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AGENDA 
 
A meeting of the Finance Committee of the City of Albany Industrial Development Agency will be held on Thursday, January 
16th  at 12:15PM at 21 Lodge Street, Albany, NY 12207 (Conference Room) 
 
       Roll Call 
 
 
       Reading of Minutes of the Finance Committee Meeting of December 11th, 2013 
 
      
       Approval of Minutes of the Finance Committee Meeting of December 11th, 2013 
 
 
       Unfinished Business 

  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 
 40 Steuben LLC 
 Albany Medical Center – 391 Myrtle Avenue (MOB)  
 Park South Partners LLC 

 
 
       New Business 

 733 Broadway LLC (2014) 
 Tricentennial Properties LLC 

 
 
 
       Other Business 
 
 
       Adjournment      

 
 

*The next regularly scheduled Board meeting will be held Thursday, January 23rd at 21 Lodge Street, Albany, NY 
12207 
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IDA MINUTES OF FINANCE COMMITTEE MEETING  
Wednesday, December 11th 

 
 
Attending:       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 
                                                                                     
Acting Chairperson, C. Anthony Owens, called the Finance Committee meeting of the IDA to order at 
12:16 PM.   
 
Roll Call  
 
Acting Chairperson, C. Anthony Owens, reported that all Committee members were present. 
 
Reading of Minutes of the Finance Committee Meeting of November 13th, 2013 
 
Since the minutes of the November 13th, 2013 meeting had been distributed to the Committee members 
in advance for review, acting Chairperson, C. Anthony Owens made a proposal to dispense with the 
reading of the minutes. 
 
Approval of Minutes of the Finance Committee Meeting of November 13th, 2013 
 
Acting Chairperson C. Anthony Owens made a proposal to approve the minutes of the Finance 
Committee meeting of November 13th, 2013 as presented.  A motion to accept the minutes, as 
presented, was made by Susan Pedo and seconded by Tracy Metzger.  A vote being taken, the minutes 
were accepted unanimously.   
 
Unfinished Business 
 
132 State Street Properties LLC and 136 State Street Properties LLC 
 
Staff reviewed the project summary that was distributed prior to the meeting with the Committee.  Staff 
reviewed the revised PILOT schedule framework.  A motion to make a positive recommendation to the 
full Board for consideration of 132 State Street Properties LLC and 136 State Street Properties LLC in 
January was made by Kathy Sheehan. The motion was seconded by Susan Pedo.      
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Aeon Nexus Corporation 
Staff reviewed the project summary that was distributed prior to the meeting with the Committee.  Staff 
noted that no major changes had been made since the last Finance Committee meeting.  A motion to 
make a positive recommendation to the full Board in January for consideration of Aeon Nexus 
Corporation was made by Tracy Metzger.  The motion was seconded by Kathy Sheehan. 
 
140 State Street Properties LLC  
Staff reviewed the project summary that was distributed prior to the meeting with the Committee.  Staff 
noted that no major changes had been made since the last Finance Committee meeting.  A motion to 
make a positive recommendation to the full Board for consideration of 140 State Street Properties LLC 
in January was made by Susan Pedo.  The motion was seconded by Kathy Sheehan.   
 
144 State Street LLC 
Staff reviewed the revised project summary that was distributed prior to the meeting with the 
Committee. Staff reviewed the revised PILOT showing a modification in the abatement schedule 
previously proposed.  A motion to make a positive recommendation to the full Board for consideration 
of 144 State Street LLC in January pending additional conversations between staff and the applicant in 
regards to the further modification of the proposed PILOT was made by Tracy Metzger.  The motion 
was seconded by Susan Pedo.    
 
67 Howard Street LLC 
Staff reviewed the revised project summary that was distributed prior to the meeting with the 
Committee. Staff reviewed the revised PILOT showing a modification in the abatement previously 
proposed. A motion to make a positive recommendation to the full Board for consideration of 67 
Howard Street LLC in January pending additional conversations between staff and the applicant in 
regards to the further modification of the proposed PILOT was made by Susan Pedo.  The motion was 
seconded by Tracy Metzger.     
 
488 Broadway Arcade LLC 
Staff reviewed the revised project summary that was distributed prior to the meeting with the 
Committee.  The assessment value of the building and the applicant submitted building appraisal was 
discussed at length by the Committee.  The PILOT schedule framework proposed by staff as outlined in 
the project summary was discussed.  The Committee approved the framework of the PILOT schedule as 
presented by staff with a minor alteration.  A motion to make a positive recommendation to the full 
Board for consideration of 488 Broadway Arcade LLC was made by Tracy Metzger.  The motion was 
seconded by Susan Pedo. 
 
412 Broadway Realty, LLC 
Staff reviewed the project summary that was distributed prior to the meeting with the Committee.  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 abatement.  Staff reviewed changes that had 
been made since initial submittal of the application.  Staff stated that a public hearing would be held 
prior to the December Board meeting.  The similarities between the downtown residential projects and 
potentially providing universal PILOTs to similar projects were discussed.  A motion to make a positive 
recommendation to the full Board for consideration of 488 Broadway Arcade LLC for project approvals 
was made by Tracy Metzger.  The motion was seconded by Susan Pedo. 
 
40 Stueben LLC 
Staff reviewed the project summary that was distributed prior to the meeting with the Committee.  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 abatement.  Staff reviewed changes that had 
been made since initial submittal of the application.  Staff stated that a public hearing would be held 

 2 



prior to the December Board meeting.  The demand for and supply of downtown residential was 
discussed by the Committee.   
 
New Business 
 
Other Business 
 
True North Albany Extended Stay, LLC 
Staff advised the Committee that this project would be discussed at the upcoming Board meeting.   
 
None 
 
There being no further business, Acting Chairperson C. Anthony Owens adjourned the meeting at 
1:55PM. 
 
Respectfully submitted, 
 
 
___________________ 
(Assistant) Secretary 
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 132 State Street Properties LLC – Final Project Summary 

 

DATE: January 10, 2014 

   

 
Staff Notes: 

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

the September 19
th

 and November 11
th

 meetings. As a result of the September 19
th

 meeting the Applicant 

submitted a revised PILOT request for Committee review. The revised PILOT request included the reduction of 

the duration of the PILOT to 12 years and modified the percentage abatement amounts. Per comments made by 

the Finance Committee at the November 11
th

 meeting staff has worked towards amending the PILOT request to 

ensure that, based upon the potential tenants,  the project receive the appropriate financial assistance. The 

modified general framework of the PILOT is provided in the Project Summary below.  A positive 

recommendation was given by the Committee at the December 11
th

 meeting for project approvals at the January 

Board meeting. Please note this project summary will continue to be updated as the project progresses through 

staff review and Agency consideration.   

 

Applicant: 132 State Street Properties LLC 

 

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

 

Project Location: 132 State Street 

 

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

renovation of an existing 5 story, 9,450 SF +/- building into commercial office space with retail 

on the first floor.  The project includes the installation of tenant finishes, personal property, 

fixtures, furniture and equipment.   

 

Estimated Project Cost: $2,351,500  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $2,008,000  

 

Estimated Total Mortgage Amount: $2,162,500  

 

Current Total Assessment: $100,000 (per Commissioner of Department of Assessment & 

Taxation) 

 

Estimated Improved Total Assessment: $945,000 (per Commissioner of Department of 

Assessment & Taxation)  
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PILOT: The proposal entails the Applicant entering into a 12 Year PILOT agreement with the 

IDA.  Generally, the PILOT agreement will include two PILOT scenarios.  The general 

framework for process and procedures will be discussed at the meeting.   

o Scenario #1:  Annual payments in lieu of taxes will be calculated by adding A) an amount 

equal to 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.  

o Scenario #2:  Annual payments in lieu of taxes will be calculated by adding A) an amount 

equal to 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 and Special Counsel Memo for specifics. 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments:  

 Scenario #1: $177,686 

 Scenario #2: Greater than Scenario #1 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $160,640 

o Mortgage Recording Taxes: $27,032 

o Real Property Taxes:  

 Scenario #1: $467,874 (Not a Net Present Value) 

 Scenario #2: Less than Scenario #2 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (3) new jobs and (17) retained jobs 

o Projected Construction: (25) jobs 

 

Other Economic Impacts:   

o Increases retail options 

o Increases local and state sales 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. 
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Planning Board Actions: 

o Issued a Negative Declaration for this Type I Action as per the provisions of SEQR on 

10/17/13. 

o Approved the site plan on 11/21/13 with conditions. 

