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DEPARTMENT OF STATE - DIVISION OF CEMETERIES 

MEMORANDUM 

TO:   NEW YORK STATE CEMETERY BOARD 
 
FROM:  BRENDON STANTON, Investigator 
 
SUBJECT:  LEATHERSTOCKING CREMATORY, No. 39-050 
 
RE:   Cemetery Renovation—Replacement Retort 
 
DATE:   November 15, 2019 

 

Exhibits 

a) Report of Division Senior Accountant Andrew Hickey 

1. Four-year Income and Expense 

2. Four-year Balance Sheet 

3. ROI 

4. Sales Payback 

5. PM Loan Payback – N/A 

6. $136K Commercial Loan Amortization 6a - $80K Loan Amort  

7. Summary of Trustee Assertions 

8. Bank Letter on Financing 

9. 2019 Rental agreement 

10.  Estimate to repair existing retort 

11.  Pending Purchase contract  

12.  Summary of nearby crematories 

Introduction and Recommendation 

 The Leatherstocking Crematory of the town of Cherry Valley, Otsego County, has 
applied for Cemetery Board approval of a cemetery renovation pursuant to 19 NYCRR Section 
201.16 for the replacement of a crematory retort.  The facility, a standalone crematory 
associated with the Ottman Funeral Home, currently has one IE Power Pak unit installed in 
1987.  The crematory wishes to replace this unit for several reasons:  the increased efficiency of 
a new unit; the increasing cost of maintaining the older unit; and, most importantly, the proposed 
DEC regulations which would render its current unit obsolete and not eligible for use in New 
York. 



 
 

 I recommend approval of this application, conditioned on receipt of (1) all required local 
and DEC permits; and (2) receipt of an engagement letter from a CPA to perform an audit and 
file with the Division an audit report for the most recent calendar year.  As is described in 
greater detail in the accompanying memorandum of Senior Accountant Andrew Hickey, the 
Division continues to discuss with the crematory compliance with the related party provisions of 
the Nonprofit Revitalization Act 
 
The Crematory 
 
 The Leatherstocking Crematory is a small, standalone crematory located in the village of 
Cherry Valley.  It is housed in a garage on the property of the Ottman Funeral Home.  The 
crematory was last inspected in February 2019 and there were no compliance issues noted.  
The crematory mainly handles cases from the Ottman Funeral Home, though they do service a 
small number of other, local funeral homes.  Despite a statewide increase in cremations, the 
Leatherstocking Crematory actually saw a decrease of nearly 20 percent between 2017 and 
2018.  Operators attributed this to the decision of a funeral home to change their regular 
crematory.  The current retort, an IE Power Pak installed in 1987, is in need of rebricking which 
would present a cost of approximately $50,000.00.  In addition, the proposed DEC regulations  
would take this machine out of service and render the crematory unable to operate.  The 
directors feel that it is in their best interests to replace the machine at this time as opposed to 
refurbishing the current machine and then needing to replace it in a few years. 
 
Compliance with 19 NYCRR Section 201.16 
 
 With regard to 19 NYCRR Section 201.16, the crematory has provided the following 
response: 
 

1) Whether the alteration will result in or avoid the destruction, damage to, modification or 
interference with existing graves and markers, crypts, mausoleums, roadways, and 
pathways:  This facility is a standalone crematory and does not have any of the 
foregoing. 

2) The location, design and duration of the major alteration:  The new retort will be located 
in the same position of the previous retort.  The crematory anticipates that the 
replacement will take two weeks and will result in a complete shutdown of the crematory.  
A portion of the front entrance wall will need to be removed in order to allow the old 
machine to be removed and the new machine to be delivered, but the building was 
designed with this in mind and it is not expected to cause any difficulty. 

3) The financial impact on the applicant:  The new unit is expected to cost approximately 
$133,000.00.  The attached report by Division Senior Accountant Andrew Hickey 
provides more analysis of the financial aspects of this project.  The crematory does not 
anticipate any material costs with respect to the building. 

4) Whether the alteration will interfere with the lots or the interests of the lot owners:  This 
facility is a standalone crematory, and as such, this does not apply; replacement of a 
retort is in the interests of consumers and local funeral directors. 

5) Whether the alteration will be appropriate for cemetery purposes:  This replacement is 
prudent but also necessitated by the expected changes in DEC regulations which would 
render the current retort unusable.  Installation of a new machine will allow the facility to 
operate more efficiently and in a more environmentally responsible manner. 

