Temple and Liberty, LLC Cost Benefit Analysis 6-7-2021

Financial Assistance Application
Temple and Liberty, 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
Temple and Liberty, LLC (Corporation to be formed upon funding application
approval), and various correspondence between representatives of the Tioga
County Department of Economic Development and Pianning, Tioga County
Industrial Development Agency, County of Tioga, Town of Owego, Village of
Owego.

PROJECT SUMMARY
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In January 2020, Temple and Liberty, LLC, a Limited Liability Corporation
headquartered in New York at 115 West Clinton Street, Ithaca, began discussions
with Tioga County Property Development Corporation (Land Bank) staff about the
construction of a multi-unit apartment and townhome complex. The Tioga County
Property Development Corporation, a New York Land Bank, fosters economic and
community development by acquiring, holding, managing, developing and
marketing distressed, vacant, abandoned, tax foreclosed and under-utilized
residential and commercial properties. The subject property contains 13 formerly
blighted lots and is owned by the Tioga County Property Development Corporation
(Land Bank), and therefore is presently exempt from real property taxes. Tioga
Opportunities will manage the properties on behalf of Temple and Liberty, LLC.

In May 2021, the Tioga County Department of Economic Development and
Planning (ED&P) and Tioga County Industrial Development Agency (TCIDA)
responded to the Corporation’s request for economic development assistance for
the purchase of real property and the construction and equipping of a 45 unit rental
community located on Temple Street and Liberty Street in the Village of Owego,
New York. The site plan includes two 6-unit townhouses and one 33-unit apartment
building.

The 2017 Tioga County Housing Study recognized the need to increase housing
stock within Tioga County. The study suggests a need for additional low-moderate
income and moderate income rental units within Tioga County.

The 2017 Housing Study projects a population loss of 10,000 people in the 15-64
age group between 2010 and 2040. Meanwhile, the workforce need in Tioga
County is increasing. Major employers, such as Lockheed Martin, Crown Cork &
Seal, and Tioga Downs indicate interest in increasing employment within the next
3-5 years, yet report issues with recruiting new talent due to lack of adequate
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housing options. indeed, the 2017 Tioga County Housing Study notes that “quality
housing is a primary element of retention and recruitment of the workforce.”

Housing strategies outlined in the 2017 Tioga County Housing Study:

A.  NEIGHBORHOOD REVITALIZATION
GOAL.: Revitalize neighborhoods in select villages (Owego, Newark Valley,
Waverly)

STRATEGIES:
1. Demoilition and rehabilitation of housing in specific
neighborhood blocks.
2. New construction of moderate income rental properties
to create mixed income neighborhoods.
3.  Streetscape improvements in targeted neighborhoods.

B. ATTRACT INVESTMENT
GOAL: Attract capital investment from both public and private investors

STRATEGIES:

1. Housing rehabilitation and new construction of multi-family
housing for middle/moderate income families and senior
independent living.

2.  Revitalization of community cores including streetscapes
and fagade improvement.

3.  Upgrade existing market rate rentals.

The Village of Owego 2014 Comprehensive Plan states:

e “The housing needs of a community are a central element in planning for
the future.”

e ‘Improving the conditions of the housing stock, increasing the overall
housing values, and establishing mixed-income developments will advance
the housing stock, making the Village more appealing to a diverse array of
visitors, potential residents, and current residents.”

Housing strategies outlined in the Village of Owego 2014 Comprehensive Plan:

A. IMPROVE CONDITIONS OF HOUSING STOCK
GOAL: Develop a comprehensive system of campaigns, renovations, restorations,
and new construction that work in concert to improve the condition of
housing throughout the Village.

STRATEGIES:
1.  Rehabilitate housing at higher densities.
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Explore adaptive reuses of older and abandoned historic
properties.

Review and potentially revise mixed-use zoning district overlay
boundaries

Develop campaigns to promote available Community
Development Block Grant (CDBG) housing rehabilitation
funding.

