THEAG ENCY

BROOME COUNTY IDA LDC

BROOME COUNTY INDUSTRIAL DEVELOPMENT AGENCY

GOVERNANCE COMMITTEE MEETING
October 14, 2019 —12:30 p.m.
The Agency Conference Room, 2™ Floor
FIVE South College Drive, Suite 201
Binghamton, NY 13901

REVISED AGENDA
1. Call to Order R. Bucci
2. Accept the September 18, 2019 Governance Committee Meeting Minutes R. Bucci
3.  Public Comment R. Bucci
4.  Review/Discussion/Recommendation of a Resolution Authorizing a S. Duncan

Lease/Leaseback Transaction to Facilitate the Redevelopment, Renovation,
Subdivision, Repurposing and Equipping of the 150,000+/- Square Foot, Two
Story Former Sears Building Located within the Oakdale Mall, Situate at 501
Reynolds Road, Village of Johnson City, Town of Union, Broome County, New
York, and Appointing Spark Broome, LLC (The “Company”), as Agent of The
Agency for the Purpose of the Redevelopment, Renovation, Subdivision,
Repurposing and Equipping the Project and Authorizing the Execution and
Delivery of Certain Documents with Respect Thereto, Including a Payment in Lieu
of Tax Agreement Deviating from the Agency's Uniform Tax Exemption Policy and
a Sales Tax Exemption in an Amount not to Exceed $200,000.00

5. Review/Discussion/Recommendation of a Resolution Approving the Extension of S. Duncan
the Sales and Use Tax Exemption Agreement for the Broome Culinary Realty,
LLC Lease/Leaseback Project from December 29, 2017 Through, and Including
June 30, 2020, of which the Total Shall not Exceed $754,000.00

6. Review/Discussion/Recommendation of a Resolution Authorizing a S. Duncan
Lease/Leaseback Transaction to Facilitate the Acquisition, Renovation and
Equipping of a 70-Bed Adult Home, a 35-Bed Assisted Living Program, and a 150-
Bed Residential Health Care Facility Located at 600 and 601 High Avenue, in the
Village of Endicott, Town of Union, Broome County, New York and Appointing 600
High Avenue, LLC and/or a Related Entity to be later named, (The “Company”),
as Agent of The Agency for the Purpose of Acquiring and Equipping the Project
and Authorizing the Execution and Delivery of Certain Documents with Respect
Thereto, Including a Payment in Lieu of Tax Agreement Deviating from The
Agency’s Uniform Tax Exemption Policy and a Sales Tax Exemption in an amount
not to Exceed $123,400.00

7 Review/Discussion/Recommendation of a Resolution to Authorize and Direct the S. Duncan
Preparation of a Document Entitled “Positive Declaration, Notice of Intent to
Prepare a Draft Generic Environmental Impact Statement (DGEIS), Determination
of Significance”
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8.  Review/Discussion/Recommendation of a Resolution approving The Agency's S. Duncan
Sexual Harassment Procedure Policy Form, a copy of which is Attached Hereto
as Exhibit “A”

9. Adjournment R. Bucci
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BROOME COUNTY INDUSTRIAL DEVELOPMENT AGENCY
PROJECT REVIEW FORM

Company: Spark Broome, LLC

IDA Meeting Date: o/, o

Representative: , ,
Representativ Dave Dimmick

IDA Public Hearing Date:

TBD

Type of Business: Commercial

Company Address: 37 \ jensen Rd.

Manufacturing, Warehousing, Distribution
Agricultural, Food Processing
Adaptive Reuse, Community Development

Project Start Date: Tgp Vestal, NY 13850
Project End Date: TBD
Employment: Total Yearly Payroll Own / Lease: SF [ Acreage:
Full-Time Equivalent
Bxisting _0 ot Yeor 3000 o 150,000 s/f
;rs‘tjyear LO 3rd Year $0.00
year _ U
rdyear _0 Total: $0.00
Construction Jobs: Proposed Project Location:
38 601-635 Harry L Dr, JC, NY 13790
Company Contact For Bid Documents & | Description:
Employment Opportunities: "
See Attached
Dave Dimmick, ddimmick@matcogroup.com
607-729-8973
PROJECT BUDGET ASSESSMENT
Land Related Costs $ 150.000.00 Current Assessment $ 3.000,000.00
Building Related Costs $ 10,850.000.00 Asmt. At Completion (Est.) | $ 6.500.000.00
M & E Costs $0.00 EXEMPTION (Est.)
F F & E Costs Sales Tax @ 8% $ 200,000.00
Professional Mortgage Tax
Services/Development Cost $ 915,000.00 $ 90,000.00
Total Other Costs Property Tax Payments 5,220,754.17
Working Capital Costs
Closing Costs
| Agency Fee $ 119,150.00 TOTAL EXEMPTIONS: $5,510,754.17
TOTAL: | $ 12,034,150.00 TOT. PROP. TAX.SVGS: | $ 1.946.857.22
Project Type Project Criteria Met
(Check all that apply) (Check all that apply)

DProject will create and /or retain permanent jobs
E_] Project will be completed in a timely fashion
|®[Project will create new revenue to local taxing

Housing Development jurisdictions
Retail* |@|Project benefits outweigh costs
Back Office, Data, Call Centers @ |Other public benefits
Commercial/Office
*Uniform Tax Policy does not typically provide tax exemptions for Retaj! Projects | *New York State Required Criteria
Pilot Type
[Jstandard year O
Deviated 22  year

Staff Comments:

This project could be the first step in reinventing the Oakdale Mall and
returning tax revenue to Johnson City and Broome County.




Date:

Project Name/Address:
Project Start Date:
Project End Date:

Project Description:

BENEFIT
Investment: Public/Private/Equity

Land Related Costs
Building Related Costs
Professional Fees/ Development
Other Costs
TOTAL INVESTMENT

New Mortgages
Jobs
New

Retained

TOTAL JOBS

Term # Years
TOTAL PAYROLL
PILOT PAYMENTS

TOTAL BENEFIT

Cost

Property Tax Estimate
Fair Market Value
Equalization Rate

Taxable Assessment

Tax Rates
Town/City/County
Village
School

ANNUAL TAX

9.5.19

Spark Broome, LLC
2019

TBD

See Attachment A

$ 150,000.00
$ 10,850,000.00
$ 915,000.00

$11,915,000.00

$9,000,000.00

o
o © O

[=]

$ -
$ 5,220,754.17

$17,135,754.17

$ 6,500,000.00
4.32%

$ 280,800.00

17.29
30.5
52.19

100

years

(see Pilot Schedule)

upon completion

Annual tax
Annual tax
Annual tax

® H P

Broome County Industrial Development Agency
Cost Benefit Incentive Analysis

$11,915,000.00

$ -
$ 5,220,754.17

$17,135,754.17

26,343.14
46,457.71
79,472.79

152,273.64



Pilot Schedule

Terms/Years Tax % Abatement *Pilot Payment Abatement
SEE PILOT SCHEDULE $ -
Total
* Assume a 2% Tax Increase Per Year
PROPERTY TAX ABATEMENT $ 1,946,857.22
SALES TAX ABATEMENT $ 200,000.00
MORTGAGE RECORDING TAX $ 90,000.00
AGENCY FEE $ 119,150.00
TOTAL COST $ 2,356,007.22 $ 2,356,007.22
NET BENEFIT/COST $ 14,779,746.95
Benefit/Cost Ratio 727 to 1

Comments/Additional Revenue:

Any Additional Public Benefits:



Property Address: 501 Reynolds Rd. Johnson City NY
Property Owner: Spark Broome, LLC

* WITH PILOT

PILOT Schedule

* WITHOUT PILOT

501 Reynolds| Percentage of

Annual PILOT

oot Phdrenson PILOT  |Payment ToTAL | 2@l PILOT | Annual PILOT | Annual PILOT | Annual PILOT ol Payment at _NNH“HH PaymentatiC | PaymentatiC | A aa e
Year | CityPILOT | Assessmentto plus 1% PAID TO PAIDTO |PAIDTO  JC|PAIDTO ic Assestaare County Tax Rate Rata Village Tax Rate| School Tax Rate rate 1174.95006 Difference
COUNTY TOWN VILLAGE SCHOOL 174.081966 358.47 613.215939
Assesment be Paid annually 29.183059

1 $3,000,000 200%  $15227364  $22561.02  $3,78212  $46457.71  $79472.79| $3,000,000.00 $22,561.02  $3,782.12  $46457.71 $79,472.79  $152,273.64 $0.00
2 $3,000,000 100%  $153,79638 $22,786.63  $3,819.95  $4692229  $80,267.51| $3.00000000 $22,786.63  $3,819.95  $46,922.29 $80,26751  $153,796.38 $0.00
3 $3,000,000 100%  $155334.35  $23,01450  $3858.15 $47,39151  $81,070.19| $3.000000.00 $23,014.50  $3858.15  $47,39151 $81,070.19  $155334.35 $0.00
4 $3,000,000 100%  $156887.60 $2324464  $3896.73  $47,86543  $81,880.89| $3,000,000.00 $23244.64  $3,896.73  $47.865.43 $81,880.89  $156,887.69 $0.00
5 43,000,000 100%  $158456.57 $23477.09  $3935.69  $48344.08  $82,699.70| $3.000,000.00 $23477.09  $393560  $48,344.08 $82,699.70  $158,456.57 $0.00
6 $6,500,000 54% 518804833  $2786144  $4,670.68  $57,372.34  $98.143.87| $6,500,000.00 $51,375.70  $8,612.61  $105792.96 $180974.51  $346,755.78  $158,707.46
7 $6,500,000 S4%  $189.928.81  $28,140.05  $4717.39  $57,046.06  $99,125.31| $6,500,000.00 $51,880.46  $8,69874  $106,850.89 $182,784.25  $350,22334  $160,294.53
8  $6,500,000 S4%  $191828.10 $2842145  $476457  $58525.52  $100,116.56| $6,500,000.00 $52,408.35  $8,785.72  $107,919.40 $184,612.10  $353,72558  $161897.47
9 $6,500,000 60%  $21298361 $31555.87  $5200.02  $64979.93  $111,157.78| $6,500,000.00 $52,932.44  $8,87358  $108,998.60 $186458.22  $357,262.83  $144,279.22
10 $6,500,000 60%  $21511345 $31,87143  $534292  $65,629.73  $112,269.36| $6,500,000.00 $53461.76  $8962.32  $110,088.58 $188,322.80  $360,835.46  $145,722.01
11 $6,500,000 60%  $217,26458  $32,190.15  $5396.35  $66,286.03  $113,392.06| $6,500,000.00 $53,996.38  $9,051.94  $111,189.47 $190,206.03 536444381  $147,179.23
12 $6,500,000 62%  $22934730 $33980.34  $569646  $69,972.39  $119,698.12| $6,500,000.00 $54,536.34  $9,142.46  $112,301.36 $192,108.00  $368,088.25  $138,740.96
13 $6,500,000 62%  $23164077 $34,320.14  $575342  $70,672.11  $120,895.10| $6,500,000.00 $55081.70  $9,233.88  $113,424.38 $194,020.17  $371,769.13  $140,128.37
14 $6,500,000 68%  $25417570 $37,65894  $6313.14  $77,57.37  $132,656.25| $6,500,000.00 $55,632.52  $9,326.22  $114,558.62 $195969.46  $375486.83  $121311.13
15  $6,500,000 68%  $25671745 $38035.53  $6376.27 7832285  $133,982.81| $6.500,000.00 $56,188.85  $9,419.48  $115,704.21 $197,929.16  $379,241.69  $122,524.24
16  $6,500,000 73%  $27990054  $41471.69  $6952.30  $85398.61  $146,086.94| $6,500,000.00 $56,750.74  $9513.68  $116,861.25 $199,908.45  $383,034.11  $103,124.57
17 $6,500,000 3% $282,70864 $4188641  $7,021.83  $86252.59  $147,547.81| $6.500,000.00 $57,31824  $0,608.82  $118,029.86 $201,907.53  $386,864.45  $104,155.81
18 $6,500,000 78%  $306575.20 34542250  $7,614.62 $93534.13  $160,003.95| $6.500,000.00 $57,891.43  $9,704.90  $119,210.16 $203,926.61  $390,733.10  $84,157.90
19 $6,500,000 78%  $300,64095 $4587673  $7,690.76  $94,469.47  $161,603.99| $6,500,000.00 $5847034  $9,801.95  $120,402.26 $205,965.87  $394,64043  $84,999.4%
20 $6,500,000 84%  $33410073 $49,515.38  $8300.75 $101,962.19  $174,421.41| $6,500,000.00 $59,055.04  $9,899.97  $121,606.28 $208,02553  $398,586.83  $64,387.10
21 $6,500,000 B9%  $359,21872  $5322222  $8922.16 $109,505.33  $187,479.01| $6,500,000.00 $59,645.50  $9.99897  $122,822.35 $210,10579  $402,572.70  $43,353.98
22 $6,500,000 95%  $384704.67 $56998.25  $9,555.17 $117,370.93  $200,780.32| $6,500,000.00 $60,242.05 $10,008.96  $124,050.57 $212,206.84  $406,50843  $21,893.76

TOTALS $5220,754.17 $773512.41 _$129,67143  $1,502,810 $2,724,751.73 $1,061,960.81 _$178,026.86 $2,186,792.24 __ $3,740,831.48 _ $7,167,611.39 $1,945,857.22




BROOME COUNTY INDUSTRIAL DEVELOPMENT AGENCY

Agricultural, Food Processing

Housing Development
Retail*

Manufacturing, Warehousing, Distribution

Adaptive Reuse, Community Development

Back Office, Data, Call Centers
*Uniform Tax Policy does not typically provide tax exemptions for Retall Profects

PROJECT REVIEW FORM
: N IDA Meeting Date:
Company Ideal Senior Living Center 11/20/19
Representative: IDA Public Hearing Date:
Ken Kamilet 01/10/2019
Xvpe of Business: Health Care Facility Company Address: 600 and 601 High St
Project Start Date: 2019 Endicott, NY 13760
Project End Date: TBD
Employment:  |total Yearly Payrol! Own / Lease: SF [ Acreage;
oo 73 1st Year $ 6.475.088.00
Existing £££.9 2nd Year $6.543.880.00 Purchase
lst year —3— 3rd Year $6.609.313.00
o T rotal: $ 19.628,287.00
: : —_— . : -
0 600 and 601 High St., Endicott, NY 13760
Company Contact For Bid Documents & | Description:
Emplovment Opportunities: . *See Attached
Walter Reidy, SVP, Century Health Capital, Inc.
18 Division Street, Saratoga Springs, NY 12886
(518) 583-1667
PROJECT BUDGET ASSESSMENT
Land Related Costs $ 250.000.00 Current Assessment $ 14.000,000.00
Building Related Costs $ 9.750,000.00 Asmt, At Completion (Est.)
M & E Costs $ 300,000.00 EXEMPTION (Est.)
FF & E Costs $ 450.000.00 Sales Tax @ 8% $ 123,400.00
Professional Mortgage Tax
Services/Development Cost $ 552,878.00 i§4,ooo_oo
Total Other Costs Property Tax Payments 1,715,550.00
Working Capital Costs _$ 1,500,000.00
Closing Costs
| Agency Fee $ 128.029.00 TOT. PROP. TAX.SVGS:[§ 13.555.890.00)
TOTAL: | $ 12,930,907.00 TOTAL EXEMPTIONS: | $ 13.763,290.00
Project Type Project Criteria Met
{check ali that appiv) {Check all that apoiv)

g Project will create and /or retain permanent jobs

8 Project will be completed in a timely fashion

|@|Project will create new revenue to local taxing
risdictions

@ |Project benefits outweigh costs

|9 ]Other public benefits

*New York State Required Criterla

DStanda' r ,da year 0 The Town has reviewed and provided a pilot schedule
[#lDeviated 20 vyear according to these terms.
wThis project includes the purchase of the Ideal Senior Living Center from a non-profit to a

for-profit entity. The Village will receive property tax revenue as a result of this purchase. In
addition, 286 jobs will be retained and 6 new jobs will be created. This property will continue
to provide quality and affordable care for those in need of assisted-living and will continue to

provide jobs in the health care industry.
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Narrative Description of Project

Pursuant to an Asset Purchase Agreement dated Sept. 5, 2017 (APA), ISLACF, LLC, doing
business as The Pavilion at Ideal Commons, agreed to purchase the following Adult Home (AH),
Assisted Living Program (ALP), and licensed home health care (LHCSA) assets, and to take over
operations, from Ideal Senior Living Center and Ideal Senior Living Center Housing Corporation,

located at 600 and 601 High Avenue, Endicott, New York:

e 70-bed AH

a  35-bed ALP
® 150-bed Residential Health Care Facility (RHCF)—d/b/a Ideal Senior Living Center, Inc.

600 High Avenue, LLC will lease the RHCF for 40 years to ISLRNC and the ACF and independent
living apartments to ISLACF, LLC. ISLRNC and ISLACF are related entities having common
ownership. The lease payment is $48,324 per month (5579,888 annually).

For purposes of this IDA PILOT application, ISLACF, LLC and ISLRNC, LLC will be the new
Operators of The Pavilion and the Senior Living Center. 600 High Avenue, LLC will be the new
Owner of the real property. “The Applicant.” Is 600 High Avenue, LLC and any related entity to
be named later.

ISLACF, LLC has submitted to DOH an ACF Common Application for approval to become the new
operator of Ideal Senior Living Center, and an Application for Home Care Licensure for Public
Health and Health Planning Council approval to become the new operator of Ideal Senior Living
Center Housing Corporation. A Certificate of Need {C.O.N.) application has been separately
submitted to DOH by ISLRNC, LLC, seeking approval to become the new operator of Ideal Senior
Living Center.

The three owners (members) of ISLACF, LLC and ISLRNC, LLC are Uri Koenig (60%), Efraim Steif
(39.9%), and David Camerota (0.1%), with Messrs. Koenig and Steif as the initial managing
members of these entities as well as of the LHCSA.

No construction is proposed as part of this Application, and no renovations are required to
change the operator.

The Pavilion at Ideal Commons will continue to serve elderly residents of Broome County (as
well as Chenango and Tioga Counties) in need of assistance.



Date:

Project Name/Address:
Project Start Date:
Project End Date:

Project Description:

BENEFIT
Investment: Public/Private/Equity

Land Related Costs
Building Related Costs
M&E Costs
FF&E Costs
Professional Fees/ Development
Working Capital Costs
TOTAL INVESTMENT

New Mortgages
Jobs

New

Retained

TOTAL JOBS

Term # Years
TOTAL PAYROLL
PILOT PAYMENTS

TOTAL BENEFIT

Cost
Property Tax Estimate
Fair Market Value
Equalization Rate
Taxable Assessment
Tax Rates
Town/City/County

Village
School

Broome County Industrial Development Agency

Cost Benefit Incentive Analysis

10.8.19
Ideal Senior Living Center
2019

TBD
This project includes the purchase of the Ideal Senior

Living Center from a non-profit to a for-profit entity. The
Village will receive property tax revenue as a result of this
purchase. This property will continue to provide quality and
affordbale care for those in need of assisted-living and will
continue to provide jobs in the health care industry.

AP PP

$
$

250,000.00
9,750,000.00
300,000.00
450,000.00
552,878.00
$1,500,000.00
$12,802,878.00

$8,400,000.00
0
6

286

2920

3
19,628,287.00
1.715,550.00

$34,146,715.00

14,230,588.00
4.25%

604,800.00

16.52
31.57
51.91

years

(see Pilot Schedule)

upon completion

Annual tax
Annual tax
Annual tax

4 & P

$12,802,878.00

$ 19,628,287.00
$ 1.715,550.00

$34,146,715.00

10,738.00
20,520.50
33,741.50



ANNUAL TAX 100 $ 65,000.00 number based on 1st year
Pilot Schedule
Terms/Years Tax % Abatement *Pilot Payment Abatement
SEE PILOT SCHEDULE : :
Total

* Assume a 2% Tax Increase Per Year

PROPERTY TAX ABATEMENT $ 13,555,890.00

SALES TAX ABATEMENT $ 123,400.00

MORTGAGE RECORDING TAX $ 84,000.00

AGENCY FEE $ 128,029.00

TOTAL COST $ 13,891,319.00 $ 13,891,319.00
NET BENEFIT/COST $ 20,255,396.00
Benefit/Cost Ratio 2.46 to 1

Comments/Additional Revenue:

Any Additional Public Benéefits:
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SPECIAL MEETING MINUTES
VILLAGE OF ENDICOTT
BOARD OF TRUSTEES
SEPTEMBER 26, 2019
4:30pm

Mayor: John Bertoni

Attorney: Charles H. Collison

Village Manager: Anthony J. Bates

Trustees: Cheryl Chapman, Eileen Konecny, Larry Coppola, Linda Jackson
Absent: Mayor Bertoni

ORDER OF BUSINESS:
1. Pledge of Allegiance- Moment of Silence- Announcement of Fire and ADA Compliance

2. Trustee Comments

See all comments & questions throughout the discussion for all Trustees below
Coppola-

Chapman-

Jackson-

Konecny-

3. Presentation on proposed Ideal Nursing Home Facility Project

Attorney Collison gave a background as to what this meeting is about. He stated that on October 25,
2018, (the board meeting was actually 10/30/18, he mentioned the date of the letter which was the 25th)
the board approved by unanimous vote approved the deviated PILOT for this proposed project

There was an IDA meeting but went into limbo for a period of time with no action. Two meetings ago,
there was a resolution put to the board to rescind the PILOT on 10/25/18. We adjourned this and held
over to the October 8, 2019 board meeting. In the meantime, he felt it was best ask the representative of
UHS (for the proposed buyers), school district, the Town and the IDA so they can all ask questions.
This meeting is for legitimate questions and not up for a vote.

