





L. Additional Information. Additional information regarding the requirements noted in this
Application and other requirements of the Agency is included on the Agency’s website which can
be accessed at hitps//www.cityofnewburgh-ny.gov/indystrial-development-agency.
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I affirm under penalty of perjury that all statements made on this Second Amended
Application are true, accurate, and complete to the best of my knowledge.

Grand Street Newburgh Property Co., LLC
By: FSH Holding, LLC, its Sole Member

/

By: Corey SithsFoster, Manager

FSH Newburgh Hotel, LLC
By: FSH Holding, LLC, its Sole Member

[ —

By: Corey Sims Foster, Manager

o e v o~ e - - -

NOTE: APPLICANT MUST ALSO ~C-Ol\/iPLETE THE APPROPRIATE VERIFICATION
APPEARING ON PAGES 28 THROUGH 31 HEREOF BEFORE A NOTARY PUBLIC AND

MUST SIGN AND ACKNOWLEDGE THE HOLD HARMLESS AGREEMENT APPEARING
ON PAGE 32.




VERIFICATION

(If Applicant is a Corporation)

STATE OF )
)SS.:
COUNTY OF )

deposes and says that he is the

(Name of officer of applicant)

of .

(Title) (Company Name)
the corporation named in the attached application; that he has read the foregoing application and
knows the contents thereof; and that the same is true and complete and accurate to the best of his
knowledge. Deponent further says that the reason this verification is made by the deponent and not
by said Company is because the said Company is a corporation. The grounds of deponent’s belief
relative to all matters in the said application which are not stated upon his own personal knowledge
are investigations which deponent has caused to be made concerning the subject matter of this
application as well as information acquired by deponent in the course of his duties as an officer of
and from the books and papers of said corporation.

{officer of applicant)

Sworn to before me this
day of ,20

Notary Public
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VERIFICATION

(If applicant is partnership)

STATE OF )
)SS.:
COUNTY OF )
, deposes and says that he is one of the (Name of Individual)
members of the firm of , the partnership named in the attached
(partnership name)

application; that he has read the foregoing application and knows the contents thereof; and that the
same is true and complete and accurate to the best of his knowledge. The grounds of deponent’s
belief relative to all matters in the said application which are not stated upon his own personal
knowledge are investigations which deponent has caused to be made concerning the subject matter
of this application as well as information acquired by deponent in the course of his duties as a
member of and from the books and papers of said partnership.

Sworn to before me this
day of ,20

Notary Public
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VERIFICATION
(If applicant is limited liability company)

STATE OF NEW YORK )

} SS.:
COUNTY OF SULLIVAN )

Corey Sims Foster . deposes and says that he is the Manager of the Sole
{(Name of Individual)
Member of the firm of __Grand Street Newburgh Property Co., LLC , the limited liability company
(limited Hability company)

named in the attached Second Amended Application; that he has read the foregoing Second
Amended Application and knows the contents thereof; and that the same is true and complete and
accurate to the best of his knowledge. The grounds of deponent’s belief relative to all matters in the
said Second Amended Application which are not stated upon his own personal knowledge are
investigations which deponent has caused to be made concerning the subject matter of this
application as well as information acquired by deponent in the course of his duties as a member of and
from the books and papers of said limited liability company.

Grand Street Newburgh Property Co., LLC
By: FSH Holding, LLC, its Sole Member

~

By: Corey SiméEeéter, Manager

Sworn to before me this

e

SUETAHN  {

Notary Public, State of Mew York
NYS Registration No. §1JA4989241
Qualified in Sullivan County
Commission Expires December 2, 2025
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VERIFICATION
(If applicant is limited liability company)

STATE OF NEW YORK )

) SS.:
COUNTY OF SULLIVAN )

Corey Sims Foster . deposes and says that he is the Manager of the Sole
(Name of Individual)
Member of the firm of __FSH Newburgh Hotel, LLC __, the limited liability company named in
(limited liability company)

the attached Second Amended Application; that he has read the foregoing Second Amended
Application and knows the contents thereof; and that the same is true and complete and accurate to
the best of his knowledge. The grounds of deponent’s belief relative to all matters in the said Second
Amended Application which are not stated upon his own personal knowledge are investigations
which deponent has caused to be made concerning the subject matter of this application as well as
information acquired by deponent in the course of his duties as a member of and from the books and
papers of said limited liability company.

FSH Newburgh Hotel, LLC
By: FSH Holding/.I(C, its Sole Member

o

By: Corey Sims Poster, Manager

Swom to before me this

SU }N ” =

N&tary Public, S ew York
NYS Registration No 01JA4989241
Quatlified in Sullivan County

Commission Expires December 2, 2025
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HOLD HARMLESS AGREEMENT

Applicant hereby releases City of Newburgh Industrial Development Agency and the
members, officers, servants, agents and employees thereof (hereinafter collectively referred to as
the “Agency”) from, agrees that the Agency shall not be lable for and agrees to indemnify, defend
and hold the Agency harmless from and against any and all liability arising from or expense
incurred by (A) the Agency’s examination and processing of, and action pursuant to or upon, the
attached Second Amended Application, regardless of whether or not the Second Amended
Application or the Project described therein or the tax exemptions and other assistance requested
therein are favorably acted upon by the Agency, (B) the Agency’s acquisition, construction and/or
installation of the Project described therein and (C) any further action taken by the Agency with
respect to the Project; including without limiting the generality of the foregoing, all causes of action
and attorneys’ fees and any other expenses incurred in defending any suits or actions which may
arise as a result of any of the foregoing. If, for any reason, the Applicant fails to conclude or
consummate necessary negotiations, or fails, within a reasonable or specified period of time, fo take
reasonable, proper or requested action, or withdraws, abandons, cancels or neglects the Second
Amended Application, or if the Agency or the Applicant are unable to reach final agreement with
respect to the Project, then, and in that event, upon presentation of an invoice itemizing the same,
the Applicant shall pay to the Agency, its agents or assigns, all actual costs incurred by the Agency
in the processing of the Second Amended Application, including attorneys’ fees, if any.

