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Ulster County

From: Shane Nissen <snissen@rodenhausenchale.com>

Sent: Wednesday, October 14, 2020 4:22 PM

To: Ulster County

Cc: erioleesq@gmail.com; Victoria Polidoro

Subject: The Kingstonian Public Comment Letter

Attachments: Comment Letter to UC IDA.pdf

Good Afternoon, 

Please see the attached public comment letter for the Kingstonian. Please confirm receipt. 

Should you have any questions or concerns, please do not hesitate to contact our office. 

Thank you, 

Shane Nissen 

Legal Assistant 

Rodenhausen Chale & Polidoro LLP 

snissen@rodenhausenchale.com 

55 Chestnut Street 

Rhinebeck, NY 12572 

Phone: (845) 516-4323 

Facsimile: (845) 516-4528 

XXXXXXXXXXXXXXXXXXX

XXXXXXXXXXXXXXXXXXXXXXX

XXXXXXXXXXXXXXXXX

XXXXXXXXXXXXX



Law Offices of 

Rodenhausen Chale & Polidoro LLP 
55 Chestnut Street 

Rhinebeck, New York 12572 

(845) 516-4323 ph

(845) 516-4528 fax

vpolidoro@rodenhausenchale.com 

October 14, 2020 

Via E-mail and Overnight Delivery 

Ulster County Industrial Development Agency (“IDA”) 

P.O. Box 4265 

Kingston, NY 12402 

Re: Proposed Payment in Lieu of Taxes  

for the Kingstonian Development Project (the “Project”) 

Kingstonian Development, LLC 

Dear Members of the Ulster County IDA, 

Please accept this comment letter as part of the public hearing record on Kingstonian 

Development, LLC’s Application for Incentives (“Application”) submitted to the IDA. This firm 

represents several property owners which own buildings in the vicinity of the Project. We have 

consulted with financial analysts who have reviewed the Application, including the Economic 

and Fiscal Impact Analysis dated February 2019 prepared by Camoin Associates (“Camoin”).  

Our consultants advise that there is insufficient information at this time to conduct an informed 

review of the application. The information provided by the applicant includes assumptions that 

are not supported by facts in the record and the IDA cannot and must not make a decision to take 

in excess of 28 million dollars out of local government budgets without a complete 

understanding of the financial implications of the Project.    

 The following issues have been identified and must be further reviewed by the IDA prior 

to voting on the Application:  

1. The PILOT request is largely premised on the fact that the cost of the garage is

prohibitive. The application refers to the cost of the garage being around $17 million

and having annual operating costs of $268,000.  Over the 25-year term of the PILOT,

the costs of 100% of the parking facility would be approximately $24 million

(ignoring present value). The cost of the PILOT is approximately $28 million. It

appears that the community is paying for 100% of the parking facility when it is using

at most 66% (277/420 spots) of the facility for public use.  In fact, the public use of

the facility may be significantly less (see item 2 below).

2. The exact number of “new” public parking spaces generated by the Project is not

known. Page 26 of the Camoin study indicates that there will be 170 private spaces in

the parking garage, but the calculations making this determination were not provided.

The number does not appear to consider that residents of apartments, especially 2-

and 3-bedroom units, may require more than one space per unit. It is also unclear how
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demand for parking by the projected full-time employees, hotel guests and patrons of 

the 8,000 square feet of commercial space1 were calculated, and if they were even 

included in this number.2 Without knowing the net number of “new” spaces added to 

the downtown inventory, the economic benefit of the parking spaces cannot be 

determined.  

3. The estimated tax revenue to be generated by the parking garage is based on a study

cited in footnote 11 on page 33 of the Camoin study. How do the central parking

facilities that were used as a basis of the study compare to the size of the proposed

parking garage and the net number of “new” spaces proposed?

4. Is the $20,000 annual revenue per parking space assumption a national average or is it

based on municipalities similar in size and demographic makeup to the City of

Kingston?

5. The parking garage owner will receive annual parking fees ($1.50 per hour or

$60/month).  Is that revenue retained by the parking garage owner? If yes it should be

factored into the PILOT arrangement. If not, the garage owner is getting paid twice

for maintenance: once from the PILOT savings and a second time, from the users.  If

you assume the 420 spots are fully used for 8 hours/day the annual revenue would be

approximately $ 1.8 million. This revenue over 25 years would be $46 million,

significantly more than the cost of constructing the garage.

6. The Camoin study notes that the average monthly apartment rent in Kingston is

$1,018 while the projected rental rates for the Project range from $1,550 to $2,850

per month. What analysis has been performed to support the assumption that the

upper income residents moving to the area will be interested in renting at these price

points, as opposed to purchasing elsewhere in the vicinity?

