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                                     AGENDA 

 

 
A meeting of the Finance Committee of the City of Albany Industrial Development Agency will be held on Wednesday, 
November 13

th
 at 12:15PM at 21 Lodge Street, Albany, NY 12207 (Conference Room) 

 
       Roll Call 
 
 
       Reading of Minutes of the Finance Committee Meeting of October 9th, 2013 
 

      
       Approval of Minutes of the Finance Committee Meeting of Ocotber 9th, 2013 
 

 
       Unfinished Business 

 488 Broadway Arcade LLC 

 132 State Street Properties LLC 

 136 State Street Properties LLC  

 Aeon Nexus Corporation  

 140 State Street Properties LLC 

 144 State Street LLC  

 67 Howard Street LLC 

 677 Broadway LLC 
      
       New Business 

 412 Broadway Realty, LLC 

 40 Stueben LLC 

 Park South Partners LLC 

 Albany Medical Center – 391 Myrtle Avenue (MOB) 

 Columbia Harriman 455 LLC 
 

 
       Other Business 

 
 
       Adjournment      

 
 

* The next regularly scheduled meeting is Thursday, November 21, 2012 at 21 Lodge Street, Albany, NY 12207 

PLEASE NOTE THAT PUBLIC HEARINGS CONCERNING THE FOLLOWING PROJECTS WILL BE HELD AT 11:30am ON  
Wednesday, November 13, 2013 at 21 Lodge Street, Albany, NY 12207 

 
488 Broadway Arcade LLC 

132 State Street Properties LLC 
136 State Street Properties LLC 

Aeon Nexus Corporation  
140 State Street Properties LLC 

144 State Street LLC 
67 Howard Street LLC 
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IDA MINUTES OF FINANCE COMMITTEE MEETING  
Wednesday, October 9th 

 
 
Attending:       Martin Daley, Kathy Sheehan, Susan Pedo,  C. Anthony Owens and Tracy 

Metzger 
                                                                                                                                       
Absent:              
 
Also Present:   Michael Yevoli, Erik Smith, Joe Scott, Sarah Reginelli, Brad Chevalier, Amanda 

Vitullo & Amy Gardner 
                                                                                     
Chairman, Martin Daley, called the Finance Committee meeting of the IDA to order at 12:15 PM.   
 
Roll Call  
 
Chairman, Martin Daley, reported that all Committee members were present. 
 
Reading of Minutes of the Finance Committee Meeting Minutes of September 19th, 2013 
 
Since the minutes of the September 19th, 2013 meeting had been distributed to the Committee members 
in advance for review, Chairman Martin Daley made a proposal to dispense with the reading of the 
minutes. 
 
Approval of Minutes of the Finance Committee Meeting Minutes of September 19th, 2013 
 
Chairman Martin Daley made a proposal to approve the minutes of the Finance Committee meeting of 
September 19th, 2013.  A motion to accept the minutes, as presented, was made by Anthony Owens and 
seconded by Kathy Sheehan. A vote being taken, the minutes were accepted unanimously. 
 
Unfinished Business 
 
488 Broadway Arcade LLC 
Staff advised the Committee that they had received a revised PILOT request per the comments of the 
Finance Committee.  Staff advised the Board that they had completed the comparison of the current 
proposal to the 485-a.  The question of an appropriate assessment of the property was also discussed.  
The use of Historic Tax Credits was discussed.   Staff would schedule a public hearing for the project for 
November. 
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132 State Street Properties LLC, 136 State Street Properties LLC, Aeon Nexus Corporation, 140 State 
Street Properties LLC, 144 State Street LLC, 67 Howard Street LLC 
Staff advised the Committee that they had received a revised PILOT request per the comments of the 
Finance Committee.  Joe Nicolla and Debra Lambek of Columbia Development, representatives for the 
projects, were present to discuss the projects and answer questions.  The Committee asked the staff if 
any of the properties would be eligible for the 485-a Tax Abatement; 140 State Street would be eligible.  
The use of 67 Howard Street for the construction of a parking garage was reviewed.  The profitability of 
parking garages and the proposed request was discussed.  Mr. Nicolla advised the Committee that the 
parking garage and a banquet facility are requirements of the Renaissance by Marriott hotel.  The 
economic impact of the Hotel and potential spending multiplier effects of the project were discussed.  
The possibility of growth and future construction on the site was discussed. Staff would schedule public 
hearings for each project for November. 
    
 New Business 
 
2014 Draft Budget 
Erik Smith advised the Board that in accordance with the Public Authorities Accountability Act, 
authorities with a fiscal year ending on December 31 are required to adopt the subsequent year’s 
operating budget by November 1.    Mr. Smith reviewed the proposed 2014 budget and 2013 year-to-
date performance with the Board.  The budgeted amount of two expenditure items, the management 
contract and the sub-lease AHCC, have increased in the proposed 2014 budget when compared to the 
2013 budget.  Developing a pilot program incentivizing applicants to encourage employees to utilize 
public transit was discussed.  Setting aside agency funds to develop the pilot program was reviewed, but 
not acted upon. With the exemption of the increase in the two expenditure items the proposed 2014 
budget is consistent with the 2013 budget and assumes approximately, $110 million in project activity 
for 2014.   Staff advised the Committee that the budget can be amended after it is approved for revenue 
increases.  The Committee agreed that the project should be moved to the full Board for consideration.     
 
 
Other Business 
 
There being no further business, Chairman Martin Daley adjourned the meeting at 12:40PM. 
 
Respectfully submitted, 
 
 
___________________ 
(Assistant) Secretary 
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Chairman Anthony Ferrara         October 17,   2013 

c/o Commissioner Michael Yevoli 

Industrial Development Agency 

The City of Albany 

21 Lodge Street 

Albany, NY 12207 

 

Dear Chairman Ferrara and members of the IDA Board: 

 

On the behalf of the Historic Albany Foundation (HAF) staff and Board of Directors, I would like to express 

our support for the 144 State Street LLC on behalf of the Marriott Corporation that seeks to redevelop the 

vacant Dewitt Clinton Hotel as a “Renaissance by Marriott” hotel.  We feel that this project, alongside the 

critical redevelopment of the adjacent Wellington Row/State Street properties, will serve as an urban catalyst 

for downtown revitalization, economic vitality and  increased commercial activity. 

 

Rehabilitating the former Dewitt Clinton Hotel symbolizes positive, forward movement in the long awaited 

downtown revitalization efforts and when completed, will attract other likeminded hospitality and heritage 

tourism industries and companies.  A good historic preservation project coupled with excellent economic 

development goals makes a great partnership.  As 144 State Street LLC/Marriott Corporation  makes its 

commitment to rehabilitate this important historic icon it will also help the City of Albany to attract other 

corporations and small businesses.  The investment and subsequent leverage in the downtown area and 

surrounding neighborhoods will be monumental. 

 

The DeWitt Clinton Hotel was built in 1927 as a twelve story “modern” hotel with brick and stone trim facades 

facing State, Eagle and Howard Streets.  It was built during a period of prosperity as Albany’s prominence as a 

transportation center increased and a number of grand hotels were constructed.  As a contributing structure to 

the Downtown Albany Historic District, the building retains a high degree of architectural integrity despite 

having ceased its use as hotel in the mid-1970s.  Unlike many other buildings of this vintage that have fallen 

into disrepair, the DeWitt Clinton Hotel has been somewhat maintained with commercial and housing activities 

over a long period of time.  Thus, the hotel will be restored as a valuable structure on one of our most important 

main streets in Albany.  

 

This project also offers an opportunity to establish a model for successful rehabilitation and revitalization. It is 

our understanding that 144 State Street LLC and the Marriott Corporation already recognize the importance of 

this landmark building. As such, this project is eligible for, and we understand that Columbia Development has 

been making inroads,  to using State and Federal Rehabilitation Tax Credits.  While the IDA application 

projects that 162 new jobs will be created, it is important to note that with respect to the projected 200 

construction jobs, historic preservation creates more local jobs, uses more local materials and supports more 

small businesses than building new thus sustaining a healthier local economy.   

 

 

89 Lexington Avenue*Albany, NY 12206*www.historic-albany.org*(518) 465-0876 



 

 

 

 

 

 

 

 

 

IDA Comments on 144 State Street LLC/Marriott Corporation 

Page -2- 

 

 

 

I therefore urge the IDA Board to support their requests in their application, to have the City be a partner in the 

revitalization of this downtown landmark and to encourage this historic rehabilitation project as a model for the 

ongoing preservation and revitalization of our precious architectural resources.  