Encourage the rehabilitation of downtown buildings to allow for
upper-floor residential uses.

B. INCREASE HOUSING VALUES
GOAL: Encourage new housing development, and ensure that new housing
development is offered at market rate.

STRATEGIES:

1.
2.
3

Encourage the development of universally accessible, market
rate homes to encourage aging in place.

Continue to develop market rate housing opportunities.
Extend water, sewer, and natural gas on Southside along
Route 434 to allow for high-end housing and mixed-use
development.

C. ESTABLISH MIXED INCOME HOUSING DEVELOPMENTS GOAL:
Attract quality market rate mixed income developments that promote stable,
economically healthy neighborhoods.

STRATEGIES:

1.

2.

Partner with various agencies to provide a variety of housing
options for residents.

Court developers for the high-density residential/mixed-use
targeted area just west of downtown.

The March 2014 New York Rising Community Reconstruction Plan also identified
during the public outreach process, “the need to reduce future flood damage by updating
resiliency tools, and offering a variety of market rate housing options that will contribute to
the sustainability and resilience of the Tioga Community”.
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PROJECT DETAIL

Job Creation:

Proposed Site: Temple Street and Liberty Street in the Village of Owego

New York on approximately 2 acres. Current tax map ID #'s representing
the project area are: 128.08-1-6, 128.08-1-7, 128.08-1-8, 128.08-1-8,
128.08-7-81, 128.08-7-80, 128.08-7-79, 128.08-7-78, 128.08-7-77,
128.08-7-76, 128.08-7-75, 128.08-7-74, 128.08-7-73. The subject
property is presently owned by the Tioga County Property Development
Corporation (Land Bank), and therefore is exempt from real property
taxes. The proposed development will require the necessary planning-
level approvals from the Village of Owego, County of Tioga, and New York
State SEQRA.

temporary construction jobs.

Residential Space: Project creates forty-five (45) low-moderate income, workforce

rental units in the Village of Owego.

Project Schedule: Construction is expected to begin in June of 2022 and be

completed within 14 months.

ESTIMATED PROJECT BUDGET

Land/Facility Purchase $ 214,000

Soft Costs & Fees $ 3,031,022
Construction Labor $ 4,443,001
Construction Material $ 5,430,334
Contingency $ 575218
Reserves $ 71,943
Working Capital $ 41,800

Financial Application Fee $ 138,073

Total $13,945,391

Based on company estimates of taxable items for building construction
($5,430,334), the IDA will be providing a sales tax exemption estimated
at $434,427; State and local portions are in equal amounts of
$217,213.50.

Project creates an anticipated new workforce of 1 FTE with an
estimated new payroll of $70,000 by 2024. Project creates 100

Based on the anticipated conventional mortgage required by the Company
the IDA will be providing a mortgage tax exemption estimated at $2,227.50.
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Estimated local sales tax exemption and mortgage recording tax exemption

for the project: $219,441.
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ECONOMIC IMPACT

A) Operations 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.

Estimated Operations Employment Impact
Tioga County, NY

Job Creation 1
Multiplier 1.1034
Total Employment Impact to 1.1034
Tioga County, NY

Operations Employment Impact Summary:
1. This project will create 1 FTE by the Corporation.

2. Additiona!l indirect results include creating ~.1034 employees in Tioga
County, NY.

B) Operations 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 Operations Annual Earnings Impact
Tioga County, NY

Annual Earnings (1 FTE) Est. $70,000
Multiplier 1.1516
Total Earnings Impact to Tioga $80,612
County, NY
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Operations Annual Earnings Impact Summary:

1. This project will create approximately $70,000 in annual new employee
earnings by the Corporation.

2. Indirect results include creating ~$10,612 in additional annual employee
earnings in Tioga County, NY.

C) Construction 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.

Estimated Construction Employment Impact
Tioga County, NY

Job Creation 100
Multiplier 1.372
Total Employment Impact to 137
Tioga County, NY

Construction Employment Impact Summary:
1. This project will create approximately 100 temporary construction jobs.
2. Additional indirect results include creating ~37 jobs in Tioga County, NY.