7. On page 10 of the Camoin study, footnote 3 indicates that the vacancy rate in the

Ulster County Rental Survey is equal to total units available for rent divided by the

total number of rentable units (1.12%).  Vacancy is typically measured by dividing

total occupied units by total units available for rent. What is the apartment vacancy in

the county and city based on this typical measurement?

8. What analysis has been performed to determine the additional burden that the new

residents will place on the existing public infrastructure of Kingston, including

hospitals, schools, roads and other services?  This analysis was absent from the

1 We note that there is a discrepancy in the amount of retail space proposed. Some project documents indicate 9,000 

square feet of commercial space will be provided, which would increase parking needs.  
2 Our own parking calculation, using the standards in the Zoning law, indicates that the Project will result in a NET 

LOSS of publicly available parking spaces.  Under a conservative estimate, assuming only one parking space for 

each apartment, the Project will generate a need for at least 313 parking spaces. The 420 spaces proposed is not 

sufficient to replace the existing surface lot spaces and meet the needs of the Project.  
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Camoin study. 

9. It appears that historical room demand in Ulster County has been at significantly

lower price points than what is proposed for this Project. What analysis has been

performed on other comparable luxury hotels in the area to determine what the

historical demand has been for their luxury rooms and the likelihood of success of

this Project?   We also note that this study is now outdated and does not account for

drastic impacts to the hospitality industry due to the Covid-19 pandemic.

10. On page 19 of the Camoin study in the table “Ulster County Hotel Room Night

Supply and Demand Projection,” why is the pipeline forecast of room nights

increased by only 94 (from 2019 to 2020) if 94 rooms are being added?  It appears

that this is a miscalculation and that this should increase by 34,210 room nights (94

rooms by 365 nights) to be consistent.

11. How was the economic impact of the hotel guests quantified in the analysis?

12. How was the assumption that 80% of the construction costs will be sourced from

Ulster County determined (see page 22 of the Camoin study)?

13. How was the assumption that 100% of the new renter households will come from

outside Ulster County determined (see page 22 of the Camoin study)?  If renter

households come from within Ulster County and the City of Kingston, how does this

impact the calculation of financial impacts?

14. How was the assumption that 70% of expenditures by the new households will occur

in Ulster County determined (see page 23 of the Camoin study)?

15. How was it determined that the Project will generate 33 indirect jobs (see pages 2 and

26 of the Camoin study)?

16. How was it determined that 47 new jobs will be created as a result of the additional

parking spaces (see page 26 of the Camoin study) and is this inclusive of the 33

indirect jobs indicated on page 26?  We note that this assumes that there will even be

a net gain of parking spaces.

17. How was the $6.65 million in “Total New Sales” used in the estimate of new county

tax revenue determined (see page 30 of the Camoin study)?

18. How was the estimate of $1.2 million in annual hotel revenue on which the

occupancy tax estimate determined (see page 31 of the Camoin study)?

19. How was the estimate that 25% of the projected increase in spending will be subject

to the 4.0% sales tax determined (see pages 31-33 of the Camoin study)?
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20. What analysis was done to determine the feasibility of adding an additional 8,000

square feet of retail space to the downtown inventory? Can the market absorb this

additional space or will it result in vacancies in existing buildings?3

21. What was the basis for the estimate of $4.4 million of direct spending due to the

retail (about $550 per square foot) (see page 25 of the Camoin study)? How does this

compare to spending per square foot at other retail establishments in downton

Kingston?

22. How were the temporary direct and indirect construction jobs in the “Economic

Impact – Construction Phase” table on page 22 determined? How do the 357

construction jobs created compare to the total construction employment base in Ulster

County?

23. On page 32, why does the table “Residential/Hotel Development – Indirect” include

the sales directly related to the Project if the objective of the table is to show only the

indirect impact? Note that under the Total Operational Fiscal Benefits heading, the

study notes that the analysis does not include any property taxes related directly to the

Project.

24. The School Board president, James Shaughnessy, has stated that the PILOT would

hurt the school district’s tax levy permanently.  He explained that “If there is new

construction, the state Department of Taxation and Finance calculates a tax base

growth factor that allows for a small increase in the tax levy limit… When new

construction is under a PILOT, the growth factor is zero at the beginning of the

agreement and is not included in the growth factor at the end of the agreement. So the

district’s tax levy limit is permanently reduced below what it would be without a

PILOT.”4 Has the applicant or IDA quantified the lost revenue to the school district?

25. As a subsidiary to the above question, has the applicant calculated the expected

number of new school children using standard multipliers and the projected cost to

the district of these extra students?