 

Very truly yours, 

 

 
Susan Herlands Holland 

Executive Director 

 

cc.  City of Albany Planning Board 

       City of Albany Historic Resource Commission 

       Joe Nicolla, President, Columbia Development Cos. 
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MEMO 
 

TO:   City of Albany IDA Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:  488 Broadway Arcade LLC   

 

DATE:  November 8, 2013 

 

 

No changes have occurred as it pertains to the requested financial assistance for this 

project.  Staff seeks further feedback and direction from the Committee.   



Interim(1)
2014 2013/2014 $46.73 $1,000,000 $46,733 - - - - - - - -

1(2)
2015 2014/2015 $48.13 $1,000,000 $48,135 $6,800,000 $327,317 $48,135 $279,183 100% $48,135 $279,183 100%

2 2016 2015/2016 $49.58 $1,000,000 $49,579 $6,800,000 $337,137 $49,579 $287,558 100% $49,579 $287,558 100%

3 2017 2016/2017 $51.07 $1,000,000 $51,066 $6,800,000 $347,251 $51,066 $296,185 100% $51,066 $296,185 100%

4 2018 2017/2018 $52.60 $1,000,000 $52,598 $6,800,000 $357,669 $52,598 $305,070 100% $52,598 $305,070 100%

5 2019 2018/2019 $54.18 $1,000,000 $54,176 $6,800,000 $368,399 $54,176 $314,222 100% $54,176 $314,222 100%

6 2020 2019/2020 $55.80 $1,000,000 $55,802 $6,800,000 $379,451 $55,802 $323,649 100% $55,802 $323,649 100%

7 2021 2020/2021 $57.48 $1,000,000 $57,476 $6,800,000 $390,834 $57,476 $333,359 100% $57,476 $333,359 100%

8 2022 2021/2022 $59.20 $1,000,000 $59,200 $6,800,000 $402,559 $59,200 $343,359 100% $59,200 $343,359 100%

9 2023 2022/2023 $60.98 $1,000,000 $60,976 $6,800,000 $414,636 $131,708 $282,928 80% $60,976 $353,660 100%

10 2024 2023/2024 $62.81 $1,000,000 $62,805 $6,800,000 $427,075 $208,513 $218,562 60% $62,805 $364,270 100%

11 2025 2024/2025 $64.69 $1,000,000 $64,689 $6,800,000 $439,887 $289,808 $150,079 40% $102,209 $337,678 90%

12(3)
2026 2025/2026 $66.63 $1,000,000 $66,630 $6,800,000 $453,084 $375,793 $77,291 20% $105,275 $347,809 90%

13 2027 2026/2027 $68.63 $1,000,000 $68,629 $6,800,000 $466,676 $466,676 - - $108,434 $358,243 90%

14 2028 2027/2028 $70.69 $1,000,000 $70,688 $6,800,000 $480,677 $480,677 - - $111,687 $368,990 90%

15 2029 2028/2029 $72.81 $1,000,000 $72,808 $6,800,000 $495,097 $495,097 - - $115,037 $380,060 90%

16 2030 2029/2030 $74.99 $1,000,000 $74,993 $6,800,000 $509,950 $509,950 - - $161,984 $347,966 80%

17 2031 2030/2031 $77.24 $1,000,000 $77,242 $6,800,000 $525,248 $525,248 - - $166,844 $358,405 80%

18 2032 2031/2032 $79.56 $1,000,000 $79,560 $6,800,000 $541,006 $541,006 - - $171,849 $369,157 80%

19 2033 2032/2033 $81.95 $1,000,000 $81,946 $6,800,000 $557,236 $557,236 - - $177,004 $380,232 80%

20(4)
2034 2033/2034 $84.40 $1,000,000 $84,405 $6,800,000 $573,953 $573,953 - - $182,315 $391,639 80%

Permanent(5)
2035 2034/2035 $86.94 $1,000,000 $86,937 $6,800,000 $591,172 - - - - - -

$1,293,403 $8,795,142 $5,583,697 $3,211,445 $1,954,450 $6,840,692

Status Quo Applicant Requested PILOT

(15) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Applicant Requested PILOT

(10) Estimated taxes if proposed project occurred without PILOT assistance.  

(6) Estimated tax rate (does not include any special ad volereum taxes that are still payable under PILOT) based on City and County 2013 tax year plus a 4% escalator and School 2013/2014 tax with estimated escalation of 3% thereafter.

488 Broadway Arcade LLC: Revised PILOT Analysis

School Tax 

Year

Estimated Total 

Taxes w/o 

PILOT(10)

% of Abatement 

on Improved 

Assessment(16)

Estimated 

Abatement 

Savings(15)

Estimated PILOT 

Payments(14) 

% of Abatement 

on Improved 

Assessment(13)

Estimated 

Abatement 

Savings(12)

Estimated PILOT 

Payments and 

Normal Taxes(11)

Estimated Total 

Improved 

Assessment(9)

City and 

County Tax 

Year

Estimated Total 

Taxes(8)

485a Tax Abatement (For Comparison Purposes)

(4) Estimated end of PILOT payments assuming Applicant Requested PILOT.

(8) Estimated taxes if proposed project did not occur (i.e. left status quo).

(11) Estimated PILOT Payments and Normal Taxes for Years 13-20 assuming 485a Tax Abatement (shown for comparison reasons)

(13) Percent abatement on increased assessment via PILOT assuming 485a Tax Abatement (shown for comparison reasons)

(14) Estimated PILOT Payments assuming Applicant Requested PILOT

(12) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming 485a Tax Abatement (shown for comparison reasons)

***Analysis is ONLY an estimate***

(17) Totals for comparison and analysis during PILOT agreement period only.

Normal Tax

PILOT Year Tax Rate(6)

(9) Per Commissioner of Department of Assessment & Taxation based on estimate of $100,000 per unit (inc. land and improvement assessment value). Assessment value is not  fixed.

(1) Property will likely be taxable until March 1st, 2014.  Project would likely close with Agency in January or February of 2014.  

(2) Estimated start of PILOT payments. 

Estimated Total(17)

(7) Based on estimated reduction in assessment challenge.  

(5) Property returns to taxable status.

Proposed Project

Estimated Total 

Assessment(7)

(16) Percent abatement on increased assessment via PILOT assuming Applicant Requested PILOT

(3) Estimated end of 485a Tax Abatement (shown for comparison reasons)

Notes:



MEMO 
 

TO:   City of Albany IDA Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:  132 State Street Properties, LLC; 136 State Street Properties, LLC; Aeon 

Nexus Corporation; and 140 State Street Properties, LLC   

 

DATE:  November 8, 2013 

 

 

As you will recall, after receiving comments on the PILOT request from the Finance 

Committee at the September meeting, the Applicant presented a revised PILOT request at 

the Committee’s October meeting.  The revised PILOT request includes the reduction of 

the duration of the PILOT from 20 to 12 years and modifies the percentage abatement 

amounts.   

 

% of Abatement Comparison Chart 

PILOT Year 

Original Proposed 
% of Abatement on 

Improved 
Assessment

(12)
 

Revised Proposed 
% of Abatement on 

Improved 
Assessment

(12)
 

1 100% 100% 

2 100% 100% 

3 100% 100% 

4 100% 100% 

5 100% 100% 

6 100% 100% 

7 100% 100% 

8 85.71% 100% 

9 85.71% 80% 

10 71.43% 60% 

11 71.43% 40% 

12 57.14% 20% 

13 57.14% Taxable Status 

14 42.86% Taxable Status 

15 42.86% Taxable Status 

16 28.57% Taxable Status 

17 28.57% Taxable Status 

18 14.29% Taxable Status 

19 14.29% Taxable Status 

20 7.14% Taxable Status 

 



 

Staff presented the revised PILOT to the Finance Committee in October for discussion.  

The revised PILOT was received positively by the Committee.   