D) Consumer Spending Impact on an Annual Basis:

In determining consumer spending impact, we have utilized the “Economic & Fiscal
Impact Analysis of the Proposed Relocation of Tioga County Office” prepared for
the Village of Owego in June 2001 by RKG Associates, Inc., of Durham, New
Hampshire.
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Estimated Consumer Spending Impact
Village of Owego NY

Number of New Residents 96 96 96
Average Consumer Spending as $7.50/day $15.00/day $22.50/day
calculated by RKG Associates, Inc. (Low est.) (Medium est.} | (High est.)
Total Annual Consumer Spending $262,800 $525,600 $788,400
Impact to the Village of Owego NY

Source: RKG Associates, Inc. —“Spin-off Consumer Spending & Potential”

Annual Consumer Spending Impact Summary:

1. This project will minimally create an estimated $262,800 annually in new
consumer spending in the Village of Owego. RKG Associates, Inc. has
calculated the positive economic impact as high as $788,400 annually in the
Village of Owego.

2. Assumption: There will be 117 residents in the 45 rental units. There were
21 residents in the project area prior to purchase and demolition by the Tioga

County Property Development Corporation (Land Bank). The result is 96

new residents of the Village of Owego.

3. Note: Occupancy estimates obtained from the Corporation.

E) Sewer Revenue Impact on an Annual Basis:

Estimated Sewer Revenue Impact
Village of Owego NY

Additional EDUs Village of Owego Capital Total
Sewer Rate Improvement Fee
40 $141/EDU $5/EDU $23,360

Annual Sewer Revenue Impact Summary:

1. This project will add an estimated 40 EDUs to the Village of Owego sewer
system. This will produce $23,360 in annual revenue for the Village of Owego.
2. Assumption: 45 new EDUs minus 5 lost EDUs results in net gain of 40 EDUs
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SCHOOL DISTRICT IMPACT

The following is an estimate of the potential number of new students expected to attend
schools in the Owego-Apalachin Central School District (QACSD):

Estimated Increase in Students
Owego-Apalachin School District = 29

Number of Number of Units | Estimated Children | Prior Number of
Bedrooms (1 per extra room) Children
1 20 0
2 17 17
3 8 16
33 4

School District Impact Summary:

1. This project could lead to approximately 29 new students enrolling
in OACSD. If 28 new students enroll, the breakdown is anticipated
to be:

elementary school - 13
middle school - 7
high school - 9
2. Assumption: 45 residents will be heads of household and will not attend

OACSD. For all two and three bedroom units, 1 OQACSD student resides in
each additional bedroom.

3. Assumption (obtained from QACSD): Of all students enrolled at OACSD, 45%
are in elementary school, 24% are in middle school, and 31% are in high
school.
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PROPOSED PAYMENT-IN-LIEU-OF-TAX

The following PILOT has been proposed by Temple and Liberty, LLC.

