


















































































Christopher E. Kent 

Partner

Direct Dial: 631.367.0710 

Direct Fax: 631.367 0795 

ckent@farrellfritz com

100 Motor Parkway 

Suite 300

Hauppauge, NY 11788 

www.fanellfritz.com

Our File No. 
35363.103

August 19, 2020

Tracy Stark-James 
Executive Director / CEO
Town of Riverhead Industrial Development Agency
200 Howell Avenue
Riverhead, New York 11901-2596

Re: 331 East Main Street. LLC

Dear Tracy:

As you know, we represent 331 East Main Street, LLC (the “Applicant”) in their application to the 
Town of Riverhead Industrial Development Agency (“RIDA”) for financial assistance in 
connection with the development of a 36-unit multifamily housing community located in 
Riverhead, NY (the “Project”). The Applicant submitted a signed application and accompanying 
application check to RIDA on July 13, 2020 (the “Application").

Due to Project modifications requested by the Town of Riverhead Board (the “Town Board”) as 

conditions in the preliminary site plan approval for the Project, the RIDA Application needs to be 
amended and updated. Please accept this letter as our request that the RIDA consider the 
following information as an amendment to the Application.

1. Commercial/Retail

As a condition of site plan approval, the Town Board required that the Applicant add a ground 
floor commercial/retail component to the Project. To satisfy that requirement, the Applicant 
eliminated two (2) residents’ parking spaces in the garage to accommodate the development of 
eight hundred thirty eight (838) square feet of commercial/retail space in the northwest corner of 
the ground floor that fronts on East Main Street and the Parking District access road for use by 
a commercial tenant.

2. Project Cost, Mortgage Recording Tax Exemption, and Sales Tax Exemption

Creating the commercial/retail space, will increase the cost of the Project by an estimated 
$100,000.00. In the Application, the Applicant estimated the total Project cost to be 
$12,943,851. The new estimated total Project cost is $13,043,851.
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As a result of the increased Project cost, we request additional corresponding MRT Exemption. 
The Applicant will finance 80% of the Project with construction and permanent loans, totaling 
$10,435,080. The corresponding MRT exemption equals $78,263. This MRT Exemption is $610 
greater than the MRT Exemption requested in the Application.

Additionally, the Application calculated Sales and Use Tax Benefit as 60% of the New 
Construction budget line and Site Work budget line, totaling $5,374,800. The additional cost of 
adding the commercial/retail space increases this number to $5,434,800. Therefore, the 
requested sales tax exemption has increased from $463,576 to $468,751.

Project Costs (updated):

$1,921,250 
$ 6,500,000 

$ N/A

$ 2,558,000 
$ N/A 
$ 50,000 

$ 523,000 
$1,371,601
$ 120,000 (permittees) 

$13,043,851

space will yield one (1) FTE employee per 
annum. The commercial/retail space FTE employee is in addition to the two (2) FTE employees 

dedicated to the residential community, as outlined in the Application. Therefore, the new total 
FTE employees for the Project is three (3).

4. Community Benefit / Additional Cost

In addition to creating the commercial/retail space, the Applicant agreed to provide financial 
assistance to the Town of Riverhead to relocate the historic “Norton House” that is on the 

development site. As per the Town Board request, the Applicant will provide $70,000 to the 
cost of removing and relocating the historic building to a site identified by the Town. This 
additional community benefit is not included the in Project budget.

Please find enclosed the updated and amended application pages reflecting these updates and 
amendments.

Lastly, we have provided you with an updated proposed PILOT schedule to be made part of the 
Application.

Acquisition and Rehabilitation 
New Construction
New additions/expansions of existing 
Site Work
Machinery and Equipment 
Legal Fees
Architectural / Engineering Fees 

Financial Charges 
Other (Specify)

Total:

3. Full Time Equivalent (“FTE”) Employees 

The Applicant estimates the commercial/retail
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As always, we greatly appreciate your attention to and consideration of our request.