Grand Street Newburgh Property Co., LLC
By: FSH Holding, L.LC, its Sole Member

—
By: Corey Sims‘Eester, Manager

FSH Newburgh Hotel, LLC
By: FSH Holding, LLC, its Sole Member

-

By: Corey Sims\Eoster, Manager

Sworn to before me this

NYS Registration No. 01JA498924]
Qualified in Sullivan County
Commission Expires December 2, 2625
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TO: Project Applicants
FROM: City of Newburgh Industriai Development Agency
RE: Cost/Benefit Analysis

In order for the City of Newburgh Industrial Development Agency (the “Agency”) to prepare a
Cost/Benefit Analysis for a proposed project (the “Project”), the Applicant must answer the questions
contained in this Project Questionnaire (the “Questionnaire™) and complete the attached Schedules. This
Questionnaire and the attached Schedule will provide information regarding various aspects of the Project,
and the costs and benefits associated therewith.

This Questionnaire must be completed before we can finalize the Cost/Benefit Analysis, please
complete this Questionnaire and forward it to us at your earliest convenience.

PROJECT QUESTIONNAIRE

1. Name of Proiect Benefici “C )
roject Benefictary ("Company”) FSH Newburgh Hotel, LLC

2. Brief Identification of the Project: Hotel and event faciity wih food and beverage oparations and
afull-service 5pa

3. Estimated Amount of Project Benefits Sought:

A. Amount of Bonds Sought: $0
B. Value of Sales Tax Exemption Sought $ 1,537,335
C. Value of Real Property Tax Exemption Sought $3.317,161
D. Value of Mortgage Recording Tax Exemption
Sought $255875

4. Likelihood of accomplishing the Project in a

‘ A All financing now in place..
timely fashion:

PROJECTED PROJECT INVESTMENT

A Land-Related Costs

1. Land acquisition $o
2. Site preparation %
3. Landscaping, Paving, Parking Development, Site Prep $ 1211308
4.  Utilities and infrastructure development $
5. Access roads and parking development $
6. Other land-related costs {describe) $

B. Building-Related Costs
1. Acquisition of existing structures $1,300,000
2. Renovation of existing structures $15437,058
3. New construction costs (Rooftop decks) § -
4.  Electrical systems $ 4,016,981
5. Heating, ventilation and air conditioning $ 3498265
6. Plumbing § 1,792,500
7. Other building-related costs (describe) § 372450

{Elevator & Access Work}
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Machinery and Equipment Costs

1. Production and process equipment B
2. Packaging equipment $
3. Warehousing equipment $
4. Installation costs for various equipment $
5. Other equipment-related costs (describe) $ 700,000
(Kechen retated equipment)
. Furniture and Fixture Costs
1. Office furniture (Dining Room and event equipment) $ 645000
2. Office equipment $
3.  Computers {including POS, Management software, other technology) $ s0000
4.  Other fumniture-related costs (describe) $ 1715000
{Hotei FFRE/QSAE, F&B FF&E/OSKE)
. Working Capital Costs
1. Operationcosts (pre-opening payrolij 3 400,000
2. Production costs $
3.  Raw materials b
4. Debt service (inciudes reserve, property taxes, accounting services) % 6,256,181
5. Relocation costs $
6.  Skills training 3
7. Other working capital-related costs (describe) 325000
(Pre-opening sales and marketing, inventories)
] Professional Service Costs
1. Architecture and engineering 3 2153791
2. Accounting/legal $ 27888
3. Other service-related costs (describe) $ 3018657
(Debt Fees & Other Closing Costs}
. Other Costs
1. Fire and Life Safety $ s77,101
2 Spa Facility $ 500,000
3. Hard and Soft Contingency $ 1,627,806
) Summary of Expenditures
1. Total Land-Related Costs $ 1211308
2. Total Building-Related Costs § 26417204
3. Total Machinery and Equipment Costs $  ro0000
4.  Total Furniture and Fixture Costs $ 2,450,000
5. Total Working Capital Costs $ 6981161
6. Total Professional Service Costs § 5200137
7. Total Other Costs $ 3004907
TOTAL 3 45,964,801
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PROJECTED CONSTRUCTION EMPLOYMENT IMPACT

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

Year Number of | Total Annual Wages and Estimated Additional NYS
Construction Benefits Income Tax
Jobs

Current Year 24 $ 477240 $ 26248

Year | 88 $ 4,401,780 $ 242,087

Year 2 k] $ 1244780 $ 68462

Year 3 $ $

Year 4 $ $

Year 5 3 $

PROJECTED PERMANENT EMPLOYMENT IMPACT

Estimates of the total number of existing permanent jobs to be preserved or retained as a result of
the Project are described in the tables in Section I'V of the Application. None

Estimates of the total new permanent jobs to be created by the Project are described in the tables in
Section IV of the Application.