6) Whether the alteration will have an adverse impact on the surrounding community:  The 
crematory does not anticipate any impact on the surrounding community; if anything, 
installation of a new report will have a modest positive impact on the community, as 
newer retorts are generally more efficient. 

7) Whether the alteration will have the potential to adversely affect the public health and 
safety, the environment or natural resources:  The crematory does not anticipate any 



 
 

adverse impact of the project, and in fact, the new retort’s increased efficiency will 
provide a modest net benefit to the community. 

 
 
Recommendation 
 
 The Leatherstocking Crematory has demonstrated that the renovation is necessary for 
their continued survival.  In addition to the benefits to the crematory, the project will result in an 
overall benefit to the community owing to the increased efficiency of the new machine.  Based 
on these factors, I recommend approval of this cemetery renovation, on the conditions 
described above. 
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To: NEW YORK STATE CEMETERY BOARD 
 

From: Andrew Hickey, Senior Accountant 
 

Subject: Leatherstocking Crematory, #39-050 
 

Re: Replacement of existing retort 
 

Date: April 2, 2020 
 

Schedules: 
1) Four-year Income and Expense 
2) Four-year Balance Sheet 
3) ROI 
4) Sales Payback 
5) PM Loan Payback – N/A 
6) $136K Commercial Loan Amortization 6a - $80K Loan Amort  
7) Summary of Trustee Assertions 
8) Bank Letter on Financing 
9) 2019 Rental agreement 
10) Estimate to repair existing retort 
11) Pending Purchase contract  
12) Summary of nearby crematories 
13) CPA engagement letter 
14) February 5, 2020 email regarding: W2, CPA audit, Independent Trustees 
15)  NBT Bank letter, January 16, 2020, approving 84-month loan at 5.75% 
16) April 1, 2020 email (PDF) regarding barriers to March board meeting, approval of related party pmts 

and downpayment on loan 
 
Summary:   
 
Leatherstocking Crematory, a standalone crematory, is seeking approval to replace its sole existing retort with 
a new model.  
 
Trustees believe the replacement costs, estimated at $133K (schedule 3) are appropriate because the current 
retort needs approximately $50,000 in repairs (schedule 7 assert #5,6 and schedule 10(PDF repair estimate)). 
However, even with these $50K in estimated repairs, the existing machine would not comply with pending DEC 
emission standards.  
 
Therefore, trustees do not believe it would be prudent to spend the $50K to repair a retort which may need to be 
completely replaced to meet DEC pending requirements.  
 
Cemetery Trustees believe the new retort will have limited impact on the number of cremations performed, other 
than allowing for cremations of obese individuals (schedule 7 assert # 1). At the present time, trustees do not 
believe the new retort will provide utility material costs savings and potential savings for repair costs are unknown 
(schedule 7 assert #8). 



 
Costs: 

 
The new retort would cost approximately $133,000 (ROI schedule 3) comprised of: 

1) Purchase price: $126,305 
2) Removal of old retort: $6,000 
3) Two weeks loss of income: $434 – based on 2 weeks 4-year average income. 

 
 
Revenues: 
 
Other than the possibility of additional revenue from infrequent obese cremations, trustees believe there would 
be no material impact on cremation revenue.  

 
Cemetery Balance Sheet (Schedule 2): 

 
As of December 31, 2018, the crematory’s assets are limited to three bank accounts, totaling $104,746: 

1) Checking # 6117 $ 24,594 
2) Savings # 9179      70,031 
3) Savings # 1866      10,121 

 
Trustees indicated the bank equipment loan and all crematory equipment will be owned by the 
Leatherstocking Crematory (Schedule 7 asset# 7). 
 
As of 10/28/19, the actual amount to be financed will be as much as $136K. For analysis purposes, the writer 
of this report also ran an amortization of $80K (schedule 6a) in financing based on the $104,746 available 
($136K-$80K=$56K) $56K is approximately half of current available funds. 
 

Impact on PM: 
As a stand-alone crematory, there are no PM implications (schedule 5). 
 

Cemetery Income and Expenses (Schedule 1): 
 
Income: Crematory income is comprised almost entirely of cremation income. Income levels (2015-2018) 
are decreasing overall and the number of cremations has been decreasing at a slightly greater rate. Increase 
in service charges in 2016 mitigated the effect of decreased number of cremations. As stated above, the 
replacement of the old retort is not expected to materially impact revenue.  
 
