor, municipal advisor, or fiduciary. NDC may have financial and other interests that differ from 
yours. You should discuss the information contained herein with your own municipal, financial, legal, 
accounting, tax, and/or other advisors, as applicable, to the extent that you deem appropriate. 

 