26. Overall, we note that the Covid-19 pandemic has rendered much of the information in

the Camoin study outdated, as the pandemic has dramatically changed the way people

live and shop. The study should be updated to account for these changes.

3 We note that there is a discrepancy in the amount of retail space proposed. Some project documents indicate 9,000 

square feet of commercial space will be provided, which would increase the amount of space that needs to be 

absorbed. 
4 Daily Freeman, Ulster Agency Urged to Probe Kingstonian Developers, William J. Kemble 

https://www.dailyfreeman.com/news/local-news/ulster-agency-urged-to-probe-kingstonian-

developers/article_317550aa-04a9-11eb-9e82-9b31943ddf29.html 

https://www.dailyfreeman.com/news/local-news/ulster-agency-urged-to-probe-kingstonian-developers/article_317550aa-04a9-11eb-9e82-9b31943ddf29.html
https://www.dailyfreeman.com/news/local-news/ulster-agency-urged-to-probe-kingstonian-developers/article_317550aa-04a9-11eb-9e82-9b31943ddf29.html
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Based on the information above, it appears that the developer is making a windfall by 

having the IDA underwrite the full cost of the parking garage when the public will only be using 

66% at most (and even less if the hotel and retail spaces are accounted for) while keeping 100% 

of the revenue from parking fees for itself.  This is in addition to other public grants committed 

to the Project and acquisition of the land for free.  The Applicant has not met their burden of 

demonstrating the public benefits of the Project outweigh its cost.  Backup data on how 

information was calculated has not been provided for the IDA and public’s review, and it unclear 

if the studies relied on by Camoin to determine benefits, such as a 700 car parking garage in New 

Jersey, are relevant to a Project that at most will provide 110 new parking spaces (and probably 

less).  

We respectfully but strongly request that the IDA thoroughly examine the alleged 

financial benefits and potential negative impacts of the Project before committing to the PILOT.  

The requested PILOT will have long term impacts on the City, School District, County and other 

municipalities in the County and municipal budgets are already stressed.   

Thank you for your consideration. 

Sincerely, 

Victoria L. Polidoro 

Cc: Joseph Eriole, Esq. (via e-mail) 



XXXXXXXXX
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Ulster County

From: Bill Berardi <bberardi@hvcbiz.rr.com>

Sent: Thursday, October 1, 2020 7:32 PM

To: Ulster County

Subject: Written comments about Kingstonian

If the Kingstonian or any other developer would pay at least as much per unit as RUPCO $ 1,000 per housing unit,  get rid 

of the Private Pool, provide real Public Parking not just their Hotel patrons, pay fair value for the portion of Fair Street 

(which giveaway was not in the RFP open to Public Bid – snuck in their later for the GOB), pay the recreational fees, pay 

an impact fee per unit for the added Water and Sewer capacity (How many years was Mr. Jordan on the Water Board? – 

he is aware of the State mandated Multi-million $ Dam capacity project coming) -get rid of the 3% increase as City of 

Kingston properties School taxes just went up over 5%; That is 67% more than 3%;  

The RFP did not include closing and giving away a whole block of Fair Street, nor helping private property owner Jordan 

with his Kingston Plaza with ADA non-compliance. 

William F. Berardi CPA, MBA, RIA, PFS 
Berardi, Gottstine & Miller CPAs PC 
55 Foxhall Ave  PO Box 5030 
Kingston, NY  12402-5030 
bberardi@hvcbiz.rr.com 
(845)338-1619 x1

Fax (845) 338-2458

www.bgmcpas.com

OFFICE BUILDING HOURS MONDAYS TO THURSDAYS 9:00am TO 4:30pm 

Any accounting, business or tax advice contained in this communication, including attachments and enclosures, is not 

intended as a thorough, in-depth analysis of specific issues, nor a substitute for a formal opinion, nor is it sufficient to 

avoid tax-related penalties. 

CONFIDENTIALITY NOTICE:  This e-mail is only intended for the person(s) to whom it is addressed and may contain 

confidential information.  Unless stated to the contrary, any opinions or comments are personal to the writer and do not 

represent the official view of the company.  If you have received this e-mail in error, please notify us immediately by 

reply e-mail and then delete this message from your system.  Please do not copy it or use it for any purpose, or disclose 

its contents to any other person.  Thank you for your cooperation. 

XXXXXXXXXXXXXXX

XXXXXXXXXXXXX
XXXXXXXXXX
XXXXXXXXXXXX
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Ulster County

From: gerald berke <gberke@gmail.com>

Sent: Thursday, October 1, 2020 8:58 PM

To: Ulster County

Subject: Re: Ulster County IDA (gerald berke)

I'm sure I made mistakes.  Tough to run a zoom meeting.  All in all I think you did quite well! 

