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AGENDA

A meeting of the Finance Committee of the City of Albany Industrial Development Agency will be held on Thursday, July 11"
at 1:00PM at 21 Lodge Street, Albany, NY 12207 (Conference Room)

Roll Call

Reading of Minutes of the Finance Committee Meeting of June 12th, 2013

Approval of Minutes of the Finance Committee Meeting of June 12th, 2013

Unfinished Business

— 733 Broadway, LLC
— TMG-NY Albany I, LP
— Columbia 425 NS, LLC

New Business

Other Business

Adjournment

*The next regularly scheduled Board meeting will be held Thursday, July 18th, at 21 Lodge Street, Albany, NY 12207
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IDA MINUTES OF FINANCE COMMITTEE MEETING
Wednesday, June 12th

Attending: Martin Daley, Kathy Sheehan, Susan Pedo, Tracy Metzger & C. Anthony Owens
Absent:
Also Present: Mike Yevoli, Erik Smith, Joe Scott, Sarah Reginelli, Brad Chevalier, Amanda

Vitullo & Amy Gardner
Chairman Martin Daley called the Finance Committee meeting of the IDA to order at 12:15PM.
Roll Call
Chairman Martin Daley reported that all Committee members were present.
Reading of Minutes of the Finance Committee Meeting Minutes of May 8, 2013

Since the minutes of the May 8, 2013 meeting had been distributed to the Committee members in
advance for review, Chairman Martin Daley made a proposal to dispense with the reading of the
minutes.

Approval of Minutes of the Finance Committee Meeting Minutes of May 8, 2013

Chairman Martin Daley made a proposal to approve the minutes of the Finance Committee meeting of
May 8, 2013. A motion to accept the minutes, as presented, was made by Kathy Sheehan and seconded
by Anthony Owens. A vote being taken, the minutes were accepted unanimously.

Unfinished Business

Fuller Road Management Corporation (FRMC)

Staff advised the Committee that the project had not changed significantly since the public hearing on
May 16th. The Applicant would like the Committee to make the appropriate recommendations enabling the
Board to take action on all items necessary to move the project forward. The Applicant would like the Board
to consider all straight lease related items including a Project SEQR Resolution, Project PILOT Deviation
Resolution, and Project Final Approving Resolution. The Board would also need to consider the approval of
a Determinations and Findings Resolution as it pertains to the eminent domain portion of the project.

A motion to move the project to the Board with the recommendation that all aforementioned resolutions
be considered was made by Tracy Metzger and seconded by Susan Pedo. A vote being taken the motion
passed unanimously
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TMG-Albany I, LP

Staff advised the Committee that following the conversation at the May Finance Committee meeting the
PILOT request had been revised. The PILOT request would be revised to a fixed payment of $43,000 in
Year 1 with an annual payment escalation of 3% thereafter. Per the Committee’s request, staff had
advised the Applicant that the mortgage recording tax exemption would be denied. A lengthy discussion
ensued about the PILOT request. The expectations of the Agency upon the sale of the property and the
PILOT were discussed.

New Business

Other Business

Columbia 425, NS LLC

Staff advised the Committee that St. Peter’s Health Partners will be occupying the building with
administrative staff for their physicians group. The project is proceeding with the approvals needed
through the Planning Board and the Board of Zoning Appeals. This is a different project then the one
originally proposed and will need to come before the Agency Board for confirmation.

733 Broadway
Staff reviewed the updated site plan and renderings of the project approved by the Planning Board.

There being no further business, Chairman Martin Daley adjourned the meeting at 2:00PM.

Respectfully submitted,

Susan Pedo, Secretary



MEMO

TO: City of Albany Industrial Development Agency Finance Committee
FROM: City of Albany Industrial Development Agency Staff

RE: 733 Broadway, LLC

DATE: July 8, 2013

Staff reports that no changes have occurred to the project since the discussion at the last
Finance Committee meeting on June 12™. Per staff’s request, the Applicant has
submitted a revised application to reflect the discussions held with IDA Board and staff
over the last few months. A public hearing on this project is scheduled to take place
immediately preceding the July 18" Board meeting. The Committee is not being asked to
take any action at this time.



TO: City of Albany Industrial Development Board
FROM: City of Albany Industrial Development Agency Staff
RE: 733 Broadway, LLC - IDA Revised Application Summary

DATE: April 15, 2013

Applicant: 733 Broadway, LLC

Managing Members (% of Ownership): Norstar Investment USA, Inc. (80%) and Black
Locust, LLC (20%)

Project Location: 733 Broadway

Project Description: The 1.3 +/- acre property was acquired by the Applicant back in 2004 with
the intent of redeveloping it into a residential use. The Applicant first considered redeveloping
the property into market-rate apartments, but that proved infeasible. The Applicant then
proposed redeveloping the property into a new construction condominium project. The proposed
condominium project, known as Capital Grand, included 122 units with supporting amenities.
By late 2008, the Applicant had taken deposits on more than a third of the units when a serious
contraction of the housing market and overall economic downturn occurred. Financing for
projects like Capital Grand dried up as financial institutions deemed them to be riskier and less
attractive in such a market. Since that time, the existing building has sat mostly empty with
offices for Norstar Development USA., L.P. occupying a portion of the first floor. The
Applicant continued to evaluate both the user demand and lending markets for new opportunities
to redevelop the property.

The Applicant proposes demolishing the existing 45,000 sq.ft. building and constructing a new
70 unit, 81,080 sq.ft. market rate apartment building. The building will include (3) studio/ 1 bath
units, (42) forty-twol bedroom/ 1 bath units, (19) nineteen 2 bedroom/ 2 bath units and (6) 3
bedroom/ 2 bath units. The average rent is $1.49 per square foot with per unit month rents
ranging from $850 to $1,850 per month. Each unit will be equipped with a washer and a dryer.
In addition to the apartments, the project includes a small rental office, community room/
kitchenette, fitness room, storage, and swipe card system for security. The project also includes
70 secured surface parking spaces made possible by the proposed acquisition of the Jackson
Street right-of-way.

Estimated Project Cost: $13,977,386 (estimated amount spent to date $875,000)
Type of Financing: Straight Lease
Amount of Bonds Requested: None

Estimated Total Purchases Exempt from Sales Tax: $4,000,000



Estimated Total Mortgage Amount: $10,800,000

Current Total Assessment: $1,000,000 (will be reduced to approximately $537,100 upon
demolition of existing building per discussion with Commissioner of Assessment & Taxation)

Estimated Improved Total Assessment:
o See attached PILOT analysis for more detail:
= $7,000,000 or $100,000 per unit (per discussion with Commissioner of Assessment
& Taxation); OR
= $3,010,000 or $43,000 per unit (per independent HUD Appraiser); OR
= $5,005,000 or $71,500 per unit (Median of Assessor’s and independent HUD
Appraiser’s Total Assessment Values)

Requested PILOT: A 40 year a graduated fixed PILOT payment:

Years 1-10 $47,000/year
Years 11-15 $55,000/year
Years 16-20 $65,000/year
Years 21-25 $100,000/year
Years 26-30 $125,000/year
Years 31-35 $150,000/year
Years 36-40 $200,000/year

Full assessment will be paid in Year 41 and every year thereafter.