Harvey Mervis presented those individuals by name and who are involved and spoke of this proposed
project as well as taking many questions.

He spoke of the complex agreement between UHS which was negotiated over a period of time so UHS
wanted to be sure they had a steward operating the facility that was acceptable for them and handpicked
Mr. Stein. Mr. Stein and his group bought Ideal about 10 years ago and have been operating it since
then. He stated that all employees will continue with their jobs, wages will be the same. He stated there
is a substantial difference between the reimbursement rate of Absolut and Ideal. Both are primarily
based Medicare patients and this affects what type of burden you can carry forward. Absolut has been
out of business but being operated by the Upstate group. Trustee Chapman asked if the bankruptcy is
affecting Absolut. He stated that not right now and does not believe it will. He feels that it will take
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time to turn Absolut around but feels the Upstate group is committed to our community, it helps that
they have other facilities, the employee base can be shifted from one place to another.

Mr. John Carrigg, President & CEO of UHS & UHS Hospitals- He gave a brief background of himself
and proceeded to state UHS is a regional not for profit health care system consisting of health care
providers and supporting organizations primarily serving the Southern Tier. They are geographically
dispersed now serving 7 counties. UHS is the parent company. They were formed in 1981 with a
consolidation with at the time, Ideal-Wilson Hospital. They are the largest employer in the Southern
Tier. Ideal is their geriatric campus. He spoke of the sale of Ideal Living Center and why UHS is selling.
Due to the economics of senior and geriatric care have tremendously eroded over the last several years.
In the 8 year period, Ideal Living Center has lost about 15 million dollars. They have a negative
working capital, current liabilities are 10 million more than its current assets. Each day is cash on hand
and payroll is difficult to meet each period. Because of this, UHS has had to step in and support Ideal
with financial, employees, management, system and programs but mostly financial. The Medicaid rates
are not getting better and they have appealed to the State Health dept. to no avail and rising labor costs.
The biggest threat is finding people and keeping people to work. So they have rising costs of labor as
well as the administrative burden of a highly regulated situation that has really become a problem. UHS
Ideal is not financially viable for them and has begun to drain other UHS systems. They are looking at a
three million loss for this year. They selected Upstate Services without going out to bid, no RFP and
just working with them in turnaround situations and got to know them and felt their commitment to NYS
as well as UHS’s. As they made the selection of finding a buyer the following were very important to
them: they wanted a nursing home operator with a good track record, sense of quality and star rating
across the State. Also one with financial where with all such as the investment in Vestal. Most
importantly, they needed a partner who would work with them to make sure our acute care patients have
access to long term care services. Over the last few years, their relationship with UHS has been very
positive. He stated there are no other buyers. Discussions with Upstate Services began in 2015. He
stated if this transaction falls through, they would have to start over looking for a buyer and this would
not be very feasible. Under such a scenario, there is a potential they would have to close.

He touch on the question of how Upstate Services operate Ideal better than UHS is operating and stated
he would leave that up to his colleagues but said they operate 15 facilities across the State so there is
spread fixed costs whereas UHS does not have that some opportunity. He commented on the purchase
price. The original purchase price that was negotiated was $13 million. About 3 months ago, they were
approached by Upstate and said they could not get financing for this amount due to potential future
losses so they re-negotiated at $11 million. The key element of this is that Upstate would assume the
HUD mortgage to the tune of $7.5-8 million dollars. UHS would then provide a seller note to the tune
of $2.5 million dollars and will delay any type of payment for 4 years. No interest or principle will be
paid. This shows how much UHS cares to get out of the long term care business. Any residual to come
to UHS is very small under the new deal. Losses need to stop and there needs to be a closure plan.
Upstate Services will honor all accrued vacation time, all retirement funds and all the benefits that
employees are owed. He stated that they were not involved in the development of the PILOT. If a
PILOT is necessary, they would like something to be worked out quickly due to moving forward on this
transaction. The impact of failure to act or to put the deal in jeopardy concerns him mainly due to the
patients and their employees and feels confident that the buyer is reputable. His request is to finalize a
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PILOT and for it to be handled quickly. Trustee Jackson had a statement prepared and just wanted
clarification of a few things. She stated that the company considering buying Ideal has already received
a price reduction as well as a lowered tax assessment. The original application they said they could only
afford to pay $225-250,000.00 taxes a year. The Village started them off by paying $65,000.00 a year
because it was better than the that they were donating a year. In the original application, the
buyer stated they would have to eliminate 28 jobs. At the end of the application it said it would be
determined after 20 years. She feels that after 20 years it should go to 100% assessment as it is on the
Village’s other PILOT’s. The company’s proposal just came late Friday afternoon and she feels they
haven’t had a chance to obtain a expert/specialist attorney to go over this. She stated that she is willing
to renegotiate a PILOT but feels the Village undersold themselves when we took $65,000.00 for the first
year as opposed to the $225,000.00-$250,000.00 that they were offering. Mr. Carrigg stated that most
was accurate what Trustee Jackson stated but with 1 exception- In the 1% application it did mention the
$225,000.00-250,000.00 as she had said, and actually handed her the summary sheet however if she read
the whole narrative and read the attached chart of years she would have seen that years 1 through 5 was
$50.000.00 but due to Attorney Collison’s negotiations it went up to the $65,000.00 and at the end it got
up to $225,000.00 but that was in year 21. It would take that long for them and it was a very difficult
document which was not interpreted correctly. Trustee Jackson stated that unfortunately she did have to
leave due to a prior commitment with Trustee Chapman but said she would look over the summary
given to her. She wasn’t sure why this statement was never read by the board and will not speculate why
but feels there was a communication gap. Trustee Chapman stated that in listening to the original tape
she did ask if these numbers were final or can we go back and negotiate. The tape shows that they could
go back and negotiate but they never did and then they get this new PILOT. She said this was not what
they had originally approved and feels they need to renegotiate due to circumstances and prices have
changed. He then explained the summary page to the rest of the board.

The facts are that the decision that needs to be made is where to go with these numbers. The problem is
that they are pretty much at the end of what they can do and what they are willing to do.

Trustee Coppola asked if the condition of the present Ideal Campus is up to standards or are upgrades
required prior to the new owners taking over and the approval they received from the State, is that open
ended? He also asked as far as local businesses go, should the sale succeed, will all the local businesses
that are presently owed money, be covered? Mr. Carrigg/Upstate Services stated they are committed to
their communities and yes they would take care of that. Trustee Coppola asked if the high percentage of
Medicaid patients they take in impact their star rating at all? They responded by saying it is not
supposed to but in reality they are very sick patients and do not have the money to stay healthy.

Mr. Carrigg/Upstate Services commended UHS for the annual donation to the Village. Mr.
Carrigg/Upstate Services stated that the condition of Ideal is pretty good, capital expenditures have been
deferred and the campus is safe. The infrastructure is pretty good but he feels over the next 5 years they
would need to evaluate future issues. The state approval was actually granted to their service. Trustee
Coppola asked if things were not to go their way, and UHS decides to shudder the building, his
understanding is that it will remain open until the occupants are taken care of and which time the
building will be closed and still be under UHS ownership. Mr. Carrigg/Upstate Services responded by
saying that this would be last thing they want to do is close the building and accommodate every
employee and resident that as much as they can. Trustee Coppola asked if they considered the change of
price, does this void the PILOT? A female voice responded by no it would not. Trustee Coppola asked
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if they consider this legislation binding? Upstate Services responded by saying they do not want to be
war with the Village.

Trustee Coppola understands that UHS is 80% Medicaid, do you have any prospect of changing that?
Upstate Services stated no, they would like to continue being a safety net facility. He asked about the
bankruptcy filing. Upstate responded that Ideal was not a part of the bankruptcy.

Attorney Collison then opened the floor for questions for the proposed buyer and seller only, not for
their opinions whether they are for or against the proposed PILOT.

Rick Materese, TOU Supervisor-asked if the same system will be used for employees with benefits
when the new owners take over. Upstate Services responded by saying the benefit packages are very
similar so there will not be a substantial change to the workers.

Steve Schmitt-asked about the original application that had stated 28 jobs were being lost but today the
opposite was said and no jobs were being lost. Upstate Services stated they will be under a different
payroll entity.

No name-Comments about the $3 million dollar loss at the Ideal Nursing Home and the
upgrades/maintenance. He asked how many other companies showed interest. They responded by saying
none.

Ted Warner-asked if there is an amendment to the board? They responded by saying no but due to the
chart of payments being misinterpreted which they thought were clear, more questions had been asked
by the board. Mr. Warner stated that they were proposing $250,000.00/yrly up until the year 21 and the
normal taxes today would be $764,000.00...aren’t you asking for a permanent forever payment? They
responded by saying that after the PILOT then expires, they drop the PILOT term to 20 years then the
assessor will assess it at $775,000.00 they will then come to them and say that’s too much. We think
you be assessing us at $500,000.00. They would have a discussion possibly with a judge to decide what
that assessment should be. He stated that on the “amendment” that there are conflicting terms but
Attorney Collison stated there was no amendment. The Village passed a resolution and handed out
copies. Upstate responded by saying there was an original proposal that was modified pursuant to
discussions with the Village and the amended proposal was adopted by the Village and them and passed
on to the IDA. At that point they were invited back to the Village due to having more questions and
there was discussion about rescinding what had been passed so not technically an amended but what was
an amended proposed but it was the only framework for the PILOT that was adopted. Attorney Collison
stated that the resolution from 10/25/18 prevails. At the 10/8/19 board meeting, if the PILOT is
rescinded by a majority vote, then we are back to square one. If the motion is turned down then this
PILOT stands. He stated that the IDA had a hearing after the resolution was passed and at that point in
time, people came and spoke for or against the PILOT.

Jackie Sammon- asked how this will affect the residents and their taxes. Attorney Collison recommend
she look at the chart as to what each municipality would get. At this point on the tape there are several
people talking at once which I could not understand. Trustee Konecny asked all to be quiet at this point.
Bottom line from Upstate Services, in 20 years, they would have a new discussion on what should be
paid. Rick Materese stated that as of right now, UHS gives the Village 10Kk, this is not from the Ideal
Living Center. The offer of $65,000.00 per year is much higher than the annual $10,000.00.
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No name given-Asked why they are paying more in taxes for the Vestal facility and not making the
Village equal? They stated partly this is due to Medicaid fees and the State has not updated their rates in
30 years. The State reimburses facilities at a very low rate. She also asked if it would be more logical to
build a new facility and they answered that no, it wouldn’t be logical. She stated that Bridgewater and
Ideal are lowest rated nursing homes in the area so why should we be happy. He stated that by looking
at the overall stars rating you have to look at the quality measure, you can’t just look at the overall.
Cindy Totolis- she feels better with the comments and explanations but feels that PILOT’s should be
zeroed out and leave it up to somebody in 20 years. She personally worries about what we leave behind
for the next generations.

4. Adjournment
No adjournment was made except that Trustee Coppola said that it was now 6:00pm and thank you to
everyone who attended and they all appreciated the information.

Janice Orlando
Deputy Clerk/Treasurer

(tape is available in the Deputy/Clerks office)
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Good afternoon.

My name is John Carrigg. | am the President and CEO of the UHS
Healthcare System. Thank you for the opportunity to speak with the

Village Board on the topic at hand.

I assume most of you know what UHS is, but | will take a minute to
describe our System and our involvement in the various communities
we serve. | have been the CEO of the UHS System since January 1 of
2018. Altogether, | have 36 years of experience working at UHS in a

variety of roles.

UHS is a regional not-for-profit healthcare delivery system consisting of
healthcare providers and supporting organizations primarily serving
New York’s Southern Tier and surrounding areas. UHS providers are
geographically dispersed throughout Broome, Tioga, Chenango,
Delaware Otsego, Sullivan, and Tompkins counties. The System

includes the following members and affiliated organizations:

« UHS is the not-for-profit parent corporation responsible for
planning, coordinating, monitoring and supporting system

development and integration of all the UHS entities that | will



briefly describe. UHS was formed in 1981 with the consolidation
of the Ideal/Wilson Medical Center and the Binghamton City
Hospital (which has subsequently become BGH). All affiliated
entities within the UHS System operate as not-for-profit
organizations as designated by the state and federal government.
We employ nearly 6,500 employees and we support physician and
advanced practice providers numbering more than 600 as active

members of the UHS Medical Staff.

UHS Hospitals is comprised of UHS Binghamton General Hospital

and UHS Wilson Medical Center, acute care facilities located in

the greater Binghamton area. With 500 inpatient beds and
extensive outpatient services, UHS Hospitals offers tertiary, acute
and rehabilitative services including cardiology, neurosurgery,
pain management, oncology, orthopedics, neonatal intensive
care, trauma, reconstructive surgery, physical rehabilitation,
mental health, substanﬁe use disorder treatment and transitional
care for acute patients needing long term care or home care
services. UHS Hospitals is the only Southern Tier regional provider
of many of these services. UHS Hospitals also provides primary
care and specialty physician services in sites dispersed throughout

Broome, Tioga, Otsego, and Delaware counties. Additionally, UHS



Hospitals is a teaching hospital for family medicine, internal
medicine and podiatry medical residents. UHS Hospitals offers
outstanding fellowship program training for physicians interested
in developing advanced skills in cardiovascular disease,
gastroenterology, geriatrics, sports medicine, neuro critical care,

and endovascular surgical neuroradiology.

UHS Medical Group is a multi-specialty group that predominately

practices in UHS Hospitals licensed sites. The group consists of
approximately 450 physicians and advanced practice providers
representing twenty medical and surgical specialties with offices

in Broome, Chenango, Delaware, Otsego, and Tioga counties.

UHS Chenango Memorial Hospital located in Norwich is the only

hospital in Chenango County and operates 41 acute and 80 skilled
nursing beds, complemented by a network of primary care and

specialty physician offices.

UHS Delaware Valley Hospital located in Walton, Delaware

County, is a Critical Access Hospital. UHS Delaware Valley Hospital
operates three primary care centers, a 24-hour Emergency

Department, a short stay inpatient care unit, a Community



Pharmacy, specialty clinics, and a full spectrum of diagnostic and

treatment services, including an Addiction Treatment Program.

UHS Home Care operates a licensed home health agency

(Professional Home Care) which provides high-tech nursing care,
respiratory services, home medical equipment/supplies, and
personal care services. UHS Home Care also operates a Medicare
certified agency (Twin Tier Home Health) which provides nursing,
physical therapy, occupational therapy, social work, nutritional
services, and home health aide care. UHS Home Care serves
Broome, Chenango, Cortland, Delaware, Tioga, and Tompkins

Counties.

UHS Senior Living at Ideal is a geriatric campus, located in

Endicott. We serve over 250 elderly persons and individuals with
chronic illness through our Skilled Nursing Facility, Adult Care
Program, Assisted Living Program, and Licensed Home Care
Services Agency, as well as residential services in independent
living. The nursing home piece of UHS Senior Living at Ideal is

comprised of approximately 80% Medicaid patients.



« UHS Foundation is a not-for-profit 501(c) 3 organization that

raises funds for innovative equipment, patient care facilities, and
community outreach programs through a comprehensive

fundraising program.

So, now for the matter of the UHS sale of the Ideal Senior Living Center.
| will address several questions you all may have. 1 will start each

section with a question.

1. Why is UHS Ideal Senior Living being sold?

UHS formed Ideal Senior Living nearly 30 years ago to meet the health
care and living needs of the senior population in the Greater Broome
County area. The economics of senior care have eroded particularly
over the last 8 years. In the 8-year period up until August 31, 2019,
Ideal Senior Living has lost just shy of $15 million. For its balance sheet,
UHS Ideal has a negative working capital balance of $10 million. Its
days cash on hand is around 15. Medicare and Medicaid
reimbursement has not kept pace with the rising cost of labor and the
bureaucratic burden that exists in this highly regulated segment of the

health care market place. Many independent free standing long-term



care facilities across New York State have faced similar financial
difficulties with some closing and others being purchased by multi-site
nursing home companies. Because UHS Ideal Senior Living is not
economically viable in its current state, UHS has selected to sell it to a
proven operator of senior care facilities, so as not to continue to have
to divert financial resources from increasingly scarce and competitive
resources needed to modernize our hospital facilities and recruit world

class physician and professional talent to UHS.

2. How did Ideal select Upstate Service Group?

The Boards of UHS and Ideal Senior Living agreed upon criteria in

identifying a suitable future owner including but not limited to:

1. An operator of senior care facilities in good standing with the New

York State Department of Health.

2. An operator with a long term track record in multiple
geographical locations of providing quality care to patients and

residents.



3. An operator with the financial wherewithal to pay a fair market
value for Ideal Senior Living, which is a requirement of the U.S.

Internal Revenue Service and the NYS Attorney General.

4. An operator with a proven track record of working
collaboratively with the hospitals and physicians in the UHS
System on safe, medically appropriate and timely patient care
transitions along the health care continuum of care. Upstate
Services Group has been a good partner in working with UHS
Hospitals to ensure the safe and rapid placement of acute care
patients into skilled nursing beds at its 3 other Broome County

facilities.

3. Are there other potential buyers of Ideal Senior Living if the
transaction of Upstate Services Group purchasing Ideal Senior Living is

not finalized?

Realistically no there are no other suitable buyers that could complete
a similar transaction in the required time frame. UHS and Ideal Senior
Living began discussions in 2015 for this transaction, signed an Asset
Purchase Agreement in September 2017 and obtained contingent

regulatory approval from the NYS Department of Health in April



2019. The process to negotiate and receive regulatory approval literally
has spanned 4 years. If this current transaction fails, UHS and Ideal
would have to start all over which is not feasible. Under such a
scenario there is the potential that Ideal Senior Living would have to
close since it is not economically viable, and thus deprive the
community of access to much needed care. Closing Ideal is the last
thing that UHS wants to do — but we are running out of time and viable

options as the drain on the UHS System is no longer sustainable.

4. How is Upstate Services Group going to be able to operate Ideal

Senior Living in a manner that is economically viable going forward?

The representatives from USG are best to answer this question. The
essence of the answers comes from their ability to spread fixed and
administrative costs over many facilities (USG operates 16 other
facilities in Upstate NY). Further they are able to share best practices
observed in one location and replicate that success across all of their

sites.

5. What is UHS going to do with $11.0 million purchase price, that

sounds like a windfall profit?



UHS is not going to receive $11.0 million in cash or in any other

form. Approximately $7.5 million of the purchase price will take the
form of debt assumption on the buildings that comprise Ideal Senior
Living. Upstate Service Group is currently working to secure approval
with the mortgage holder on a refinancing of the current debt on the
property. Another part of the purchase price will go to pay creditors of
Ideal Senior Living, including many small businesses in Broome
County. Another part of the purchase price will be used to honor
accrued but not yet used retirement, health and accrued vacation
benefits of the 300 employees of Ideal Senior Living. All employees of
Ideal Senior Living will receive 100% of their accrued benefits. The
residual balance of the transaction proceeds will reimburse UHS for
cash it has lent to Ideal Senior Living over the years, although UHS will

not be paid in full as the transaction proceeds will be insufficient to do

S0.

And finally, another $2.5 million of the purchase price has been
structured as a UHS note/loan to Upstate Services Group to be paid

back in future years — starting in Year 5 and beyond.



6. How was the PILOT developed?

UHS and Ideal Senior Living had no part in formulating the proposed
PILOT. Upstate Service Group as the proposed Buyer has that
responsibility and has worked with the Village of Endicott on this

matter.

7. If the PILOT in its current form is not approved, what is the

expected impact of that?

Upstate Services Group has deemed that any change in the proposed
PILOT will make it very difficult for USG to secure financing for the
transaction. Without financing the transaction will not occur. As stated
earlier, if this transaction is not completed in the near term, UHS will
have to give very serious consideration to closing Ideal Senior

Living. This would negatively impact nearly 150 patients who are
receiving skilled nursing care, and another 75-100 individuals currently
in assisted living or independent living at Ideal. Local businesses would
risk not getting paid for services they render to Ideal, and Broome
County could lose close to 300 jobs and those affected employees could

lose their livelihood.
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In closing.....I earnestly request that the Village of Endicott and Upstate
Services Group act to finalize a PILOT arrangement, and allow that
transaction to go to The Agency for final approval so that UHS Ideal and
Upstate Services Group can consummate the change of ownership
transaction. Doing so will preserve jobs and patient access to much

needed long term care in Broome County.

Thank you!
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’ —’ -AG E N < Y If you are using Google Chrome and would
. like to digitally fill out the form, please

BROOME COUNTY IDA / LDC download and open in your desktop

APPLICATION FOR BENEFITS / IDA

INSTRUCTIONS

1. The Agency/IBA will not consider any application unless, in the judgment of the Agency/IDA, said application contains sufficient information
upon which to base a decision whether to approve or tentatively approve an action.

2. Fill in &l blanks, using hone"or‘hotappliwble”or"NlA”wheremequ&sﬁmisnotappmpriabebﬂleprojectwm is the subject of this
appiication (the Project).

3. [fanestimate is given as the answer to a question, put “est.” after the figure or answer, which is estimated.

4.  if more space is needed to answer any spedific question, affach a separate sheet.

5. When completed, retum one (1) hard copy of this application and one (1) electronic copy to the Agency/IDA at the address indicated on
the application.

6. The Agency/IDA will not give final approval to the a
the Project which is the subject of this application.

7. Please note that Article 8 of the Public Officers Law dedlares that all records in the possession of the AgencyIDA (with certain limited
exceptions) are open to public inspection and copying. if the applicant feels that there are certain elements of the Project which are in the nature
of trade secrets of information, the nature of which is such that if disclosed to the public or otherwise widely disseminated would cause
substantial injury to the applicant’'s competitive position, the applicant may identify such elements in wriling and request such elements be kept
confidential in ac-cordance with Article 6 of the Public Officers Law.

