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City of Albany Industrial Development Agency 

Application for Assistance 

APPLICANT: 

NOTE:  PLEASE READ THE INSTRUCTIONS ON PAGE 3 HEREOF BEFORE FILLING OUT THIS FORM. 

06/24/25

South End Second Ave LLC

170 Froehlich Farm Boulevard

Woodbury NY 11797

99-4885447 n/a

John Larounis

Senior Development Project Manager, Owner's Representative

JLAROUNIS@MDGNY.COM(631) 400-8175

Philip Petri, Asher Toporovsky, Matthew Rooney, Alexandros Tsakidis, Jonathan Heller

Brian Hsu (Partner, Goldstein Hall)

80 Broad Street, Suite 303, New York, NY 10004

(646) 768-4103 bhsu@goldsteinhall.com
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INSTRUCTIONS 
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DATED: JULY 8, 2019 
nswer all questions. Use “None” or “Not Applicable” where 

necessary. 

SUMMARY OF PROJECT 

✔

✔

$97,371,504

✔

$0

$0

$79,300

58,500-94,500

$0

South End Second Ave LLC

John Larounis

(631) 400-8175

Multiple, Please refer to Project Listing Exhibit

2.9 Acres (62 Parcels)

Comprised of 166 units, with 62 parcels spread across 7 different roads, Mosaic South represents an
intersection of cultures, reflecting the beauty that emerges from diverse pieces coming together in the South
End of Albany. In collaboration with Novis Living LLC, the Albany Land Bank and MDG-RNY Real Estate
Partners LLC the Mosaic South new construction project features the creation of 62 new efficient &
sustainable buildings.

0

0

2

100

Residential Multi-Family

See Appendix A 
for estimated 
value of RPTE.
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I. APPLICANT INFORMATION

A) Applicant:

B) Real Estate Holding Company (if different from Applicant):
Will a separate company hold title to/own the property related to this Project? If yes:

South End Second Ave LLC

170 Froehlich Farm Boulevard

Woodbury NY 11797

99-4885447 n/a

John Larounis

Senior Development Project Manager, Owner's Representative

JLAROUNIS@MDGNY.COM

SESA Partners South Housing Development Fund Corporation

170 Froehlich Farm Boulevard

Woodbury NY 11797

John Larounis

Senior Development Project Manager, Owner's Representative

JLAROUNIS@MDGNY.COM

The SESA Partners South Housing Development Fund Corporation serves as the nominee owner for which there will be a Nominee
Agreement between SESA Partners South Housing Development Fund Corporation and South End Second Ave LLC. Please refer to the
provided organization chart for further details.

(631) 400-8175

(631) 400-8175
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C) Current Project Site Owner (if different from Applicant or Real Estate Holding Company):

D) Attorney:

E) General Contractor:

Albany NY 11210

smaguire@albanycountylandba

Brian Hsu

Goldstein Hall PLLC

80 Broad Street, Suite 303

New York NY 10004

bhsu@goldsteinhall.com

Bryan Shephard

Pike Construction Services, Inc.

 20 Loudonville Rd

Albany NY 12207

shepb@pikecs.com

(518) 407-0309

(646) 768-4103

(518) 281-6134

Albany County Land Bank Corporation

Sean Maguire, Executive Director

111 Washington Avenue, Suite 601
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II. APPLICANT’S COMPANY OWNERSHIP & HISTORY

A) Company Organization:

B) Company Management

Company Ownership: 
List all stockholders, members, or partners with ownership of greater than 5% and 
attach an organizational ownership chart with complete name, TIN, DOB, home 
address, office held, and other principal businesses (if applicable). 

Please Refer to Organizational Chart

Please refer to provided disclosure exhibit pertaining to members of MDG-RNY Real Estate Partners LLC

Please refer to provided disclosure exhibit pertaining to members of MDG-RNY Real Estate Partners LLC

Please refer to provided disclosure exhibit pertaining to members of MDG-RNY Real Estate Partners LLC

Please refer to provided disclosure exhibit pertaining to members of MDG-RNY Real Estate Partners LLC

✔

✔

✔

✔

✔

2024 New York 53110

LLC

Please Refer to Organizational Chart
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C) Company Description:

Additional sheets may be attached, if necessary. 