Christopher E. Kent

Enclosures

1:F\9685375.1







 

 

 

 

PROJECT SUMMARY 

 

GENERAL 

 

Name of Project: 331 East Main Street, LLC  

 

Location of Project: 331 East Main Street, Riverhead, New York  

 

Urban Renewal Area X Empire Zone_____ Brownfield_____ Vacant_____ Blighted_____ 

 

PROJECT TYPE  

 

Industrial_____ Not-for-Profit_____ Commercial_____ Office_____ Other_____ 

 

Housing X Manufacturing_____ Retail X Services_____ 

 

KEY DATES 

 

Application Submitted: June 19, 2020 Proposed Public Hearing: TBD  

 

PROJECT SIZE 

 

Acreage: .36 Building Sq. Ft: 15,706 New Construction (sq. ft.): 37,385   

 

Add Rehab/Expansion (sq. ft.) N/A   Estimated Project Cost: $13,043, 851 

 

TYPE OF ASSISTANCE REQUESTED 
Tax Exempt Bonds_____ Taxable Bonds_____ 

 

Sales Tax X Mortgage Recording Tax X Real Property Tax Deferment_____ 

 

Standard 485-b___________Not-for-Profit__________ Double 485B X 

 

Affordable Housing__________ Downtown Policy________ 

 

Other_________  Additional____________ 

 

JOBS/PAYROLL (Estimated) 

 

Retained Jobs N/A Current Payroll N/A Avg. Annual Wage: N/A 

 

New Jobs: 3 FTE Projected Payroll $160,000 (inclusive of benefits)   

New Avg. Annual Wage $45,000 

 

Construction Jobs: 125 FTE Avg. Wage: $75,000 per annum 

 

ASSESSED VALUE/TAXES 

 

Current Assessed Value: $81,800 Projected Increase AV $793,400 (per Assessor) 
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E. If yes to C. or D. above, please attach  a copy of the option, contract or lease and indicate: 

i. Date signed: December 14, 2018 

ii. Purchase Price: $1,700,000 

iii. Proposed settlement/closing date: Conditioned on receiving municipal approvals. 

 

5. Proposed Use: 

 

A. Describe the specific operations of the Applicant or other users to be conducted at the Project 

site. What will the building or buildings to be acquired, constructed or expanded be used for 

 
The Applicant proposes developing a highly-amenitized 36 market-rate rental unit apartment 

community that will include a rooftop deck overlooking the Peconic River. The ground floor will 

include eight hundred thirty eight (838) square feet of commercial/retail space designed to provide 

services complementing the housing community.  

 

The highly-amenitized Project will be pet-friendly and feature a rooftop deck overlooking the 

Peconic River, a dedicated package room and a virtual doorman. In light of COVID-19, the 

Applicant will maintain an aggressive cleaning and maintenance program for all common 

touchpoints in the project facility.  Additionally, the Applicant will build fresh-air intakes into all 

of the rooms and common spaces within the units to provide constant fresh-air circulation.  

 

 

B. Proposed product lines and market demands:  

 

There is significant demand for rental units on Long Island and extremely low supply of rental 

housing relative to the national average and neighboring markets. According to Long Island’s 

Needs for Multifamily Housing: Measuring How Much We Are Planning to Build vs. How 

Much We Need for Long Island’s Future, published by the Long Island Index in 2016, Long 

Island could gain up to 158,000 new households over the next 15 years but is likely to only 

develop 64,000 new housing units in the best case scenario, leaving a gap of up to 94,000 units. 

This Project would help close that sizeable gap and provide critical new housing supply. The 

demand for this project is further discussed and analyzed in “Market Analysis and Economic 

Impact Report” (the “Economic Impact Report”) drafted by Camoin Associates attached to the 

Application.  