 

Staff seeks further feedback and direction from the Committee.  Would the Committee, 

contingent upon receipt of all land-use approvals in November, consider providing a 

recommendation to the Board that at its December 19
th

  meeting for all necessary 

approval resolutions for the 132 State Street Properties, LLC; 136 State Street Properties, 

LLC; Aeon Nexus Corporation; and 140 State Street Properties, LLC?    
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 144 State Street LLC – Revised Project Summary 

 

DATE: November 8, 2013 

 

 
Staff Notes: 

This project summary is in response to the request for financial assistance by the Applicant which was introduced 

at the September 19
th

 Finance Committee meeting. A public hearing resolution was approved at the September 

19
th

 Board meeting.  The project was subsequently discussed at the October 9
th

 Finance Committee.  This project 

summary is the result of the work staff has performed per the direction of the Finance Committee at the October 

9
th

 meeting. The Applicant has submitted a revised PILOT request for Finance Committee review.  The revised 

PILOT request includes the reduction of the duration of the PILOT from 20 to 15 years and modifies the 

percentage abatement amounts.  Staff seeks feedback from the Committee.  Please note this project summary will 

continue to be updated as the project progresses through staff review and Agency consideration.   
 

Applicant: 144 State Street LLC 

 

Managing Members (% of Ownership): Joseph R. Nicolla (51%) and Richard A. Rosen (49%) 

 

Project Location: 142 State Street 

 

Project Description: Proposed acquisition of a parcel of land along with the acquisition of and 

renovation of a historic, existing 180,000 SF +/- building into a 204 +/- hotel with banquet/event 

space.  The project includes the installation of tenant finishes, personal property, fixtures, 

furniture and equipment.  

  

Estimated Project Cost: $46,960,257  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $17,450,000  

 

Estimated Total Mortgage Amount: $32,000,000  

 

Current Total Assessment: $1,000,000 (per Commissioner of Department of Assessment & 

Taxation) 

 

Estimated Improved Total Assessment: $20,400,000 (per Commissioner of Department of 

Assessment & Taxation)  

 

Requested PILOT: Applicant proposes entering into a 15 year PILOT agreement with the IDA 

in which annual payments in lieu of taxes will be calculated by adding A) an amount equal to 
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one hundred percent (100%) of the Normal Tax due with respect to the current total assessment 

(i.e. the “base” assessment) and B) an amount equal to a percentage of the Normal Tax due with 

respect to the additional improved assessment from completion of the project. Please see 

attached Revised PILOT Analysis for specifics. 

 

Below is a comparison of original proposed percent of abatement schedule versus the revised 

proposed percent of abatement schedule.  

 

% of Abatement Comparison Chart 

PILOT Year 

Original Proposed 
% of Abatement on 

Improved 
Assessment

(12)
 

Revised Proposed 
% of Abatement on 

Improved 
Assessment

(12)
 

1 100% 100% 

2 100% 100% 

3 100% 100% 

4 100% 100% 

5 100% 100% 

6 100% 100% 

7 100% 100% 

8 85.71% 100% 

9 85.71% 100% 

10 71.43% 100% 

11 71.43% 83.33% 

12 57.14% 66.67% 

13 57.14% 50.00% 

14 42.86% 33.33% 

15 42.86% 16.67% 

16 28.57% Taxable Status 

17 28.57% Taxable Status 

18 14.29% Taxable Status 

19 14.29% Taxable Status 

20 7.14% Taxable Status 

 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: $4,292,288  

 As compared to $4,650,397 over first 15 years of previously proposed 20 year 

PILOT (difference of -$358,109).  If a comparison is made over 20 years, where 

the original proposed 20 year PILOT is compared to the proposed revised 15 year 

PILOT and an additional 5 years of full taxes, the total estimated PILOT payments 

during the original proposed 20 year PILOT would be $11,364,151 while the total 

estimated PILOT payments and taxes during the proposed revised 15 PILOT year 
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PILOT and an additional 5 years of full taxes would be $12,414,468 (difference of 

+$1,050,317 with the project listed as taxable 5 years earlier). 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $1,396,000 

o Mortgage Recording Taxes: $400,000 

o Real Property Taxes: $13,970,959 (Not a Net Present Value) 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (162) new jobs 

o Projected Construction: (200) jobs 

 

Other Economic Impacts:   

o Increases local and state sales tax revenues   

o Increase in hotel occupancy tax revenues  

o Increases Downtown BID revenues that will be used to further the betterment of the 

district   

 

Strategic Initiatives: 

o Albany 2030  

 Increase job opportunities for all residents. 

 Encourage investment in urban land and buildings for employment and housing 

through development, redevelopment, rehabilitation and adaptive reuse. 

 

Planning Board Actions: 

o In the process of seeking necessary approvals from Board of Zoning Appeals and 

Planning Board.   

 

Estimated IDA Fee 

o Fee amount: $469,603 

 

Mission 

o The purpose of the Industrial Development Agency is to promote, develop, encourage 

and assist in the acquiring, constructing, reconstructing, improving, maintaining, 

equipping and furnishing industrial, manufacturing, warehousing, commercial, research 

and recreation facilities. The Agency aims to protect and promote the health of the 

inhabitants of the City of Albany by the conservation, protection and improvement of the 

natural and cultural or historic resources and environment and to control land, sewer, 

water, air, noise or general environmental pollution derived from the operation of 

industrial development. 



Interim
(1)

2014 2013/2014 $46.73 $1,000,000 $46,733 - - - - -

1(2)
2015 2014/2015 $48.13 $1,000,000 $48,135 $20,400,000 $981,952 $48,135 $933,817 100%

2 2016 2015/2016 $49.58 $1,000,000 $49,579 $20,400,000 $1,011,411 $49,579 $961,832 100%

3 2017 2016/2017 $51.07 $1,000,000 $51,066 $20,400,000 $1,041,753 $51,066 $990,687 100%

4 2018 2017/2018 $52.60 $1,000,000 $52,598 $20,400,000 $1,073,006 $52,598 $1,020,407 100%

5 2019 2018/2019 $54.18 $1,000,000 $54,176 $20,400,000 $1,105,196 $54,176 $1,051,020 100%

6 2020 2019/2020 $55.80 $1,000,000 $55,802 $20,400,000 $1,138,352 $55,802 $1,082,550 100%

7 2021 2020/2021 $57.48 $1,000,000 $57,476 $20,400,000 $1,172,502 $57,476 $1,115,027 100%

8 2022 2021/2022 $59.20 $1,000,000 $59,200 $20,400,000 $1,207,677 $59,200 $1,148,478 100%

9 2023 2022/2023 $60.98 $1,000,000 $60,976 $20,400,000 $1,243,908 $60,976 $1,182,932 100%

10 2024 2023/2024 $62.81 $1,000,000 $62,805 $20,400,000 $1,281,225 $62,805 $1,218,420 100%

11 2025 2024/2025 $64.69 $1,000,000 $64,689 $20,400,000 $1,319,662 $273,893 $1,045,769 83.33%

12 2026 2025/2026 $66.63 $1,000,000 $66,630 $20,400,000 $1,359,252 $497,461 $861,791 66.67%

13 2027 2026/2027 $68.63 $1,000,000 $68,629 $20,400,000 $1,400,029 $734,329 $665,700 50.00%

14 2028 2027/2028 $70.69 $1,000,000 $70,688 $20,400,000 $1,442,030 $984,962 $457,068 33.33%

15(3)
2029 2028/2029 $72.81 $1,000,000 $72,808 $20,400,000 $1,485,291 $1,249,830 $235,461 16.67%

Permanent
(4)

2030 2030/2031 $74.99 $1,000,000 $74,993 $20,400,000 $1,529,850 - - -

$895,257 $18,263,247 $4,292,288 $13,970,959

(9) Estimated taxes if proposed project occurred without PILOT assistance.  

(3) Estimated end of PILOT payments assuming Applicant Requested PILOT.

(7) Estimated taxes if proposed project did not occur (i.e. left status quo).

(10) Estimated PILOT Payments assuming Applicant Requested PILOT

(5) Estimated tax rate (does not include any special ad volereum taxes that are still payable under PILOT) based on City and County 2013 tax year plus a 4% escalator and School 2013/2014 tax with 

estimated escalation of 3% thereafter.

144 State Street Properties LLC: Revised PILOT Analysis

School Tax 

Year

Estimated Total 

Taxes w/o 

PILOT(9)

% of Abatement 

on Improved 

Assessment(12)

Estimated 

Abatement 

Savings(11)

Estimated PILOT 

Payments(10) 

Estimated Total 

Improved 

Assessment(8)

City and 

County Tax 

Year

Estimated Total 

Taxes(7)

Status Quo Applicant Requested PILOT

***Analysis is ONLY an estimate***

(13) Totals for comparison and analysis during PILOT agreement period only.