Estimated Value of Total PILOT Payments:
o Total PILOT Payments: $3,945,000 (Over a 40 year PILOT period)

Estimated Value of Tax Exemptions:

o NYS Sales and Compensating Use Tax: $320,000

o Mortgage Recording Taxes: $135,000

o Real Property Taxes (See attached PILOT analysis for more detail):
» $16,106,100 if City of Albany Assessor’s assessment assumptions used; OR
= $4,676,973 if independent HUD Appraiser’s assessment assumptions used; OR
= $10,391,536 if median of Assessor’s and independent HUD Appraiser’s

assessment assumptions used
o Other: N/A

Employment Impact:
o Projected Permanent: (1.5) new FTEs
= (1) full-time manager and (1) part-time maintenance employee
o Projected Construction: (50) jobs



Strategic Initiatives:
o Albany 2030 - The project will further the plan’s vision by:

Targeting a blighting influence.

Encouraging investment in urban land for a downtown housing opportunity
through the redevelopment of an underutilized property.

Adding to the mixed-income, market rate housing options downtown.

Increasing the available intergenerational/ life-cycle housing options that will help
meet the needs of all age groups.

Providing new investment that will further the image of downtown as a safe,
livable place with walkable streets, housing choices, mixed-use environment.
Reinforcing, enhancing, and likely promoting, through marketing associated with
leasing, Albany’s distinctive character and identity.

Strengthening downtown’s attractiveness as commercial center by increasing the
consumer base goods and services.

Planning Board Actions:
o Issued a Negative Declaration for this Unlisted Action as per the provisions of SEQR on
12/20/12.
o Approved the demolition on 12/20/12 with the following conditions:

A minimum of twenty-five percent (25%) of construction and demolition debris
generated from demolition shall be diverted from disposal to landfills through
recycling, reuse and diversion programs.

o Approved the site plan on 12/20/12 with the following conditions:

The Storm Water Pollution Prevention Plan (SWPPP) and water/ sewer service
connections shall be approved by Department of Water & Water Supply.

The applicant shall complete the purchase of the Jackson Street right-of-way and
fully incorporate this area into building site as proposed; the land should be
merged into existing tax parcel #65.83-1-32.

An agreement shall be put into place providing for continued access to all under-
and above-ground utilities or other City, County and private infrastructure within
the discontinued Jackson Street right-of-way.

