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Background

PMKB Consulting Associates was asked to prepare an ggommpact analysis
of the proposed residential, commercial and sportseckfaicility at Yaphank. As
proposed, the facility will include a mix of residentialising, offices, a hotel, retail and
restaurant uses, a health club, day care facilitreg)door arena and outdoor stadium,
recreational fields and a state-of-the-art reseandndavelopment park.

The data and analysis presented in this study refledatést, most accurate and
most reliable information available, including informatiprovided by the County of
Suffolk. The findings are based on estimates, assunspdiath other information
developed by PMKB Consulting Associates, including inforomatleveloped from
discussions with knowledgeable professionals in the fiedbdfieom the firm’s general
knowledge of the Long Island economy and its componeéidstepresentation or
warranty is made by PMKB Consulting Associates thaptgected values and results
depicted in this study will actually be realized.

Projected Jobs & Payrolls During the Development Phase

The projected cost of construction for the proposedprdg $750,048,164 in
current dollars. This cost estimate includes the pregecost of the offsite infrastructure
(utilities and roads) as well as a 10% contingency Bevelopment is projected to occur
over a 15-year building cycle. Of the projected devetamnoosts, 60% or
$450,028,898 is estimated to be labor costs. Based on idnessf the number of
construction workers needed annually was computed as ®llow

Step 1

Average hourly compensation per construction worker, inclugdeges, fringes, profit
and overhead is estimated at $80. To derive the numigensfruction hours needed to
complete development, estimated labor costs of $450,028,8@8%waled by $80. The
results show that 5,625,361 construction hours will beedéor full buildout.




Step 2

To determine the number of construction hours per yeat,dohstruction hours were
divided by fifteen years, the projected duration of constmc This assumes that
construction activity will be distributed evenly over ttieyear building cycle.
5,625,361 hours divided by 15 equals 375,024 construction hours per year.

Step 3

The number of construction workers needed per year wasweéed by dividing the
number of construction hours required annually by the avenagier of hours each
construction worker works per year. Industry sources psifihure at 1,820. 375,024
construction hours per year divided by 1,820 working hours peatrcamtion worker per
year indicates that approximat@@6 construction workers will be needed annually fg
fifteen years to complete the proposed project.

=

Aggregation of 206 full-time construction workers for a Eaiyperiod suggests
that the proposed project will create alm84t00 direct construction and construction-
related jobs during the development phadeirect expenditures are only the tip of the
iceberg in terms of the overall economic impact ofgmiospending during the
development phase. Much of this spending will remain withe Long Island economy
and will undergo several rounds of “respending”. This ocatnesn construction workers
spend their earnings in local business establishments amaenstruction firms buy
materials and services from local businesses. Thigyim creates a ripple or multiplier
effect so that the overall economic impact is a mlgtof the original expenditure. In
the following analysis, it has been assumed that gexjespending during the
development phase will remain entirely within the NasSaffolk economy. To the
extent that “leakage” occurs, as when constructionsfioony materials from firms located
outside of Nassau and Suffolk Counties, the projectechdacp economic (multiplier)
impact described in the following analysis will be comswgately less.

The secondary or multiplier impact of projected spendinghduhe 15-year
development phase was estimated by using an input-output afdde Nassau-Suffolk
economy known as the Regional Input-Output Modeling SysteRIMS 1l. The Bureau
of Economic Analysis of the U.S. Commerce Departndentloped the model, which is
specific to Nassau-Suffolk and which reflects interindutikages within the Nassau-
Suffolk economy. That is, it shows the industries fnohich a given industry purchases
its inputs and the industries to which it sells its outpitte RIMS 1l model contains
multipliers for output, earnings and employment. Thigotumultipliers indicate how
much the local output of goods and services (gross regiov@ligh) increases for every
dollar of direct spending. The earnings multipliers iatichow much local earnings
increase for every dollar of direct spending. The egmpknt multipliers indicate how
many local jobs are created as a result of each millalars of direct spending. Most of
these effects tend to occur relatively close to theldgwent site and diminish gradually
with distance from the site. The following constioistindustry multipliers from the
RIMS Il input-output model were applied to projected develepinspending of
$750,048,164.



Construction Multipliers From the RIMS 1l Input-Outpu t Model

Type of Multiplier

RIMS II Multiplier

Outpu 2.028:
Earning: 0.633(
Employmen 15.219¢

Source: RIMS Il input-output model.

The findings show that a development expenditure of $750,048, B84 db-
year period could generate approximately 11,400 secondary suppdtirplghout the
local economy. These are jobs that would not exigtarabsence of the proposed
project. Local earnings could increase by almost $47%millThe local output of
goods and services could increase by more than $1.5 billioadinglthe original
expenditure. This is equivalent to a net output increlsaore than $771 million.

Secondary Economic Impact of $750,048,164 in Spending
During the Development Phase

Impact on Projected Increast
Employmen 11,41¢
Earning: $474,780,48
Gross Output of Goods & Servit $1,521,247,6¢
Net Output of Gods & Service $771,199,52

Source: Consultant’'s estimates based on RIMS Il ioptpgut model.

The RIMS Il model also contains industry-specific npliers that make it
possible to estimate the impact of spending during the dawelot phase on specific

industries. These multipliers are shown below.




Industry Specific Construction Multipliers from the Rl MS 1l Input-Output Model

Industry Output Earnings Employment
Multiplier Multiplier Multiplier
Agriculture, forestry, fishing, and hunting 0.003: 0.000: 0.052:
Mining 0.001¢ 0.000¢ 0.007:
Utilities* 0.022¢ 0.004: 0.038:
Construction 1.006¢ 0.356" 7.956:
Manufacturing 0.168: 0.032¢ 0.673:
Wholesale trade 0.075¢ 0.021¢ 0.347*
Retail trade 0.127: 0.039: 1.576!
Transportation and warehousing* 0.032( 0.010: 0.261(
Information 0.046: 0.011( 0.169¢
Finance and insurance 0.098: 0.023¢ 0.335¢
Real estate and rental and leasing 0.128: 0.007: 0.260¢
Professional, scientific, and technical services 0.078¢ 0.032¢ 0.585(
Management of companies and enterprises 0.C22t 0.008¢ 0.091:
Administrative and waste management services 0.037: 0.014( 0.508:
Educational services 0.010: 0.004: 0.158.
Health care and social assistance 0.087: 0.038: 0.908:
Arts, entertainment, and recreation 0.010: 0.003¢ 0.167¢
Accommodation and food services 0.031¢ 0.010¢ 0.649(
Other services* 0.039: 0.011¢ 0.423:
Household: 0.000( 0.000° 0.050(
Total 2.028: 0.633( 15.219¢

Source: RIMS Il input-output model

These multipliers have been applied to spending asedaidth the proposed project.

As the following table indicates, the construction industould benefit most from an
expenditure of $750,048,164 during the development phase. Outpatdoristruction
industry could increase by almost $755 million, including theimaigexpenditure.

Earnings could increase by almost $268 million and almost 6@@raction jobs could

be created both onsite and offsite. However, othegllsiand industries would also

benefit.

» Manufacturing output could increase by more than $126 milllearnings in the
manufacturing industry could increase by more than $24 miélil@hmore than

500 local manufacturing jobs could be created.

* Output in wholesale and retail trade could increase bgsi®L52 million.
Earnings in these industries could increase by almost $&nand more than
1,400 jobs in wholesale and retail trade could be created.

* Output in finance, insurance, real estate, professiso@ntific and technical
services could increase by more than $229 million. Easrimghese industries
could increase by almost $48 million and almost 900 jobs cautddated.




» Output in health care and social services could increassby than $65 million.

Earnings in this group of industries could increase bysi$29 million and

almost 700 jobs could be created.

Industry Impact of $750,048,164 in Spending During the Developmeithase

Industry Output Earnings Employment
Increase Increase Increase

Agriculture, forestry, fishing, and hunting $2,400,15¢ $525,034 39
Mining $1,350,087 $375,024 5
Utilities* $17,101,09¢ $3,150,20: 29
Construction $754,923,47| $267,542,18( 5,96¢
Manufacturing $126,233,10t $24,376,56¢ 50¢&
Wholesale trade $56,553,63: $16,351,05( 261
Retail trade $95,331,12: $29,326,88: 1,18
Transportation and warehousing* $24,001,54: $7,725,49¢ 19¢
Information $34,652,22¢ $8,250,53( 127
Finance and insurance $73,729,73: $17,626,13: 252
Real estate and rental and leasing $96,531,19¢ $5,475,35: 19¢
Professional, scientific, and technical services $58,878,78: $24,601,58( 43¢
Management of companies and enterpri $16,876,08¢ $6,675,42¢ 68
Administrative and waste management services $27,826,787| $10,500,67« 382
Educational services $8,025,51°¢ $3,300,21: 11¢
Health care and social assistance $65,479,20¢ $28,576,83" 682
Arts, entertainment, and reation $7,725,49¢ $2,850,18: 12¢
Accommodation and food services $23,851,53: $8,100,52( 487
Other services* $29,776,91: $8,925,57: 317
Households $0 $525,034 38
Total $1,521,247,6¢ $474,7(0,488 11,41¢

Source: RIMS Il input-output model

For purposes of analysis, the potential economic inghaang the development
phase has been disaggregated to show the impact of theifigrégddout for Sections
A, B, C, D, E and F. This analysis excludes offsifeastructure costs. Total estimated
onsite construction costs for each section are shiowhe following table.



