




II.PROJECT (cont'd)

H. DESCRIPTION OF THE PROJECT AND BACKGROUND ON USER(S) OF THE FACILITY

NAICS Code: __________ _ 

Orchard View Senior Apartments: 

While a PILOT agreement is currently in place for Phase 1A and 1B, this application seeks a Senior 
Housing PILOT structure for Phase 2A and 2B to better align with the age-restricted nature of the 
development and ensure long-term financial sustainability.. The existing phases have demonstrated 
strong demand and successful lease-up, supporting the continued expansion of the community. Phase 
2A will consist of the construction of four (4) L-shaped residential buildings, each containing 35 units, for 
a total of 140 new apartment units. The unit mix within Phase 2A will include 132 one-bedroom 
apartments and 8 two-bedroom, one-bath apartments. Construction will begin with Phase 2A.Phase 28 
will follow and will include the construction of 40 new townhome units, further complementing the 
existing residential offerings within the community.The total estimated development cost for Phases 2A 
and 28 combined is approximately $35 million.This expansion reflects a strategic adjustment to the 
original development plan. Since the initial application, market conditions have shifted, and demand 
within the 55+ demographic has increasingly favored apartment-style living over townhomes. In 
response to demonstrated market demand and leasing trends within the existing phases, the unit matrix 
has been modified to include a greater concentration of apartment units and fewer townhomes than 
originally proposed.The entire community is age-restricted to residents 55 and over. Upon completion, 
Phase 2A and 28 will further enhance the community by expanding high-quality, age-restricted housing 
options that meet current market demand while strengthening the overall residential offering. 
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Value of Incentives
Orchard View LLC

A. IDA PILOT Benefits:
Current Assessment $135,000

Value of New Construction & Renovation Costs $17,800,000
Estimated New Assessed Value Subject to IDA $17,935,000

Current Taxes $5,341
Current Taxes Escalator 2%

PILOT Terms - Years 13
Tax Rates

County Tax rate/$1,000 8.26000
Local Tax Rate* Tax Rate/$1,000 5.93000

School Tax Rate /$1,000 25.37000
Total Tax Rate 39.56000

B.  Sales Tax Exemption Benefit:
Estimated value of Sales Tax exemption: $1,424,000

Estimated duration of ST exemption: 12/31/2027

C.  Mortgage Recording Tax Exemption (MRTE) Benefit:
Estimated Value of MRTE: $232,500

D.  Industrial Revenue Bond Benefit
IRB inducement amount: $0

E. Percentage of Project Costs financed from Public Sector sources:

Total Value of Incentives: $7,888,028
Project Construction Costs: $36,700,000

21.49%

PILOT Schedule
PILOT % County Local School Total Full Tax Net Exemption**
Year Abatement PILOT PILOT PILOT PILOT Payment 

Amount Amount Amount Amount w/o  PILOT***

Total $857,297 $615,469 $2,633,126 $4,105,892 $10,337,420 $6,231,528
1 90% $14,703 $10,555 $45,159 $70,417 $704,168 $633,751
2 90% $14,997 $10,767 $46,062 $71,825 $718,251 $646,426
3 90% $15,297 $10,982 $46,983 $73,262 $732,616 $659,355
4 90% $15,603 $11,201 $47,923 $74,727 $747,269 $672,542
5 90% $15,915 $11,426 $48,881 $76,221 $762,214 $685,993
6 80% $32,466 $23,308 $99,717 $155,492 $777,458 $621,967
7 70% $49,673 $35,661 $152,568 $237,902 $793,008 $555,105
8 60% $67,556 $48,499 $207,492 $323,547 $808,868 $485,321
9 50% $86,133 $61,837 $264,552 $412,523 $825,045 $412,523
10 40% $105,427 $75,688 $323,812 $504,928 $841,546 $336,618
11 30% $125,458 $90,069 $385,337 $600,864 $858,377 $257,513
12 20% $146,249 $104,995 $449,192 $700,436 $875,544 $175,109
13 10% $167,820 $120,481 $515,448 $803,750 $893,055 $89,306

















County of Monroe Industrial Development Agency
MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date
Project Title
Project Location

Summary of Economic Impacts over the Life of the PILOT
Project Total Investment
$36,700,000 Temporary (Construction)

Direct Indirect Total
Jobs 208 41 249

Earnings $11,310,327 $2,099,995 $13,410,322
Local Spend $29,360,000 $7,193,601 $36,553,601

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 60 16 76

Earnings $36,755,722 $11,226,087 $47,981,810

             Figure 1

          Net Benefits chart will always display construction through year 10, irrespective of the length of the PILOT.

Figure 2

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

March 24, 2026
Orchard View LLC
2455 Latta Road, Rochester, NY 141612

Figure 3

Economic Impacts
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions
Nominal Value Discounted Value*

Property Tax Exemption $6,231,528 $5,591,922

Sales Tax Exemption $1,424,000 $1,424,000
Local Sales Tax Exemption $712,000 $712,000
State Sales Tax Exemption $712,000 $712,000

Mortgage Recording Tax Exemption $232,500 $232,500
Local Mortgage Recording Tax Exemption $77,500 $77,500
State Mortgage Recording Tax Exemption $155,000 $155,000

Total Costs $7,888,028 $7,248,422

State and Local Benefits

Nominal Value Discounted Value*

Local Benefits

To Private Individuals
Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

To the Public
Increase in Property Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue
Other Local Municipal Revenue

State Benefits

To the Public
Temporary Income Tax Revenue
Ongoing Income Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 

Ratio
Local 9:1

State 4:1

Grand Total 9:1
*Discounted at 2% 

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C.

$0 $0

$0 $0

$4,878,890 $4,066,240
$4,105,892 $3,382,768

$93,872 $93,872
$679,125 $589,600

The applicant is going to create one new job and the balance of the direct jobs are estimated based on new household spending.  

Fiscal Impacts

Additional Comments from IDA

Benefit*

$66,271,021 $59,133,433

$61,392,131 $55,067,194
$13,410,322
$47,981,810

$13,410,322
$41,656,872

$603,464
$1,874,559

$93,872

$3,535,644 $3,161,496

$3,535,644 $3,161,496
$603,464

$62,294,929$69,806,665

$62,294,929 $7,248,422

$2,159,181
$93,872

$679,125

Cost*
$59,133,433

$3,161,496

$6,381,422

$867,000

$589,600
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