Estimated IDA Fee
o Fee amount: $139,774

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.
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Proposed Project (Using Median of Assessor Assessment Assumptions and
Proposed Project (Using Assessor's Proposed Project (Using HUD Appi s HUD Appi i
Current Tax Normal Tax PILOT Normal Tax PILOT Normal Tax PILOT
City and
County Tax | School Tax Current Base Total Improved Taxw/o PILOT
PILOT Year Year Year Tax Rate’® © | current Tax” e ) piLOT™ Payment?) 2) Tax w/o PILOT® PILOT Payment™! ) Tax w/o PILOT"? PILOT Payment"! b: )
Interim'® 2012| 2011/2012|  $45.581500 $1,000,000 $45,582 $537,100 $1,000,000 $45,582 - - $45,582 - - $45,582 - -
Interim”) 2013| 2012/2013 $46.493130 $1,000,000 $46,493 $537,100 $1,000,000 $46,493 - - $46,493 - - $46,493 - -
1% 2014| 2013/2014|  $47.422993 $1,000,000 $47,423 $537,100 $7,000,000 $331,961 $47,000 $284,961 $142,743 $47,000 $95,743 $237,352 $47,000 $190,352
2 2015| 2014/2015|  $48.371452 $1,000,000 $48,371 $537,100 $7,000,000 $338,600 $47,000 $291,600 $145,598 $47,000 $98,508 $242,099 $47,000 $195,099
3 2016| 2015/2016|  $49.338882 $1,000,000 $49,339 $537,100 $7,000,000 $345,372 $47,000 $298,372 $148,510 $47,000 $101,510 $246,941 $47,000 $199,941
4 2017| 2016/2017|  $50.325659 $1,000,000 $50,326 $537,100 $7,000,000 $352,280 $47,000 $305,280 $151,480 $47,000 $104,480 $251,880 $47,000 $204,880
5 2018| 2017/2018|  $51.332172 $1,000,000 $51,332 $537,100 $7,000,000 $359,325 $47,000 $312,325 $154,510 $47,000 $107,510 $256,918 $47,000 $209,918
6 2019| 2018/2019|  $52.358816 $1,000,000 $52,359 $537,100 $7,000,000 $366,512 $47,000 $319,512 $157,600 $47,000 $110,600 $262,056 $47,000 $215,056
7 2020| 2019/2020|  $53.405992 $1,000,000 $53,406 $537,100 $7,000,000 $373,842 $47,000 $326,842 $160,752 $47,000 $113,752 $267,297 $47,000 $220,297
8 2021| 2020/2021|  $54.474112 $1,000,000 $54,474 $537,100 $7,000,000 $381,319 $47,000 $334,319 $163,967 $47,000 $116,967 $272,643 $47,000 $225,643
9 2022| 2021/2022|  $55.563594 $1,000,000 $55,564 $537,100 $7,000,000 $388,945 $47,000 $341,945 $167,246 $47,000 $120,246 $278,096 $47,000 $231,096
10 2023| 2022/2023|  $56.674866 $1,000,000 $56,675 $537,100 $7,000,000 $396,724 $47,000 $349,724 $170,591 $47,000 $123,501 $283,658 $47,000 $236,658
1 2024| 2023/2024|  $57.808363 $1,000,000 $57,808 $537,100 $7,000,000 $404,659 $55,000 $349,659 $174,003 $55,000 $119,003 $289,331 $55,000 $234,331
12 2025| 2024/2025|  $58.964531 $1,000,000 $58,965 $537,100 $7,000,000 $412,752 $55,000 $357,752 $177,483 $55,000 $122,483 $295,117 $55,000 $240,117
13 2026| 2025/2026|  $60.143821 $1,000,000 $60,144 $537,100 $7,000,000 $421,007 $55,000 $366,007 $181,033 $55,000 $126,033 $301,020 $55,000 $246,020
14 2027| 2026/2027|  $61.346698 $1,000,000 $61,347 $537,100 $7,000,000 $429,427 $55,000 $374,427 $184,654 $55,000 $129,654 $307,040 $55,000 $252,040
15 2028| 2027/2028|  $62.573632 $1,000,000 $62,574 $537,100 $7,000,000 $438,015 $55,000 $383,015 $188,347 $55,000 $133,347 $313,181 $55,000 $258,181
16 2029| 2028/2029|  $63.825104 $1,000,000 $63,825 $537,100 $7,000,000 $446,776 $65,000 $381,776 $192,114 $65,000 $127,114 $319,445 $65,000 $254,445
17 2030| 2029/2030|  $65.101606 $1,000,000 $65,102 $537,100 $7,000,000 $455,711 $65,000 $390,711 $195,956 $65,000 $130,956 $325,834 $65,000 $260,834
18 2031| 2030/2031|  $66.403638 $1,000,000 $66,404 $537,100 $7,000,000 $464,825 $65,000 $399,825 $199,875 $65,000 $134,875 $332,350 $65,000 $267,350
19 2032| 2031/2032|  $67.731711 $1,000,000 $67,732 $537,100 $7,000,000 $474,122 $65,000 $409,122 $203,872 $65,000 $138,872 $338,997 $65,000 $273,997
20 2033| 2032/2033|  $69.086345 $1,000,000 $69,086 $537,100 $7,000,000 $483,604 $65,000 $418,604 $207,950 $65,000 $142,950 $345,777 $65,000 $280,777
21 2034| 2033/2034|  $70.468072 $1,000,000 $70,468 $537,100 $7,000,000 $493,277 $100,000 $393,277 $212,109 $100,000 $112,109 $352,693 $100,000 $252,693
2 2035| 2034/2035|  $71.877434 $1,000,000 $71,877 $537,100 $7,000,000 $503,142 $100,000 $403,142 $216,351 $100,000 $116,351 $359,747 $100,000 $259,747
23 2036| 2035/2036|  $73.314982 $1,000,000 $73,315 $537,100 $7,000,000 $513,205 $100,000 $413,205 $220,678 $100,000 $120,678 $366,941 $100,000 $266,941
24 2037| 2036/2037|  $74.781282 $1,000,000 $74,781 $537,100 $7,000,000 $523,469 $100,000 $423,469 $225,092 $100,000 $125,092 $374,280 $100,000 $274,280
25 2038| 2037/2038|  $76.276908 $1,000,000 $76,277 $537,100 $7,000,000 $533,938 $100,000 $433,938 $229,593 $100,000 $129,593 $381,766 $100,000 $281,766
26 2039| 2038/2039|  $77.802446 $1,000,000 $77,802 $537,100 $7,000,000 $544,617 $125,000 $419,617 $234,185 $125,000 $109,185 $389,401 $125,000 $264,401
27 2040| 2039/2040|  $79.358495 $1,000,000 $79,358 $537,100 $7,000,000 $555,509 $125,000 $430,509 $238,869 $125,000 $113,869 $397,189 $125,000 $272,189
28 2041| 2040/2041|  $80.945665 $1,000,000 $80,946 $537,100 $7,000,000 $566,620 $125,000 $441,620 $243,646 $125,000 $118,646 $405,133 $125,000 $280,133
29 2042| 2041/2042|  $82.564578 $1,000,000 $82,565 $537,100 $7,000,000 $577,952 $125,000 $452,952 $248,519 $125,000 $123,519 $413,236 $125,000 $288,236
30 2043| 2042/2043|  $84.215870 $1,000,000 $84,216 $537,100 $7,000,000 $589,511 $125,000 $464,511 $253,490 $125,000 $128,490 $421,500 $125,000 $296,500
31 2044| 2043/2044|  $85.900187 $1,000,000 $85,900 $537,100 $7,000,000 $601,301 $150,000 $451,301 $258,560 $150,000 $108,560 $429,930 $150,000 $279,930
32 2045| 2044/2045|  $87.618191 $1,000,000 $87,618 $537,100 $7,000,000 $613,327 $150,000 $463,327 $263,731 $150,000 $113,731 $438,529 $150,000 $288,529
33 2046| 2045/2046|  $89.370555 $1,000,000 $89,371 $537,100 $7,000,000 $625,504 $150,000 $475,594 $269,005 $150,000 $119,005 $447,300 $150,000 $297,300
34 2047| 2046/2047 $91.157966 $1,000,000 $91,158 $537,100 $7,000,000 $638,106 $150,000 $488,106 $274,385 $150,000 $124,385 $456,246 $150,000 $306,246
35 2048 2047/2048 $92.981125 $1,000,000 $92,981 $537,100 $7,000,000 $650,868 $150,000 $500,868 $279,873 $150,000 $129,873 $465,371 $150,000 $315,371
36 2049 2048/2049 $94.840747 $1,000,000 $94,841 $537,100 $7,000,000 $663,885 $200,000 $463,885 $285,471 $200,000 $85,471 $474,678 $200,000 $274,678
37 2050 2049/2050 $96.737562 $1,000,000 $96,738 $537,100 $7,000,000 $677,163 $200,000 $477,163 $291,180 $200,000 $91,180 $484,171 $200,000 $284,171
38 2051| 2050/2051 $98.672314 $1,000,000 $98,672 $537,100 $7,000,000 $690,706 $200,000 $490,706 $297,004 $200,000 $97,004 $493,855 $200,000 $293,855
39 2052| 2051/2052| $100.645760 $1,000,000 $100,646 $537,100 $7,000,000 $704,520 $200,000 $504,520 $302,944 $200,000 $102,944 $503,732 $200,000 $303,732
20 2053| 2052/2053| $102.658675 $1,000,000 $102,659 $537,100 $7,000,000 $718,611 $200,000 $518,611 $309,003 $200,000 $109,003 $513,807 $200,000 $313,807
Permanent® 2054| 2053/2054|  $104.711849 $1,000,000 $104,712 $537,101 $7,000,000 $732,983 - - $315,183 - - $524,083 - -
Total"™® $2,864,443 $20,051,100 $3,945,000 $16,106,100 $8,621,973 $3,945,000 $4,676,973 $14,336,536 $3,945,000 $10,391,536
Notes:
(1) Property remains taxable until March 1st, 2014. Assumes project closes with IDA prior to this date.
(2) Estimated start of PILOT payments.
(3) Estimated end of PILOT payments.
(4) Property returns to taxable status.
(5) 2012 tax rate per Department of Assessment & Taxation (does not include any special district ad valorem tax that are still payable under PILOT). Assumed an estimated escalation of 2% thereafter. PLEASE
NOTE THE CHANGE IN ESCALATION % FROM PREVIOUS ANALYSIS IN ORDER TO ALIGN MORE APPROPRIATELY WITH 2% REAL PROPERTY TAX CAP LEGISALTION.
(6) Per Commissioner of Department of Assessment & Taxation based on 2012 tax roll. Assessment value is not fixed.
(7) Estimated taxes if proposed project did not occur (i.e. left status quo).
(8) Per Commissioner of Department of Assessment & Taxation based on 2012 land assessment value. Assessment value is not fixed.
(9) Per Commissioner of Department of Assessment & Taxation based on estimate of $100,000 per unit (inc. land and impi value). value is not fixed.
(10) Estimated taxes if proposed project occurred without PILOT assistance.
(11) PILOT payment schedule proposed by Applicant. PILOT payments are fixed as per schedule.
(12) Estil using Assessor's total improved if proposed project occurred with shown PILOT assistance.
(13) Estil using il HUD Appraiser's total improved if proposed project occurred with shown PILOT assistance.
(14) Estil using median of Assessor's total improved ions and it HUD Appraiser's total it d if project occurred with shown PILOT assistance
(15) Totals for comparison and analysis during PILOT agreement period only that is proposed to end on December 31, 2053.

***Analysis is ONLY an estimate***



CREATING A NEW DOWNTOWN ALBANY

RESIDENTIAL DESTINATION
733 Broadway

Updated Request for Assistance

to the Albany Industrial Development Agency

July 1, 2013



i\ 733 Broadway
4 Albany, New York 12207
Tel: (518) 431-1051

200 South Division Street
Buffalo, New York 14204

I\
Fax. (716) 847- 1668 NORSTAR

DEVELOPMENT USA, L.P.

June 29, 2013

Michael Yevoli

Chief Executive Officer

City of Albany Industrial Development Agency
21 Lodge Street

Albany, New York 12207

RE: Request for IDA Assistance for 733 Broadway Project

Dear Michael:

Attached please find an updated application, as well as the appropriate supplementary material
required by the City of Albany Industrial Development Agency for the consideration of financial
assistance associated with the 733 Broadway project. The updated application reflects the
discussion held with the IDA Board and staff over the last few months. Also, please note that
we have included an economic analysis on the impact of the project recently conducted by

Camoin Associates.

As previously discussed, the project includes the demolition of the existing building and the
construction of 70 new market-rate residential rental units. The project is seeking assistance
from the Albany Industrial Development Agency including a Payment In Lieu of Taxes (PILOT)
agreement, relief from mortgage recording tax, and an exemption from NYS Sales tax on

building materials.