Review of the number of annual cremations reported, by five nearby crematories, (schedule 12) shows an 
increase in the # of cremations performed. Although no specific conclusion can be reached by this increasing 
trending, as opposed to the recent decline by Leatherstocking, meaningful analysis may need to be 
performed to address the cause for Leatherstockings decline and if it impacts the need for a new retort.   
 
Based on a November 2019 email from Nicole Fox, the 2018 decline in cremations appears to have reversed 
in 2019. As of November 12, 2019, Leatherstocking performed 151 cremations, which annually projects to 
175 annually for 2019. 
 
Nicole Fox also indicated trustees are considering increasing the service charge to $400 from $350 to 
improve financial operations. Nicole did not feel the increased service charge would have a material impact 
on the number of cremations performed based on the location of funeral homes utilizing Leatherstocking.  
 
Expenses: Crematory expenses remained relatively constant from 2015-2018. Although uncertain as of 
October 28, 2019, operating expenses will materially increase for debt service on the equipment loan.  
 
Annual debt service (assuming 10-year loan at 7.75% interest rate) would be approximately $19.5K on a ten-
year $136K bank loan and $11.5K on a ten-year $80K bank loan (schedule 6 and 6a).  Based on an email 



from Nicole Fox, the crematory would be willing to use the vast majority of available funds for a down payment 
to reduce debt service costs. Based on cursory discussions, this could reduce the equipment loan to approx. 
$50K and reduce annual debt service costs to $7.2K 
 

April 2, 2020 update:  Trustees, via a February 27, 2020 phone conversation, committed to increase 
the down payment on the new retort to $100,000 (the vast majority of their current available cash 
funds) as well as obtaining a lower loan interest rate (5.75%)(see schedule 16) by going with a 
seven year loan (prior loan was for 10 years at 7.75%). The reduction financed (down to $36,000 
and lower interest rate 5.75%) will decrease total debt service to $6,259 for seven years. ROI 
(schedule 3) improves from 76% to 137% based on $52,176 reduction in interest expense. See 
reiterated assertion (schedule 17 pg 1 of 9) trustees intended to make $100,000 down 
payment to help reduce debt service costs. 
 
Annual Report Filings: 
Although the crematory filed the standard annual financial report (DOS 0415), they have not complied with 
the DOC requirement stand-alone crematories obtain an external CPA audit (200.4 post 2015 reporting). 
Trustees indicated they had not contracted for an external audit (Schedule 7 assert # 8) because of the 
associated cost of such an engagement.  
 
Although no specific data is available, trustees indicated the cost of annual audit could be approximately 
$5,000.  
 
To address the current lack of compliance with the external CPA audit, trustees obtained an engagement 
letter, dated December 4, 2019 for audit services, for the year ending December 31, 2019. (see schedule 
13).  
 
February 5, 2020 update: Trustees provided (via email) a statement that their accountant indicated the audit 
of 2018 and 2019 records could be completed by April 30, 2020 (Schedule 14). 
 
April 2, 2020 update:  Trustees provided an engagement letter (exhibit 13) their accountant plans to the 
audit Crematory’s records. Trustees emailed the audit would be for 2018 and 2019 years and could be 
completed by April 30, 2020 (exhibit 14). Senior accountant, Andrew Hickey, confirmed the plan to conduct 
the required CPA audit in a call on February 20, 2020, with external accountant Deborah Mostert, Partner of 
firm. 
 
Related Party Transactions:  
Payments to related parties comprise approximately 58% of total expenditures (schedule 1). These payments 
are comprised of rent payments to Michael and Darlene Fox (schedule 9) and contractual payments to Nicole 
Fox and Hilary Fox who receive $75 and $35 per cremation respectively.   
 
Section 74 of the Act prohibits a not-for-profit corporation from “enter[ing] into any related party transaction 
unless the transaction is determined by the board” of the corporation “to be fair, reasonable and in the 
corporation’s best interest at the time of such determination.”  The Act further prohibits “[a]ny director, officer 
or key employee who has an interest in a related party transaction shall disclose in good faith to the board, 
or an authorized committee thereof, the material facts concerning such interest.”  N-PCL § 715(a).   
 
The composition of the Crematory’s board is made up almost entirely of related parties which would appear 
to prevent approval of these transactions by not less than a majority vote of the directors or committee 
members present at the meeting. Verbal assertions from Nicole Fox on December 4, 2019 indicated officers 
are recruiting independent trustees to improve compliance with non-profit revitalization requirements related 
to approval of related party transactions.  
 