Estimated On-Site Construction Cost, by Component and Sectn (Dollars)

Excluding Off-Site Infrastructure Im

provements

Section of Projected 10% Total Estimated
Development Construction Contingency Construction
Cost Allowance Cost
Section A 148,475,355 14,847,536 163,322,891
Residential (Rental) 5,256,000 525,600 5,781,600
5,500 Seat Indoor Arena 48,000,000 4,800,000 52,800,000
Hotel 24,500,000 2,450,000 26,950,000
Health Club 11,000,000 1,100,000 12,100,000
Restaurants 17,500,000 1,750,000 19,250,000
Retall 5,500,000 550,000 6,050,000
Office 12,500,000 1,250,000 13,750,000
5,000 Seat Outdoor Stadium 4,500,000 450,000 4,950,000
Energy Upgrade to HVYAC Systems 6,930,000 693,000 7,623,000
Site Work 12,789,355 1,278,936 14,068,291
Section B 176,863,047 17,686,305 194,549,352
Residential (Condos/Townhouses) 128,750,000 12,875,000 141,625,000
Day Care Center 5,000,000 500,000 5,500,000
Site Work 42,693,047 4,269,305 46,962,352
Energy Upgrade to HVAC Systems 420,000 42,000 462,000
Section C 5,285,000 528,500 5,813,500
Recreational Fields 3,000,000 300,000 3,300,000
Lighting 850,000 85,000 935,000
Bleachers 60,000 6,000 66,000
Restrooms 250,000 25,000 275,000
Lake 500,000 50,000 550,000
Parking 425,000 42,500 467,500
Site Work 200,000 20,000 220,000
Section D 293,862,948 29,386,295 323,249,243
High-Tech Industrial 216,000,000 21,600,000 237,600,000
Site Work 16,862,948 1,686,295 18,549,243
4 MW Solar Facility 18,000,000 1,800,000 19,800,000
Central Plant Geothermal Heat/Cool 25,000,000 2,500,000 27,500,000
Energy Upgrade to HVAC Systems 18,000,000 1,800,000 19,800,000
Section E (Relocate Section A) 5,900,000 590,000 6,490,000
Ten acres of County highway yards 300,000 30,000 330,000
13,000 SF of interior space for public works 3,250,000 325,000 3,575,000
16,600 SF of interior space for road salt bldg. 1,600,000 160,000 1,760,000
90 parking spaces for County Bd. of Electior]s 225,000 22,500 247,500
New doctor’s cottage and shed 525,000 52,500 577,500
Section F 17,760,000 1,776,000 19,536,000




STP Expansion/Biomass Clean Energy Faci

ity 17,760,000

1,776,000

19,536,000

Total

648,146,350

64,814,635

712,960,985

be created on-site during the twenty-year developmee.cyWhen jobs created by

Estimated jobs created during the development phase, liyrseetre computed
as shown in the following table. They show the et number of jobs that could be
created in Sections A through F during the development phdsgost 3,000 jobs could

offsite infrastructure improvements are included, totlalgeeation would be about 3,100
jobs over the twenty-year period.

Estimated Construction Jobs, by Project Section

Section A Section E Section C
1 | Estimated Construction Costs (Dollars 163,322,89 194,549,35 5,813,50
2 | Estimated Labor Costs (60% of Line 97,99373¢ 116,729,61 3,488,10
3 | Average Hourly Compensation/Worl 80 80 80
4 | Construction Hours Required (Line 2/Line 1,224,92 1,459,12i 43,60:
5 | Duration of Buildout (Year: 20 20 20
6 | Construction Hours Per Year (Line 4/Lin¢ 61,24¢ 72,95¢ 2,180
7 | Average Hours Worked Per Y1 1,82( 1,82( 1,82(
8 | Construction Workers Needed Annually (Line ! 34 40 1
9 | Total Construction Jobs Over 20 Year 67: 80z 24
Source: Consultant’s estimates
Estimated Construction Jobs, by Section
Section L Sectin E Section F
1 | Estimated Construction Costs (Dollars 323,249,24 6,490,00 19,536,00
2 | Estimated Labor Costs (60% of Line 193,949,54 3,894,00 11,721,60
3 | Average Hourly Compensation/Worl 80 80 80
4 | Construction Hours Required (Line 2/Lin) 2,424,36 48,67" 146,52
5 | Duration of Buildout (Year: 20 20 20
6 | Construction Hours Per Year (Line 4/Lin¢ 121,21 2,43¢ 7,32¢
7 | Average Hours Worked Per Y1 1,82( 1,82( 1,82(
8 | Construction Workers Needed Annually (Line 67 1 4
9 | Total Construction Jobs Over 20 Year 1,33 27 81

Source: Consultant’s estimates

Relevant output, earnings and employment multipliensifthe RIMS Il input-
output model were applied to estimated construction émsesach section. These

multipliers are shown in the table below. The rasaie shown in the following tables.

Construction Multipliers From the RIMS 1l Input-Outpu t Model

Type of Multiplier RIMS II Multiplier
Outpu 2.028:
Earning: 0.633(
Employmen 15.219¢




Secondary Economic Impact of Spending of $163,322,891 During the Dehent

Phase, Section A

Impact on Projected Increast
Employmen 2,48¢
Earning: 103,383,39
Gross Output of Goods & Servit 331,251,48
Net Output of Goods & Servic 167,928,59

Source: Consultant’s estimates based on RIMS Il input

Secondary Economic Impact of Spending of $194,549,352 During the Deyhent

Phase, Section B

Impact on Projected Increast
Employmen 2,961
Earning: 123,149,74
Gross Output of Goods & Servit 394,584,99
Net Output of Goods Service: 200,035,64

Secondary Economic Impact of Spending of $5,813,500 During the Develogmh

Phase, Section C

Impact on Projected Increast
Employmen 88
Earning: 3,679,94
Gross Output of Goods & Servit 11,790,94
Net Output of Goods & Servic 5,977,44

Secondary Economic Impact of Spending of $323,249,243 During the Deyhent

Phase, Section D

Impact on Projected Increast
Employmen 4,92(
Earning: 204,616,77
Gross Output of Goods & Servit 655,614,11
Net Output of Goods & Servic 332,364,87.

Secondary Economic Impact of Spending of $6,490,000 During the Develogmh

Phase, Section E

Impact on Projected Increast
Employmen 99
Earning: 4,108,17
Gross Output of Goods & Servit 13,163,01
Net Output of Goods & Servic 6,673,01

Secondary Economic Impact of Spending of $19,536,000 During the Deymhent

Phase, Section F

Impact on Projected Increast
Employmen 297
Earning: 12,366,28
Gross Output of Goods & Servit 39,622,91
Net Output of Goods & Servic 20,086,91




Projected Permanent Jobs

In estimating the number of permanent full-time egena(FTE) jobs likely to
be created by the proposed development at full occuptreyollowing series of ratios
were used. Discussions with industry sources and I¢eahers confirmed that these
ratios are commonly used in projecting job generatiom@or developments.

* One job per 4,500 SF for the residential uses.

* One job per 4,000 SF for the indoor arena.

* One job per 3,000 SF for the limited service hotel.
* One job per 300 SF for the planned restaurants.

* One job per 350 SF for the retail space.

* One job per 175 SF for the office space.

* One job per 200 SF for the health club.

* One job per 100 SF for the day care center.

* One job per 4,000 SF for the outdoor stadium.

Application of these ratios indicates that theppsed development could
generate approximately 4,300 full-time equivalent jobsughialg 279 for the proposed
residential uses, 1,025 for the proposed commercial ugde3,@d0 for the proposed light
industrial uses.

Projected Permanent FTE Jobs, by Type of Use

Component Proposed Gross S | FTE Ratio Estimated FTE Jobs
Residential Use 1,254,301 1/4500 Sl 27¢
Total Residentia 1,254,301

Commercial Use

5,500 Seat Indoor Are 160,00( 1/4000SF 40
Hotel (Limited Service 70,00( 1/3000 Sl 23
Restauran 35,00( 1/300 Si 117
Retai 25,00( 1/350 SI 71
Office 50,00( 1/175 Si 28¢€
Health Clul 50,00( 1/200 Si 25C
Day Care Cent 20,00( 1/100 Si 20C
5,000 Seat Outdoor Stadi 152,16( 1/4000 S| 38
Total Commercial 562,16( 1,02¢

Industrial Uses

Light Industrial (Higt-Tech 1,200,001 1/400 SI 3,00(
Total Industrial 1,200,00!
Grand Total 4,30¢

Source: Consultant’s estimates

Projected jobs were also allocated to Section’s A thrédugfihe results are
shown in the following table.



Projected Permanent FTE Jobs, by Section of Development

Section A 83t
Residentic 10

5,500 Seat Indoor Are 40

Hotel 23

Health Clul 25(
Restauran 117

Retai 71

Office 28¢€

5,000 Seat Outdoor Stadil 38
Section E 46¢
Residentic 26¢

Day Care Cent 20C
Section C

Recreational Fielc Minimal Job Creation
Section L

High-Tech Industrie 3,00(
Section E No Permanent Jobs Create
Section F

Biomess Clean Energy Facil Minimal Job Creation
Grand Total 4,30¢

Source: Consultant’s estimates

In order to estimate the potential payrolls associatiddthese jobs, a
hypothetical industry mix of jobs typically found in tiyge of development has been
developed. For example, Class A office buildings gélyezantain a mix of financial
service firms, outpatient health care facilities anad providing various business and
professional services. Residential communities requindevs for installation, repair,
maintenance and grounds keeping services. Technology-intdnsivesses at the
research and development park would require the serviegyofeers, scientists and
technicians, among others. Workers at the athletic eiNaguld include healthcare
practitioners, fithess trainers and physical therapig¢srkers in the entertainment and
recreational industries would be needed for the arenawddar stadium.