South End Second Ave LLC is a Joint Venture partnership between MDG-RNY Real Estate Partners LLC (MDG) and Novis Living LLC.
MDG is one of the leading real estate development firms in New York that specializes in the preservation of affordable housing. Together
with its affiliated construction company, MDG has built and preserved over 23,000 units totaling over $2.5 billion in development and
construction costs. MDG has a 30+ year track record of building housing residents can be proud to live in. Our community-centered,
people-first philosophy has given us a reputation as one of the most respected and innovative builders in New York and beyond. MDG’s
Capital Region team, consisting of 16+ development, construction, and relocation members are actively overseeing the
construction/development of 1,000+ units. Using this philosophy, MDG has expanded its reach nationally including projects in Upstate New
York, New Jersey, South Carolina, Florida, and the United States Virgin Islands, and will continue restoring neighborhoods to improve the
lives of the people residing in those communities. MDG Real Estate Partners LLC is an affiliate of MDG Design & Construction LLC.

Novis Living is a privately held, fully integrated real estate organization involved in the ownership, construction, management, leasing and
development of multi-family, office, retail, and industrial properties with a specialization and focus on the rehabilitation and new construction
of affordable residential apartment communities. Novis Living has worked on numerous financially sophisticated, and transformative
affordable housing projects and is founded on a commitment to the creation of quality affordable housing, a demand for excellence in
design, and a record of responsive development and operational management. Novis has worked with public entities throughout New York
State and combines the experience of many decades of affordable housing development and construction experience along with the
nimbleness and flexibility of a tightly held owner-operated business with impeccable credentials and references.

Multiple (such as Goldman Sachs, JP Morgan Chase, PNC, Merchants Bank etc.)

The project Owner does not, MDG & Novis have projects with PILOTS.

✔

✔
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III. PROJECT DESCRIPTION AND DETAILS

A) Assistance requested from the Agency:
Select all that apply:

B) Project Description:
Attach a map, survey or sketch of the Project site, identifying all existing or new buildings/structures.

✔

Mosaic South will provide one-hundred and sixty-six new construction apartments ranging from one to four bedrooms. There will be a
community space, an on-site management space and one commercial space. Mosaic South will encompass newly constructed buildings
throughout the following streets: Steven St, Broad St., South Pearl St., Teunis St., Clinton St., Third Avenue & Second Avenue.

Multiple, Please refer to Project Listing Exhibit

Albany County Land Bank Corporation

South End Second Ave LLC entered into a MDA with Albany County Land Bank

✔

✔

✔

✔
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but for

DATED: JULY 8, 2019 

The purpose of this Project, Mosaic South, is to redefine the historic South End-Groesbeckville district of the City of Albany. The Partnership
between Novis Living LLC, the Albany Landbank and MDG-RNY Real Estate Owners LLC . The Project's goal is to build and develop sixty-two
vacant and underutilized parcels as affordable housing. The master plan will include approximately 159,687 gross square feet of residential
space, approximately 1,674 gross square feet of commercial area, and approximately 26,048 gross square feet of common area and
non-residential space spread across a few centrally located buildings. There will be a community room with a central laundry room, and an
on-site management office.

Following the Energy Star Program, Enterprise Green Communities Criteria and the HFA Mandatory Green & Energy Conversation Certification,
the development is 100% electric, This includes electric HVAC and hot water systems and utilize an air-source heat pump to utility costs, while
also preserving the surrounding area.

Construction of the units is expected to begin in January of 2026 with a goal of completing the project in multiple phases. The partnership has
developed a scope of work with the intent of completing the project in twenty-four months December of 2027). Throughout the construction
phase, there will be multiple milestones of completing buildings with the intent of leasing up the apartments as each building is completed.

The scope of the project includes the following: modern kitchens with energy star appliances, solid wood cabinetry, solid surface counter tops,
modern bathrooms, low flow plumbing fixtures, all lighting with LED light fixtures, installing thermally broken windows, and installing smoke
detectors and carbon monoxide detectors. The buildings will include ADA compliant entry door hardware, a highly insulated and tight exterior
envelope, and fully electric space heating and domestic hot water systems.

✔

167

1,674
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C) Project Site Occupancy

* The term “retail sales” means (1) sales by a registered vendor under Article 28 of the Tax Law of New York (the “Tax
Law”) primarily engaged in the retail sale of tangible personal property, as defined in Section 1101(b)(4)(i) of the Tax
Law), or (2) sales of a service to customers who personally visit the Project location. If “retail” or “service” is checked,
complete the Retail Questionnaire contained in Section IV.
Note that it is the position of the Agency that housing projects constitute “retail projects,” as such term is defined under
the IDA Statute.
Note that it is the position of the Agency that housing projects constitute “retail projects,” as such term is defined under
the IDA Statute.

