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August 6, 2010

Town Board

Town of Tuxedo

c/o Ms. Elaine M. Laurent, Town Clerk
One Temple Drive

Tuxedo, NY 10987

RE: Comments on Tuxedo Reserve Draft FSEIS Dated June 21, 2010
Dear Members of the Board:

On December 28, 2009, Camoin Associates submitted comments to the Town Board on the Tuxedo
Reserve’s (the “Project”) Draft Supplemental Environmental Impact Statement (“DSEIS”) dated
September 14, 2009. Our comments (the “Original Comments”) pertained to the Economic and
Fiscal Analysis contained the DSEIS and associated appendices (the “Original Analysis”).

Camoin Associates has again been commissioned by the Tuxedo Land Trust to conduct a peer
review (“Peer Review”) of the Project’s Draft Final Supplemental Environmental Impact Statement
(“Draft FSEIS”) dated June 21, 2010 including Chapter 3.3: Comments and Responses Economic
and Fiscal Analysis (the “Applicant Responses”) and Appendix D: Revised DSEIS Chapter 3:
Economic and Fiscal Analysis (the “Revised Analysis”).

We have performed our review of the Revised Analysis and the Applicant Responses and have
summarized our findings for your consideration. On behalf of the Tuxedo Land Trust, we hereby
request that this Peer Review and all exhibits be entered into the official record of public
comment for the draft FSEIS.

CAMOIN ASSOCIATES QUALIFICATIONS

Camoin Associates has provided economic development consulting services to municipalities,
economic development agencies, non-profit organizations and private enterprises since 1999. We
specialize in economic and fiscal impact studies, including large scale residential, commercial,
industrial and mixed-use developments. We have participated in many SEQRA-related
coordinated reviews and have been retained on multiple occasions to provide peer review
services. Camoin Associates has presented on the subject of fiscal impact analysis at various
events, including annual conferences of the New York State Economic Development Council, and
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has authored a white paper titled, “The Importance of Fiscal Impact Analysis in Economic
Development & Planning.”

PURPOSE AND LIMITATIONS

The purpose of this investigation is to provide an opinion on the validity or non-validity of the
Revised Analysis in general terms and, if applicable, to identify any concerns with the
methodology and assumptions of the Revised Analysis. We also note the extent to which our
Original Comments were addressed by the Applicant Responses in the Draft FSEIS.

Camoin Associates did not attempt to undertake a full fiscal impact analysis of the Project through
additional data collection or data manipulation. This Peer Review is not itself a fiscal impact
assessment and Camoin Associates makes no representations as to whether the proposed Project
will have a positive or negative fiscal impact on the affected jurisdictions.

SUMMARY OF FINDINGS

The Related Company’s (“Developer”) Original Analysis contained a number of substantial
deficiencies that we outlined in our Original Comments. The Developer accepted some of our
comments in its Applicant Responses and corrected those errors. However, the Developer appears
to have ignored the most important (in dollar-impact terms) of the Original Comments and has
replicated the errors of the Original Analysis in the Revised Analysis.

Therefore, this Peer Review restates many of our Original Comments and provides the Town
Board will additional evidence and documentation as to why our Original Comments cannot be
ignored by the Developer in the Revised Analysis without risking a misrepresentation of the fiscal
impact of the Project on the Town of Tuxedo.

The errors are treated in detail below and are summarized as follows. The Revised Analysis:
® Incorrectly accounts for changes to State Aid to School and may be overstating future
state aid payments by as much as $700,000 per year;
e Incorrectly accounts for new property tax revenues to the Town, School District and other
districts to the amount of $530,000 per year;
e Undercounts School District costs by up to $490,000 per year; and

e Overcounts the amount of new sales tax revenue by up to $310,000 to be received by
the Town during the years when the Project is under development but not yet completed.

Therefore, the Applicant’s projected net benefits to the Town and School District may be
overstated by over $2 million per year. As such, the Project may, in fact, have a negative fiscal
impact not described in the Revised Analysis. We provide details on each in the following
discussion.
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ERROR IN STATE AID PROJECTIONS — Comment 3-33 and 3-34

Camoin Associates provided certain Original Comments on the DSEIS, two of which are listed as
Comment 3-33 and Comment 3-34 of the Draft FSEIS. These two comments refer to the
importance of calculating the impact of the Project on the amount of state aid provided to the
school district, particularly with respect to the Combined Wealth Ratio (CWR). We disagreed
with the methodology employed in the DSEIS in that it ignored changes to the CWR caused by the
Project and thus changes to state aid per pupil. In Responses 3-33 and 3-34, the Related
Companies provided various counter arguments and, critically, state that,

“[t]he methodology for calculating state aid, which was established in the FEIS, was re-
evaluated by RES and confirmed to be accurate.” (See last sentence of Response 4-34 on
page 3.3-27).

However, in an RES Group' memo to Bonnie Franson titled “Draft Initial Review of Draft
Supplemental Environmental Impact Statement” dated March 31, 2010, RES states on bullet point
3 that:

“[the analysis does] not appear to consider the potential impact that Tuxedo Reserve will
have on the wealth of the Tuxedo Union Free School District. Since wealth is a factor in
determining the amount of State Aid a district receives, please consider its impact.”

The Developer chose to ignore both our Original Comments on the matter and RES Group’s
comments that the Project could change the factors influencing the amount of state aid that the
school receives and therefore have a material impact. The Developer, in fact, admits to this
deficiency in its Original Response 3-34:

“A development that makes a local school district wealthier may affect (decrease) state aid
received by that district. That adjustment is difficult to predict and calculate, however, for
many reasons. Specific allocation factors may change annually, certain aids may be “held
harmless” from change; the data may be “lagged” (e.g. using three-year-old property
valuation information); and there are other reasons why it is difficult to project state school
aid from year to year, let alone to calculate how Tuxedo Reserve would affect state school
aid over its buildout.”

In effect, the Developer is essentially saying that state aid formulas are too complex and that the
Town should just assume per-pupil state aid will remain the same whether or not the project is
built. We agree that the formulas are complex, but that does not mean they can be ignored. To
illustrate how important this item is, we direct the Town's attention to a similar peer review Camoin
Associates conducted in 2008 for a project in the Town of Pine Plains. As with Tuxedo Reserve,
the proposed project was a large housing development that would significantly change the
population of the host Town. The developer commissioned a study into the state aid question

1
Note that the reference to RES refers to the RES Group, consultant to the Town of Tuxedo on fiscal impact matters.
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titled, “State Aid to the Pine Plains Central School District Projection Methodology”, dated
January 11, 2008 and attached to this letter as Attachment A. After an exhaustive analysis
spanning 25 pages, the conclusion was:

“The preceding analysis clearly indicates that if built, the Carvel Property Development will
influence the amount in State Aid that the Pine Plains Central School District would receive on
a per-pupil basis. Specifically, both a second home and comparative primary home scenario
would likely lead to a decrease in State Aid, projected to be in the order of approximately
$2,400 less in aid per pupil, per year.”

However, the summary continues by saying that some of that decrease may be attributable to
other factors including trends in population and wealth happening irrespective of the
development. The analysis then projects that the difference between state aid with the
development and without the development is $945 per pupil (see Table B.21, Summary of
Impacts to State Aid, line “Projected State Aid/Pupil” in Attachment A).

So, what could this mean for the Tuxedo Union Free School District2 In the absence of a
competent analysis from the Developer, we simply do not know. However, we do know that the
Tuxedo Reserve project is slated to add 427 pupils to the school district’s 310 “aidable pupils”.
(We must exclude non-resident pupils from Greenwood Lake.) Therefore, total aidable pupils
upon project completion would be 737. If the Tuxedo Reserve project has a similar impact on
state aid per pupil as the Carvel Property Development, it means that the Developer would be
overstating school aid by approximately $700,000 per year (737 x $945, rounded) upon full
buildout. We do not know if this is the correct number because the analysis, however complex,
has not been done. Given the current relatively high level of wealth factoring into the CWR for
TUFSD, the actual decrease in state aid per pupil may be less than what was projected in Pine
Plains, but it is inarguable that there will indeed be an impact from this Project on the per-pupil
calculation of school aid received by the School District. Without performing this analysis, the
current assertion in the SEQRA analysis that the project’s impact upon the School District is tax-
positive becomes suspect and any shortfall would have to be filled by the school property tax
levy and thus become a burden on School District tax payers.

ERROR IN PROPERTY TAX CALCULATION — Comment 3-7

In our Original Comment 3-7, we noted that the Original Analysis overstated the amount of new
property tax revenue the Project would generate for the Town and School District. This is because
the Developer failed to net out the more than $530,000 of existing property tax revenue the
land is already producing for the Town and School District. The Developer has reproduced this
error in the Revised Analysis and, in response to Comment 3-7, states:

“[...] The tables appropriately present the total future tax revenues expected to be
generated by the Project with the Proposed Modifications, which is the proper basis for
comparison against the total of likely future Town and school expenses.”
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This response is incorrect. We direct the Town to what is considered the industry “textbook” on
fiscal impact studies, titled The New Practitioner's Guide to Fiscal Impact Analysis (Robert W.
Burchell, David Listokin, William R. Dolphin. Center for Urban Policy Research. New Brunswick,
N.J. 1985.) In particular, the Town will find instructive “Section lll. Fiscal Impact Revenue
Projection Techniques” in which the authors lay out the various accepted methodologies for
calculating future revenue streams. Integral in the various methodologies is the fundamental idea
that we must isolate the incremental change that a specific project will cause on the host
community and, conversely, that we must ignore those items that would exist absent the specific
project. Since the land in question is generating property tax revenue currently, the development
of the Tuxedo Reserve cannot count such pre-existing revenue as being “caused” by the Tuxedo
Reserve project.

To amplify and corroborate this statement with further evidence, we direct the Town to the
University of North Carolina’s School of Government which, in a recently published bulletin on the
subject, states:

“The public sector benefits resulting from growth and development are the increased
revenues from property and sales taxes, fees, user charges, utilities, and intergovernmental
transfers [...] Growth-related changes in property tax revenues are estimated by applying
the local property tax rate to the projected valuation of taxable property to be added in the
jurisdiction due to the new development.” (Emphasis added) “Analyzing the Benefits and
Costs of Economic Development Projects”. Community and Economic Development Bulletin
No. 7. University of North Carolina School of Government. April 2010. Page 10.

This is not a purely academic discussion and the reader will benefit from a simplified illustration to
show how failure to follow the accepted methodology of fiscal impact studies can lead to an
erroneous conclusion. Imagine a Town with a balanced budget of exactly $10 million in revenues
and expenses. Of the $10 million in revenue, one large parcel in the Town currently generates
$1 million in property tax revenue. A developer proposes a development that will cause $2
million in expenses to be incurred by the host community. The developer states that his project will
generate $2 million in property tax revenue when complete.
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Hypothetical Project Impact

Current Change Due Future
Budget to Project Budget
Revenues
From Property $1,000,000 $1,000,000 $2,000,000
From All Other $9,000,000 $9,000,000
Total Revenue $10,000,000 $11,000,000
Expenses
Addt from Project n/a $2,000,000 | $2,000,000
All Other $10,000,000 $10,000,000
Total Expenses $10,000,000 $12,000,000
Surplus (Deficit) S0 (51,000,000)

Using the Related Company’s methodology, the developer informs the Town that there will be no
negative fiscal impact because the $2 million in costs the Project creates will be offset exactly by
the $2 million in property tax revenue that the project will generate upon completion. But, as the
table above illustrates with great clarity, the Town will incur a $1 million deficit due to the project
being built. That is because revenues have only increased $1 million but costs have increased $2
million.