The mix of occupations chosen as likely to be repredattthe proposed Suffolk
development is shown below. Given the large numbgbs projected for the Research
and Development Park and the technology-intensive eaftiuthose jobs, computer and
mathematical, scientific and technical occupations aelyhrepresented in the mix. The
median annual wages associated with these jobs weileaxbfeom the New York State
Labor Department and pertain to the first quarter of 20(&e New York Sate Labor
Department, Occupational Employment and Wage Data for the Long Iand Region).
Median annual wages for specific occupations within eagjomoccupational category
are shown in Appendix Table A.
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The projected occupational mix of jobs indicates that drpajolls at the
proposed development could exceed $228 million in currerdrdadt full development.

Estimated Employment and Payrolls for Major Occupational Groups

Projected | Median Annual Total
Occupation Jobs Wage/Employee Wages

Management Occupatic 20C $111,44i $22,288,00(
Business & Financial ServicOccupation 40( 67,73( 27,092,00(
Computer & Mathematical Occupatic 25( 73,36( 18,340,00(
Scientific & Technical Occupatio 1,20( 63,41( 76,092,00
Healthcare Occupations, incl. Trainers & Thera 25(C 73,33( 18,332,50(
Entertainment, Sports Media Occupatior 50C 44,37( 22,185,00(
Food Preparation & Serving Occupati 20C 20,51( 4,102,00(
Personal Care Occs. Including Child Care Wot 30C 23,66( 7,098,00(
Sales & Related Occupatic 40( 28,67( 11,468,00(
Office & Administrative Suport Occupation 60C 35,08( 21,048,00(

Total Employment 4,30( 228,045,50(

Source: Consultant’s estimates and New York Staterlihoket

Workers at the proposed development will spend themregs at local business
establishments, thereby triggering the multiplier proce@sisite businesses will
purchase goods and services from other local businessebytlveeating additional
ripple effects. Multipliers from the RIMS Il input-quit model were used to estimate
this ripple or multiplier effect. Direct effect ntydliers from the model were used. The
findings are as follows:

* Approximately 4,300 direct on-site jobs could support anotf&13econdary
(indirect) jobs throughout the economy for a total exyplent impact of 7,881
jobs.

» Direct on-site payrolls of about $228 million could supother $157.4 million
in payrolls for a total payroll impact of almost $385.3liom.

The Secondary Employment Impact of Direct Jobs
At the Proposed Suffolk County Development

Direct | Employment Direct & Indirect

Occupation Jobs Multiplier Indirect Jobs Jobs
Management Occupatic 20C 2.571. 514 314
Business & Financial Services Occupat 40( 2.698¢ 1,07¢ 67¢
Computer & Mathematical Occupatic 25(C 1.969° 497 242

Scientific & TechnicaOccupation 1,20( 2.056: 2,46 1,261
Healthcare Occupation 25(C 1.775¢ 444 194
Entertainment, Sports & Media Occupati 50C 1.325¢ 66° 163
Food Preparation & Serving Occupati 20C 1.282¢ 257 57
Personal Care Oc 30C 1.557¢ 467 167
Sales & Relaid Occupatior 40( 1.516° 607 207
Office & Administrative Support Occupatic 60C 1.484. 891 291

Total Employment 4,30( 7,881 3,581

Source: Consultant’'s estimates based on RIMS Il diféect employment multipliers
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The Secondary Earnings Impact of Direct Payrolls
At the Proposed Suffolk County Development

Direct Earnings Direct & Indirect Indirect
Occupation Jobs Multiplier Earnings Earnings

Management Occupatic $22,288,00 1.641: $36,581,29: $14,293,29:
Business & Financial Seices Occupatior | 27,092,00( 2.006¢ 54,362,80: 27,270,80:
Computer & Mathematical Occupatic 18,340,00( 1.625¢ 29,817,17: 11,477,17:
Scientific & Technical Occupatio 76,092,00 1.615¢ 122,949,45: 46,857,45
Healthcare Occupatis 18,332,50( 1.590: 29,152,34. 10,819,84.
Entertainment, Sports & Media Oci 22,185,00( 1.676: 37,188, 71¢ 15,003,71¢
Food Preparation & Serving Occupati 4,102,00( 1.672: 6,859,77¢ 2,757,77¢
Personal Care Occupati 7,098,00( 1.768¢ 12,552,81: 5,454,81:
Sales & Related Occupatic 11,468,00( 1.844¢ 21,157,31: 9,689,31:
Office & Administrative Support Occ 21,048,00( 1.655( 34,834,44( 13,786,44(

Total Employment 228,045,50 385,456,126 157,410,62¢

Source: Consultant’s estimates based on RIMS Il diféect employment multipliers

Projected Resident Population

Research conducted by the Rutgers University Center fonURrbkcy Research
makes it possible to estimate the resident populatiomegbtoposed development by

age.. See Robert W. Burchell, David Listokin, and William DolphifResidential
Demographic Multipliers, Estimates of the Occupants of Newusing”, Rutgers
University, Center for Urban Policy Research, New Brunsky New Jersey, June

2006) The Rutgers study contains population coefficientgjifeen types of rental and
owner units stratified by number of bedrooms and antiaibagets or sales prices. These
coefficients were derived from 2000 census data. The Rutgefficients are the “gold
standard” in developing such estimates. These coetfgcgr regarded as the most
accurate method of projecting the demographics of futurdenatsal developments and
are widely accepted by economists and planners.

Total Population. Several types of coefficients from the Rutgers shadye

been used in the analysis.

» The coefficient for the Section A rental units pert@imne-bedroom rental units
renting for between $500 and $1,000 monthly in structures camyandor more

such units.

» Coefficients for the 785 two-bedroom condominiums in SadBigertain to two-
bedroom owned units selling for between $135,000 and $329,500 in steuctur
containing five or more such units.

» Coefficients to the townhouses in Section B pertaittee bedroom attached,
owned units selling for more than $269,500.

Application of these coefficients to the residentiaklling units proposed for the
Suffolk property suggests that the 72 one-bedroom units ino8e&tcould generate a
population of approximately 144 persons at full occupancy. IT0@0 residential units

proposed for Section B could generate a population of appabely 2,217 persons.
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This means that the total population of the propertylati@wvelopment and full

occupancy could be about 2,361 persons.

Projected Total Population at Full Occupancy Based on Rutgersd@efficients

Sectior Units Type of Unit Rent/Purchase Prict | Coefficients Population
A 72 1-Bedroom Renti $730/montl 1.9¢ 144
Total 72 144
B 42¢ 2-Bedroom Cond $240,001 2.0t 87¢
B 214 2-Bedroom Cond 260,00 2.0¢ 43¢
B 14z 2-Bedroom Cond 307,00 2.0¢ 291
B 21t | 2-Bedroom Townhouse 420,001 2.8:
Auxiliary Apartment 608
Total 1,000 2,217
Grand Total | 1,072 2,361

Source: Consultant’s estimates based on Rutgers poputatdficients.

Population by Age The Rutgers coefficients are also available for gaga
cohorts. They are shown in the table below. Appbceof these coefficients suggests
that 56% of the resident population at the proposed dewvelnt would be between 25
and 64 years of age. Workers in this age group form thébbaekof the local
workforce. Inthe coming decade, large numbers of babsnboowill retire and without
younger replacements, there could be serious labar &hartages that limit future
economic growth.

Rutgers Population Coefficients, by Age Category

Area Units Total 0-4 5-13 | 1417 | 1824 | 2544 | 4564 | 6574 | 75+
A 72* 1.9¢ 0.1¢ 0.2f 0.0t 0.2¢ 0.7z 0.2¢ 0.11 0.1f
B 785** 2.0% 0.07 0.1z 0.0¢ 0.0¢ 0.5¢ 0.5¢ 0.32 0.27
B 215 2.8t 0.2¢ 0.2¢ 0.1z 0.2z 0.9¢ 0.7¢ 0.1¢ 0.0t

*Rentals; **Condos; **Townhouses. Source:

Rutgers CenteUftban Po

licy Research, June 2006.

Estimated Population at Full Occupancy, by Age Category
Area Units 0-4 | 513 | 1417 | 1824 | 2544 | 4564 | 6574 | 75+ | Total
A 72* 13 18 4 17 52 21 8 11 142
B 785** 55 94 47 71 44C | 44C | 251 | 21z | 160¢
B 215%+* 60 56 26 47 20€ | 16¢ 39 11 60€
Total 12¢ | 16¢ 77 135 | 698 | 624 | 29¢ | 234 | 2361
% of Total
Population 5.4 7.1 3.2 57| 29.6 264 126 100 100.0

*Rentals; *Condos; **Townhouses. Source: Consultansmates based on Rutgers Coefficients

Projected Purchasing Power of Resident Population

The projected 2,361 residents could bring considerable purchasusgy fmothe
local community. The first step in estimating this pasthg power was to estimate the
annual household income of potential residents based oelétienship between the
proposed rents or purchase prices of the residential amit the 2010 Area Median
Income (AMI). The AMI for Suffolk County, as computed InetU.S. Department of
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Housing and Urban Development was $103,600 in 2010. The analysisliech the
following assumptions:

* Residents of the 72 rental units in Section A were preduimhave an annual
household income equal to 80% of the 2010 AMI for Suffolk Cpumt $82,880.

e Occupants of the 429 Section B condos selling for $240,000 veer@msumed
to have an annual household income of 80% of the AMI, or $82,880;

e Owners of the 214 Section B condos selling for $260,000 weszipred to have
an annual household income of 90% of the AMI, or $93,240;

e Owners of the 142 Section B condos selling for $307,000 wesaipred to have
an annual household income of 110% of the AMI, or $113,960;

* Owners of the 215 townhouses in Section B were presunealve an annual
household income of 125% of the AMI, or $129,500.