 

Estimated IDA Fee 

o Fee amount: $23,515 

 

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 $100,000 $4,673 - - - - - - - -

1(2)
2015 2014/2015 $48.13 $100,000 $4,813 $945,000 $45,487 $4,813 $40,674 100% $25,150 $20,337 50%

2 2016 2015/2016 $49.58 $100,000 $4,958 $945,000 $46,852 $4,958 $41,894 100% $28,000 $18,852 45%

3 2017 2016/2017 $51.07 $100,000 $5,107 $945,000 $48,258 $5,107 $43,151 100% $30,997 $17,260 40%

4 2018 2017/2018 $52.60 $100,000 $5,260 $945,000 $49,705 $5,260 $44,446 100% $34,149 $15,556 35%

5 2019 2018/2019 $54.18 $100,000 $5,418 $945,000 $51,197 $5,418 $45,779 100% $37,463 $13,734 30%

6 2020 2019/2020 $55.80 $100,000 $5,580 $945,000 $52,732 $5,580 $47,152 100% $40,944 $11,788 25%

7 2021 2020/2021 $57.48 $100,000 $5,748 $945,000 $54,314 $5,748 $48,567 100% $44,601 $9,713 20%

8 2022 2021/2022 $59.20 $100,000 $5,920 $945,000 $55,944 $5,920 $50,024 100% $48,440 $7,504 15%

9 2023 2022/2023 $60.98 $100,000 $6,098 $945,000 $57,622 $16,403 $41,220 80% $52,470 $5,152 10%

10 2024 2023/2024 $62.81 $100,000 $6,281 $945,000 $59,351 $27,509 $31,842 60% $56,697 $2,654 5%

11 2025 2024/2025 $64.69 $100,000 $6,469 $945,000 $61,131 $39,266 $21,865 40% $61,131 $0 0%

12(3)
2026 2025/2026 $66.63 $100,000 $6,663 $945,000 $62,965 $51,705 $11,260 20% $62,965 $0 0%

Permanent(4)
2027 2026/2027 $68.63 $100,000 $6,863 $945,000 $64,854 - - - - - -

$68,313 $645,560 $177,686 $467,874 $523,009 $122,550

132 State Street Properties LLC: Staff Amended PILOT Analysis

PILOT Year Tax Rate(5)

Estimated Total(17)

Estimated Total 

Assessment(6)

Normal Tax

(3) Estimated end of PILOT payments assuming Scenario #1 PILOT.

School Tax 

Year

Estimated Total 

Taxes w/o PILOT(9)

% of Abatement 

on Improved 

Assessment(13)

Estimated 

Abatement 

Savings(12)

Estimated PILOT 

Payments(11) 

Estimated Total 

Improved 

Assessment(8)

City and 

County Tax 

Year

Estimated Total 

Taxes(7)

Status Quo Scenario #1 Scenario #2

Estimated PILOT 

Payments(14) 

Estimated 

Abatement 

Savings(15)

% of Abatement 

on Improved 

Assessment(16)

Proposed Project

(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.

(7) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

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

(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. DOES NOT INCLUDE BID OR 

(4) Property returns to taxable status assuming Scenario #1 PILOT.

(2) Estimated start of PILOT payments. 

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

Notes:

***Analysis is ONLY an estimate***

Applicable PILOT Scenario per Future Tenants(10)

(14) Estimated PILOT Payments assuming Scenario #2 PILOT.

(15) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Scenario #2 PILOT. DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(16) Percent abatement on increased assessment via PILOT assuming Scenario #2 PILOT.

(10) PILOT Scenario, which is dependent on future tenants and whether they meet or do not meet certain qualifying requirements as provided in the Project Summary.

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

(13) Percent abatement on increased assessment via PILOT assuming Scenario #1 PILOT.

(12) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Scenario #1 PILOT.

(11) Estimated PILOT Payments assuming Scenario #1 PILOT. DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(9) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 136 State Street Properties LLC – Final Project Summary 

 

DATE: January 10, 2014 

 

 

Staff Notes: 

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

the September 19
th

 and November 11
th

 meetings. As a result of the September 19
th

 meeting the Applicant 

submitted a revised PILOT request for Committee review. The revised PILOT request included the reduction of 

the duration of the PILOT to 12 years and modified the percentage abatement amounts. Per comments made by 

the Finance Committee at the November 11
th

 meeting staff has worked towards amending the PILOT request to 

ensure that, based upon the potential tenants,  the project receive the appropriate financial assistance. The 

modified general framework of the PILOT is provided in the Project Summary below.  A positive 

recommendation was given by the Committee at the December 11
th

 meeting for project approvals at the January 

Board meeting.  Please note this project summary will continue to be updated as the project progresses through 

staff review and Agency consideration.   

 

Applicant: 136 State Street Properties LLC 

 

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

 

Project Location: 134-136 State Street 

 

Project Description: Proposed acquisition of two parcels of land along with the acquisition of 

and renovation of (2) existing 5 story buildings into 18,000 SF +/- of commercial office space.  

The project includes the installation of tenant finishes, personal property, fixtures, furniture and 

equipment.   

 

Estimated Project Cost: $3,590,500  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $3,200,000  

 

Estimated Total Mortgage Amount: $3,390,500  

 

Current Total Assessment: $100,000 (per Commissioner of Department of Assessment & 

Taxation) 

 

Estimated Improved Total Assessment: $1,800,000 (per Commissioner of Department of 

Assessment & Taxation)  
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PILOT: The proposal entails the Applicant entering into a 12 Year PILOT agreement with the 

IDA.  Generally, the PILOT agreement will include two PILOT scenarios.  The general 

framework for process and procedures will be discussed at the meeting.   

o Scenario #1:  Annual payments in lieu of taxes will be calculated by adding A) an amount 

equal to 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.  

o Scenario #2:  Annual payments in lieu of taxes will be calculated by adding A) an amount 

equal to 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 and Memo from Special Counsel for specifics. 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments:  

 Scenario #1: $343,722 

 Scenario #2: Greater than Scenario #1 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $256,000 

o Mortgage Recording Taxes: $42,382 

o Real Property Taxes:  

 Scenario #1: $885,916 (Not a Net Present Value) 

 Scenario #2: Less than Scenario #1 

 

Employment Impact:  

o Projected Permanent: (40) new jobs 

o Projected Construction: (25) jobs 

 

Other Economic Impacts:   

o Increases local and state sales 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. 
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Planning Board Actions: 

o Issued a Negative Declaration for this Type I Action as per the provisions of SEQR on 

10/17/13. 

o Approved the site plan on 11/21/13 with conditions. 

 

Estimated IDA Fee 

o Fee amount: $35,905 

 

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 $200,000 $9,347 - - - - - - - -

1(2)
2015 2014/2015 $48.13 $200,000 $9,627 $1,800,000 $86,643 $9,627 $77,016 100% $48,135 $38,508 50%

2 2016 2015/2016 $49.58 $200,000 $9,916 $1,800,000 $89,242 $9,916 $79,326 100% $53,545 $35,697 45%

3 2017 2016/2017 $51.07 $200,000 $10,213 $1,800,000 $91,919 $10,213 $81,706 100% $59,237 $32,682 40%

4 2018 2017/2018 $52.60 $200,000 $10,520 $1,800,000 $94,677 $10,520 $84,157 100% $65,222 $29,455 35%

5 2019 2018/2019 $54.18 $200,000 $10,835 $1,800,000 $97,517 $10,835 $86,682 100% $71,513 $26,005 30%

6 2020 2019/2020 $55.80 $200,000 $11,160 $1,800,000 $100,443 $11,160 $89,282 100% $78,122 $22,321 25%

7 2021 2020/2021 $57.48 $200,000 $11,495 $1,800,000 $103,456 $11,495 $91,961 100% $85,064 $18,392 20%

8 2022 2021/2022 $59.20 $200,000 $11,840 $1,800,000 $106,560 $11,840 $94,720 100% $92,352 $14,208 15%

9 2023 2022/2023 $60.98 $200,000 $12,195 $1,800,000 $109,757 $31,707 $78,049 80% $100,000 $9,756 10%

10 2024 2023/2024 $62.81 $200,000 $12,561 $1,800,000 $113,049 $52,756 $60,293 60% $108,025 $5,024 5%

11 2025 2024/2025 $64.69 $200,000 $12,938 $1,800,000 $116,441 $75,040 $41,401 40% $116,441 $0 0%

12(3)
2026 2025/2026 $66.63 $200,000 $13,326 $1,800,000 $119,934 $98,612 $21,322 20% $119,934 $0 0%

Permanent(4)
2027 2026/2027 $68.63 $200,000 $13,726 $1,800,000 $123,532 - - - - - -

$136,626 $1,229,638 $343,722 $885,916 $997,590 $232,048

(7) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(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.

(3) Estimated end of PILOT payments assuming Proposed PILOT.