✔

1,674sf (.5%of total Project)

✔

✔

✔

✔

TBD TBD (Commercial)

✔

✔

✔

✔



DATED: JULY 8, 2019 

012001.00025 Business 17819593v5

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires 
additional information if the proposed Project is one where customers personally visit the Project site to 
undertake either a retail sale transaction or purchase services. 

If yes, continue with the remainder of the Retail Questionnaire. If no, do not
complete the remainder of the Retail Questionnaire.

If the answer is less than 33.33% 
do not complete the remainder of the Retail Questionnaire. If the answer to Question A is Yes and the answer to 
Question B is greater than 33.33%, complete the remainder of the Retail Questionnaire:

Note that it is the position of the Agency that housing projects constitute “retail projects,” as such term is defined under the IDA Statute.  
Accordingly, please answer “yes” and insert “100%” if your project is a housing project.1

IV. RETAIL QUESTIONNAIRE
(Fill out if end users are “retail” or “service” as identified in Section III)

100

properties are primarily located in tracts 25 and 26.

✔

✔

✔

✔

✔

N/A

✔
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V. ENVIRONMENTAL REVIEW AND PERMITTING
The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency can 
vote on proposed financial incentives. It is the Applicant’s responsibility to provide a copy of the final SEQRA 
determination to the Agency. 

 

A) Site Characteristics:

✔

City of Albany Planning Board
Christopher Ellis Jr.

9/3/2024
Completed

This project will result in no significant adverse impact on the environment, and, therefore, an environmental impact statement need not be prepared. Accordingly, this negative declaration is issued.

✔

n/a

62 New Buildings (159,687~gsf of residential space, 1,674gsf~ of commercial area)

✔

✔

Mix- Residential / Limited Commercial
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VI. INTER-MUNICIPAL MOVE DETERMINATION
The Agency is required by State law to make a determination that, if completion of a Project benefiting 
from the Agency’s financial assistance results in the removal of a plant of the Project occupant from 
one area of the State to another area of the State or in the abandonment of one or more plants or 
facilities of the Project occupant located within the State, Agency financial assistance is required to 
prevent the Project occupant from relocating out of the State, or it is reasonably necessary to preserve 
the Project occupant’s competitive position in its respective industry. 

✔

✔

✔

✔
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VII. EMPLOYMENT INFORMATION
A) Current and Projected Employee FTEs (“Year One” will begin upon the issuance of Certificate

of Occupancy or a Temporary Certificate of Occupancy):

Projected FTEs 
Current FTEs New 

Year 1- 20 
New  

Year 2 – 20 
New  

Year 3 – 20 
Total 

Year 4-20
Full-time 
Part-time 
Seasonal 

B) Employment Plan in FTE
Estimate the number of full-time equivalent (FTE) jobs that are expected to be retained and
created as part of this Project. One FTE is equivalent to 35 hours of work per week or 1,820 hours
per year. Convert part-time jobs into FTE by dividing the total number of hours for all part-time
resources by 35 hours per week or 1,820 hours per year. (“Year One” will begin upon the
issuance of Certificate of Occupancy or a Temporary Certificate of Occupancy):

Attach a list that describes in detail the types of employment for this Project, including the types of 
activities or work performed and the projected timeframe for creating new jobs. 

Occupation in 
Company 

Current (Retained) 
Permanent  

FTE 
Projected New Permanent FTE 

Average 
Annual  

Salary or 
Hourly Wage2 

Number of 
Current FTE 

FTE in 
Year 1 
20 

FTE in 
Year 2 
20 

FTE in 
Year 3  
20 

Total New FTE 
by Year 4 

20 

Professional/ 
Management 
Administrative 

Sales 

Services 

Manufacturing 

 High-Skilled 

 Medium-Skilled 

 Basic-Skilled 

Other (specify) 

Total 

2 Wages are defined as all remuneration paid to an employee. Remuneration means every form of compensation for employment paid by an employer 
to an employee; whether paid directly or indirectly by the employer, including salaries, commissions, bonuses, and the reasonable money value of board, 
rent, housing, lodging, or similar advantage received. Where gratuities are received from a person other than the employer, the value of such gratuities 
shall be included as part of the remuneration paid by the employer. Source: https://labor.ny.gov. 