Please provide estimates for the following:
A. Creation of New Job SKkills relating to permanent jobs. Please complete Schedule A.

Provide the projected percentage of employment that would be filled by City of Newburgh
residents: _All positions will be open to residents of the City of Newburgh.

A. Provide a brief description of how the project expects to meet this percentage:

PROJECTED OPERATING IMPACT

Please provide estimates for the impact of Project operating purchases and sales:

Additional Purchases (1* year following
project completion) § 615787

Additional Sales Tax Paidon
Additional Purchases $ 50,033

Estimated Additional Sales (1* full year
following project completion) $ 7,824,750

Estimated Additional Sales Tax to be
collected on additional sales (1*' full $ 835,761
year following project completion)

Please refer to the attached cost/benefit analysis for information regarding additional sales, sales tax,

and estimated rcom tax to be collected. 35

Estimated Occupancy Tax Collected first year of operations:  $121,140



iL. Please provide estimates for the impact of Project on existing real property taxes and new payments
in lieu of taxes (“Pilot Payments”):!

Year Existing Real New Pilot Total

Property Taxes Payments {Difference)
(Without IDA involvement) (With 1DA)

Year I
Year2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10

Year 11
Year 12
Year 13

' No change in previously approved PILOT is being requested.
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CERTIFICATION

I certify that I have prepared the responses provided in this Questionnaire and that, to the best of
my knowledge; such responses are true, correct, and complete.

I understand that the foregoing information and attached documentation will be relied upon, and
constitute inducement for, the Agency in providing financial assistance to the Project. I certify that I am
familiar with the Project and am authorized by the Company to provide the foregoing information, and such
information is true and complete to the best of my knowledge. I further agree that I will advise the Agency
of any changes in such information, and will answer any further questions regarding the Project prior to the
closing.

T affirm under penalty of perjury that all statements made on this Second Amended Application are
true, accurate, and complete to the best of my knowledge.

Name of Person Completing Project Questionnaire

Date Signed: July  Z{ 2025. on behalf of the Company.
Name: Corey Sims Foster
Title: Manager
Phone Number:

Address: _4053 State Roufe 52, / P.0O. Box 595,
Youngsvilte, New York 12791

Signature: ﬁ /
W/
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SCHEDULE A

CREATION OF NEW JOB SKILLS

Please list the projected new job skills for the new permanent jobs to be created at the Project as a
result of the undertaking of the Project by the Company.

$70,000 - $75,000

Banqueis/Event Sales Manager

FTE
New Job Skills Number of Positions Created Range of Salary and Benefits

Rooms Manager 1 $50,000 - $60,C00
Reception 3 $30,C00 - $40,000
Reservations 2 $35,000 - $40,000
Housekeeping Supervisors 2 $40,000 - $45,000
Housekeepers 5 $£30,000 - $35,000
Houseman/Attendants 2 $30,000 - $35,000

Spa Manager 1 $55,000 - $60,000

F&B Managers 3 $50,000 - $55,000
Servers 7 $15,000 - $20,000 w/o tips
Bartenders 3 $15,000 - $20,000 wio tips
Bussers 3 $15,000 - $20,000 wio lips
Event Servers 4 $15,000 - $20,000 wio tips
Event Set-Up 2 $30,000 - $35,000
Executive Chef 1 $80,0600 - $90,000

Sous Chefs 6 $45,000 - $50,000

Cooks 6 $35,000-$50,000
Steward/Dishwashers 4 $30,000 - $35,000
General Manager 1 $95,000 - $110,000
Accounting Staff 1 $60,000 - $65,000
Sales Manager 1

2
1

$50,000 - $55,000

Handyman/Engineer

$45.000 - $50,000

Shouild you need additional space, please attach a separate sheet.
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£SH Grand Street Newburgh Property Types of Employment

Rooms Department

Rooms Manager: Responsible for hiring and overseeing department employees including hausekeeping,
recaption, and reservations staff, scheduling, guest refations

Reception employees: Responsible for guest refations upon check-in and check-out, concierge services
during stay

Reservations employees: Responsible for room bookings and billing, guest relations

Housekeeping Supervisors: Responsible for managing housekeeping staff, overseeing cleanfiness of
rooms, facilities, and common areas, scheduling, hiring

Housekeepers: Responsible for day-to-day cleanliness of rooms, facifities, and common areas, taundry

Houseman/Public Area Attendants: Responsible for general cleantiness of common areas, assisting
reception employees, belthop duties, front door presence, greeting guests

Spa Department

Spa Manager: Responsible for all spa operations, department staffing, scheduling, quality of service,
guest relations, cleanliness, profitability, etc.