Normal Tax

PILOT Year Tax Rate(5)

(8) Per Commissioner of Department of Assessment & Taxation based on estimate of $100 per square foot (Inc. land and improvement assessment value). Assessment value is not  fixed.

(1) Property will likely be taxable until March 1st, 2014.  Project would likely close with Agency in January or February of 2014.  

(2) Estimated start of PILOT payments. 

Estimated Total(13)

(6) Per Commissioner of Department of Assessment & Taxation based on 2013 tax roll.  

(4) Property returns to taxable status.

Proposed Project

Estimated Total 

Assessment(6)

(12) Percent abatement on increased assessment via PILOT assuming Applicant Requested PILOT

Notes:

(11) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Applicant Requested PILOT
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MEMO 
 

TO:   City of Albany IDA Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:  67 Howard Street, LLC   

 

DATE:  November 8, 2013 

 

 

No changes have occurred as it pertains to the requested financial assistance for this 

project.  Staff seeks further feedback and direction from the Committee.   



Interim(1)
2014 2013/2014 $46.73 $250,000 $11,683 - - - - -

1(2)
2015 2014/2015 $48.13 $250,000 $12,034 $2,550,000 $122,744 $12,034 $110,710 100%

2 2016 2015/2016 $49.58 $250,000 $12,395 $2,550,000 $126,426 $12,395 $114,032 100%

3 2017 2016/2017 $51.07 $250,000 $12,767 $2,550,000 $130,219 $12,767 $117,453 100%

4 2018 2017/2018 $52.60 $250,000 $13,150 $2,550,000 $134,126 $13,150 $120,976 100%

5 2019 2018/2019 $54.18 $250,000 $13,544 $2,550,000 $138,149 $13,544 $124,605 100%

6 2020 2019/2020 $55.80 $250,000 $13,950 $2,550,000 $142,294 $13,950 $128,344 100%

7 2021 2020/2021 $57.48 $250,000 $14,369 $2,550,000 $146,563 $14,369 $132,194 100%

8 2022 2021/2022 $59.20 $250,000 $14,800 $2,550,000 $150,960 $14,800 $136,160 100%

9 2023 2022/2023 $60.98 $250,000 $15,244 $2,550,000 $155,488 $15,244 $140,245 100%

10 2024 2023/2024 $62.81 $250,000 $15,701 $2,550,000 $160,153 $30,146 $130,007 90%

11 2025 2024/2025 $64.69 $250,000 $16,172 $2,550,000 $164,958 $31,051 $133,907 90%

12 2026 2025/2026 $66.63 $250,000 $16,657 $2,550,000 $169,906 $31,982 $137,924 90%

13 2027 2026/2027 $68.63 $250,000 $17,157 $2,550,000 $175,004 $48,727 $126,277 80%

14 2028 2027/2028 $70.69 $250,000 $17,672 $2,550,000 $180,254 $66,446 $113,807 70%

15 2029 2028/2029 $72.81 $250,000 $18,202 $2,550,000 $185,661 $85,186 $100,476 60%

16 2030 2029/2030 $74.99 $250,000 $18,748 $2,550,000 $191,231 $87,741 $103,490 60%

17 2031 2030/2031 $77.24 $250,000 $19,311 $2,550,000 $196,968 $125,905 $71,063 40%

18 2032 2031/2032 $79.56 $250,000 $19,890 $2,550,000 $202,877 $147,981 $54,896 30%

19 2033 2032/2033 $81.95 $250,000 $20,487 $2,550,000 $208,964 $171,268 $37,695 20%

20(3)
2034 2033/2034 $84.40 $250,000 $21,101 $2,550,000 $215,232 $195,819 $19,413 10%

Permanent(4)
2035 2034/2035 $86.94 $250,000 $21,734 $2,550,000 $221,689 - - -

$323,351 $3,298,178 $1,144,505 $2,153,673

(9) Estimated taxes if proposed project occurred without PILOT assistance.  

(3) Estimated end of PILOT payments assuming Applicant Requested PILOT.

(7) Estimated taxes if proposed project did not occur (i.e. left status quo).

(10) Estimated PILOT Payments assuming Applicant Requested PILOT

(5) Estimated tax rate (does not include any special ad volereum taxes that are still payable under PILOT) based on City and County 2013 tax year plus a 4% escalator and School 2013/2014 tax with 

estimated escalation of 3% thereafter.

67 Howard Street LLC: PILOT Analysis

School Tax 

Year

Estimated Total 

Taxes w/o PILOT(9)

% of Abatement 

on Improved 

Assessment(12)

Estimated 

Abatement 

Savings(11)

Estimated PILOT 

Payments(10) 

Estimated Total 

Improved 

Assessment(8)

City and 

County Tax 

Year

Estimated Total 

Taxes(7)

Status Quo Applicant Requested PILOT

***Analysis is ONLY an estimate***

(13) Totals for comparison and analysis during PILOT agreement period only.

Normal Tax

PILOT Year Tax Rate(5)

(8) Per Commissioner of Department of Assessment & Taxation based on estimate of $8,500 per space (Inc. land and improvement assessment value). Assessment value is not  fixed.

(1) Property will likely be taxable until March 1st, 2014.  Project would likely close with Agency in January or February of 2014.  

(2) Estimated start of PILOT payments. 

Estimated Total(13)

(6) Per Commissioner of Department of Assessment & Taxation based on a discussion on October 7th, 2013

(4) Property returns to taxable status.

Proposed Project

Estimated Total 

Assessment(6)

(12) Percent abatement on increased assessment via PILOT assuming Applicant Requested PILOT

Notes:

(11) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Applicant Requested PILOT
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MEMO 
 

TO:   City of Albany Industrial Development Agency Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:   412 Broadway Realty, LLC 

 

DATE:  November 8
th

, 2013 

 

 

Staff has received an initial application from 412 Broadway Realty, LLC. 

 

The Applicant is seeking financial assistance from the Agency in the form of a sales and 

use tax exemption; mortgage recording tax exemption, and real property tax exemption.   

 

Staff recognizes the importance of the project to Downtown, as well as the City as a 

whole.  Please note staff review has been preliminary and as such expects to offer more 

feedback going forward.  Staff puts the application listed above before the Committee for 

initial discussion and direction. 

 

The Applicant would like the Committee to recommend a public hearing resolution with 

the understanding that the application will require further discussion and potential 

refinement.    
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MEMO 
 

TO:   City of Albany Industrial Development Agency Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:   40 Steuben LLC 

 

DATE:  November 8
th

, 2013 

 

 

Staff has received an initial application from 40 Steuben LLC. 

 

The Applicant is seeking financial assistance from the Agency in the form of a sales and 

use tax exemption; mortgage recording tax exemption, and real property tax exemption.   

 

Staff recognizes the importance of the project to Downtown, as well as the City as a 

whole.  Please note staff review has been preliminary and as such expects to offer more 

feedback going forward.  Staff puts the application listed above before the Committee for 

initial discussion and direction. 

 

The Applicant would like the Committee to recommend a public hearing resolution with 

the understanding that the application will require further discussion and potential 

refinement.    
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MEMO 
 

TO:   City of Albany Industrial Development Agency Finance Committee 

 

FROM:  City of Albany Industrial Development Agency Staff 

 

RE:   Park South Projects 

 

DATE:  November 8
th

, 2013 

 

 

Staff has received initial applications from the following entities: 

 

1) Park South Partners LLC 

2) Albany Medical Center – 391 Myrtle Avenue (MOB) 

 

The entities listed above are seeking financial assistance.  Park South Partners LLC is 

seeking a sales and use tax exemption; mortgage recording tax exemption, and real 

property tax exemption.  Albany Medical Center – 391 Myrtle Avenue (MOB) is seeking 

a real property tax exemption on the project that is proposed to be financed through the 

Capital Resource Corporation. 

 

Staff recognizes the importance of the projects to Park South, as well as the City as a 

whole.  Please note staff review has been preliminary and as such expects to offer more 

feedback going forward.  Staff puts the applications listed above before the Committee 

for discussion and direction. 