(4) Property returns to taxable status assuming Proposed 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. DOES NOT INCLUDE BID OR 

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

Estimated 

Abatement 

Savings(12)

% of Abatement 

on Improved 

Assessment(13)

Estimated PILOT 

Payments(14) 

Estimated 

Abatement 

Savings(15)

% of Abatement 

on Improved 

Assessment(16)

136 State Street Properties LLC: Staff Amended PILOT Analysis

PILOT Year

City and 

County Tax 

Year

School Tax 

Year Tax Rate(5)

Status Quo

Proposed Project

Normal Tax

Applicable PILOT Scenario per Future Tenants(10)

Scenario #1 Scenario #2

Estimated Total 

Assessment(6)

Estimated Total 

Taxes(7)

Estimated Total 

Improved 

Assessment(8)

Estimated Total 

Taxes w/o PILOT(9)

Estimated PILOT 

Payments(11) 

Estimated Total(17)

Notes:

(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. 

(9) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(10) PILOT Scenario, which is dependent on future tenants and whether they meet or do not meet certain qualifying requirements as provided in the Project Summary and Memo from Special Counsel.

(11) Estimated PILOT Payments assuming Scenario #1 PILOT.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(12) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Scenario #1 PILOT.

(13) Percent abatement on increased assessment via PILOT assuming Scenario #1 PILOT.

(14) Estimated PILOT Payments assuming Scenario #2 PILOT. DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(15) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Scenario #2 PILOT.

(16) Percent abatement on increased assessment via PILOT assuming Scenario #2 PILOT.

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

***Analysis is ONLY an estimate***



 

 
012001.00025 Business 12356462v1 

M E M O R A N D U M  F R O M  

A. Joseph Scott III 
Direct Dial: 518.433.2419 

Facsimile: 518.465.1567 
 

To: Members of the City Albany Industrial Development Agency 

Date: January 14, 2014 

Subject: City of Albany Industrial Development Agency  

 IDA PILOT Agreements - Bifurcation 

 

 The purpose of the guidelines shown below is to eliminate the cycling of tenants in the City of 

Albany as it pertains to projects being considered by 132 State Street Properties LLC and 136 State Street 

Properties LLC. 

 

 1. A bifurcated PILOT abatement schedule would be offered to both projects:  Abatement 

Schedule Option #1 (Labeled “Scenario #1” in Staff provided PILOT Analysis) and Abatement Schedule 

Option #2 (Labeled “Scenario #2” in Staff provided PILOT Analysis). 

 2.  The default PILOT abatement schedule upon execution of the PILOT Agreement is 

Abatement Schedule Option #1. 

 3. Prior to execution of a lease agreement with a tenant for occupancy in the project, the 

company shall deliver affidavits from such tenant evidencing satisfaction of at least one of the following 

conditions:  

 

  i. tenant would otherwise move outside the City of Albany 

  ii. tenant is moving into the City of Albany (need IDA anti-pirating certification) 

  iii. tenant is increasing the amount of square feet leased and creating jobs 

  iv. tenant is simply moving within the City of Albany, but the vacated space is being          

                                     back-filled (and back-filled tenant meets the tests in i., ii., or iii) 

 

 4. During the term of the PILOT Agreement, the company would need to provide 

certificates on September 1 of each year confirming that:  (i) there is no change in tenants, or (ii) if there 

is a change in tenants in the project, the new tenant meets the conditions described in paragraph 3. above 

as evidenced by submittal of affidavits as described in paragraph 3. above.  As part of the annual 

certificate the company shall include, among other things, (i) the total leasable building space and (ii) the 

total leasable space occupied by and associated with each tenant.  

 5. The company would have to show that at least 75% of the total leasable square feet of the 

building is leased to tenants that meet at least one of the conditions as described in paragraph 3. above in 

order to maintain the benefits associated with Abatement Schedule Option #1 (Note: vacancy of leasable 

building space does not disqualify company from Abatement Schedule Option #1). 

 6. Failure to provide the certificates (or failure to maintain the conditions) and the PILOT 

will default to Abatement Schedule Option #2. 
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: Aeon Nexus Corporation – Final Project Summary 

 

DATE: January 10, 2014 

 

 
Staff Notes: 

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

the September 19
th

 meeting. As a result of the September 19
th

 meeting the Applicant submitted a revised PILOT 

request for Committee review. The revised PILOT request included the reduction of the duration of the PILOT to 

12 years and modified the percentage abatement amounts. No changes have been made to the modified PILOT 

request. A positive recommendation was given by the Committee at the December 11
th

 meeting for project 

approvals at the January Board meeting. Please note this project summary will continue to be updated as the 

project progresses through staff review and Agency consideration.   

 

Applicant: Aeon Nexus Corporation 

 

Managing Members (% of Ownership): Omar Usmani (100%) 

 

Project Location: 138 State Street 

 

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

renovation of an existing 8,750 SF +/- building – consisting of 3 stories, a mezzanine and 

basement – into commercial office space.  The project includes the installation of tenant finishes, 

personal property, fixtures, furniture and equipment.   

 

Estimated Project Cost: $1,833,500  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $1,650,000  

 

Estimated Total Mortgage Amount: $1,608,500  

 

Current Total Assessment: $100,000 (per Commissioner of Department of Assessment & 

Taxation) 

 

Estimated Improved Total Assessment: $875,000 (per Commissioner of Department of 

Assessment & Taxation)  

 

Requested PILOT: Applicant proposes entering into a 12 year PILOT agreement with the IDA 

in which annual payments in lieu of taxes will be calculated by adding A) an amount equal to 

one hundred percent (100%) of the Normal Tax due with respect to the current total assessment 
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(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. 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: $168,625  

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $132,000 

o Mortgage Recording Taxes: $20,107 

o Real Property Taxes: $429,115 (Not a Net Present Value) 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (12) new jobs 

o Projected Construction: (25) jobs 

 

Other Economic Impacts:   

o Increases local and state sales 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 Issued a Negative Declaration for this Type I Action as per the provisions of SEQR on 

10/17/13. 

o Approved the site plan on 11/21/13 with conditions. 

 

Estimated IDA Fee 

o Fee amount: $18,335 

 

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 $100,000 $4,673 - - - - -

1(2)
2015 2014/2015 $48.13 $100,000 $4,813 $875,000 $42,118 $4,813 $37,305 100%

2 2016 2015/2016 $49.58 $100,000 $4,958 $875,000 $43,382 $4,958 $38,424 100%

3 2017 2016/2017 $51.07 $100,000 $5,107 $875,000 $44,683 $5,107 $39,576 100%

4 2018 2017/2018 $52.60 $100,000 $5,260 $875,000 $46,024 $5,260 $40,764 100%

5 2019 2018/2019 $54.18 $100,000 $5,418 $875,000 $47,404 $5,418 $41,987 100%

6 2020 2019/2020 $55.80 $100,000 $5,580 $875,000 $48,826 $5,580 $43,246 100%

7 2021 2020/2021 $57.48 $100,000 $5,748 $875,000 $50,291 $5,748 $44,544 100%

8 2022 2021/2022 $59.20 $100,000 $5,920 $875,000 $51,800 $5,920 $45,880 100%

9 2023 2022/2023 $60.98 $100,000 $6,098 $875,000 $53,354 $15,549 $37,805 80%

10 2024 2023/2024 $62.81 $100,000 $6,281 $875,000 $54,955 $25,750 $29,204 60%

11 2025 2024/2025 $64.69 $100,000 $6,469 $875,000 $56,603 $36,549 $20,054 40%

12(3)
2026 2025/2026 $66.63 $100,000 $6,663 $875,000 $58,301 $47,974 $10,328 20%

Permanent(4)
2027 2026/2027 $68.63 $100,000 $6,863 $875,000 $60,050 - - -

$68,313 $597,741 $168,625 $429,115

(9) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

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

(7) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(10) Estimated PILOT Payments assuming Applicant Requested PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(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. DOES NOT INCLUDE BID OR LIBRARY TAX RATES THAT ARE STILL PAYABLE.

Aeon Nexus Corporation: 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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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 140 State Street Properties LLC – Final Project Summary 

 

DATE: January 10, 2014 

 

 
Staff Notes: 

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

the September 19
th

 meeting. As a result of the September 19
th

 meeting the Applicant submitted a revised PILOT 

request for Committee review. The revised PILOT request included the reduction of the duration of the PILOT to 

12 years and modified the percentage abatement amounts. No changes have been made to the modified PILOT 

request. A positive recommendation was given by the Committee at the December 11
th

 meeting for project 

approvals at the January Board meeting.  Please note this project summary will continue to be updated as the 

project progresses through staff review and Agency consideration.   

 

Applicant: 140 State Street Properties LLC 

 

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

 

Project Location: 140 State Street 

 

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

renovation of an existing 5 story, 5,500 SF building +/- into mixed-use building with retail on the 

first floor and approximately (4) four residential units on the upper floors.  The project includes 

the installation of tenant finishes, personal property, fixtures, furniture and equipment.   