Massage Therapists: Responsible for performing quality treatments, maiﬁtaining a professional and
guest-oriented environment, cleanliness and sanitation of treatment rooms {Independent Contractors}

Food and Beverage Department

F&B Managers: Responsible for day-to-day management of service staff, scheduling, ensuring guest
satisfaction, beverage orders, inventory

Servers: Responsible for ensuring guests in our dining facilities experience world class service

Bartenders: Responsible for ensuring guests in our bar areas and in attendance at private events
experience world class service and quality beverages

Bussers: Responsible for assisting servers and bartenders in providing world-class service through
ensuring excellent table maintenance

Event Servers: Responsible for ensuring guests at private events experience world class service

Event set-up: Responsible for the physical set-up of events Including tables, chairs, food stations, and
other compoenents of event organization



Kitchen

Executive Chef: Respansible for all aspects of the culinary program including overall supervision of all

kitchen staff, hiring, scheduling, menu design, meeting food cost objectives, inventory and ordering, and
guest relations

Sous Chefs: Responsible for day-to-day operation of kitchen facilities, scheduling, hiring, execution of

the executive chef’s vision for the program, inventory and ordering, physical presence in the kitchens
and on the lines

Cooks: Responsible for the direct exacution of the menu items, food prep, kitchen cleaniiness

Steward/Dishwashers: Responsible for the cleanliness of all dishes, glasses, flatware, coockware, utensils,
some food prep, overal! kitchen cleantiness

Admin/General Manager;

General Manager: Responsible for the overalt operation of the facility, hiring and supervision of all
department heads and managers, financial success of the facility, decision-making refated to the overall
success of the facility, responsible to ownership for the operation as a whole

Acrounting Staff: Responsible for the financial accounting of the facility — accounts receivable, accounts
payabte, payroll, general accounting as it relates to the operation of the business

Sales and Marketing

Sales Manager: Responsible for all sales as it relates to the booking of events and private parties, raoms,
and overall future business of the facility

Banquets/Events Sales Manager: Report to the Sales Manager and are specifically responsible for
event/private party sales and their execution and management of booked events

Repairs and Maintenance

Handyman/Engineer: Responsible for day-to-day maintenance of the facility including minor repairs and
maintenance, overseeing the physical plant, communicating and coordinating with outside vendors as
they relate to huilding maintenance and repair



EXPLANATION - SECOND AMENDED APPLICATION

This explanation is attached to and made part of the Second Amended Application of Grand

Street Newburgh Property Co., LLC and FSH Newburgh Hotel, LLC to the City of Newburgh
Industrial Development Agency.

The Second Amended Application medifies in part the Application of Grand Street
Newburgh Property Co., LLC and FSH Newburgh Hotel, LLC, dated July 30, 2021 (*Original
Application™); which was amended by the Amended Application, dated October 19, 2021 (*First
Amended Application™). The application was further amended by a letter application, dated
February 16, 2022 (“Letter Amendment” and together with the Original Application and First
Amended Application, the “Application™).

It has been a significant challenge to source necessary funding to make the Project a reality.
Only recently (on July 16, 2025) was the final capital source identified.

Over the long delay occasioned by efforts to identify funding sources, cost estimates have

increased. There have also been some minor programming changes to “value engineer” some
aspects of the Project.

The Second Amended Application will:

Update the Application for changes occasioned by the passage of time;

Update the Project budget;

Provide a revised estimated timeline for construction and equipping of the Project;
Increase the sales tax abatement request to align with the new budget;

Increase the mortgage recording tax abatement request to align with committed financing
facilities to be secured by a mortgage.

.« & & &

Except for changes requested by the Second Amended Application, all other agreements

and documents between the Applicant and Agency will remain unchanged. This includes the
PILOT Agreement.

For ease of reviewing the Second Amended Application, this explanation memo will
highlight ail material differences between the Original Application (interim amendments, where
applicable) and the Second Amended Application. Parenthetical references following centered
topic headings are to the relevant sections of the application form.

PROJECT COSTS (see V.A.)

The Project costs now estimated are significantly higher than as set forth in the Original
Application and Letter Amendment of February 16, 2022.
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The comparative budget and primary drivers of budget revisions are as follows:

Original Letter Asrfz:gg:d Commenta
Application  Amendment Aoplicati Ty
pplication
Buildings 1,300,600 1,300,000 1,300,000 Np Change
Machinery 4,125,000 4,939,800 5,307,101 Updaied costs based on latest budget
Professional Fees increased due to timing delays,
Arch and Engineering 955,000 1,346,741 2,153,791 value engineering, additional work
Financing Cost 650,000 797,350 2,065,363
Larger project costs resulting in higher debt balances
900,000 1,100,000 6,256,161 + higher rate environment
Increased due to greater scope + increase in labor
Building Reno 14,865,500 18,804 320 27,227 883 and material cost
Other Soft Costs 1,654,500 1,654,500 1,654,500 No Change
Total 24,450,000 29,942,710 45,964,801

ESTIMATED VALUE OF TAX EXEMPTION (Project Summary)

The increased budget includes increased cost for the purchase or lease of otherwise taxable
materials and services. The financing to be secured by a mortgage on the Project site is now known.
The Estimated Value of Tax Exemptions from the Original Application compared to the requested
exemptions by the Second Amendment are as follows:

Originat Second Amended
Application Application
N.Y.S. Sales and Compensation Use Tax (State):  $462,310 $756.842
N.Y.S. Sales and Compensation Use Tax
(Orange County): $476,757 $780,493
Mortgage Recording Tax: $192,150 $255,675
Real Property Tax Exemption: $3,588,482 $3,317,161
PROJECT DESCRIPTION (ILA.)
The Description of the Project has been slightly modified to account for changes in
programming.
Original Application:

The project is a full-service hospitality facility with eighty hotel rooms, a three meal-period
restaurant, event space, a full-service spa, and a rooftop bar located on Grand Street in Newburgh.
The project will involve the restoration and renovation of three historic buildings including the
former Masonic Temple, former YMCA building, and the former American Legion building.