8. ‘The Agency/IDA has established a non-refundable application fee of One Thousand ($1,000) Dollars o cover the anticipated costs of

processing this application. A check or money order payable to the Agency/IDA must accompany each application. THIS APPLICATION WILL
NOT BE ACCEPTED BY THE AGENCY/IDA UNLESS ACCOMPANIED BY THE APPLICATION FEE.

polication until the it receives a completed environmental assessment form conceming

8. The Agency/IBA has established a project fee for each project in which the Agency/IDA participates. THIS PROJECT FEE of 1% of the total
Project cost IS REQUIRED TO BE PAID BY THE APPLICANT AT OR PRIOR TO THE GRANTING OF ANY FINANCIAL ASSISTANCE BY

THE AGENCY/IDA. The applicant will also be expected to pay to the Agency/IDA all actual costs incurred in connection with the application
including all costs incurred by general counse! and bond counsel.

10. The AgencyIDA will charge annually an administrative fee of $1,500 to cover ongoing compliance and oversight; the fee shall be payable
January 1 of each year until afl financing documents shall terminate and be discharged and satisfied. -

11. Chapter 59 of the Laws of 2013 (Part J), effective March 28, 2013 (the “2013 Budget Law”), established new record keeping, reporting, and
recapture requirements for industrial development agencies that receive sales tax exemptions. The hew law requires the following: 1) to kesp
efits provided to each Project and make those records available to the State upon request; 2) that within

i istance to a Project, the AgencyIDA must report the amount of sales tax benefits intended to be provided
to a Project; and 3) a requirement that the Agency/IDA post on the intemet and make available without charge copies of its resolutions and
Project agreements.

12. The 2013 Budget Law also requires that the Agency/IDA recapture State sales tax benefits where: 1) the Project is not entiled to receive those
benefits; 2) the exemptions exceed the amount authorized or claimed for unauthorized property or seyvices; or 3) the Project operator faled to
use property or services in a manner required by its agreement with the Agency/IDA.

13. The Applicant requesting a sales tax exemption from the Agency/IDA must include in the application a realistic estimate of the value of the
savings anticipated to be received by the applicant. EACH APPLICANT IS HEREBY ADVISED TO PROVIDE REALISTIC SALES TAX
ESTIMATES IN THE APPLICATION, as the 2013 Budget Law and the regulations expected to be enacted thereunder are expected to require
that the Agency/IDA recapture any benefit that exceeds the amount listed in the appiication.

14. Project Applicants as a condition to receiving Financial Assistance (including a sales tax exemption, mortgage tax exemption, rea| property tax

abatement, and/or bond proceeds) from the Agency/IBA will be required to utilize qualified local fabor and/or contractors as defined in the

Appendix A of the application, for alf projects involving the construction, expansion, equipping, demolition and orfremediation of new, existing,

expanded or renovated facilities (collectively, the “Project Site”).
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APPLICATION FOR FINANCIAL ASSISTANCE

APPLICANT .
NAME: 600H|ghAvenue LLCand any related entity to be named later

APPLICANT'S STREET ADDRESS: ‘500 High Avenue

o Endicott | SWE NY . 13760 MO 1-845-371-8100
NAME OF PERSON{S) AUTHORIZED T0 SPEAK FOR APPLICANT WITH RESPECT T0 THIS APPLICATION:

(1) Efraim Steif, (2) Uri Koenig, (3) David Camerota, (4) Jack Augenstein PHONE: 1_é45_371 -8100
e Members (1-3) and CFO (4) AL jaugenstein@usgny.com
APPLICANT'S COUNSEL

e Kennetn . Kamlet & Harvey Neris
WIRESS: 80 Exchange St., P.O. Box 5250

‘M Binghamton - WE Ny 13902 "™ 607-231-6914

APPLICANT'S ACCOUNTANT

NME: Rob Nasso (see Note #2 for additional professionalsr)

FRM: - Bonadio Group EMAL: www .bonadio.com (website)
ADDRESS: 171 Sully Trail

e Pittsford SwE: NY  2¢r. 14534 PHONE:  1-585-200-5151

PLEASE QUTLINE ON A SEPARATE SHEET OF PAPER ANY OTHER PROFESSIONALS INVOLVED IN THE PROJECT (LE, DESIGN PROFESSIONAL,
GENERAL CONTRACTOR)
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FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEASENCY-NY.COM

PROJECT SUMMARY

- TYPE OF PROJECT: Select Project Type for all end users at project site [you may check more thanone): o
L] Industial Housing DMulti-Temnt Dﬂack Office | |MixedUse [ |civic Facitty tnot for profit)
|| Aeqisition of Existng Faclty | | Equipment Purchese | |Commercial | Retal [ mFecitiyfor Aging |~ [0ther

B: EMPLOYMENT IMPACT (BROOME COUNTY): EXISTING JOBS: Bﬁ@] Wﬁ??ﬁnzsm& Lﬁ’

C: PROJECT COST: 51_2802,878 } D: TYPE OF FINANCING: | | TAX-EXEMPT (M| THKABLE | ] sTRuisHT LEASE

1
1

E: AMOUNT OF BONDS REQUESTED: s] |

F: AMOUNT OF NEW MORTBAGE(S) REQUIRED FOR PRUECT: §|8,400,000 }

6: PROJECT-RELATED COSTS SUBJECT TO SALESTAX: ¢ [1 ’ 530 ,_000 . ’

H: ESTIMATED VALUE OF TAX EXEMPTIONS:

NYS SALES AND COMPENSATING USE TAX $‘123 400 f MORTGAGE RECORDNG TAXES  § 84,000 |

REAL PROPERTY TAX EXEMPTIONS $ {13,555390 | REQUESTED TERM OF PILOT: 20 years

OTHER (PLEASESPECIFY) | s! |
i R S N

| CURRENT PROPERTY K ASSESSMENT § (1.4 000000 | CRRENT PROPERIVTAESS [

APPLICANT INFORMATION
anresrazuon. [62-3650187 (and others | wwsume (623110; 623312

1. INDICATE TYPE OF BUSINESS GRGANIZATION OF APPLICANT:

A | | CORPORATION INCORPORATED N WHAT COUNTRY F [ WHAT STATE |
DATE INCORPORATED | TYPEOF CORPORATION |
AUTHORIZED TO DOBUSINESS INNEW YORK: | | YES | | Mo
B. | PARTNERSHIP TYPE OF PARTNERSHIP {LLC | #OF GENERALPARINERS |3 | # OF LINTED PARTNERS B ]

C. | | SOLEPROPRIETURSHIP

. || LIMITED LIABILITY APPLICANT DATECREATED | 10/20/2016 ’

2. ISTHE APPLICANT A SUBSIDIARY OR DIRECT O INDIRECT AFFILIATE OF ANY OTHER ORGANIZATION(S)? IF SO, NAME OF RELATED ORGANIZATION(S) AND RELATIONSHIP:

ISLRNC is a n affiliated entity of ISLACF, LLC )




Page 3 - 19

{DEAL SENIOR LIVING CENTER PILOT APPLICATION
NOTES

Note #1 [Applicant Address Information]: Foflowing finalization of the transfer, mail should be sent to
the facility at 600 High Avenue, Endicott, NY 13760.
Note #2 [Other Professionals Involved in the Project]: APPUCANT’S RINANCIAL ADVISOR--Walter Reidy,
Senlor Vice President, Century Health Capital, Inc., 18 Division Straet, Suite 309, Saratoga Springs, NV
12866. Telephone: 1-518-583-1657,
&  {Ery mpact Broome Count: Year 1 jobs (full + part time} are projected to be 286, with
a :oral pavron of $6,475 088; at the end of Year 3, the job count is projected to be 292 (i.e., new fobs
within three years are estimated to be +6). At the end of Year 3, payroll Is expected to have risen to
$6,609,319—an increase of $134,231.
UHS reports that, In 2017, its payroli expenses fos ldeal Senior Living Employees amounted to $6.8

miflian.

Year 1 and Year 3 staffing leveks are based on the Applicant’s plan to reduce the excess staffing costs
experiencad by the current operator. The applicant plans to reduce 23 FTEs in In-house Food Service
and 4.7 FTEs In In-house Physlical Therapy, Occupational Therapy and Speech Therapy, using contract
labor Instead. However, In nearly all cases, the same focal employees will be used by the staffing
agency. The advantage of using contract employees is the grester efficiendes gained where large
numbers of food workers and therapists are averseen by managers with specialized expertise. In the
case of food workers, it also provides the ability to satisfy speciallzed dletary needs—including religious
requirements (e.g., Kosher and Halal food). Using contract employees In this way, especially for these
two specialties (food workers and therapists), is now a common practice In the nursing home/senior

living community.



MANAGEMENT OF APRLICANT

List all owners, directors and partniers

HAME AND HOME ADDRESS OFFICE 41D
22 Pk B
Monsay, NY 10852
Ebmim Stad ’
e oy Managing Member (39.9%)
B Coporia o Member (0.1%)
Whiesboro, NY 13452

Managing Member (60%) Senior care facilities

ditte

difto

WITHIN THE PAST FIVE YEARS HAS THE APPLICANT, ANY AFFILIATE, ANY PREDECESSOR COMPANY OR ENTITY, OWNER, DIRECTOR, OFFICER, PARTMER OR

ANY CONTRACTUR AFFILIATED WITH THE PROPOSED PROJECT BEEN THE SUBJECT OF:

1. an indictment, judgment, conviclion, or a grant of immunity, incfuding pending aclions, ’ yis
for any business-related conduct constituting a crime? '

2. a govemment suspension or debarment, rejection of any bid or disapproval of any proposed YES
contract, including pending actions, or for lack of responsibliity?

3. any final govemmental determinalion of a violation of any publfic works law or regulation, VES
or labor law regulation?

4. a consent order with the NYS Dept. of Environmental Conservation? TS
5. an unsatisfied judgment. injunction or lien for any business-related conduct obtained by any VES
federal, state or local government agency including, but not limited to, judgments based on

taxes owed and fines and penalties assessed?

8. Has any person listed above or any concern with wham such person has been connected ever =

been in receivership or been adjudicated in a bankruptcy?

YES, PLEASE FURNISH DETAILS O A SEPARATE ATTACHMENT

YES W N0 LISTERCHANGES WHERE STOCK IS TRADED AND LIST ALL STOCKHOLDERS

1S THE APPLICANT PUBLICLY HELD?
HAVING A 52 OR MORE INTEREST ( THE APPLICANT
NANE ADBRESS PERCENTAGE GF HOLOR:G
N/A

FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM
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APPLICANT'S PRINCIPAL BANK(S) OF ACCOUNT M&T Bank
68 Exchange Street, Binghamton, NY 13901

PROJECT DATA
1. Attach & complele namralive description of Project including location, proposed product lines and market projections, squere feet
by usage, type of construction, machinery for products, machinery for buiiding, offica and parking

2, Aflach a pholo of the site or existing facility to be improved.

3. Attach copies of prefiminary plans or skeiches of proposed construction or fioor plan of existing facility.

4, Are utilitles on site or must they be hrought in? If so, which ones?

All necessary utilities are on site; th‘en.a is no proposed construction )_Aﬁ,)((;ep‘f— —,C/

Mo _ea. 3

P‘O“—"\V\.\LA—. i7’;«60\/0&""\'o‘r\g ond vapeirsS

B. Who presently is legal owner of building or site? o

6. Is there a purchage option in force or other legal or common control in the project? = Yis xo
If so, furnish details in a separate attachment.

is there an existing or proposed lease for all or a portion of the project? B Y o

7. If applicant will not occupy 100% of the building in a real estate refated transaction, provide informaetion on tenani(s) on a
separate sheet induding: name, present address, employer fad. ID no., percentage of project to be leased, type of business

organization, relationship to applicant, date and term of lease.
8. Is owner or tenant(s) responsible for payment of real property taxes? OWNER lease istriple-net  TRHANT X

8. Zoning district in which Project is located  Urban Multi-Family

10. Are there any variances or special permils required? If yes, please explain: YES W HD
11. Will the completion of the Project result in the removal of a plant or facilily of the Applicant or YES W Mo
another proposed occupant of the project from one area of the State of New York to another area
of the State? If yes, please explain:
N/A

Y5 W WO

12. Will the completion of the Project resull in the abandonment/disposal of one or mare planis or
facilities of the Applicant located In New York stete? If yes, please explain:
N/A

*The Agency is required to notify the Chief Executive Officer or Officers of the municipality or municlpalities
in which the facitity or plant is located.

FIVE South College Drive, Suile 201, Binghamton, NY 13805 607.534.9000 THEAGENCY-NY.COM 5-19



PAGE 5-19+ (REV. 9/10/19)

Narrative Description of Project

Pursuant to an Asset Purchase Agreement dated Sept. 5, 2017 and Amended on Jan. 25, 2018
[First Amendment] and July 17, 2019 {Second Amendment] (APA), ISLACF, LLC, doing business
as The Pavilion at Ideal Commons, agreed to purchase the following Adult Home {AH), Assisted
Living Program (ALP), and licensed home health care (LHCSA) assets, and to take over
operations, from Ideal Senior Living Center and Ideal Senior Living Center Housing Corporation,
located at 600 and 601 High Avenue, Endicott, New York:

¢ 70-bed AH
e 35-bed ALP
e 150-bed Residential Health Care Facility (RHCF)—d/b/a Ideal Senior Living Center, Inc.

600 High Avenue, LLC will lease the RHCF for 40 years to ISLRNC, LLC and the ACF and
independent living apartments to ISLACF, LLC. ISLRNC and ISLACF are related entities having
common ownership. The lease payment is $67,489 per month ($809,868 annually).

For purposes of this IDA PILOT application, ISLACF, LLC and ISLRNC, LLC will be the new
Operators of The Pavilion and the Senior Living Center. And 600 High Avenue, LLC will be the
new Owner of the real property. “The Applicant” is 600 High Avenue, LLC and any related
entity to be named later.

ISLACF, LLC has submitted to DOH an ACF Common Application for approval to become the new
operator of Ideal Senior Living Center, and an Application for Home Care Licensure for Public
Health and Health Planning Council approval to become the new operator of ldeal Senior Living
Center Housing Corporation. A Certificate of Need (CON) application has been separately
submitted to DOH by ISLRNC, LLC, seeking approval to become the new operator of Ideal Senior
Living Center. The CON application was approved by DOH on April 15, 2019.

The three owners (members) of ISLACF, LLC and ISLRNC, LLC are Uri Koenig {60%), Efraim Steif
(39.9%), and David Camerota (0.1%), with Messrs. Koenig and Steif as the initial managing
members of these entities as well as of the LHCSA.

The Pavilion at Ideal Commons will continue to serve elderly residents of Broome County (as
well as Chenango and Tioga Counties} in need of assistance.



PAGE 5-19+ (REV. 9/24/19)[corrected]
IDEAL SENIOR LIVING CENTER PILOT APPLICATION
PROPOSED DEVIATED PILOT AND JUSTIFICATION

1. The original assessment for the Ideal property was $48.7M. This assessment bore no relation to the
actual value of the property and was allowed to get to this level because it was never challenged.
There was no motivation to challenge the assessment in the past because the property was paying no
taxes while it was owned and operated by tax-exempt entities.

2. This assessed valuation was reduced by the Town of Union Assessor to $14M, which translates into a
projected real estate tax liability of approximately $723,000.

3. Under the Asset Purchase Agreement, as twice Amended, by which the Applicant proposed to acquire
the assets and take over the operations of the Ideal Senior Living Center and associated facilities, the
total purchase price is $11M (reduced from $13M+ in the original Agreement)—which includes not
only the real estate of the facility, but the operations of all of its components—i.e., the 150 beds of the
Skilled Nursing Home (SNF), the 70 beds of the Adult Care Facility (ACF), their related operating
certificates (including a Licensed Home Care Services Agency) and the 33 units of the Independent
Living facility. In other words, the value of the real estate (based on the Arms-Length negotiations
between a willing Buyer and Seller) is significantly less than the overall $11M purchase price. This is
underscored by the fact that Ideal’s current owners incurred expenses in recent years that exceeded
revenues by a substantial amount—losing over $7M since 2016, including $3.5M in 2018 alone). An
operation that was incurring significant operating losses under no tax burden would be crushed by the

imposition of a $700+K annual tax load.

4. Itis important to recognize the Ideal Senior Living Campus serves as both a significant employer in the
community as well as a source of affordable housing and healthcare for the community’s low-income,
frail, elderly population. The long-term financial feasibility of this project is critically important to both
job preservation at the ldeal campus as well as the preservation of affordable housing. For instance, if
substantial further tax abatements cannot be obtained, it is unlikely that the Applicant would be able
to continue the practice of the current non-profit owners (UHS) of operating 25% of the Independent
Living units for low-income seniors. Alternatively, the Applicant could be forced to split off the
Independent Living facility and sell it to a not-for-profit Housing Development Fund Company that
could potentially be statutorily exempt from real estate taxes.

5. In addition to the $11M purchase price, the Applicant now anticipates making a number of
improvements to the Physical Plant of the Facility, totaling more than $1.2M (estimated at $1.212M).
These will include a roof replacement and upgrades to mechanical systems, building interiors, and
Information Technology. In addition to these capital improvements, funding will be earmarked for any
capital improvements needed based upon damage, repairs, end of useful life of equipment, and
upgrades required to maintain certifications. Although this funding commitment is not part of the
consideration for the asset purchase and will not be effectuated until after ownership changes hands,
these capital expenditures can be considered part of an overall Project capital commitment of

$12.212M.



6.

10.

It is important to recognize that the Ideal Senior Living Campus serves as both a significant employer in
the community and a source of affordable housing and healthcare for the community’s low-income,
frail, elderly population. The long-term financial feasibility of this project is critically important to both
job preservation at the Ideal Campus and the preservation of affordable housing. Without the
approval of a deviated PILOT, as proposed, the overall Project would no longer be economically viable.

In marked contrast to a potential annual property tax of more than $700,000 at the end of a 20-year
PILOT term, the Applicant has estimated that viable, sustainable property tax levels for this facility
would have to be no higher than $225K to $250K [i.e., ~$150K for the nursing home and ~$75K for the
adult care and independent living facilities]—based on the high-proportion of Medicaid beds, the
existing disparity between revenues and expenses, and the inability to pass higher taxes onto patients
and tenants without pricing itself out of the market.

$150K in annual property taxes for the 150-bed SNF amounts to $1,000 per bed. This compares
favorably to the average tax per bed of $1,135 at three comparable nursing homes operated by

Upstate Services Group Affiliates:

a. Cortland (5845/bed; 120 beds)
b. Rome/Colonial ($976/bed; 80 beds); and
c. Bridgewater (51,584/bed; 356 beds).

Ideal’s Adult Care Facility/ACF can only affordably support $75,000/year (an average of $728/bed),
based on lesser reimbursement rates. Total affordable property taxes = $225,000/year—but not until
the end of a 20-year PILOT term of reduced tax payments to erase multi-million-dollar losses in recent
years by the current owners and to restore the Facility to profitability.

The Agency’s “Uniform Tax Exemption Policy” offers little benefit to the Applicant. Since this Project is
the “Purchase of Existing Facilities.” With no new development and a modest amount of physical
improvements to the premises, all that the Uniform Policy would offer is a 10-year PILOT, as follows: 3-
year freeze of the level of taxes in place at the time of purchase (presumably, at the new, unaffordable
$700K+ level), followed by a 50% abatement of any tax increases in years 4 and 5, reducing to a 25%
abatement in any tax increases in the final 5 years (years 6-10).

An affordable and sustainable deviated PILOT would have the following suggested components:

a) A term of at least 20 or 25 years to give the new operators sufficient time to introduce
operational efficiencies and gradually improve the project’s financial performance. Once again,
the project is currently experiencing significant operating losses with no real estate tax
expense.

b) Years 1-6: Taxes frozen at $65,000/yr

c) Years 7-11: Taxes frozen at $78,000/yr

d) Years 12-15: Taxes frozen at $93,600/yr

e) Years 16-20: Taxes frozen at $112,230/yr

f) Years 21 and beyond: Assessed Value as agreed or determined.



13. if the answer to question 11 or 12 is yes, indicate whether any of the foliowing apply to the Project:

A. Is the Project reasonably necessary to preserve the competitive position of the Applicant YES Ko

or such Project Occupant? if yes, please explain:

N/A

B. Is the Project reasonably necessary to discourage the Applicant or such Project YiS NG
Cccupant from relacating outside of New York state? If yes, pleasa explain:

N/A

14. Does the Project include facilities or property that are primarly used in making retail sales of goods YES - N
or sefvices o customers who personally visit such facilities? If yes, please expiain:

N/A
15. If the answer to question 14 is yes, what percentage of the cost of the Project will be expended N/A z

on such facilities or property primarily used in making retail sales of goods or services
to customers who persaonally visit the Projeci?

16. If the answer to question 14 is yes, and the answer to question 15 is more than 33.33%, indicate whether any of
the foflowing apply to the Project:

A. Will the Project be aperated by a not-for-profit corporation? If yes, please explain YES NG

N/A
B. Wil the Project likely attract a significant number of visitors from ouiside the econamic S o
development regian in which the Project will be located? If yes, please explain:

N/A

€. Would the Project Occupant, but for the contemplated financiat assistance from The
Agency, locate the related jobs cutside New York state? If yes, please explain

N/A
D. Is the predominant purpose of the Project to make avalable goods or services which would YES N
nat, but for the Project, be reasonably accessible to the residents of the clty, town or village

within which the Praject will be located, because of & lack of reasonably accessible retail
trade facilitles offering such goods or services? If yes, please explain:

N/A

FIVE South College Drive, Suite 201, Binghamton, NY 13805 607.584.8000 THEAGENCY-NY.COM



E. Will the Project be located in one of the following: 1) an area designed as an economic YES NO
development zone pursuant to Article 18-B of the General Municipal Law; or 2) a census tract or
block numbering area (or census tract or block numbering area conliguous thereto) which,

according to the most Recent census data, has a poverly rate of at least 20% for the year

in which the data relates, or at least 20% of households receiving public assistance; and 3)

an unemployment rate of at least 1.25 times the statewide unemployment rate for the year

to which the data relates? If yes, please explain:

F. If the answers to any of subdivisions c. through e. of question 16 is yes, will the Project VES NG
preserve permanent, private sector jobs or increase the overall number of permanent,
private sector jobs in the State of New York?