 

Specifically, high-quality, new, professionally-managed apartments are in short supply in the 

Town of Riverhead. The proposed Project presents a compelling opportunity to deliver high-

quality, for-rent housing to an underserved group living in the greater Riverhead area possessing 

few options presently meeting their housing needs. The existing rental stock in Riverhead is 

aging, under-amenitized and generally of low quality. This Project will incorporate the core 

elements of sustainable development, thoughtful land-use planning, Smart Growth principles and 

high design standards to support Riverhead's efforts to revitalize its downtown into a lively 

walkable community. While always important, the feet-on-the-street dynamism and economic 

impact generated by this project will be essential to Riverhead’s economic recovery after 

COVID-19. Indeed, the Economic Impact Report estimates that new household spending 

produced by this Project will generate $1.7 million in annual economic impact to the Town of 

Riverhead.  
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C. If any space is to be leased to third parties, indicate the tenant(s), total square footage of the 

Project to be leased to each tenant, and the proposed use by each tenant (an additional sheet 

may be used): 

 

36 rental units will be leased to future residents. The unit mix includes ten (10) one-bedroom 

apartments and twenty-six (26) two-bedroom apartments with an average size of 600-1200 

square feet  

 

D. Will any portion of the Project be used for the making of retail sales to customers who 

personally visit the Project location?                 Yes           No  X     

 

i. If yes, what percentage (sq footage) of the Project location will be utilized in 

connection with the sale of retail goods and/or services to customers who 

personally visit the Project location? N/A 

 

E.  Existing Assessed Land Value from latest tax bill: $32,500 

      Total Assessed Value from latest tax bill: $81,800 

      Current Tax amount on property: $18,358 

 

   

 

 

 
 

Retail Questionnaire 

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires 

additional information if the proposed Project is one where customers personally visit the Project site to 

undertake either a retail sale transaction or to purchase services. 
 

Please answer the following: 
 

A. Will any portion of the Project consist of facilities or property that are or will be primarily used in making 

sales of goods or services to customers who personally visit the Project site? 
 

X Yes or  No.  If the answer is yes, please continue.  If no, proceed to section V 

 

For purposes of Question A, the term “retail sales” means (i) sales by a registered vendor under Article 28 

of the Tax Law of the State of New York (the “Tax Law”) primarily engaged in the retail sale of tangible 

personal property (as defined in Section 1101(b)(4)(i) of the Tax Law).  
 

B. What percentage of square feet of the Project will be primarily used in making sales of goods or services 

to customers who personally visit the Project? 2.2 %.    If the answer is less than 33% do not complete 

the remainder of the retail determination and proceed to page 11, Adaptive Reuse. 
 

If the answer to A is Yes AND the answer to Question B is greater than 33.33%, indicate which of the 

following questions below apply to the Project: 
 

1.   Will the Project be operated by a not-for-profit corporation ☐ Yes or ☐ No.     
 

2.  Is the Project location or facility likely to attract a significant number of visitors from outside the 

economic development region (Long Island) in which the Project will be located?     
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                             Yes X  No   

 

a) What is the present town zoning? Downtown Center Main Street (DC-1) 

Zoning District 

b) What town zoning is required? DC-1 

c) If a change of zoning is required, please provide the details/status of any 

change of zoning request. 

 

An application for Special Permit for the Project is required to permit the proposed 89% lot 

coverage.  Under the Riverhead Town Code, if connected to sewer, parcels within the DC-1 

District may exceed 80% lot coverage and develop up to 100% lot coverage by Special Permit of 

the Town Board.  

 

E. Have site plans been submitted to the appropriate planning department?   Yes  X    No    

 

F. Has the Project received site plan approval? Yes      No  X 

If yes, please provide the Agency with a copy of the planning department approval along 

with the related SEQRA approval.  

 

G. Is the proposed Project located on a site where environmental constraints inhibits the 

development/use of the property? If yes, explain:  No 

 

7. Project Completion Schedule: 

 

A. What is the proposed commencement date for the acquisition and the 

construction/renovation/equipping of the Project? 

 

i. Acquisition: August 2020.  

 

ii. Construction/Renovation/Equipping: 12-14 months.  

 

B. Provide an accurate estimate of the time schedule to complete the Project and when the first 

use of the Project is expected to occur: Applicant plans on beginning construction as soon as 

the transaction closes. 