 

Estimated Project Cost: $1,305,500  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $1,070,000  

 

Estimated Total Mortgage Amount: $1,195,500  

 

Current Total Assessment: $100,000 (per Commissioner of Department of Assessment & 

Taxation) 

 

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

Assessment & Taxation)  

 

Requested PILOT: Applicant proposes entering into a 12 year PILOT agreement with the IDA 

in which annual payments in lieu of taxes will be calculated by adding A) an amount equal to 

one hundred percent (100%) of the Normal Tax due with respect to the current total assessment 
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(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. 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: $107,144  

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $85,600 

o Mortgage Recording Taxes: $14,944 

o Real Property Taxes: $166,109 (Not a Net Present Value) 

 485a Real Property Tax Abatement Program Real Property Taxes: $166,109 (Not 

a Net Present Value)  

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (5) new jobs 

o Projected Construction: (25) jobs 

 

Other Economic Impacts:   

o Adds to the supply of downtown residential to help meet the demand for such living 

options (as stated in Zimmerman/Volk Associates downtown residential market study)  

o Increases retail options  

o Increases consumer base to support downtown businesses 

o Increases local and state sales 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. 

 Provide a variety of housing types to meet the varied needs of Albany’s 

households, including market, moderate and low income housing. 

 Encourage diverse intergenerational housing.  Diverse housing includes options for 

residents throughout different stages of life (e.g. students, couples, families with 

children, seniors) in the same neighborhood. 

o Revitalization and diversification of downtown  - adaptive reuse of underutilized or 

vacant buildings 

 Eligible for the 485a Real Property Tax Abatement Program 

 

Planning Board Actions: 

o Issued a Negative Declaration for this Type I Action as per the provisions of SEQR on 

10/17/13. 

o Approved the site plan on 11/21/13 with conditions. 
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Estimated IDA Fee 

o Fee amount: $13,055 

 

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 $100,000 $4,673 - - - - - - - -

1(2)
2015 2014/2015 $48.13 $100,000 $4,813 $400,000 $19,254 $4,813 $14,440 100% $4,813 $14,440 100%

2 2016 2015/2016 $49.58 $100,000 $4,958 $400,000 $19,832 $4,958 $14,874 100% $4,958 $14,874 100%

3 2017 2016/2017 $51.07 $100,000 $5,107 $400,000 $20,427 $5,107 $15,320 100% $5,107 $15,320 100%

4 2018 2017/2018 $52.60 $100,000 $5,260 $400,000 $21,039 $5,260 $15,779 100% $5,260 $15,779 100%

5 2019 2018/2019 $54.18 $100,000 $5,418 $400,000 $21,671 $5,418 $16,253 100% $5,418 $16,253 100%

6 2020 2019/2020 $55.80 $100,000 $5,580 $400,000 $22,321 $5,580 $16,740 100% $5,580 $16,740 100%

7 2021 2020/2021 $57.48 $100,000 $5,748 $400,000 $22,990 $5,748 $17,243 100% $5,748 $17,243 100%

8 2022 2021/2022 $59.20 $100,000 $5,920 $400,000 $23,680 $5,920 $17,760 100% $5,920 $17,760 100%

9 2023 2022/2023 $60.98 $100,000 $6,098 $400,000 $24,390 $9,756 $14,634 80% $9,756 $14,634 80%

10 2024 2023/2024 $62.81 $100,000 $6,281 $400,000 $25,122 $13,817 $11,305 60% $13,817 $11,305 60%

11 2025 2024/2025 $64.69 $100,000 $6,469 $400,000 $25,876 $18,113 $7,763 40% $18,113 $7,763 40%

12(4)
2026 2025/2026 $66.63 $100,000 $6,663 $400,000 $26,652 $22,654 $3,998 20% $22,654 $3,998 20%

Permanent(5)
2027 2026/2027 $68.63 $100,000 $6,863 $400,000 $27,452 - - - - - -

$68,313 $273,253 $107,144 $166,109 $107,144 $166,109

(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.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE.   

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

(8) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(11) Estimated PILOT Payments and Normal Taxes for Years 13-20 assuming 485a Tax Abatement (shown for comparison reasons. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

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

(14) Estimated PILOT Payments assuming Applicant Requested PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

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

(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. DOES NOT INCLUDE BID OR 

LIBRARY TAX RATES THAT ARE STILL PAYABLE.

140 State Street Properties 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)Status Quo Applicant Requested PILOT

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

(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:
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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: January 10, 2014 

 

 
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. The project was subsequently discussed at the October 9
th

 

Finance Committee.  As the result of the October 9
th

 Finance Committee the Applicant submitted a revised 

PILOT request for consideration at the November, 13
th

 Finance Committee meeting.  The revised PILOT request 

included the reduction of the duration of the PILOT from 20 to 15 years and modified the percentage abatement 

amounts.  The project was subsequently discussed at the November 13
th

 Finance Committee meeting.  As the 

result of the November 13
th

 Finance Committee meeting the Applicant submitted a revised PILOT request that 

modified the percentage abatement amounts for consideration at the December, 11
th

 Finance Committee meeting. 

The project was discussed at the December 11
th

 Finance Committee meeting.  This project summary is the result 

of the work staff has performed per the direction of the Finance Committee at the December 11
th

 meeting. The 

Applicant has submitted a revised PILOT request for Finance Committee review.  Staff sought to further modify 

the revised PILOT request. The result of this work can be found within the Project Summary below. Staff seeks 

feedback from the Committee. The Applicant respectfully requests that the Finance Committee make a positive 

recommendation for consideration by the Board for project approvals at the January Board meeting. 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  
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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)  

 

PILOT: The proposal entails the Applicant entering into a 15 year PILOT agreement with the 

IDA.  The PILOT will include two scenarios, Scenario #1 and Scenario #2.   

 

o For Years 1-10, annual payments in lieu of taxes will be calculated by: 

 For Scenario #1 and Scenario #2, adding A) an amount equal to one hundred 

percent (100%) of the Normal Tax due with respect to the current total assessment 

(i.e. the “base” assessment) of $1,000,000 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.  

o For Years 10-15, annual payments in lieu of taxes will be calculated by the greater of: 

 For Scenario #1, adding A) an amount equal to one hundred percent (100%) of the 

Normal Tax due with respect to the current total assessment (i.e. the “base” 

assessment) of $1,000,000 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.  

 For Scenario #2, multiplying five percent (5.0%) of gross sales/revenues 

(percentage to be finalized based on Special Counsel research). 

 

Please see attached Revised PILOT Analysis for specifics. 
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Below is a comparison of original proposed percent of abatement schedule versus the first, 

second, and third revised proposed percent of abatement schedule.  

 

% of Abatement Comparison Chart 

PILOT Year 

Original Proposed 
% of Abatement on 

Improved 
Assessment 

First Revised 
Proposed % of 
Abatement on 

Improved 
Assessment 

Second Revised 
Proposed % of 
Abatement on 

Improved 
Assessment 

Third Revised 
Proposed % of 
Abatement on 

Improved 
Assessment 

1 100% 100% 100% 100% 

2 100% 100% 100% 100% 

3 100% 100% 100% 100% 

4 100% 100% 100% 100% 

5 100% 100% 100% 100% 

6 100% 100% 100% 75% 

7 100% 100% 100% 50% 

8 85.71% 100% 100% 50% 

9 85.71% 100% 87.50% 50% 

10 71.43% 100% 75.00% 50% 

11 71.43% 83.33% 62.50% 50% 

12 57.14% 66.67% 50.00% 50% 

13 57.14% 50.00% 37.50% 50% 

14 42.86% 33.33% 25.00% 50% 

15 42.86% 16.67% 12.00% 50% 

16 28.57% Taxable Status Taxable Status Taxable Status 

17 28.57% Taxable Status Taxable Status Taxable Status 

18 14.29% Taxable Status Taxable Status Taxable Status 

19 14.29% Taxable Status Taxable Status Taxable Status 

20 7.14% Taxable Status Taxable Status Taxable Status 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: $6,829,733  

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

PILOT (difference of +$2,179,336).  If a comparison is made over 20 years, 

where the original proposed 20 year PILOT is compared to the proposed third 

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 second revised 15 year PILOT and an additional 5 years of full taxes 

would be $14,951,913 (difference of +$3,587,762 with the project listed as 

taxable 5 years earlier). 
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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: $11,433,514 (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 Issued a Negative Declaration for this Unlisted Action as per the provisions of SEQR on 

10/17/13. 

o Approved the site plan on 10/17/13 with the following conditions: 

 The applicant shall obtain final approval from the Department of Water & Water 

Supply. 