N/A

17. Please indicate all other local agencies, boards, authorities, districts, commissions or governing bodies (including any federal,
city, county and other political subdivision of the State of New York and all state departments, agencies, boards, public benefit
corporations, public authorities or commissions) involved in approving or funding or directly undertaking action with respect to
the Project. For example, do you need a municipal building permit to undertake the Project? State Historic Preservation? Do
you need a zoning approval to undertake the Project? If so, you would list the appropriate municipal building department or
planning or zoning commission which would give said approvals.

NYSDOH Cert|f|cate of Need (CON) Approved (for ISLRNC, LLC as the new operator of
the Ieheed=S jf April 15, 2019.

18. Describe the nature of the involvement of the federal, state or local agencies described above:

Oversight of théi"héVHomes and assisted living facilities.

19. Has construction work on this project begun? If yes, please discuss in detail the approximate YES B N
extent of construction and the extent of completion. Indicate in your answer whether such

specific steps have been completed as site clearance and preparation, completion of

foundations, installation of footings, etc.

The "Project” consists primarily of the purchase of the existing Nursing Home and Assisted Living 'f":acility. Itis
anticipated that $1.2M+/- in physical plant improvements will be made to the facility after change in
ownership--mostly in the first year.

20. Please indicate amount of funds expended on this Project by the Applicant in the past three (3) years and the purposes of
such expenditures:
Only soft costs associaled with negotiation of an Asset Purchase Agreement and two Amendments and securing DOH

approval of a CON. These were paid by Upstate Services Group, LLC (on behalf of the Applicant) prior to consummation of
the asset transfer to the Applicant. As of November 2018, this amount lotaled $162.978.

: South College Drive, Suite 201 Binghamton, NY 13805 607.584.9000 THEABENCY-NY.COM 7-19



PROJECT BENEFITS/COSTS
1. NAME OF PROJECT BENEFICIARY ("APPLICANT”): | 600 High Ave. Realty, LLC and/or any related entity to be named la[éf}

2. ESTIMATED AMOUNT OF PROJECT BENEFITS SOUGHT:

A. Amount of Bonds Sought $ ‘

|

B. Value of Sales Tax Exemption Sought $ | 122,400.00 F
———— 1

|

C. Value of Real Property Tax Exemption Sought $ 1 3,555;890.00

D. Value of Morigage Recording Tax Exemption Sought  $ |84,000,00

I
|
,f

E. Interest Savings IRB Issue ' $ |
3. SOURCES AND USES OF FUNDS:
Financing Sources Application of Funds

Equity $ Land $ 250,000.00
Local Banks $ 8,400,000.00 Building Acquisition/Construction $ 8,500,000.00
Seller Financing $ 2,500,000.00 Expansion/Renovation $ 1,250,000.00
Upfront Buyer Outlays $ 1,902,878.00 Machinery & Equipment $ 750,000.00

$ Working Capital $ 1,500,000.00

$ Other $ 552,878.00
TOTAL $12,802,878.00 TOTAL $ 12,802,878.00

"Local Banks"= HUD Loan (est.) ‘

Project Description:
"Upfront Buyer Outlays” = Professional, Consulting and other fees (no including IDA Fees) plus Cash/Letter of Credit
(could be higher based on HUD requirements) ‘

| "Working Capital” = Goodwill
| "Other" = Total Professional Service costs and other fees (not including IDA Fees) ‘

"Machinery & Equipment” = includes Fumniture & Fixture Costs

NEXT PAGE:

4.E. "Working Capital Costs" = Goodwill ‘

4.F.4. "Other service-related costs” =includes Professional Fees of $90,345 and Financing and other service-releated feesj
of $462,553,

4.H.5 "Total Working Capital Costs” = Total Goodwill Costs ‘

FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-RY.COM



4. PROJECTED PROJECT INVESTMENT:

A. Building and Land Related Costs
1. Land acquisition

2, Acquisition of existing structures
3. Renovation of existing structures

4. New construction

€. Machinery and Equipment Costs

D. Fumiture and Fixture Costs

E. Working Capital Costs

F. Professional Services/Development Costs
1. Architecture and Engineering
2. Accounting/legal
3. Development Fee

4. Other service-related costs (describe)

G. Other Costs

H. Summary of Expenditures 1. Total Land-Related Costs
2. Total Building-Related Costs
3. Total Machinery and Equipment Costs
4. Total Fumiture and Fixture Costs
5. Total Working Capital Costs
6. Total Professional Services/Development Costs

7. Total Other Costs

TOTAL PROJECT COST

AGENCY FEE 1%
(1% OF PROJECT COST)

TOTAL PROJECT EXPENDITURES [12 903 907 00

FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM

$ |250,000.00
* 8,500,000.00
¥ 1,250,000.00,

$300,000.00 |

+[450,000.00

$ |1,500,000.00

$ 190,345.00

[ e

462,533.00

«“ wn

250,000.00 |

9,750,000. 00

1300,000.00
450,000.00

1,500,000. 00

552,878.00

| ;
LI

® WH e B N A W

$ 12,802,878.00|

$ [128,029.00 |
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Have any of the above expenditures already been made by the applicant? — ;-
If yes, please provide details: ._| YES | | NO

e,
1

Please list any non-financial public benefits that the project will provide:

I —_—

(1) Itis the source of significant affordable housing in the community in the form of Medicaid and other low-income
services (which it plans to expand); (2) it is a critical resource providing care to the community's frail, elderly
population; (3) job preservation; (4) restoring a money-losing facility to fiscal solvency and sustainability; (5) 25% of
the Independent Living units have historically been operated for low-income residents; (6) the Project will restore to
the tax rolls a facility that is currently, and has long been tax-exempt, without increasing the burdens on any of the
local taxing jurisdictions.

As a significant side benefit of the transfer of ownership from a UHS affiliate to 600 High Avenue, LLC, that it will
stem muiti-million-dollar annual losses to UHS because of deficits incurred by Ideal (amounting to more than $15
million) over.the last 8 years, with an additional loss of $3 to $4M this year, as attested to by John Carrigg, UHS
President and CEO at the Village of Endicott special meeting convened on 9/26/2019. Consummation of the asset
transfer to 600 High Avenue, LLC, will save UHS miillions of dollars in annual losses that can be used to hire more
medical staff and to augment its services to the communities UHS serves.

PROJECTED CONSTRUCTION EMPLOYMENT IMPACT

Please provide estimates of total construction jobs at the Project:

YEAR CONSTRUCTION JOBS CONSTRUCTION JOBS
(Annual wages and benefits $40,000 and under) (Annual wages and benefits over $40,000)
CURRENT
YEAR 1
L YEmR2
- 7 i
| YEAR 3

Please provide estimates of total annual wages and benefits of total construction jobs at the project:

YEAR TOTAL ANNUAL WAGES AND BENEFITS
oomer s
e s

YEAR 2 -S

— B

It is the policy of The Agency/IDA to require the Applicant fo use local labor, contractors and suppliers in projects that The
Agency/IDA is providing financial assistance for. Please refer to the Appendix A (page 16). Local labor, contractors and
suppliers shall be defined as employees and companies residing in the following Counties: Broome, Chemung, Chenango,
Cortland, Delaware, Olsego, Schuyler, Steuben, Tioga, and Tompkins.

FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM 10-19



PROJECTED PERMANENT EMPLOYMENT IMPACT

PROJETTED EHPLOVMENT REUBES - VEAR BAE VDRSS SMHD-SSE08  HREM-YAME  oWRdTem  TOTALS
Number of Fub-Time Efr;ﬂwex {FTE)eaming ©s 38 17 . 8 59
Number of Part-Time Employees eaming 115 o 3 5 27
) 265 Tota!

-TM Payrol FOFF\-"T"'EW o -;-1 ,;;8,212"6.00 ' 1,481,755.00  841,874.00 ‘6;6,21:;.-(;0 o 4.684.668
Total Payrol For Pari-Time Employees $ .1.304.389.00 l347.359.oo 158,662.00 0.00 1,810,420
Tatal Payrof For Al Employees ' $ 2.983,215.00 ’1.829.124.00 s00053500  eesotapn  O4TOW
PROJECTED EMPLOYENT FGIRES - YEAR TRA ) IR SHON-SRIN  SGMO-SEEO  ovRse

Number of Full-Time Em;byees (F;E)e.ammg “97 ‘ 38 17 8 T 160
Number of Part-Tme Employees eaming 116 'm 3 0 e

289 Total

Total Peyrol For Fut-Time Employees $ 1,805,614.00 1.496573.00  850,263.00 672,876.00 4,715,350
Totel Payrol For Part-Time Employees $ 1,31743300  350,84300 160,248.00 ‘ 0.00 RS
Total Payol For A Employees § 3.013,14700  1.847.41600  1,010541.080  672.876.00 6.643,880
PRAUECTED EMPLOYMENT FISURES - YEAR THREE BORDAAD  SMON-SHON  SNMN-EGN  QVERSTEOM

Number of Fub-Tame Employees (FTE) eaming 08 39 17 8 182
Number of Part-Teme Enployees eaming 117 10 3 a 0

292 Totst

Total Payrod For Full-Tre Employses $ 1.,712570.00 151153900  £58.795.00 679,604.00 4,762,509
Total Payrol For Past-Time Emplayees $ 1,330,607.00 .354,352.00 161,851.00 0.00 1748.81C
Totai Payvol For AJ Ermployees $ 3,043,177.00 1,865,890.00 1.020.646.00 679,604.00 6,609,338

Year 1 - Yeer 3 Payroll approximalely = $134.231:  Year 1 - Year 3 Jobs Della = +G

FIVE Soulh Callage Drive, Suite 201, Binghamtion, NY 13505 507.584. 8000 THEASBILY-NY.COM n-n



. REPRESENTATIONS BY THE APPLICANT

: The Applicant understands and agrees with the Agency/IDA as follows:
1 STATEMENT OF NEED: Applicant affirms that there is a likelihood that the project would not be undertaken but for the
financial assistance provided by the Agency, or if not, the applicant will provide a statement indicating the reasons the

" project should be undertaken by the Agency.

{ 2. JOB LISTINGS: Except as otherwise pravided by collective bargaining agreements, new employment opportunities created as a
result of the Project will be listed with the New Yark State Department of Labor Community Services Division (the “DOC”) and
with the administrative entity (collectively with the DOC, the "JTPA Entities”) of the service delivery area created by the federal job

training partnership act (Public Law 37-300) ("JTPA”) in which the Project is located.

: 3, FIRST CONSIDERATION FOR EMPLOYMENT: in accordance with Section 858-b(2) of the New York General Municipal Law,

Applicant understands and agrees that, if the Project receives any Financial Assistance from the Agency/IDA, excepl as
otherwise provided by collective bargaining agreements, where practicable, the Applicant will first consider persons eligible to

participate in JTPA programs who shall be referred by the JTPA Entities for new employment opportunities created as a result of

the Project.

4. ANNUAL SALES TAX FILINGS: In accordance with Section 874(8) of the New York General Municipal Law, the Applicant
understands and agrees that, if the Project receives any sales tax exemptions as part of the Financial Assistance from
the Agency/IDA, in accordance with Section 874(8) of the General Municipal Law, the Applicant agrees to file, or cause to
be filed, with the New York State Department of Taxation and Finance, the annual form prescribed by the Departmenl of

Taxation and Finance, describing the value of all sales tax exemptions claimed by the Applicant and all consultants or

subcontractors retained by the Applicant.
5. REGULATORY COMPLIANCE: Applicant is in substantial compliance with applicable local, state and federal tax, worker
protection and environmental laws and all provisions of article 18-a of the General Municipal Law.

6. EMPLOYMENT: The Applicant understands and agrees that, if the Project receives any Financial Assistance from the
Agency/IDA, the Applicant agrees to file, or cause to be filed, with the Agency/IDA, on an annual basis, reporls regarding the
number of people employed at the Project site. The Chief Executive Office shall submit to the Agency/IDA prior to February 1 of

each year, a written certification setting forth

* Number of full-time employees at the Project location in the preceding calendar year;
* Number of part-time employees at the Project location in the preceding calendar year;
- Gross payroll of all employees at the Project location in the preceding calendar year,

7. RECAPTURE POLICY: The Agency/IDA reserves the right to recapture all or par of any benefits provided to the applicant if any

of the following occur:
a.The Project Facility as defined in the PILOT/Lease Agreement is sold or closed and the Applicant leaves or departs Broome County.

b. There is a significant change in the use of the Project Facility andior business activities of the Applicant.

¢. There is a significant reduction in the number of full/part-time jobs at the Project Facilily in comparison to whal was estimated in the
Applicant's Project Application that are not reflective of the Applicant's normal business cycle or national economic conditions.

d. The Applicant fails to fully comply with all periodic and/or annual reporling requirements of the Agency/IDA, State or
Federal govermment.

e.The Applicant failed fo achieve any minimal new job crealion figures specified by and within the time-frames specified by
the Agency/IDA.

f. Failure of the applicant to make timely PILOT payments.
g. Failure to cooperate with Agency personnel in providing data of project progress.
h. The applicant has committed a material violation of the lerms & conitions of a project agreement.
1. The applicant has committed a material violation of the terms & conditions of the sales and use lax exemption benefit,

South College Drive, Suite 201 Binghamton, NY 13805 607.584.9000 THEAGENCY-NY.COM 12-19
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DOCUMENT LISTS

(A copy of this list should be provided to Applicant’s legal counsel)

Please ensure that the following items are delivered with the application:

1. A $1,000 Application Fee. ..o oo o }( YES
2. An EAF (Environmental ASSeSSment FOrm). - oo i e e YRS
3. Have financing arrangements been made -~ - e . /‘( YES

NO

NO

Prior to the closing of this transaction, Applicant shall deliver the following documentation (where applicable to the project)

to The Agency/IDA’s legal counsel:

1. Insurance Certificate
Certificate of Worker's Compensation Insurance (The Agency/IDA named as YES

additional insured).

Certificate of General Liability insurance (The Agency/IDA named as additional insured). _ YES
Limits not less than $1,000,000 per occurrence/accident and a blanket excess liability not
less than$3,000,000.

Certificate of insurance against loss/damage by fire, lightning or other casualties with a
uniform standard extended coverage endorsement in an amount not less than the full—— YES
replacement value of the Facility (The Agency/IDA named as additional insured).

2. Certificate of Incorporation/Articles of Organization together with all amendments R YES
or restatements thereto.

3. By-Laws/Operating Agreement together with any amendments thereto. _ YES
4, Good Standing Cerlificate(s) issued by the State of Incorparation/Organization of the  ———— - YES
Applicant and NYS.
5. Resolutions of the Board of Directors/Members of the Applicant approving the Project. ——— YES
6. List of all Material Pending Litigation of the Applicant. . T YES
7. List of all Underground Storage Tanks containing Hazardous Materials at the Project. ____ YES
B. List of all Required Environmental Permits for the Project. —————- — YES
9. Legal Description of the Project Premises. - - YES
10. Name and title of person signing on behalf of the Applicant, —~—-= === YES
11. Copy of the proposed Martgage (if any). e YES
12. Applicant's Federal Tax ID Number (EIN). e -~ YES
13. Tax Map Number of Parcel(s) comprising the Project. e YES
14. Copy of the Centificate of Occupancy (as soon as available) -———— - — YES

: South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM
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APPENDIX A - ATTACHMENT TO APPLICATION FOR FIHANCIAL ASSISTANCE
Local Ganeral Contractor, Suboontractor, Trades snd Labor Palicy

it is the goal of the The Agency/TDA to maximize the use of Jocal labor for each project thet receives benefits from the
Agency/DA. This poEcy applies to general contraciors, subcontractors, trade profassionals, and their employses. The
Agency/IDA’s Local Labor Area consists of the foflowing New York State counties: Broome, Chemung, Chenango,

Cortiand, Delaware, Otsego, Schuyler, Steuben, Tioga and Tompkins,

Evary applicant is obligated to provids wiitlen proof and data (see attached ... forms) to the Agency/SDA as to
the physical location of all the contractora who will work on the project.

The Agency/IDA will review the data provided and dstermine, on @ case-by-case basis and in a fully transparent
manner, whether the Applicant has substentiaily conformed to the policy.

An Appiicant will ot be deficlent if the proposed project requires specifically skilled Iabor that Is unavaiable in the Local
Labor Area.

An Applicant will not be deficlent if the proposed project utlizes parts and supplies assembled elsewhem becauss no
such assambly is available in the Local Labor Area.

An Applicant will be held non-compliant with the Lebor Paicy if  Imports Jabor from outside the Loca! Lebor Area when
equal iabor that is ready, willing, cost competitive, et. resides in the Local Labor Area.

The Agency/IiRA may dsiennine on a case-by-case basis to walve any posiion of s policy for 3 projoct or a
Mdammmemmmmwmmmwmm:mm
diiferontisls betwson local and nomlocal eervices, documenied iack of workers meoling the Loca) Labor

Requirement or i other compolling clireumstances exist.

In consideration of the extension of financial assistancs by the AgencyIDA wmox e et s (the
App‘d'eem}undsrsmndsmemerpowmwbwmmmmamwwmmnwa
Non Logal Labor Utilization Report at the time that construction begins on the project to the Agency and as part of a
request to extend the valid date of the AgencyIDA's tax-exempd ceriificate for the wey pes 1nim Canr {tha
project).

The Applicant underslands an Agsncy/IDA tax-exempl cerlificate is valid for BO days effeclive the date of
the project inducement and extended for 80 day periods thereafier upon request by the Applicant.

The Agpplicant further understands any request for a waiver to this poficy must be submitted in wiiting
and approved by the Agency/IDA before a tax-exempt certificate is Issued or extended.

The Applicant further understands that i the required forms are not submitied o the Agency/IDA, the Agency!
IDA shall have the euthority to immediately terminate any and all Financial Assistance being provided to the Project.

I agres to the condilions of this agreement and certify all information provided regarding the construction and
employment activities for the Project as of sigam _(date).

FIVE South College Drive, Suite 201, Binghemlon, NY 13805 607.684.8000 THEAGBACY-NY.COM 1%-19



APPLICANT, L)ISLRNC LLC; (b)ISLACF, LLC and } () 600 Htgh Avenue Realty LLC J

REPRESENTRRVE FOR CRNTRALT BIS/AWRRDS, f?ck Augenstem

11 Hlucrest Center Dnve STE 325

i !Spn'ng Valley 7 [PTY7 m:

2 jaugenstem@usgny com

fros77 ;s fisrrgios ]

.’
._.J

FROECT ADDRESS: IGOO ngh Avenue Endlcott NY 13760

ASTEORZED REPRESBINOE: s Efraim Steif ! ME -Member
e
SIBHATURE: 7
‘“mmnm,,,
Swom to before ms this pAS":,
?\, ......... 4,
8 November 18 ofmyom 3
20 . z
: ROTARY TUBLIC : . 3
E Pecid Cody
v &'¢
(Ndary Pubicy o
l“""clm e
The following organkzetons must be saicl 4 In waiting for the purpose of meeting the Qi ts of this Ag
**Doc tztion of soff MUST ba provided to the Agency
ASSODIATED BUILDIKG CONTRACTORS OF THE TRIPLE CHIES SOUTHERH TIER BUNLDING TRADES COlmCi
15 Belden Strest 1200 Clemens Cenler Parkwvay
Binghamton, NY 13803 BEbnira, NY 14501
i) 607-722-1237
@abroftheliplecitiss.com
DODGE REPOTTS
BINGHAMTDR/ONEONTA BUILDING TRADES COUNCIL htipu/fconstrction com/dodge/submil-projest.asp
117 Griswokd Shraet
Singhamton, NY 13804
B607-723-8503
TOMPYINS~CORTLAND BUILDBIS TRADES COUNGIL
622 Wes! Stote Street
Iheca, NY 14850
&607-272-3122
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LOCAL LABOR UTILIZATION REPORT 7o be completed for all contractors residing within the Broome County IDA Local

Labor Area
APPLICANT:
PROJECT ADDRESS: - CITY: STATE: 7P
EMAIL: o PHONE:

GENERAL CONTRACTOR/CONSTRUCTIDN MANAGER:

CONTACT:

ADDRESS: Cimy: STATE: 1IP.