February 5, 2020 update: Trustees provided (via email) names of two individuals interested in being 

trustees. Trustees indicated these individuals are independent of the Crematory (Schedule 14).  One of the 
new trustees is a trustee of a nearby cemetery. These individuals are reviewing, among other 



crematory matters, the appropriateness of related party transactions.   
 
Furthermore, failure to comply with CPA audit requirements, noted above, materially limits the ability to 
determine if these related party transactions are fair and reasonable.  
 

April 2, 2020 update:  Trustees indicated, in a February 27, 2020 phone discussion, that a board 
meeting was scheduled in late March 2020 to formally appoint these independent trustees to the 
board. Although concerns over COVID 19 prevented a formal board meeting in March 2020, the 
newly appointed independent trustees reviewed and provided verbal approval (schedule 17 
TLC1.pdf pg 1 of 9) of fixed payments to related parties and provided signed approvals of rental 
payments to Mike Fox Sr. (a related party) (schedule 17 pg. 6 and 9 of 9).  
 

 
Additionally, these contractional payments may be prohibited by Section 1513(a)(3), as payments to 
individuals, other than a person regularly employed and supervised by the cemetery corporation, are 
unlawful.  
 
February 5, 2020 update: Trustees provided (via email) a statement that individuals performing cremation 
services would be reclassified as employees and paid via a W-2 instead of the current 1099 independent 
contractor format. April 1, 2020 is the proposed date for implementation (Schedule 14).  
 
April 2, 2020 update: Trustees addressed this by switching to paying operation and administrative staff an 
annual fixed contract price of $15,600 and $6,500. Previously contracted staff were paid a per cremation 
price ($75 and $35 respectively). This changed occurred in early 2020 per a February 27,2020 phone call 
from Trustees.  
 
Federal Income Tax filing: As of October 28, 2019, the crematory does not file a federal income tax return 
(990 or 1120). The lack of filing was addressed in a DOC letter dated September 2017, but to date no 990 
or 1120 return is filed with the IRS. Trustees provided an October 24, 2019 email they are working with their 
accountant so that the Crematory will file a 990-tax return. (schedule 7 assertion #9). Verbal assertions from 
Nicole Fox on December 4, 2019 reiterated the crematory’s commitment tax return. 

 
ROI (Schedule 3): 
  

ROI: Analysis indicates approximately 76% return. However, this analysis is based on a general assumption 
of 30 years of operations under the current four-year average of income.  

 
Sales and Payback (Schedule 4): 

 
Based on available information, it appears the payback of capital expenditure could take approximately 12 
years before payback.  Cost of capital expenditure and financing totals $196K and interest payments would 
be approximately $60K. Trustees could materially reduce debt service costs by applying a portion of current 
funds $104K (schedule 2) to the cost of the new retort. An analysis based on a smaller loan of $80K at 7.75% 
indicated the interest cost could be reduced by approximately 25K (schedule 4) and reduce the payback to 
approximately 6 years (schedule 4 and 6a). 

 
 
Benefits 

1. Assuming tighter DEC regulations are implemented, this new retort will allow the crematory to continue 
to operate (service to community). 

2. Reduced emissions from the crematory. 
 
Negatives 

1. Based on the current operating business model, including declining annual cremations performed and 
small profit margins, long-term financial viability could be severely affected by 10 years of debt service 



costs, between $11K-$19K and costs to comply with DOC reporting requirements (200.4 CPA audit for 
standalone Crematories). 

2. Could negatively impact traditional crematories.   
 
Recommendation 

Overall recommendation for approval, contingent on trustees bringing Crematory in compliance with: 
1) Division of Cemetery’s audit requirement for Non-traditional cemeteries. 
2) Annual filing of 990 tax return with the IRS. 
3) Compliance with Non-profit revitalization requirements (emphasis on independent trustees and 

documentation on approval of related party transactions). 
4) Address the potential compliance issue with 1513(a)(3) that individuals are being paid who are not 

regular employees of the crematory.  
 
Potential next steps, to facilitate a more conclusive recommendation:  
 
1) Regarding expenses1) determine if other cost savings measures can be implemented. 
 
2) Regarding revenues: 1) determine if increasing service charge to perform a cremation could be 

increased from the current $350 level. 
 

3) Clarify implementation timeframe of DEC regulations. 
 
