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TO: New York State Cemetery Board
FROM: Brendon Stanton, Investigator
SUBJECT: Hope Cemetery Association, #51-028
RE: Application for Approval of a Columbarium
DATE: May 21, 2021

Exhibits
A)
B)
C)
D)
E)
F)

Report of Division Senior Accountant Karen DeYoung and 2020 Annual Report
Application from Hope Cemetery Association
Certified resolution of the lot owners and board approving the columbarium project
Map and photo of the project area
Sketch and photos of the proposed columbarium unit, bench, and foundation
Photograph of the sign required by 19 NYCRR Section 201.11

Introduction and Recommendation
The Hope Cemetery Association of the town and city of Corning, Steuben County, has
applied for Cemetery Board approval for the installation of a 24-niche columbarium unit. The
cemetery currently has no columbarium units, but has spoken to local funeral directors who
have indicated that there is demand in the area for niches of this type. There are no nondenominational cemeteries in eastern Steuben County that have columbarium units available for
purchase, and cremation rates continue to rise in Steuben County as they do across the state.
I recommend approval of this application.
The Cemetery
Hope Cemetery is a medium-sized cemetery located primarily in the village of South
Corning, with a small portion of the main cemetery as well as a non-contiguous annex located in
the city of Corning. The cemetery is 29 acres overall, and at the time of its last field inspection
was in good condition and appears to be in compliance with applicable statutes and regulations.
The cemetery has adopted a conflict of interest policy and has indicated that there are no
related parties involved in this transaction. The cemetery is controlled by an all-volunteer board;
for this reason we did not include the cemetery’s IRS Form 990 with this application.

The Columbarium
Hope Cemetery Association proposes to purchase a pre-built 24-niche columbarium unit
and install it in the cemetery. The columbarium unit will be installed along the cemetery’s
southern border, on a strip of land located between a cemetery road and a town street. This
area is particularly undesirable for traditional burials when compared to the cemetery’s other
available inventory, and therefore well suited for a columbarium unit.
The columbarium unit will be provided by George Hoare Memorials, and is of
indeterminate origin from a supplier in China. It will arrive on site in a preassembled or mostly
assembled condition. The concrete foundation for the unit will be poured to specifications. The
columbarium is constructed of granite, with four rows and six columns of niches.
Compliance with 19 NYCRR Section 201.11
The cemetery has demonstrated compliance with 19 NYCRR Section 201.11.
Specifically:
1. Whether the proposed construction has the approval of the corporation's lot owners,
obtained at a special or regular meeting. If not, a description of the authorization or
approval obtained. The cemetery’s board of directors met on September 20, 2018, and
approved the construction of the columbarium. The cemetery also held a meeting of its
lot owners, who approved the project as well. A certified resolution from these meetings
is attached (Exhibit C).
2. (A) The name of the licensed architect or engineer and the estimated total costs of
construction, including land to be appropriated, landscaping, embellishments and other
features. This unit is preassembled and provided by George Hoare Memorials. The
estimated total cost of construction is $8,649.00.
(B) A map or sketch indicating the location of the building, together with a general
description including the number of crypts and niches. The described map and sketch
are attached (Exhibits D and E).
(C) Whether the proposed construction is the complete structure or whether units are to
be added later. If future units are contemplated, the extent of such commitment or plan.
There are no additional units planned at this time. If this proves to be successful, the
cemetery has additional space in the area in which it may apply to install columbarium
units.
3. The source of funds to pay for the construction and the terms of payment. The
cemetery will use general funds for the entirety of the project. The cemetery has
indicated that the project will be paid for entirely from the cemetery’s general fund.
4. An estimate of the trust funds and the current maintenance funds required to maintain
and preserve the facility, covering the year-to-year maintenance and long-term
preservation. See attached report of Division Senior Accountant Karen DeYoung
(Exhibit A) for further financial analysis.
5. An estimate of the cumulative total revenues from sales based on the projected selling
prices. See attached report of Division Senior Accountant Karen DeYoung(Exhibit A) for
further financial analysis.