EMAIL: PHONE:

TEM CONTRACTSUB . ADDRESS EMAIL AMOUNT

Site/Demo

Foundation/Footingsf

Building NEED TO FILL IN THE TABLES | ON THESE TWO PAGES |

Masonry

Metals

Wood/Casework

Thermal/Moisture
"Doors, Windows & ; H
Glazing & *‘

Finishes

Electrical

HVAC

Plumbing :

Specialties i
M& E

FF&E

Utilities
Paving/Landscaping;
CHECK IF CONSTRUCTION IS COMPLETE | CERTIFY THAT THIS IS AN ACCURATE ACCOUNTING OF THE CONTRACTORS

THAT ARE WORKING AT THE PROJECT SITE.
CHECK IF THIS IS YOUR FINAL REPORT

Company Representative Date

I South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM 18-19



NON LOCAL LABOR UTILIZATION REPORT Tobe completed for all contractors not residing within the Broome County IDA
S Local Labor Area

APPLICANT
PROJECT ADDRESS: cIy: STATE: 1iP:
EMAIL. PHONE:

GENERAL CONTRACTOR/CONSTRUCTION MANAGER:

CONTACT:
ADDRESS: CITY: STATE: 7IP:
EMAIL: PHONE:

TEM CONTRACTISUB . ADDRESS EMAIL PHONE AMONT

Site/Demo ; Gorrick Conslruction'! o E
lgétl;a;tiorVFootingsg -
Building )
''''' Masonry ’ i o
B Metals } N : , ~
.............. == I . - :
Wood/Casework ' :
w';;;ermal./l\/l_oisture
"Doors, Windows & o
_Glazing H o
Finishes :
Elednca, - ;
. ~H\,/AC —
Speciallies
M& E
FF&E
‘ Utilites - - - -
Paving/t andscaping _ _
CHECK IF CONSTRUCTION IS COMPLETE I CERTIFY THAT THIS IS AN ACCURATE ACCOUNTING OF THE CONTRACTORS
CHECK JF THIS S YOUR FINAL REPORT THAT ARE WORKING AT THE PROJECT SITE.
;mpany Repre_sen_tative Date

: South College Drive, Suite 201, 8inghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM 19-19



Have any of the above expenditures already bean made by the applicant?
if yos, please provide details: = s N0

Professional Services/Development expenditures by USG on behalf of the Applicant.

Please kst any non-financial public benefits that the project will provide:

(1) itis the source of significant affordable housing in the community in the form of Medicaid
and other low-income services (the Applicant plans to further increase the RHCF Medicaid
census from 52% (in the 2016 payor mix) to 66%); (2) it is a critical resource providing care
to the community's low-income, frail, elderly population {the nursing home's census consists
of at least 75% Medicaid and the Adult Care Facility is at least 50% Medicaid); (3) job
preservation; (4) restoring a money-losing facility to fiscal solvency and sustainability; (5)

rrsaloed AR LEAL o Bo e oo . st =le Foastls D P IAL-

PROJECTED CONSTRUCTION EMPLOYMENT IMPACT
Please provide estimates of total construction jobs at the Project:
YER - CONSTRUCTION JOBS * CONSTRUCTION JOBS
) (Armalwagaandbmfmsiooooand under) {Annual wages and benefits Gver $40,000)
CURRENT  0.00 0.00
YEAR 1 0.00 0.00
YEAR2 0.00 0.00
YEAR 3 0.00 0.00

Please provide estimates of total annual wages and benefits of total construction jobs at the project.

YEAR TOTAL ANNUAL WASES AND BENEFTYS
CURRENT § 0.00
YEAR 1 $ 0.00
YER2 $ 0.00
YEAR D $000

1t is the policy of The Agency/IDA to require the Applicant fo use local fabor. contraclors and supphets in projects that The
AgencyIDA s providing financial essistance for. Please refer lo the Appendix A (page 16) Local labor, confractors and
suppliars shafl be defined as employees and companies residing in the following Counlies: Broome, Chemung, Chenango,
Cortland, Delawsre. Otsego. Schuyler. Steuten, Tiogs, and Tompkins.

FIVE South College Drive, Suite 201, Binghamlon, NY 13905 607.584.9000 THEAGENCY-NY.CoM
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Please list any non-financial public benefils thal the project wi provide.

{1} 1t is the source of significant affordable housing in the communily in the form of Medicaid and
other low-income servicas [the Appiicant plans to further increase the RHCF Medicaid census
from 52% (in the 2016 payor mix) lo 66%) ; 2itisa critical resource providing care to the

communily's low-income, frail, elderly population fthe nursi
re Facility is at least 50% Medicaid]; (3} job mesav?ﬁom {4)



PROJECTED PERMANENT EMPLOYMENT IMPACT

UNDER$30.080  $0000-950000  $3A500-SEeed OVER$7so  TOTALS

PROJECTED EMPLOVMENT FIGURES - YEAR ONE
Number of Ful-Time Employees (FTE) eaming 96 38 17 8 159
Number of Pari-Time Employees eaming 115 9 3 0 2
‘ 286 Total
Total Payrof For Full-Time Employees $ 167882600  1,481,75500  841,874.00 666,213.00 4,664,666
Totel Payrof For Part-Tima Employees $ 1,304,380.00 347,369.00 158,662.00 0.00 1.810420
. . ) ‘6,475.688
Tats! Payrol For Al Employees $ 2,983,215.00 1,829,124.00  1,000,53500  666,213.00

UERSDO  SM-SAND  HOON-SAR0  OVETMS

ERIEL NN

PROJECTED EMPLOYMENT FGURES - TEAR W0

NmberofFuB-TmeEn‘Weesmw‘i.ﬂg. o7 38 17 8 160
Number of Part-Time Employees eaming ‘116 '10 3 0 b
289 Tota!
Tota! Payrol For Ful-Time Employees $ 160661400 149657300 85029300 67287600 4715356
Tote! Payrol For Part-Time Employees $ 1,317,433.00 350,843.00 160,248.00 . 0.00 192850
Tota! Payrol For All Employees $ 3013,947.00 1847418600  1,010541.00 67287600 0543880
mm_mmmmm-\wm UNIER $38.000 $30009 450000 50,000 - $7E0R0 OYER $75.088
Number of Full Time Employses (FTE) eaming 98 39 7 . 8 162
Number of Part-Time Employees eaming 117 10 3 'o b
292 Tolal
Total Payroll For Ful-Time Employees $ 1,712,570.00 1,511,539.00 858,796.00 679,604.00 4,762,500
Total Payroll For Pat-Time Emplayees $ '1.330,507.00 .354.352.00 161,851.00 0.00 1740810
Tots! Payroll For A Emplayees § 3,043,177.00 1,865,820.00 102069600  679,604.00 6,609,319

Year 1 - Yesr 3 Payroll approximately = $134.231;  Year 1 - Year 3 Jobs Della = +6

FIVE South College Drive, Sulte 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM n-1



REPRESENTATIONS BY THE APPLICANT

The Appficant understands and agrees with the Agency/iDA as follows:

1. STATEMENT OF MEED: Appiicant affinns that there is a likelihood that the project wouid not be underiaken but for the
financial assistance provided by the Agency, or if not, the epplicant witl provide a statement indicating the reasons the
project should be undertaken by the Agency.

2.JWHSHHGS:W$MWWMWW.WWWM&3
MMNW&WNWWMNWYMMW&WWMWWWW
WMNWWM(M\N%MDOC.!he'JTPAEnlﬁss‘)ofheseMmdeﬁuyarsamahdbjﬁleMjob
mmmmaa(ﬁﬁcmw-aoo)cmmhmmmismm

3. FIRST CONSIDERATION FOR EMPLOYMENT: In accordance with Section 858-b(2) of the New York General Municipal Law,

Wmmmmmﬁmmmmymawmmmmmmmas
the Applicant will first consider persons elighble to

mmw'wmmmmagmmmm
pa'ﬁdpatehJTPAprmnsMwsMIberefmadbytheJTPAEnﬁliesfornewenmloymemmmrﬁesmwdasammm
the Project.

4. ANNUAL SALES TAX FILINGS: In accordance with Section 874(8) of the New York General Municipal Law, the Applicant
understands and agrees that, if the Project receives any sales tax exemptions as part of the Financial Assistance from
the Agency/iBA, in accondance with Seclion B74(B) of the General Municipal Law, the Applicant agrees lo file, or cause o
be filed, with the New York State Depariment of Taxstion and Finance, the annual form prescribed by the Department of
Taxation and Finance, describing the value of all sales 1ax exemptions claimed by the Appiicant snd all consultants or
subcontraclors retained by the Applicant.

5. REGULATORY COMPLIANCE: Applicant is in substantial compliance with applicable local, stale and federal fax, worker
protection and environmental laws and all provisions of ariicle 18-2 of the General Municipal Law.

6. EMPLOYMENT: The Apphicant understands and agrees thel, if the Project receives any Financial Assistance from the
Agency/IDA, the Applicant agrees (o file, or cause 1o be filad, with the AgencyABIA, on an annual basis, repors the
nm'rbardpeoﬁembyedstml’rujedsih.TheChéufExewﬁ\eOﬁneshalwbmilnmeAgemyﬂMphrmme!of

each year. a writlen certification setiing forth

* Number of full-ime employees at the Project location in the precading calendar year;
-Nmtero{paﬂ-ﬁmampmyaeeslmeﬁcgedbcsﬁonhhpmmdngmladaryear,
* Gross payroll of all employees at the Project location in the preceding calendar year.

7. RECAPTURE POLICY: The AgencyIDA reserves the right Lo recapture all or pert of any benefits provided to the applicant if any
of tha following occur:
8. The Project Faciity as defined in the PILOTALease Agreement is sold or dosed and the Appicant laaves or departs Broome County.

b.ﬂwmbasbdﬂmmdwgahhewedﬂu%jed&dfﬁymwsmmmmmW

amsammmdudlmhmmnmaofﬂﬂpmuineiobsmmeﬁojedFadmyhmanmmmmmesﬁmﬂed Inthe
Apglicant's Project Application thst ara net refiactive of the Applicant's nomal business cyde or national economic condiions.

d.mmmmuymmaanMammmwmdmwmmU
Federal government.

e.ﬂleAppﬁwﬁfaiadtoadrieuemymﬁmlmhbaeaﬁonigumsspwﬁedbyandwﬂm!)\etknetamassnedﬁedby
the AgencyiDA.

f. Falure of the appilcant fo make Smely PILOT payments.

@- Fallure to coopersts with Agency personnel in groviding date of project progress.

h. The appicant has committed a malerial violation of the terms & conchtions of a project agreement.
i.Theappumrthaswnnﬁuedamamidwulaumollletenns&cmdﬁovmollhesalesamusemexemcnbendi.

FIVE South Coliege Drive, Suite 201 Binghamton, NY 13905 607.584.8000 THEASENCY-NY.COM

12-%



mmmunmm-nmmmuy . No mamber, oficer '
mmm«mmmmwﬁ"wmm exscpt aa harsinalter dascribad:

There are no conflicts,
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ummmmumm-mammhnhm

mmmm-mwunnmemummmmm
mm“wmmmhum.mnmmmm‘wm
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DOCUMENT LISTS
(A copy of this list should be provided to Applicant's legal counsel)

Please ensure that the following items are delivered with the application:

1. A $1,000 Application Fee. ... o e mOYEs ™
2L AnEAF (Environmental Assessment Fonm). o Vs H0
LIR T

3. Heve financing arrangements been made

Prior to the closing of this transaction, Appficant shall dellver the following docismentation (where applicabie to tha praject)
to The AgencyADA’s legal counsat:
1. Insurance Certificate .o
Cerlificate of Worker's Compensation Insurance (The AgencyADA named as — YEs L]
additional insured).

Certificate of General Lisbility Insurance (The Agency/IDA named as addiional insured), _ &S " Ko
Limits not less than $1,000,000 per occurrencefaceident and a blanket excess fiability not ‘
less than$3,000,000. .

Certificate of insurance against loss/damage by fire, lighining or other casualties with a
uniform slandard extended coverage endersement in an amount not less than the full— - s
replacement value of the Facility (The Agency/IDA named as additiona] insured).

2, Certificate of Incorporation/Articies of Organization logether with all amendments  ____ _ w0 m
or restatements thereto, ‘

3, By-Laws/Operating Agreement together with any amendments therste, — — . _ Vs K0

4. Good Standing Certificate(s) issued by the State of Incorporation/Organization of the .. .. — YES Mo
Applicant and NYS.

5. Resolutions of the Board of Direclors/Members of the Apphicant approving the Project. — VES Ko

6. List of ali Material Pending Litigation of the Applicant.

7 List of all Underground Storege Tanks containing Hazardous Materials at the Project

8. List of aft Required Environmental Permits for the Project.
NO

9. Legal Description of the Project Premises.

10. Name and title of person signing on behalf of the Applicant.
1. Copy of the proposed Mortgage (if any).

12, Agpplicant’s Federal Tax 1D Number (EIN).

13. Tax Map Number of Parcel{s) comprising the Project.

ﬁﬁﬁﬁaaaaa
5

14, Copy of the Certificate of Occupancy (as soon as available)

FIVE South Coliege Drive, Suite 201, Binghamton, NY 13005 607.684.9000 THEABENCY-NY.COM 1%-19



CERTIFICATION
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APPENDIX A ~ ATTACHMENT TO APPLICATION FOR FINANCIAL ASSISTANCE
Loca’ General Contractor, Subcontracior, Trades and Labor Policy

nbﬂnmofﬂnTheAgenwmmmmmﬂnmeofhedhborfwempmjoetmatmlvesbemmsﬁnmﬂw
mmmmmmmwm.mm.mmmmwmm.m

Every applicant Is obligated to provide written proof and data (see attached ... forms) to the Agency/iDA as to
the physical location of all the contractors who will work on the projact.

TheAgencynMMllrevlewmedahpmvidadanddmm.onamby-cmbaslsandinaﬁﬂyﬁanspamm
manner, whether the Applicant has substantially conformaed to the policy.

AnApplicantwmMMMchMHmepmmdprqedmmspedﬁullyddhdlmm&mmmmﬁeLoml
Labor Area.

mmmmmmmwmwmmeamwmbsmwmmm
such assembly is available in the Local Labor Ares.

An Applicant will be held non-compliant with the Labor Policy if it imporis labor from outside the Local Labor Ares whan
equal labor that is ready, willing, cost competitive, efc. resides in the Locsl Labor Area,

mMmthmamemwmdmmm-Mwl
mu-mmm&mmmwmmmw
servicss, documentod lsck of workers mesting the Local Labor

Requirement ar if other compsifing clreumsiances axiet.

Inmhﬁmdmammdﬂmmwum

Applicant) understands the Lowmorhwynmwbmanmwbom:mwmm«s
bmonﬁaprnjaqwmew_andumou

Non Local Labor Utilization Report at the time that construction
Wmmmmmm&mmnthmwmmmw___(m
project).

mwntmmmwmammm&mhrmmmnmd
mmmwmwmmmmmmmwhm

TheAppﬁwﬂfurhsrundatnndsanqumﬂbrnw“hﬂﬁapnﬁcymubasubmi&odhwﬂﬂm
&nd approved by the Agency/IDA before & tax-exempt cerlificate is issued or exiendsd.

mwmmwmm«mmmmmmwmmmmhw/
IDA shall havemeauﬂmitybinmedlablytemhataanymdaﬂﬁnnddmmneobempwwdedmﬂnﬁojea

lagreetomecondfﬁonsofﬂtlsagraemeMmdwﬂfyaﬂinfomaﬁmpmvidedmgardingﬂwcom&ueﬁonw
employment activities for the Project as of jynans (date).

FIVE Soiith College Drive, Suite 201, Binghamton, NY 13905 607.684.0000 THEAGENCY-NY.COM 1%-19



il |(2)ISLRNC,LLC; (b)]SLACF.LLC; and () 600 High Averue Realty LG N

R

REPRESENTATVE FOR CLNTRACT BIDS/AARDS; ,._J_a_cl.(. Augenstein .

a= o0 0 _]

wmes (1 Hillorest Center Drive STE 325

o [Spring Valley | s [NY! & [10877 | o 845-371-8100

- e em— - - e .

o t——

e

2 E giéd-genéie.in_@usgn;;om

RTINS 600 High Avenus, Endicott NY 13760

AUTHORIED REPRESENTATYE: | Efralim Steif L __fm‘M‘Er_",be’__, B
SIBNATURE:
Swom 1o before me s .‘,;;3%':%}2_%
§ e b
6 November 18 & S
day of . £ &mmfi
, : § % ol £
}4&, fgzél‘/ 2% i 2y &
{Natary Public) % Bere,

ﬂnefollowlmmnhﬂmsmmhmldmhwdﬁubrmpumsednmﬁmmreqtﬂrameatsofﬁshqreement
*Documentation of sollcitation MUST be provided to the Agency

ASSOCIATED BULDING CONTRACTURS OF THE TRIPLE CITES SOUTHERM TIER AULOING TRADES COUNCL
15 Baiden Street 1200 Clemens Canter Pesiway
Binghamton, NY 13803 Bl 07 oot
607-T71-7000 sl
info@abeofthetriplecities.com
DODGE REPORYS
BINSHAMTCN/ONFONTA BUILDING TRADES COUNEYL WMWWWMM”P
11 Griswoid sﬁ.\??m
607.723.8563
TOMPXINS-CORTLAND BULLDING TRADES COUNCHL
622 West State Strest
ithaca, NY 14850
607-2723122

60 Hawley St, 5th floor Binghamton, NY 13901 607.584.9000 THEASENCY-RY.COM



LOCAL LABOR UTILIZATION REPORT
Labor Area

To be compieted for all contractors residing within the Broome County IDA Local

vaEs |

——

EMAL: | _ } PHONE: [

__meﬂL_lm(

.

GENERAL CONTRACTOR/CONSTRUCTION MANASER: j

s |

J

ADDRESS:

f?ﬂ'ff_f

|
|
1

StelDemo |
foundaﬁon/Foo!ings!

| Building

Masonry

T
i
|

Metals

| Wood/Casework

| ThematMoisture

" Doors, Windows &

Glazing
| Finishes

| Bectrical

HVAC

Plumbang

i

Specialties

M&E

———

FF&E

|
1
-

Utiites f |

i
l
|

. |

PavingLandscaping
CHECK IF CONSTRUCTION IS COMPLETE | |
CHECKIF THIS 1S YOUR FINAL REPORT | |

THAT ARE WORKING AT THE PROJECT SITE.

| CERTIFY THAT THIS IS AN ACCURATE ACCOUNTING OF THE CONTRACTORS

Company Representative Date

*IVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM
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NON LOCAL LABOR UTILIZATION REPORT o be completed for all contractors not residing within the Broome County IDA
Local Labor Area

wwown, | o - __J

_J PHONE: |

EMAIL:

GENERAL CONTRACTOR/CONSTRUCTION MANAGER: [ e S J

CONTACE J - | o
ADDRESS: f R ]cm [—_— o J SWE: L] . [“—’

EMALL: [

ITeM CONTRACT/SUB ADDRESS EMALL PHONE T |
| sieDemo | |

- =
gFoundalioNFootings{

[ e N N——

i Building
:!_ e — ) =, —_—
i Metals
|| Wood/Casework '
|' ThermalMoisture
| Doors, Windows &
' Glazing

|
' f
' |
]

S -
| N

|
S

s |
| Fishes _ ]
| Electrical J
|
|

— |

]
!
|
[

HVAC

Plumbing I

|
MRE ] N
|

| CERTIFY THAT THIS IS AN ACCURATE ACCOUNTING OF THE CONTRACTORS

CHECK IF CONSTRUCTION IS COMPLETE | |
—  THAT ARE WORKING AT THE PROJECT SITE.

CHECK IF THIS IS YOUR FINAL REPORT ||

Company Representative Date

*IVE South College Drive, Suite 201, Binghamton, NY 13805 607.584.6000 THEASENCY-NY.COM 19-1
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Schedule A

ISLC CAMPUS PHOTOS AND MAPS
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UHS Senior 1g at Ideal

UHS Senior Living at Ideal: Residence Center, Independent Apartments, Assisted Living




UHS Senior Living at Ideal: Residence Center

UHS Senior Living at Ideal: Residence Center
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Senior Living

UHS Senior Living at Ideal: Skilled Nursing Center




UHS Senior Living at Ideal: Residence Center



Senior Living Center, Endicott, NY
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Schedule B

ISLC CAMPUS MAP — FLOOR PLAN
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Short Environmental Assessment Form



Short Environmental Assessment Form
Part I - Project Information

Instructions for Completing

Part 1 - Project Information, The applicant or project sponsor is responsible for the eompletion of Part 1.

become part of the application for approval orﬁmding,mmbjectmwbﬁcmview,mdmaybesubjectmﬁuﬂ\erveﬁﬁcaﬁon.
lectel‘artlbaudoninﬁmnationcnnmﬂyavaihble. Ifaddiﬁonalmmhorinvesﬁgaﬁonwouldbemededmﬁxuy
nwoudbmyimm,pleaseamwerasmorwghlynpossibhbnudmmminfomaﬁom

Complete all items in Part 1. Ywmayalsopmvid;myaddiﬁonalhﬁomﬁmwhichmbdimwiﬂbeneededbymuuﬁn
mtheleadagency;umchaddiﬁonalpagesasnmarymwpplemaumyim

| Part 1- Project and Sponsor Information

ideal Adult Cere Facilitiss on High Avenus in Endicott, NY

Name of Action or Project:
Assetpuuhasoamsaia-hdudnglme.andmmmwmmmbemmmmwmshmwofpmmuedam
Project Location (describe, and attach a location map):

In and Around 800 High Avenue, Endicott, NY (Brooma County) 13760

Brief Description of Proposed Action:

Pu'duseandsaleofaMeareﬁdiﬁasmwnnThePavmonatuaaICMnm. inciling a 70-bed Adult Home end a 35-bed Assisted
Living Facilty, and also the transfer of the ﬂonsofhaldsalsmumcenw—alﬂaladiﬂ-bed Haalth Care Facility;

aCerﬂﬁeaﬁaosted(c.o.N)andoMpennnsandtwensesfr_ommeNYstarmmofHealmbalaw

Neme of Applicant or Sponsors T Telophone: 1 g45.371.a100 )
ISLANC, LLC: ISLACF, LLC; and 600 High Avenue Realty, LLC (together, Appiicant) %—Mml. Jaugensisin@usgny.com

Address;

/o Upstate Services Group, One Hillcrest Centar Drive, Sulte 325

City/PO:; State: Zip Code:
Spring Valley NY 10977
l.Doesﬁepmpoudacﬁononlyinvolveﬂxe!egishﬁveadopﬁonofaplan,lomllaw,otdinmea, NO

administrative rule, or regulation?
Iers,amhanamlivedescﬂpﬁonofﬂmhmtofﬁmpmposedacﬁonandﬁeenvimnmmmlmﬂm
mybea&ccledinthemunicipalityandpmeeedmmz. Ifno, continue to question 2.
2. Docsmemmsedacﬁmrequkeapm&,w}mﬁmdhgﬁommyodmmww NO

If Yes, list agency(s) name and permit or approval:
NYsmpLafHealm:CQrﬂﬁcalaofNeed.andmmlsofoﬂmmdsﬁngawmls D

R O

33.Tomlacreageofﬂ1esiwofﬂxepmposedaoﬁon? <8.0 acres
b. Total acreage to be physically disturbed? 0 acres

c. Tatal acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor? s

4. Check all land uses that occur on, adjoining and near the proposed action.
EJUrban &) Rural (non-agricuiture) [JIndustrial [JCommercial [ZJResidential {suburhan)
WForest [DAgriculture MAquatic  Z1Other (specify): Recreations!