Senior Accountant, 
 

      Andrew Hickey 
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Schedule 1 4 Y/R Income Expense Analysis
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Conclusions about revenue
1) Crematory's cremation service charge is the only material revenue source.
2) Cemetery's adult cremation charge was increased from $295 to $350 for 2016.
2a) Comparison of total revenue, service charges, and the number of cremations performed, gives no indication of material
comingling of funds from an another entity (eg: for profit funeral home).
3) The number of annual cremations is declining and averages approx 173.50 a year
4) Overall revenue is declining, but increase in service charge has mitigated $ value of revenue decline.
5) Trustees indicated they believe the negative income/cremation trend will not continue because:
     a) the new retort will allow for more obese cremations and the overall increasing trend in cremations (schedule 7 assertion #1)

Conclusions about Expenditures and results from operations Source:
1) Operating expenditures are steady and average approximately $44,296.29 Calc. below
1a) Operating expenses seem lower than other crematories based on informal comparison of less than 4 other crematories Calc. below
and over the last 4 years costs average $260.01 per cremation
1b) the lack of an outside audit, as required for standalone crematories as of 2016, prevents any meaningful determination 200.4
if disbursements are being commingled with another entity (eg: for profit funeral home)
2) Wages, utilities and rent comprise the vast majority of expenses and average 88.93% of total expenses Calc. below
3) Wages are based on a flat payment, to a related party for $75 and $35 per cremation Schedule 7 assertion #4
4) Reported utility costs have been declining in recent years. Calc. below
5) Reported rent costs, paid to a related party, average $10,350.00 and increased in 2018 Calc. below

5a) Trustees indicated 2019 lease agreement is for annual rent of $14,400 and is payable to Michael and Darlene Fox
Schedule 7 assertion #3 

/Schedule 9
5a) Trustees indicated, prior to 2019, there is no formal lease agreement Verbal assertions
6) Related party transactions comprise 57.97% which include rent and wages Calc. below
7) Although no specific data is available, future net earnings will be materially and negatively impacted by:
a) 10 years of debt service cost (see schedule 6)  and b) cost of external CPA audit required for standalone crematories 
8) Surpluses from operations have been steadily declining and average $11,283.65 Calc. below

Features:
YEAR 12/31/2018 12/31/2017 12/31/2016 12/31/2015 Four Yr Avg
Retorts (total) 1 1 1 1
Cremations 140 173 164 217 173.50

-19.08% 5.49% -24.42%

YEAR 12/31/2018 12/31/2017 12/31/2016 12/31/2015 Four Yr Avg
Operating Income
Cremations - adult 47,370 59,850 50,325 63,430 $55,243.75
Cremations - other 1,000 280 52 $333.00
Dividends and Interest 5 4 4 $3.19
Total Revenue 48,370 60,135 50,381 63,434 $55,579.94
Annual change in operating revenues -19.56% 19.36% -20.58%

Expenses Operating and Maintenance 12/31/2018 12/31/2017 12/31/2016 12/31/2015 Four Yr Avg
Employee Wages 15,250 15,925 13,860 16,275 $15,327.50
Advertising 135 150 $71.25
CANA 495 495 $247.50
Reimbursement 1,200 1,200 1,000 1,000 $1,100.00
Supplies and Repairs 2,566 5,354 $1,980.06
Equipment $0.00
Insurance - G/L 0 0 0 0 $0.00
Insurance - W/C 0 0 0 0 $0.00
Insurance - Commercial Crime 0 0 0 0 $0.00
Other - utilities 8,543 13,210 12,888 20,226 $13,716.98
Vandalism & Assessment 1,235 1,499 1,427 1,851 $1,503.00
Other - Rent 14,400 9,600 9,000 8,400 $10,350.00
Other - Miscellaneous $0.00
Total Expenses 43,824 47,433 38,175 47,752 $44,296.29
Annual change in operating expenditures -7.61% 24.25% -20.06% 25.09%
Surplus / (Deficit) - annual 4,545.88 12,701.69 12,205.87 15,681.15 $11,283.65
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Schedule 2 4 YR Balance Sheet 
Name Leatherstocking Crematory
County Otsego

Cemetery # 39-050
Application Type Major Reno - Replace retort

Conclusion on Assets:
1) Overall assets have steadily increased from 2014.
2) No liabilities have been reported
3) Increases in assets appears to be largely driven by net income from operations.
4) Available funds are not sufficient to purhcase relacement retort w/o financing