 

The Applicants would like the Committee to recommend public hearing resolutions with 

the understanding that the applications will require further discussion and potential 

refinement.    
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SUMMARY OF FINDINGS 

Albany Medical  Center  and  Tri  City Rentals  (together  considered  the  “Sponsor”)  are  proposing  a major 
redevelopment project  in  the Park South neighborhood of  the City of Albany  (the “Project”). The Project 
will consist of a series of residential, retail and medical office buildings in proximity to the Albany Medical 
Center. The  Sponsor has  submitted an application  for  financial assistance  to  the City of Albany and has 
commissioned  Camoin  Associates  to  conduct  an  economic  and  limited  fiscal  impact  analysis1  of  the 
construction and occupation of the Project on the City of Albany (“City”) and surrounding area.  

The following is a summary of our findings from this study.  

 

 The Project will include 256 apartment units requiring 10 on‐site property management employees. 

 There will be 28,000 square feet of retail space with 25 full time employees and 12 part time 
employees. 

 135,000 square feet of medical office space will be developed and occupied by tenants. It is 
expected that the medical office space will result in 420 total employees, including 48 that are net 
new to the City and would not exist but for the Project. 

     

                                                            

 

1 Note that Camoin Associates conducted only a limited fiscal impact analysis, namely, determining the effects of the Project on municipal revenue 
sources.  We did not conduct an analysis of the public service expenditure impacts of the Project (for example, the impact of the Project on local 
schools and municipal services). 

Total Households 256
Total Jobs 95

Residential Management  Employees 10
Retail Space Employees (full time and part time)* 37
Medical Office Space** 48

Source: Sponsor, Camoin Associates
* 25 full time employees and 12 part time employees

Economic Activity

** Based on information provided by the Sponsor

Construction Phase Job-Years 859
Construction Phase Earnings 67,285,212$                  
One Time Sales Tax Revenue to City 60,597$                        
Total One Time IDA Fees 1,174,666$                    
Total Community Benefit Investment 3,375,000$                    

Annual Jobs 137                              
Annual Earnings 7,546,712$                    
Average Annual Sales Tax Collected by County 105,532$                      

Average Annual Sales Tax Revenue Distributed to City 13,508$                        
Average Annual PILOT Payment 543,461$                      

One Time Benefits During Construction

Annual Benefits Throughout Operation

Summary of Benefits
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For  this  analysis,  Camoin  Associates must  first  determine  what  portions  of  the  project  generate  new 
economic activity that but for the Project would not occur in the City. In order to do this, Camoin Associates 
reviewed  City  vacancy  rates,  market  analysis  documents,  and  information  on  existing  and  planned 
residential projects  in  the  immediate vicinity of  the Project  to determine  the extent  to which any of  the 
Project would create “new” activity and,  therefore, new  spending  in  the City. Based on our analysis, we 
determined  that 70% of  the  residential units could be considered “net new” households  to  the City  (i.e. 
households in the City that otherwise would locate elsewhere).  We then extrapolated the total amount of 
new spending by these new households to derive job and wage creation resulting from the Project.  

Camoin Associates considered the extent to which any of medical space would bring new jobs to the City. It 
is our understanding that tenants who eventually locate at the Project will be drawn to the City as a result 
of the Project and they otherwise would go elsewhere. Therefore, we consider 100% of the medical office 
employees to be net new to the City. 

Finally, due to the generic nature of the retail space and the availability of retail space throughout the City, 
none of the retail sales/jobs would be “net new” to the city of Albany.  Therefore, while we report the jobs 
and wages  in  the economic activity  section of  this  report, we do not  include  it  in  the economic  impact 
section.  

 The construction of the Project would result  in approximately 859 net new construction job‐years 
in and around the City (including Albany County). These jobs would generate roughly $67 million in 
earnings.  

 The Project would support 137 net new jobs in and around the City with $7.5 million in associated 
earnings.   Those figures are composed of new  jobs occurring onsite, new  jobs resulting from new 
household spending, and jobs created indirectly through the economic “multiplier” effect.  Likewise 
with the earnings figures shown in the table.  

 The  Sponsor  has  proposed  terms  of  a  draft  PILOT  agreement with  the  City  of Albany  Industrial 
Development Agency  (the  “Agency”). Under  this draft PILOT agreement,  the  Sponsor would pay 
over $10.8 million to the taxing jurisdictions over the PILOT term, or an average of $543,461 each 
year.   

 The Sponsor will pay fees to the IDA totaling $1,174,666. 

 The  Sponsor  will  be  performing  work  totaling  approximately  $3,375,000  in  the  vicinity  of  the 
Project, such work being a benefit  the community and non‐essential  to the Project.   As such, we 
treat this as a general public benefit received at no cost to tax payers.  
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ECONOMIC ACTIVITY ANALYSIS 

As described above, the proposed Project will  include residential units, retail, and medical office space as 
well as a parking structure. The economic activity associated with the Project includes the new apartment 
units, staff associated with property management, full time and part time employees associated with the 
retail aspect, plus additional employees at  the medical buildings connected  to Albany Medical Center.  In 
total,  these  employees  are  considered  the  “economic  activity”  related  to  the  Project.  The  table  below 
outlines all of the economic activity related to the Project. 

 

As shown in the table above, the Project will include 256 apartment units in the Park South neighborhood 
of the city of Albany. The Sponsor estimates that there will be 10 new  full time positions generated as a 
result  of  the  new  apartment  units  associated with  property management.  The  Project will  also  include 
28,000 square feet of retail space for currently unidentified tenants. Based on similar retail spaces  in the 
area, the Sponsor is estimating 25 full time positions and 12 part time positions being created as part of the 
retail space. Finally, the Project will include the development of 135,000 square feet of medical office space 
associated with Albany Medical Center. Based on  information provided by the Sponsor, we estimate that 
the medical office space will house hundreds of employees,  including 48 employees  that are new  to  the 
City of Albany.   

It  is  important to note here that not all economic activity will have an economic  impact on the City.   The 
following analysis focuses on the economic activity that but for the Project, would not occur in the City of 
Albany.  In  the  case  of  this  Project,  the  economic  impact  analysis  is  focused  on  the  new  households, 
housing‐related  employment,  and  the medical  office  space  because  it  is  assumed  that  the  retail  space 
would locate in the City with or without the Project and therefore we cannot attribute spin off jobs, sales, 
and earnings to the Project.  

 

 

 

 

 

 

Total Households 256
Total Jobs 95

Residential Management  Employees 10
Retail Space Employees (full time and part time)* 37
Medical Office Space** 48

Source: Sponsor, Camoin Associates
* 25 full time employees and 12 part time employees

Economic Activity

** Based on information provided by the Sponsor
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ECONOMIC IMPACT ANALYSIS 

The estimates of direct economic activity generated during the construction phase and building occupation 
phase as provided by  the  Sponsor were used, with  certain modifications described below, as  the direct 
inputs  for  the  economic  impact model. Camoin Associates used  these direct  inputs  in  the  input‐output 
model designed by Economic Modeling Specialists, Inc. (EMSI). EMSI allows the analyst to input the amount 
of new direct economic activity (spending or jobs) occurring within the City to estimate the spillover effects 
that  the net new spending or  jobs have as  these new dollars circulate  through  the City economy. This  is 
captured in the indirect impacts and is commonly referred to as the “multiplier effect.” See Attachment A 
for more information on economic impact analysis. 

The  Project  would  have  economic  impacts  upon  the  City  in  three  main  categories:  1)  temporary 
construction phase impacts, 2) onsite jobs impacts, and 3) spending impacts by the new tenant households. 
The impacts of each of these categories are detailed below.  

Construction Phase Impacts 

The Sponsor anticipates that construction of the Project would cost $110 million. We assume that 100% of 
this activity would be sourced from around Albany County, including the City, which allows us to project the 
amount of net new spending associated with  the construction phase. Based on  the $110 million  in sales 
associated with the construction phase of the Project, Camoin Associates  is able to determine that there 
would be $149 million  in  sales, 859  jobs, and $67 million  in wages generated  in and around  the  city of 
Albany including Albany County.2  

 

Operation Phase Impacts 

Residential Impact 

In order to determine the annual economic impact of the Project on the City, the first step was to calculate 
the number of onsite employees and residents that can be considered “net new” to the City’s economy.  In 
other words, the number of employment positions and residents that, but for the Project, would not exist 
in Albany.   For  this study, we analyzed  the existing supply and demand of market‐rate apartments.   The 
following summarizes the research conducted to determine the percentage of market‐rate units that could 
be considered new to the city of Albany. 