0 2 0 0 2

0

0

65,000-97,500 1 1

Maintenance Professionals 58,500-91,000 1 1

2 0 0 2

26 27 28 29

26 27 28 29

0

0

0

0

2 0
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VIII. INDEPENDENT CONTRACTOR RESOURCES
Estimate the number of full-time equivalent (FTE) jobs that are contracted to independent contractors (e.g., 
contractors or subcontractors) that would be retained and created as part of this Project.  

Attach a list that describes in detail the types of contract resources for this Project, including the types of 
activities or work performed and the projected timeframe for creating new contractor positions. 
(“Year One” will begin upon the issuance of Certificate of Occupancy or a Temporary Certificate of 
Occupancy): 
III. CONSTRUCTION LABOR

Current FTEs Projected 
New  

Year 1-20
New  

Year 2-20
New  

Year 3-20
Total  

Year 4-20
Full-time 
Part-time 
Seasonal 

IX. CONSTRUCTION LABOR

*Construction Jobs are defined by the number of persons individually identified on the pay roll
of the General Contractor/Subcontractor in relation to the project.

    

    

100

December 2025

December 2027

$61,569,232

Pike Construction will bid the project out and utilize regional and/or City of Albany construction labor and sub contractors as much
as possible.
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X. PROJECT COSTS AND FINANCING

A) Project Costs
Description of Cost Amount
Land
Buildings
Machinery and Equipment Cost
Utilities, roads and appurtenant costs
Architects and engineering fees
Cost of Bond Issue (legal,financial and printing)
Construction loan fees and interest (if applicable)
Other (specify)

TOTAL PROJECT COST

B) Sources of Funds for Project Costs

Additional sheets may be attached, as necessary. 

Soft Costs

$97,471,504

Standard pre-construction/development due diligence costs, such as Architect &
Engineering fees, have been incurred as of date.

NYS Homes and Community Renewal Subsidy

4% Federal & State LIHTC Equity

$9,470,000

$0

Goldman Sachs

✔

$2,478,254

$9,470,000

$85,423,250

$32,633,695

$52,789,555

$97,371,504

✔

$750,000

$64,122,694

$500,000

$29,027,303

$1,471,507

$1,600,000
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XI. PROJECT EVALUATION AND ASSISTANCE FRAMEWORK

XII. ESTIMATED VALUE OF INCENTIVES

*assume 2% annual increase in tax rate

012001.00025 Business 17819593v5

Project Evaluation and Assistance Framework

before

after

$768,500

$11,820,000

$49.45

✔ ✔ ✔

✔ ✔ ✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

5/6/2025

$70,000-$79,999

✔
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Without
Without

3 The figures in this column assume that the Project is completed as described in the Application and without the involvement of the Agency 
and, therefore, subject to real property taxes.  However, as provided in this Application, the Applicant has certified that it would not undertake 
the Project without the financial assistance granted by the Agency.  Accordingly, this column is prepared solely for the purpose of determining 
the estimated amount of the real property tax abatement being granted by the Agency. 

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

0%

$ 0$ 0

Please see 
Appendix B
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DATED: JULY 8, 2019 

C) Mortgage Recording Tax Benefit:

D) Percentage of Project Costs Financed from Public Sector:

4 Sales and use tax (sales tax) is applied to: tangible personal property (unless specifically exempt); gas, electricity, refrigeration and steam, and 
telephone service; selected services; food and beverages sold by restaurants, taverns, and caterers; hotel occupancy; and certain admission 
charges and dues. For a definition of products, services, and transactions subject to sales tax see the following links: 
https://www.tax.ny.gov/bus/st/subject.htm and 
https://www.tax.ny.gov/pubs_and_bulls/tg_bulletins/st/quick_reference_guide_for_taxable_and_exempt_property_and_services.htm. 
5 The Mortgage Recording Tax in Albany County is equal to 1.25%.  However, the Agency is authorized under the IDA Statute to exempt only 
1.00%. 