Estimated Gross Income of the Resident Population

No. Of Resident % Of AMI Estimated Gross
Area Units Income Used Income Per Unit
A 72 Up to 80% of AM 80% $82,88(
Total A 72
B 42¢ Up to 80% of AM 80% 82,88(
B 214 Between 81% & 100% of AN 90% 93,24(
B 14z Between 101% & 120% of AN 110% 113,96(
B 21E Between 121% & 130% of AN 125% 129,50(
Total B 1,00(
Total A&B 1,072

Source: Consultant’s estimates

It was further assumed that either 15% or 25% of the ggtgdnousehold income
of potential residents would be available for discretipipairchases. Under these
assumptions, aggregate discretionary income would range $1#y825,159 to
$26,375,265. These computations are shown in the following table.

Estimated Discretionary Purchasing Power of the Residentdpulation
Assuming 15% or 25% of Gross Income Is Available for Discreébnary Spending

Discretionary Aggregate Discretionary Aggregate
No. Of | Purchasing Power Per| Discretionary | Purchasing Power Discretionary
Area Units Unit @ 15% Spending Per Unit @ 25% Spending
A 72 $12,43. $895,10 $20,72( $1,491,84
Total A 72 895,10« $1,49:,84C
B 42¢ 12,43: 5,333,32 20,72( 8,888,88
B 214 13,98t 2,993,00 23,31( 4,988,34
B 14z 17,09 2,427,34 28,49( 4,045,58
B 21¢ 19,42¢ 4,176,37 32,37¢ 6,960,62:
Total B 1,00( 14,930,05 24,883,42
Total A&B 1,072 $15,825,15 $26,375,26'

Source: Consultant’s estimates
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Most of this spending is likely to remain within the indrse community and
subject to the multiplier process. Once again, appropmatepliers from the RIMS I
input-output model of the Long Island economy were usedtitnae the ripple or
multiplier effect of potential discretionary spendingrbgidents of the development.

* Application of these multipliers suggests that disoretry spending of more than
$15.8 million annually could lead to a gross increase imtieut of goods and
services of almost $19.7 million, including the original exgiure. This is
equivalent to a net output increase of about $3.85 milllascal earnings would
increase by about $5.27 million and 148 secondary jobs wouldehtedrwithin a
broad array of local industries.

» If average annual discretionary spending were about $28idmngross output
would increase by almost $32.8 million, including the origeydenditure. This
is equivalent to a net output increase of about $6.4omillLocal earnings would
increase by almost $8.8 million and 247 secondary jobs wouddelbéed in a
broad array of local industries.

Economic Impact of Annual Discretionary Spending by PotentiaResidents

Multipliers For Discretionary Spending of | Discretionary Spending of
Impact On Household Spending $15,825,159 $26,375,265
Gross Outpt 1.2433 $ 19,675,42 $ 32,792,3¢
Net Outpu 0.2433 $ 3,850,2€¢ $ 6,417,1C
Earning: 0.3331’ $ 5,271,3€ $ 8,185,60:
Employmen 9.3580** 14¢ 247

*Multiplier for each dollar of direct spending
** Multiplier for each million dollars of direct spending
Source: Consultant’'s estimates based on RIMS lliptieits

The foregoing finding assumes that all of the disaretiy spending by residents
of the proposed development remains within the local@ty. To the extent that some
of this spending “leaks out” as when residents takati@ts elsewhere in the country or
abroad or patronize New York City restaurants and theatee multiplier effect
described above would be commensurately reduced.
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Estimated Real Property Taxes From the Proposed Development \

The proposed mixed use development consists of 3,016,460 seetaiedluding
1,254,300 square feet devoted to residential uses, 562,160 squaredésd tte
commercial uses and 1,200,000 square feet devoted to lightriati(fsgh-tech) uses.

This section estimates the real property taxes likeelyet generated by each of these uses.
based 2010-2011 equalization and tax rates.

Mix of Uses in the Proposed Development

Use Square Fee Sectior
Residential Use 1,254, 30 46,800 (A); 1,207,500 (I
Total Residentia 1,254,301

Commercial Use

5,500 Seat Indoor Are 160,00( A
Hotel 70,00( A
Restauran 35,00( A
Retai 25,00( A
Office 50,00( A
Health Clul 50,00( A
Day Care Cent 20,00( B
5,000 Seat Outdoor Stadi 152,16( A
Total Commercial 562,16(
Industrial Uses
Light Industrial (Higt-Tech’ 1,200,00! D
Total Industrial 1,200,00!
Total Square Footag: 3,016,46

Source: Suffolk County

It should be noted that for purposes of this analysis, taxesrrall of the development
proposed for Sections A and B has been allocated to the tax lotsmrepassing the
Longwood CSD and that taxes from all of the development proposed fotid®eD has
been allocated to the tax lots encompassing the South Counti®.C3s currently
drawn, the tax parcels do not align with the components of pineposed development.
At some future date, tax parcel lines should be redrawn as toeabosely match the
actual development.

1. Projected Property Tax Revenues from Section A

Taxes From the Restaurants.Section A will contain 35,000 square feet of
restaurant space. Knowledgeable sources indicateetttatfor area restaurants range
from $25 to $30 a square foot. In this analysis, an askingf&28 per square foot was
assumed. At this asking rent, gross income for ti@aueant component would be about
$980,000. With a 30% expense ratio, net income would be aboub$688)Vith a
capitalization ratio of 9%, the market value of thisnponent would be about
$7,622,222. Applying the equalization rate would bring the asseakexlto $65,551.
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Applying the appropriate 2010-2011 town and school tax rate r@sesimated annual
real property taxes of $204,509

Estimated Annual Property Tax Revenue From Restaurants

Average Annual Gross Rent Per Square $2¢
Estimated Square Fi 35,00(
Estimated Gross Incor $98(,00(
Expense Rat 30%
Net Incom: $686,00!
Capitalization Rai 0.0¢
Estimated Market Valt $7,622,22
201(-2011 Equalization Ra .008¢
Assessed Vall $65,55:
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe! $204,50!

Source: Consultant’s estimates based on 2010-2011 egoaliaat tax rates.

Taxes From Proposed Retail. Section A will contain 25,000 square feet of
retail. Knowledgeable sources put average annual grossfoemetail space in the area
at $22 per square foot. At this asking rent, gross incomédvbeu $550,000. With an
expense ratio of 25%, net income would be about $412,500. aWipitalization rate of
8.5%, the market value of the retail component would beateb§852,941. Applying the
latest equalization rate puts assessed value at about $4B@gling the latest town
and school tax rate results in estimated annual @ixaisout $130,207.

Estimated Annual Property Tax Revenue From Retail

Average Annual Gross Rent Per Square $2:
Estimated Square Fi 25,00(
Estimated Gross Incor $550,00!
Expense Rat 25%
Net Incom: $412,501
Capitalization Rai 0.08¢
Estimated Market Valt $4,852,94
201(-2011 Equalization Ra .008¢
Assessed Vall $41,73!
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $130,20°

Source: Consultant’s estimates based on 2010-2011 eqgoaliaat tax rates.

Taxes From the Office Component A 50,000 square foot office building is
proposed for the subject property. Assuming an askingfe§it8 per square foot triple
net, gross annual income would be $900,000. With a 20% expeinseeh income
would be $720,000. With a capitalization rate of 9%, theketaralue of the office
structure would be $8,000,000. Applying the latest equalizatioreanétes results in
estimated annual real property taxes of $214,645 from the affimponent.
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Estimated Annual Property Tax Revenue From The Office Compnent

Average Rent Per Square Foot, Triple $1¢
Estimated Square Fi 50,00(
Estimated Gross Incor $900,00i
Expense Rat 20%
Net Incom: $720,00
Capitalization Rai 0.0¢
Estimated Market Val $8,000,00
201(-2011 Equalization Ra .008¢
Assessed Vall $68,80!
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe! $214,64!

Source: Consultant’s estimates based on 2010-2011 egioalizat tax rates

Taxes from the Community Health Cluh A 50,000 square foot community
health club is planned for Section A. Assuming amaye annual gross rent per square
foot of $19 for the health club, gross income from38600 square feet would be about
$950,000. With a 15% expense ratio, net income would be $807,500. A 9%
capitalization rate would put the market value of thestitias at $8,972,222. Applying
the latest equalization rate would put assessed value 4637 7Applying the latest town
and school tax rate yields estimated annual real profzewtg of $240,730.

Estimated Annual Property Tax Revenue From Health Club

Average Annual Gro: Rent Per Square Fc $1c¢
Estimated Square Fi 50,00(
Estimated Gross Incor $950,00!
Expense Rat 15%
Net Incomi $807,501
Capitalization Rai 0.0¢
Estimated Market Valt $8,972,22
201(-2011 Equalization Ra .008¢
Assessed Vall $77,16:
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe! $240,73

Source: Consultant’s estimates based on 2010-2011 egoalizat tax rates

Estimated Taxes From Indoor Arena A 160,000 square foot, 5,500-seat
indoor arena is planned for Section A. Knowledgeableceswsuggest that the market
value of this facility should be based on a combinatidara and construction costs.
Using this standard, the market value of the indoor amendd be an estimated
$58,200,000. Applying the current equalization rate results assessed value of about
$500,520. Applying the 2010-2011 town and school tax rate resuktnmaéed annual
property tax revenues of $1,561,542.

Estimated Annual Property Tax Revenue From the Indoor Arena

Projectd Market Valu: $58,200,00
201(-2011 Equalization Ra .008¢
Assessed Value of Are $500,52
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $1,561,54

Source: Consultant’s estimates based on 2010-2011 eqgoaliaat tax rates.
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Estimated Taxes From Outdoor Stadium A 5,000-seat, 152,160 square foot
outdoor stadium is planned for Section A. The staditould comprise 150,000 square
feet and there would be an additional 2,160 square feetsd poxes, concession stands
and convenience facilities. Knowledgeable sources sug@geshthmarket value of this
facility should be based on a combination of land andtoact®n costs. Using this
standard, the market value of the indoor arena would lestanated $7,710,000.
Applying the current equalization rate results in an asdesdae of about $66,306.
Applying the 2010-2011 town and school tax rate results in astadrannual property tax
revenues of $206,864.