                                                            

 

2 Indirect impacts represent money spent by businesses on purchases of goods and services within the local economy, creating additional employment 
and earnings.  It also includes the expenditures of new household income from wages and payments made to employees. 

Direct Indirect Total
Jobs 537                322                859
Sales 110,000,000$  39,739,228$    149,739,228$  
Earnings 52,566,572$    14,718,640$    67,285,212$    
Source: EMSI, Camoin Associates

Economic Impact - Construction
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The first step was to analyze the City’s average rental vacancy rate over the last twenty years.  As reported 
by the 2010 Census, 63% of all occupied housing units in the City are rentals and the rental vacancy rate in 
the City  is 7% (vacant rental units divided by total rental units).   True current (i.e. 2013) rental vacancy  in 
the City is most likely lower than this figure for the following reasons: 

 As the housing crisis has forced people into foreclosure and out of their homes, many are looking 
to rent, adding to the pool of demand.  

 It has become more difficult to secure a mortgage for less credit worthy borrowers, meaning that 
fewer households are transitioning from a rental housing situation to an owner‐occupied housing 
situation, again inflating demand for rental units.  

 Other  regional and national development  trends  related  to  increased  interest  in walkability and 
urban lifestyles by young professionals and baby boomers looking to live in a walkable community 
rich with culture, recreation, retail, food services, and other amenities. 

Furthermore, as shown below, the City’s rental vacancy rate  is  lower than the City’s overall vacancy rate, 
indicating a relatively tight rental market. Markets with up to 10% vacancy are considered healthy. The low 
vacancy  rates suggest  that  there  is demand  for  rental units  in  the City and  that even  if Project units are 
filled by current City residents, those vacated units are likely to be re‐rented and will not sit vacant (this is 
known as the back‐fill effect). 

 

A 2011 study conducted by Zimmerman/Volk Associates for the city of Albany examined where potential 
renters and buyers of new and existing housing units in the City are likely to come from. The findings of this 
research suggests 30% will come from the local market (the City), with the remaining coming from the rest 
of Albany County, Hudson Valley, New York City, and other areas of  the United  States. This  report also 
indicates that rental lofts and apartments are an attractive type of housing for Downtown Albany.   
 
In addition  to  the above  factors, we  considered households displaced by  the Project. We noted  that 43 
existing units are being removed and 256 are being added, for a net gain of 213 units (or 83%). Therefore, 
in  consideration  of  all  these  factors,  Camoin  Associates  hereafter  assumes  that  70%  of  the  tenant 
households should be considered net new to the City. Therefore, Camoin Associates assumes that 70% of 
both the tenant households and the on‐site residential related jobs are new to the City economy.  
 
Onsite Jobs Impacts 

As mentioned above, Camoin Associates assumes that 70% of the onsite residential related jobs would be 
new.  The Sponsor has reported that there will be 10 full time jobs created as a result of the new residential 
units, therefore 70% of those are considered net new to the Albany economy. The table below details the 
impact these new  jobs would have on the city of Albany  in terms of direct,  indirect and total  impacts on 

Year Total Households Total Vacancy 
Rate 

Rental Vacancy 
Rate

1990 46,207              9% 7%
2000 45,288              10% 7%
2010 46,362              11% 7%

Source: Census 2010, ESRI, Camoin Associates

City of Albany Residential Vacancy Trends
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employment  and wages. The 7 net new onsite  jobs would  create a  total of 10  jobs,  resulting  in annual 
earnings of $306,000 and sales of $1.5 million.   

 

In addition to the impact of the residential property managers, the new medical office space will also result 
in new  jobs, sales, and earnings for the City.  It  is our understanding that without the Project, the 48  jobs 
being created by the tenants of the medical office space would not occur. The table below calculates the 
impact of  the 48 employees  that would not exist  in  the City without  the Project. The 48 new employees 
would  result  in 25  indirect  jobs, $9.8 million  in new  sales  (not  including any  sales occurring  in  the  retail 
space), and $5.4 million in new earnings.  

 

Tenant Impact 

The Project consists of 256 total apartment units. As noted above, Camoin Associates assumes that 70%, or 
179 of the total units would be occupied by new households.  

 

New households would make purchases  in the City, thereby adding new dollars to the economy. For this 
analysis, Camoin Associates researched spending patterns by household income. Using a spending basket, 
developed by the United States Bureau of Labor Statistics, which details household spending  in  individual 
consumer  categories  by  income  level,  Camoin  Associates  analyzed  the  likely  spending  by  tenants.  The 
spending basket is based on a consumer unit (household) earning between $50,000 and $69,999 per year.3 

                                                            

 

3 The Zimmerman/Volk Market Analysis is based on capturing households with incomes above $50,000. 

Direct Indirect Total
Jobs 7                    3                    10
Sales $1,051,021 $378,227 $1,429,248
Earnings $182,211 $123,903 $306,114
Source: EMSI, Camoin Associates

Economic Impact - Residential Property Management

Direct Indirect Total
Jobs 48                     25                     73
Sales 7,021,239$        2,819,844$        9,841,083$          
Earnings 4,357,663$        1,089,416$        5,447,079$          
Source: Sponsor, EMSI, Camoin Associates

Economic Impact - Medical Office Space

Total Residential Units 256
Percent Net New Units 70%
Total Net New Residential Units* 179
Source: Camoin Associates
* Rounded down to nearest whole number

Net New Residential Units
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The  regional  spending  basket  estimates  that  households  earning  this  would  have  average  annual 
expenditures of approximately $49,982 (including housing costs and utilities).4 

For total expenditures,  it  is assumed that some portion of the spending would occur within the City and, 
therefore, have an impact on the City’s economy. The percent spent within the City, as shown in the table 
on  the next page,  is based on  the current supply and demand of  retail goods and services  in  the City. A 
surplus/leakage analysis was conducted on the City to identify retail sectors where the tenants would have 
to (or be  likely to)  leave the City  in order to make their purchases. Many goods and services are available 
within  the City, which makes  it  reasonable  to assume  that a good portion of  the  spending would occur 
within  the  City,  particularly  goods  and  services  that  are  closely  tied  to  convenience  such  as  food, 
transportation  spending,  and  healthcare.  Tenants may  not  spend  as much  in  the  City  on  apparel  and 
services and other  larger purchases as there  is a wide variety of shopping destinations  in the region. The 
fourth column in the following table shows the total amount spent in the City per unit. 

 

The total net new spending  in the City was calculated by multiplying the amount spent  in the City by the 
number of net new units.  As shown in the table above, spending in the City by all new households would 
total  $3.1 million.  Camoin Associates  used  the  above  spending  basket  amounts  to  calculate  the  direct, 
indirect  and  total  impact  of  the  Project  on  the  City.  To  do  this,  we  attributed  the  various  spending 
categories to the NAICS codes found in the table below.  

                                                            

 

4 Bureau of Labor Statistics: Consumer Expenditure Survey 2012.   

Category
Annual 

Spending 
Basket

% Spent in 
the City*

Amount 
Spent in City 

Annually

Number of 
Net New 

Units

Total Annual 
Net New City 

Spending
Food 6,938$           75% 5,204$         179 931,427$        
Apparel and Services 1,559$           50% 780$            179 139,531$        
Transportation 7,827$           75% 5,870$         179 1,050,775$     
Personal Care Services 606$              50% 303$            179 54,237$         
Healthcare 3,689$           75% 2,767$         179 495,248$        
Entertainment 2,438$           50% 1,219$         179 218,201$        
Education 647$              25% 162$            179 28,953$         
House Keeping Supplies 1,113$           50% 557$            179 99,614$         
Household Furnishings & Equipment 1,425$           50% 713$            179 127,538$        
Total Net New City Spending 26,242$         17,573$       3,145,522$     
Source: Bureau of Labor Statistics

Tenant Spending Baskets
Spending Baskets for Households Earning Between $50,000 and $69,999

* Based on the retail leakage analysis as described earlier in the report. Information from the leakage analysis was 
combined with an understanding of the current local and regional retail and services market. 
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Using $3.1 million as the new sales input, Camoin Associates employed EMSI to determine the indirect and 
total impact of the Project.  The following table outlines the findings of this analysis. 