Balance sheet- Financial Assets Cost Basis 12/31/2018 12/31/2017 12/31/2016 12/31/2015
General fund 
Checking # 6117 $24,594 $30,748
General Savings # 9179 $70,031 $60,000 $78,916 $67,534
Savings Repair account # 1866 $10,121 $9,254 $9,247 $8,423
Permanent Maintenance $0 $0 $0 $0

Other $0 $0 $0 $0
Total Financial assets $104,746 $100,002 $88,163 $75,957

Balance sheet- Non- Financial Assets

Total Non-financial assets $0 $0 $0 $0
Total Assets $104,746 $100,002 $88,163 $75,957

Balance sheet- Liabilities
Assets net of liabilities $104,746 $100,002 $88,163 $75,957

PM Restricted Balance 12/31/2018 12/31/2017 12/31/2016 12/31/2015
Y/E Restricted PM Balance n/a no PM $ 0.00 $ 0.00 $ 0.00 $ 0.00
Available funds $ 104,745.60 $ 100,002.29 $ 88,162.70 $ 75,956.83
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Schedule 3 ROI
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Analysis of estimated sales and expenditures indicates simple ROI will be approximately 74.10%

Steps:
Based expense of report on: 1) purchase price (approx $126K), removal of old retort (approx $6,000), and loss of income for two weeks (approx $)434
Based revenue figure of $338,509.43 on average income over last four year over a 30 year-period

Assumption: ROI calculation assumes stricter DEC regulations are enacted and Leatherstocking would need to cease operations w/o replacing retort
Trustees indicated the new machine is expected to last indefinitely with proper maintenance

Net Income Estimated # of years Reference Estimated # of years Total Revenue
Avg NI from 2015-2018 $11,283.65 Schedule 1 30 $338,509.43
Totals $338,509.43

EXPENSES Construction costs Comments
Power-Pak II Plus $ 125,272 Schedule 11 Purchase agreement
Deduct LT-1bs Table/Scale -$ 3,000 Schedule 11 Purchase agreement
M-pyre 2.0 … Renewal 
Subscription 1,788 Schedule 11 Purchase agreement
Gov/t surcharge - 1800 degree 
preheat 3,605 Schedule 11 Purchase agreement
Shipping and freight 3,675 Schedule 11 Purchase agreement
Loyalty discount -5,035 Schedule 11 Purchase agreement
Cost to remove existing retort 6,000 Per 9/20/19 email from Leatherstocking to AFH
Debt Service 59,991 Schedule 6

Contra - estimate of cost savings -1
Estimate of annual cost savings over X years - 
not provided as of 9/27/19

Loss of two weeks revenenue 2,138
Based on 2 weeks loss of business and 4 yr 
average income

Reduction of variable material 
expenses (wages and utilites) -1,117
Total Expenses $194,432.61

Project Return $144,076.82 Gross Revenue above less total expenses

% Return 74.10%



Schedule 3 ROI
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Analysis of estimated sales and expenditures indicates simple ROI will be approximately -41.97%
Per JA's 10/29/19 suggestion to change to 10 years from 30
Steps:
Based expense of report on: 1) purchase price (approx $126K), removal of old retort (approx $6,000), and loss of income for two weeks (approx $)434
Based revenue figure of $112,836.48 on average income over last four year over a 30 year-period

Assumption: ROI calculation assumes stricter DEC regulations are enacted and Leatherstocking would need to cease operations w/o replacing retort
Trustees indicated the new machine is expected to last indefinitely with proper maintenance

Net Income Estimated # of years Reference Estimated # of years Total Revenue
Avg NI from 2015-2018 $11,283.65 Schedule 1 10 $112,836.48
Totals $112,836.48

EXPENSES Construction costs Comments
Power-Pak II Plus $ 125,272 Schedule 11 Purchase agreement
Deduct LT-1bs Table/Scale -$ 3,000 Schedule 11 Purchase agreement
M-pyre 2.0 … Renewal 
Subscription 1,788 Schedule 11 Purchase agreement
Gov/t surcharge - 1800 degree 
preheat 3,605 Schedule 11 Purchase agreement
Shipping and freight 3,675 Schedule 11 Purchase agreement
Loyalty discount -5,035 Schedule 11 Purchase agreement
Cost to remove existing retort 6,000 Per 9/20/19 email from Leatherstocking to AFH
Debt Service 59,991 Schedule 6