So we can safely conclude on both academic and practical grounds that the Developer’s
methodology is incorrect and has overstated new property tax revenue by $530,000 per year.

ERROR IN SCHOOL COST PROJECTIONS — Comment 3-38

In our Original Comment 3-38, we noted that the Developer assumed that general administrative
costs of the Tuxedo Union Free School District would remain constant despite enrollment increasing
by 70% due to the Project. We stated that the presumption of most fiscal impacts studies is that
costs will rise in similar proportion unless otherwise proven by the analyst.

The Developer responds in Response 3-38 that the methodology is fine as presented in the
Original Analysis and then, curiously, begins a discussion on the per-pupil cost of administrative
services in school districts across Orange County. However, we are not interested in the per-pupil
cost of administrative services but the total cost of administrative services. Whether or not the
per-pupil cost of administration goes up or down is irrelevant, since our Comment 3-38 pertains to
the TUFSD’s total administrative cost which the Developer’s Revised Analysis states will remain
constant.
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Indeed, in Response 3-38 the Developer uses data from the Office of the State Comptroller
website? on school districts in Orange County to show how per pupil costs tend to fall as
enrollment rises. For the Town’s benefit, we have produced the following table that shows the
referenced data for all school districts in Orange County sorted by enroliment from least to
highest. As you descend the lines of the table, enrollment increases and total administrative costs
increase. We present this data in graphic format below the table that plots all Orange County
school districts, with the x-axis being total enrollment and the y-axis being total administrative
costs. We have superimposed a trend line that best describes the relationship between
enrollment and administrative costs. You will note that the line clearly rises from left to right as
enrollment increases. Furthermore, the R-squared value of the line is 0.7461 showing a very
strong correlation® between enrollment size and administrative costs.

Administration

School District Name Enrollment Costs
Kiryas Joel Village Union Free School District 123 $1,139,070
Greenw ood Lake School District 579 $746,011
Tuxedo School District 639 $625,193
Florida School District 849 $661,678
Chester Union Free School District 1,014 $533,134
Highland Falls-Fort Montgomery School District 1,136 $744,069
Goshen School District 2,955 $1,192,798
Port Jervis School District 3,104 $928,276
Cornw all Central School District 3,385 $1,189,627
Warw ick Valley School District 4,332 $1,243,589
Washingtonville School District 4,619 $1,923,126
Minisink Valley School District 4,631 $1,285,699
Valley Central School District 4,941 $1,774,150
Pine Bush School District 5,884 $1,729,120
Middletow n School District 6,656 $3,521,480
Monroe-Woodbury School District 7,494 $2,125,655
New burgh School District 11,807 $3,124,246

Source: http;//www.osc.state.ny.us/localgov/datanstat/findata/index_choice.htm

2
http: //www.osc.state.ny.us /localgov/datanstat /findata /index _choice.htm

An R-squared value of 1.0 represents a perfect correlation between dependent and independent variables in a regression analysis. A high R-
squared value therefore suggests that a large portion of the costs of administration can be explained solely on the basis of enrollment.
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We take this analysis one step further and present data for all school districts in New York State
in the graph below. The R-Squared value remains a robust 0.7326, showing a strong correlation
between enrollment and administrative costs.
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Based on the above, we reject Response 3-38 that the methodology used in the Original Analysis
and Revised Analysis are based on “strong fundamentals” as noted therein. The data the
Developer used to support this assertion in fact directly contradicts the notion that administrative
costs will remain constant if enrollment increases. Furthermore, if we assume administrative costs
increase proportionally to increases in enrollment, we would conclude that the Developer’s
Revised Analysis understates TUFSD costs by $490,000 (ie. 70% increase in current administrative
costs of $700,000.)

ERROR IN SALES TAX REVENUE PROJECTION — Comment 3-51

In our Comment 3-51, we stated that the Original Analysis incorrectly assumed that the Town
would immediately benefit from increased sales tax revenue from increases in population
resulting from the Project. We noted that, as confirmed by the Orange County Finance
Commissioner, the sales tax distribution formula is only recalculated after the decennial US
Census. Therefore, while expenses from the increases in population would be felt immediately by
the Town, there would be a lengthy delay (up to 10 years) in population-related increases of new
sales tax distributions from the County.

In its response to Comment 3-51, the Developer does not refute our reasoning but simply states
that:

“The DSEIS applied the methodological approach used in the FSEIS, which assumed that non-
property tax revenue will increase in proportion tfo increases in population [...] While the
commenter may disagree with the methodological approach used in the FEIS [...] absent a
change in circumstances relating to sales tax distribution, maintaining the same analytical
approach is appropriate for the revised fiscal analysis.”

The Developer has used the same methodology in the Revised Analysis as was used in the
Original Analysis. It is not, as the Developer suggests, just a matter of disagreement between
Camoin Associates and the Developer as to how to best approach this question. We again refer
the Town to the fiscal impact analysis “textbook” The New Practitioner's Guide to Fiscal Impact
Analysis, which solidly supports our methodology over that of the Developers. To amplify this
statement, we further refer the Town to “Preparing a Local Fiscal Benefit—Cost Analysis,” George
Erickcek. International City/County Management Association IQ Report 37, no. 3 (2005) and
“Best Practices: Analyzing the Benefits of Economic Development Projects” Approved by the
Government Finance Officers Association Executive Board, March 5, 2010 as two additional
examples of experts in the field clearly showing that the timing of revenue and expenditure
streams must be accurately accounted for.

As with the discussion on the error in the calculation of new property taxes (see page 5 and 6),
this is not just a matter of academics or philosophy. There are real practical concerns for the
Town in its budgeting process. The Developer lays out certain costs that the Town will incur in the
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early years of the project which the Developer’s Revised Analysis says will be offset by new sales
tax revenue. This will simply not occur because the sales tax revenue distribution will not change
until well into the future and the Town will be left holding the bill in those intervening years. The
magnitude of the Developer’s error changes from year-to-year during the construction phase, but
could be as high as $310,000.

METHODOLOGY AND SOURCES

Camoin Associates conducted an objective review of the Analysis using standard practices and
assumptions in the field of fiscal analysis. We consulted the following sources of information:

Tuxedo Reserve Supplemental Environmental Impact Statement. AKRF, Inc. September
2009.

Tuxedo Reserve Draft Final Supplemental Environmental Impact Statement. June 21,
2010.

Analyzing the Benefits and Costs of Economic Development Projects. Community and
Economic Development Bulletin No. 7. University of North Carolina School of Government.
April 2010.

Burchell, Robert W., David Listokin, William R. Dolphin. The New Practitioner's Guide to
Fiscal Impact Analysis. Center for Urban Policy Research. New Brunswick, N.J . 1985.
Erickcek, George. “Preparing a Local Fiscal Benefit—Cost Analysis,” ICMA IQ Report 37,
no. 3 (2005).

Best Practices: Analyzing the Benefits of Economic Development Projects. Approved by the
Government Finance Officers Association’s Executive Board, March 5, 2010.

2009-2010 State Aid Handbook. State Formula Aids and Entitlements for Schools in New
York State as Ameded by Chapters of the Laws of 2009. Office of State Aid, University
of the State of New York. October 2009.

“Appendix 14.2 - State Aid to the Pine Plains Central School District Projection

Methodology”. Carvel Property Development DSEIS for Town of Pine Plains. January 11,
2008.

Many additional sources of information were consulted during our review of the Original Analysis
and can be found in our Original Comments dated December 29, 2009. We thank the Town
Board for its kind consideration of the forgoing and welcome any questions you may have.

Sincerely,
CAMOIN ASSOCIATES

/s/

R. Michael N'dolo
Associate Principal
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Attachment A: “Appendix 14.2 - State Aid to the Pine Plains Central School District Projection
Methodology”. Carvel Property Development DSEIS for Town of Pine Plains.
January 11, 2008
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STATE AID TO THE PINE PLAINS CENTRAL SCHOOL DISTRICT

This appendix details the methodology used to project how the development and occupancy of
the Carvel Property Development may influence the amount that the Pine Plains Central School
District (PPCSD) would receive in State Aid. Currently, school districts in New York State
receive some financial assistance from the State, the amount of which is determined through a
series of complex formulas pertaining to various categories of aid. Most aids are equalized,
meaning districts with less wealth receive more aid per pupil than do districts with more wealth.
If developed and occupied as proposed, the Carvel Property Development will increase the
wealth of the PPCSD, thereby reducing the amount the district would receive in State Aid. In
addition, this analysis uses an approach that accounts for continued background growth in the
District’s overall wealth over recent years. This trend suggests that even without the Carvel
Property Development, State Aid to the PPCSD would likely decline due to increased wealth and
decreasing enrollments.

Therefore, projected changes to State Aid are provided for three scenarios. A “no build” scenario
where the proposed action does not take place is also analyzed, to approximate changes in State
Aid attributable to normal background growth in the District, is initially analyzed. Next, the
intended vacation home community, oriented to prospective purchasers of multiple second
homes is analyzed. An alternative circumstance where housing units are occupied as primary
homes is also considered. The projected changes to State Aid are presented at Year 5 (the
assumed midpoint) of the community’s construction and at full build out at Year 10.

INTRODUCTION TO STATE AID AND THE COMBINED WEALTH RATIO

A key element in the State Aid formulas that distinguishes high wealth districts from low wealth
districts is the Combined Wealth Ratio (CWR). The CWR is a measure of a district’s fiscal
capacity, based on its income and wealth compared against the statewide average income and
wealth. All else being equal, an increase in a district’s CWR will lead to a decline in State Aid
per pupil. Given the complexity and number of formulas involved in computing a school
district’s estimated amount of State Aid in a given year, this analysis employs a case study
approach to projecting changes in State Aid to the PPCSD. This approach uses projected
increases in property value and income per scenario and estimates the future CWR for the
PPCSD. By reviewing the State Aid per pupil received by other districts with a similar CWR to
that projected for the PPCSD, a reasonable estimate of future State Aid allocated to the PPCSD
can be ascertained.

State Aid to school districts in New York State is equalized according to district wealth. For
State Aid, district wealth is measured by the full value of taxable real property per pupil unit and
the adjusted gross income per pupil unit. Dividing each of these values by the statewide average
results in factors called the Pupil Wealth Ratio (PWR) and Alternate Pupil Wealth Ratio
(APWR). When a district’s PWR and APWR are averaged together, the result is called the
Combined Wealth Ratio (CWR).
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A district with average wealth would have a CWR of 1.0. Districts with a CWR less than 1.0 are
considered less wealthy, and districts with a CWR greater than 1.0 are considered wealthier than
the State average. For the 2005-2006 reporting year, the PPCSD had a CWR of 1.164, making it
slightly wealthier than the State average.