 

 

 

 

 

 

NAICS 
Code Industry Spending Basket Category

445110 Supermarkets and Other Grocery (except Convenience) Stores Food
722110 Full-Service Restaurants Food
722211 Limited-Service Restaurants Food
448140 Family Clothing Stores Apparel and Services
446110 Pharmacies and Drug Stores Personal Care Products and Services
447110 Gasoline Stations with Convenience Stores Transportation
811111 General Automotive Repair Transportation
621111 Offices of Physicians (except Mental Health Specialists) Healthcare
621210 Offices of Dentists Healthcare
621340 Offices of Physical, Occupational and Speech Therapists Healthcare
621330 Offices of Mental Health Practitioners Healthcare
622110 General Medical and Surgical Hospitals Healthcare
711110 Theater Companies and Dinner Theater Entertainment
711130 Musical Groups and Artists Entertainment
713940 Fitness and Recreational Sports Centers Entertainment
712110 Museums Entertainment
711190 Other Performing Arts Companies Entertainment
611310 Colleges, Universities, and Professional Schools Education
452990 All Other General Merchandise Stores House Keeping Supplies
442299 All Other Home Furnishings Stores Household Furnishings & Equipment
Source: EMSI, Camoin Associates

Spending Basket Breakdown by NAICS Code

Direct Indirect Total
Jobs 44                     10                     54
Sales $3,145,522 $1,246,586 $4,392,108
Earnings $1,348,511 $445,008 $1,793,519
Source: EMSI, Camoin Associates

Economic Impact - Tenant Spending
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The annual combined jobs and earnings impact of the Project on the City is shown in the table below: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Direct Indirect Total
Jobs 7                      3                      10
Sales 1,051,021$        378,227$           1,429,248$          
Earnings 182,211$           123,903$           306,114$             

Direct Indirect Total
Jobs 48                     25                     73
Sales 7,021,239$        2,819,844$        9,841,083$          
Earnings 4,357,663$        1,089,416$        5,447,079$          

Direct Indirect Total
Jobs 44                     10                     54
Sales 3,145,522$        1,246,586$        4,392,108$          
Earnings 1,348,511$        445,008$           1,793,519$          

Direct Indirect Total
Jobs 99                     38                     137                     
Sales 11,217,782$      4,444,657$        15,662,439$        
Earnings 5,888,384$        1,658,328$        7,546,712$          
Source: EMSI, Camoin Associates

Economic Impact - On Site Jobs

Economic Impact - Tenant Spending

Economic Impact - Medical Office Space

Economic Impact - Combined Annual Impact
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FISCAL IMPACT ANALYSIS 

In addition to the economic  impact of the Project on the  local economy outlined above, there would also 
be a  fiscal  impact  in  terms of annual property  tax and sales  tax generation. The  following section of  the 
analysis  outlines  the  impact  of  the  completion  of  the  Project  on  the  local  taxing  jurisdictions’  revenue 
sources.    As  noted  in  the  Executive  Summary,  this  analysis  is  limited  in  that  it  focuses  exclusively  on 
increases and decreases to local municipal revenues and does not include projections related to the costs 
of public service provision. 

Payment in Lieu of Taxes (PILOT) 

The Sponsor has applied to the City of Albany Industrial Development Agency (the “Agency”) for a Payment 
In Lieu of Taxes  (PILOT) agreement.   The Sponsor has proposed a  twenty‐year payment schedule  for  the 
medical office building,  residential, and commercial portions of  the Project based on  the estimated  final 
assessed value. The table below shows the proposed payment schedule.  

 

 

Year
Medical Office  

Building
Residential and 

Commercial Total

1 94,200$                 $163,000 257,200$               
2 94,200$                 $163,000 257,200$               
3 94,200$                 $163,000 257,200$               
4 94,200$                 $163,000 257,200$               
5 94,200$                 $163,000 257,200$               
6 94,200$                 $163,000 257,200$               
7 94,200$                 $163,000 257,200$               
8 94,200$                 $163,000 257,200$               
9 94,200$                 $163,000 257,200$               

10 162,771$               $163,000 325,771$               
11 167,554$               $271,475 439,029$               
12 250,067$               $276,904 526,971$               
13 257,569$               $282,443 540,012$               
14 347,392$               $288,091 635,483$               
15 357,814$               $411,394 769,208$               
16 455,644$               $419,622 875,266$               
17 469,313$               $489,160 958,473$               
18 575,793$               $498,943 1,074,736$            
19 593,066$               $572,537 1,165,603$            
20 659,872$               $583,988 1,243,860$            

Total 5,144,655$            5,724,557$            10,869,212$          
Average 257,233$               286,228$               543,461$               
Source: Sponsor, Camoin Associates
* Assumes a 3% annual increase on full taxable value.

PILOT Payments
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Tax Policy Comparison 

Without  financial  assistance  from  the  Agency,  Camoin  Associates  assumes  the  Sponsor  would  not 
undertake the Project. Based on the current taxes paid on the property and an assumed 3% increase in the 
tax rate each year (holding taxable value constant), the following table outlines the estimated tax payments 
made by the owner of the property without the Project. 

 

 

 

 

 

 

 

Year Medical Building Residential and 
Commercial Payment

1 94,200$                 163,000$               257,200$               
2 97,026$                 167,890$               264,916$               
3 99,937$                 172,927$               272,863$               
4 102,935$               178,115$               281,049$               
5 106,023$               183,458$               289,481$               
6 109,204$               188,962$               298,165$               
7 112,480$               194,631$               307,110$               
8 115,854$               200,469$               316,324$               
9 119,330$               206,484$               325,813$               

10 122,910$               212,678$               335,588$               
11 126,597$               219,058$               345,655$               
12 130,395$               225,630$               356,025$               
13 134,307$               232,399$               366,706$               
14 138,336$               239,371$               377,707$               
15 142,486$               246,552$               389,038$               
16 146,761$               253,949$               400,709$               
17 151,163$               261,567$               412,730$               
18 155,698$               269,414$               425,112$               
19 160,369$               277,497$               437,866$               
20 165,180$               285,821$               451,002$               

Total 2,531,189$            4,379,871$            6,911,060$            
Average 126,559$               218,994$               345,553$               
Source: Sponsor, Camoin Associates
* Assumes a 3% annual increase

Property Tax Payment Without Project*
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The  table  below  calculates  the  benefit  (or  cost)  to  the  affected  taxing  jurisdictions  as  the  difference 
between  the  PILOT  payments  associated with  the  Project  and  the  property  tax  payments without  the 
Project. The total benefit to the affected taxing jurisdictions over the 20‐year term is nearly $4 million, with 
an average benefit to the affected taxing jurisdictions of $197,908 per year.  

 

 

 

 

 

 

 

A B C

Year
Property Tax 

Payment Without 
the Project

PILOT Payments
Benefit (Cost) to 
City of Project 
(Col B -Col. A)

1 257,200$           257,200$           -$                  
2 264,916$           257,200$           (7,716)$              
3 272,863$           257,200$           (15,663)$            
4 281,049$           257,200$           (23,849)$            
5 289,481$           257,200$           (32,281)$            
6 298,165$           257,200$           (40,965)$            
7 307,110$           257,200$           (49,910)$            
8 316,324$           257,200$           (59,124)$            
9 325,813$           257,200$           (68,613)$            
10 335,588$           325,771$           (9,817)$              
11 345,655$           439,029$           93,374$             
12 356,025$           526,971$           170,946$           
13 366,706$           540,012$           173,306$           
14 377,707$           635,483$           257,776$           
15 389,038$           769,208$           380,170$           
16 400,709$           875,266$           474,557$           
17 412,730$           958,473$           545,743$           
18 425,112$           1,074,736$        649,624$           
19 437,866$           1,165,603$        727,737$           
20 451,002$           1,243,860$        792,858$           

Total 6,911,060$        10,869,212$       3,958,152$        
Average 345,553$           543,461$           197,908$           
Source: Camoin Associates

Tax Policy Comparison
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Additional Benefits  

In addition to the fiscal impacts listed above, there will be other benefits to the City. The Sponsor will make 
payments  to  the  Agency  for  fees  related  to  their  application  equaling  approximately  $1,175,000.  The 
Sponsor  is  also  committed  to making  improvements  to  the neighborhood  that  are non‐essential  to  the 
Project. For example  they will be putting utilities underground, paving  the  road,  replacing  sidewalk, and 
installing decorative streetlights.  Total non‐essential work will total $3,375,000.  