 Miscellaneous plan notes shall be more clearly delineated on site plan drawings, as 

required by Divisions of Engineering and Planning. 

 Removal of metered parking spaces shall be subject to agreement with the Albany 

Parking Authority. 

 

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 Not Applicable $933,817 100.00%

2 2016 2015/2016 $49.58 $1,000,000 $49,579 $20,400,000 $1,011,411 $49,579 Not Applicable $961,832 100.00%

3 2017 2016/2017 $51.07 $1,000,000 $51,066 $20,400,000 $1,041,753 $51,066 Not Applicable $990,687 100.00%

4 2018 2017/2018 $52.60 $1,000,000 $52,598 $20,400,000 $1,073,006 $52,598 Not Applicable $1,020,407 100.00%

5 2019 2018/2019 $54.18 $1,000,000 $54,176 $20,400,000 $1,105,196 $54,176 Not Applicable $1,051,020 100.00%

6 2020 2019/2020 $55.80 $1,000,000 $55,802 $20,400,000 $1,138,352 $326,439 Not Applicable $811,913 75.00%

7 2021 2020/2021 $57.48 $1,000,000 $57,476 $20,400,000 $1,172,502 $614,989 Not Applicable $557,513 50.00%

8 2022 2021/2022 $59.20 $1,000,000 $59,200 $20,400,000 $1,207,677 $633,439 Not Applicable $574,239 50.00%

9 2023 2022/2023 $60.98 $1,000,000 $60,976 $20,400,000 $1,243,908 $652,442 Not Applicable $591,466 50.00%

10 2024 2023/2024 $62.81 $1,000,000 $62,805 $20,400,000 $1,281,225 $672,015 Not Applicable $609,210 50.00%

11 2025 2024/2025 $64.69 $1,000,000 $64,689 $20,400,000 $1,319,662 $692,176 5.0%* of Project Gross Sales/Revenue $627,486 50.00%

12 2026 2025/2026 $66.63 $1,000,000 $66,630 $20,400,000 $1,359,252 $712,941 5.0%* of Project Gross Sales/Revenue $646,311 50.00%

13 2027 2026/2027 $68.63 $1,000,000 $68,629 $20,400,000 $1,400,029 $734,329 5.0%* of Project Gross Sales/Revenue $665,700 50.00%

14 2028 2027/2028 $70.69 $1,000,000 $70,688 $20,400,000 $1,442,030 $756,359 5.0%* of Project Gross Sales/Revenue $685,671 50.00%

15(3)
2029 2028/2029 $72.81 $1,000,000 $72,808 $20,400,000 $1,485,291 $779,050 5.0%* of Project Gross Sales/Revenue $706,241 50.00%

Permanent(4)
2030 2030/2031 $74.99 $1,000,000 $74,993 $20,400,000 $1,529,850 - - -

$895,257 $18,263,247 $6,829,733 $11,433,514

(10) PILOT Payments in Years 1-12 will be calculated by the schedule listed for Percent Abatement on Improved Assessment.  Starting in Year 13 the PILOT Payments will be calculated as the greater of the Percent Abatement on Improved 

Assessment or 5.0% of Gross Sales/Revenue (*needs to be finalized). 

(12) Estimated PILOT Payments assuming Proposed PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

Estimated Total 

Assessment(6)

Estimated Total 

Taxes(7)

Estimated Total 

Non Homestead 

Taxes w/o 

PILOT(9)

Estimated Total 

Improved 

Assessment(8)

Estimated 

Abatement 

Savings(13)

% of Abatement 

on Improved 

Assessment(14)Estimated PILOT Payments(12)

PILOT Payments to be the Greater of(10)

(11) Estimated PILOT Payments assuming Proposed PILOT.  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(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. DOES NOT 

INCLUDE BID OR LIBRARY TAX RATES THAT ARE STILL PAYABLE. 

(9) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(6) Per Commissioner of Department of Assessment & Taxation based on 2013 tax roll.  PLEASE NOTE THAT THE ASSUMPTION IS CONSERVATIVE AS IT DOES NOT TAKE INTO ACCOUNT THAT THE VALUE OF THE PROPERTY WILL LIKELY CONTINUE 

TO DECLINE.

144 State Street LLC: Revised PILOT Analysis

School Tax 

Year

Estimated PILOT 

Payments(11) 

City and 

County Tax 

Year

Status Quo Proposed PILOTNormal Tax

***Analysis is ONLY an estimate***

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

PILOT Year Tax Rate(5)

(8) Per Commissioner of Department of Assessment & Taxation based on estimate of $100,000 per room (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(15)

(4) Property returns to taxable status.

Proposed Project

(14) Percent abatement on increased assessment via PILOT assuming Proposed PILOT.

Notes:

(13) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Proposed PILOT.

(7) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(3) Estimated end of PILOT payments assuming Proposed PILOT.
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 67 Howard Street LLC – Revised Project Summary 

 

DATE: January 10, 2014 

 

 
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. The project was subsequently discussed at the October 9
th

 and 

November 13
th

 Finance Committee meetings. As the result of the November 13
th

 Finance Committee meeting the 

Applicant submitted a revised PILOT request for consideration at the December, 11
th

 Finance Committee 

meeting.  The revised PILOT request included the reduction of the duration of the PILOT from 20 to 15 years 

and modified the percentage abatement amounts.  The project was subsequently discussed at the December 11
th

 

Finance Committee meeting. This project summary is the result of the work staff has performed per the direction 

of the Finance Committee at the December 11
th

 meeting. The Applicant has submitted a revised PILOT request 

for Finance Committee review.  Staff sought to further modify the revised PILOT request. The result of this work 

can be found within the Project Summary below. Staff seeks feedback from the Committee. The Applicant 

respectfully requests that the Finance Committee make a positive recommendation for consideration by the 

Board for project approvals at the January Board meeting. Please note this project summary will continue to be 

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

 

Applicant: 67 Howard Street LLC 

 

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

 

Project Location: 67 Howard Street 

 

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

200 space parking garage with the potential for expansion of the garage by an additional 100 

spaces.  The project includes the installation personal property, fixtures, machinery and 

equipment.  Construction of the project is associated with the hotel being proposed at 142 State 

Street.  

 

Estimated Project Cost: $6,503,500  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $5,250,000  

 

Estimated Total Mortgage Amount: $5,500,000  

 

Current Total Assessment: $250,000 (per Commissioner of Department of Assessment & 

Taxation) 
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Estimated Improved Total Assessment: $2,550,000 (per Commissioner of Department of 

Assessment & Taxation)  

 

PILOT: The proposal entails the Applicant entering into a 15 year PILOT agreement with the 

IDA.  The PILOT will include two scenarios, Scenario #1 and Scenario #2.   

 

o For Years 1-10, annual payments in lieu of taxes will be calculated by: 

 For Scenario #1 and Scenario #2, adding A) an amount equal to one hundred 

percent (100%) of the Normal Tax due with respect to the proposed total land 

assessment (i.e. the “base” assessment) of approximately $250,000 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.  

o For Years 11-15, annual payments in lieu of taxes will be calculated by the greater of: 

 For Scenario #1, adding A) an amount equal to one hundred percent (100%) of the 

Normal Tax due with respect to the proposed total land assessment (i.e. the “base” 

assessment) of approximately $250,000 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.  

 For Scenario #2, multiplying fifteen percent (15%) of gross sales/revenues. 

 

Please see attached Revised PILOT Analysis for specifics. 
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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 

First Revised 
Proposed % of 
Abatement on 

Improved 
Assessment 

Second Revised 
Proposed % of 
Abatement on 

Improved 
Assessment 

1 100% 100% 100% 

2 100% 100% 100% 

3 100% 100% 100% 

4 100% 100% 100% 

5 100% 100% 100% 

6 100% 100% 75% 

7 100% 100% 50% 

8 85.71% 100% 50% 

9 85.71% 87.50% 50% 

10 71.43% 75.00% 50% 

11 71.43% 62.50% 50% 

12 57.14% 50.00% 50% 

13 57.14% 37.50% 50% 

14 42.86% 25.00% 50% 

15 42.86% 12.50% 50% 

16 28.57% Taxable Status Taxable Status 

17 28.57% Taxable Status Taxable Status 

18 14.29% Taxable Status Taxable Status 

19 14.29% Taxable Status Taxable Status 

20 7.14% Taxable Status Taxable Status 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: $927,386  

 As compared to $415,790 over first 15 years of previously proposed 20 year 

PILOT (difference of +511,596).  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 $1,144,505 

while the total estimated PILOT payments and taxes during the proposed revised 

15 year PILOT and an additional 5 years of full taxes would be $1,942,659 

(difference of +$798,154 with the project listed as taxable 5 years earlier). 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $420,000 

o Mortgage Recording Taxes: $68,750 
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o Real Property Taxes: $1,335,520 (Not a Net Present Value) 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (2) new jobs 

o Projected Construction: (25) jobs 

 

Other Economic Impacts:   

o Increases parking options 

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 Issued a Negative Declaration for this Type I Action as per the provisions of SEQR on 

11/21/13. 

o Approved the site plan on 11/21/13. 