The method used to estimate changes in State Aid resulting from the Carvel Property
Development is described as follows, and employs a series of steps targeted at projecting the
future CWR, and then assessing the State Aid per pupil other districts with similar CWRs
currently receive. The first step involves reviewing recent PPCSD and New York State data to
determine historic growth rates in income and property value. Then, these average historic
growth rates are trended into the future to estimate the impact of background growth over the
ten-year build out period. Next, the PPCSD future increase in wealth resulting from the Carvel
Property Development is estimated and combined with the background growth to project the
PPCSD total wealth level at full build out. These initial steps provide estimates for the PPCSD
equalized property value and adjusted gross income level ten years out, which will be factored
into the State Aid formula for calculating CWR.

The primary variable that remains is projecting the student enrollment level at the project’s
anticipated build out. In fact, the State Aid formula uses a factor called the Total Aidable Pupil
Units (TAPU), which is an enrollment variable adjusted according to average daily attendance,
special education needs, summer school pupils, dual enrollment pupils, and other factors. For
simplicity, the PPCSD’s current ratio of actual enrollment to TAPU is established, which will be
held constant and applied for the projected enrollment levels at Year 5 and 10 of the Carvel
Property Development’s construction. With the projected TAPU, the CWR formula can be used
to recalculate the projected CWR based on anticipated changes in property and income wealth.
Having a projected CWR for the PPCSD allows State Aid information for other districts that
have a CWR in close proximity to that projected for the PPCSD to be researched. By estimating
the current State Aid per pupil for the comparable CWR districts a reasonable estimate for the
future amounts in State Aid likely to be directed to the PPCSD can be obtained.

Each of the steps in the above-described approach will be detailed below for the second home
scenario, comparative primary home scenario, and a “no build” scenario. The no build scenario
provides an initial baseline estimate for how State Aid to the PPCSD might change even without
the construction of the Carvel Property Development. The methodology for all scenarios
includes background growth in PPCSD wealth that would occur in addition to the wealth
increase attributable to the Carvel Property Development. The no build scenario, then, looks at
the impacts of the projected background growth only, as a basis of comparison for the State Aid
implications under the second home and comparative primary home scenarios.

Carvel Property Development Page -2
Harrall - Michalowski Associates, Inc. / 01/09/07





STATE AID TO THE PINE PLAINS CENTRAL SCHOOL DISTRICT PROJECTION METHODOLOGY
Appendix 14.2

NO BUILD SECENARIO STATE AID TO THE PPCSD METHODOLOGY

The proposed Carvel Property Development is projected to lead to an increase in the Combined
Wealth Ratio (CWR) of the Pine Plains Central School District (PPCSD). An increase in the
CWR would most likely lead to a notable decrease in the amount of State Aid, on a per pupil
basis, the PPCSD receives to help fund its operations. However, if the project is built, any future
decrease in State Aid cannot be attributed wholly to the Carvel Property Development, since
several facts indicate that even without the Carvel Property Development, the PPCSD could
anticipate decreases in per pupil State Aid over the next decade.

PPCSD data from recent years indicates that its overall wealth, as measured by the State, is
increasing nearly twice as fast as the statewide average. In addition, recently completed school
enrollment projections for the PPCSD indicate that without any significant new residential
construction, the District’s student enrollment by 2016 would be approximately 1,140 students, a
15.4% decline from the 2005 enrollment of 1,349 students. If the proposed Village Green and
Parkview Estates developments were considered as part of background growth, they bring the
projected 2016 enrollment to 1,376 students. A declining or stagnant student enrollment level
combined with continued substantial wealth increases in the district’s property valuation and
income would likely lead to an increase in the CWR. This section of the analysis will consider
to what degree might the CWR increase under a no build scenario.

For this no build scenario analysis, it is assumed that the Carvel Property Development would
not be built. Instead, a no build scenario assumes continued background growth trended into the
future, as well as the construction of two currently proposed projects: Village Green and
Parkview Estates." In comparison to both the comparative primary home and second home
scenarios of a Carvel Property Development, the no build scenario would generate fewer
students enrolling in the PPCSD in combination with a lesser degree of wealth increase for the
district. A detailed discussion of the methodology employed to achieve a projected figure for
future State Aid to the Pine Plains Central School District (PPCSD) in a no build scenario
follows.

Historic Background Growth Rates

Between 1998-2005, the statewide average for Full Valuation per Total Wealth Pupil Unit
increased by 3.7% annually, while the statewide average for Adjusted Gross Income per Total
Wealth Pupil Unit grew by 5.9% per year. Also, between 1996-2005 the actual property
valuation of the PPCSD increased on average by 7.5% annually, and the adjusted gross income
in the PPCSD increased by approximately 13% per year. This analysis assumes these recent
growth rates will continue and trends them into the future over a ten-year period.

Projected Background Wealth Growth in the PPCSD and New York State

The historic growth rates for the New York State average factors and the PPCSD valuation and
income factors are detailed in Table B.1. Refer to Table B.1, Projected New York State and

! Including the students potentially generated by the Village Green and Parkview Estates proposed communities in
the State Aid calculations provides a reasonable new student population associated with the significant growth in
property value that this analysis projects to occur in the PPCSD over the next ten years.
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Pine Plains Central School District Factors. Applying these average growth rates over a ten-
year period yields projected wealth factors to be used in the State Aid formulas at the time of the
Carvel Property Development’s build out. As detailed in Table B.1, the projected valuation of
the PPCSD resulting from background growth is $1,610,199,583.% Likewise, the District’s
projected gross income at Year 10 is $704,014,540. These figures signify the District’s growth
in wealth resulting only from background growth, as increased wealth associated with the Carvel
Property Development will be discussed in the following section.

TABLEB.1
PROJECTED NEW YORK STATE AND PINE PLAINS CENTRAL SCHOOL DISTRICT FACTORS
STATE AID TO SCHOOL DISTRICTS FORI\ﬂULA _
NEW YORK STATE PINE PLAIN[S)E-EF::LRFAL SCHOOL
Average Full Average Adjusted
Shia Returitof] IRCEICTN Rasivie
Unit Unit
Average Growth Rate per
e o o 98,2008 1.037 1.059 1075 1130
Base Year 0 (2004-2005) $ 306,700 | $ 122,100 | $ 780,104,464 | $ 207,725,133
Year 1 $ 318,097 | $ 129,344 1 $ 838,736,335 | $ 234,692,010
Year 2 $ 329,917 | $ 137,018 | $ 901,774,920 | $ 265,159,726
Year 3 $ 342,177 | $ 1451471 $ 069,551,421 | $ 299,582,762
Year 4 $ 354,892 | $ 153,759 | $ 1,042,421,936 | $ 338,474,596
Year 5 $ 368,080 | $ 162,882 | $ 1,120,769,326 | $ 382,415,368
Year 6 $ 381,758 | $ 1725451 $ 1,205,005,228 | $ 432,060,532
Year 7 $ 395,944 | $ 182,782 | $ 1,295572,216 | $ 488,150,630
Year 8 $ 410,658 | $ 193,627 | $ 1,392,946,128 | $ 551,522,345
Year 9 $ 425918 | $ 205,115|$ 1,497,638,566 | $ 623,120,975
Year 10 $ 441,745 $ 217,284 | $ 1,610,199,583 | $ 704,014,540
Compiled by HMA, Inc. February, 2006.

Property Wealth and Income Projections for the Carvel Property Development

Since the no build scenario assumes that the Carvel Property Development is not constructed,
there is no increase in property wealth or income attributed to the project.

Projected Total PPCSD Wealth at Proposed Carvel Property Development Build Out

In a no build scenario, the only measurable increase in property valuation and income for the
PPCSD is that which is projected using recent growth rates and trending them ten years into the
future. At Year 10, based on current growth rates the projected total property valuation of the
PPCSD is approximately $1,610,199,583. Also at Year 10, the total adjusted gross income of the

2 In actuality, this figure represents the district’s property valuation three years prior to build out, consistent with the
current lag in using this data for State Aid formulas.
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PPCSD capture area is projected to be $704,014,540. Refer to Table B.2, Projected Year 5 and
Year 10 School Aid Formula Factors — No Build Scenario. These projections will be inserted
into the State Aid CWR formula to project how the CWR may be influenced by background
growth and projected changes in student enrollment, without the Carvel Property Development.

TABLE B.2
PROJECTED PINE PLAINS CENTRAL SCHOOL DISTRICT WEALTH FACTORS
CARVEL PROPERTY DEVELOPMENT (CPD) - NO BUILD SCENARIO
PINE PLAINS CENTRAL SCHOOL DISTRICT
Actual Valuation Adjusted Gross Income
BACKGROUND Year 5 $ 1,120,769,326 | $ 382,415,368
GROWTH Year 10 $ 1,610,199,583 | $ 704,014,540
CPD GROWTH Years 3 ol -
Year 10 $ - $ -
TOTAL GROWTH Year 5 $ 1,120,769,326 | $ 382,415,368
Year 10 $ 1,610,199583 | $ 704,014,540
Compiled by HMA, Inc. February, 2006.

Projected Student Enrollments in the Pine Plains Central School District

The next step in projecting State Aid to the PPCSD involves estimating the number of students
enrolled in the District at Year 5 and 10 into the future. An enrollment projection study recently
prepared for the PPCSD is the primary reference for this data. Also, the State Aid CWR formula
relies on a factor known as the Total Wealth Pupil Units (TWPU), a weighted and adjusted proxy
for student enrollment. Recent data were reviewed to translate future enroliment projections into
TWPUs by establishing an approximate ratio between enrollment and TWPU in the PPCSD.

Ratio of Total Wealth Pupil Units to Actual Enrollment

The PPCSD has recently experienced an annual ratio between Total Wealth Pupil Units (TWPU)
and actual student enroliment of approximately 1.25. Refer to Table B.3, Ratio of Total Wealth
Pupil Units to Enrollment. Therefore, 1.25 will be used as the effective ratio between TWPUs
and student enrollment for this portion of the analysis.

TABLE B.3
RATIO OF TOTAL WEALTH PUPIL UNITS TO ENROLLMENT
PINE PLAINS CENTRAL SCHOOL DISTRICT
RATIO OF TOTAL
YEAR T?DLIADII_LV\L/JIIE\I'T_IIT;—H ENROLLMENT WEALTH PUPIL UNITS
TO ENROLLMENT
2002-2003 1,889 1,472 1.28
2001-2002 1,861 1,491 1.25
2000-2001 1,847 1,491 1.24
Source: New York State Department of Education.
Compiled by HMA, Inc. February, 2006.
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Projected Enrollment and Total Wealth Pupil Units

In November 2005, Dr. Paul M. Seversky prepared an Enrollment Projection/Demographic
Study for the PPCSD. Refer to Chapter 14 of the Carvel Property Development Draft EIS for
more detail on this study. The scenario used for projecting enrollment herein is the cohort
survival approach that accounts for the district’s planned student retention efforts and new
students generated by the proposed residential communities of Parkview Estates and Village
Green. Seversky’s study projects estimated enrollments from background growth, Parkview
Estates, and the Village Green proposal, which will be used to estimate TWPUs for a no build
scenario. Refer to Table B.4, Projected Enrollment and Total Wealth Pupil Units — No Build
Scenario.