Estimated Annual Property Tax Revenue From the Outdoor Stadim

Projected Market Valt $7,710,00
201(-2011 Equalization Ra .008¢
Assessed Value of Townhou $66,30t
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $206,86.

Source: Consultant’s estimates based on 2010-2011 eqioalivagte and 2009-2010

Taxes From the Proposed Rental Units 72 one-bedroom rental units are
proposed for Section A to be located above the ofetal components. Projected rents
for these units are $730 per month. This would put gross aremialfor this component
at $630,720. Assuming a loss from vacancies of 3% and ansexpaio of 20%, net
income would be $485,654. With a capitalization rate oft@# market value of the
rental units would be $5,396,160. Applying the current equalizatierwauld put the
assessed value at about $46,407. Applying the latest taorébe subject property
results in estimated annual taxes of $144,782 for the 72 ranitsl

Estimated Property Tax Revenues From the 72 Rental Units

Gross Anual Rent $630,72
Estimated Loss From Vacanc 3%
Expense Rat 20%

Net Incomi $485,65.
Capitalization Rai 0.0¢
Estimated Market Vall $5,396,16
201(-2011 Equalization Ra .008¢
Estimated Assessed Va $46,40°
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $144,78.

Source: Consultant’s estimates based on 2010-2011 egoalizat tax rates

Taxes From the Proposed Hotel A 90-room, 70,000 square foot hotel is
proposed for Section A. Assuming gross income per sdoaref $75, annual gross
income from the hotel would be $5,250,000. Even limited sehdbels are expensive to
run. Assuming an expense ratio of 50%, net income frenhdlel would be about
$2,625,000. With a capitalization rate of 9%, the estichatarket value of the hotel
would be $29,166,667. Applying the latest equalization rate wouldhewssessed value
at $250,833. Applying the latest town and school tax ratddwesult in annual real
property taxes of about $782,559.
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Estimated Annual Property Tax Revenues From the Proposed Hek

Square Feet of Hoi 70,00(
Gross Income Per Square F $7E
Estimated Annual Gross Incol $5,250,00
Expense Rat 50%
Net Incomi $2,625,00
Capitalization Rai 0.0¢
Estimated Market Val $29,16(,667
201(-2011 Equalization Ra .008¢
Assessed Vall $250,83.
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe! $782,55!

Source: Consultant’s estimates based on 2010-2011 egoalizat tax rates

Based on the foregoing analysis, projected real propewtyg faom Section A
based on the latest equalization tax rates would be $3,485,838.

Projected Real Property Taxes from Proposed Uses in Semti A

Use Projected Property Taxe:

Restauran $204,50!
Retali 130,20°
Offices 214,64!
Health Clul 240,73l
Indoor Areni 1,561,54.
Outdoor Stadiut 206,86:
Rental Apartmen 144,78.
Hotel 782,55!

Total 3,485,83

2. Projected Property Tax Revenues From Section B

Taxes From the Proposed Condominiumsin estimating the real property taxes
likely to be generated by the 785 proposed condominiums, impenéesiwere first
computed. Rents were imputed based on the fiscal year 20tk &idunty fair market
monthly rent for two-bedroom rental apartments, whick $#5592. The computation of
imputed rents is shown below:

Computation of Imputed Rents for 785 Condominiums

No. of Units Formula Usec Monthly Annual Rent/ Aggregate Annual Ren
Rent/Unit Unit
42¢ 80% of $1,59 $ 127 $ 15,2¢ $ 6,556,4¢
214 90% of $1,59 $ 143 $ 17,1¢ $ 3,679,4
14z 110% of $1,59 $ 1,75 $ 21,01 $ 2,984,0:
78E Total $ 13,219,9¢

Source: Consultant’s Estimates
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Assuming an aggregate annual rent of $13,219,968 and an expemsé 2a8f0,
net income from the condominiums would be about $10,575,97th a/apitalization
rate of 9%, the market value of the condominiums wouldbbeta$117,510,827.
Applying the latest equalization rate results in an asdesslue of $1,010,593. Applying
the 2010-2011 tax rate to this figure results in annual estinatd property taxes of
$3,152,888.

Estimated Tax Revenues From 785 Condominiums

Gross Annual Ren $13,219,96
Expense Rat 20%

Net Incomi $10,575,97
Capitalization Rai 0.0¢
Estimated Market Vall $117,510,82
201(-2011 Equalization Ra .008¢
Estimated Assessed Va $1,010,59
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $3,152,88

Source: Consultant’s estimates based on 2010-2011 eqgoaliaat tax rates.

Taxes From the Proposed Townhouseslhe 215 townhouses are projected to
sell for $420,000 each for a total market value of $90,300,000.yizgthe current
equalization rate results in an assessed value of $776,580ingpihe 2010-2011 town
and school tax rate results in annual estimated repépsotaxes of $2,422,805.

Estimated Tax Revenues From 215 Townhouses

Projected Market Valt $90,300,00
201(-2011 Equalization Ra .008¢
Assesse Value of Townhouse $776,58
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $2,422,80

Source: Consultant’s estimates based on 2010-2011 eqgoaliaat tax rates.

Taxes from the Proposed Day Care CenterA 20,000 square foot day care
center is planned for Section B. Assuming annual gragofé&19 per square foot,
estimated gross income would be about $380,000. With a 15% sexp&tio, net income
would be about $323,000. With a 9% capitalization rate, esimalue would be
almost $3.6 million. Applying the current equalization tatiegs assessed value to
about $30,864. Applying current town and school tax ratesdnaaririg total estimated
taxes to $96,291.

Estimated Annual Property Tax Revenue From Day Care Center

Average Annual Gross Rent Per Square $1c¢
Estimated Square Fi 20,00(
Estimated Gross Incor $380,001
Expense Rat 15%
Net Incom: $323,001
Capitalization Rai 0.0¢
Estimated Market Val $3,588,88
201(-2011 Equalization Ra .008¢
Assessed Valu $30,86¢
200¢-2010 Town & School Tax Re $311.984/$100 of A
Total Estimated Taxe: $96,29:

Source: Consultant’s estimates based on 2010-2011 eqgoaliaat tax rates.
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Based on the foregoing analysis, projected annual progertgvenue from
Section B would be about $5,671,984.

Projected Real Property Taxes from Proposed Uses in Semti B

Use Projected Property Taxe:
Condominium $3,152,88
Townhouse 2,422,80:
Day Care Cent 96,29
Total 5,671,98

When combined with projected taxes of $3,485,838 from Sectigmojected
taxes from Sections A and B would be $9,157,822. This amounaNeeated to
individual taxing jurisdictions for those tax lots encompags$he Longwood CSD.

Allocation of Property Tax Revenues From Sections A & B to
Affected Taxing Jurisdictions

Tax Rate Pel % of Distribution

Tax District $100 of Assessed Valug  Total Of Taxes
School Districl- Longwood CSI 211.51¢ 0.67797. $6,208,73¢
Library District— Longwood CSI 10.78( 0.03455: 316,43C
County of Suffoll 2.82; 0.00906. 82,979
County of Suffolk— Police 33.00:¢ 0.10578. 968,751
Town Genera— Town Wide Fun 4.46: 0.01430: 130,975
Highway- Town Wide Fun 2.58¢ 0.00829 76,001
Town Genera— Part Town Fun 1.39( 0.00445! 40,798
Highway- Part Town Fun 11.38¢ 0.03649. 334,187
Blizzard Note Repayme 0.49¢ 0.00159! 14,643
New York State MTA Ta 0.15¢ 0.00049 4,551
$100M Bond Act of 20C 1.57: 0.00504. 46,174
Fire District— Yaphank 22.34: 0.07161 655,847
Brookhaven Lighting Distric 1.37¢ 0.00440. 40,331
Real Property Tax La+ Article 7 0.89¢ 0.00287: 26,301
Real Property Tax La 7.19: 0.02305: 211,115
Total 311.98: 1.00000! 9,157,82

3. Projected Property Tax Revenues From Section D

Taxes From Proposed Light Industrial Uses The light industrial uses will
consist of a research and development park focusing ommgéechnologies. A clean-
energy solar generation plant will power it. Knowledgeaources put the asking rent
for this type of space in eastern Suffolk at $9.50 per soat. This asking rent would
put the annual rent for 1,200,000 square feet of light indispace at $11,400,000.
Assuming a 15% expense ratio, the net income from theitidbstrial uses would be
about $9,690,000. With a capitalization rate of 8.5%, takket value would be about
$114,000,000. Applying the latest equalization rate yields amastil assessed value of
$980,400. Applying the appropriate town and school tax rate yaeléstimated annual
real property tax of $2,896,592 for this component.