The project is seeking a HUD-insured 40 year loan for the project, and without the proposed
PILOT the project will not meet the underwriting standards of the program to secure the

necessary level of capital to construct the project.

As documented in the enclosed AIDA Application for Assistance, the proposed project at 733
Broadway will have numerous economic benefits to the City of Albany. Increased housing in
downtown Albany means an influx of people as projects become occupied. As the area
becomes more populated, the demand for more businesses and services located downtown will

increase.



Additionally, the project will also result in direct construction and permanent jobs for area
residents as outlined in the economic benefit analysis.

We look forward to presenting the project to the AIDA. Please do not hesitate to contact me if
you should have any questions or find additional information is needed. Thank you.

Sincerely,

(hofms"

Lori Harris, Vice President
Norstar Development USA, L.P.

Enclosure



AIDA APPLICATION



CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY

APPLICATION

IMPORTANT NOTICE: The answers to the questions contained in this application are necessary to determine
your firm’s eligibility for financing and other assistance from the City of Albany Industrial Development Agency. These
answers will also be used in the preparation of papers in this transaction. Accordingly, all questions should be answered
accurately and completely by an officer or other employee of your firm who is thoroughly familiar with the business and
affairs of your firm and who is also thoroughly familiar with the proposed project. This application is subject to

acceptance by the Agency.

TO: CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY
c¢/o Department of Economic Development
21 Lodge Street
Albany, New York 12207

This application by applicant respectfully states:

APPLICANT: 733 Broadway LLC

APPLICANT’S ADDRESS: 733 Broadway

CITY: Albany STATE: NY ZIP CODE: 12207

PHONE NO.:__(518)431-1051 FAXNO.:_(518)431-1053 E-MAIL: lharris@norstarus.com

NAME OF PERSON(S) AUTHORIZED TO SPEAK FOR APPLICANT WITH RESPECT TO
THIS APPLICATION:

IF APPLICANT IS REPRESENTED BY AN ATTORNEY, COMPLETE THE FOLLOWING:

NAME OF ATTORNEY: Geoff Cannon

ATTORNEY’S ADDRESS: 54 State Street

CITY: Albany STATE: _ NY ZIP CODE: 12207

PHONE NO.:(518)465-1500 x130 FAX NO.:_(518)465-3906 E-MAIL:

gcannon(@chwattys.com

NOTE: PLEASE READ THE INSTRUCTIONS ON PAGE 2 HEREOF BEFORE FILLING
OUT THIS FORM.




FOR AGENCY USE ONLY

1. Project Number I
2. Date application Received by Agency , 20 ‘
3. Date application referred to attorney for review , 20
I 4. Date copy of application mailed to members , 20 |
5. Date notice of Agency meeting on application posted , 20 |
" 6. Date notice of Agency meeting on application mailed , 20
i 7. Date of Agency meeting on application , 20 I
8. Date Agency conditionally approved application , 20
9. Date scheduled for public hearing , 20
10. Date Environmental Assessment Form (“EAF”) received ,20
11. Date Agency completed environmental review .20
Date of final approval of application , 20 — I




SUMMARY OF PROJECT

Applicant: 733 Broadway LLC
Contact Person: Lori Harris
Phone Number: (518)431-1051

Occupant: Residential Rental Apartments

Project Location: 733 Broadway, Albany, NY
Approximate Size of Project Site: 1.3 acres

Description of Project: i
‘The project includes the demolition of the existing building located at 733 Broadway, and the construction of

a four-story wood frame elevator building to include seventy (70) residential rental apartments. In addition to
the apartments, the project includes a small rental office, community room/kitchenette, fithess room and
storage. Additionally, the project includes 70 secured surface parking spaces.

The 70-unit 81,080 s.f. building will include three (3) studio/1 bath units, forty-two (42) 1 bedroom/1 bath
units, nineteen (19) 2 bedroom/2 bath units and six (6) 3 bedroom/2 bath units. All units are market and the

average rent is $1.49 per s.f. ranging from $850 to $1850 per month.

The project will be a loft-style design offering common entryway to the units. The units will generally'hgve
an open floor plan with the kitchens open to the living areas with a breakfast bar which separates the living

and dining space. Each unit will be equipped with 2 washer and a dryer. Secure access to the building will be
maintained through the use of a swipe card system.

Type of Project: [] Manufacturing [1 Warehouse/Distribution

X Commercial [] Not-For-Profit

[ Other-Specify

Employment Impact: New Construction Related Jobs = 63 job years (equivalent of 63 jobs for one

year); .
New Jobs Created by Project = 1.5 FTE at project and 16 FTE indirect.

Source: 733 Broadway: Economic & Fiscal Impact Analysis Report, June 2013,
Camoin Associates.

Project Cost: §__ 13,977,386

Type of Financing: [] Tax-Exempt [] Taxable X Straight Lease



Amount of Bonds Requested: $ N/A

Estimated Value of Tax-Exemptions:

N.Y.S. Sales and Compensating Use Tax:

Mortgage Recording Taxes:
Real Property Tax Exemptions:
Other (please specify):

$
$
$
$

320,000 ($4.000.000 x 8%)

135,737($10.858.934x 1.25%0)

see PILOT request




L INFORMATION CONCERNING THE PROPOSED OCCUPANT OF THE PROJECT
(HEREINAFTER, THE “COMPANY”).

A. Identity of Company:

1. Company Name: 733 Broadway, LLC
Present Address: 733 Broadway, Albany
Zip Code: 12207

Employer’s ID No.: 80-0124131

2 If the Company differs from the Applicant, give details of relationship:
£ Indicate type of business organization of Company:
a. Corporation (If so, incorporated in what country?

What State? Date Incorporated? Type of Corporation?
Authorized to do business in New York? (Yes ; No ).

b. __ Partnership (if so, indicate type of partnership 3
Number of general partners , Number of limited partners ).
c. x__ Limited liability company,

Date created? 2004 ]
d. Sole proprietorship

4. Is the Company a subsidiary or direct or indirect affiliate of any other
organization(s)? If so, indicate name of related organization(s) and relationship:
Yes, an affiliate of Norstar Development USA, L.P.

B. Management of Company:

1. List all owners, officers, members, directors and partners (complete all columns
for each person):



NAME

(First, Middle, Last) OTHER PRINCIPAL
HOME ADDRESS OFFICE HELD BUSINESS
Norstar Investment USA, Inc. Managing member with 80% Real estate investment
interest in LLC
Black Locust Non-managing member with Real estate investment
20% in LLC
2. Is the Company or management of the Company now a plaintiff or a defeendant in
any civil or criminal litigation? Yes :No x .
3. Has any person listed above ever been convicted of a criminal offense (owther than
a minor traffic violation)? Yes ;No x .
4. Has any person listed above or any concern with whom such person Thas been
connected ever been in receivership or been adjudicated a bankrupt? Yes ; TNo _X .
(If yes to any of the foregoing, furnish details in a separate attachment).
5. If the answer to any of questions 2 through 4 is yes, please, furnish details in a
separate attachment.
C. Principal Owners of Company:
1. Principal owners of Company: Is Company publicly held? Yes ;No» X .
If yes, list exchanges where stock traded:
28 If no, list all stockholders having a 5% or more interest in the Company:
PERCENTAGE OF
NAME ADDRESS HOLDING
Neil Brown 50% owner of managing Real estate
member
Gary Silver 50% owner of managing Real estate
member
Richard L. Higgins Owner of non-managing Real estate
member




D.