 

Estimated IDA Fee 

o Fee amount: $65,035 

 

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 $250,000 $11,683 - - - - -

1(2)
2015 2014/2015 $48.13 $250,000 $12,034 $2,550,000 $122,744 $12,034 Not Applicable $110,710 100.00%

2 2016 2015/2016 $49.58 $250,000 $12,395 $2,550,000 $126,426 $12,395 Not Applicable $114,032 100.00%

3 2017 2016/2017 $51.07 $250,000 $12,767 $2,550,000 $130,219 $12,767 Not Applicable $117,453 100.00%

4 2018 2017/2018 $52.60 $250,000 $13,150 $2,550,000 $134,126 $13,150 Not Applicable $120,976 100.00%

5 2019 2018/2019 $54.18 $250,000 $13,544 $2,550,000 $138,149 $13,544 Not Applicable $124,605 100.00%

6 2020 2019/2020 $55.80 $250,000 $13,950 $2,550,000 $142,294 $46,036 Not Applicable $96,258 75.00%

7 2021 2020/2021 $57.48 $250,000 $14,369 $2,550,000 $146,563 $80,466 Not Applicable $66,097 50.00%

8 2022 2021/2022 $59.20 $250,000 $14,800 $2,550,000 $150,960 $82,880 Not Applicable $68,080 50.00%

9 2023 2022/2023 $60.98 $250,000 $15,244 $2,550,000 $155,488 $85,366 Not Applicable $70,122 50.00%

10 2024 2023/2024 $62.81 $250,000 $15,701 $2,550,000 $160,153 $87,927 Not Applicable $72,226 50.00%

11 2025 2024/2025 $64.69 $250,000 $16,172 $2,550,000 $164,958 $90,565 15.0% of Project Gross Sales/Revenue $74,393 50.00%

12 2026 2025/2026 $66.63 $250,000 $16,657 $2,550,000 $169,906 $93,282 15.0% of Project Gross Sales/Revenue $76,624 50.00%

13 2027 2026/2027 $68.63 $250,000 $17,157 $2,550,000 $175,004 $96,080 15.0% of Project Gross Sales/Revenue $78,923 50.00%

14 2028 2027/2028 $70.69 $250,000 $17,672 $2,550,000 $180,254 $98,963 15.0% of Project Gross Sales/Revenue $81,291 50.00%

15(3)
2029 2028/2029 $72.81 $250,000 $18,202 $2,550,000 $185,661 $101,932 15.0% of Project Gross Sales/Revenue $83,730 50.00%

Permanent(4)
2030 2030/2031 $74.99 $250,000 $18,748 $2,550,000 $191,231 - - -

$223,814 $2,282,906 $927,386 $1,355,520

***Analysis is ONLY an estimate***

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

PILOT Year Tax Rate(5)

(8) Per Commissioner of Department of Assessment & Taxation based on estimate of $8,500 per structured parking 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(15)

(4) Property returns to taxable status.

Proposed Project

(14) Percent abatement on increased assessment via PILOT assuming Proposed PILOT.

Notes:

(13) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Proposed PILOT.

(7) Estimated taxes if proposed project did not occur (i.e. left status quo). DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(3) Estimated end of PILOT payments assuming Proposed PILOT.

67 Howard Street LLC: Revised PILOT Analysis

School Tax 

Year

Estimated PILOT 

Payments(11) 

City and 

County Tax 

Year

Status Quo Proposed PILOTNormal Tax

(10) PILOT Payments in Years 1-12 will be calculated by the schedule listed for Percent Abatement on Improved Assessment.  Starting in Year 13 the PILOT Payments will be calculated as the greater of the Percent Abatement on Improved Assessment 

or 15.0% of Gross Sales/Revenue (*needs to be finalized). 

(12) Estimated PILOT Payments assuming Proposed PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

Estimated Total 

Assessment(6)

Estimated Total 

Taxes(7)

Estimated Total 

Non Homestead 

Taxes w/o 

PILOT(9)

Estimated Total 

Improved 

Assessment(8)

Estimated 

Abatement 

Savings(13)

% of Abatement 

on Improved 

Assessment(14)Estimated PILOT Payments(12)

PILOT Payments to be the Greater of(10)

(11) Estimated PILOT Payments assuming Proposed PILOT.  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(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. DOES NOT 

INCLUDE BID OR LIBRARY TAX RATES THAT ARE STILL PAYABLE.

(9) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(6) Per Commissioner of Department of Assessment & Taxation based on his estimated value of the newly subdivided parcel associated with this project.
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: 40 Stueben LLC – Revised Project Summary 

 

DATE: January 10, 2014 

 

 
Staff Notes: 

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

at the November 13
th

 Finance Committee meeting. Per the direction of the Finance Committee at the December 

11
th

 meeting, Staff sought to tweak the PILOT request. The result of this work can be found within the Project 

Summary below and the attached PILOT analysis. The Applicant respectfully requests that the Finance 

Committee make a positive recommendation for consideration by the Board for project approvals at the January 

Board meeting. Please note this project summary will continue to be updated as the project progresses through 

staff review and Agency consideration.   

 

Applicant: 40 Stueben LLC 

 

Managing Members (% of Ownership): Mark Rosen (50%), I. David Swawite (35%), and 

Mark L. Aronowitz (15%) 

 

Project Location: 58 North Pearl Street 

 

Project Description: Proposed conversion of a vacant 6 story, 47,300 sq.ft. mixed-use retail and 

commercial office building into mixed-use retail and residential.  The Applicant is proposing 26 

residential rental units (floors 2 - 5) with one and two bedroom units. The residential units will 

be serviced by an elevator with parking located off-site.  Each residential unit will be finished 

with pre-engineered wood and tile floors, granite countertops, stainless steel appliances, etc.. The 

first floor will include over 2,600 sq.ft. of rentable commercial space that could accommodate up 

to two potential commercial tenants.  The project will require the removal and replacement of 

many of the existing partition walls, plumbing, electrical wiring, HVAC, windows, etc..   

 

Estimated Project Cost: $4,953,565 (estimated amount spent to date $50,000)  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $1,800,000  

 

Estimated Total Mortgage Amount: $3,712,500  

 

Current Total Assessment: $850,000 (Based on estimated reduction in assessment) 

 

Estimated Improved Total Assessment: $2,800,000 (per discussion with Commissioner of 

Assessment & Taxation)  
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Requested PILOT: The proposal entails the Applicant entering into a 20 year PILOT agreement 

with the IDA.  The PILOT will include two scenarios, Scenario #1 and Scenario #2.   

 

o For Years 1-12, annual payments in lieu of taxes will be calculated by: 

 For Scenario #1 and Scenario #2, adding A) an amount equal to one hundred 

percent (100%) of the Normal Tax due with respect to the current total assessment 

(i.e. the “base” assessment) of $850,000 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.  

o For Years 13-20, annual payments in lieu of taxes will be calculated by the greater of: 

 For Scenario #1, adding A) an amount equal to one hundred percent (100%) of the 

Normal Tax due with respect to the current total assessment (i.e. the “base” 

assessment) of $850,000 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.  

 For Scenario #2, multiplying eleven and a half (11.5%) of gross rental revenue. 

 

Please see attached Revised PILOT Analysis for specifics. 

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments:  

 Scenario: #1: $1,248,146 

 Scenario: #2: Greater than Scenario #1  

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $144,000 

o Mortgage Recording Taxes: $46,406 

o Real Property Taxes:  

 Scenario #1: $2,373,383 (Not a Net Present Value) 

 Scenario #2: Less than Scenario #1 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (5) new jobs 

o Projected Construction:  (15) jobs 

 

Other Economic Impacts:   

o Decreases the overall commercial vacancy rate downtown 

o Adds to the supply of downtown residential to help meet the demand for such living 

options (as stated in Zimmerman/Volk Associates downtown residential market study)  

o Increases retail options  

o Increases consumer base to support downtown businesses 

o Increases local sales tax revenues   
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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. 

 Provide a variety of housing types to meet the varied needs of Albany’s 

households, including market, moderate and low income housing. 

 Encourage diverse intergenerational housing.  Diverse housing includes options for 

residents throughout different stages of life (e.g. students, couples, families with 

children, seniors) in the same neighborhood. 

o Revitalization and diversification of downtown  - adaptive reuse of underutilized or 

vacant buildings 

 Eligible for the 485a Real Property Tax Abatement Program 

 Part of NYS Main Street Grant CFA application sponsored by Capitalize Albany 

Corporation 

 

Planning Board Actions: 

o Currently seeking necessary approvals.  Expected approvals at January 16
th

 Planning 

Board meeting. 