22



Estimated Annual Property Taxes from 1,200,000 Square Feet of Indtrial Uses

Average Annual Rent Per Square | $9.5(
Proposed Square F 1,200,00!
Estimated Gross Incor $11,400,00
Expense Rat 15%
Net Incom: $9,690,00
Capitalizatior Rate 0.08¢
Estimated Market Val $114,000,00
201(-2011 Equalization Ra .008¢
Assessed Vall $980,401
200¢-2010 Town & School Tax Re $295.450/$100 of A
Total Estimated Taxe: $2,896,59

Source: Consultant’s estimates based on 2010-2011 egioalizat tax rates

This amount was allocated to individual taxing jurisdictiforgax lots
encompassing the South Country CSD as follows:

Allocation of Property Tax Revenues From Section D to AffecteTax Districts

Tax Rate Pel % of Distribution

Tax District $100 of Assessed Valug  Total Of Taxes
School District South Country CS 193.16° 0.653801 1,893,80¢
Library District— South Country CS 11.27. 0.03815: 110,511
County of Suffoll 2.821 0.00956:! 27,716
County d Suffolk — Police 33.00: 0.11170. 323,561
Town Genera- Town Wide Fun 4.46: 0.01510: 43,745
Highway- Town Wide Fun 2.58¢ 0.00876: 25,383
Town Genera- Part Town Fun 1.39( 0.00470! 13,628
Highway— Pert Town Fun 11.39¢ 0.03856:! 111,717
Blizzard Note Repayme 0.49¢ 0.00168! 4,892
New York State MTA Ta 0.15¢ 0.00052! 1,520
$100M Bond Act of 20C 1.57: 0.00532. 15,422
Fire District— Brookhavel 17.265 0.05843i 169,266
Brookhaven Lighting Distric 1.36¢ 0.00461 13,373
Ambulance Distric— South Countr 6.401 0.02166! 62,755
Real Property Tax La- Article 7 0.89¢ 0.00303: 8,784
Real Property Tax La 7.19: 0.02434. 70,510
Total 295.45( 1.00000! 2,896,59.

When projected property taxes from Sections A, B amgeDaggregated, total
projected property taxes are $12,054,414.

Projected Property Taxes From Sections A, B & D

Sectior Projected Annual Real Property Taxe
Section / $3,485,83
Section [ 5,671,98
Section [ 2,896,59
Total 12,054,41
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Projected Sales Taxes

The 60,000 square feet of retail and restaurant space plamriad development
could generate sales averaging $300 per square foot annuatpudtit this ratio is high
for retailers in eastern Suffolk, the presence afmusite indoor arena and outdoor
stadium is likely to draw enough visitors from throughout &kfCounty and beyond to
generate this level of sales. This would put annual @etdirestaurant sales at the
proposed Suffolk Development at $18,000,000. Given the cigated tax rate in of
8.625%, in Suffolk County, total annual sales taxes fronptbposed restaurants and
retail space would be about $1,552,500. Of this amount, N State would receive
$720,000 annually, Suffolk County would receive $765,000 annually and the
Metropolitan Commuter Transportation District (MCT®9uld receive $67,500
annually.

Estimated Annual Sales Tax Revenue, Proposed Retail and Ragant Uses

Estimated Annual Sal $18,000,00

County, State & MTA Sales Tax R 8.625%

Total Annual Sales T: $1,552,50
State Sales Tax R 4.00%
Annual State Sales T $720,00!
County Sales Tax Re 4.25%
Annual County Sales T, $765,00
MCTD Surcharg 0.375%
MCTD Portion of the Sales T $67,50(

Source: Consultant’'s Estimates based on average asaleslof $300 per square foot.

The proposed 90-room hotel would also generate sales tBgepurposes of
analysis, a hotel room rate of $140 nightly and a hotel ooccypate of 70% were
assumed. In effect, 63 rooms would be occupied for 365pdaygear. This is
equivalent to 22,995 room nights at a rate of $140 per nightl flestenue generated
would be about $3,219,300. With a sales tax rate of 8.625%zalesalas taxes from the
hotel would be about $277,665. Of this amount $128,772 would go to NewState,
$136,820 would go to Suffolk County and $12,072 would go to the MCTD.

Estimated Annual Sales Tax Revenue From the Proposed Hotel

Rooms 90
Nightly Room Ratt¢ $14(
Occupancy Ra 70%
Rooms Occupied Night 63
Rooms Occupied Annua 22,99¢
Estimated Annual Sal $3,219,30
County, State & MTA Sales Tax R 8.625%
Total Annual Sales Te $277,66!
State Sales Tax Ri 4.00%
Annual State Sales T $128,77.
County Sales Tax Re 4.25%
Annual County Sales T, $136,82
MCTD Surcharg 0.375%
MCTD Portion of the Sales T $12,07.

Source: Consultant's Estimates based on a roonof&k40 nightly and a hotel occupancy rate of 70%.
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The proposed indoor arena will also generate salagvaxues. Economic
Research Associates, a consulting firm, recentlyopendd a market feasibility study for
the proposed arena. ERA modeled two operating scenarios for the propossthar
The first assumed that the proposed indoor arena wouddiadt franchise from the East
Coast Hockey League (ECHL) and a franchise from theoNakiLacrosse League (NLL)
as its anchor tenants. The second scenario asshateéke arena will not host a minor
league sports franchise. Both these scenarios were useijetct prrange of sales taxes
for the arena.

Scenario 1 — The Arena Hosts Anchor TenantsAccording to Economic
Research Associates, the anchor tenant scenaria woaduce an average of 108 events
per year with an average paid attendance of 3,440 and arnotal paid attendance of
371,534. These events would include 36 hockey events and Senants as well as
concerts, family shows, second-tier sports eventdradé shows/festivals. The
projected revenue subject to sales taxes in year lhamatojected sales taxes in year 1
are shown in the following table. The ERA projectisnggest that $3.56 million in
revenue would generate year 1 sales tax revenue of abou?@80&f this amount,
$142,240 would go to New York State, $151,130 would go to Suffolk Coudty an
$13,335 would go to the MCTD.

! See Economics Research Associates, “Yaphank SiteAtegram Market Viability Analysis, April 27,
2007.
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Projected Arena Revenues Subject to Sales Taxes, Year 1
Assuming One or More Anchor Tenants

Revenue Sourc Projected Year 1 Revenue Projected Year 1 Sales Ta

Total Ticket Revent $757,00! $65,29:
Ticket Surcharc 435,00( 37,51¢
Concessions (n¢ 1,170,00! 100,91
Novelties (nef 183,00( 15,78
Parking (net 684,00( 58,99!
Luxury Seat Premiu 184,00! 15,87(
Club Seat Premiu 143,00( 12,33

Total 3,556,001 306,70!

*Note: Excludes projected revenues from facility feesning rights, advertising and revenue from ticket
distributors. Source: Economics Research AssociBtet3

Estimated Sales Taxes From the Proposed Arena Under Segio 1

Projected Year 1 Reven $3,556,00

Projected Annual Sales T 306,70!
State Sales Tax Ri 4.00%
Annual State Sals Tax $142,24i
County Sales Tax Re 4.25%
Annual County Sales Ta: $151,13i
MCTD Surcharg 0.375%
MCTD Portion of the Sales Ta: $13,33!

Source: Consultant’s Estimates based on data franditics Research Associates

Scenario 2 — The Arena Does Not Host Anchor Tenant3his scenario
assumes that the arena will operate without one oe machor tenants. Under this
scenario, ERA projects that the arena will host\amage of 70 events per year with an
average paid attendance of 3,155 and a total paid attenda22@,49. Projected
revenue subject to sales taxes and projected salesria%ear 1 are shown in the table
below. According to ERA, revenues of more than $21bamiwould generate estimated
sales taxes of $216,401. Of this amount, $100,360 would go theY bidvState,
$106,632 would go to Suffolk County and $9,409 would go to the MCTD.

Projected Arena Revenues Subject to Sales Taxes, Year 1
Assuming No Anchor Tenants

Revenue Sourc Projected Year 1 Revenue Projected Year 1Sales Ta:

Total Ticket Revent $566,00! $48,814
Ticket Surcharc 367,00( 31,65¢
Concessions (n¢ 732,00( 63,13¢
Novelties (nef 146,00( 12,59:
Parking (net 400,00( 34,50(
Luxury Seat Premiu 146,00! 12,59:
Club Seat Premiu 152,00( 13,11(

Total 2,509,001 216,40:

See Economics Research Associates, P. 43
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Estimated Sales Taxes From the Proposed Arena Under Segio 2

Projected Year 1 Reven $2,509,00

Projected Annual Sales T 216,40:
State Sales Tax Re¢ 4.00%
Annual State Sales Ta $100,36!
County Sales Tax Re 4.25%
Annual County Sales Ta: $106,63:
MCTD Surcharg 0.375%
MCTD Portion of the Sales Ta: $9,40¢

*Note: Excludes projected revenues from facility feesning rights, advertising and revenue from ticket
distributors. Source: Economics Research Associgtets

Summary, Annual Sales Taxes The proposed development could generate
between $2,046,566 and $2,136,870 in sales taxes during its firstf yg@aration,
depending on whether scenario 1 or scenario 2 is reabzelef indoor arena. Of this
amount, between $949,132 and $991,012 would go to New York StateedBetw
$1,008,452 and $1,052,950 would go to Suffolk County. Between $88,981 and $92,907
would go to the MCTD.

Summary of Projected Sales Taxes

Source Total State County MCTD

Retail & Restauran $1,552,50 $720,00! $765,00! $67,50(
Hotel 277,66 128,77. 136,82 12,07:
Indoor Areni

Scenario 306,70 142,241 151,13 13,33t

Scenario 216,40: 100, 36! 106,63: 9,40¢
Total

Scenario : $2,136,87 $991,01. $1,052,95 $92,90°

Scenario : $2,046,56 $949,13, $1,008,45 $88,98:

Source: Consultant’s estimates based on a markéifeastudy by Economic Research Associates.

Projected Costs & Benefits to Individual Tax Districts

The Longwood CSD The Rutgers coefficients described in an earligicgec
make it possible to estimate the number of school-hdgren likely to be generated by
the proposed development and the numbecbbol-agechildren likely to attend local
public schools These multipliers are also availablgrbge level. For the 72 rental
units proposed for Section A, the Rutgers coefficientsapeto one-bedroom units
renting for between $500 and $1,000 in structures containingffiwre@ce such units.
These coefficients are shown below. Applicatiotheke coefficients to the 72 rental
units indicates that these units could generate an estr@@tschool age children.