Company’s Principal Bank(s) of account:

Bank of America

II. DATA REGARDING PROPOSED PROJECT

A.

Summary: (Please provide a brief narrative description of the Project.)

The project includes the demolition of the existing building located at 733 Broadway, and the construction of
a four-story wood frame elevator building to include seventy (70) residential rental apartments. In addition to
the apartments, the project includes a small rental office, community room/kitchenette, fitness toom and
storage. Additionally, the project includes 70 secured sutface parking spaces.

The 70-unit 81,080 s.f. building will include three (3) studio/1 bath units, forty-two (42) 1 bedtoom/1 bath
units, nineteen (19) 2 bedroom/2 bath units and six (6) 3 bedtoom/2 bath units. All units are market and the

average rent is $1.49 per s.f. ranging from $850 to $1,850 pet month.

The project will be a loft-style design offeting common entryway to the units. The units will generally be an
open floor plan with the kitchens open to the living areas with a breakfast bar which separates the living and
dining space. Each unit will be equipped with a washet and a dtyet. Secute access to the building will be
maintained through the use of a swipe card system.

B.

Location of Proposed Project;

SRS 2 R

Street Address 733 Broadway
City of Albany

Town of

Village of

County of Albany

Project Site:

1=

Approximate size (in acres or square feet) of Project site:.1.3 acres

Is a map, survey or sketch of the project site attached? Yes _x ; No .

2.

Are there existing buildings on project site? Yes x_ ; No .
a. If yes, indicate number and approximate size (in square feet) of each

existing building:

1 existing building consisting of approximately 45,000 s.f.

b. Are existing buildings in operation? Yes _x ; No .
If yes, describe present use of present buildings:

Offices of Norstar Development USA, L.P.

C. Are existing buildings abandoned? Yes ; No . About to be
abandoned? Yes x ;No . Ifyes, describe: To be demolished.

d. Attach photograph of present buildings. Attached.
Utilities serving project site:
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Water-Municipal: Yes

Other (describe)
Sewer-Municipal: Yes

Other (describe)
Electric-Utility: Yes

Other (describe)
Heat-Utility: Yes

Other (describe)

4. Present legal owner of project site: 733 Broadway, LLC
a. If the Company owns project site, indicate date of purchase:
September 23, 2004 ; Purchase price: $§_1.475.000*

b. If Company does not own the Project site, does Company have OpthIl
signed with owner to purchase the Project site? Yes __ ;No__ . If yes,
indicate date option signed with owner: , 20 ; and the date the option
expires: ,20 .
c. If the Company does not own the project site, is there a relationship
legally or by common control between the Company and the present owners of
the project site? Yes _ ;No__ . Ifyyes, describe:

*It should be noted that in the HUD proforma, the land value is being carried at
$1.165M due to the HUD underwriting standards. But, the actual price paid
for the land was $1.475M.

5. a. Zoning District in which the project site is located: C-3
b. Are there any variances or special permits affecting the site? Yes ;
No x . If yes, list below and attach copies of all such variances or special
permits.

Buildings:

1. Does part of the project consist of a new building or buildings? Yes _x ; No

. If yes, indicate number and size of new buildings: 1 new 4-story building
consisting of 81,080 s.f.

2 Does part of the project consist of additions and/or renovations to the existing
buildings? Yes : No x_ . [If yes, indicate the buildings to be expanded or
renovated, the size of any expansions and the nature of expansion and/or renovation:

sl Describe the principal uses to be made by the Company of the building or
buildings to be acquired, constructed or expanded:
70 residential apartments.



E.

Description of the Equipment:

I Does a part of the Project consist of the acquisition or installation of machinery,
equipment or other personal property (the “Equipment”)? Yes x  ;No If
yes, describe the Equipment: :

The project includes the installation of furniture, fixtures and a small amount of
equipment (i.e. appliances for the apartments and the community room as well as
fitness equipment for the fitness room).

2 With respect to the Equipment to be acquired, will any of the Equipment be
Equipment which has previously been used? Yes ;No_x . Ifyes, please
provided detail:

3. Describe the principal uses to be made by the Company of the Equipment to be

acquired or installed: For use in the operation of the rental apartments.

Project Use:

1. What are the principal products to be produced at the Project? Residential rental
apartments.

2. What are the principal activities to be conducted at the Project? Residential use.

3. Does the Project include facilities or property that are primarily used in making
retail sales of goods or services to customers who personally visit such facilities? Yes
;No_x . Ifyes, please provide detail:

4. If the answer to question 3 is yes, what percentage of the cost of the Project will
be expended on such facilities or property primarily used in making retail sales of goods
or services to customers who personally visit the Project? %

5. If the answer to question 3 is yes, and the answer to question 4 is more than
33.33%, indicate whether any of the following apply to the Project:

a. Will the Project be operated by a not-for-profit corporation? Yes ;

No__x . Ifyes, please explain:

b. Is the Project likely to attract a significant number of visitors from
outside the economic development region in which the Project will be
located? Yes ; No__x . Ifyes, please explain:

10



C. Would the Project occupant, but for the contemplated financial assistance
from the Agency, locate the related jobs outside the State of New York?
Yes ; No__x . Ifyes, please explain:

>

d. Is the predominant purpose of the Project to make available goods or
services which would not, but for the Project, be reasonable accessible to
the residents of the city, town or village within which the Project will be
located, because of a lack of reasonably accessible retail trade facilities
offering such goods or services? Yes x ; No_ . If yes, please
provide detail:

Though not good or services, the proposed project would increase the
downtown residential opportunities for City residents. The increase of
downtown residents will strengthen the downtown commercial market.

e. Will the Project be located in one of the following: (i) an area designed
as an economic development zone pursuant to Article 18-B of the
General Municipal Law; or (ii) a census tract or block numbering area
(or census tract or block numbering area contiguous thereto) which,
according to the most recent census data, has (x) a poverty rate of at least
20% for the year in which the data relates, or at least 20% of households
receiving public assistance, and (y) an unemployment rate of at least 1.25
times the statewide unemployment rate for the year to which the data
relates? Yes ; No_ . If yes, please explain: __The project is

_)—(._3

located in a qualified census tract (no. 36001001100)..

6. If the answers to any of subdivisions c. through e. of question 5 is yes, will the
Project preserve permanent, private sector jobs or increase the overall number of
permanent, private sector jobs in the State of New York? Yes x ;No . Ifyes,
please explain:

New Construction Related Jobs = 63 job years (equivalent of 63 jobs for one

year);
New Jobs Created by Project = 1.5 FTE at project and 16 FTE indirect.

Source: 733 Broadway: Economic & Fiscal Impact Analysis Report, June 2013,
Camoin Associates.

e Will the completion of the Project result in the removal of a plant or facility of
the Company or another proposed occupant of the Project (a “Project Occupant™) from
one area of the State of New York to another area of the State of New York? Yes_  ;
No__x . Ifyes, please explain:
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8. Will the completion of the Project result in the abandonment of one or more
plants or facilities of the Company located in the State of New York? Yes ;
No x . Ifyes, please provide detail:

9. If the answer to either question 7 or question 8 is yes, indicate whether any of the
following apply to the Project:

a. Is the Project reasonably necessary to preserve the competitive position
of the Company on such Project Occupant in its industry? Yes d
No__ x . Ifyes, please provide detail:

b. Is the Project reasonably necessary to discourage the Company or such
Project Occupant from removing such other plant or facility to a location
outside the State of New York? Yes ; No x . If yes, please

provide detail:
Other Involved Agencies:
1. Please indicate all other local agencies, boards, authorities, districts, commissions

or governing bodies (including any city, county and other political subdivision of the
State of New York and all state departments, agencies, boards, public benefit
corporations, public authorities or commissions) involved in approving or funding or
directly undertaking action with respect to the Project. For example, do you need a
municipal building permit to undertake the Project? Do you need a zoning approval to
undertake the Project? If so, you would list the appropriate municipal building
department or planning or zoning commission which would give said approvals.