Contra - estimate of cost savings -1
Estimate of annual cost savings over X years - 
not provided as of 9/27/19

Loss of two weeks revenenue 2,138
Based on 2 weeks loss of business and 4 yr 
average income

Reduction of variable material 
expenses (wages and utilites) -1,117
Total Expenses $194,432.61

Project Return -$81,596.13 Gross Revenue above less total expenses

% Return -41.97%
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Schedule 4 Sales Projection and payback
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Conclusion: Assuming the average net income of the crematory continued at $11,284
Scenario # 1 - $136K financed and $50K cost of needed repairs avoided
It would take 12.97 years before cost of new retort would be paid back
Scenario # 2 - $80K financed and $50K cost of needed repairs avoided
It would take 5.78 years before cost of new retort would be paid back

Scenario # 1 Scenario # 2
Amount Financed 136,305 80,000
Debt Payments 59,991 Schedule 6 35,211 Schedule 6a

Avoided Repair costs -50,000 Schedule 7 -50,000 Schedule 7
Total debt service 146,296 65,211

4 yr average income 11,284 Schedule 1 11,284 Schedule 1

Sales Payback in years 12.97 5.78



Exhibit 5 



Schedule 5 PM loan payback
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Land Purchase
Conclusion: N/A - standalone crematory with no restricted PM balance.



Exhibit 6 



Schedule 6 Commercial Loan Payment
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Conclusions: Source
1) Trustees indicated the cost of the new retort would be at least $126K and 
could increase by $10K for removal of existing unit Schedule 7
2) As of 12/31/18, available funds are approximately $ 104,746 Schedule 2
3) Current interest rate available by NBT is 7.75%, but NBT indicated they might Schedule 8
lower rate upon Cemetery board approval
4) Trustees indicated this loan could be paid down with available funds in the future. Schedule 7 assertion# 2
5) Annual loan payments would total $ 19,629 Amort below

Amortization table is based on:
1) 10 year term at 7.75%
2) Principal payments of $136,305
3) Interest payments of $59,991
4) Annual Debt service of $19,629

Date Interest Principal Balance
Oct, 2019 $880 $756 $135,549 
Nov, 2019 $875 $760 $134,789 
Dec, 2019 $871 $765 $134,024 

2019 $2,626 $2,281 $134,024 
2028 $1,860 $17,770 $14,258 

Jan, 2029 $92 $1,544 $12,714 
Feb, 2029 $82 $1,554 $11,160 
Mar, 2029 $72 $1,564 $9,597 
Apr, 2029 $62 $1,574 $8,023 
May, 2029 $52 $1,584 $6,439 
Jun, 2029 $42 $1,594 $4,845 
Jul, 2029 $31 $1,605 $3,240 
Aug, 2029 $21 $1,615 $1,625 
Sep, 2029 $10 $1,625 $0 

2029 $464 $14,258 $0 
$59,991 $136,305 $196,296



Schedule 6a Commercial Loan Payment
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

Conclusions: Source
1) Trustees indicated the cost of the new retort would be at least $126K and Schedule 7
could increase by $10K for removal of existing unit
2) As of 12/31/18, available funds are approximately $ 104,746 Schedule 2
3) Current interest rate available by NBT is 7.75%, but NBT indicated they might Schedule 8
lower rate upon Cemetery board approval
4) Trustees indicated this loan could be paid down with available funds in the future. Schedule 7 assertion# 2
5) Annual debt service payments would total $ 11,521 Amort below

Amortization table is based on:
1) 10 year term at 7.75%
2) Principal payments of $80,000
3) Interest payments of $35,211
4) Annual Debt service of $11,521

Date Interest Principal Balance
Oct, 2019 $517 $443 $79,557 
Nov, 2019 $514 $446 $79,110 
Dec, 2019 $511 $449 $78,661 

2019 $1,541 $1,339 $78,661 
2028 $1,092 $10,429 $8,368 

Jan, 2029 $54 $906 $7,462 
Feb, 2029 $48 $912 $6,550 
Mar, 2029 $42 $918 $5,633 
Apr, 2029 $36 $924 $4,709 
May, 2029 $30 $930 $3,779 
Jun, 2029 $24 $936 $2,843 
Jul, 2029 $18 $942 $1,902 
Aug, 2029 $12 $948 $954 
Sep, 2029 $6 $954 $0 

2029 $273 $8,368 $0 
$35,211 $80,000 $115,211
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Schedule 7 Trustee assertions
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Land Purchase
Conclusion: N/A worksheet lists feedback from Trustees for reference purposes

Assertion Source Excerpt

#1 10/24/19 email.