As detailed in Table B.4, the projected enrollment from cohort survival and student retention
efforts at Year 10 of build out is 1,140 students. As projected in Seversky’s study, if built
Parkview Estates may generate 31 students and Village Green may generate 205 students by
Year 10. In a no build scenario, the unbuilt Carvel Property Development will not generate any
students. In total, at Year 10 the PPCSD is projected to have a student enrollment of 1,376
pupils. When converted into Total Wealth Pupil Units using the established ratio of 1.25, the
district is projected to have 1,667 TWPUs. Refer to Table B.4, Projected Enrollment and Total
Wealth Pupil Units — No Build Scenario.

TABLEB.4

PROJECTED ENROLLMENT AND TOTAL WEALTH PUPIL UNITS
PINE PLAINS CENTRAL SCHOOL DISTRICT - NO BUILD SCENARIO

PROJECTED TOTAL
PROJECTED ENROLLMENT WEALTH PUPIL UNITS
YEAR 5 YEAR 10 YEAR 5 YEAR 10
AIS Mid Range* Existing Homes 1,188 1,140 1,483 1423
Parkview Estates* 30 31 37 39
Village Green* 146 205 205 205
Carvel Property Development 0 0 0 0
TOTAL 1,364 1,376 1,725 1,667

* Projections based on Enrollment Projection/Demographic Study for the Pine Plains Central School District, prepared by Dr.
Paul Seversky. (November 2005).

Compiled by HMA, Inc. February, 2006.

Projected Combined Wealth Ratio for the Pine Plains Central School District

This no build scenario analysis uses the projected future Combined Wealth Ratio (CWR) of the
Pine Plains Central School District (PPCSD) to approximate how much State Aid the District
will receive in the future. The current CWR formula is used to project the PPCSD’s future
CWR, with projected figures for the necessary variables inserted from the above discussion.
When a district’s valuation per pupil is divided by the statewide average, the result is the Pupil
Wealth Ratio (PWR). Likewise, when a district’s income per pupil is divided by the statewide
average the result is the Alternate Pupil Wealth Ratio (APWR). When the PWR and APWR are
averaged together, the result is the CWR. Refer to Table B.5, Combined Wealth Ratio
Formula.
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TABLE B.5
COMBINED WEALTH RATIO FORMULA
NEW YORK STATE FORMULA AIDS FOR SCHOOLS
Combined District Actual Total Wealth District Total Wealth Pupil
Wealth = 05 X ( Valuation Pupil Units ) + 05 X ( Income Units )|
Ratio

State Average Value per TWPU State Average Income per TWPU

Source: State Formula Aids and Entitlements for Schools in New York State Handbook (The State Education Department, October 2005).

The sections above detail the steps taken to project the future PPCSD actual valuation, district
income, and total wealth pupil units, as well as the statewide average for full value per TWPU
and income per TWPU for Years 5 and 10. Incorporating these variables into the CWR formula
will yield projections for the PPCSD CWR five years and ten years from now. Once the future
CWRs are established, they can be compared with districts that have comparable CWRs to
approximate the amount of State Aid that the district might receive in a no build scenario.

At Year 5, the projected PPCSD full valuation is $1,120,769,326, the projected Total Wealth
Pupil Units (TWPU) is 1,725, and the projected PPCSD income is $382,415,368. The statewide
average full value per TWPU is projected at $368,080, and the average income per TWPU is
projected to be $162,882. Using these variables in the CWR formula, the projected CWR of the
PPCSD at Year 5 is 1.563. Refer to Table B.6, Projected PPCSD Combined Wealth Ratio
Formula, No Build Scenario.

At Year 10, the projected PPCSD full valuation is projected to be $1,610,199,583, the PPCSD
TWPU will be 1,667, and the PPCSD income will be $704,014,540. At the same time, the
statewide average full value per TWPU is projected at $441,745, and the average income per
TWPU is projected at $217,284. Using these variables in the CWR formula, at Year 10 the
projected CWR of the PPCSD is 2.066. Refer to Table B.6, Projected PPCSD Combined
Wealth Ratio Formula, No Build Scenario.

TABLE B.6
PROJECTED PPCSD COMBINED WEALTH RATIO FORMULA
CARVEL PROPERTY DEVELOPMENT - NO BUILD SCENARIO

YEAR 5
$1,120,769,326 / 1,725 $382.415,368 / 1,725
1563 = 05 ( ) + 05 X ( )
= $368.080 $162,882
YEAR 10
$1,610,109583 / 1,667 $704.014.540 / 1,667
2,066 =o.5x( ) +o.5x( )
— $441.745 $217,284

Compiled by HMA, Inc. (February 2006).

For the 2005-2006 reporting year, the PPCSD had a CWR of 1.164, which indicates it is
currently a district with slightly more wealth than the State average. In a Carvel Property
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Development no build scenario, the resulting increase in the district’s wealth would increase the
PPCSD’s CWR to approximately 1.56 by Year 5, and 2.06 in Year 10. This increase in the
district’s CWR would most likely lead to a decrease in the amount of State Aid it receives to
fund its education services.

State Aid for School Districts with Comparable Combined Wealth Ratios

With the projected CWR for the PPCSD under a “No Build” scenario established, other school
districts in the region that have a CWR comparable to those projected above. 2005-06 base year
State Aids are obtained from 2006-07 Executive Budget School Aid Estimates for various school
districts. The objective of this research was to establish the total School Aid per pupil for school
districts with a CWR comparable to 1.56 (for Year 5) and 2.06 (for Year 10).

A survey of school districts in the greater New York region revealed a number of districts that
have a CWR comparable to those projected for the PPCSD at Years 5 and 10. Refer to Table
B.7, Potential Impact on State Aid To PPCSD, No Build Scenario. As noted above, the
projected PPCSD CWR at Year 5 is approximately 1.56. 2005-06 data indicate that Bethpage
(1.559), Massapequa (1.557), Oceanside (1.498), New Hyde Park (1.496), and Bellmore (1.477)
all have CWRs in proximity to 1.56. Table B.19 details information on 2005-06 State Aid for
these districts. On average, these five districts received a Total Aid per Pupil of $2,150.
Therefore, the projected State Aid per Pupil for the PPCSD at Year 5 is projected to be in the
area of $2,150.

TABLE B.7
POTENTIAL IMPACT ON STATE AID TO PPCSD
CARVEL PROPERTY DEVELOPMENT - NO BUILD SCENARIO
Aid other than
Combined | Operating | Flex Aid (or Total All Other| TOTAL
School District Wealth Aid per COA) Aidable | Aid per | AID PER
Ratio Pupil Projected |Pupil Units| TAPU PUPIL
2005-06

Elmsford 2.165 $ 400 [ $ 820,391 984 1$ 834|% 1,234
Huntington 2.113 $ 400 | $ 4,679,793 4460 [$ 1,049 | $ 1,449
Glen Cove 2.064 $ 400 | $ 2,272,632 3,206 [$ 709 (3% 1,109
Northport 2.008 $ 400 | $ 4,759,597 6,900 [$ 690 (3% 1,090
Herricks 1.941 $ 400 | $ 3,870,984 43941% 881]|% 1,281
Bethpage 1.559 $ 807 | $ 4,342,306 3,267 |$ 1329 (3% 2,136
Massapequa 1557 |$ 812 [ $ 9,695,855 8987 |$ 1079|$ 1,891
Oceanside 1.498 $ 908 | $ 7,482,436 6,703 [$ 1,116 |$ 2,024
New Hyde Park 1.496 $ 913 |$ 1,963,313 16941$ 1159 |$ 2,072
Bellmore 1.477 $ 942 1$ 2,030,850 1,207 | $ 1683 [3$ 2,625
Projected at Full Buildout of Carvel Property Development
YEAR 10 AVERAGE 2.066 $ 400 $ 833 [$ 1,233
YEAR 5 AVERAGE 1.563 $ 876 $ 1,273 (3% 2,150
Source: Data extracted from 2006-07 State Aid Projections based on the Executive Budget and 2005-06 General Formula Aid
Output Report (GEN) for multiple school districts, retrieved online at http://www.nysed.gov/stateaid/dist/gov06/131301.html and
http://www.nysed.gov/stateaid/dist/FM05/GEN/131301.HTML.
Compiled by HMA, Inc. (February 2006).
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Likewise, the projected PPCSD CWR at Year 10 is approximately 2.06. 2005-06 data indicate
that ElImsford (2.165), Huntington (2.113), Glen Cove (2.064), Northport (2.008), and Herricks
(1.941) all have CWRs in proximity to 2.06. These five districts have an average Total Aid per
Pupil of $1,233. Therefore, the projected State Aid per Pupil for the PPCSD at Year 10 of a no
build scenario is projected to be in the area of $1,233.

Projected Impact of No-Build Scenario on State Aid to the PPSCD

In a no build scenario, State Aid to the PPCSD is projected to be approximately $2,150 per pupil
in Year 5 and $1,233 per pupil at Year 10. In 2004-05, the PPCSD’s budget identified
$5,693,841 in State Aid revenues in a year when the district reported 1,552 Total Aidable Pupil
Units. These figures indicate an average aid per pupil of approximately $3,669 per year. Recent
data indicates that the district collects approximately $8,147 in property taxes to fund the
education for one student. When considering the potential decline in aid per pupil of between
$1,519 and $2,436 in a no build scenario, the decrease in State Aid would likely require the
school district to increase their tax levies to compensate for the loss in aid. Refer to Table B.8,
Potential Impact on State Aid and Local Property Taxes per Pupil, No Build Scenario.

TABLE B. 8

POTENTIAL IMPACT ON STATE AID AND LOCAL PROPERTY TAXES PER PUPIL
CARVEL PROPERTY DEVELOPMENT - NO BUILD SCENARIO

2004-05 Total

Estimated 2004- . . . . Property Taxes Per
05 State Aid AldabIe: Pupil Aid Per Pupil Pupil
Units
EXISTING (2004-05) $ 5,693,841 1,552 $ 3,669 $ 8,147
. _____________________________________ ___________ ________|
PrOJ?Cted . PrOJecte_d Al Projected Total | Projected Property
Operating Aid Other Aid per Aid per Pupil Taxes per Pupil
Carvel Property Development Per Pupil Pupil P P P P
Year 5 $ 876 | $ 12731 $ 2,150 | $ 9,666
Year 10 $ 400 | $ 833]$ 1,233 ]| $ 10,583

Compiled by HMA, Inc. February 2006.

As detailed in Table B.8, a decrease in State Aid would lead to an increase in local property taxes
per pupil. At Year 10, adding the $2,436 less the district would receive in State Aid to the local
property taxes per pupil projects property taxes per pupil of $10,583. At Year 5, the projected
property taxes per pupil are estimated at $9,666. The results of the no build scenario make it
clear that while the Carvel Property Development would contribute to the reduction in State Aid,
it would not be exclusively responsible for this reduction. Even without the proposed action, the
PPCSD is likely to witness significant reduction in state aid if its wealth continues to grow nearly
twice as fast as the State average and if student enrollments decline by nearly 15%, as is
projected to happen over the next ten years.
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SECOND HOME SECENARIO STATE AID TO THE PPCSD METHODOLOGY

The proposed Carvel Property Development is designed and planned as a recreation oriented
second home community. It is assumed that a second home scenario would consist of 90% of
the Carvel Property Development units being owned as second homes, with the other 10%
serving as primary, year-round residences. With regards to potential changes to State Aid, the
distinct features of this scenario are that few residents of the project would enroll as students in
local Pine Plains Central School District (PPCSD) schools and that the associated increase in
PPCSD income wealth would only be 10% of the project’s units. A detailed discussion of the
methodology employed to achieve a projected figure for future State Aid to the PPCSD follows.