The proposed project requires U.S. Department of Housing and Urban Development

(HUD) approval of the 221(d)4 loan. The project has received site plan and zoning
approval from the City of Albany.

2. Describe the nature of the involvement of the federal, state or local agencies
described above: Financing and land use approval.

Construction Status:

1. Has construction work on this project begun? Yes ;No_ x . Ifyes, please
discuss in detail the approximate extent of construction and the extent of completion.
Indicate in your answer whether such specific steps have been completed as site

clearance and preparation; completion of foundations; installation of footings; etc.:

12



24 Please indicate amount of funds expended on this project by the Company in the
past three (3) years and the purposes of such expenditures:

Approximately $200,000 in A/E fees for this project design, $8,000 for an economic

impact analysis.
Land purchase -1,475,000 (approximately $800,000 remains on mortgage)

Method of Construction After Agency Approval:

1. If the Agency approves the project which is the subject of this application, there
are two methods that may be used to construct the project. The applicant can construct
the project privately and sell the project to the Agency upon completion. Alternatively,
the applicant can request to be appointed as “agent” of the Agency, in which case certain
laws applicable to public construction may apply to the project. Does the applicant wish
to be designated as “agent” of the Agency for purposes of constructing the project? Yes
X ;No_ .

2. If the answer to question 1 is yes, does the applicant desire such “agent” status
prior to the closing date of the financing? Yes x ;No .

I INFORMATION CONCERNING LEASES OR SUBLEASES OF THE PROJECT. (PLLEASE

COMPLETE THE FOLLOWING SECTION IF THE COMPANY INTENDS TO LEASE OR

SUBLEASE ANY PORTION OF THE PROJECT).

A.

Does the Company intend to lease or sublease more than 10% (by area or fair market
value) of the Project? Yes x ; No _ . Ifyes, please complete the following for each

existing or proposed tenant or subtenant:

1. Sublessee name: future residential tenants

Present Address:

City: State: Zip:

Employer’s ID No.:

Sublessee is:  Corporation: ___ Partnership: __ Sole Proprietorship

Relationship to Company:

Percentage of Project to be leased or subleased:

Use of Project intended by Sublessee:

Date of lease or sublease to Sublessee:

Term of lease or sublease to Sublessee:

Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the

Project? Yes ; No . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such
sublessee.
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2. Sublessee name:

Present Address:
City: State: Zip:
Employer’s ID No.:
Sublessee is:
Corporation: Partnership: Sole Proprietorship

Relationship to Company:

Percentage of Project to be leased or subleased:
Use of Project intended by Sublessee:
Date of lease or sublease to Sublessec:
Term of lease or sublease to Sublessee:
Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the

Project? Yes_ ;No_ . If yes, please provide on a separate attackmment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such
sublessee.
3. Sublessee name:
Present Address:
City: State: Zip:
Employer’s ID No.:
Sublessee is: Corporation: Partnership: Sole Proprietorship

Relationship to Company:

Percentage of Project to be leased or subleased:

Use of Project intended by Sublessee:

Date of lease or sublease to Sublessee:

Term of lease or sublease to Sublessee:

Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the
Project? Yes_  ;No_ . Ifyes, please provide on a separate attactmment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such

sublessee.

B. What percentage of the space intended to be leased or subleased is now subject to a
binding written lease or sublease? none.

Employment Impact

A. Indicate below the number of people presently employed at the project site and the
number that will be employed at the project site at end of the first and second years after the
project has been completed (Do not include construction workers). Also indicate below the
number of workers employed at the project site representing newly created positions as opposed
to positions relocated from other project sites of the applicant. Such information regarding
relocated positions should also indicate whether such positions are relocated from other project

sites financed by obligations previously issued by the Agency.
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TYPE OF EMPLOYMENT

PROFESSIONAL SEMI-
MANAGERIAL SKILLED SKILLED UNSKILLED TOTALS
Present 0 0 0 0
Full Time
Present 0 0 0 0
Part Time
Present 0 0 0 0
Seasonal
First Year 1 0 0 0
Full Time
First Year 0 0 1 0
Part Time
First Year 0 0 0 0 0
Seasonal
Second Year | 1 0 0 0 0
Full Time
Second Year | 0 0 1 0
Part Time
Second Year | 0 0 0 0 0
Seasonal
B. Please prepare a separate attachment describing in detail the types of employment at the

project site. Such attachment should describe the activities or work performed for each type of

employment.

V. Project Cost

A. Anticipated Project Costs. State the costs reasonably necessary for the acquisition of the

project site and the construction of the proposed project including the acquisition and installation
of any machinery and equipment necessary or convenient in connection therewith, and including

any utilities, access roads or appurtenant facilities, using the following categories:

Description of Cost

Land

Buildings
Demolition
Working Capital

Soft Costs/Architects and engineering fees
Financing Costs (Includes fees/interest)

15

Amount

1,165.000 (purchase price was $1.475M)

g X E_b_LL b A_A 2

$_9.109.531
$__325.000
$_ 427,984
$_455,000
$_1.106.320




Construction loan fees and interest

(if applicable) $ see above
Other (specify) : taxes $
Initial Op Def $ 321.466
BSPRA $ _1.067.085
$
$
TOTAL PROJECT COST $13.977.386
B. Have any of the above expenditures already been made by applicant?
Yes x  ;No . (If yes, indicate particular.)

land acquisition = $1,475,000 (approx.$800,000 remaining on mortgage) — As indicated in
previous section of the application. HUD underwriting has valued land at $1.165M.

AJE fees and other predevelopment costs = $200,000

Economic Impact analysis = $8,000

BENEFITS EXPECTED FROM THE AGENCY

A. Financing

1. Is the applicant requesting that the Agency issue bonds to assist in financing the
project? Yes ; No__x . Ifyes, indicate:

a. Amount of loan requested: Dollars;
b. Maturity requested: Years.

2 Is the interest on such bonds intended to be exempt from federal imcome
taxation? Yes ; No .

3. If the answer to question 2 is yes, will any portion of the Project be used for any
of the following purposes:

retail food and beverage services: Yes  ;No
automobile sales or service: Yes  ;No
recreation or entertainment: Yes  ;No

golf course: Yes ; No
country club: Yes  ;No_
massage parlor: Yes  ;No
tennis club: Yes  ; No
skating facility (including roller

skating, skateboard and ice skating): Yes  ;No
racquet sports facility (including

handball and racquetball court): Yes  ;No

hot tub facility: Yes  ;No

suntan facility: Yes_  ;No

racetrack: Yes _ ;No

TErER Mo e o

8T
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4. If the answer to any of the above questions contained in question 3 is yes, please
furnish details on a separate attachment.

5 Is the Project located in the City’s federally designated Enterprise Zone?
Yes :No x .

6. Is the applicant requesting the Agency to issue federally tax-exempt Enterprise
Zone bonds? Yes ;No x .

Tax Benefits

1. Is the applicant requesting any real property tax exemption that would not be

available to a project that did not involve the Agency? Yes _ ;No_ x .