IPariland

<B.0 acres

Pagelof3



5.” Is the proposed action, NO
a. A permitted use under the zoning regulations? D

b. Consistent with the adopted comprehensive plan?

SN
N

6. Is the proposed action oonsistentwithdwpwdomimntebamcteroftbeﬂdsﬁngbuﬂtormmm

landscape?

7. Ismesiteofﬂlepmpoeedacﬁonlocmdin.ordoesitadjoh.amﬁsmd&itkdﬁnvimnmenﬁal&ea?

If Yes, identify:

SEWE
O

8. awmmcmpmdacﬁmmhmnmmmm»hmﬂicabawmmw

b. Are public transportation service(s) available at or near the site of the proposed action?
€. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

Eas
RO

9.DoeslhepmpoMacﬁonmeetorexceedd1esmeemgycoderequimmmu?
Hﬁepmposedwﬁonwiﬂexeeequu&mnm,demibededgnmmdmhgiw

10. Will the proposed action connect (o an existing public/private water supply?
If No, describe method for providing potable water:

lI.Wmmepmposedacﬁmcbmectmmisﬁngmmmnﬁﬁﬁes?
If No, describe method for providing wastewater treatment:

12, a.Doasmesitecontainash-ncm:eﬂmislistedoneiﬂnerdetateorNationalRegismroﬂ-ﬁsmﬁc

Places?
b. Isﬂxepmpoaedactionlwawdinanmbeologica!sensiﬁveam?

Ui 8§ 8§ BjH

13.mmampmﬁmofmeﬁwof&emmwum“mmﬂwmwﬁmcm
weﬂandsoroﬂlermurhodiesugulawdbyafedmLsmeorhmlw

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres:

BOEORE O O O
S50

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:

17. Wil the proposed action create storm water discharge, either from point or non-point sources?

If Yes,
a. Will storm water discharges flow to adjacent properties? OOno [Jyes

b. Wﬂlshounwnﬁerdischargabedirccwdmemblishedeonveymcesyms Tunoff and storm drains)?
If Yes, briefly describe: No [Ives

Ol shoreline  [JForest [ AgriculturaVigrassiands [JEarly mid-successional
] Wetland D Urban §71 Suburban

lS.Douthesiaeofﬂxepmpoudacﬁmmﬁinmyspeeiesofmﬁn&ormocimdhabims,ﬁmd NO | YES

byﬂleStamorPedmlgovemmenlasﬂ:rea&nedormdmgered? Bald Eagle D m

16. Is the project site located in the 100 year flood plain? 'ﬁo YES

V] ][]

NO | YES

Page 2 of 3



18. Does the praposed action include construction or other activities that result in the impoundment of NO
water or other liquids (e.g, retention poud, waste lagoon, dam)?

If Yes, explain purpose and size:

L]

19.Hasﬂlesiteofd|empmdacﬂonormaﬂjohmmpmybmthelocnlianofmacﬁveorcloned NO | YES
solid waste management facility?

If Yes, describe: D

20. Has the sits of the proposed action or en adjoining property been the subject of remediation {ongoingor | NO | YES
for bazardous waata?

I

[ AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY
E

KNOWLEDG ¢ / 'I, y
Applicant/sponsorname: . s _flam Sl & Date: N
&~

| PRINT FORM | Page 3 of 3




»  EAF Mapper Summary Report

Tuesday, July 17, 2018 2:52 PM

Prospect St

Ave

Exchanga

IAY neolesian

Discialmer: mwmuawz‘mﬂmmbm
reviewing agencies in preparing en environmenial
assessment form EAFJ.Not?lqummmdhm‘EAFn
quastizn wgmlwmmmwww
can
EAF Mapper provides the most up-to-gate digi ah

Part 1 / Question 7 [Critical Environmental No

Part 1 / Question 12a [National Register of No
Historic Places]

Part 1/ Question 12b [Archeological Sites] Yes
Part 1 / Question 13a [Wetlands or Other

Regulated Waterbodies)

Part 1 f Question 15 [Threatenad or Yes
Endangered Animal] v
Part 1/ Question 15 [Threatened or Bald Eagle
Endangered Animal - Name]

Part 1/ Question 16 [100 Year Flood Plain)

Part 1/ Question 20 [Remediation Site) Yes

Yas - Digital mapping information on local and federal wetlands and
waterbodies Is known fo be incomplete. Refer to EAF Workbook.

Digital mapping data are not avallable or are Incomplete. Refer to EAF
Workbook.

Short Environmental Assessment Form - EAF Mapper Summary Report ;



Declaration of Lead Agency and Determination of Significance
For the Purposes of State’s Environmental Quality Review Act (SEQRA)

WHEREAS, the State Environmental Quality Review Act (SEQRA) and its implementing
regulations, 6 NYCRR Part 617, require that a lead agency be established for conducting

environmental review of Type I projects; and

WHEREAS, SEQRA implementing regulations specify that the lead agency is an involved
agency principally responsible for undertaking, funding or approving an action, and therefore
responsible for determining whether an environmental impact statement is required in connection
with the action, and for the preparation and filing of the statement if one is required; and

WHEREAS, The Agency — Broome County IDA/LDC (The Agency) received funding through
Department of Defense to implement the redevelopment of the former BAE Systems facility; and

WHEREAS, The Agency is an involved agency pursuant to SEQRA, with jurisdiction by law to
fund, approve or directly undertake the action; and

WHEREAS, the implementation of the redevelopment of the former BAE Systems facility is a
Type I Action pursuant to SEQRA, which requires a coordinated SEQRA review among

involved agencies; and

WHEREAS, The Agency did, on September 18, 2019, declare its intent to act Lead Agency for
the purposes of initiating a coordinated SEQRA review of potential environmental and socio-
economic impacts, which could occur from implementation of the site redevelopment; no
objections were received from other involved agencies; and

WHEREAS, The Agency has reviewed the Full Environmental Assessment Form prepared for
this Action.

NOW THEREFORE BE IT RESOLVED THAT The Agency declares itself Lead Agency for the
purposes of initiating a coordinated SEQRA review of potential environmental and socio-
economic impacts, which could occur from implementation of the redevelopment of the former

BAE Systems facility; and

BE IT FURTHER RESOLVED THAT The Agency finds that the redevelopment of the Former
BAE Systems facility may have a significant adverse impact on the environment and a Draft
Generic Environmental Impact Statement will be prepared: and

BE IT FURTHER RESOLVED THAT The Agency is hereby authorized and directed to prepare
a SEORA document entitled “Positive Declaration, Notice of Intent to Prepare a Draft Generic
Environmental Impact Statement (DGEIS). Determination of Significance”.




SELAN

Planning / Design / Landscape Architecture PLLC

Memo

To: Stacey Duncan, Executive Director, The Agency

From: Rachel Bowers, Elan Planning, Design and Landscape Architecture, PLLC

cc: Lisa Nagle, Elan Planning, Design and Landscape Architecture, PLLC
Natalie Abbadessa, Business and Workforce Development Director, The Agency

Date: REVISED - October 1, 2019
Re: BAE GEIS Schedule

REQUIRED
CALANDER DAYS | STARTING DATE | TARGET DATE FINAL DATE
| (asstatedin6 NYCRR
Part 617.10 (a))
SEQR Lead Agency Determination Prep
List of Potential 30 Monday N/A Tuesday July
Lead Agencies June 17, 2019 16, 2019
Lead Agency 30 Monday N/A Tuesday July
Coordination Letter June 17, 2019 16, 2019
Preparation of Full
Environmental 30 Monday N/A Tuesday July
Assessment Form June 17, 2019 16, 2019
(EAF)
SEQR Timeline
Establish Lead . . Sunda
Agency ) Up to 30 Friday Friday Septembeyr 8
August 9, 2019 | August 30, 2019 2019 !
. Thursday Monday Wednesday
;;:;ig:i:on of Up to 20* September 19, | September 30, October 16,
2019 2019 2019
Proposed Action Thursday Thursday
and GEIS (Publish on N/A October 17, N/A October 17,
ENB) 2019 2019
Scoping — identify
potentially significant
adverse impacts related Sunday Monday Thursday
to development. Closely Up to 60 September 8, September 30, October 17,
coordinate with Involve 2019 2019 2019
and Interested Parties
to shorten window
Draft Scoping Thursday Friday
Document Review N/A October 17, N/A October 25,
Period {Publishon 2019 2019

18 Division Street Suite 304 Saratoga Springs, NY Phone: 518/306-3702 Fax: 518/226-0469



ENB) — by the Lead
Agency and Public

Additional Board Wednesday Wednesday
Meeting — Lead N/A October 30, N/A October 30,
Agency 2019 2019
IF)maI Scoping _ Thursday Thursday
BEUMENT (Publish N/A October 31, N/A October 31,
on ENB)— by the Lead 2019 2019
Agency
Friday
Special Studies No Set Time Frame Thursday N/A November 8,
July 18, 2019
2019
Friday
Prepare DGEIS No Set Time Frame TiursTy N/A November 8,
July 18, 2019
2019
Tuesday Tuesday
. . N/A October 15, N/A October 15,
Meetl.ng with Town 2019 2019
of Union
(Tentative) Tuesday Tuesday
N/A October 29, N/A October 29,
2019 2019
. Monday Monday
S)GS::ET:U“O" N/A November 11, N/A November 11,
alliiaeg 2019 2019
Lead Agency DGEIS Wednesday Wednesday
Acceptance (Publish N/A November 20, N/A November 20,
on ENB) 2019 2019
Lead Agency Issue Thursday Thursday
DGEIS to Involved N/A November 21, N/A November 21,
Agencies 2019 2019
Meeting with Lead Tuesday Tuesday
Agencies and N/A December 10, N/A December 10,
involved Agencies 2019 2019
Determine
adequacy of a Friday
M
submitted draft 45 November 22, N/A oncay
January 6, 2020
GEIS (Determined by 2019
Lead Agency)
Determine
adequacy of are- Wednesday
submitted GEIS (not 30 Monday N/A February 5,
required if initial is January 6, 2020
. 2020
adequate, most likely
required)
GEIS Public Wednesday '
Comment 30 February 5 N/A Friday
Period/Public {minimum) uary -, March 6, 2020
. 2020
Hearing
Meeting with Tuesday Tuesday
Involved Agencies N/A February 18, N/A February 18,
(Tentative) 2020 2020
. 10 Friday Monday
Prepare Final GEIS (minimum) March 6, 2020 N/A March 16, 2020

18 Division Street

Suite 304 Saratoga Springs, NY Phone: 518/306-3702 Fax: 518/226-0469




Findings — each
involved agency must
prepare their own
findings

Variable
(2 weeks)

Monday
March 16, 2020

N/A

Monday
March 30, 2020

! For direct actions by an agency where there are no other parties involved, a determination of significance
should be made as early as possible (see SEQR Handbook 2019, Chapter 4: Determining Significance, D.

Negative Declarations, #10).

18 Division Street  Suite 304 Saratoga Springs, NY Phone: 518/306-3702 Fax: 518/226-0469



GEIS Timeline

JUN JUL}AUG SEPT | OCT NOV DEC JAN | FEB MAR

T

, List of Potential Lead Agencies 30 :
—0

L A inati
ead Agency Coordination Letter 30 _o

days
Preparation of Full Environmental 30 _O
Assessment Form (EAF) days
Establish Lead Agency 30

Up to

Determination of Significance 0—3%-0

Scoping - identify potentially
significant adverse impacts '.-—:’63%-0
related to development

Special Studies ®

Prepare GEIS ®

Determine adequacy of a . 45
submitted draft GEIS days
(determined by Lead Agency)
Determine adequacy of a re- 30
submitted GEIS r O
Draft GEIS PublicComment .

Period O

(98]
o

g
A

2
©

Prepare final GEIS

Findings .'O

! Timeline reflects start date and final date

18 Division Street  Suite 304 Saratoga Springs, NY Phone: 518/306-3702 Fax: 518/226-0469



Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

Project :
Date:

Agency Use Only [If applicable]

Part 2 is to be completed by the lead agency. Part 2 is designed to help the lead agency inventory all potential resources that could
be affected by a proposed project or action. We recognize that the lead agency's reviewer(s) will not necessarily be environmental
professionals. So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that
can be answered using the information found in Part 1. To further assist the lead agency in completing Part 2, the form identifies the
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question. When Part 2 is completed, the
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.

If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding

with this assessment.

Tips for completing Part 2:
Review all of the information provided in Part 1.

Answer each of the 18 questions in Part 2.

Check appropriate column to indicate the anticipated size of the impact.

checking the box “Moderate to large impact may occur.”
The reviewer is not expected to be an expert in environmental analysis.

question and consult the workbook.

Review any application, maps, supporting materials and the Full EAF Workbook.

If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
If you answer “No” to a numbered question, move on to the next numbered question.

e  When answering a question consider all components of the proposed activity, that is, the “whole action”.
¢  Consider the possibility for long-term and cumulative impacts as well as direct impacts.
» Answer the question in a reasonable manner considering the scale and context of the project.

Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency

If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,
the land surface of the proposed site. (See Part 1. D.1)
If “Yes”, answer questions a - j. If “No”, move on to Section 2.

[JNo

W1YES

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action may involve construction on land where depth to water table is
E2d i7] |
less than 3 feet.
b. The proposed action may involve construction on slopes of 15% or greater. E2f %
c. The proposed action may involve construction on land where bedrock is exposed, or | E2a (4| O
generally within 5 feet of existing ground surface.
d. The proposed action may involve the excavation and removal of more than 1,000 tons | D2a vyl O
of natural material.
e. The proposed action may involve construction that continues for more than one year | Dle O 7|
or in multiple phases.
f. The proposed action may result in increased erosion, whether from physical D2e, D2q 4] O
disturbance or vegetation removal (including from treatment by herbicides).
g. The proposed action is, or may be, located within a Coastal Erosion hazard area. Bli %) O
h. Other impacts: O O

Page 1 of 10
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2. Impact on Geological Features

The proposed action may result in the modification or destruction of, or inhibit

access to, any unique or unusual land forms on the site (e.g., cliffs, dunes, INO ClyEes
minerals, fossils, caves). (See Part 1. E.2.g)
If “Yes”, answer questions a - ¢. If “No”, move on to Section 3.
Relevant No, or Moderate
Part 1 small to large
Question(s) impact impact may
may occur occur
a. Identify the specific land form(s) attached: E2g o o
b. The proposed action may affect or is adjacent to a geological feature listed as a E3c o o
registered National Natural Landmark.
Specific feature:
¢. Other impacts: a O
3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water no M1YES
bodies (e.g., streams, rivers, ponds or lakes). (See Part 1. D.2, E.2.h)
If “Yes”, answer questions a - I. If “No”, move on to Section 4.
Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action may create a new water body. D2b, D1h 4] O
b. The proposed action may result in an increase or decrease of over 10% or more than a D2b 4] O
10 acre increase or decrease in the surface area of any body of water.
c. The proposed action may involve dredging more than 100 cubic yards of material D2a %] O
from a wetland or water body.
d. The proposed action may involve construction within or adjoining a freshwater or E2h 4] O
tidal wetland, or in the bed or banks of any other water body.
e. The proposed action may create turbidity in a waterbody, either from upland erosion, | D2a, D2h 74} O
runoff or by disturbing bottom sediments.
f. The proposed action may include construction of one or more intake(s) for withdrawal | D2¢ Y4} O
of water from surface water.
g. The proposed action may include construction of one or more outfali(s) for discharge | D2d (4} O
of wastewater to surface water(s).
h. The proposed action may cause soil erosion, or otherwise create a source of D2e %] O
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.
i. The proposed action may affect the water quality of any water bodies within or E2h | O
downstream of the site of the proposed action.
j. The proposed action may involve the application of pesticides or herbicides in or D2q, E2h %4 O
around any water body.
k. The proposed action may require the construction of new, or expansion of existing, Dia,D2d i} O
wastewater treatment facilities.

Page 2 0of 10




1. Other impacts:

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or

[no

may have the potential to introduce contaminants to ground water or an aquifer.

(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t)
If “Yes”, answer questions a - h. If “"No”, move on to Section 5.

V1YEs

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur

a. The proposed action may require new water supply wells, or create additional demand | D2c 74| O
on supplies from existing water supply wells.

b. Water supply demand from the proposed action may exceed safe and sustainable D2c 74| O
withdrawal capacity rate of the local supply or aquifer.
Cite Source:

c. The proposed action may allow or result in residential uses in areas without water and | Dla, D2c ¥4} O
SEwWer services.

d. The proposed action may include or require wastewater discharged to groundwater. D2d, E21 " O

e. The proposed action may result in the construction of water supply wells in locations | D2¢, Elf, %] O
where groundwater is, or is suspected to be, contaminated. Elg,Elh

f. The proposed action may require the bulk storage of petroleum or chemical products | D2p, E21 (I
over ground water or an aquifer.

g. The proposed action may involve the commercial application of pesticides within 100 | E2h, D2q, ¥4 O
feet of potable drinking water or irrigation sources. E21, D2c

h. Other impacts: O O

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
If “Yes”, answer questions a - g. If “No”, move on to Section 6.

[InNo

WIYES

Relevant No, or Moderate
Partl small to large
Question(s) impact impact may
may occur oceur
a. The proposed action may result in development in a designated floodway. E2i 4| O
b. The proposed action may result in development within a 100 year floodplain. E2j ¥4 O
c. The proposed action may result in development within a 500 year floodplain. E2k %4 O
d. The proposed action may result in, or require, modification of existing drainage D2b, D2e 4| O
patterns.
e. The proposed action may change flood water flows that contribute to flooding. D2b, E2i, O
E2j, E2k
f. If there is a dam located on the site of the proposed action, is the dam in need of repair, | Ele
or upgrade?
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g. Other impacts: Proposed action may result in increased flood depths on the protected side of the v 0O
levee when the levee is over-topped but protected area not completely flooded
6. Impacts on Air
The proposed action may include a state regulated air emission source. NO DYES
(See Part 1. D.2.f,, D.2,h, D.2.g)
If “Yes”, answer questions a - . If “No”, move on to Section 7.
Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. If the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:
i. More than 1000 tons/year of carbon dioxide (CO,) D2g o O
ii. More than 3.5 tons/year of nitrous oxide (N;O) D2g o o
tii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs) D2g o e
iv. More than .045 tons/year of sulfur hexafluoride (SFs) D2g B o
v. More than 1000 tons/year of carbon dioxide equivalent of D2g = o
hydrochloroflourocarbons (HFCs) emissions
vi. 43 tons/year or more of methane D2h o o
b. The proposed action may generate 10 tons/year or more of any one designated D2g o o
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.
c. The proposed action may require a state air registration, or may produce an emissions | D2f, D2g o O
rate of total contaminants that may exceed 5 Ibs. per hour, or may include a heat
source capable of producing more than 10 million BTU’s per hour.
d. The proposed action may reach 50% of any of the thresholds in “a” through “c”, D2g o u]
above.
e. The proposed action may result in the combustion or thermal treatment of more than 1 | D2s a O
ton of refuse per hour.
f. Other impacts: o u

7. Impact on Plants and Animals

If “Yes”, answer questions a - J. If “No”, move on to Section 8.

The proposed action may result in a loss of flora or fauna. (See Part 1. E.2. m.-q.)

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or

the Federal government.

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action may cause reduction in population or loss of individuals of any E2o o o
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.
b. The proposed action may result in a reduction or degradation of any habitat used by E2o o D
any rare, threatened or endangered species, as listed by New York State or the federal
government.
c. The proposed action may cause reduction in population, or loss of individuals, of any | E2p o o
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.
E2p o u]
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e. The proposed action may diminish the capacity of a registered National Natural E3c o o
Landmark to support the biological community it was established to protect.
f. The proposed action may result in the removal of, or ground disturbance in, any E2n o o
portion of a designated significant natural community.
Source:
g. The proposed action may substantially interfere with nesting/breeding, foraging, or E2m o -
over-wintering habitat for the predominant species that occupy or use the project site.
h. The proposed action requires the conversion of more than 10 acres of forest, Elb o 0
grassland or any other regionally or locally important habitat.
Habitat type & information source:
i. Proposed action (commercial, industrial or recreational projects, only) involves use of | D2q o O
herbicides or pesticides.
o o

j- Other impacts:

8. Impact on Agricultural Resources

The proposed action may impact agricultural resources. (See Part 1. E.3.a. and b.)