 

Sales Tax Revenue  

Purchases made in Albany County are subject to an 8% sales tax, of which 4% goes to New York State and 
4%  goes  to  the  County.  Of  the  County  portion,  60%  is  kept  by  the  County  and  the  remaining  40%  is 
distributed throughout the cities, towns, and villages  in the County based on population. This distribution 
formula is based on the population reported in the Census and is therefore revised once every ten years. As 
of the 2010 Census, the City of Albany’s population was approximately 1/3 of all Albany County population, 
and  therefore  it receives 1/3 of  the 40%  in sales  tax revenue  that  is distributed  to  the cities,  towns, and 
villages.5 The following section calculates the impact of the Project on the City’s sales tax revenue. 

Sales Tax Revenue ‐ Construction Phase 

The one‐time construction phase earnings (described  in a previous section) would  lead to additional sales 
tax revenue for Albany County that would then  increase the amount distributed to the City (and all other 
municipalities in Albany County). It is assumed that 70% of the construction phase earnings would be spent 
within Albany County and that 25% of those purchases would be taxable. 

                                                            

 

5 Since the distribution formula is only revised every ten years the Project will not have an immediate impact on the 
size of the City’s portion. 

Total IDA Fees 1,174,666$      
Medical Office PILOT 240,909$         
Medical Office Bonds 285,210$         
Parking Garage 268,140$         
TriCity 380,408$         

Community Enhancements 3,375,000$      
Source: Sponsor

Additional Benefits 
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As a result of the construction phase employment, the County would receive nearly $282,600 and the City 
would receive $60,597.  

Sales Tax Revenue ‐ Ongoing Building Occupation 

The additional earnings described  in  the economic  impacts  section  related  to building occupation would 
lead to additional annual sales tax revenue for the County. It is assumed that 70% of the earnings would be 
spent within Albany County and that 25% of those purchases would be taxable.  

 

Under these assumptions, the County would receive $31,696 per year and the City would receive $6,762. 

In addition to sales tax generated by the earnings of new employees, the County would also receive sales 
tax revenue from the purchases made by the new households.  Based on sales by new households, Albany 
County would receive $31,623 annually in sales tax revenue and the City would receive $6,746.6  

                                                            

 

6 Note that the household spending figure has already been adjusted to account for the percent of total spending occurring within 
the City  (see page 7,  table entitled  “Net New Spending by Household Type”).   Also note  that we have used a higher value  for 
“Amount Taxable” as compared to the previous tables (30% rather than 25%) since certain non‐taxable items (related to housing 
expenses) have been removed from the total spending line, thus increasing the remaining portion taxable. 

Total New Earnings 67,285,212$        
Amount Spent in County (70%) 47,099,648$        
Amount Taxable (25%) 11,774,912$        
County Sales Tax Rate 4%
New County Tax Revenue 470,996$             
County Portion (60%) 282,598$             
Amount Distributed to Municipalities (40%) 188,399$             
City of Albany's Portion 32%
New City Tax Revenue 60,597$              
Source: Albany County, Camoin Associates

One Time City Sales Tax Revenue -                      
Construction Phase

Total New Earnings 7,546,712$          
Amount Spent in County (70%) 5,282,698$          
Amount Taxable (25%) 1,320,675$          
County Sales Tax Rate 4%
New County Tax Revenue 52,827$              
County Portion (60%) 31,696$              
Amount Distributed to Municipalities (40%) 21,131$              
City of Albany's Portion 32%
New City Tax Revenue 6,762$                
Source: Albany County, Camoin Associates

Annual City Sales Tax Revenue -                        
Operation Phase
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The table below adds together the sales tax revenue from the operation phase earnings and the household 
spending to calculate the annual sales tax revenue to the City and County.  

 

 

   

                                                                                                                                                                                                     

 

 

Total New Spending 4,392,108$          
Amount Taxable (30%) 1,317,632$          
County Sales Tax Rate 4%
New County Tax Revenue 52,705$              
County Portion (60%) 31,623$              
Amount Distributed to Municipalities (40%) 21,082$              
City of Albany's Portion 32%
New City Tax Revenue 6,746$                
Source: Albany County, Camoin Associates

Annual City Sales Tax Revenue -                        
Household Spending

Operation Phase Earnings 6,762$                
Household Spending 6,746$                
Total New City Revenue 13,508$              

Operation Phase Earnings 31,696$              
Household Spending 31,623$              
Total New County Revenue 63,319$              

Combined Annual City and County Sales Tax Revenue
City Revenue

County Revenue
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ATTACHMENT A 

What is economic impact analysis? 

The  purpose  of  conducting  an  economic  impact  study  is  to  ascertain  the  total  cumulative  changes  in 
employment, earnings and output  in a given economy due  to  some  initial  “change  in  final demand”. To 
understand  the  meaning  of  “change  in  final  demand”,  consider  the  installation  of  a  new  widget 
manufacturer  in Anytown, USA.  The widget manufacturer  sells $1 million worth of  its widgets per  year 
exclusively to consumers in Canada. Therefore, the annual change in final demand in the United States is $1 
million because dollars are flowing in from outside the United States and are therefore “new” dollars in the 
economy.  

This change in final demand translates into the first round of buying and selling that occurs in an economy. 
For example, the widget manufacturer must buy its inputs of production (electricity, steel, etc.), must lease 
or purchase property and pay its workers. This first round is commonly referred to as the “Direct Effects” of 
the change in final demand and is the basis of additional rounds of buying and selling described below. 

To continue this example, the widget manufacturer’s vendors (the supplier of electricity and the supplier of 
steel) will enjoy additional output  (i.e.  sales)  that will  sustain  their businesses and  cause  them  to make 
additional purchases in the economy. The steel producer will need more pig iron and the electric company 
will purchase additional power  from generation entities.  In  this  second  round,  some of  those additional 
purchases will be made in the US economy and some will “leak out”. What remains will cause a third round 
(with  leakage) and a fourth (and so on)  in ever‐diminishing rounds of spending. These sets of  industry‐to‐
industry purchases are referred to as the “Indirect Effects” of the change in final demand. 

Finally, the widget manufacturer has employees who will naturally spend their wages. As with the Indirect 
Effects, the wages spent will either be for  local goods and services or will “leak” out of the economy. The 
purchases of  local goods and  services will  then  stimulate other  local economic activity;  such effects are 
referred to as the “Induced Effects” of the change in final demand. 

Therefore, the total economic impact resulting from the new widget manufacturer is the initial $1 million of 
new money (i.e. Direct Effects) flowing in the US economy, plus the Indirect Effects and the Induced Effects. 
The  ratio between Direct Effects and Total Effects  (the sum of  Indirect and  Induced Effects)  is called  the 
“multiplier effect” and is often reported as a dollar‐of‐impact per dollar‐of‐change. Therefore, a multiplier 
of  2.4 means  that  for  every  dollar  ($1)  of  change  in  final  demand,  an  additional  $1.40  of  indirect  and 
induced economic activity occurs for a total of $2.40.  

Key  information  for  the  reader  to  retain  is  that  this  type  of  analysis  requires  rigorous  and  careful 
consideration of the geography selected (i.e. how the “local economy”  is defined) and the  implications of 
the geography on the computation of the change  in final demand.  If this analysis wanted to consider the 
impact of the widget manufacturer on the entire North American continent, it would have to conclude that 
the change in final demand is zero and therefore the economic impact is zero. This is because the $1 million 
of widgets being purchased by Canadians  is not causing  total North American demand  to  increase by $1 
million. Presumably, those Canadian purchasers will have $1 million  less to spend on other  items and the 
effects of additional widget production will be cancelled out by a commensurate reduction in the purchases 
of other goods and services. 
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Changes in final demand, and therefore Direct Effects, can occur in a number of circumstances. The above 
example  is  easiest  to understand:  the  effect of  a manufacturer producing  locally but  selling  globally.  If, 
however, 100% of domestic demand for a good  is being met by foreign suppliers (say, DVD players being 
imported into the US from Korea and Japan), locating a manufacturer of DVD players in the US will cause a 
change in final demand because all of those dollars currently leaving the US economy will instead remain. A 
situation can be envisioned whereby a producer  is serving both  local and foreign demand, and an  impact 
analysis would have to be careful in calculating how many “new” dollars the producer would be causing to 
occur domestically. 
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