6. A full disclosure to the extent outstanding certificates of indebtedness or land shares
are to participate in the sales proceeds. The cemetery has no outstanding certificates of
indebtedness or land shares.
7. The projected disposition of the total estimated sales revenues, including but not
limited to the amounts to be allocated for: (A) permanent maintenance and current
maintenance funds; (B) supplemental trust or special fund; (C) estimated selling
expenses, including disclosure of promotional plans; (D) recovery of construction costs;
(E) general fund use or retention; and (F) building operation. See attached report of
Division Senior Accountant Karen DeYoung (Exhibit A) for further financial analysis.
8. (A) A copy of the drawing required by paragraph (B) of this subdivision along with an
indication of the location of the proposed building, and a statement that the notices
required by such paragraph have been posted in accordance with its provisions. The
cemetery has posted the required notice and a copy of that sign is attached (Exhibit F).
It has received no adverse comments to date.
Recommendation
The cemetery has provided all of the necessary documentation and both financial and
operational assessments indicate this will be a positive project. The rate of cremation continues
to climb throughout the state, and that will likely add to the success of this unit. For these
reasons, I recommend approval of this application.
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Hope Cemetery Association, Steuben County # 51-028
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SCHEDULES:
1)
2)
3)
4)
5)

ROI: Return on Investment
Four-year Income and Expense Analysis
Four-year Asset Analysis
Additions to Permanent Maintenance
Sales and Payback Analysis

SUMMARY:
The cemetery has filed an application for the installation of a 24 niche columbarium unit. The
cemetery is experiencing an increase in cremain burials and as their available burial acreage decreases
the need to more efficiently use what is available resulted in their interest in the columbarium. The
cemetery has experienced net operating losses for two (2) out of the four (4) years analyzed for this
project, the anticipated income from sales of niches from this project will help eliminate future losses.
As of the last audit conducted on 6/29/2017 with the audit period ending12/31/16 the cemetery is in
compliance as their permanent maintenance, perpetual care and special trust funds were fully funded.
In 2018 the cemetery sold a large plot to one family. 2018 & 2019’s dividends and interest were
transferred to the cemetery in 2019. The cemetery contributes 10% of lot/niche sales as well as $35
per burial. The cemetery is in compliance with the Division’s rules and regulations. The cemetery is
current with Division filings and fees.
FINANCING - RETURN ON INVESTMENT:
The total cost of $8,6149.00 is going to be funded from of their general fund assets. The
cemetery’s general funds totaled $44,330.60 as of 12/31/2020. The cemetery projects a four-year
selling cycle, as such the simple return on investment would be 41.96%.
RECOMMENDATION:
Based on information available to the Division Accountant from the most recent audit, the project
application and subsequent conversations with the Cemetery’s Board, the recommendation would be
to approve the project.
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Name
County
Cemetery #
Application Type
Project Analysis

ROI
Hope Cemetery Association
Steuben
51-028
Columbarium
February 2021
41.96%

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

Niches
Totals

GROSS REVENUE

No. of Spaces
24

90% of No. of
Spaces*
22
22

Average
Price per
Space

Gross Revenue**
$14,310.00
$14,310.00

662.50

*For purposes of this calculation, assume the final 10 percent of spaces will not sell.
**Gross Revenue is sales of 90 percent of spaces multiplied by average cost.

EXPENSES

Construction costs
Cost of 24 niche unit, including shipping
and setting of unit
Other Preparation costs:
Pouring of foundation
Bench w installation
Decorative floral arrangements
Total Selling Expenses
Loan Interest Expenses
Upkeep costs
PM Allocation (10 percent of total sales)

Comments
$ 6,554
1,180
495
150
270
0
0
1,431

Total Expenses

$10,080.00

Project Return

$4,230.00

% Return

41.96%

Per application quote dtd 11/12/2020
Per application & estimate # E101
Per application & quote dtd 12/10/2020
Per application
Per application
n/a - no financing
Per application it was reported that a cost of $50
for cleaning every 5-10 years so no cost included
with this calculation due to its insignificance
10% NYS minimum
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Name
County
Cemetery #

4 Y/R Income Expense Analysis
Hope Cemetery Association
Steuben
51-028

Source: Annual Finanical Reports as Filed with the Division
Features:
Acres(total)
Available land
Burials Full
Burials Cremations
Lot Sales
YEAR
Operating Income
Lot Sales
Interments
Interments - Weekend & Winter Fees
Vault rental
Insurance settlement
Foundations
Hazardous Monuments Grant
Other
Total Revenue
Annual change in operating revenues

2017
29.1
6.5
14
17
$ 7,725.00

2018
29.1
6.5
24
14
$ 43,000.00

2019
29.1
6.5
18
15
$ 12,200.00

2020
29.1
6.5
17
7
$ 7,200.00

Four Yr Avg

2017

2018

2019

2020

Four Yr Avg

18.25
13.25
$17,531.25

7,725.00
17,615.00
2,500.00
0.00
0.00
0.00
0.00
186.15
28,026.15

43,000.00
22,160.00
5,410.00
175.00
0.00
0.00
0.00
400.50
71,145.50
153.85%

12,200.00
19,455.00
3,190.00
0.00
1,000.00
650.00
14,319.88
492.11
51,306.99
-27.88%