Rutgers Coefficients for School-Age Childrerhyy Grade

Housing Type K-2 3-6 7-9 10-12 Total

72 Rental 0.11 0.1C 0.0t 0.0¢ .3C

Projected School Age Children From Development

Units K-2 3-6 7-9 1C-12 Total

72 8 7 4 3 22
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Presumably some of these children will be privately educal he Rutgers
coefficients forpublic-schoolchildren make it possible to determine how many of the 22
students will actually attend Longwood public schools. Thkesdficients are shown
below. Their application suggests that only 19 of the @@estts are likely to attend
Longwood public schools.

Rutgers Coefficients for Public School Children

Housing Type K-2 3-6 7-9 10-12 Total

72 Rental .0¢ .0¢ .0t .04 27

Projected Public School Children From Development

Units K-2 3-6 7-9 1C-12 Total

72 6 6 4 3 19

The 2010-2011 budget for the Longwood Central School Distr&208,200,000.
The estimated student enroliment for the current soyeeni is 9,158. This would put the
cost per pupil at $22,734.

Computation of Per Pupil Cost in the Longwood CSD, 2010-2011 SchoGkar

201(-2011 School Budg $208,200,00
Student Enrollmel 9,15¢
Per Pupil Co: $22,73

Source: Longwood CSD

However, the Longwood school district receives extenstiate aid. Estimated
state aid for the 2010-2011 school year, including about $2.l6miifi Federal funds to
save teacher jobs, is $72,487,469. This aid reduces annual sgpentitures
attributable to the local tax base to $135,712,531. When dibig®,158 students, this
puts per pupil cost at $14,819. Thus, the cost of the 19 studenis range from
$281,561 to $431,946.

Computations of Per Pupil Cost Factoring in State Aid, LongwoodCSD,
2010-2011 School Year

201(-2011 School Budg $208,200,00
201(-2011 State Ai $72,487,46
School Spending ttributable to the Local Tax Be $135,712,53
Student Enrollmel 9,15¢
Per Pupil Co: $14,81

Cost to Longwood CSD of 19 Additional Students

Per Pupil Cost Without Factoring in State $22,73
Additional Student 19
Additional Cost to Longwood C¢ $431,941
Per Pupil Cost Factoring in State . $14,81!
Additional Student 19
Additional Cost to Longwood C¢ $281,56.

Source: Consultant’s estimates based on data frargii@od CSD and Governor’s Budget Division
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The 785 proposed condominiums and the 215 proposed townhouddseo
built in Section B. Once again, the Rutgers coeffiisavere used to estimate the number
of school-age children and the number of children likelgittend Longwood public
schools. For the 785 condominium units, the Rutgersicieifs pertain to two-
bedroom owner units selling for between $135,000 and $329,500 irusgésicbntaining
five or more such units. For the 215 townhouses, the Rutgefficients pertain to
three-bedroom attached units selling for more than $269,50Ge Theltipliers are
shown below. Application of these multipliers to veposed residential units in
Section B shows that a total of 28Ghool-agechildren could be generated.

Rutgers Coefficients for School-Age Childrerhy Grade

Housing Type K-2 3-6 7-9 10-12 Total
785 Conda 0.0¢ 0.0¢ 0.0¢ 0.0: A€
215 Townhouse 0.0¢ 0.11 0.11 0.0¢ .3€

Source: Rutgers Center for Urban Policy Research, 200@

Projected School Age Children From Development

Units K-2 3-6 7-9 1C-12 Total
78¢ 47 47 31 24 14¢
21¢ 19 24 24 17 84

Total 66 71 55 41 23¢

Source: Consultant’s estimates based on Rutgersaierts.

Rutgers coefficients depicting the number of childrealjiko attend Longwood
schools are shown below. Their application suggeattily 188 of the 233 projected
school age children generated by development in Sectioa kkaly to attend
Longwood schools.

Rutgers Coefficients for Public School Children

Housing Type K-2 3-6 7-9 10-12 Total
785 Conda .0F .0€ .0z .0S 1€
215 Townhouse .0€ AC .0€ .0F 2€

Source: Rutgers Center for Urban Policy Research, 200@
Projected Public School Children From Development

Units K-2 3-6 7-9 1C-12 Total
78¢ 39 47 16 24 12¢
21¢ 13 22 17 11 62

Total 52 69 33 35 18¢

Source: Consultant’s estimates based on Rutgersaierts.

The cost of these students would range from $2,785,972 to $4,273,992
depending on the per pupil cost used.
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Cost Longwood CSD of 188 Additional Students

Per Pupil Cost Withct Factoring in State A $22,73
Additional Student 18¢
Additional Cost to Longwood C¢ $4,273,99
Per Pupil Cost Factoring in State . $14,81!
Additional Student 18¢
Additional Cost to Longwood C¢ $2,785,97

Source: Consultant’s estimates based on data frargik@od CSD and Governor’s Budget Division

As the foregoing analysis suggests, a total of 207 childoen the proposed
development (Sections A & B) are likely to attend Longd@ublic schools at a cost
ranging from $3,067,533 to $4,705,938, depending on the per-studentedst

Cost Longwood CSD of 207 Additional Students (188 + 19)

Per Pupil Cost Without Factoring in State $22,73
Additional Student 207
Additional Cost to Longwood C¢ $4,705,93
Per Pupil Cost Factotg in State Ai $14,81
Additional Student 207
Additional Cost to Longwood C¢ $3,067,53

Source: Consultant’'s estimates based on data frargii@od CSD and Governor’s Budget Division

It could be argued that even these costs are high besdeseschool enrollments
increase, fixed overhead costs generally remain the gaadhenly variable expenditures
rise. According to the latest available data fromNieev York State Department of
Education, which pertains to the 2007-08 school year, variapknditures account for
79.1% of the Longwood CSD budget. This ratio probably appidsy as well because
the mix between variable and fixed costs is relativefystant over time. If the school
spending attributable to the local tax base is about $135,712)83ingy 79.1% of this
budget would be affected by the addition of 207 students, thlgi$b07,348,612 of
school district spending would be affected by the additistualents. This would put the
marginal cost of educating additional students from the mexpdevelopment at $11,722
per pupil and the total cost of educating 207 additional stuffemtsthe proposed
development would be $2,426,454.

As the tax analysis indicated, the Longwood CSD is likely teeree additional annual
property more than $6.2 million. Therefore, the proposed develogneetax positive
for the Longwood CSD.

Suffolk County Police Department The proposed development is located in
two separate police precincts. According to Ms. KathRleck, Senior Research
Analyst in the Research and Development SectioheoBuffolk County Police
Department, the principal site, which includes the proposhdtrial, recreation and
housing uses (Sections B and D) is located in the depatrenféfth Precinct, Sector 515.
The secondary site, containing the arena hotel, restawanad other uses (Section A) is
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located in the Sixth Precinct, Sector 619. The Fifdtiact is staffed by 212 sworn
officers and 20 civilian personnel. The Sixth Preciadtaffed by 229 sworn officers
and 21 civilian Personnel.

Based on information shown in the Urban Land Institubeselopment Impact
Assessment Handbook (1994), public safety requires 2.@Griwdlequivalent police
personnel per 1,000 people onsite. Projected onsite popudaiibjobs for Sections A, B
and D are summarized in the following table. SecticgeAved by the Sixth Precinct
could contain a maximum of 978 persons at any point in tifextions B and D served
by the Fifth Precinct could contain a maximum of 5,686 perabasy point in time.

Projected Population and Jobs at Full Development, Sections B and D

Sectior Population Permanent Job: Total On Site Personne
A 14: 83t 97¢
B 2,217 46¢ 2,68¢
D 0 3,00( 3,00(
Total B & D 2,217 3,46¢ 5,68¢

Source: Consultant’s estimates

Using the ratio of 2.0 full-time police personnel forfeadditional 1,000 people
onsite, the Sixth Precinct could require two additiawabrn officers to protect Section
A. The Fifth Precinct could require 12 additional swofficers to protect Sections B &
D. Thus, 14 additional sworn officers could be needed basélde maximum number of
people onsite. During nighttime hours, however, this numioelld be considerably
reduced. Therefore, perhaps only 10 to 12 additional swdcersfimay be needed.

According to William P. Wallace, Management Analysthe Research 7
Development Section of the Suffolk County Police Deapartt, sworn officers with three
years of service hired after January 1, 2008 earn an annail sb$86,404 and receive
annual benefits totaling $46,610 for a total compensation pack&j8®,014. This
figure was used as the benchmark in computing the annuaifdusng between 10 and
12 additional officers to service the project. The coshé department if they hired
officers with three years of service would be betw&t830,140 and $1,596,168.

The tax analysis shows that the Police Departmeaniticeceive annual property
tax revenues of $968,751 from Sections A and B and $323,561 frororSedbr a total
of $1,292,312. This would make the project slightly tax negatigfficers with three
years of experience were hired.

Fire & Ambulance Districts. The proposed development will affect the
Yaphank and Brookhaven Fire Districts and the South Coémiyulance District. The
following figures should be regarded as tentative sineeéhvice areas of these districts
will probably have to be realigned to conform more clpselthe proposed development.

Yaphank Fire District. The Yaphank Fire District covers a population of 6,000
residents and has a 2011 budget of $1,812,334. Given current desgrapbut the
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allocation of tax revenues, the Yaphank fire disisgirojected to receive an additional
$655,847 in annual tax revenues. This is equivalent to 368 airrent budget and
should be sufficient to offset any increased costs ofrgethe proposed development.

Brookhaven Fire District. The Brookhaven Fire District has an annual budget
of $2,411,045. Given current district lines, the district Waekteive an estimated
$169,266 in additional annual real property taxes from the pempdevelopment, which
is equivalent to 7% of its current budget.