 

 

 

Part IV – Project Costs and Financing 

  

1. Project Costs: 

 

A. Give an accurate estimate of cost necessary for the acquisition, construction, renovation, 

improvement, and/or equipping of the Project location. This page must be completed in 

addition to any attachments of sources and uses and/or detailed budgets. Translate your 

attached detailed budget to match the line items below. Be sure that the totals equal.  
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Description      Amount 

 

                       Land* (cost or current market value)   N/A 

 

           Acquisition and Rehabilitation**         $1,921,250 

 

                       New construction    $6,500,000 

 

 New additions/expansions of existing   $N/A 

 

                       Site Work     $2,558,000 

 

                       Machinery and Equipment    N/A 

 

Legal Fees     $50,000 

 

                       Architectural/Engineering Fees  $523,000 

 

                       Financial Charges    $1,371,601 

 

                       Other (Specify)    $120,000 (Permit Fees) 

 

  Total      $13,043, 851 
 

 If acquiring land, please note that Federal law prohibits the use of 25% or more of tax-exempt IDB proceeds for the 

purchase of land. 

 
 If acquiring existing buildings, please note that Federal law prohibits the acquisition of existing buildings with tax-exempt 

IDB proceeds unless the rehabilitation expenses of the building are equal to or greater than 15% of the portion of the cost of 

acquiring the building that is financed with tax-exempt IDB proceeds.  Rehabilitation does not include any amount expended 

on new construction (additions or expansions). 

2. Method of Financing: (Must equal budget on  page 13) 

           Amount     Term 

A. Tax-exempt bond financing:   $ ____________ _______ years 

B. Taxable bond financing:    $ ____________ _______ years 

C. Conventional Mortgage:    $10,435,080  _______ years 

D. SBA (504) or other governmental financing: $ ____________ _______ years 

E. Public Sources (include sum of all  

    State and federal grants and tax credits): $ ____________ 

F. Other loans:     $ ____________ _______ years 

G. Owner/User equity contribution***:  $2,608,770  _______ years 

 

Total Project Costs $13,043,851 

 

i. What percentage of the Project costs will be financed from public sector sources? 
 

N/A 
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*** If a Project financing with IDB proceeds is to be owned by a realty company/partnership, but will be subleased for use by 

another person, at least a 5% owner equity contribution is suggested. 

 

3. Project Financing: 

 

A. Are costs of working capital, moving expenses, work in progress, or stock in trade included 

in the proposed uses of bond proceeds?  Give details:   

 

N/A 

               

_______________________________________________________________________ 

 

B. Will any of the funds borrowed through the Agency be used to repay or refinance an existing 

mortgage or outstanding loan?  Give details: 

 

N/A 

  

D. Has the Applicant made any arrangements for the marketing or the purchase of the bond or 

bonds?  If so, indicate with whom: 

 

N/A 

 

 

E. Has a commitment for financing been received as of this application date Yes  X    No  

     If so, please attach a copy of the commitment and provide the institution name and contact: 

 

 

 

Part V – Requested Project Benefits 

 

1. Mortgage Recording Tax Benefit: 

 

A. Mortgage Amount for exemption (include sum total of construction/permanent/bridge 

financing):  

 

$10,435,080 

 

B. Estimated Mortgage Recording Tax Exemption (product of Mortgage Amount and .75%):  

 

$78,263 
 

2. Sales and Use Tax Benefit:  

 

A. Estimated gross amount of COSTS for goods and services that will be subject to State and 

local Sales and Use Tax (such amount to benefit from the Agency’s exemption): 

 

New Construction line item $6,500,000 (inclusive of labor and FFE) + Site Work line item 

$2,558,000 (inclusive of labor and FFE) = $8,958,000 x 60% of total = $5,434,800 
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B. Estimated State and local Sales and Use Tax exemption (typically a product of 8.625% and 

figure above): 

 

$468,751 ($5,434,800 x 8.625%)  

 

C. If your Project has a landlord/tenant (owner/user) arrangement, please provide a breakdown 

of the number in “B” above: 

 

i. Owner: N/A 

 

ii. User: N/A 

 

**Please attach a copy of the calculations used to derive the above numbers 

 

 See above. 