This methodology is founded upon the premise that the Carvel Property Development and
background growth in the District will impact the Combined Wealth Ratio (CWR) of the
PPCSD. The resulting increase in the CWR, due to the district’s increase in wealth will lead to a
decline in State Aid the PPCSD receives for education. By assessing State Aid currently
received by districts with CWRs similar to that projected for the PPCSD, a reasonable
approximation of future State Aid to the PPCSD can be obtained.

Historic Background Growth Rates

First, historic background growth rates for total property value and income for the PPCSD
capture area are researched and reviewed. Also, recent New York State data is reviewed to
determine the average growth rate in Average Full Valuation per Total Wealth Pupil Unit and
Average Adjusted Gross Income per Total Wealth Pupil Unit. These statewide average factors
are necessary variables in the CWR formula. Historic growth rates are projected into the future
to estimate the background growth in district wealth that is likely to occur during the project’s
ten-year build out.

New York State Average Wealth and Income per Pupil Factors

According to New York State Education Department data, the Average Full Valuation per Total
Wealth Pupil Unit factor increased from $246,400 in 1998-99 to $306,700 in 2004-05. Over the
six-year period, this factor increased on average of 3.7% annually.

At the same time, the statewide Average Adjusted Gross Income per Total Wealth Pupil Unit
grew even faster. Between 1998-99 and 2004-05, this average factor increased from $86,400 to
$122,100, an annual increase of approximately 5.9%.

Pine Plains Central School District Valuation and Income Factors

The PPCSD property valuation and income are other factors in the CWR formula, and the
background growth regardless of the Carvel Property Development must be accounted for.
General Formula Aid Output Reports for the PPCSD since the 1996-97 school year are reviewed,
along with more recent property valuation data, to assess recent growth rates in the district’s
property value and income.
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Between 1996-97 and 2004-05, the actual property valuation of the PPCSD increased from
approximately $645,968,743 to $1,153,434,573, for an average annual growth rate of 7.5%.
Between 1996-97 and 2001-02, the adjusted gross income in the PPCSD capture area increased
from $126,119,033 to $ 232,183,844.> During this period, the adjusted gross income in the
PPCSD grew by an average of almost 13% per year. Recent growth rates in valuation and
income for the PPCSD are nearly double the growth rates experienced in the statewide average
value factors during the same period.

Projected Background Wealth Growth in the PPCSD and New York State

The growth rates noted above are used to project the future New York State Average wealth
factors, as well as the valuation and income for the PPCSD. For this analysis, 2004-05 serves as
the “base year” (or Year 0), with projections provided for a ten-year build out period. The 2004-
05 values are the values used in the State Aid formulas for the 2004-05 year, yet the values
themselves are from 2001. This is a result of the 3 to 4 year lag time between the preparation of
valuation and income data and their incorporation into the district’s State Aid formulas, which
occurs for all districts in the State.*

The historic growth rates for the New York State average factors and the PPCSD valuation and
income factors are detailed in Table B.1. Refer to Table B.1, Projected New York State and
Pine Plains Central School District Factors. Applying these average growth rates over a ten-
year period yields projected wealth factors to be used in the State Aid formulas at the time of the
Carvel Property Development’s build out. As detailed in Table B.1, the projected valuation of
the PPCSD resulting from background growth is $1,610,199,583.> Likewise, the District’s
projected gross income at Year 10 is $704,014,540. These figures signify the District’s growth
in wealth resulting only from background growth, as increased wealth associated with the Carvel
Property Development will be discussed in the following section.

At the same time, the New York State Average Full Valuation per Total Wealth Pupil Unit at
Year 10 is projected to be $441,745, assuming an average growth rate consistent with recent
years. Likewise, the Average Adjusted Gross Income per Total Wealth Pupil Unit at Year 10 is
anticipated to be $217,284. Refer to Table B.1 for projections of these values on an annual basis.

® State Aid Formulas typically use income and valuation data for school districts that are three years behind, making
the 2001-02 income data the most recent available for this analysis.

* Since this analysis aims to assess potential changes to State Aid based on current formula operating procedures, the
methodology will likewise apply a 3-year lag time in incorporating these values into the formulas.

® In actuality, this figure represents the district’s property valuation three years prior to build out, consistent with the
current lag in using this data for State Aid formulas.
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Property Wealth and Income Projections for the Carvel Property Development

In addition to PPCSD background growth, the proposed Carvel Property Development will
influence the future property value and income values used in State Aid formulas. Thus, the
project’s projected valuation and anticipated incomes of primary home residents living on site
must be added to the projected background growth to arrive at the District’s total wealth. The
projected valuation and income levels of the Carvel Property Development are discussed in
detail in Chapter 14 of this Draft EIS. For a summary derivation of the total valuation and
income from the project, refer to Table B.9, Projected Valuation and Income Growth, Carvel
Property Development — Second Home Scenario.

At Year 10, the full valuation of the Carvel Property Development is projected to be
approximately $659,705,959, and the total household income of the project’s primary, year-
round households is projected at around $20,425,000.

TABLE B.9
PROJECTED VALUATION AND INCOME GROWTH
CARVEL PROPERTY DEVELOPMENT - SECOND HOME SCENARIO
PROPERTY VALUATION HOUSEHOLD INCOME
L Primary Average
Assessed Equalization Full VValuation Home Household Total
Value Rate

Households Income
PINE |Year5 | $170,113,873 0.52 $ 327,142,064 50 $ 215,000 | $ 10,750,000
PLAINS [year 10 | $314,682,233| 052 $ 605,158,141 88 $ 215,000 | $ 18,920,000
MILAN [Years | 31,693,506 1.00 $ 31,693,506 3 $ 215,000 | $ 645,000
Year 10 | $ 54,547,819 1.00 $ 54,547,819 7 $ 215,000 | $ 1,505,000
TOTAL [Years $ 358,835,570 53 $ 215,000 | $ 11,395,000
Year 10 $ 659,705,959 95 $ 215,000 | $ 20,425,000

Compiled by HMA, Inc. February, 2006.

Projected Total PPCSD Wealth at Full Build Out of Carvel Property Development

Combining the background growth projections with the projected wealth attributable to the
Carvel Property Development yields an estimated total PPCSD wealth at the project’s
completion. The projected valuation and income figures can then be used in the State Aid
formula to estimate the future Combined Wealth Ratio (CWR) for the district, and associated
approximate State Aid per pupil.

At Year 10, the total property valuation of the PPCSD is projected at approximately
$2,269,905,543, while the total adjusted gross income of the PPCSD capture area is projected
near $724,439,540. Refer to Table B.10, Projected Pine Plains Central School District Wealth
Factors — Second Home Scenario. These figures account for the continuation of recent wealth
increases in the District through continued development patterns and the occupancy of the Carvel
Property Development, as a proposed second home community. These figures will be
incorporated into the PPCSD State Aid formula for computing the District’s future CWR.
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TABLE B.10
PROJECTED PINE PLAINS CENTRAL SCHOOL DISTRICT WEALTH FACTORS
CARVEL PROPERTY DEVELOPMENT (CPD) - SECOND HOME SCENARIO
PINE PLAINS CENTRAL SCHOOL DISTRICT
Actual Valuation Adjusted Gross Income

BACKGROUND GROWTH Year 5 $ 1,120,769,326 | $ 382,415,368

Year 10 $ 1,610,199,583 | $ 704,014,540
CPD GROWTH Year 5 $ 358,835,570 | $ 11,395,000

Year 10 $ 659,705,959 | $ 20,425,000
TOTAL GROWTH Year 5 $ 1,479,604,896 | $ 393,810,368

Year 10 $ 2,269,905,543 | $ 724,439,540
Compiled by HMA, Inc. February, 2006.

Projected Student Enrollments in the Pine Plains Central School District

A necessary step in the methodology is deriving estimates for the number of students enrolled in
the Pine Plains Central School District (PPCSD) at Year 5 and 10 of the Carvel Property
Development build out. A recently completed student enrollment projections study prepared for
the PPCSD is the primary reference for this data. In addition, the State Aid’s Combined Wealth
Ratio (CWR) formula includes a factor called the Total Wealth Pupil Units (TWPU), which is a
weighted and adjusted proxy for student enrollment. To translate future enrollment projections
into future TWPUs, recent PPCSD data will be reviewed to approximate the current ratio
between enrollment and TWPU. With this ratio, future projected enrollments at Years 5 and 10
can be converted into TWPUSs, and then used in the CWR formula.

Ratio of Total Wealth Pupil Units to Enrollment

PPCSD data from 2000 to 2003 was researched and reviewed to approximate the ratio between
Total Wealth Pupil Units (TWPU) and actual student enrollment. Refer to Table B.3, Ratio of
Total Wealth Pupil Units to Enrollment — Pine Plains Central School District. Based on the
data, this ratio has varied between 1.28 and 1.24, with a blended average ratio of approximately
1.25. For this analysis, 1.25 will be used as the effective ratio between TWPUs and actual
enrollment to project future TWPUSs based upon enrollment projections for Years 5 and 10.

Projected Enrollment and Total Wealth Pupil Units

In November 2005, Dr. Paul M. Seversky prepared an Enrollment Projection/Demographic
Study for the PPCSD. The study uses a cohort survival statistic approach to student enrollment
projections for several scenarios based on varying assumptions. Refer to Chapter 14 of the
Carvel Property Development Draft EIS for more detail on this study. The scenario that is used
for this analysis is the cohort survival approach that accounts for the district’s planned student
retention efforts, in addition to new students generated by proposed residential developments in
the district. Seversky’s study projects the enrollments for the Parkview Estates and Village
Green proposals, while Chapter 14 of this Draft EIS provides student enrollment projections for
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a Carvel Property Development second home scenario. Combining the projections for the
elements specified above results in a total projected student enrollment, which shall then be
translated into projected Total Wealth Pupil Units to be used in the CWR formula. Refer to
Table B.11, Projected Enrollment and Total Wealth Pupil Units — Second Home Scenario.

As detailed in Table B.5, the projected enrollment from cohort survival and student retention
efforts at Year 10 is 1,140 students. Seversky’s study projects that if Parkview Estates is built it
may generate 31 students, and Village Green, if developed, may generate 205 students by Year
10. In a second home scenario, the Carvel Property Development is projected to generate 46
students enrolling in the PPCSD at full build out. In total, at Year 10 of construction the PPCSD
is projected to have a student enrollment of 1,422 pupils. When converted into Total Wealth
Pupil Units using the established ratio of 1.25, the PPCSD is projected to have 1,775 TWPUs at
full build out of the Carvel Property Development. Refer to Table B.11, Projected Enrollment
and Total Wealth Pupil Units — Second Home Scenario.