Surprised there were not more people attending: that was instructive but really, the technical detail from the opposition 

was overwhelming in detail... but trees falling in the forest make no sound when there is no one there to hear :-( 

I got there a bit late and I heard the phone number go by, etc.... 

thank you for your work. 

Gerald Berke 

On Thu, Oct 1, 2020 at 8:49 PM Ulster County <info@ulstercountyida.com> wrote: 

Gerald, 

We disabled the chat, and we explained at the beginning of the meeting how to raise your hand. I also gave our phone 

number out multiple time for anyone that couldn’t raise their hand. I sincerely apologize that you were not heard. I 

sincerely invite you to send in a written comment. I will also add your comment below to the record. 

Rose Woodworth

Chief Executive Officer 

PO Box 4265 
Kingston, NY 12402 
Phone: (845) 943-4600 
Web: https://ulstercountyida.com 

XXXXXXXXXXXXXX



2

From: gerald berke <gberke@gmail.com>  

Sent: Thursday, October 1, 2020 8:43 PM 

To: Ulster County <info@ulstercountyida.com> 

Subject: Re: Ulster County IDA (gerald berke) 

The chat wasn't working, no place to raise hand, and I missed the online number :-( 

I thought that the people that spoke in opposition had a common message: they are not getting the information 

requested, the net new public parking spaces for Uptown is desperately small, and no third party objective cost/benefit 

analysis has been been done, although requested, they've been stiff-armed. 

Information is being hidden and there are secret investors! in a public/private  

Thanks to people like Ilona and Jim and jess and Sara and some I missed.... their stuff was really good! 

On Thu, Oct 1, 2020 at 8:29 PM Ulster County <info@ulstercountyida.com> wrote: 

Sorry, Gerald. The meeting has ended. 

Rose Woodworth

Chief Executive Officer 

PO Box 4265 
Kingston, NY 12402 
Phone: (845) 943-4600 
Web: https://ulstercountyida.com 

XXXXXXXXXXXX
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From: gerald berke <info@ulstercountyida.com> 

Sent: Thursday, October 1, 2020 8:23 PM 

To: Ulster County <info@ulstercountyida.com> 

Subject: Ulster County IDA (gerald berke) 

Name 

gerald berke 

Email 

gberke@gmail.com 

Message 

I ccan't get throught/// 

845 663 8898 

Sent from Ulster County IDA 

XXXXXXXXXXXXXXX

XXXXXXXXXXXXX

XXXXXXXX
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Ulster County

From: Alicia Williams <techinstaller2002@yahoo.com>

Sent: Tuesday, October 6, 2020 5:02 PM

To: Ulster County

Subject: The Uptown Project

10/06/2020   Tuesday   5:00 pm 

We Do Not Need This Project.  
Just Build A New Parking Garage, That's All That Is Needed. 

Alicia Williams 

XXXXXXXXXXXXXXXXXXX
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Rose Woodworth

From: william@dkbaskets.com

Sent: Friday, October 23, 2020 5:52 PM

To: Rose Woodworth

Subject: News from the Office of the Ulster County Executive

Attachments: NDC_Kingstonian Report_20201023_wComments.pdf

From: DailyFreeman 

Sent: Friday, October 23, 2020 4:51 PM 
To: william 

Subject: Fwd: News from the Office of the Ulster County Executive 

---------- Forwarded message --------- 

From: News <news@co.ulster.ny.us> 

Date: Fri, Oct 23, 2020 at 4:50 PM 

Subject: News from the Office of the Ulster County Executive 

To:  

FOR IMMEDIATE RELEASE: October 23, 2020 

Contact:  news@co.ulster.ny.us 

845.340.3800 

NEW PILOT FRAMEWORK FOR KINGSTONIAN WOULD MORE THAN 

DOUBLE PAYMENTS

County Executive Ryan Negotiates Increased PILOT Payments, Green Building and Infrastructure 

Commitments, and Revenue Sharing Agreement  

Kingston, N.Y. - Ulster County Executive Pat Ryan today announced that the developers of the Kingstonian, 
along with the Ulster County IDA and the City of Kingston, have agreed in principle to a new PILOT structure 
that will more than double their current payments to all impacted taxing jurisdictions. In addition, County 

XXXXXXXXXXXXXX
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Executive Ryan has negotiated new clean energy commitments that will make the building a green structure 
along with a new revenue sharing agreement, resulting in $3.7 million in anticipated revenue for the community 
and the potential for more. County Executive Ryan, who called for the independent assessment two weeks ago, 
says that these concessions will result in a promising public-private partnership that will position the county’s 
economy for continued growth and highlights what a Green New Deal in Ulster County can look like.  

