
 
 

 

Financial Assistance Application 
West Bay Star, LLC Cost / Benefit Analysis 

 

The information included herein is taken from the attached Tioga County Industrial 
Development Agency (IDA) “Application for Financial Assistance” made by West 
Bay Star, LLC (Corporation), and various correspondence and conversations 
between representatives of the Tioga County Department of Economic 
Development and Planning, Tioga County Industrial Development Agency, County 
of Tioga, Town of Owego and the Corporation. 

PROJECT SUMMARY 

In April 2021, West Bay Star, LLC (Developer) began discussions with Tioga 
County Economic Development and Planning (ED&P) staff about demolition of 
existing vacant building at 936 Taylor Road Owego, NY and construction of new 
18,000 S/F 2-story Article 28 compliant Medical Building.  Site development would 
include site utilities, storm water management, paving, landscaping, and site 
lighting.  Building construction would consist of medical office space, clinical exam, 
imaging, lab, and pharmacy drive thru. 
 
West Bay Star, LLC was organized in New York State in 2006.  The Corporation 
will build and lease the facility to Lourdes Hospital (User). 
 
This project will result in the relocation and closing of the current operations located 
at 500 5th Ave, Owego, NY.  The site has reached capacity and the new 
development will address the current capacity constraints and also enable 
additional services to be provided.   
 
The completed project will be owned by West Bay Star, LLC and leased to Lourdes 
Hospital. The total projected investment is currently estimated at $5,782,250.  This 
would include the demolition of existing vacant building, the cost to construct and 
equip the facility, engineering and architectural fees, various site development fees 
and legal/financial/agency fees.  The subject property is currently owned by the 
West Bay Star, LLC.  The current assessed value of the property is $176,300.  The 
estimated final assessed value of the property is $1,428,000. 
 
The Tioga County Economic Development Priorities and Policies Plan, developed 
by Glenn Carter and adopted by the Tioga County Legislature on November 13, 
1995 via Resolution 414-95, specifically identifies the need to “put maximum effort 
info finding and courting businesses”, additionally noting that business attraction is 
a highly competitive activity …, that there is the necessity for rapid response to 
company needs on the part of economic development entities, and the need for 
provision of meaningful incentives such as taxes, building, and infrastructure.  The 
plan states, “Tioga County must be prepared to offer competitive incentives.” 
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PROJECT DETAIL 

Proposed Site: 936 Taylor Road, Owego, NY 
 
Job Creation: Project retains the current workforce of 22.3 FTE with annual 

payroll of $1,744,021 and creates an anticipated new 
workforce of 12.5 FTE with an estimated new payroll of 
$3,222,021 by September 2024. 

 
Project Schedule: Construction is expected to begin September of 2021 and 

completed September of 2022. 
 

ESTIMATED PROJECT BUDGET 

West Bay Star LLC 
 Land/Facility Purchase  $                0 

Building Construction Labor $  3,300,000 
Building Construction Materials $  2,200,000 
Equipment purchase  $                0 
Engineering/Architectural  $     150,000 
Misc.     $                0 
Legal/Financial Fees  $       75,000 
Financial Application Fee  $       57,250 

Total    $  5,782,250 
 
Tioga County IDA 

Based on Building Construction Materials, the IDA will be providing a sales 
tax savings estimated at $176,000; State and local portions are in equal 
amounts of $88,000. 
 
Based on the anticipated mortgage required by the Company the IDA will 
be providing a mortgage tax savings estimated at $32,525. 
 

Total estimated local sales tax savings and mortgage recording tax savings 
for the project: $120,525.  
 

ECONOMIC IMPACT 

A) Employment Impact: 

In determining employment impact to the area, we have utilized the direct-effect 
employment multiplier provided by the US Department of Commerce, Economics 
and Statistics Administration, Bureau of Economic Analysis (2016).  The following 
estimates employment impact for Tioga County, New York. 
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Estimated Employment Impact 

Tioga County, NY 

 West Bay Star 

936 Taylor Road 

Job Creation 12.5 

Multiplier 1.1310   

Total Employment Impact to 
Tioga County, NY 

14.1   

Employment Impact Summary: 

1. This project will create approximately 12.5 new FTE’s by the Corporation. 

2. Additional indirect results include creating ~1.6 FTE’s in Tioga County, NY. 

 

B) Earnings Impact on an annual basis: 

In determining annual earnings (wages) impact, we have utilized the direct-effect 
earnings multiplier provided by the US Department of Commerce, Economics and 
Statistics Administration, Bureau of Economic Analysis (2016).  The following 
estimates annual earnings impact for Tioga County, New York. 