TABLE B.11
PROJECTED ENROLLMENT AND TOTAL WEALTH PUPIL UNITS
PINE PLAINS CENTRAL SCHOOL DISTRICT
CARVEL PROPERTY DEVELOPMENT - SECOND HOME SCENARIO

PROJECTED TOTAL
PROJECTED ENROLLMENT WEALTH PUPIL UNITS
YEAR 5 YEAR 10 YEAR 5 YEAR 10
AIS Mid Range* Existing Homes 1,188 1,140 1,483 1423
Parkview Estates* 30 31 37 39
Village Green* 146 205 182 256
Carvel Property Development** 24 46 30 57
TOTAL 1,388 1,422 1,732 1,775

* Projections based on Enrollment Projection/Demographic Study for the Pine Plains Central School District, prepared by Dr. Paul
Seversky. (November 2005).

**Projections based on consultants estimates.
Compiled by HMA, Inc. February, 2006.

Projected Combined Wealth Ratio for the Pine Plains Central School District

This second home scenario analysis uses the projected future Combined Wealth Ratio (CWR) of
the Pine Plains Central School District (PPCSD) to approximate how much State Aid the District
will receive in the future. The current CWR formula is used to project the PPCSD’s future
CWR, with projected figures for the necessary variables inserted from the above discussion.
Referencing the equation in Table B.6, when a district’s valuation per pupil is divided by the
statewide average, the result is the Pupil Wealth Ratio (PWR). Likewise, when a district’s
income per pupil is divided by the statewide average the result is the Alternate Pupil Wealth
Ratio (APWR). When the PWR and APWR are averaged together, the result is the CWR. Refer
to Table B.5, Combined Wealth Ratio Formula.

The sections above detail the method used to project the future PPCSD actual valuation, district
income, and Total Wealth Pupil Units (TWPUs), as well as the statewide average for full value
per TWPU and income per TWPU for Years 5 and 10 of the Carvel Property Development build
out. Incorporating these projected variables into the CWR formula yields a projected CWR for
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the PPCSD at Year 5 and 10. With the future CWR established, districts with similar CWRs are
researched to determine the amount of State Aid that the district may be likely to receive.

At Year 5, the projected PPCSD full valuation is $1,479,604,896, the projected Total Wealth
Pupil Units (TWPU) is 1,732, and the projected PPCSD income is $393,810,368. The statewide
average full value per TWPU is projected at $368,080, and the average income per TWPU is
projected near $162,882. Inserting these variables into the CWR formula, the projected CWR of
the PPCSD at Year 5 is 1.86. Refer to Table B.12, Projected PPCSD Combined Wealth Ratio
Formula, Second Home Scenario.

The Year 10 analysis projects that the PPCSD full valuation will be $2,269,905,543, the PPCSD
TWPU will be 1,775, and the PPCSD income will be $724,439,540. At the same time, the
statewide average full value per TWPU is projected at $441,745, and the average income per
TWPU is projected at $217,284. Employing these variables in the CWR formula, at Year 10 of
the Carvel Property Development build out the projected CWR of the PPCSD is 2.86. Refer to
Table B.12, Projected PPCSD Combined Wealth Ratio Formula, Second Home Scenario.

TABLE B.12

PROJECTED PPCSD COMBINED WEALTH RATIO FORMULA
CARVEL PROPERTY DEVELOPMENT - SECOND HOME SCENARIO

YEAR 5
$1,479.604,896 / 1,732 $393,810,368 / 1,732
1.6:05x( )+o.5x( )
$368,080 $162,882
YEAR 10
$2,269.905,543 / 1775 $724.439,540 | 1,775
2.39:0.5x( )+o.5x( )
$441.745 $217,284

Compiled by HMA, Inc. (February 2006).

For the 2005-2006 reporting year, the PPCSD had a CWR of 1.164, which indicates it is a
district with slightly more wealth than the State average. In a Carvel Property Development
second home scenario, the resulting increase in the district’s wealth would increase the PPCSD’s
CWR to 1.86 by Year 5, and 2.39 in Year 10. This increase in the district’s CWR will most
likely lead to a decrease in the amount of State Aid it receives to fund its education services.

State Aid for School Districts with Comparable Combined Wealth Ratios

Given the projected CWR for the PPCSD at Years 5 and 10 of a second home scenario, the next
step is to research other school districts in New York State that have a CWR that is comparable
to those projected above. This research primarily involved reviewing 2005-06 base year State
Aids as obtained from 2006-07 Executive Budget School Aid Estimates for various school
districts. The objective of this research was to establish the total School Aid per pupil for school
districts with a CWR comparable to 1.86 (for Year 5) and 2.39 (for Year 10).
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There are a number of districts in the New York region that have a CWR comparable to those
projected for the PPCSD at Years 5 and 10. Refer to Table B.13, Potential Impact on State Aid
To PPCSD, Second Home Scenario. As noted above, the projected PPCSD CWR at Year 5 is
approximately 1.86. 2005-06 data indicate that Croton Harmon (1.886), Half Hollow Hills
(1.821), Hendrick Hudson (1.727), Ossining (1.724), and Northport (2.008) all have CWRs in
proximity to 1.86. Table B.13 details information on projected 2005-06 aid for these districts.
For these five districts, the average Total Aid per Pupil is around $1,434. Therefore, the
projected State Aid per Pupil for the PPCSD at Year 5 of the Carvel Property Development is
projected to be in the area of $1,434.

TABLE B.13
POTENTIAL IMPACT ON STATE AID TO PPCSD
CARVEL PROPERTY DEVELOPMENT - SECOND HOME SCENARIO
Aid other than Total
Combined Operating| Flex Aid (or Aidable All Other| TOTAL
School District Wealth Ratio Aid per COA) Pupil Aid per | AID PER
Pupil Projected Units TAPU PUPIL
2005-06

Katonah-Lewisboro 2.430 $ 400 [$ 4,691,594 | 4247]|% 1,105|$ 1,505
North Salem 2.287 $ 400 [ $ 1,341,494 1,437 | $ 934 |$ 1,334
Syosset 2.255 $ 400 [ $ 4,485,430 7275 | $ 617 |$ 1,017
Eastchester 2.253 $ 400 | $ 1,712,846 2826 |$ 606[3% 1,006
Elmsford 2.165 $ 400 | $ 750,876 984 | $ 763 |$ 1,163
Northport 2.008 $ 400 [ $ 4,624,480 6,748 | $ 685|% 1,085
Croton Harmon 1.886 $ 404 | $ 1,682,429 1654 1% 1,017 |$ 1421
Half Hollow Hills CSD 1.821 $ 463 |1 $ 9,613,535] 10,234 $ 939($ 1,402
Hendrick Hudson CSD 1.727 $ 551 | $ 2,846,894 3,176 | $ 896 |$ 1,448
Ossining UFSD 1.724 $ 551 | $ 5,780,431 4573 1% 1264|% 1,815
Projected at Full Buildout of Carvel Property Development
YEAR 10 AVERAGE 2.387 $ 400 $ 805|$% 1,205
YEAR 5 AVERAGE 1.858 $ 474 $ 960 | $ 1,434
Source: Data extracted from 2006-07 State Aid Projections based on the Executive Budget and 2005-06 General Formula Aid Output
Report (GEN) for multiple school districts, retrieved online at http://www.nysed.gov/stateaid/dist/gov06/131301.html and
http://www.nysed.gov/stateaid/dist/FM05/GEN/131301.HTML.
Compiled by HMA, Inc. (February 2006).

Likewise, the projected PPCSD CWR at Year 10 is approximately 2.39. 2005-06 data indicate
that Katonah-Lewisboro (2.430), North Salem (2.287), Syosset (2.255), Eastchester (2.253), and
Elmsford (2.165) all have CWRs in proximity to 2.39. For these five districts, the Total Aid per
Pupil is approximately $1,205. Therefore, the projected State Aid per Pupil for the PPCSD at
Year 10 of the Carvel Property Development is projected to be in the area of $1,205.
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Projected Impact of Second Home Scenario on State Aid to the PPSCD

At Year 10 of a Carvel Property Development second home scenario, State Aid to the PPCSD is
projected to be approximately $1,205 per pupil. In 2004-05, the PPCSD’s budget identified
$5,693,841 in State Aid revenues in a year when the district reported 1,552 Total Aidable Pupil
Units. These figures indicate an average aid per pupil of approximately $3,669 per year. A
blended average for the past several years indicates that the district collects approximately
$8,147 in property taxes to fund the education for one student. When considering the potential
$2,464 decline in aid per pupil resulting from the Carvel Property Development, the decrease in
State Aid would likely require the school district to increase their tax levies to compensate for
the loss in aid. Refer to Table B.14, Potential Impact on State Aid and Local Property Taxes
per Pupil, Second Home Scenario.

TABLE B. 14
POTENTIAL IMPACT ON STATE AID AND LOCAL PROPERTY TAXES PER PUPIL
CARVEL PROPERTY DEVELOPMENT - SECOND HOME SCENARIO

Estimated 2004-05 2004-05 Total Aid Per Pupil Property Taxes
State Aid Aidable Pupil Units P Per Pupil
EXISTING (2004-05) $ 5,693,841 1,552 $ 3,669 $ 8,147

Projected Operating| Projected All Other | Projected Total Projected
. . . . . . Property Taxes
Aid Per Pupil Aid per Pupil Aid per Pupil .
Carvel Property Development per Pupil
Year 5 $ 474 | $ 960 | $ 1434 1% 10,381
Year 10 $ 400 | $ 8051 9% 1,205 ] $ 10,611

Compiled by HMA, Inc. February 2006.

As detailed in Table B.14, a decrease in State Aid could lead to an increase in local property
taxes per pupil. By Year 10, adding the $2,464 less the district would receive in State Aid to the
local property taxes per pupil yields projected property taxes per pupil near $10,607. At Year 5,
the projected property taxes per pupil are estimated at $10,381. While the Carvel Property
Development would contribute to the reduction in State Aid, it would not be exclusively
responsible for this reduction. Trending forward recent increases in district wealth and
considering projected substantial declines in student enrollments over the next decade would
result in significant reductions in State Aid in a no build scenario as well, as analyzed in an
upcoming section.
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COMPARATIVE PRIMARY HOME SECENARIO STATE AID TO THE PPCSD
METHODOLOGY

Although proposed as a recreation oriented second home community, the Carvel Property
Development’s influence on State Aid to the Pine Plains Central School District (PPCSD) will
also be analyzed under a comparative primary home scenario. For this analysis, it is assumed
that a comparative primary home scenario would have 90% of the Carvel Property Development
units being used as primary homes, with the other10% of units serving as seasonal or occasional
use residences. In comparison to a second home scenario, a comparative primary home scenario
would generate more students to enroll in the PPCSD and lead to a greater increase in the
District’s income wealth, since it would be influenced by the 90% of proposed units that are
primary home households. A detailed discussion of the methodology employed to project future
State Aid to the PPCSD follows.

Historic Background Growth Rates

A first step in the methodology involves reviewing historic background growth rates for total
property value and income for the Pine Plains Central School District capture area. The results
of this task were detailed in the second home scenario analysis, and will be summarized as
follows. Between 1998-2005, the statewide average for Full VValuation per Total Wealth Pupil
Unit increased by 3.7% annually, while the statewide average for Adjusted Gross Income per
Total Wealth Pupil Unit grew at a rate of 5.9% annually. In addition, between 1996-2005 the
property valuation of the PPCSD increased by 7.5% annually, on average, while the adjusted
gross income in the PPCSD capture area increased by approximately 13% per year.