 

3. Real Property Tax Benefit: 

 

A. Identify and describe if the Project will utilize a real property tax exemption benefit in 

addition to the Agency’s PILOT benefit:  

 

No. 

 

 

 

B. Agency PILOT Benefit: 

 

RIDA provides real property tax abatements on the increased assessment (value added) as the 

result of the Project.  The real property tax abatement is applied uniformly to all eligible taxing 

jurisdictions.  As a general rule the term of the real property tax abatement is 10 years.  The basic 

real property tax abatement provided by RIDA is based upon the equivalent of Section 485(b) of 

the New York State Real Property Tax Law.  This section provides for a 50% real property tax 

abatement on the increased assessed value in the first year; 45% real property tax abatement in 

the second year; 40% abatement in the third year; and thereafter declining 5% per year over a 10-

year period.  A 485(b) real property tax abatement is the standard that RIDA provides.  An 

enhanced or reduced real property tax abatement is considered and/or provided under certain 

circumstances. 

            _____We are requesting the standard PILOT Abatement 

 X Yes _____No   Based upon the RIDA Uniform Tax Exempt Policy, I believe this Project 

qualifies for an enhanced real property tax abatement or one that deviates from the standard and 

request consideration for a variation from the standard abatement in order to make the Project 

viable.   

 If you check yes above, please provide a brief explanation as to why:  

This Project provides the Town of Riverhead the ability to further its commitment to creating 

vibrant and walkable downtown community. The Applicant will transform an existing vacant 

eyesore property on Main Street into an exciting multi-family residential community that will 

provide needed rental housing units and feet-on-the-street economic dynamist. As noted in this 
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Agency’s UTEP, the Agency may consider providing an enhanced PILOT to Projects that 

“encourage reuse and upgrading of existing building stock.” As this proposed Project is located 

within an Opportunity Zone and will upgrade and transform an existing vacant structure, we are 

hopeful the Agency will consider an enhanced PILOT. 

 

i. Term of PILOT requested: 20 

 

ii. Upon acceptance of this application, the Agency staff will draft a PILOT schedule 

and indicate the estimated amount of PILOT Benefit based on anticipated tax 

rates and assessed valuation and attach such information to Exhibit A hereto. At 

such time, the Applicant will certify that it accepts the proposed PILOT schedule 

and the schedule will become part of the application.   

 

** This application will not be deemed complete and final until Exhibit A hereto has been completed 

and executed** 

 

 

 

Part VI – Measures of Growth and Benefits 

 
1. List the Applicant’s and each users present employment at the proposed location, and estimates of (i) 

employment at the proposed Project location at the end of year one and year two following Project 

completion and (ii) the number of residents of the Labor Market Area* (“LMA”) that would fill the full-

time and part-time jobs at the end of the second year following completion: 

* The Labor Market Area includes Nassau and Suffolk Counties.  

 

 

Present  First Year Second Year      Residents of LMA 

 

Full-Time 0   

Part-Time** 0  6  6   6    

 

Please prepare a separate attachment describing in detail the types of employment at the Project 

site.  Such attachment should outline the titles and corresponding pay scale/benefits.  

 

The Applicant commits to hiring an aggregate of four part-time employees whose hours will equate to 

two full-time equivalent employees the first year of operation and maintain those employees for the 

duration of the Project. The employees will be responsible for property management, cleaning, 

maintenance, leasing and marketing the Project. Some of these employees may be based at other 

locations, but will work at the Project at least 17.5 hours per week to be considered Part-Time. 

Additionally, the commercial/retail space is anticipated to generate two (2) part-time employees 

annually beginning in the First Year following project completion.  

 

** Agency staff converts Part-Time jobs into FTEs for state reporting purposes by dividing the number 

of Part-Time jobs by two (2).  

 

2. Salary and Fringe Benefits: 
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        3.    INDIRECT/CONSTRUCTION JOBS – please indicate the projected number of indirect 

construction jobs that will be created as a result of the Project:  125 

 Please provide the estimated average wage for the indirect jobs:  $75,000 

        

4.What, if any, will be the expected increase in the annual gross dollar amount of sales (or rent)?    