 

Estimated IDA Fee 

o Fee amount: $49,536 

 

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 $850,000 $39,723 - - - - - - - - - - - - - - - -

1(2) 2015 2014/2015 $48.13 $850,000 $40,915 $2,800,000 $134,778 $4,813 $40,915 $93,863 $1,461 $3,352 69.64% 100% $40,915 Not applicable $93,863 $1,461 $3,352 69.64% 100%

2 2016 2015/2016 $49.58 $850,000 $42,142 $2,800,000 $138,821 $4,958 $42,142 $96,679 $1,505 $3,453 69.64% 100% $42,142 Not applicable $96,679 $1,505 $3,453 69.64% 100%

3 2017 2016/2017 $51.07 $850,000 $43,406 $2,800,000 $142,986 $5,107 $43,406 $99,579 $1,550 $3,556 69.64% 100% $43,406 Not applicable $99,579 $1,550 $3,556 69.64% 100%

4 2018 2017/2018 $52.60 $850,000 $44,709 $2,800,000 $147,275 $5,260 $44,709 $102,567 $1,597 $3,663 69.64% 100% $44,709 Not applicable $102,567 $1,597 $3,663 69.64% 100%

5 2019 2018/2019 $54.18 $850,000 $46,050 $2,800,000 $151,694 $5,418 $46,050 $105,644 $1,645 $3,773 69.64% 100% $46,050 Not applicable $105,644 $1,645 $3,773 69.64% 100%

6 2020 2019/2020 $55.80 $850,000 $47,431 $2,800,000 $156,244 $5,580 $47,431 $108,813 $1,694 $3,886 69.64% 100% $47,431 Not applicable $108,813 $1,694 $3,886 69.64% 100%

7 2021 2020/2021 $57.48 $850,000 $48,854 $2,800,000 $160,932 $5,748 $48,854 $112,077 $1,745 $4,003 69.64% 100% $48,854 Not applicable $112,077 $1,745 $4,003 69.64% 100%

8 2022 2021/2022 $59.20 $850,000 $50,320 $2,800,000 $165,760 $5,920 $50,320 $115,440 $1,797 $4,123 69.64% 100% $50,320 Not applicable $115,440 $1,797 $4,123 69.64% 100%

9 2023 2022/2023 $60.98 $850,000 $51,829 $2,800,000 $170,732 $6,098 $75,610 $95,122 $2,700 $3,397 55.71% 80% $51,829 Not applicable $118,903 $1,851 $4,247 69.64% 100%

10 2024 2023/2024 $62.81 $850,000 $53,384 $2,800,000 $175,854 $6,281 $102,372 $73,482 $3,656 $2,624 41.79% 60% $53,384 Not applicable $122,470 $1,907 $4,374 69.64% 100%

11 2025 2024/2025 $64.69 $850,000 $54,986 $2,800,000 $181,130 $6,469 $130,672 $50,458 $4,667 $1,802 27.86% 40% $54,986 Not applicable $126,144 $1,964 $4,505 69.64% 100%

12(3) 2026 2025/2026 $66.63 $850,000 $56,635 $2,800,000 $186,564 $6,663 $160,578 $25,986 $5,735 $928 13.93% 20% $56,635 Not applicable $129,928 $2,023 $4,640 69.64% 100%

13 2027 2026/2027 $68.63 $850,000 $58,335 $2,800,000 $192,161 $6,863 $192,161 - $6,863 - - - $75,063 11.5% of Project Gross Rental Revenue $117,098 $2,681 $4,182 60.94% 87.5%

14 2028 2027/2028 $70.69 $850,000 $60,085 $2,800,000 $197,926 $7,069 $197,926 - $7,069 - - - $77,315 11.5% of Project Gross Rental Revenue $120,611 $2,761 $4,308 60.94% 87.5%

15 2029 2028/2029 $72.81 $850,000 $61,887 $2,800,000 $203,863 $7,281 $203,863 - $7,281 - - - $79,634 11.5% of Project Gross Rental Revenue $124,229 $2,844 $4,437 60.94% 87.5%

16 2030 2029/2030 $74.99 $850,000 $63,744 $2,800,000 $209,979 $7,499 $209,979 - $7,499 - - - $82,023 11.5% of Project Gross Rental Revenue $127,956 $2,929 $4,570 60.94% 87.5%

17 2031 2030/2031 $77.24 $850,000 $65,656 $2,800,000 $216,279 $7,724 $216,279 - $7,724 - - - $84,484 11.5% of Project Gross Rental Revenue $131,795 $3,017 $4,707 60.94% 87.5%

18 2032 2031/2032 $79.56 $850,000 $67,626 $2,800,000 $222,767 $7,956 $222,767 - $7,956 - - - $87,018 11.5% of Project Gross Rental Revenue $135,749 $3,108 $4,848 60.94% 87.5%

19 2033 2032/2033 $81.95 $850,000 $69,655 $2,800,000 $229,450 $8,195 $229,450 - $8,195 - - - $89,629 11.5% of Project Gross Rental Revenue $139,821 $3,201 $4,994 60.94% 87.5%

20(4)
2034 2033/2034 $84.40 $850,000 $71,744 $2,800,000 $236,334 $8,440 $236,334 - $8,440 - - - $92,318 11.5% of Project Gross Rental Revenue $144,016 $3,297 $5,143 60.94% 87.5%

Permanent(5)
2035 2034/2035 $86.94 $850,000 $73,896 $2,800,000 $243,424 $8,694 - - - - - - - - - - - - -

$3,621,529 $2,541,819 $1,079,710 $1,248,146 $2,373,383

(23) Difference of Estimated PILOT Payments Per Unit  from Estimated Total Taxes w/o PILOT Per Unit  assuming Applicant requested PILOT.

(24) Percent Abatement on Total Assessment via PILOT assuming Applicant requested PILOT.

(25) Percent Abatement on Improved Assessment via PILOT assuming Applicant requested PILOT.

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

***Analysis is ONLY an estimate***

(22) Estimated PILOT Payments Per Unit  assuming Applicant requested PILOT.  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

Estimated 

Abatement(21)

(18) PILOT Payments in Years 1-12 will be calculated by the schedule listed for Percent Abatement on Improved Assessment.  Starting in Year 13 the PILOT Payments will be calculated as the greater of the Percent Abatement on Improved Assessment or 11.5% of Project Gross Rental Revenue. 

(20) Estimated PILOT Payments assuming Applicant requested PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(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.  PLEASE NOTE THIS NUMBER HAS CHANGED FROM PREVIOUS ANALYSES AS THE ASSESSOR HAS INDICATED A CHANGE IN ASSESSMENT PROCEDURES FOR RETAIL SPACE WILL NOW BE ASSESSED AT $100,000 PER UNIT.  FOR PURPOSES OF THIS EXERCISE THE APPLICANT 

HAS INDICATED THAT AVAILABLE SPACE COULD ACCOMMODATE 2 RETAIL TENANTS. 

PILOT Payments to be the Greater of(18)

Estimated PILOT 

Payments(19) 

(19) Estimated PILOT Payments assuming Applicant requested PILOT. DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(7) Based on estimated reduction in assessment.   PLEASE NOTE THAT THE ASSUMPTION IS CONSERVATIVE AS IT DOES NOT TAKE INTO ACCOUNT THAT THE VALUE OF THE PROPERTY WILL LIKELY CONTINUE TO DECLINE DUE TO THE LOW MARKET DEMAND AND HIGH MARKET SUPPLY OF CLASS B AND C COMMERCIAL SPACE IN THE CITY OF ALBANY.

(8) Estimated taxes if proposed project did not occur (i.e. left status quo).  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(10) Estimated taxes if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE BID OR LIBRARY TAXES THAT ARE STILL PAYABLE.  PLEASE NOTE THAT AS SHOWN VIA RESEARCH, TAXES (INC. BID AND LIBRARY) ARE 2X OR HIGHER WHAT MULTIFAMILY PROJECTS CAN SUPPORT.  

(14) Estimated PILOT Payments and Normal Taxes Years 13-20 Per Unit  assuming 485a Tax Abatement (shown for comparison reasons). DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(15) Difference of Estimated PILOT Payments and Normal Taxes Years 13-20 Per Unit  from Estimated Total Taxes w/o PILOT Per Unit assuming 485a Tax Abatement (shown for comparison reasons).

(17) Percent Abatement on Improved Assessment and Normal Taxes Years 13-20 via PILOT assuming 485a Tax Abatement (shown for comparison reasons).

(11) Estimated taxes Per Unit  if proposed project occurred without PILOT assistance.  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE.  