Projected Background Wealth Growth in the PPCSD and New York State

The projected future average New York State wealth factors and valuation and income factors
for the PPCSD for a comparative primary home scenario are assumed to be the same as for the
second home scenario, as discussed previously. Refer to Table B.1, Projected New York State
and Pine Plains Central School District Factors. In summary, the actual valuation figure for
the PPCSD at Year 10 is projected at $1,610,199,583. Likewise, the adjusted gross income for
Year 10 is projected to be $704,014,540. These figures project the district’s growth in wealth
resulting only from background growth. Applying recent average growth rates for New York
State wealth factors, the average statewide Full Valuation per Total Wealth Pupil Unit projected
for Year 10 is $441,745. In addition, the Average Adjusted Gross Income per Total Wealth
Pupil Unit projected for Year 10 is $217,284.

Property Wealth and Income Projections for the Carvel Property Development

Besides the district’s projected background growth, the Carvel Property Development will
influence the future property value and income values used in the PPCSD State Aid formulas.
The valuation of the proposed action and the anticipated incomes of primary home residents
must be added to the projected background growth to arrive at an estimation of the district’s
entire wealth. The projected valuation and income levels of the Carvel Property Development
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are discussed in detail in Chapter 14 of this Draft EIS. For a summary derivation of the total
valuation and income from the project, refer to Table B.15, Projected Valuation and Income
Growth, Carvel Property Development — Comparative Primary Home Scenario.

At Year 10, the full valuation of the Carvel Property Development is projected to be
approximately $659,705,959. Also at Year 10, the total household income of primary, year-
round households of the Carvel Property Development is projected at $184,040,000.

TABLE B.15
PROJECTED VALUATION AND INCOME GROWTH
CARVEL PROPERTY DEVELOPMENT - COMPARATIVE PRIMARY HOME SCENARIO
PROPERTY VALUATION HOUSEHOLD INCOME
Equalization Primary Average
Assessed Value Full Valuation Home Household Total
Rate
Households Income
PINE Year 5 $ 170,113,873 0.52 $ 327,142,064 448 $ 215,000 [ $ 96,320,000
PLAINS |Year 10 | $ 314,682,233 0.52 $ 605,158,141 796 $ 215,000 [ $ 171,140,000
MILAN Year 5 $ 31,693,506 1.00 $ 31,693,506 24 $ 215,000 | $ 5,160,000
Year10 | $ 54,547,819 1.00 $ 54,547,819 60 $ 215,000 [ $ 12,900,000
TOTAL Year 5 $ 358,835,570 472 $ 215,000 [ $ 101,480,000
Year 10 $ 659,705,959 856 $ 215,000 | $ 184,040,000
Compiled by HMA, Inc. February, 2006.

Projected Total PPCSD Wealth at Full Build Out of Carvel Property Development

Combining the projected background growth with the projected wealth attributable to the Carvel
Property Development yields the estimated total PPCSD wealth at Year 10. These figures can
then be used in State Aid formulas to estimate the future Combined Wealth Ratio (CWR) for the
District. Ultimately, the projected CWR can be used to approximate the State Aid per pupil the
PPCSD could receive in the future by comparing the State Aid received by other districts with
CWRs comparable to that projected for the PPCSD.

At Year 10, the total property valuation of the PPCSD is projected at approximately
$2,269,905,543. Also at Year 10 of a comparative primary home scenario, the total adjusted
gross income of the PPCSD capture area is projected at approximately $888,054,540. Refer to
Table B.16, Projected Year 5 and Year 10 School Aid Formula Factors — Comparative
Primary Home Scenario. These figures account for growth attributable to current development
patterns and the development and occupancy of the Carvel Property Development as a primary
home community. These projections will be incorporated into the PPCSD State Aid formula to
project how the CWR may be influenced by the proposed action.

Carvel Property Development Page -19

Harrall - Michalowski Associates, Inc. / 01/09/07





STATE AID TO THE PINE PLAINS CENTRAL SCHOOL DISTRICT PROJECTION METHODOLOGY

Appendix 14.2
TABLE B.16
PROJECTED PINE PLAINS CENTRAL SCHOOL DISTRICT WEALTH FACTORS
CARVEL PROPERTY DEVELOPMENT (CPD) - COMPARATIVE PRIMARY HOME SCENARIO
PINE PLAINS CENTRAL SCHOOL DISTRICT
Actual Valuation Adjusted Gross Income
BACKGROUND Year 5 $ 1,120,769,326 | $ 382,415,368
GROWTH Year 10 $ 1,610,199,583 | $ 704,014,540
CPD GROWTH Year 5 $ 358,835,570 | $ 101,480,000
Year 10 $ 659,705,959 | $ 184,040,000
TOTAL GROWTH Yeard $ 1,479,604,8%6 | $ 483,895,368
Year 10 $ 2,269,905,543 | $ 888,054,540
Compiled by HMA, Inc. February, 2006.

Projected Student Enrollments in the Pine Plains Central School District

A necessary step in projecting change in State Aid to the PPCSD is to derive estimated
projections for the number of students enrolled in the district at Year 5 and 10 of the Carvel
Property Development build out. A recently completed student enrollment projections study
prepared for the PPCSD is the primary reference for this data. In addition, the State Aid formula
for predicting the CWR relies on a factor known as the Total Wealth Pupil Units (TWPU), which
is a weighted and adjusted proxy for student enrollment. In order to translate future enrollment
projections into future TWPUSs, recent data was reviewed to establish an approximate ratio
between enrollment and TWPU in the PPCSD.

Ratio of Total Wealth Pupil Units to Actual Enrollment

As noted previously, in recent years the PPCSD has experienced an annual ratio between Total
Wealth Pupil Units (TWPU) and actual student enrollment of approximately 1.25. Refer to
Table B.3, Ratio of Total Wealth Pupil Units to Enrollment — Pine Plains Central School
District. Therefore, 1.25 will be used as the effective ratio between TWPUs and student
enrollment for this analysis.

Projected Enrollment and Total Wealth Pupil Units

In November 2005, Dr. Paul M. Seversky prepared an Enrollment Projection/Demographic
Study for the PPCSD. Refer to Chapter 14 of the Carvel Property Development Draft EIS for
more detail on this study. The scenario that will be used for projecting enrollment herein is the
cohort survival approach that accounts for the district’s planned student retention efforts, in
addition to new students generated by the proposed Parkview Estates and Village Green
residential communities. Chapter 14 of this Draft EIS provides student enrollment projections
for the Carvel Property Development assuming a comparative primary home scenario. The
combined projected enrollments of the elements specified above result in a total projected
student enrollment for Year 5 and 10, which may then be translated into projected Total Wealth
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Pupil Units to be used in the CWR formula. Refer to Table B.17, Projected Enrollment and
Total Wealth Pupil Units — Comparative Primary Home Scenario.

As detailed in Table B.17, the projected enrollment from cohort survival and student retention
efforts at Year 10 of build out is 1,140 students. As projected in Seversky’s study, if Parkview
Estates is built it may generate 31 students by Year 10 and Village Green, if developed, may
generate 205 students by Year 10. In a comparative primary home scenario, it is anticipated that
the Carvel Property Development will generate 415 students enrolling in the PPCSD at full build
out. In total, at Year 10 of construction the PPCSD is projected to have a student enrollment of
1,791 pupils. When converted into Total Wealth Pupil Units using the historic ratio of 1.25, the
district is projected to have 2,235 TWPUs at full build out of the Carvel Property Development.
Refer to Table B.17, Projected Enrollment and Total Wealth Pupil Units — Comparative
Primary Home Scenario.

TABLE B.17
PROJECTED ENROLLMENT AND TOTAL WEALTH PUPIL UNITS
PINE PLAINS CENTRAL SCHOOL DISTRICT
CARVEL PROPERTY DEVELOPMENT - COMPARATIVE PRIMARY HOME SCENARIO

PROJECTED TOTAL
PROJECTED ENROLLMENT WEALTH PUPIL UNITS
YEAR 5 YEAR 10 YEAR 5 YEAR 10
AIS Mid Range* Existing Homes 1,188 1,140 1,483 1423
Parkview Estates* 30 31 37 39
Village Green* 146 205 182 256
Carvel Property Development** 218 415 272 518
TOTAL 1,582 1,791 1,975 2,235

* Projections based on Enrollment Projection/Demographic Study for the Pine Plains Central School District, prepared by Dr. Paul
Seversky. (November 2005).

**Projections based on consultants estimates.
Compiled by HMA, Inc. February, 2006.

Projected Combined Wealth Ratio for the Pine Plains Central School District

This analysis uses the projected future Combined Wealth Ratio (CWR) of the Pine Plains Central
School District in a comparative primary home scenario to approximate how much State Aid the
district may expect to receive once the Carvel Property Development is built. The current CWR
formula is used to approximate the PPCSD’s future CWR, with projected figures for the
necessary variables inserted based on the above discussion. Refer to Table B.5, Combined
Wealth Ratio Formula.

The preceding sections detail the method used to project the future PPCSD actual valuation,
district income, and Total Wealth Pupil Units (TWPU), as well as the statewide average for full
value per TWPU and income per TWPU for Years 5 and 10 of the Carvel Property Development
build out. Incorporating these projected variables into the CWR formula yields projections for
the PPCSD CWR at Year 5 and 10 of the project’s build out. Once the future CWRs are
established, they can be compared with districts with similar CWRs to approximate the State Aid
that the district is likely to receive.
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At Year 5, the projected PPCSD full valuation is $1,479,604,896, the projected Total Wealth
Pupil Units (TWPU) is 1,975, and the projected PPCSD income is $483,895,368. The statewide
average full value per TWPU is projected at $368,080, and the average income per TWPU is
projected to be $162,882. Using these variables in the CWR formula, the projected CWR of the
PPCSD at Year 5 is 1.77. Refer to Table B.18, Projected PPCSD Combined Wealth Ratio
Formula, Comparative Primary Home Scenario.

The Year 10 analysis projects that the PPCSD full valuation will be $2,269,905,543, the PPCSD
TWPU will be 2,235, and the PPCSD income will be $888,054,540. At the same time, the
statewide average full value per TWPU is projected at $441,745, and the average income per
TWPU is projected at $217,284. Employing these variables in the CWR formula, at Year 10 of
the Carvel Property Development build out the projected CWR of the PPCSD is 2.06. Refer to
Table B.18, Projected PPCSD Combined Wealth Ratio Formula, Comparative Primary Home
Scenario.

TABLE B.18

PROJECTED PPCSD COMBINED WEALTH RATIO FORMULA
CARVEL PROPERTY DEVELOPMENT - COMPARATIVE PRIMARY HOME SCENARIO

YEAR 5
$1,479,604,896 / 1,975 $483,895,368 / 1,975
/70 = 05 X + 05 X
( $368,080 ) ( $162,882 )
YEAR 10
$2,269,905543 | 2,235 $888,054,540 / 2,235
2063 = 05 X + 05 X
( $441,745 ) ( $217,284 )

Compiled by HMA, Inc. (February 2006).

For the 2005-2006 reporting year, the PPCSD had a CWR of 1.164, which indicates it is
currently a district with slightly more wealth than the State average. In a comparative primary
home scenario, the resulting increase in the district’s wealth would increase the PPCSD’s CWR
to 1.77 by Year 5, and 2.06 in Year 10. This increase in the district’s CWR would most likely
lead to a decrease in the amount of State Aid it receives to fund its education services.