With the new one it will be a 1,000 LB limit which will help us better serve the Funeral Homes who are using us.  We 
also feel that we will soon be seeing a future increase in cremations and one of the reasons it has had a slow pace is 
because people are living longer. The bottom line is usually cremations is the most economical choice for families and 
having this Crematory is a reliable business. (to schedule #1)

#2 10/24/19 email.

Our local NBT Bank of Cherry Valley, NY attached is the estimated Equipment loan of 10 years and current rates.  They 
believe that when we actual apply if this is passed by the State of NY our interest rate would be even lower.  And once 
things our settled we will be pulling money out of the accounts to help pay down the loan. (to schedule #6)

# 3 10/24/19 email.

Attached is the current rental agreement(schedule 9) between  the renter -The Leatherstocking Crematory Inc.  and 
Building Owners- Michael and Darlene Fox.  Current rent is $1,200 a month including utilities totaling $14,400 a year. 
(to schedule #1)

 # 4 Verbal assertion from Nicole 

Contract Wages (reported on schedule 1) are for the vast majority, based on $75 per cremation to Nicole Fox for 
performing cremation and $35 for administrative paper work paid to another related party  (daughter-in--law) (to 
schedule #1)

# 5 10/24/19 email.

Attached will be the quote for $41k  but with a slight notation here, that even if we bring the current Cremator  IEE 
Power Pak up to proper running order, if the DEC puts in place the new regulations our machine would never be able 
to Pre-heat to the new standard of 1800 degrees (to Accountant write-up)

# 6 9/22/19 email

Excerpt from September 22, 2019 email from trustees: 2. Investing $50,000 into a Machine that we do not know currently, which way 
the DEC will go with the new standards of regulations based upon pre-heating at 1800°,  which the machine we currently have could never be 
converted or in compliance too.  If this is passed we would have to be in compliance within in 2 years. The Leatherstocking Crematory would 
financially have a hard time in doing this after investing $50,000 in an obsolete machine (to accountant write-up)

# 7 10/24/19 email.

The Loan and all crematory equipment will be owned by The Leatherstocking Crematory Inc.  No sole person is the 
owner or  responsible and the Board members will have control over it.  It will be stated in the minutes that all is 
under The Leatherstocking Crematory Inc.  A letter will be attached to this for you from the board.

# 8 9/20/19 email

We use Propane gas as our fuel source and even though the preheating would cause us to use more Propane, it would 
speed up cremation time thus leveling out to about the same usage of gas now.  Plus once the machine has ran one 
case it would decrease gas usage after the first case of that day allowing us to do multiple cases in 24 hours saving us 
in gas usage.

#8 a 10/24/19 email.

Written estimate from vendor that it would cost $50K to bring the machine up to proper running order. (schedule 10)

# 9 10/24/19 email.

We have spoke with our CPA and should be meeting with him sometime soon to discuss if we should file or any other 
options he has for us. (to accountant write-up)
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Schedule 12 Summary of nearby crematories
Name Leatherstocking Crematory
County Otsego
Cemetery # 39-050
Application Type Major Reno - Replace retort

W/p summarizes five crematories believed to be closest to 39050
Four of the five crematories show steady increases in the # of cremations performed
Five of the five crematories are approximately 1-1.25 hours away per review of internet driving directions
Three of the five are not standalone crematories
Note: 11/12/19 phone conversation with Nicole Fox indicated 151 cremations were performed thru 11/12/19
resulting in an estimated 175 annual 2019 cremations - suggesting 2018 drop may not be a trend

Crematory # Crematory name
Stand 
alone

Approx Miles 
to 39050 Approx. time (HRS) 2018 2017 2016 Three yr avg

13048 Walton N 60 1.5 155         126         -         94                 
27037 Chenango Valley Crematory Y 60 1.25 1,709      1,592      1,782      1,694            
39052 Hillington Y 50 1 445         435         532         471               
47009 Park View N 50 1 1,550      1,471      1,271      1,431            
47011 Vale N 50 1 2,071      1,925      1,700      1,899            

Five proximal totals 5,930      5,549      5,285      5,588            

39050 Leatherstocking Y 0 0 140         173         164         159               

Cremations performedAnalysis of five nearby crematories
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