$0

97%

$0

$97,371,504

$0

$85,423,250

8.0%

1%

South End Second Ave LLC is seeking a 5% shelter rent payment in lieu of taxes in order to make this project feasible for a term equal
to the minimum duration of the Project’s low-income housing tax credit regulatory agreement, which is generally no less than 30 years.
We understand this request does not fit into a standard IDA program or the more common 10% shelter rent offered for many affordable
housing projects. The tax situation of the property is extremely complex. Approval of this application will create a predictable payment
that will represent a substantial increase from the taxes currently generated which are minimal, and will be an amount that the project
can pay given the capital needs and operating costs. HCR requires strict annual operating cost guidelines that need to be adhered to,
which includes the annual DSCR cannot be lower than 1.05.
The Applicant recognizes that the commercial portion of the Project is nominal in size as value in comparison to the residential portion
of the project, and therefore proposes the commercial space portion of the Project be rolled into the main residential PILOT which is
acknowledged as a deviation from the Project Evaluation and Assistance Framework 10-year commercial abatement



DATED: JULY 8, 2019 

012001.00025 Business 17819593v5

XIII. COST BENEFIT ANALYSIS

PROJECT QUESTIONNAIRE 

South End Second Ave LLC

Mosaic South (New Construction of 166 units)

$ 0
$0

$0

Anticipating Starting December 2025 and completing December 2027

✔
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DATED: JULY 8, 2019 
PROJECTED PROJECT INVESTMENT

A. Land-Related Costs
1. Land acquisition
2. Site preparation
3. Landscaping
4. Utilities and infrastructure development

5. Access roads and parking development
6. Other land-related costs (describe)

B. Building-Related Costs
1. Acquisition of existing structures
2. Renovation of existing structures
3. New construction costs
4. Electrical systems
5. Heating, ventilation and air conditioning
6. Plumbing
7. Other building-related costs (describe)

C. Machinery and Equipment Costs
1. Production and process equipment
2. Packaging equipment
3. Warehousing equipment
4. Installation costs for various equipment
5. Other equipment-related costs (describe)

D. Furniture and Fixture Costs
1. Office furniture
2. Office equipment
3. Computers
4. Other furniture-related costs (describe)

E. Working Capital Costs
1. Operation costs
2. Production costs
3. Raw materials
4. Debt service
5. Relocation costs
6. Skills training
7. Other working capital-related costs (describe)

F. Professional Service Costs
1. Architecture and engineering
2. Accounting/legal
3. Other service-related costs (describe)

G. Other Costs
1. _____________________
2. _____________________

H. Summary of Expenditures
1. Total Land-Related Costs
2. Total Building-Related Costs
3. Total Machinery and Equipment Costs
4. Total Furniture and Fixture Costs
5. Total Working Capital Costs
6. Total Professional Service Costs
7. Total Other Costs

$ 750,000

$ 500,000

$ 64,122,694

$ 0
$ 32,098,810
$ 0
$ 0
$ 0
$ 64,122,694
$ 1,250,000

$ 97,471,504

$ 30,498,810

$ 1,600,000
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PROJECTED NET OPERATING INCOME 

PROJECTED CONSTRUCTION EMPLOYMENT IMPACT 

PROJECTED PERMANENT EMPLOYMENT IMPACT 

$ 110,324
$ 112,453

100 13350000 801000

100 13350000 801000

($ 136,457)

($ 136,428)

($ 136,452)
($ 137,090)
($ 138,748) $ 119,082

$ 116,830
$ 114,621
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PROJECTED OPERATING IMPACT

Year 11
Year 12
Year 13
Year 14
Year 15
Year 16
Year 17
Year 18
Year 19
Year 20

$ 0

$ 0

$ 0

$ 0

$38,002 $38,002 $0

$ 0

See Appendix A

osewak
Rectangle
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ADDITIONAL COMMUNITY BENEFITS 

A, B, C, D -- The project will follow NYS HCR MWBE requirements
H -- The location of the project is in a distressed census tract
K -- The Project will provide an additional ±166 affordable housing units to the community
M -- The Project is located on vacant parcels.
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XIV. OTHER

The goal of the Project is to be the impetus to a new and vibrant South End of Albany and encourage economic growth in the area. The
Project achieves the Agency’s goals of creating and improving affordable housing as well as the City of Albany’s 2020-2024 Consolidated
Plan of:
1. Targeting available resources into Albany's neighborhoods to spur private investment,
2. Increasing rental options,
3. Addressing the blighting influence of vacant properties,
4. Increasing cooperation between public and private sectors, and
5. Providing expanded public improvements and facilities.






