Second Amended Application:

The Project is a full service hospitality complex with 74 rooms, a 150 seat three-meal period
restaurant, a 21 seat fourth floor interior bar, a 18 seat specialty restaurant on the fourth floor, 2
banquet and event spaces located on the 3rd and 4th floor of the Masonic Temple, multiple small
meeting spaces throughout, a full service spa with 9 treatment rooms and a backyard pavilion
casual/seasonal eatery. The Project will involve the restoration and renovation of three historic

buildings on Grand Street including the former American Legion, YMCA and Masonic Grand
Temple buildings.

DESCRIPTION OF PROJECT SITE (I1.C.2.b & ¢}

At the time of the Original Application, the Boys and Girls Club occupied a portion of the

American Legion Building. As of the date of the Second Amended Application, all three (3)
buildings are vacant.

OWNER OF PROJECT SITE (IL.C.4.)

Grand Street Newburgh Property Co., LLC is the owner of the Project site. The Project site
was purchased from Orange County on November 4, 2022. The purchase price was §1,300,000,

PERMITS (ILC.5.)

The approvals from the City of Newburgh Architectural Review Committee and City of
Newburgh Planning Board have been obtained. Building permit applications have been submitted.

DESCRIPTION OF PROPOSED CONSTRUCTION (1L.D. 1 & 2)

The construction of a rooftop bar at the Masonic Temple building has been eliminated.
Programming planned for the rooftop bar will be redirected to the bar at the full-service restaurant
to be constructed in the Masonic Temple building.

PRINCIPAL USE (1L.D.3.)

The interior redesign has resulted in a reduction in the number of hotel rooms from 80 to
74.

PROJECT STATUS (11.G.1.)

Grand Street Newburgh Property Co., LLC is now the owner of the three (3) parcels of land
comprising the Project.



PERMITS AND APPROVALS (11.G.3.)
All required approvals have been obtained. Complete construction drawings prepared by

LAN Associates and building permit applications were delivered to the City of Newburgh Building
Department on July 24, 2025.

EXPENDED FUNDS (I1.G4.)

The applicant has expended in excess of $4,000,000 to purchase the three (3) parcels of
property comprising the Project; pay carrying cost on the Property; pay fees and professionals
related to the Original Application and closing with City of Newburgh IDA, pay for surveying,
engineering and architectural services; and apply for and prepare necessary budgets and requested
information to financing sources.

ANTICIPATED COMPLETION DATE (I1.G.5.)

The new estimated completion date is the third quarter of 2027.

ANTICIPATED HIRING DATES (IV.C.}

Timing for hiring staff to fill new permanent jobs is driven by the estimated completion
date.

With the completion and opening goal of the third quarter of 2027, we anticipate beginning
to hire employees in the second quarter of 2027.

The hiring of management will most likely take place in the first quarter of 2027,
ANTICIPATED PROJECT COSTS (V.A)

Anticipated Project Costs from the Original Application compared to the Second Amended
Application are as follows:

Original Letter ;;CO? d
rigin ende
Appligcation Amendment Application
Land - - -
Buildings 1,300,000 1,300,000 1,300,000
Machinery & Equipment Costs 4,125,000 4,939,800 5,307,101
Architects and Engineering Costs 655,000 1,346,741 2,153,791
Financing Cost 650,000 797,350 2,065,363
Construction Loan Fees 900,000 1,100,000 6,256,161
Building Renovation 14,865,500 18,804,320 27,227,885
Other Soft Costs 1,654,500 1,654,500 1,654,500

Total 24,450,000 29,942,719 45,964,801



ANTICIPATED PROJECT FINANCING SOURCES (V.B.)

Anticipated Project Financing Sources anticipated at the time of the Original Application,
at the time of the Letter Amendment, as compared to what is now anticipated are as follows:

Description of Sources | Original Application Letter Second Amended
Amendment Application

Private Sector Financing | $18,300,000 $22,450,000 36,306,273

Public Sector $1,000,000 $1,000,000 -

Federal Programs $ - $ - 2,986,128

State Programs $2,500,000 $1,250,000 1,250,000

Local Programs $ - ’ $ -

Applicant Equity $2,650,000 $5,242,710 5,422,460

Total $24,450,000 $29,942,710 45,964,801

APPLICANT EXPENDITURES TO DATE (V.C)
Applicant Expenditures to date total approximately $4,000,000 (see I1.G.4 above for data).

LOANS TO BE SECURED BY MORTGAGE (V.D.)

ORIGINAL APPLICATION | LETTER AMENDMENT SECOND AMENDED
APPLICATION
$18,300,000 $22,450,000 $24,350,000

FINANCING COMMITMENTS (V.E.)
Commitments for financing or other funding sources have been received from the following:
Community Bank & Trust — West Georgia
Peachtree Group LLC
PNC Bank
Stearns Bank
PUBLIC SECTOR SOURCES (V.F.)
The percentage of Project costs to be financed by public sector sources is 9.22%.

ESTIMATED AMOUNT TO BE BORROWED (V.G.)