7,200.00
15,315.00
1,660.00
0.00
0.00
350.00
5,662.72
0.00
30,187.72
-41.16%

Results from Operations

28,026.15

71,145.50

51,306.99

30,187.72

Other Income
Interest & Dividend Income
Donations
Total Other

32,841.00
50.00
32,891.00

0.00
4,210.00
4,210.00

41,108.40
300.00
41,408.40

21,224.17
425.00
21,649.17

Four Yr Avg
$23,793.39
$1,246.25
$25,039.64

Net Revenue

60,917.15

75,355.50

92,715.39

51,836.89

$70,206.23

Expenses Operating and Maintenance
Salaries and Wages
Repairs and Maintenance
Payroll Taxes
Snow Removal
Grave Opening
Utilities
Equipment
Total Operating and Maintenance Expenses:

23,797.63
8,027.00
2,008.44
0.00
7,400.00
1,353.72
31.99
42,618.78

20,168.35
4,707.78
1,659.17
0.00
9,955.00
1,398.31
8,289.98
46,178.59

26,300.54
4,944.61
2,068.75
0.00
9,840.00
1,498.20
3,170.00
47,822.10

19,807.08
12,545.00
1,750.49
85.00
6,985.00
1,482.52
0.00
42,655.09

Four Yr Avg
$22,518.40
$7,556.10
$1,871.71
$21.25
$8,545.00
$1,433.19
$2,872.99
$44,818.64

Administrative
Insurance - General Liability
Insurance - Worker's Compensation
Insurance - Commercial Crime
Insurance - Unemployment
Insurance - Disability
Legal and Accounting
Supplies and Repairs
Permanent Mainteance - lot allocation
Permanent Mainteance - Interment allocation
Office Supplies
Vandalism and Assessment
Newspaper notices

$17,531.25
$18,636.25
$3,190.00
$43.75
$250.00
$250.00
$4,995.65
$269.69
$45,166.59

Four Yr Avg
2,689.23
3,373.42
29.00
1,997.82
0.00
2,500.00
6,500.47
1,963.50
2,275.00
790.50
227.00
87.28

2,815.61
2,386.50
29.00
655.19
0.00
0.00
6,139.98
4,300.00
1,400.00
248.27
187.00
50.28

2,505.63
638.52
29.00
565.61
192.26
3,350.00
5,408.23
270.00
805.00
136.63
259.00
38.60

2,788.51
3,820.29
29.00
348.57
162.82
2,600.00
3,693.21
1,550.00
875.00
255.73
195.00
453.42

$2,699.75
$2,554.68
$29.00
$891.80
$88.77
$2,112.50
$5,435.47
$2,020.88
$1,338.75
$357.78
$217.00
$157.40

Employee appreciation
Payroll Service
Grave Buy Backs
Misc
Hazardous Monument repairs
Total Administrative Expenses:

268.56
0.00
1,477.80
154.60
0.00
24,334.18

134.60
105.00
1,916.00
414.00
0.00
20,781.43

269.21
315.00
0.00
249.34
14,232.60
29,264.63

258.82
390.00
0.00
197.54
0.00
17,617.91

$232.80
$202.50
$848.45
$253.87
$3,558.15
$22,999.54

Total Expenses

66,952.96

66,960.02

77,086.73

60,273.00

$67,818.18

-6,035.81

8,395.48

15,628.66

-8,436.11

$2,388.06

Total Surplus/(Deficit)
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4 YR Asset Analysis
Hope Cemetery Association
Steuben
51-028

Balance sheet- Financial Assets
General fund
Permanent Maintenance
Special Trust
Perpetual Care
Total Financial assets

2017
26,683.82
840,143.26
10,159.52
115,180.15

2018
35,003.02
943,948.60
10,165.38
128,200.45

992,166.75

1,117,317.45

2019
52,985.55 *
946,045.45
16,043.15
128,589.30
1,143,663.45

2020
44,330.60
952,267.30
16,256.91
128,817.70
1,141,672.51
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Additions to PM
Hope Cemetery Association
Steuben
51-028

Estimated additions to PM

$2,187.00

From Niche sales
90 % of estimated Niche gross sales
10% PM allocation on Niche sales
From Interments
** Total Single burials
Less 10 % unsold space
Net total
Total Allocations to PM