/7] Is the applicant expecting that the financing of theProject will be secured by one

. If yes, what is the approximate amount of

or more mortgages? Yes X ; No
10,358,934 HUD 221(d)4 & $500,000 CAC

financing to be secured by mortgages? $

Loan (request).

81 Is the applicant expecting to be appointed agent of the Agency for purposes of
avoiding payment of N.Y.S. Sales Tax or Compensating Use Tax? Yes _x_ ;No .
If yes, what is the approximate amount of purchases which the applicant expects to be
exempt from the N.Y.S. Sales and Compensating Use Taxes? $ 4,000,000

4. What is the estimated value of each type of tax-exemption being sought in
connection with the Project? Please detail the type of tax-exemption and value of the

exemption.

a. N.Y.S. Sales and Compensating Use Taxes: $ 320,000
b. Mortgage Recording Taxes: $__135.737
C. Real Property Tax Exemptions: see PILOT request
d. Other (please specify):
$
$
I, Are any of the tax-exemptions being sought in connection with the Project
inconsistent with the Agency’s tax-exemption policy contained in its Rules and
Regulations? Yes_x ; No . If yes, please explain.
The project is seeking a deviation from the Policy.
6. Is the Project located in the City’s state designated Empire Zone? Yes ;
No_x

Project Cost/Benefit Information. Complete the attached Cost/Benefit Analysis so that

the Agency can perform a cost/benefit analysis of undertaking the Project. Such information should
consist of a list and detailed description of the benefits of the Agency undertaking the Project (e.g.,
number of jobs created, types of jobs created, economic development in the area, etc.). Such information
should also consist of a list and detailed description of the costs of the Agency undertaking the Project

(e.g., tax revenues lost, buildings abandoned, etc.).
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VL REPRESENTATIONS BY THE APPLICANT. The applicant understands and agrees with the
Agency as follows:

A. Job Listings. Except as otherwise provided by collective bargaining agreements, new
employment opportunities created as a result of the Project will be listed with the New York State
Department of Labor Community Services Division (the “DOC”) and with the administrative
entity (collectively with the DOC, the “JTPA Entities™) of the service delivery area created by the
federal job training partnership act (Public Law 97-300) (“JTPA”) in which the Project is located.

B. First Consideration for Employment: In accordance with Section 858-b(2) of the New
York General Municipal Law, the applicant understands and agrees that, if the Project receives

any Financial Assistance from the Agency, except as otherwise provided by collective bargaining
agreements, where practicable, the applicant will first consider persons eligible to participate in
JTPA programs who shall be referred by the JTPA Entities for new employment opportunities
created as a result of the Project.

C. City Human Rights Law. The Applicant agrees to endeavor to comply with the
provisions of Article XI, Division 2 of the City Code, entitled “The Omnibus Human Rights

Law”. The Applicant understands that it is not subject to the provisions of The Omnibus Human
Rights Law.

D. Annual Sales Tax Filings. In accordance with Section 874(8) of the New York General
Municipal Law, the applicant understands and agrees that, if the Project receives any sales tax
exemptions as part of the Financial Assistance from the Agency, in accordance with Section
874(8) of the General Municipal Law, the applicant agrees to file, or cause to be filed, with the
New York State Department of Taxation and Finance, the annual form prescribed by the
Department of Taxation and Finance, describing the value of all sales tax exemptions claimed by
the applicant and all consultants or subcontractors retained by the applicant.

F. Annual Employment Reports: The applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, the applicant agrees to file, or cause to be
filed, with the Agency, on an annual basis, reports regarding the number of people employed at
the project site.

G. Absence of Conflicts of Interest: The applicant has received from the Agency a list of the
members, officers and employees of the Agency. No member, officer or employee of the A gency
has an interest, whether direct or indirect, in any transaction contemplated by this Application,
except as hereinafter described:

(Applicant) | /)

\ LA A0 £
BY: ATV D

NOTE: APPLICANT MUST ALSO COMPLETE THE APPROPRIATE VERIFICATION
APPEARING ON PAGES 18 THROUGH 21 HEREOF BEFORE A NOTARY PUBLIC AND MUST
SIGN AND ACKNOWLEDGE THE HOLD HARMLESS AGREEMENT APPEARING ON PAGE 22
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VERIFICATION

(If applicant is limited liability company)

Lori Harris
, deposes and says
(Name of Individual)
that he is one of the members of the firm of 733 Broadway LLC

the partnership named in the attached apphcatlon that he has read the foregoing application and knows
the contents thereof; and that the same is true and complete and accurate to the best of his knowledge.
The grounds of deponent’s belief relative to all matters in the said application which are not stated upon
his own personal knowledge are investigations which deponent has caused to be made concerning the
subject matter of this application as well as information acquired by deponent in the course of his duties
as a member of and from the books and papers of said partnership.

Sworn to before me this

QN day of N\ , 200

IA RE
Notary Public, State of New York
Qualified in Albany County
Reg. No. 4969552

SlOﬂ i
lﬁ‘g ﬁ#ﬂ%ﬁ ILL NOT BE ACCEPTED BY THE AGENCY UNLESS THE HOLD
HARMLESS AGREEMENT APPEARING ON PAGE 22 IS SIGNED BY THE APPLICANT.
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HOLD HARMLESS AGREEMENT

Applicant hereby releases City of Albany Industrial Development Agency and the members,
officers, servants, agents and employees thereof (hereinafter collectively referred to as the “Agency”)
from, agrees that the Agency shall not be liable for and agrees to indemnify, defend and hold the A gency
harmless from and against any and all liability arising from or expense incurred by (i) the Agency’s
examination and processing of, and action pursuant to or upon, the attached Application, regardless of
whether or not the application or the project described therein or the issue of bonds requested therein are
favorably acted upon by the Agency, and (ii) the Agency’s financing of the Project described therein;
including without limiting the generality of the foregoing, all causes of action and attorneys’ fees and any
other expenses incurred in defending any suits or actions which may arise as a result of any of the
foregoing. If, for any reason, the Applicant fails to conclude or consummate necessary negotiations, or
fails, within a reasonable or specified period of time, to take reasonable, proper or requested action, or
withdraws, abandons, cancels or neglects the Application, or if the Agency or the Applicant are unable to
find buyers willing to purchase the total bond issue requested, then, and in that event, upon presentation
of an invoice itemizing the same, the Applicant shall pay to the Agency, its agents or assigns, all actual
costs incurred by the Agency in the processing of the Application, including attorneys’ fees, if any.

(Applicant)

v U s

Sworn to before me this

2\ day of Ny L2013

sl

GEORGIA RELLA
Notary Public, State of New York
Qualified in Albany County
Reg. No. 4960552
Commission Expires July 16, 20
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TO:
FROM:

Project Applicants
City of Albany Industrial Development Agency
Cost/Benefit Analysis

In order for the City of Albany Industrial Development Agency (the “Agency”) to prepare a
Cost/Benefit Analysis for a proposed project (the “Project”), the Applicant must answer the questions
contained in this Project Questionnaire (the “Questionnaire”) and complete the attached Schedules. i
Questionnaire and the attached Schedule will provide information regarding various aspects of the

Project, and the costs and benefits associated therewith.

Since we need this Questionnaire to be completed before we can finalize the Cost/Benefit

Analysis, please complete this Questionnaire and forward it to us at your earliest convenience.