The total amount estimated to be borrowed is as follows::

Community Bank & Trust ~ | $24,350,000

West Georgia
Peachtree Group LLC $11,956,273
PNC Bank — Net $2,986,128

Stearns Bank ~ HTC Bridge | $2,672,400




TAX BENEFITS (VI.B.1.)
No additional real property tax exemptions are requested. A deviation from the Agency
UTEP was previously approved.
LOANS TO BE SECURED BY MORTGAGES (V1.B.2)

The only Project financing to be secured by a mortgage is the USDA B&I Loan to be made
by Community Bank & Trust — West Georgia in the original principal amount of $24,350,000.

APPROXIMATE AMOUNT OF EXEMPT PURCHASES (V1.B.3))

The approximate amount of exempt purchases which the Applicant expects to be exempt
from the NYS Sales and Compensating Use Taxes is $18,921,044.

ESTIMATED VALUE OF TAX EXEMPTIONS (V1.B4)

NYS Sales and Compensating Use Taxes-State $756,842
NYS Sales and Compensating Use Taxes-County $780,493
Mortgage Recording Taxes $255,675
Real Property Tax Exemptions $3,317,161

(COST BENEFIT ANALYSIS)

PROJECT QUESTIONNAIRE
3. Estimated Amount of Benefits Sought
Original Application | Second Amended

Application

A. Bonds $0 $0

B. Sales Tax Exemption $053,514 $1.537,335

C. Real Property Tax Exemption $3,588,482 $3,317,161

D. Real Property Mortgage Recording | $192,150 $255,675

PROJECTED PROJECT INVESMENT

Original Second Amended
Application Application

A, Land Related Costs

3. Landscaping, Paving, Parking, Site Prep $994,500 $1,211,396

B. Building-—Related Costs

1. Acquisition of existing structures $1,300,000 $1,300,000

2. Renovation of existing structures $6,600,000 $15,437,058

3. New construction costs (rooftop decks) $500,000 -




4. Electrical Systems $1,500,000 $4,016,931
5. Heating, ventilation and air conditioning $2,000,000 $3,498,265
6. Plumbing $1,000,000 $1,792,500
7. Other building-related costs $2,271,000 $372,450
C. Machinery and Equipment Costs

5. Other equipment-related costs $ $700,000
D. Furniture and Fixture Costs

1. Office furniture (dining room/event equipment) $495,000 $645,000
3. Computers (including POS, Management software, $165,000 $90,000
other technology)

4. Other fumniture-related costs (hotel FF&E/OS&E, | $1,565,000 $1,715,000
F&B FF&E!OS&E)

E. Working Capital Costs $725,000 $725,000
4. Debt service (includes reserve, property taxes, $1,300,000 $6,256,161
accounting services)

F. Professional Service Costs

1. Architecture and engineering $855,000 32,153,791
2. Accounting/legal $ $ 27,686
3. Other service-related costs (acquisition costs) $100,000 $3,018,657
G, Other Costs

1. Fire and Life Safety $1,000,000 $877,101
2. Spa Facility $900,000 $500,000
3. Hard and Soft Contingency $1,179,500 $1,627,806
H. Summary of Expenditures

1. Total Land-Related Costs $994,500 $1,211,396
2. Total Building-Related Costs $15,171,000 $26,417,204
3. Tota] Machinery and Equipment Costs $ $700,000
4, Total Furniture and Fixture Costs $2,2235,000 $2,450,000
5. Total Working Capital Costs $2,025,000 $6,981.161
6. Total Professional Service Costs $955,000 $5,200,134
7. Total Other Costs $3,079,500 $3,004,907
TOTAL of Summary of Expenditures $24.,450,000 $ 45,964,801

PROJECT CONSTRUCTION EMPLOYMENT IMPACT

Projected Construction Employment Impact has been updated based on estimates provided
by the general contractor (Baxter Construction Company). These estimates compared to the
previous estimates provided by Standback General Contractors, LLC are as follows:

Year # of jobs # of jobs,
Original Application | Second Amended Application
Cumrent | 2025 30 24
Year 1 2026 110 88
Year2 | 2027 20 32




Year Annual Wages and Annual Wages and Benefits,
Benefits Second Amended Application
Qriginal Application

Current | 2025 $1,056,663.50 $477,240

Year 1 2026 $3,698,322.60 $4,401,760

Year 2 2027 $528,331.80 $1,244,760

Year Additional NYS Income Additional NYS
Tax Income Tax,

Original Application Second Amended
Application

Current | 2025 $52,833.18 26,248

Year 1 2026 $184,916.13 242,097

Year 2 2027 $26,416.59 68,462

PROJECTED OPERATING POLICY

Estimates for the impact of Project on operating purchases and sales:

Original Application  [Second Amended

Application
Additional Purchases (1% year following project $535,467 $615.787
compietion) ’
Additional Sales Tax Paid on Additional
Purchases $43,507 $50,033
Estimated Additiona! Sales (1% full year
following project completion) $5.276.456 $7.824.750
Estimated Additional Sales Tax to be collected
on additional sales (1% full year following
project completion) $428.712.05 $635,761
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Grand Street Redevelopment Project

Background:

Grand Street Newburgh Property Co., LLC (“Property Co.”) and FSH Newburgh Hotel,
LLC (“HotelCo” and together with Property Co., the “Applicant”) have submitted a
Second Amended Application to the City of Newburgh Industrial Development Agency
for financial assistance for the redevelopment of three adjacent properties (Tax Map
Parcels 31-2-18, 31-2-13.2 and 31-2-19). These properties (the former Masonic Temple,
YMCA, and American Legion buildings) were previously owned by the County of
Orange and acquired by Property Co. on November 4, 2022.