Year Estimated Real PILOT Real Property Tax
Property Tax** Payment Amount* Abatement
Construction Period $0 $0 $0
1 $38,975.53 $15,750.00 $23,225.53
2 $39,755.04 $16,065.00 $23,690.04
3 $40,550.15 $16,386.30 $24,163.85
4 $41,361.15 $16.714.03 $24,647.12
5 $42,188.37 $17,048.31 $25,140.06
8 $43,032.14 $17,389.27 $25,642.87
7 $43,892.78 $17,737.06 $26,155.72
8 $44,770.64 $18,091.80 $26,678.84
9 $45,666.05 $18,453.64 $27,212.41
10 $46,679.37 $18,822.71 $27,756.66
11 $47,510.96 $19,199.16 $28,311.80
12 $48,461.18 $19,583.15 $28,878.03
13 $49,430.40 $19,974.81 $29,455.59
14 $50,419.01 $20,374.30 $30,044.71
15 $51,427.39 $20,781.79 $30,645.60
16 $52,455.94 $21,197.43 $31,258.51
17 $53,505.06 $21,621.37 $31,883.69
18 $54,675.16 $22,053.80 $32,521.36
19 $55,666.66 $22,494.88 $33,171.78
20 $56,779.99 $22,944.78 $33,835.21
21 $57,915.59 $23,403.67 $34,511.92
22 $59,073.91 $23,871.74 $35,202.17
23 $60,255.38 $24,349.18 $35,906.20
24 $61,460.49 $24,836.16 $36,624.33
25 $62,689.70 $25,332.89 $37,356.81
26 $63,943.50 $25,839.54 $38,103.96
27 $65,222.37 $26,356.34 $38,866.03
28 $66,526.81 $26,883.46 $39,643.35
29 $67,857.35 $27,421.13 $40,436.22
30 $69,214.50 $27,969.55 $41,244.95
Total $1,581,162.57 $638,947.25 $942,215.32

*Note: Year 1 of PILOT to start at $350/unit (45 units), then increase by 2% each year

thereafter for term of bond financing (30 years).

**Note: Real Property Taxes estimated for $580,000 anticipated assessment using
NYS Real Property Tax Law Section 581a (Assessment of Residential Real Property)
and based on a the 2020-21 OACSD School Tax rate, 2020 Village Tax rate, and
2021 Town and County Tax rates; projecting the combined tax rate of 67.199197 in

2024. Model assumes a 2% annual tax increase,
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According to this estimated PILOT financial model, over a period of thirty (30) years,

Temple and Liberty, LLC. would be provided an estimated real property tax abatement of
$942,215.32.

BREAKDOWN OF PROPOSED PILOT PAYMENT

Total
Year PILOT Town County Village School
Payment* | Amount Amount Amount Amount
Construction $0 $0 $0 $0

Period 0
1 $15,750.00 | $302.78 | $3,196.34 | $5,013.38 | $7,237.50
2 $16,065.00 | $308.84 | $3,260.26 | $5,113.64 | $7,382.25
3 $16,386.30 | $315.02 | $3,32547 | $5,215.92 | $7,529.90
4 $16.714.03 | $321.32 | $3,391.98 | $5,320.24 | $7,680.50
5 $17,048.31 | $327.74 | $3,459.82 | $5,426.64 | $7.834.11
6 $17,389.27 | $334.30 | $3,529.01 | $5,535.17 | $7,990.79
7 $17,737.06 | $340.98 | $3,599.59 | $5,645.88 | $8,150.60
8 $18,091.80 | $347.80 | $3,671.59 | $5,758.79 | $8,313.62
9 $18,453.64 | $354.76 | $3,745.02 | $5,873.97 | $8,479.89
10 $18,822.71 | $361.85 | $3,819.92 | $5,991.45 | $8,649.49
11 $19,199.16 | $369.09 | $3,896.32 | $6,111.28 | $8,822.48
12 $19,583.15 | $376.47 | $3,974.24 | $6,233.50 | $8,998.93
13 $19,974.81 | $384.00 | $4,053.73 | $6,358.17 | $9,178.90
14 $20,374.30 | $391.68 | $4,134.80 | $6,485.34 | $9,362.48
15 $20,781.79 | $399.52 | $4.217.50 | $6,615.04 | $9,549.73
16 $21,197.43 | $407.51 | $4,301.85 | $6,747.35 | $9,740.73
17 $21,621.37 | $415.66 | $4,387.89 | $6,882.29 | $9,935.54
18 $22,053.80 | $423.97 | $4,47564 | $7,019.94 | $10,134.25
19 $22,494.88 | $432.45 | $4,565.16 | $7,160.34 | $10,336.94
20 $22.944.78 | $441.10 | $4656.46 | $7,303.54 | $10,543.68
21 $23,403.67 | $449.92 | $4,749.59 | $7,449.61 | $10,754.55
22 $23,871.74 | $458.92 | $4,844.58 | $7,598.61 | $10,969.64
23 $24,349.18 | $468.10 | $4,941.47 | $7,750.58 | $11,189.03
24 $24836.16 | $477.46 | $5040.30 | $7,905.59 | $11,412.81
25 $25,332.89 | $487.01 | $5141.11 | $8,063.70 | $11,641.07
26 $25,839.54 | $496.75 | $5,243.93 | $8,224.98 | $11,873.89
27 $26,356.34 | $506.68 | $5,348.81 [ $8,389.48 | $12,111.37
28 $26,883.46 | $516.82 | $5455.78 | $8,557.27 | $12,353.60
29 $27,421.13 | $527.15 | $5,564.90 | $8,728.41 | $12,600.67
30 $27,969.55 | $537.69 | $5,676.20 | $8,902.98 | $12,852.68