 

Estimated Annual Earnings Impact 

Tioga County, NY 

 West Bay Star  

936 Taylor Road 

Annual Earnings (12.5 employees) Est. $3,222,021 

Multiplier 1.0678 

Total Earnings Impact to Tioga 
County, NY 

Est. $3,440,474 

Annual Earnings Impact Summary: 

1. This project will create approximately $3,222,021 in annual new employee 
earnings by the Corporation. 

2. Indirect results include creating ~$218,453 in additional annual employee 
earnings in Tioga County, NY. 
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B) Construction Employment Impact: 

In determining employment impact to the area, we have utilized the direct-effect 
earnings multiplier provided by the US Department of Commerce, Economics and 
Statistics Administration, Bureau of Economic Analysis (2016).  The following 
estimates employment impact for Tioga County, New York. 

 

Estimated Construction Employment Impact 

Tioga County, NY 

 West Bay Star  

936 Taylor Road 

Job Creation 50 FTE 

Multiplier 1.1891 

Total Temporary Construction 
Employment Impact to Tioga 
County, NY 

59.5 FTE 

Annual Earnings Impact Summary: 

1. This project will create approximately 50 temporary construction jobs. 

2. Indirect results include creating 9.5 jobs in Tioga County, NY. 

 
 

 
 
PROPOSED PAYMENT-IN-LIEU-OF-TAX  

 
The following PILOT has been requested by West Bay Star, LLC.  The deviation from 

standard PILOT allows for a 20 Year PILOT that is coterminous with West Bay Star, LLC’s 
financing.   
 

Year PILOT  PILOT Payment 
Estimated Total 

Property Tax 

Estimated 
Property Tax 
Abatement 

1 Fixed $8,775.00 $67,273.65 $58,498.65 
2 Fixed $9,477.00 $68,619.13 $59,142.13 

3 Fixed $10,235.16 $69,991.51 $59,756.35 
4 Fixed $11,053.97 $71,391.34 $60,337.37 

5 Fixed $11,938.29 $72,819.17 $60,880.88 
6 Fixed $12,893.35 $74,275.55 $61,382.20 

7 Fixed $13,924.82 $75,761.06 $61,836.24 
8 Fixed $15,038.81 $77,276.28 $62,237.47 

9 Fixed $16,241.91 $78,821.81 $62,579.90 
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10 Fixed $17,541.27 $80,398.24 $62,856.97 

11 Fixed $18,944.57 $82,006.21 $63,061.64 
12 Fixed $20,460.13 $83,646.33 $63,186.20 

13 Fixed $22,096.94 $85,319.26 $63,222.32 
14 Fixed $23,864.70 $87,025.65 $63,160.95 

15 Fixed $25,773.87 $88,766.16 $62,992.29 
16 Fixed $27,835.78 $90,541.48 $62,705.70 

17 Fixed $30,062.65 $92,352.31 $62,289.66 
18 Fixed $32,467.66 $94,199.36 $61,731.70 

19 Fixed $35,065.07 $96,083.34 $61,018.27 
20 Fixed $37,870.28 $98,005.01 $60,134.73 

Total $401,561.23 $1,634,572.85 $1,233,011.62 

 
*Note: Real Property Taxes estimated for $1,428,000 total assessment based on a 
2022/2023 Town, County, and School combined tax rate of 47.110402 for first year and 
increased by 2% each following year. Fire tax is at 100% all years. 

*The 20 Year PILOT provides a total County Tax abatement of $343,072.60, total Town 
Tax abatement of $113,115.57, and total School Tax abatement of $776,823.45. 

According to this estimated PILOT financial model, over a period of twenty (20) years, West 
Bay Star, LLC would be afforded an estimated real property tax abatement of $1,233,011.62.  

SUMMARY 

 West Bay Star, LLC is contributing an estimated $5,782,250 in private capital 
investment. 

 West Bay Star, LLC is retaining the current workforce of 22.3 FTE with an 
associated annual payroll of $1,744,021.  Over twenty years the associated 
payroll is $34,880,420. 

 West Bay Star, LLC is creating 12.5 full time jobs with an associated annual 
payroll of $3,222,021.  Over twenty years the associated payroll is 
$64,440,420. 

 The total direct and indirect wage impact is $3,440,474 annually.  Over twenty 
years the total direct and indirect wage impact is $68,809,480. 

 West Bay Star, LLC is creating 50 temporary construction jobs with an 
estimated annual payroll of $2.5 million. 

 The Tioga County IDA is providing local sales tax savings estimated at 
$88,000 for construction and equipping of the facility.  

 The Tioga County IDA is providing mortgage tax savings estimated at $32,525. 

 The Tioga County IDA is providing real property tax savings estimated at 
$1,233,011.62 over twenty (20) years. 