The site is, altogether, approximately 1.75 acres in size, has river views and is served
with all necessary infrastructure. The project involves the construction of 74 hotel

rooms, two restaurants, a fourth-floor bar, a spa, a banquet facility and some incidental

retail space.
American Legion
62
54 YMCA Building
Masonjc Temple
48
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Grand Street Redevelopment Project

It is estimated $45,964,801 will be invested in the project. The investment includes an
estimated $27,277,885 in real property improvements and $5.307,100 invested in
furniture, fixtures, and spa/safety equipment. Other costs, including property acquisition,
professional fees, and carrying costs, total an estimated $13,429,815.

The City of Newburgh Industrial Development Agency (“Agency”) previously approved
real property, mortgage, and sales tax abatements to assist in making this project a
reality. The Second Amended Application requests an increase in the levels of sales tax
and mortgage recording tax abatements. No change in the approved levels of real

property tax assistance is requested.

Masonic Temple, 48 Grand Street

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

of the proposed project." The Applicant has requested Shepstone Management

City of Newburgh Industrial Development Agency Page 2 of 12
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Grand Street Redevelopment Project

Company, Inc. provide such an analysis of the Second Amended Application on an
independent basis. This study is designed to compare the economic benefits of the
project, including both direct and indirect revenues generated for local and state
government, against abated taxes. Both direct and indirect costs are considered on this

side of the equation as well.

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

materials forming the basis for the conclusion reached.

YMCA Building, 54 Grand Street

City of Newburgh Industrial Development Agency Page 3 of 12
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Grand Street Redevelopment Project

Methods and Assumptions:

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

1)

The Applicant previously applied for a deviation from the Agency’s Uniform Tax
Abatement Policy (‘UTEP”) as detailed in the Application dated July 30, 2021
(“Original Application”). The Agency rejected the deviation requested in the
Original Application. The Applicant filed an Amended Application, dated October
19, 2021 (“First Amended Application”) which reduced the percentage of
exemption requested. The deviation requested in the First Amended Application
was approved by the Agency.

The approved deviation is memorialized in the Payment in Lieu of Taxation
Agreement by and between the Agency and Property Co., dated November 4,
2022 (“PILOT Agreement”). The Applicant has not requested a revision to the
PILOT Agreement in the Second Amended Application.

Nonetheless, the Applicant requested that the Competitive Property Analysis,
which formed the basis for the assumed assessed value of the Project in the

Original Application, remain rational.

The report that accompanied the Original Application evidenced an average
equalized assessed value per key of the competitive property set of $160,702.
This remains very consistent with the average now $160,534 per key. The
following chart (two additional properties added) provides the basis for this
conclusion:

City of Newburgh Industrial Development Agency Page 4 of 12
Shepstone Management Company, Inc.



Grand Street Redevelopment Project

Assessed Market Values of Competitors

3)

Assessed

Assessed | Market

2025| Market Value

No.| County City Name Keys Vaiue Per Key
1 |Columbia |Hudson The Maker 11 $1,232,394| $112,036
2 |Columbia |Hudson Hudson Whaler 18 $2,876,761| $179,798
3 |Columbia |Hudson The Rivertown Lodge 27 $2,253,521 $83,464
4 [Columbia |Hudson The Wick 55 |$11,000,000f $200,000
5 |Duichess |Beacon The Roundhouse 41 $3,400,000| $82,927
6 |Duichess |Rhinebeck Mirbeau Inn & Spa 49 [$14,926,200| $304,616
7 _|Orange |Port Jervis Erie Hotel & Restaurant 10 $896,600| $89,660
8 |Ulster Milton Buttermilk Falls Inn & Spa | 15 | $4.476,485| $298432
9 |Ulster Kingston Hotel Kinsley 42 | $3,446,809| $82,067
10 |Ulster Stone Ridge  |Hasbrouk House 25 $4,086,538| $163.462
11 {Ulster Mount Tremper |Emerson Resort & Spa 53 | $8,571.429| $161,725
12 {Ulster Big Indian Urban Cowboy Hotel 28 | $2,428,571| $86,735
13 |Ulster Saugerties Diamond Mills Hotel 30 $4,939,500| $164,650
Totals and Average| 402 | $64,534,808| $160,534

Real property tax abatement, based on the previously approved deviation from
the Agency’'s UTEP, when applied to the reduced room count of 74 keys results in
an estimated assessed value of $11,840,000. The abatement only applies to the
value exceeding $2,510,000, with the cost of the real estate tax abatement only
involving the “new” value of $9,330,000. Since the competitive equalized
assessed value per key is not materially different, | have relied on the cost of the
real estate tax abatement set forth in the First Amended Application previously

approved by the Agency for purposes of this report, which was $3,317,161.

The construction/rehabilitation aspect of the project will involve 50% of the
estimated construction budget or $13,613,942 in sales taxable material
purchases. There will also be an estimated $5,307,101 of sales taxable
equipment purchases, including appliances, other furniture and fixtures, plus spa

and fire/safety equipment. A sales tax rate of 8.125% is assumed (4.000% for the

City of Newburgh Industrial Development Agency
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Grand Street Redevelopment Project

4)

5)

6)

State and 4.125% for the County, a portion of the latter being allocated to the
MTA).