Total $638,947.25 |$12,283.31|$129,669.24 | $203,383.09  $293,611.62

*Note: Year 1 of PILOT to start at $350/unit (45 units), then increase by 2% each year

thereafter for term of bond financing (30 years).
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JUSTIFICATION FOR DEVIATION FROM UNIFORM PILOT POLICY

The following additional points should be considered as justification for deviation
from the IDA’s Uniform PILOT Policy:

pg. 12

Without the proposed PILOT Agreement, the project is not financially viable.
There are 3 variables that impact the operating budget of an affordable housing
project and its success: insurance, taxes, and utilities. The award of a PILOT
removes one variable (taxes) and allows for more structured planning. Also,
as the PILOT term is tied to the affordability regulatory term of 30 years, the
proposed PILOT is co-terminus with.

The subject property is presently owned by the Ticga County Property
Development Corporation (Land Bank), and therefore is exempt from real
property taxes. While the proposed PILOT would theoretically remain tax
exempt, it does deliver a schedule of real property taxes to be paid to all
affected taxing authorities.

The impact of creating forty-five (45) housing units in the Village of Owego will
serve to improve the customer base of many local businesses. Renters will
bring with them disposable income that will serve to invigorate the local
business sector.

The project will fill the need for apartments that is currently lacking in Tioga
County largely due to the substantial housing stock loss as a result of
Hurricane rene and Tropical Storm Lee.

The project will provide resilient and sustainable housing choices.

Important to the future of Tioga County is attracting new residents to our Towns
and Villages. The population of the County has been falling since 2000, and this
project will assist in recruiting and retaining a quality workforce.

The project will generate an estimated $23,360 in annual sewer revenue for
the Village of Owego.
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SUMMARY

> Temple and Liberty, LLC is contributing an estimated $13,906,052 in public and
private capital investment; creating 1 full time equivalent job with an anticipated
$70,000 in new annual wage earnings.

> The Tioga County Property Development Corporation, a New York Land Bank,
fosters economic and community development by acquiring, holding,
managing, developing and marketing distressed, vacant, abandoned, tax
foreclosed and under-utilized residential and commercial properties. The
subject property contains 13 formerly blighted lots and is owned by the Tioga
County Property Development Corporation (Land Bank), and therefore is
presently exempt from real property taxes.

> Tioga Opportunities will manage the properties for Temple and Liberty, LLC.

> An estimated 100 construction jobs will be created as a result of this project. This
is expected to stimulate another 37 indirect jobs related to construction in Tioga
County.

> The addition of 96 residents in the Village of Owego will create an economic
stimulation of $262,800 to $788,400 annually due to the infusion of new
disposable income.

> The addition of forty-five (45) rental units in the Village of Owego will create an
additional 40 EDUs for the Village of Owego sewer system, generating $23,360
in annual revenue.

> The Tioga County IDA is providing a local sales tax exemption estimated at
$217,213.50 for construction.

> The Tioga County IDA is providing mortgage tax exemption estimated at
$2,227.50.

> The Tioga County IDA is providing real property tax savings estimated at
$942,215.32 over thirty (30) years.
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