/INo

[CIYEs

If “Yes”, answer questions a - h. If “No”, move on to Section 9.
: Relevant No, or Moderate
Part] small to large
Question(s) impact impact may
may occur occur

a. The proposed action may impact soil classified within soil group 1 through 4 of the E2c, E3b u| o
NYS Land Classification System.

b. The proposed action may sever, cross or otherwise limit access to agricultural land Ela, Elb o o
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

c. The proposed action may result in the excavation or compaction of the soil profile of | E3b ol o
active agricultural land.

d. The proposed action may irreversibly convert agricultural land to non-agricultural Elb, E3a D o
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

e. The proposed action may disrupt or prevent installation of an agricultural land Ela, Elb o o
management system.

f. The proposed action may result, directly or indirectly, in increased development C2¢, C3, O o
potential or pressure on farmland. D2c, D2d

g. The proposed project is not consistent with the adopted municipal Farmland C2c o o
Protection Plan.

m] o

h. Other impacts:
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9. Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in NO DYES
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource. (Part 1. E.1.a, E.1.b, E.3.h.)
If “Yes”, answer questions a - g. If “No”, go to Section 10.
Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur oceur
a. Proposed action may be visible from any officially designated federal, state, or local | E3h o o
scenic or aesthetic resource.
b. The proposed action may result in the obstruction, elimination or significant E3h, C2b o a
screening of one or more officially designated scenic views.
c. The proposed action may be visible from publicly accessible vantage points: E3h
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons) o o
ii. Year round o o
d. The situation or activity in which viewers are engaged while viewing the proposed E3h
action is: E2q,
i. Routine travel by residents, including travel to and from work O o
ii. Recreational or tourism based activities Ele a -
¢. The proposed action may cause a diminishment of the public enjoyment and E3h o o
appreciation of the designated aesthetic resource.
f. There are similar projects visible within the following distance of the proposed Dla, Ela, u! o
project: DIf, Dlg
0-1/2 mile
Y2 -3 mile
3-5 mile
5+ mile
g. Other impacts: o =
10. Tmpact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological IZINO DYES
resource. (Part 1. E.3.¢, f. and g.)
If “Yes”, answer questions a - e. If “No”, go to Section 11.
Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
L may occur oceur
a. The proposed action may occur wholly or partially within, or substantially contiguous
to, any buildings, archaeological site or district which is listed on the National or E3e a o
State Register of Historical Places, or that has been determined by the Commissioner
of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for
listing on the State Register of Historic Places.
b. The proposed action may occur wholly or partially within, or substantially contiguous | E3f o a
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.
E3g o O

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source:
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d. Other impacts: o o
If any of the above (a-d) are answered “Moderate to large impact may
€ occur”, continue with the following questions to help support conclusions in Part 3:
i. The proposed action may result in the destruction or alteration of all or part E3e, E3g, o o
of the site or property. E3f
ii. The proposed action may result in the alteration of the property’s setting or E3e, E3f, 0 B
integrity. E3g, Ela,
Elb
iii. The proposed action may result in the introduction of visual elements which | E3e, E3f, o o
are out of character with the site or property, or may alter its setting. E;g, E3h,
C2,C3
11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a NO I:IYES
reduction of an open space resource as designated in any adopted
municipal open space plan.
(See Part 1. C.2.c,E.1.c.,E2.q.)
If “Yes”, answer questions a - e. If “No”, go to Section 12.
Relevant No, or Moderate
Partl small to large
Question(s) impact impact may
may occur occur
a. The proposed action may result in an impairment of natural functions, or “ecosystem | D2e, Elb o o
services”, provided by an undeveloped area, including but not limited to stormwater | E2h,
storage, nutrient cycling, wildlife habitat. E2m, E2o,
E2n, E2p
b. The proposed action may result in the loss of a current or future recreational resource. | C2a, Elc, o o
C2¢, E2q
¢. The proposed action may eliminate open space or recreational resource in an area C2a, C2c o O
with few such resources. Elc, E2q
d. The proposed action may result in loss of an area now used informally by the C2¢, Elc o o
community as an open Space resource.
e. Other impacts: o o
12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical NO I:l YES
environmental area (CEA). (See Part 1. E.3.d)
If “Yes”, answer questions a - ¢. If “No”, go to Section 13.
Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action may result in a reduction in the quantity of the resource or E3d o a
characteristic which was the basis for designation of the CEA.
b. The proposed action may result in a reduction in the quality of the resource or E3d o o
characteristic which was the basis for designation of the CEA.
c¢. Other impacts: o 0
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13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)

If “Yes”, answer questions a - . If “No”, go to Section 14.

[ no

[V]vEs

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. Projected traffic increase may exceed capacity of existing road network. D2;j %] O
b. The proposed action may result in the construction of paved parking area for 500 or | D2j O M
more vehicles.
c. The proposed action will degrade existing transit access. D2j 4| O
d. The proposed action will degrade existing pedestrian or bicycle accommodations. D2j ("4} O
e. The proposed action may alter the present pattern of movement of people or goods. D2j 4] O
f. Other impacts: O O

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.
(See Part 1. D.2.k)
If “Yes”, answer questions a - e. If “No”, go to Section 15.

[INo

[Y]YEs

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may eccur occur
a. The proposed action will require a new, or an upgrade to an existing, substation. D2k %] O
b. The proposed action will require the creation or extension of an energy transmission | DIf, O M
or supply system to serve more than 50 single or two-family residences or to servea | Dlq, D2k
commercial or industrial use.
c. The proposed action may utilize more than 2,500 MWhrs per year of electricity. D2k d 4
d. The proposed action may involve heating and/or cooling of more than 100,000 square | D1g O &
feet of building area when completed.
e. Other Impacts: ] 0O

15. Impact on Noise, Odor, and Light

The proposed action may result in an increase in noise, odors, or outdoor lighting.

(See Part 1. D.2.m., n., and 0.)
If “Yes”, answer questions a - /. If “No”, go to Section 16.

[Y]No

[Jves

Relevant No, or Moderate
Part] small to large
Question(s) impact impact may
may eccur oceur

a. The proposed action may produce sound above noise levels established by local D2m o o
regulation.

b. The proposed action may result in blasting within 1,500 feet of any residence, D2m, E1d o o
hospital, school, licensed day care center, or nursing home.

c. The proposed action may result in routine odors for more than one hour per day. D2o a ]
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d. The proposed action may result in light shining onto adjoining properties. D2n o o
e. The proposed action may result in lighting creating sky-glow brighter than existing D2n, Ela o o
area conditions.
f. Other impacts: u u]
16. Impact on Human Health
The proposed action may have an impact on human health from exposure D NO IZI YES
to new or existing sources of contaminants. (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m. If “No”, go to Section 17.
Relevant No,or Moderate
Part1 small to large
Question(s) impact impact may
may cccur oceur
a. The proposed action is located within 1500 feet of a school, hospital, licensed day Eld 7|
care center, group home, nursing home or retirement community.
b. The site of the proposed action is currently undergoing remediation. Elg, Elh O 74§
c. There is a completed emergency spill remediation, or a completed environmental site | Elg, Elh O Y|
remediation on, or adjacent to, the site of the proposed action.
d. The site of the action is subject to an institutional control limiting the use of the Elg,Elh | O
property (e.g., easement or deed restriction).
e. The proposed action may affect institutional control measures that were put in place | Elg, Elh 7| O
to ensure that the site remains protective of the environment and human health. -
f. The proposed action has adequate control measures in place to ensure that future D2t A O
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.
g. The proposed action involves construction or modification of a solid waste D2gq, E1f M (]
management facility.
h. The proposed action may result in the unearthing of solid or hazardous waste. D2q, E1f 4| O
i. The proposed action may result in an increase in the rate of disposal, or processing, of | D2r, D2s | O
solid waste.
j. The proposed action may result in excavation or other disturbance within 2000 feet of | E1f, Elg | O
a site used for the disposal of solid or hazardous waste. Elh
k. The proposed action may result in the migration of explosive gases from a landfill Elf, Elg 74| O
site to adjacent off site structures.
1. The proposed action may result in the release of contaminated leachate from the D2s, E1f, | O
project site. D2r
m. Other impacts: O 0
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17. Consistency with Community Plans
The proposed action is not consistent with adopted land use plans.
(See Part 1. C.1,C.2. and C.3.)
If “Yes”, answer questions a - h. If “No”, go to Section 18.

[Ino

[v]vEs

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action’s land use components may be different from, or in sharp C2,C3,Dla 4] O
contrast to, current surrounding land use pattern(s). Ela, Elb
b. The proposed action will cause the permanent population of the city, town or village | C2 O
in which the project is located to grow by more than 5%.
¢. The proposed action is inconsistent with local land use plans or zoning regulations. C2,C2,C3 O %]
d. The proposed action is inconsistent with any County plans, or other regional land use | C2, C2 74| O
plans.
e. The proposed action may cause a change in the density of development that is not C3, Dic, %4 O
supported by existing infrastructure or is distant from existing infrastructure. D1d, Dif,
Did, Elb
f. The proposed action is located in an area characterized by low density development C4, D2¢, D2d O
that will require new or expanded public infrastructure. D2;
g. The proposed action may induce secondary development impacts (e.g., residential or | C2a "4 O
commercial development not included in the proposed action)
O O

h. Other:

18. Consistency with Community Character
The proposed project is inconsistent with the existing community character.
(SeePart 1. C.2,C.3,D.2, E.3)
If “Yes”, answer guestions a - g. If “No”, proceed to Part 3.

[YINo

[Jves

Relevant No, or Moderate
Part1 small to large
Question(s) impact impact may
may occur occur
a. The proposed action may replace or eliminate existing facilities, structures, or areas E3e, E3f, E3g o o
of historic importance to the community.
b. The proposed action may create a demand for additional community services (e.g. C4 o o
schools, police and fire)
c. The proposed action may displace affordable or low-income housing in an area where C2,C3,D1f m} o
there is a shortage of such housing. Dilg, Ela
d. The proposed action may interfere with the use or enjoyment of officially recognized | C2, E3 o u]
or designated public resources.
e. The proposed action is inconsistent with the predominant architectural scale and C2,C3 o O
character.
f. Proposed action is inconsistent with the character of the existing natural landscape. C2,C3 o a
Ela, Elb
E2g, E2h
al o

g. Other impacts:
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Project :

Date :

Full Environmental Assessment Form
Part 3 - Evaluation of the Magnitude and Importance of Project Impacts
and
Determination of Significance

Part 3 provides the reasons in support of the determination of significance. The lead agency must complete Part 3 for every question
in Part 2 where the impact has been identified as potentially moderate to large or where there is a need to explain why a particular

element of the proposed action will not, or may, result in a significant adverse environmental impact.

Based on the analysis in Part 3, the lead agency must decide whether to require an environmental impact statement to further assess
the proposed action or whether available information is sufficient for the lead agency to conclude that the proposed action will not
have a significant adverse environmental impact. By completing the certification on the next page, the lead agency can complete its

determination of significance.

Reasons Supporting This Determination:
To complete this section:

e  Identify the impact based on the Part 2 responses and describe its magnitude. Magnitude considers factors such as severity,
size or extent of an impact.

e  Assess the importance of the impact. Importance relates to the geographic scope, duration, probability of the impact
occurring, number of people affected by the impact and any additional environmental consequences if the impact were to
occur.

The assessment should take into consideration any design element or project changes.

Repeat this process for each Part 2 question where the impact has been identified as potentially moderate to large or where
there is a need to explain why a particular element of the proposed action will not, or may, result in a significant adverse
environmental impact.

Provide the reason(s) why the impact may, or will not, result in a significant adverse environmental impact

For Conditional Negative Declarations identify the specific condition(s) imposed that will modify the proposed action so that
no significant adverse environmental impacts will result.

e  Attach additional sheets, as needed.

1. This is a phased, long term project which will resuit in new development and creating impervious surfaces, increasing the potential for run-off. The new

development will also result in an increase demand in water and energy.

2. Work will be done within the floodplain.
3. Work will be done within areas that have undergone remediation activities and require monitoring, insitutional controls will be in place.

4. Work will require a zoning change.

Determination of Significance - Type 1 and Unlisted Actions

SEQR Status: [/] Type 1 [] Untisted

Identify portions of EAF completed for this Project: Part 1 [¥] Part 2 [CJrart 3




Upon review of the information recorded on this EAF, as noted, plus this additional support information

and considering both the magnitude and importance of each identified potential impact, it is the conclusion of the
The Agency - Broome County IDA/LDC as lead agency that:

[] A. This project will result in no significant adverse impacts on the environment, and, therefore, an environmental impact
statement need not be prepared. Accordingly, this negative declaration is issued.

[C] B. Although this project could have a significant adverse impact on the environment, that impact will be avoided or
substantially mitigated because of the following conditions which will be required by the lead agency:

There will, therefore, be no significant adverse impacts from the project as conditioned, and, therefore, this conditioned negative
declaration is issued. A conditioned negative declaration may be used only for UNLISTED actions (see 6 NYCRR 617.7(d)).

[l C. This Project may result in one or more significant adverse impacts on the environment, and an environmental impact
statement must be prepared to further assess the impact(s) and possible mitigation and to explore alternatives to avoid or reduce those

impacts. Accordingly, this positive declaration is issued.

Name of Action: Fomer BAE Systems Site at 600 Main Street Redeviopment

Name of Lead Agency: The Agency - Broome County IDA/LDC

Name of Responsible Officer in Lead Agency: stacy Duncan

Title of Responsible Officer: gyecutive Director

Signature of Responsible Officer in Lead Agency: Date:

Signature of Preparer (if different from Responsible Officer) Date:

For Further Information:

Contact Person: Brendan O'Bryan, The Agency - Broome County IDA/LDC
Address: 5 S. College Drive, Binghamton, NY 13905

Telephone Number: (607) 584-9000

E-mail: pjo@theagency-ny.com

For Type 1 Actions and Conditioned Negative Declarations, a copy of this Notice is sent to:

Chief Executive Officer of the political subdivision in which the action will be principally located (e.g., Town / City / Village of)
Other involved agencies (if any)

Applicant (if any)

Environmental Notice Bulletin: hitp://www.dec.ny.gov/enb/enb.html
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FORMER BAE SYSTEMS SITE at 600 MAIN STREET REDEVELOPMENT
DGEIS SCOPING DOCUMENT
October 2019

I. EXECUTIVE SUMMARY

The Agency (Broome County IDA/LDC), as Lead Agency, will prepare the Draft Generic Environmental
Impact Statement (DGEIS) pursuant to the New York State Environmental Quality Review Act (SEQR)
process outlined in Title 6 of the New York Code of Rules and Regulations (6NYCRR) Part 617, with
statutory authority and enabling legislation under Article 8 of the NYS Environmental Conservation Law
(ECL). It was determined that the Project would be appropriate for the preparation of a GEIS (Part 617.10
(a)). The DGEIS will assess the environmental, economic, and social impacts of undertaking the Former
BAE Systems Site at 600 Main Street Redevelopment project, a proposed development located at 600
Main Street in the hamlet of Westover, town of Union, New York.

In 2017, the Agency hired a consultant to initiate the planning and design process for the redevelopment
of the 27-acre project site. In collaboration with Town, Village, and County planning offices; State
agencies; and local residents, three (3) redevelopment scenarios have been prepared. The Project design
scenarios incorporate green and gray infrastructure, and technological solutions to increase resilience to
flooding events, which have historically impacted the site due to its proximity to the Susquehanna River
and the Little Choconut Creek. The redevelopment of the site aims to create a vibrant district within the

Town and region.
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II. INTRODUCTION

A. PURPOSE AND SCOPE OF DOCUMENT

The intent of the Former BAE Systems Site at 600 Main Street Redevelopment project (hereafter referred
to as “the Project”) is to create a site with a mix of built, green, and open spaces that can accommodate
recreational, commercial, and/or residential uses.

The GEIS will evaluate the potential environmental and socio-economic impacts of the Project and
support informed decision making by prospective developers. The GEIS will include a summary of
baseline environmental conditions; potential significant, adverse, environmental impacts; possible
mitigation strategies; reasonable alternatives; stakeholder, decision maker and public interests;
constructability considerations; regulatory issues; and future actions.

B. BACKGROUND

1. Historv of Uses

The Project site is a 27-acre parcel at 600 Main Street in the hamlet of Westover, in the town of Union,
New York. The site is strategically located near Binghamton University, the Johnson City Health and
Cultural District, and the Johnson City iDistrict, with access to the interstate highway system. The
property is one of the few remaining large-scale development sites within Broome County’s urban core.
The site was severely damaged when the Susquehanna River flooded in September 2011, and flood risk
remains the most significant challenge to site redevelopment.

From 1942 to 2011, the Project site housed US Air Force (AF) Plant 59, a government-owned, contractor-
operated manufacturing facility. AF Plant 59 was historically manufactured defense-related equipment
including aluminum aircraft propellers, flight and fire control components, mechanical systems, and
electronic and computer systems. Between 1990 and 2011, the plant was operated first by Lockheed
Martin and then by BAE Systems to manufacture avionics and electronic controls.

The Air Force initiated an Installation Restoration Program (IRP) in 1984 to investigate contamination
onsite. The IRP report identified two areas of suspected hazardous waste contamination. A summary of
site remediation, as found in the United States Department of the Air Force Proposed Plan for Air Force

Plant 59 (February 2019), is outlined below:

1. AF Plant 59 added as a Class 2 Site on the NYS DEC Registry of Inactive Hazardous

Waste Disposal sites (1987)

2. Groundwater investigations on-site showed concentrations of hazardous materials well
above the NYS DEC Ambient Water Quality Standards (AWQS) (1990)

3. Remedial Investigation (RI) of the site found contaminants within the buildings and

groundwater (1994)
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4. Environmental Baseline Survey (EBS) created to inform a remediation plan for soil and
groundwater contaminants within the buildings and surrounding asphalt parking lots
(1995)

5. Proposed Plan and Record of Decision (ROD) identified the cleanup of contaminants in
the groundwater via an upgrade to the existing treatment facility (1999)

6. Long-term monitoring (LTM) initiated on-site, via monitoring wells, for groundwater
(2004)

7. Soil excavation performed in the east basement of the building; soil disposed of off-site
and area caped (2005)

8. Vapor Intrusion (VI) RIs performed; findings showed indoor air quality met or exceeded
above NYS Department of Health standards (2009-2010)

Damage from Tropical Storm Lee and the associated flooding of the Susquehanna River in 2011 led BAE
Systems to vacate AF Plant 59. The plant was subsequently and permanently decommissioned by the US
government. In 2014, another Environmental Baseline Survey (EBS) was undertaken to collect data on
site contaminants by the US AF. Structures onsite were demolished in 2017 and contaminated soil
underneath and adjacent to the buildings was removed. In 2018, property ownership was transferred from
the US AF to The Agency — Broome County IDA/IDC who, through the assistance of a design

consultant, began a redevelopment plan for the site.

2. Geology. Soils and Topography

The geology of the site consists of approximately 75 to 100 feet of stratified, unconsolidated, glacial
deposits overlaying glacial till, shale, and siltstone bedrock. The primary land type is cut and fill; the soil
is well drained and composed of 95% silty soil types and 5% loam soil types. The site has no bedrock
outcroppings and is generally on slopes with a 3% grade or less.

3. Groundwater and Surface Water Resources

Two aquifers - one bedrock and one overburden - are in the Susquehanna River Basin near Johnson City.
The flow of both aquifers below the Project site is westerly to southwesterly toward the Camden Street
well field. The bedrock aquifer provides limited quantities of water, with typical supplies yielding 10
gallons per minute (gpm). The shallow Clinton Street-Ballpark Aquifer ranges in thickness from 80 to
180 feet and groundwater is approximately 14 to 18 feet below the surface. This aquifer is highly
productive, yielding 400 to 2,290 gpm, and is used by the Village of Johnson City for municipal and
industrial purposes. The Johnson City Water Department operates two production wells located two
blocks southwest of the Project site at the Camden Street well field.

Two surface water bodies, the Little Choconut Creek and the Susquehanna River, are within 1,000 feet of
the Project site. The Creek borders the site to the east and the south and flows west where it converges
with the Susquehanna River. The River is a major regional waterway which supplies municipal water to
the City of Binghamton, four miles away from the site.

4. Natural Resources
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Due to its former industrial use and the remediation of contaminants, the Project site contains no
significant terrestrial, riparian or aquatic communities.

C.

PROJECT DESCRIPTION

Three (3) redevelopment scenarios were created for the Project site. The scenarios reflect a
comprehensive screening process which included stakeholder engagement, market analysis, physical site
capacity analysis, a flood mitigation feasibility study, and a financial feasibility study. The three (3)

development scenarios are as follows:

1.

Development Scenario A — Mixed-Use: Lodging. Commercial and Residential

Development Scenario A proposes seven (7) total buildings: five (5) market-rate apartment
buildings, one (1) mixed-use building with residential apartments on upper floors and ground
floor retail, and one (1) four-story hotel. Additional on-site amenities include a park for passive
recreation, a community green, a perimeter fitness trail, and a dog park. The development will be
protected from future flood events by an elevated pad and green infrastructure (e.g green roofs)
that will help to manage stormwater. Solar panels will generate clean power on-site.

Development Scenario B — Lodging and Flexspace Units

Development scenario B proposes five (5) total buildings: four (4) flexspace units and one (1)
three-story hotel. Additional on-site amenities include a park for passive recreation, a community
green, a perimeter fitness trail, and a dog park. The development will be protected from future
flood events through an elevated pad and green infrastructure that will help to manage

stormwater. Solar panels will generate clean power on-site.