There will be a loan in the original principal amount of $24,350,000 secured by a
mortgage on the property to which mortgage tax abatement will apply, Orange
County having a 1.05% mortgage recording tax.

It is anticipated the Grand Street Redevelopment Project will, by the third year of
operation, have created 61 new direct FTE jobs in the City of Newburgh (with 49
FTEs the first year and 55 FTEs the second year), paying an average of $44,411
per year at the outset with an estimated 75% of total employees being from
Orange County. There will also be an estimated nine FTE jobs (six full-time and
six part-time) with an independent contractor providing spa services on-site. It is

assumed they will earn similar salaries.

It is further anticipated that the project will generate an average of 48 FTE
positions per year during the construction period, paying an average of $50,020
per year, with 75% being from Orange County.

Projections of sales taxes and room taxes generated are based on the

Applicant's revenue projections and applicable rates of 8.125% and 5.0%,
respectively.

No significant additional annual costs to local government for providing highway
maintenance and other non-educational services in the City of Newburgh is
anticipated. Costs of community services (COCS) studies collected from across

the United States by the University of lllinois indicate “... the COCS ratios for the

other two land use categories [farmland/open space and commercial/industrial]

are both substantially below 1. For commercial/industrial, the ratio usually ranges

City of Newburgh Industrial Development Agency Page 6 of 12
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9)

10)

from 0.35 to 0.65, indicating that for every dollar collected, the local government
provides only about 35 to 65 cents worth of services.”

American Legion, 62 Grand Street

The impact on schools is also negligible, given that no new residential
development is proposed. New residential development could occur as a spinoff
of new employment opportunities, but it is likely to be incidental. Moreover,
enrollment for the City of Newburgh School District has, since 2009-2010,
declined from 11,644 students then to 10,895 for 2024-25, a decline of 749 or
6.8% over 15 years. It is reasonable to assume any new school students

resulting from the project will again be a net positive in spreading educational
overhead costs.

An annual rate of inflation of 2.35% is assumed based on the most recent
inflation rate (June, 2025) and the annual rate of tax increase is capped at 2.00%
in compliance with New York State law.

City of Newburgh Industrial Development Agency Page 7 of 12
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11)  An economic multiplier of 1.55 is assumed with respect to indirect and induced
economic development effects, this figure being derived from the most recent

New York State Tourism Industry Association economic modeling data

12) Cash flow streams from benefits and costs are presented at net present value
using a discount rate of 4.4% which is the current ten-year treasury rate. Net
present value figures include actual costs of abatements and other costs for 2027
plus discounted values for 2028-2039. To match the length of proposed deviation

from the UTEP, a 12-year period was selected for purposes of the analysis.

Conclusions:

This project will generate costs of $5,110,171 in real property, mortgage and sales tax
abatements over the life of the Project, including an estimated $3,317,161 in real
property tax abatements, $1,537,335 in sales tax relief, and $255,675 in mortgage tax

abatement. The net present value of these abatements is $$4,356,107.

The net present value of project benefits consists of the new real property taxes that will
be generated ($832,435), sales tax generated ($8,624,628), and room taxes generated
($1,251,455). These total $10,708,519 over the 12-year analysis period. There are also
personal income gains related to short-term construction and long-term operations
employment of $24,901,722. There are also the indirect benefits from multiplier effects,
which are an estimated $14,245,947. Combined, these various benefits amount to
$50,856,188 at net present value.

Altogether, this yields a positive benefit/cost ratio of 11.67 to 1.00 on a gross basis that
includes personal income gains. Absent those gains and looking only at taxes abated

versus new taxes generated the ratio is 2.46. Viewing the taxes abated as an

City of Newburgh Industrial Development Agency Page 8 of 12
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investment by local governments, the respective rate of return in new revenue produced

is 15.4% per year on average over the full 12 years.

City of Newburgh Industrial Development Agency Page 9 of 12
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Cost/Benefit Analysis

Costs (2025-2038)

Sales Tax Abatements (County) $780,493
Sales Tax Abatements (State) $756,842
Mortgage Tax Abatements $255,675
Real Property Tax Reductions $3,317,161

Sub-Total (Value of All Abatements) =  $5,110,171
Net Present Value of Abatements=  $4,356,107

Benefits (Net Present Value, 2025-2038)

Real Property Taxes $832,435
Sales Tax from Operations $8,624,628
Room Tax from Operations $1,251,455

Sub-Total Tax Benefits = $10,708,519

Personal Income Gains Related to New/Retained Jobs  $25,901,722
Personal Income Gains Related to Multiplier Effects $14,245,947
Sub-Total (Personal Income Gains) = $40,147,670

Total Benefits = $50,856,188

Excess Gross Benefits Over Costs = $46,500,081

Excess Tax Benefits Over Costs =  $6,352,411

Gross Benefits to Costs Ratio = 11.67
Tax Benefits to Tax Costs Ratio = 2.46
Average Rate of Return on Tax Investment = 15.4%
City of Newburgh Industrial Development Agency Page 10 of 12
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Tax Benefits vs. Costs

Benefits

QQQ\ N @Q $ ?QQ
N & & S S
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& L5 ke 9 5
Costs Benefits
[Impacts ($4,356,107) $10,708,519

City of Newburgh Industrial Development Agency
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