“The additional review and dialogue generated through our independent assessment of the project resulted in 
numerous wins for our community, and I’d like to thank everyone involved,” County Executive Pat Ryan 
said. “This new PILOT framework further strengthens the alignment between our community and the 
developers, making this a win-win project that I’m excited to support. The myriad public benefits of this project 
- affordable housing, good-paying jobs, beautiful public spaces and a parking garage, and a commitment to
using green building technologies - will be transformational for our community.”

“The new framework provides numerous public benefits that go far beyond the original PILOT structure,” 

Ulster County Legislative Chairman Dave Donaldson said “The new concessions are a product of working 
together and they have made this project a major public benefit.” 

“I am proud that we were able to work constructively with the developer and all the municipalities to develop 
an innovative PILOT approach that makes this project a win for the community,” Ulster County IDA 

Chairman James Malcolm said.   

The new PILOT framework, if approved by the Ulster County IDA, will allow for an additional $2 million in 
anticipated payments to the Kingston City School District, the City of Kingston, and Ulster County due to a new 
revenue sharing agreement. In addition, the developers have committed to decarbonizing the project through the 
use of high efficiency electric based heating systems.  

After receiving and reviewing comments from affected taxing jurisdictions, NDC has completed their report 
which is attached.  

### 
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Ulster County

From: susan regan <rags.regan.1955@gmail.com>

Sent: Sunday, October 11, 2020 1:13 PM

To: Ulster County

Subject: Kingstonian Project

Dear Mr. Malcolm: 

     I am writing this letter in support of the Kingstonian project. I have lived and worked in Kingston my entire life. I have 

always taken great pride in our region and I enjoy the sense of strong community in Kingston.  I am at the stage in my 

life where retirement is on the very near horizon and I would like to continue to live in this city. My goal is to scale down 

on my homeowner responsibilities, sell my home and rent a manageable apartment. I am very interested in living at the 

Kingstonian because it seems like it will offer all of the conveniences and safety that I am looking for. 

     I believe the recent growth in Kingston is exciting and certainly a plus for our tax base. However, with this growth 

rental prices have skyrocketed which causes me great concern that I will not be able to achieve my goal of 

renting.  There are many people in our community who are in circumstances similar to mine.  As a lifelong resident and 

taxpayer I am requesting that this project be approved and commence building as soon as possible.  I am sure the " 

newer" residents in our city are contributing to both the tax base and growth in businesses.  However, it is evident that 

many people who have relocated to Kingsotn have more financial security than a lot of the lifelong residents. It is 

wonderful to welcome these residents to our community, but at the same time I believe that people like me should be 

given consideration regarding the very important need for affordable housing. 

 Thank you very much for your time and consideration. I sincerely ask that you give my request careful review. 

 Respectfully, 

 Susan Regan 

XXXXXXXXXXXXXXXXX
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Ulster County

From: Wayne Maisch <workman195@aol.com>

Sent: Thursday, October 8, 2020 2:05 PM

To: Ulster County

Subject: Kingstonian Project

To Whom It May Concern: 

I am submitting to you my unequivocal support for the Kingstonian Project.  The project is a win-win for the City of 

Kingston as well as to the County of Ulster 

This project provides many positives to the Uptown Kingston area as well as to the City as a whole.  It rids North Front 

Street of a void that’s has been present for far too many years.   We have lost out on other developers developing the 

area as a result of the never ending red tape.   

I am not going to go into a long dissertation on the project and why it should be built, but I will say that I am 100% 

behind the project and the proposed PILOT.   Please contact me if you have any questions or issues that I can address. 

I am a lifelong resident of Ulster County, born in Lake Katrine and have lived in the City of kingston  since 1988.  Please 

support and approve the KINGSTONIAN!!! 

Respectfully yours 

Wayne C Maisch 

I can be reached via email or by phone @ 845-514-6409 

Thank you for your time and consideration 

Sent from my iPhone 

XXXXXXXXXXXXXXX

XXXXXXXXXX




















































































































































































































































































































































































































































	Comment Letter to UC IDA
	Ron Woods public hearing comment rec'd 10-06-2020
	BillBerardi 10-01-2020
	Gerald Berke 10-01-2020
	Alicia Williams
	County Exec Press Release
	Email w. Polidoro Written Comment 10-14-2020
	Susan Regan
	Wayne Maisch
	Public Comment-redacted