South Country Ambulance According to Mr. Greg Migliano Jr., Chief of
Department for South Country Ambulance, South Countmp@lance would cover 80%
to 90% of the proposed development. Their service ackadies a population of 40,000
and they receive 2,600 calls annually. This is equivaleabdoit one call for every
15.38 persons. Their current budget is $1.4 million. Thigusvalent to a cost of
approximately $538 per call. Projected population for the neSadgortion of the
proposed development is 2,361. In this analysis it is asddinat South Country
Ambulance would serve 80% of this population or about 1,88®pser Using a ratio of
one call per 15.38 residents suggests that there couldnb@ngsas 123 additional calls.
At a cost of $538 per call, the total additional cost tatB&ountry Ambulance would be
about $66,174. Given current district lines, South Countmpélance would receive an
estimated $62,755 in annual property taxes from the proposea pienegit.

Alternative Development

County Retains Property

Under this alternative, the County of Suffolk would netawnership of the
subject property and develop it for municipal and institutisses. Since there will be no
residential development, no school children will be gateel. Presumably, as county-
owned property, the subject property would generate no rgadydaxes.

As-of-Right Development

As-of-Right development would accommodate approximately 20800square
feet of office space and 50 single-family homes on ame-lats. For purposes of
analysis, it has been assumed that these will beb&deoom, 3,000 square foot homes
selling for approximately $500,000 each, that residential dpredat would occur in
Sections A and B and that office development would oitc8ection D.

Projected Taxes
Residential Component. The 50 single-family homes selling for $500,000 each
would have a market value of about $25 million. Applyingappropriate equalization

rate results in an assessed value of $215,000. Applying &sé tiatvn and school tax
rate for the subject property results in estimated ameaéproperty taxes of $670,766
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Estimated Tax Revenues From 50 Single-Family Homes

Projected Market Valt $25,000,00
201(-2011 Equalization Ra .008¢
Assessed Value of Townhou 215,00(
200¢-2010 Tovn & School Tax Ra $311.984/$100 of A
Total Estimated Taxe: $670,76!

Source: Consultant’s estimates based on 2010-2011 eqioalivate and 2009-2010 tax rate.

Office Component. Assuming an average asking rent of $18 per square foot
triple net, 2,500,000 square feet of office space would genargross income of about
$45 million. A 20% expense ratio would put net income ata$86 million. With a
capitalization rate of 9%, the market value of theceftomponent would be about $400
million. Applying the latest equalization rate would pug #ssessed value at $3.44
million. Applying the appropriate town and school tax fatehe subject property
results in estimated annual real property taxes of $10,163,480.

Estimated Annual Property Tax Revenue From The Office Compnent

Average Rent Per Square Foot, Triple $1¢
Estimated Square Fi 2,500,00
Estimated Gross Incor $45,000,00
Expense Rat 20%
Net Incomi $36,000,00(
Capitalization Rai 0.0¢
Estimated Market Val $400,000,00
201(-2011 Equalization Ra .008¢
Assessed Vall $3,440,00
200¢-2010 Town & School Tax Re $295.450/$100 of A
Total Estimated Taxe: $10,163,48

Source: Consultant’s estimates based on 2010-2011 eqioalivate and 2009-2010 tax rate.

Summary. Aggregating estimated property taxes from the resideantiloffice
components under as-of-right development results ihpodgected real property taxes of
$10,834,246. This compares with projected taxes of $12,054,414heopnaposed
development, resulting in a net difference of $1,220,168.

Summary of Property Taxes Under As-of-Right Development

Estimated Property Taxes From Residential Compi $670,76!
Estimated Property Taxes From Office Compo 10,163,48
Total Estimated Property Taxes, A-of-Right 10,834,24
Total Estimated Property Taxes, Proposed Developme 12,054,41
Net Difference 1,220,16:

Allocation of As-of-Right Tax Revenues to Affecting Taxing Distcts. Taxes
from the office component under as-of-right developmemildvbe allocated to
individual tax districts as follows:

Allocation of Projected Property Taxes from Office Component
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Under As-of-Right Development

Tax Rate Pel % of Distribution

Tax District $100 of Assessed Valug  Total Of Taxes
School District South Country CS 193.16° 0.653801 $ 6,644,94«
Library District— South Country CS 11.27. 0.03815: 387,757
County of Suffoll 2.82 0.00956:! 97,244
County of Suffolk— Police 33.00: 0.11170: 1,135,311
Town Genera- Town Wide Fun 4.46: 0.01510: 153,48¢
Highway- Town Wide Fun 2.58¢ 0.00876: 89,063
Town Genera- Part Town Fun 1.39( 0.00470! 47,819
Highway— Part Town Fun 11.39¢ 0.03856:! 391,98¢E
Blizzard Note Repayme 0.49¢ 0.00168! 17,166
New York State MTA Ta 0.15¢ 0.00052! 5,336
$100M Bond Act of 20C 1.57: 0.00532. 54,110
Fire District— Brookhavel 17.26¢ 0.05843i 593,913
Brookhaven Lighting Distric 1.36¢ 0.00461 46,925
Ambulance Distric— South Countr 6.401 0.02166! 220,192
Real Property Tax La- Article 7 0.89¢ 0.00303: 30,826
Real Property Tax La 7.19: 0.02434. 247,41C
Total 295.45( 1.00000! 10,163,48

Source: Consultant’s estimates based on currenates.r

Taxes from the residential component under as-of-dghelopment would be
allocated to individual tax districts as follows:
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Allocation of Projected Property Taxes from the ResidentiaComponent
Under As-of-Right Development

Tax Rate Pel % of Distribution

Tax District $100 of Assessed Valug Total Of Taxes
School Districl- Longwood CSI 211.51¢ 0.67797. $454,76(
Library District - Longwood CSI 10.78( 0.03455: 23,177
County of Suffoll 2.82i 0.00906. 6,078
County of Suffolk— Police 33.00¢ 0.10578. 70,956
Town Genera— Town Wide Fun 4.46: 0.01430: 9,593
Highway- Town Wide Fun 2.58¢ 0.00829 5,567
Town Geneal — Part Town Fun 1.39( 0.00445! 2,988
Highway- Part Town Fun 11.38¢ 0.03649. 24,478
Blizzard Note Repayme 0.49¢ 0.00159! 1,073
New York State MTA Ta 0.15¢ 0.00049 333
$100M Bond Act of 20C 1.57: 0.00504. 3,382
Fire District— Yaphank 22.34: 0.07161 48,038
Brookhaven Lighting Distrit 1.37¢ 0.00440. 2,954
Real Property Tax Lav Article 7 0.89¢ 0.00287: 1,926
Real Property Tax La 7.19: 0.02305: 15,462
Total 311.98: 1.00000! $670,76€

Projected School Children

The following analysis estimates the total school dgeren and those likely to
attend Longwood public schools based on construction of §edamily, five-bedroom
homes selling for $500,000 each. According to the Rutgersaieafs, each home is
would generate 1.51 school age children. However, only 1.1dfehiper home are
likely to attend Longwood public schools.

Rutgers Coefficients for School Children Under As-of-RighAlternative*

Schoo-Age Children Public School Childrer
Total 1.51 1.14
GradesK-2 0.3¢ 0.2¢
Grades -6 0.52 0.4C
Grades -9 0.3< 0.2¢
Grades 1-12 0.2¢ 0.2¢

*Per residential dwelling unit. Source: Rutgers Centetftnan Policy Research, June 2006.

When applied to the 50 single-family homes that couldulke as-of-right, these
coefficients suggest that there would be 76 school-age amiddnehom 57 are likely to
attend Longwood public schools.
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Projected School Children Under As-of-Right Alternative*

Schoo-Age Children Public School Childrer
Total 76 57
Grades F-2 19 13
Grades -6 26 20
Grades -9 17 12
Grades 1-12 14 12

*For fifty residential dwelling units. Source: Rutgé&snter for Urban Policy Research, June 2006.

The cost of educating these students would range from $844,683 295,838
depending on the cost factor used. Since the distrigidweceive only $454,760 in
added property taxes under as-of-right development, suclodevent would be tax
negative for the Longwood CSD.

Cost to the Longwood CSD of 57 Additional Students

Cost/Pupil Total Cost
Without Factoring in State A $22,73 $ 1,295,83
Factoring in State A $14,81! $ 844,68.

Source: Consultant’s estimates
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Appendix Table A
Average Annual Wages for Occupations Within Major Occupational Goups
Long Island Labor Market, First Quarter 2010*

Occupation Average Annual Wag
General & Operations Manag $118,54!
Sales Manage 142,67!
Administrative Service Manag¢ 97,55(
Lodging Manage! 47,66(
Natural Science Manag: 113,15
Financial Analys 75,30(
Computer Programme 75,48(
Database Administratc 77,83(
Industrial Engineel 77,00(
Drafter: 56,13(
Environmental Enginee 80,54(
Environmental Engineering Technicii 39,24(
Heathcare Practitione 73,33(
Physical Therapis 73,39(
Fitness Traine 52,17(
Community & Social Service Specia 53,35(
Entertainment, Sports & Media Occupati 44,37(
Amusement & Recreational Attende 19,83(
Recreation Worke 24 ,51(
Ticket Taker: 19,19(
Sports Coachi 25,95(
Sales Supervisc 45,20(
Retail Sales Persc 23,56(
Sales Cashie 18,64(
Hotel Clerk: 23,57(
Office & Administrative Support Worke 40,33(
Child Care Workel 24,08(
Bldg. & Grounds Cleaning & Maintenance O 28,37(
Maintenance Supervis( 47,40(
Installation, Maintenance & Repair Oc 47,99(
Restaurant Cool 28,11(
Waiters & Waitresst 22,09(
Food Preparation Worke 22,00(

* These occupations are likely to be found at the propSsédlk development.
Source: Consultant’s estimates and New York Stagewata.
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