State Aid for School Districts with Comparable Combined Wealth Ratios

With the projected CWR for the PPCSD at Years 5 and 10 of the Carvel Property Development’s
build out, other school districts in the region that have a CWR comparable to those projected
above can next be researched. 2005-06 base year State Aids are obtained from 2006-07
Executive Budget School Aid Estimates for various school districts. The objective of this
research is to establish the total School Aid per pupil for school districts with a CWR comparable
to 1.77 (for Year 5) and 2.06 (for Year 10).

A number of school districts in the greater New York region have a CWR comparable to those
projected for the PPCSD at Years 5 and 10. Refer to Table B.19, Potential Impact on State Aid
To PPCSD, Comparative Primary Home Scenario. As noted above, the projected PPCSD
CWR at Year 5 is approximately 1.77. 2005-06 data indicate that Croton Rhinebeck (1.863),
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Half Hollow Hills (1.821), Hauppauge (1.746), Hendrick Hudson (1.727), and Ossining (1.724)
all have CWRs in proximity to 1.77. Table B.19 details information on 2005-06 State Aid for
these districts. On average, the five districts received a Total Aid per Pupil of $1,579.
Therefore, the projected State Aid per Pupil for the PPCSD at Year 5 of the comparative primary
home scenario is projected to be in the area of $1,579.

TABLE B.19
POTENTIAL IMPACT ON STATE AID TO PPCSD
CARVEL PROPERTY DEVELOPMENT - COMPARATIVE PRIMARY HOME SCENARIO

Combined | Operating Aid othe:r than '!'otal Al TOTAL

School District Wealth Aid per Flex A'd. (or A|dat_)le cher AID PER
Ratio Pupil COA) Projected Pupll Aid per PUPIL
2005-06 Units TAPU

Elmsford 2.165 $ 400 | $ 820,391 984 [$ 834 |$ 1234
Huntington 2.113 $ 400 | $ 4,679,793 | 4,460 | $ 1,049 [ $ 1,449
Glen Cove 2.064 $ 400 | $ 2,272,632 | 3,206 (% 709|$ 1,109
Northport 2.008 $ 400 | $ 4,759,597 | 6,900 |$ 690 |$ 1,090
Herricks 1.941 $ 400 | $ 3,870,984 | 4,394[$ 881|$ 1,281
Rhinebeck 1.863 $ 425 | $ 1221614 1326 |$ 921 |$ 1,346
Half Hollow Hills 1.821 $ 463 | $ 9,902,072 | 10,234 [ $ 968 | $ 1,430
Hauppauge 1746 |$ 530 [$ 5,559,016 | 4527 |$ 1,228 |$ 1,758
Hendrick Hudson CSD 1.727 $ 551|$ 3,000,226 | 3,176 | $ 945|$ 1,496
Ossining UFSD 1.724 $ 551 |$ 6,006588 | 4573 |% 1,313 |$ 1,865
Projected at Full Buildout of Carvel Property Development
YEAR 10 AVERAGE 2.063 $ 400 $ 833|$% 1,233
YEAR 5 AVERAGE 1.770 $ 504 $1075|$ 1,579
Source: Data extracted from 2006-07 State Aid Projections based on the Executive Budget and 2005-06 General Formula Aid
Output Report (GEN) for multiple school districts, retrieved online at http://www.nysed.gov/stateaid/dist/gov06/131301.html
and http://www.nysed.gov/stateaid/dist/FM05/GEN/131301.HTML.
Compiled by HMA, Inc. (February 2006).

Likewise, the projected PPCSD CWR at Year 10 is approximately 2.06. 2004-05 data indicate
that EImsford (2.165), Huntington (2.113), Glen Cove (2.064), Northport (2.008), and Herricks
(1.941) all have CWRs in proximity to 2.06. These five districts received, on average, a Total
Aid per Pupil of $1,233. Therefore, the projected State Aid per Pupil for the PPCSD at Year 10
of the comparative primary home scenario, is projected to be $1,233.

Projected Impact of Second Home Scenario on State Aid to the PPSCD

At Year 10 of the comparative primary home scenario, State Aid to the PPCSD is projected to be
approximately $1,233 per pupil. According to 2004-05 data, the PPCSD’s budget identified
$5,693,841 in State Aid revenues in a year when the district reported 1,552 Total Aidable Pupil
Units. These figures indicate an average aid per pupil of approximately $3,669 per year. A
blended average for the past several years indicates that the district collects approximately
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$8,147 in property taxes to fund the education for one student. When considering the potential
$2,436 decline in aid per pupil resulting from the Carvel Property Development, the decrease in
State Aid would likely require the school district to increase their tax levies to compensate for
the loss in aid. Refer to Table B.20, Potential Impact on State Aid and Local Property Taxes
per Pupil, Comparative Primary Home Scenario.

TABLE B. 20
POTENTIAL IMPACT ON STATE AID AND LOCAL PROPERTY TAXES PER PUPIL
CARVEL PROPERTY DEVELOPMENT - COMPARATIVE PRIMARY HOME SCENARIO

Estimated 2004-05 2004-05 Total Aid Per Pubil Property Taxes
State Aid Aidable Pupil Units P Per Pupil
EXISTING (2004-05) $ 5,693,841 1,552 $ 3,669 $ 8,147
|
Projected Operating| Projected All Other Prole(?ted Projected
Aid Per Pubil Aid per Pubil Total Aid per | Property Taxes
Carvel Property Development P P P Pupil per Pupil
Year 5 $ 504 1% 1,075 | $ 15791 $ 10,237
Year 10 $ 400 | $ 8331% 12331 $ 10,583

Compiled by HMA, Inc. February 2006.

As detailed in Table B.20, a decrease in State Aid would probably lead to an increase in local
property taxes per pupil. By Year 10, adding the $2,436 less the district would not receive in
State Aid to the local property taxes per pupil yields a projected property taxes per pupil figure
of $10,583. At Year 5, the projected property taxes per pupil are estimated at $10,237. While
the Carvel Property Development would contribute to the reduction in State Aid, it would not be
exclusively responsible for this reduction. Trending forward recent increases in district wealth
and considering projected substantial declines in student enrollments over the next decade would
result in significant reductions in State Aid in a no build scenario as well.
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SUMMARY OF CARVEL PROPERTY DEVELOPMENT IMPACTS ON STATE AID

The preceding analysis clearly indicates that if built, the Carvel Property Development will
influence the amount in State Aid that the Pine Plains Central School District (PPCSD) would
receive on a per pupil basis. Specifically, both a second home and comparative primary home
scenario would likely lead to a decrease in State Aid, projected to be in the order of
approximately $2,400 less in aid per pupil, per year. However, the methodology employed to
reach these estimated changes in State Aid necessarily accounts for background growth in
district wealth, trended into the future during the ten-year build out period. The methodology
also accounts for current projections for student enrollment in the PPCSD, regardless of whether
or not the proposed action occurs.

The assumptions regarding background growth and future student enrollments are critical,
because in isolation they allow for an assessment of how State Aid might be different ten years
from now even without the Carvel Property Development, if a few things hold true. Primarily, if
the PPCSD wealth continues to grow twice as quickly as the statewide average per pupil, and if
the Districts” student enrollment decreases by about 15-20% as is currently projected, these two
factors alone could lead to a substantial decrease in State Aid in a no build scenario. As
highlighted in preceding sections, the potential decrease in State Aid from a no build scenario
may not be much less than under either of the Carvel Property Development build scenarios.

The no build scenario analysis assumed recent growth in the District and State wealth factors
would continue into the future, at the same rate, for the next ten years. As an alternative,
assuming the growth tapered off after the first five years and then remained relatively stagnant,
the potential State Aid picture from a no build scenario may more closely resemble that
illustrated in the Year 5 no build scenario findings. That is, more conservative assumptions
about growth in wealth for a no build scenario might lead to a State Aid per pupil figure of
approximately $2,150, roughly halfway between the current estimated State Aid per pupil and
that projected for either the second home or comparative primary home build scenarios.
Therefore, it appears that the projected reductions in State Aid following the construction of the
Carvel Property Development may be partly attributable to this specific project, and partly
attributable to the continued growth that the District is likely to experience with or without the
project.

Table B.21 summarizes the potential impact to State Aid for a second home scenario,
comparative primary home scenario, no build low impact scenario and no build high impact
scenario. For this discussion, the no build low impact scenario uses findings from Year 5 of the
analysis, which would more closely represent a tapering off in the robust wealth growth rates the
District has experienced in recent years. The no build high impact scenario assumes that District
wealth will continue to grow at the same average rate is has over the past eight or nine years.

As illustrated in Table B.21, the existing property taxes per pupil necessary to fund the PPCSD
education are estimated at $8,147. Likewise, the estimated State Aid per pupil currently received
by the District is estimated at $3,669 per pupil. The projected impacts to State Aid per pupil and
corresponding property taxes per pupil that would then be necessary to fund the PPCSD for each
scenario are detailed in Table B.21 as well. In summary, a no build low impact scenario would
require $9,666 in local property taxes per pupil, a no build high impact and comparative primary
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home scenario would require $10,583 in property taxes per pupil, and a second home scenario
would require $10,611 in property taxes per pupil to fund the District’s operations.

TABLE B.21

SUMMARY OF IMPACTS TO STATE AID
CARVEL PROPERTY DEVELOPMENT - ALL SCENARIOS - YEAR 10

SCENARIO SECOND COMPARATIVE NO BUILD NO BUILD
HOME PRIMARY HOME | LOW IMPACT | HIGH IMPACT
EXISTING
Property Taxes / Pupil $ 8,147( $ 8,147| $ 8,147 $ 8,147
Estimated State Aid / Pupil $ 3,669 $ 3,669 $ 3,669 $ 3,669
PROJECTED
State Aid / Pupil $ 1,205 $ 1,233| $ 2150 | $ 1,233
Reduction in State Aid / Pupil $ 2,464 | $ 2,436 | $ 15191 $ 2,436
Property Taxes / Pupil $ 10611 $ 10,583 | $ 9,666 | $ 10,583

Compiled by HMA, Inc. February, 2006.

To isolate the portion of impacts solely attributable to the Carvel Property Development, it is
necessary to subtract the no build low impact (conservative) scenario property taxes per pupil
from the projected property taxes per pupil for both the second home and comparative primary
home scenarios. The results, as indicated in Table B.22, reveal that the increase in property taxes
per pupil attributable to the Carvel Property Development as result of decreased State Aid under
a second home scenario is approximately $945. In a comparative primary home scenario, the
increase attributable to the Carvel Property Development is $917. These figures will be used in
the fiscal impact analysis to project net fiscal impacts resulting from the project.
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TABLE B.22
NET IMPACTS TO STATE AID FOR THE PPCSD
CARVEL PROPERTY DEVELOPMENT - ALL SCENARIOS - YEAR 10
SECOND HOME COMPARATIVE
SCENARIO PRIMARY HOME
SCENARIO
Projected Property Taxes / Pupil $ 10,611] $ 10,583
NO BUILD LOW IMPACT Scenario Property Taxes / Pupil $ 9,666 $ 9,666
Increase in Property Taxes / Pupil Attributable to Carvel Property $ 95 | 3 917
Development
Compiled by HMA, Inc. February, 2006.
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