$ 14,310.00
$ 1,431.00

$35 per burial

24
(2)
22

$ 840.00

-84.00

$ 756.00

$2,187.00

** Niche can hold up to two cremations if desired by purchaser. This would result in twice as much to PM from interments

Exhibit 5
Name
County
Cemetery #
Application Type

Sales & Payback Calculation
Hope Cemetery Association
Steuben
51-028
Columbarium

Based on assumptions below, it will take

Estimated 10 Yr Cost
Estimated annual sales
Estimated Payback in # of Years

2.82 years to cover costs of Columbarium

$ 10,080.00

See ROI sheet for estimated total costs

$ 3,577.50

Total sales per ROI tab, divided by estimate of 4 years sellout

2.82

Exhibit B

APPLICATION FOR APPROVAL OF A MAUSOLEUM OR COLUMBARIUM

BASIC INFORMATION
Cemetery Name
Hope Cemetery

Location of Cemetery: Street Address
325 Park Avenue
City
Corning

Contact Person Name:
Frederick R. Graham
Contact Person Mailing Address:
218 Wall St. Corning, NY 14830

I

Number of Current
Mausoleum Structures:

Zip Code

or Town and Village

I

Contact Person's Phone Number:
607-962-5383
Cemetery Total Acres: 29.15

New York State Cemetery Five Digit ID Number
51 _ 028

Title
Board President
Contact Person's Email:
frgraham75@empacc.net

Cemetery Developed Acres:24.10

Number of Current
0
Columbarium Structures:

9

NY 14830

Date Form Completed
I 22 January 2021

Cemetery Acres Sold:22.60

Does the cemetery have certificates of indebtedness or land shares? (This is not common.) rD Yes l�No
If so, will they participate in the proceeds of this project? nves nNo If yes, describe:

PROJECT DESCRIPTION
Select one:
nMausoleum

lfxi Columbarium

fr Both

Explain the proposed project and why it is in the cemetery's best interest.

We hope to attract a segment of the population that would value an above ground niche vs. an inground grave for
cremains interment. We will be the only cemetery within our immediate community with a columbarium although St.
Mary's, a close by Catholic cemetery, comparable in size, does have a large mausoleum building with 270 niches and
many spaces for full bodies. Their niche prices are very high.
Our proposed columbarium is grey granite, small and single sided with 24 niches, each approximately 12"x12" x12" in
four rows and all able to accomodate two ash interments. The columbarium and base will be set on a 48" deep,
concrete, rebar reinforced foundation at the south end of the cemetery with a back drop row of 95 beautiful evergreen
arborvite trees. A granite bench will also be placed in front. No other burials are in that narrow section.
Although we envision adding more columbariums, we are focused now on just one to test the market. We would like to
have early success and will price the niches accordingly. Cremation burials have been 44% of all burials over the last
10 years so interest in cremation is evident. We hope to return our investment within 4 years.
Funds for all associated costs are available in the General Fund. Interment prices will be as for any other interment but
without the costs of paying a grave digger allowing us to keep most of the interment revenue for cemetery operations.
We expect to increase our yearly income from sales & interments and also engraving services by approved contract.

APPLICATION FOR APPROVAL OF A MAUSOLEUM OR COLUMBARIUM
COMPLIANCE WITH NEW YORK STATE CEMETERY BOARD REGULATIONS
State the number and type of proposed niches/ crypts (e.g., 15 indoor crypts, 30 outdoor crypts, 25 indoor glass-front niches, 50
indoor granite-front niches, etc.).
24 outdoor granite-front niches

[g·

Is the proposed construction the complete structure or will units be added later?
Yes[[] No
If units will be added later, please describe. You may need additional approval later for such units
We plan to add more only if the first columbarium is a success. They would be of the same or similar design and placed
in a row in front of the arborvite trees to either side of the first unit.

Is this part of a prior application?

1r= Yes

1

�

No

Date of prior application:

State the manufacturer/ brand of the unit:
Tecstone Granite USA model TS1424
Total existing niches/ crypts: None

Total number of these still available:

List all permits required to complete this project and attach copies of permits already obtained:
None Required

Describe the status of permits that you have not yet obtained:
None required

If applicable, state the date on which the cemetery posted the sign required by New York State Cemetery Board regulations:
(see "Additional Reauired Documents" on oaae 3).

COST
State the total cost of construction of the project:

$8,649.00

What is the source of funding for the project? Indicate the amount from each source.
� General Fund: $ 8,649.00

C PM Fund Loan (needs court approval, must submit separate application): $
C Commercial Loan (specify whether the loan is collateralized and, if so, what the collateral is.) $
D No Collateral J Collateral (Describe below):

0 Other (please explain) $
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