The property currently is vacant and not producing any rent. Upon completion, the Applicant 

estimates the annual gross rent will be $1,062,000 (26 two-bedroom units at $2,500 per month 

and 10 one-bedroom units at $2,350 per month for 12 months).  

5. How many jobs will be retained as a result of this Project? N/A 

6.   Describe other public benefits anticipated as a result of this Project.  

This Project will generate significant new sales-tax revenue and local spending within the Town of 

Riverhead. The Economic Impact Report, estimates that the construction phase of the project will 

generate $7.8 million in economic impact and the operational phase will generate $1.7 in economic 

impact annually. Additionally, the Applicant estimates it will pay approximately $150,000 in permit fees 

to the Town of Riverhead. The Project will generate more revenue to the Town through a payment in 

lieu of tax agreement than the property taxes currently at the site.  

 
Note: The Agency reserves the right to visit the facility to confirm that job creation numbers are being met. 

  

 

 

 

 

Part VII – Representations, Certifications and Indemnification 

 

1. Is the Applicant in any litigation or does the Applicant anticipate any litigation which would 

have a material adverse effect on the Applicant’s financial condition? (if yes, furnish details on a 

separate sheet)   

 

Yes           No  X  

 

2. Has the Applicant or any of the management of the Applicant, the anticipated users or any of 

their affiliates, or any other concern with which such management has been connected, been 

cited for a violation of federal, state or local laws or regulations with respect to labor practices, 

Category of Jobs to be 

Retained and Created 

Average Salary  Average Fringe Benefits  

Salary Wage Earners $40,000 - $50,000 per annum   Approximately 20% of salary  

Commission Wage 

Earners 

  

Hourly Wage Earners   

1099 and Contract 

Workers 
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hazardous wastes, environmental pollution or other operating practices?  (If yes, furnish details 

on a separate sheet)   
 

Yes           No  X 

 

3. Is there a likelihood that the Project would not be undertaken but for the financial assistance 

provided by the Agency? (If yes, explain why) 

 

Yes  X         No       

 

Without the assistance of the Riverhead IDA, the Project would not be financially feasible. There 

have been no significant residential Projects undertaken on Long Island without IDA assistance. 

Maintaining real estate taxes at a partially-abated level will allow the Applicant to construct the 

improvements, lease the units quickly, stabilize the Project, generate revenue for the Town of 

Riverhead, and assist the Town with its redevelopment efforts.  

 

 

4. If the Project could be undertaken without the financial assistance of the Agency, then provide a 

statement in the space below indicating why the Project should be undertaken by the Agency and 

what would be the impact on the Applicant and on the municipality if the applicant was unable to 

obtain financial assistance? 

 

The Applicant would be unable to move forward with the approximately $12 million investment 

in Riverhead. Subsequently, Riverhead would lose the significant economic impact, new 

construction jobs, and new type of housing option (market rate apartments) in downtown, which 

will provide economic balance to Riverhead’s downtown housing stock. Additionally, Riverhead 

would not benefit from the significant household spending, estimated to be over $34 MM over 

20 years, this Project would generate. This shovel-ready Project will be critical to the post-

COVID-19 economic recovery as it generates feet-on-the-street economic dynamism and assists 

in the Town’s downtown revitalization effort.  

                    

5. The Applicant understands and agrees that the provisions of Section 862(1) of the New York 

General Municipal Law, as provided below, will not be violated if financial assistance is 

provided for the proposed Project: 

 

§ 862. Restrictions on funds of the agency. (1) No funds of the agency shall  be used 

in respect of any Project if the completion thereof would result in the removal of an 

industrial or manufacturing  plant of  the Project occupant from one area of the state 

to another area of the state or in the abandonment of one or more plants or facilities of 

the Project occupant  located within the  state,  provided,  however, that neither 

restriction shall apply if the agency shall determine on the basis of the  application  

before it that the Project is reasonably necessary to discourage the Project occupant 

from  removing such other plant or facility  to a location outside the state or is 

reasonably necessary to preserve the competitive position of  the Project occupant  in 

its respective industry. 

 

Initial _______ 

 