Development Scenario C — Recreational Center

Development scenario C proposes a recreational center with an outdoor, multi-purpose field and a
fitness trail. The development will be protected from future flood events through an elevated pad
and green infrastructure that will help to absorb manage stormwater. Solar panels will generate

clean power on-site.
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D. PERMITS

It is anticipated that to implement the Project, the Applicant would be required to obtain permits and
approvals from a variety of state and local agencies. A summary of currently anticipated actions is
presented in Table 1: Potential Permits, Approvals, and Reviews.
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Table 1 Potential Permits, Approvals, and Reviews

SPDES General Permit
for Storm Water

1 Dischargesfrom
Construction Attivity

{GP-0-10-001)

Storm water dischargas from
construction phase activities
disturbing one-acre or greater.
includes preparation and
implementation of SWPPP.

NYSDEC

Town of Union

NOI submitted at least S-days before construction
start-up. NOT submitted after site restoration
completed.

Up to 60-day review of SWPPP by NYSDEC if SWPPP
not in conformance with General Parmit.

Review of SWPFP by City of Utica as a Municipal
Separate Storm Sewer System (MS4).

Coverage under the SPDES General Permit for
projects located in areas deemad “archaeologically
sensitive” for cultural resources (as mapped by the
State Historic Preservation Office; SHPO) also
“triggers” consultation with SHPO. The projett site
is located in such an area {see balow).

Lou Caforio

Commissioner of Public Works
3111 E. MainSt

Endwell, NY 13760

2 Highway Work Permit

Work within highway rights-of-way
(highway and utility improvements).

NYSDOT

Town of Union

NYSDOT ~ Road improvements or utility extensions
within right-of-way of Main Street (Rt 17C)

Town of Union ~ Road Improvements or utility

extensions within rights-of-way of Main Street (Rt
17C)

Rick Sperski, P.E.

Resident Engineer, Broome County
44 Hawley St

Binghamton, NY 13902

Lou Caforio

Commissioner of Public Works
3111 E. Main St

Endwell, NY 13760

SEQRA
3 (Article 8 of the ECL; 6
NYCRR Part 617)

Environmental impact assessment of

project components.

The Agency ~
Broome
County
IDA/LDC

Involved
Agencies

Preparation of Generic Environmental Impact
Statement (GEIS).

Environmental Justice issues =
http://www.dec.ny.gov/docs/permits_ej_operation
s_pdf/oneidaej.pdf.

Anticlpated Lead Agency

/o Stacy Duncan, Executive Director
The Agency ~ Broome County IDA/LDC
SSouth College Dr

Binghamton, NY 13905
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Federa| & State

Daniel Mackay
Preservation Laws Completion of Project Reviaw Form *  Consultation with SHPO regarding m_»om\?n__Eo.m Deputy Commissioner
{36 CFR 800; 3 NYCRR {project description and location, NYSOPRHP — fisted or n_ﬁ-c_h for =Q_=N°q. the State and Nationa! New York State Division for Historic
4 Pert42s;sections photographs, and documentation of Fleld Services Registers of Historic Places. Preservation
3.09and 14.09of the  prior disturbance) and/or cultural Bureau «  Potential impacts on areas deemed by SHPO as New York State Office of Park,
NYS Parks, Recreation  resource investigation. Goalisto (SHPQ) sensitive f o_.ﬂﬂm presence of archa n”ﬂ aical Recreation and Historc Preservation
and Historic obtain "No Effect” letter from SHPO. ——— Peebles Island State Park
Preservation Law) P.O. Box 189
Waterford, NY 12188
Daria Golazeski
Floodplain *  Proposed activities within and potentialimpactson  Deputy Commissioner of Public Works
5 Development Permit Work within 100-year floodplain. Town of Union the 100-year floodplain. Code and Ordinances
3111 E. Main §t
Endwell, NY 13760
Potential rezone of patrcels or creation Sara Zublasky-Peer
6 Rezoning of overlay districts to manage TownofUnion =  Potentially proposed by land owners & developers.  Planning Director
proposed land uses within inner 3111 E. Main St
harbor project area. Endwell, NY 13760
T Lisa Miller
. Approval of future site modifications *  May betriggered by future parcel-specific Chairperson
7  Site Plan Approval by land owners & developers. Town of Union development. Town of Union Planning Board
3111 €. Main §t
o . e Endwell, NY 13760
Frank Evangelisti
County Planning review of activities Oirector
g General Municipal located within 500-feet of State or County s May be tiigeered by future parcel-specific Broome County Planning and
Law (GML)§ 239-m County highway, municipal boundary  Planning development. Economic Development
orpark. 60 Hawley St
pa
P.O.Box 1776
- Binghamton, NY 13902
Watsrisnd Approval of water and wastewater " MVWA-Water connections. Lou Caforio
9 Wastewater System infrastructure Improvements and Town of Union Commissioner of Public Works
Improvements P Ay Imp »  Village of Johnson City/Town of Union—Sewer 3111 €. Main St

Approval of Plans

connections.

Endwell, NY 13760
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III. REQUIRED ELEMENTS OF THE DGEIS

A Chapter 1 - Project Description

Information to be provided in this section of the DGEIS will include:
A. Purpose and Scope of Document

B. Background
1. A description of prior site uses, contamination history, mitigation practices, and

building demolition.
2. A description of natural features and resources such as geology, soils,
topography, groundwater, surface water, and plant and animal communities.
C. Project Description - Text and graphics for the three (3) development scenarios of the
redevelopment site. This section will include the number and types of uses, proposed phases
of construction, landscape features, infrastructure, and a description of circulation and site

access.
D. Permits and Approvals

B. Chapter 2 - Land Use, Zoning, Public Policy, and Community Character

Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions
1. Industrial Land Use
B. Consistency with Community and Regional Plans
2.  Zoning Districts
C. Potential Impacts of the Proposed Project
1.  Land Use
2. Community Character
3.  Zoning change(s) of the Project site
4.  Public Policy — description of the consistency of the proposed Project with
existing planning documents and public policies.
D. Mitigation — description of the measures (if any) that will be implemented to mitigate
adverse impacts to Land Use, Zoning, Public Policy and Community Character from the

Project.

C. Chapter 3 - Community Services

Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions
1.  Description of educational, police, fire, emergency service, health care,
recreational, and solid waste facilities and providers potentially affected by
development of the Project.
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2. Description of the current operations and capacity of the community services
identified above based on consultations with the school district, Village of
Johnson City Fire Department, Broome County Sheriff and State Police, and
emergency medical service providers.

B. Potential Impacts of the Proposed Project

1. Description of the anticipated public cost associated with the provision of
services including educational, police, fire, emergency service, health care,
recreational, and solid waste facilities.

2. Description of the potential impacts to the response times of emergency vehicles
to the Project site.

3. Discussion of cumulative impacts that the proposed Project may have on the
provision of educational, police, fire, emergency service, health care,
recreational, and solid waste facilities.

C. Mitigation

1. Description of mitigation actions that may be required as a result of the Project,
including estimated costs associated with labor and equipment.

2. Analysis of the potential costs of providing community services weighed against
the economic benefits of the proposed Project.

D. Chapter 4 - Flooding

Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions

1.  Flood Mitigation and Hydraulic Study
A. General
A need to demonstrate that, by altering the floodplain, the project will produce “no
adverse effects” on neighboring properties is anticipated. Hydraulic modeling
comparing base flood elevations before and after development will be used to complete
this - determination. A hydraulic study will identify possible adverse effects of
development in terms of changes to the 100-year base flood elevation.

B. Obtain and Verify the Effective Model

The FEMA (1988) Flood Insurance Study (FIS) for the Town of Union positions the
entire Project site within the Zone B Special Flood Hazard Area (SHFA) - which is
protected by levees, but would otherwise be subject to flooding during a 100-year
storm event. In 2009, FEMA updated hydraulic modeling for the Susquehanna River
using USACE’s Hydrologic Engineering Center River Analysis Software (HEC-RAS),
which calibrated to high water marks measured at stream gauges during the 2006 flood.
The results of this study are integrated into the Preliminary FIS for Broome County
(FEMA, 2010), which has not yet been adopted as effective in Broome County or the
Town of Union. The Preliminary FIS is considered the best available information for

flood risk at the Project site.
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C. Adapt Modeling and Verify for Pre-Development Conditions

A review of the Preliminary FIS model determined that the Project site was not
adequately represented in the model to assess the impacts of development. An updated
Existing Conditions model will be created to better represent the hydraulics of the
Susquehanna River in the vicinity of the Project site. Cross sections will be added to
the model representing pre-development conditions. This pre-development geometry
will be obtained using LiDAR elevation data available from the New York GIS
Clearinghouse and as-built survey of the Project site from 2016, In addition, Manning’s
n values will be adjusted to match values used for similar land uses in adjacent cross-
sections. Ineffective flow areas will be revised to reflect areas that would not actively
convey water due to the presence of an upstream railroad bridge and/or the USACE
levee. Manning’s n roughness values will be modified to reflect the current grassy
condition of the Project site. The verified model will be used as the baseline for

comparison with post-development models.

D. Preliminarv Post-Development Modeling and Evaluation

In this task, the hydraulic model will be modified by adding the representation of the

proposed development to the model cross sections. The resulting post-development

floodwater elevations at the various cross sections will be compared to the pre-
development baseline. Any effects will be shown as differences in the floodwater
elevations at comparable cross sections. If multiple development or fill scenarios are
necessary, they will be completed during the Final GEIS phase.

B. Potential Impacts of the Proposed Project

1. Qualitative discussion of the potential impact of development of the Project site
on surface water resources.

2.  Identification of the impacts on any aquifers located on site. Description of the
impacts that the Project may have on the level of the local water table, or that the
water table level may have on the Project.

3. Identification of the impacts of the Project on areas with increased flood risk.

C. Mitigation

1.  Description of proposed mitigation measures, if any, to address risk of adverse
impacts due to flooding.

2.  Description of proposed mitigation measures, if any, to address potentially
adverse impacts to surface water resources.

3.  Qualitative description of the process for identifying and mitigating impacts to
surface water resources from future phases of the Project not addressed in the

DGEIS.

E. Chapter 5 - Infrastructure

WATER SUPPLY
Information to be provided in this section of the DGEIS will include:

A. Existing/Baseline Conditions
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1.  Description of the existing water supply for the Project site.

2. Description of current requirements for water supply systems within the Project
area.

B. Potential Impacts of the Proposed Project

1. Description of the proposed water conveyance system to serve the Project site.

2.  Description of the anticipated demand for potable water generated by
development of the Project site, including usage and sources.

C. Mitigation

1.  Discussion of local, state, and regional regulations.

2.  Discussion of the potential build out of the water systems serving the Project site,
including sources, treatment facilities, and transmission and distribution
networks.

3.  Discussion of the potential impacts of the proposed water system and mitigation
requirements for areas adjacent to the Project site.

SANITARY SEWER SERVICE
Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions
1.  Description of the sewage collection and treatment systems that serve the Project
site.
2.  Description of the infrastructure of the corresponding sewer district and treatment
plant capacity.

B. Potential Impacts of the Proposed Project
1.  Description of the wastewater treatment demand generated by development of

the Project site.

2. Description of the proposed plan for providing sanitary sewer service for the
Project.

3.  Description the impacts of the Project on the capacity requirements of the
existing treatment plant.

C. Mitigation

1.  Regulatory Context — discussion of local, state, and regional regulations related
to the provision of sanitary sewer service including those of NYS DEC.

2.  Discussion of the potential build out of the sewage collection and conveyance

systems serving the Project site.
3.  Impacts to other sites in the Sewer District — discussion of the impacts of the
Project on other sites within the sewer district with respect to the provision of

infrastructure and capacity requirements of the treatment plant.

ENERGY AND TELECOMMUNICATIONS
Information to be provided in this section of the DGEIS will include:

A. Existing/Baseline Conditions

17| Former BAE Systems Site at 600 Main Street Redevelopment
DGEIS Scoping Document, October 2019



1.  Description of the current electrical and telecommunications services provided to
the Project site, as well as the capacity of current service providers and
infrastructure.

B. Potential Impacts of the Proposed Project

1. Description of the estimated additional electrical and telecommunication
requirements generated by development of the Project site.

2. Description of energy-saving elements of the redevelopment scenarios, if any,

and consistency with existing local or state energy conservation policies.

C. Mitigation

1.

Description of plans to provide electricity and other energy required for the
Project site.

Regulatory Context — description of local and state regulations related to the
provision of energy and telecommunication services.

Electricity — description of the capacity of local service providers to provide
electricity to the Project site; discussion of the potential for alternative energy
generation on the Project site, including from renewable energy sources.

Heating Energy — description of plans for meeting the Project’s heating and non-
electrical energy needs.

Telecommunications — discussion of infrastructure improvements required to
provide the Project site with telecommunications service.

F. Chapter 6 - Traffic and Transportation

Information to be provided in this section of the DGEIS will include:
A. Existing / Baseline Conditions

Data Collection
Traffic data will be collected for Route 17C (Main Street), the roadway that intersects

with the entrance to the Project site. The data collection will include turning movement
counts, accident reports for the past three years, vehicular speed data from the most
recent NYS DOT traffic counts, and roadway inventory information (posted speed
limits, roadway lane widths, traffic control measures, pedestrian facilities, and transit

services).

Traffic Analysis
A traffic capacity analysis will be completed consisting of the following components:

Growth Rates: increase in traffic volumes at the Project site.

Existing Volumes: existing levels of traffic along Route 17C (Main Street) at
various intersections within the Project area at morning and evening peak hours.
Trip Generation: future trips generated for morning and evening peak hours for
each development scenario will be estimated.
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4.  Trip Distribution: the trips generated by the redevelopment scenarios to Route
17C (Main Street) will be distributed. Future traffic volumes at the Main Street
intersection will be estimated.

5. Internal Circulation: evaluation of roadways proposed within the redevelopment
scenarios.

6.  Traffic Control Device Data: evaluation of existing signals along Route 17C and
proposed signals for the redevelopment scenarios.

Traffic Impact Study
A draft report documenting the findings of the redevelopment scenarios with be

prepared. Comments will be incorporated and a final Traffic Impact Assessment Report
will be included as an appendix to the DGEIS report.

B. Potential Impacts of the Proposed Project
1. Description of potential impacts due to changes to pedestrian traffic, parking,
onsite/off-site circulation, emergency services access, and public transit
conditions resulting from the Project.
C. Mitigation
1. Description of the process for identifying and mitigating impacts to traffic and
transportation from future phases of the Project.
2.  Discussion of mitigation measures that may be necessary as a result of
cumulative impacts from the Project.

G. Chapter 7 - Air Quality

Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions
1. Collection and summary of existing ambient air quality data for the study area:
Ambient air quality monitoring data published by the New York State
Department of Environmental Conservation (NYS DEC) will be compiled for the
analysis of existing as well as future background conditions.
B. Potential Impacts of the Proposed Project
1. Description of mobile source impacts of the Project.
2. Description of stationary source impacts of the Project.
C. Mitigation
1. Discussion of potential mitigation measures for mobile sources.
2. Discussion of potential mitigation measures for stationary sources.

H. Chapter 8 - Noise, Odor, and Light

Information to be provided in this section of the DGEIS will include:
A. Existing/Baseline Conditions
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B.

C.

Description and quantification of existing noise levels of the Project site based on

noise monitoring at specified receptor locations.
Description and quantification of existing light levels of the Project site based on

lighting locations.

Potential Impacts of the Proposed Project

1.

Qualitative and limited quantified analyses of potential noise and light impacts of
the Project on the site and surrounding sensitive receptors.

Mitigation

1.

Description of the process for mitigating noise and light impacts of the proposed

Project.

If applicable, identification and qualitative discussion of opportunities to limit
and attenuate noise at sensitive receptors or indoor locations.

Description of codes and ordinances applicable to construction-related noise.

L Chapter 9 - Socioeconomic Conditions

Information to be provided in this section of the DGEIS will include:
Existing Conditions/Baseline Conditions

A.

B.

C.

1.

Description of the existing demographic and economic conditions in the Town of
Union and Hamlet of Westover using 2010 Census data and American

Community Survey Data.
Description of the existing inventory of commercial and other uses in the Village,

Town, and County.

Description of the existing tax revenues for the Village, Town, School District,
special taxing districts, County, and State generated from the Project site.
Description of New York State Department of Environmental Conservation
designated Environmental Justice Areas applicable to the project site.

Potential Impacts of the Proposed Project

1.

A qualitative description of the potential impacts of development of the Project
site on socioeconomic conditions in the Town and Village.
A quantitative analysis of the potential economic impacts of the proposed Project

2.
on socioeconomic conditions in the Town and Village.
Mitigation

1.

An analysis of the estimated economic benefits of the proposed Project weighed
against the potential costs associated with providing additional municipal

services at the local, county and State level.

J. Chapter 10 - Cultural Resources

Information to be provided in this section of the DGEIS will include:
Existing/Baseline Conditions

A.

B.

1.

No existing cultural or historic resources on the Project site.

Potential Impacts of the Proposed Project
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1.

Description of the potential for adverse impacts to cultural resources from the
proposed Project in accordance with SEQRA and SHPO.

C. Mitigation

1.

Description of measures to avoid, minimize, or mitigate any potentially adverse
impacts of the Project on cultural resources.

K. Chapter 11 - Visual Resources

The Project includes the potential introduction of new structural and landscape features. Therefore, a
visual resources analysis will be conducted to determine potential impacts on the visual character and
aesthetic conditions of the Project site and its immediate vicinity. The assessment will be written in
accordance with the New York State Department of Environmental Conservation (NYSDEC) Visual
Impact Assessment Methodology, “Assessing and Mitigating Visual Impacts,” (DEP-00-2) (October

2018).

A. Existing/Baseline Conditions — Viewshed Analysis

1.

Overview of regulations related to the visual resources analysis, including a
summary of the NYS DEC guidelines referenced above.

Visual resources analysis of the project site. The study area for the analysis will
be delineated to include areas from which new project elements would be visible.
Existing visual resources will be identified and described. Visual resources may
include landscape elements such as water bodies; designated historic structures
and other cultural resources; parks; unique topographic or geologic features; and
critical environmental areas. Photographs will be used to document important
visual resources. A descriptive narrative accompanied by photos will illustrate
existing and future visual conditions of the study area, including the visibility of
project components from vantage points within the study area during leaf-off

condition.

B. Potential Impacts of the Proposed Project

L.

Description of the proposed project in the context of proximity to identified
visual resources, orientation, design context, bulk, and height. Potential aesthetic
impacts of the project, if any, will be qualitatively described. The impacts
analysis will consider such factors as substantial changes to views, the number
and type of viewers that would be affected, the duration of views, and whether or
not the feature has been designated as a special resource or viewshed.

C. Mitigation

1.

Description of measures to mitigate any aesthetic impacts. Mitigation measures
may include reducing or eliminating the project’s effect on visual resources
through screening, downsizing, relocation, or use of alternate materials.

L. Chapter 12 - Hazardous Materials
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Information to be provided in this section of the DGEIS will include:

A. Existing/Baseline Conditions
1. A description of previous uses of the Project site and Recognized Environmental

Conditions based on a Phase I Environmental Site Assessment, which will
include site inspections as well as a review of available records, historical maps,

and/or aerial photography.
2. A description of the potential for hazardous materials to be present within the

Project site based on the above and an evaluation of regulatory database listings.
3.  Identification of areas of hazardous materials within the Project site.

B. Potential Impacts of the Proposed Project
1. A qualitative description of the potential impacts of hazardous materials on the

Project site.
C. Mitigation
1. A description of the documentation and mitigation requirements related to
hazardous materials for the Project site.

M. Chapter 13 - Solid Waste Management

Information to be provided in this section of the DGEIS will include:

A. Introduction
1. A discussion of solid waste management issues associated with the Project site.

B. Potential Impacts of the Proposed Project
1. A qualitative description of the impacts of the Project on solid waste generation.

C. Mitigation
1. A description of the range of mitigation measures that will be implemented to

manage solid waste.

N. Chapter 14 - Liquid Waste Management

Information to be provided in this section of the DGEIS will include:

A. Introduction
1. A discussion of liquid waste management issues associated with the Project site.
B. Potential Impacts of the Proposed Project

1. A qualitative description of the impacts of the Project on liquid waste generation.

C. Mitigation
1. A description of the range of mitigation measures that will be implemented to

manage liquid waste.

0. Chapter 15 - Construction

Information to be provided in this section of the DGEIS will include:
A. Introduction
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1.  Phasing — a discussion of the anticipated phasing of construction for the proposed
Project, including a description of the areas included in each phase, the general
types of construction anticipated, and the anticipated development timeline.

2. A qualitative description of required site preparation and grading.
3. Discussion of local, regional, and state requirements related to construction

noise, air quality, traffic, stormwater, and erosion control.

B. Potential Impacts of Construction
1. A qualitative description of the impacts of Project construction on traffic

. generation, air quality, and noise.
C. Mitigation
1. A description of the range of general measures that will be implemented to
mitigate the impacts of construction on the proposed site and adjacent land uses.
2. Description of the erosion and sediment control plan.

P. Chapter 16 - Alternatives
Information to be provided in this section of the DGEIS will include:

A. Identification of alternatives to the proposed redevelopment plan, including the No Build
Alternative and a reasonable range of design and use alternatives that provide an
opportunity to minimize or avoid significant adverse impacts of the proposed project.

B. Identification of the likely impacts associated with an alternative compared to the
proposed project based on qualitative assessment.

Q. Chapter 17 - Cumulative Impacts

A. Discussion of the cumulative impacts identified in the previous chapters.

R. Chapter 18 - Unavoidable Adverse Impacts

A. Summary of the significant, unavoidable impacts identified in the previous chapters.

S.  Chapter 19 - Growth-Inducing Effects
A. Discussion of the potential growth-inducing impacts resulting from development of the
Project site.
T. Chapter 20 - Public Outreach

A. Comprehensive summary of all outreach efforts will be included.
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U. References

A. References cited in document will be identified by title, source and date.

IV. Appendices

A. Attachments of the reports and important data used in the creation of the document.
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