(16) Percent Abatement on Total Assessment and Normal Taxes Years 13-20 via PILOT assuming 485a Tax Abatement (shown for comparison reasons).

(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.  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAX RATES THAT ARE STILL PAYABLE. 

(12) Estimated PILOT Payments and Normal Taxes Years 13-20 assuming 485a Tax Abatement (shown for comparison reasons).  DOES NOT INCLUDE UNABATED BID OR LIBRARY TAXES THAT ARE STILL PAYABLE. 

(13) Difference of Estimated PILOT Payments and Normal Taxes Years 13-20 from Estimated Total Taxes w/o PILOT assuming 485a Tax Abatement (shown for comparison reasons).

(2) Estimated start of PILOT payments. 

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

Notes:

Estimated Total(26)

% of Abatement 

on Improved 

Assessment(25)

School Tax 

Year

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

PILOT Year Tax Rate(6)

Staff Amended PILOT485a Tax Abatement (For Comparison Purposes)Normal Tax

Proposed Project

Status Quo

% of Abatement 

on Improved 

Assessment(17)

Estimated 

Abatement(13)

Estimated PILOT 

Payments and 

Normal Taxes(12) Estimated PILOT Payments(20) 

(21) Difference of Estimated PILOT Payments from Estimated Total Taxes w/o PILOT assuming Applicant requested PILOT.

City and 

County Tax 

Year

40 Stueben LLC - Revised PILOT Analysis

Estimated Total 

Taxes w/o PILOT 

Per Unit(11)

Estimated PILOT 

Payments and 

Normal Taxes Per 

Unit(14)

Estimated 

Abatement Per 

Unit(15)

% Abatement on 

Total 

Assessment(16)

Estimated PILOT 

Payments Per 

Unit(22)

Estimated 

Abatement Per 

Unit(23)

% Abatement on 

Total 

Assessment(24)

Estimated Total 

Taxes w/o 

PILOT(10)

Estimated Total 

Improved 

Assessment(9)

Estimated Total 

Taxes(8)

Estimated Total 

Assessment(7)

(5) Property returns to taxable status.

(4) Estimated end of PILOT payments assuming Applicant requested PILOT.
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TO: City of Albany Industrial Development/ Capital Resource Corporation Finance Committees 

 

FROM: City of Albany Industrial Development/ Capital Resource Corporation Agency Staff 

 

RE: Albany Medical Center - 391 Myrtle Avenue (MOB) – Preliminary Application Summary 

 

DATE: January 10, 2014 

 

 
Staff Notes: 

This is a preliminary project summary that will be updated as the project progresses through staff review and 

Agency consideration.   

 

Applicant: Albany Medical Center 

 

Managing Members: Board of Directors (See Applicant’s “Attachment B”) 

 

Project Location: 391 Myrtle Avenue 

 

Project Description: The proposed redevelopment of approximately .81 acres of land that will 

include the demolition of existing buildings and the construction thereon of an approximately 5 

story, 135,000 square foot medical office building.  The building will be occupied 50% by 

Albany Medical College physicians and 50% by private physicians.  The project includes the 

installation of related tenant finishes, personal property, fixtures, furniture and 

machinery/equipment.   

 

Estimated Project Cost: $32,121,146  

 

Type of Financing: Straight Lease (PILOT) as well as Tax-Exempt and Taxable Bonds 

 

Amount of Bonds Requested (CRC as vehicle for transaction): $28,521,000 (not to exceed 

$30,000,000)  

 

Estimated Total Purchases Exempt from Sales Tax: N/A  

 

Estimated Total Mortgage Amount (CRC as vehicle for transaction): $28,521,000 (not to 

exceed $30,000,000) 

 

Current Total Assessment: Staff is working to complete this task. 

 

Estimated Improved Total Assessment: $16,875,000 (per discussion with Commissioner of 

Assessment & Taxation)  

 

Requested PILOT (IDA as vehicle for transaction): Applicant proposes entering into a 20 

year PILOT with the IDA.  Please see attached Applicant provided PILOT schedule for initial 

discussion.   
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Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: Please see attached Applicant provided PILOT schedule for 

initial discussion. 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: N/A 

o Mortgage Recording Taxes (CRC as vehicle for transaction): $356,513 (not to exceed 

$375,000) 

o Real Property Taxes (IDA as vehicle for transaction): Please see attached Applicant 

provided PILOT schedule for initial discussion. 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (6) jobs 

o Projected Construction:  (200) jobs 

 

Other Economic Impacts:   

o Increases consumer base to support Park South and Center Square businesses 

o Infrastructure improvements at no cost to the taxpayer (i.e. burying of utilities) 

 

Strategic Initiatives: 

o Albany 2030  

 Increase job opportunities for all residents. 

 Encourage investment in urban land and buildings for employment and housing. 

o Park South Urban Renewal Plan 

 

Planning Board Actions: 

o Currently seeking necessary approvals.   

 

Estimated IDA/CRC Fee 

o Fee amount: $321,212  

 Fee split between IDA and CRC to be determined 

 

Mission(s) 

o Assist in the enhancement and diversity of the economy of the City of Albany (the 

“City”) by acting in support of projects in the City that create and/or retain jobs and/or 

promote private sector investment utilizing the statutory powers of the Agency as set 

forth under the provisions of the laws of the State of New York. 
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TO: City of Albany Industrial Development Finance Committee 

 

FROM: City of Albany Industrial Development Agency Staff 

 

RE: Park South Partners LLC – Preliminary Project Summary 

 

DATE: January 10, 2014 

 

 
Staff Notes: 

This is a preliminary project summary that will be updated as the project progresses through staff review and 

Agency consideration.   

 

Applicant: Park South Partners LLC 

 

Managing Members (% of Ownership): Norman Massry (49.5%), Morris Massry (49.5%), 

MRP Associates LLC (1.0%) 

 

Project Location: Land encompassed by New Scotland Avenue, Dana Avenue, Robin Street, 

and Morris Street as well as a portion of land encompassed by New Scotland Avenue, Morris 

Street, Robin Street, and Myrtle Avenue.   

 

Project Description: The Applicant proposes acquiring a leasehold interest in land encompassed 

by New Scotland Avenue, Dana Avenue, Robin Street, and Morris Street as well as a portion of 

land encompassed by New Scotland Avenue, Morris Street, Robin Street, and Myrtle Avenue.  

The Applicant will demolish existing buildings and construct approximately 268 market rate 

apartments, 21,000 square feet of retail space, 103 surface parking spaces, and tenant amenities 

as well as make appropriate public infrastructure and site improvements.  The project will 

include 6 buildings, of which the two buildings along New Scotland Avenue will be mixed-use.  

The unit mix will include approximately 20 studio apartments, 80 one bedroom apartments, 24 

one bedroom apartments with den, 94 two bedroom apartments, and 50 two bedroom apartments 

with den.     

 

Estimated Project Cost: $52,583,536  

 

Type of Financing: Straight Lease 

 

Amount of Bonds Requested: None 

 

Estimated Total Purchases Exempt from Sales Tax: $19,739,014  

 

Estimated Total Mortgage Amount: $40,000,000  

 

Current Total Assessment: Staff is working to complete this task. 

 

Estimated Improved Total Assessment: $27,600,000 (per discussion with Commissioner of 

Assessment & Taxation)  
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Requested PILOT: Applicant proposes entering into a 22 year PILOT agreement with the IDA.  

Please see attached Applicant PILOT Schedule for initial discussion.   

 

Estimated Value of Total PILOT Payments: 

o Total PILOT Payments: Please see attached Applicant provided PILOT Schedule for 

initial discussion. 

 

Estimated Value of Tax Exemptions: 

o NYS Sales and Compensating Use Tax: $1,579,121 

o Mortgage Recording Taxes: $500,000 

o Real Property Taxes: Please see attached Applicant provided PILOT Schedule for initial 

discussion. 

o Other: N/A 

 

Employment Impact:  

o Projected Permanent: (11) new jobs 

o Projected Construction:  (200) jobs 

 

Other Economic Impacts:   

o Increases retail options  

o Increases consumer base to support Park South and Center Square businesses 

o Increases local sales tax revenues   

o Infrastructure improvements at no cost to the City 

 

Strategic Initiatives: 

o Albany 2030  

 Increase job opportunities for all residents. 

 Encourage investment in urban land and buildings for employment and housing. 

 Provide a variety of housing types to meet the varied needs of Albany’s 

households, including market, moderate and low income housing. 

 Encourage diverse intergenerational housing.  Diverse housing includes options for 

residents throughout different stages of life (e.g. students, couples, families with 

children, seniors) in the same neighborhood. 

 

Planning Board Actions: 

o Currently seeking necessary approvals.   

 

Estimated IDA Fee 

o Fee amount: $525,835 

 

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 
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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. 
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