PROJECT QUESTIONNAIRE

1. Name of Project Beneficiary (“Company”): 733 Broadway, LLC
2. Brief Identification of the Project: " Construction of a 70-unit residential rental
__ project. |
3 Estlmated Amount of P Project Benefits Sought _ -
~A. Amount of Bonds Sought: - $ 0
~ B. Value of Sales Tax Exemptlon Sought - $ 320,000
_ C. Value of Real Property Tax Exemption Sought $ See PILOT request
" D. Value of Mortgage Recording Tax Exemption
Sought S $ 135,737
PROJECTED PROJECT INVESTMENT
A, Land-Related Costs
1. Land acquisition - $_ 1.165.000
2. Site preparation . $ i
3. Landscaping . R
4. Utilities and infrastructure development I
5. Access roads and parking development - _ § _
6. Other land-r_e_lz_lt_ed costs (describe) demolltlon - § 325,000
B. _ Bulldmg-Related Costs _ _ o -
1. Acquisition of existing structures $
2. Renovation of existing structures ) _ - $
3. New construction costs 3 9.109.531
4. Electrical systems _ o $ incl.
5. Heating, ventilation and air condltlonmg L $ ___incl
~ 6. Plumbing $ incl.
7. Other building-related costs (describe) ) R
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Machinery and quipmeﬁt Costs

Production and process equipment

_ Packaging equipment
Warehousing equipment

_Installation costs for various equipment

Other equipment-related costs (degcribe) ar_)pﬁat_lces_

ENIRINISY

ol

Furniture and Fixture (_?gsi—s_

 Office furniture
Office equipment

Computers S
Other fumiture-related costs (describe)

Working Capital Costs
Operation costs

Production costs

Raw materials

Debt service

Relocation costs

Skills training

SN RIEN NI

Other working capital-related costs (describe)

ea PR A B B s

427,984

Professional Service Costs

Jie

Architecture and engineering

2.

Accounting/legal

325,000

Other Costs

liol

. _financing costs including interest

~ Summary ofﬁxpénditur_es

_BSPRA

Total Land-Related Costs

Total Building-Related Costs

$
$  130.000
$

$_1.106.320

$_ 1.067.085

3. IitialOpDef § 321466

~$ 1.490.000____

$ 9.109,531

Total Machinery and Equipment Costs

Total Furniture and Fixture Costs

$

Total Working Capital Costs

Total Professional Service Costs

$
427.984

:— —.S‘—ﬂ_
~$ 455,000

Total Other Costs

$ 2.494.871
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PROJECTED PROFIT

L Please provide projected profit as defined by earnings after income tax but before depreciation
and amortization: PLEASE SEE ROI SUMMARY & OPERATING BUDGET

YEAR Without IDA benefits With IDA benefits
L $___project infeasible (N/A)  $
2 $ $
3. $ o I
4. $ $
5 $ $

PROJECTED CONSTRUCTION EMPLOYMENT IMPACT

L Please provide estimates of total construction jobs and the total annual wages and benefits of
construction jobs at the Project: ALSQO, See Economic Benefits Summary

Year Number of Total Annual Wages and Estimated Additional

Construction Benefits NYS Income Tax
: Jobs , —

Current Year 0 $ $

Year 1 63 $ 3.731.100 3 186.550

Year2 = § $ s

Year3 $ 3

Year 4 $ . $ =

Year 5 $ $

PROJECTED PERMANENT EMPLOYMENT IMPACT

L Please provide estimates of total number of existing permanent jobs to be preserved or retained as a
result of the Project: Please see Economic Impact Report '

Year Professional  Skilled  Semi-Skilled Unskilled
Current Year . M

el S : e -
Year2 - -_T _
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II.  Please provide estimates of total new permanent jobs to be created at the Project:
ADDITIONALLY, PLEASE SEE ECONOMIC FISCAL ANALYSIS WHICH
ESTIMATES 16 ADDITIONAL JOBS TO BE CREATED IN DOWNTOWN.

Year
Current Year
Year 1

Year 2

Year 3

Year 4

Year 5

0
1
1
1
1
1

oo oo oo

III. Please provide estimates for the following:

Professional Skilled Semi-Skilled

0

b b b hitn

Unskilled

SO OCOoOO

A. Creation of New Job Skills relating to permanent jobs. Please complete Schedule A.

IV. Provide the projected percentage of employment that would be filled by City of Albany residents:

100%

A. Provide a brief description of how the project expects to meet this percentage:

PROJECTED OPERATING IMPACT

L Please provide estimates for the impact of Project operating purchases and sales:PLEASE SEE
ECONOMIC IMPACT REPORT.

Additional Purchases (1% year following

project completion)

Additional Sales Tax Paid on Additional

Purchases

Estimated Additional Sales (1* full year
following project completion)

Estimated Additional Sales Tax to be
collected on additional sales (1% full year
following project completion)

IL. Please provide estimates for the impact of Project on existing real property taxes and new
payments in lieu of taxes (“Pilot Payments™):
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Year Existing Real New Pilot Total
Property Taxes Payments (Difference)
(Without IDA involvement) (With IDA)
Current Year
Year 1
Year 2
Year 3
Year 4
Year 5
Year 6
Year 7
Year 8
Year 9
Year 10
SEE FULL 40 YEAR PILOT SCHEDULE; WITHOUT FIXED TERM PILOT
PROJECT IS INFEASIBLE;
II.  Please provide a brief description for the impact of other economic benefits expected to be
produced as a result of the Project:

The proposed project will create 70 new residential rental units in downtown Albany. The
proposed units will be market rate and will bring additional residents to downtown which will in
turn help create new vibrancy and diversity in the central business district.

A local residential population is necessary for a dynamic, economically-strong 24-hour
downtown. A substantial residential base near and in the downtown has a positive effect on the
retail climate, local transportation systems, and quality of life. A densely inhabited city center
creates an exciting place to live, and promotes a positive pedestrian atmosphere. In turn,
downtown residents enjoy the convenient availability of community services, retail goods,
cultural activities, and nearby employment.

To encourage a diverse downtown population, a wide variety of housing opportunities, retail and
service business, food stores and other businesses providing basic goods and services should be
available. Healthy downtowns include residential development that will lead to new mixed-uses
including basic retail shops and services within walking distance of the people who live there.
They also offer great restaurants, theaters, and urban amenities.

PLEASE SEE ECONOMIC IMPACT REPORT.

28



CERTIFICATION

I certify that I have prepared the responses provided in this Questionnaire and that, to the best of
my knowledge, such responses are true, correct and complete.

I understand that the foregoing information and attached documentation will be relied upon, and
constitute inducement for, the Agency in providing financial assistance to the Project. I certify that I am
familiar with the Project and am authorized by the Company to provide the foregoing information, and
such information is true and complete to the best of my knowledge. I further agree that I will advise the
Agency of any changes in such information, and will answer any further questions regarding the Project

prior to the closing.

. _ 2003 Name of Person Completing Project Questionnaire on
Date Signed:J Uie A7 _,200 . behalf of the Company.

Name:  Lori Harris

Title: Vice President

Phone Number: (518)431-1051

Address: 733 Broadway, Albany. New York 12207

Signature:
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SCHEDULE A
CREATION OF NEW JOB SKILLS

Please list the projected new job skills for the new permanent jobs to be created at the Project as a
result of the undertaking of the Project by the Company.

- New Job Skills Number of Positions Created Wage Rate
Manager 1 $37,000 per annum
_Maintenance .5 _$20,000 per annum

Should you need additional space, please attach a separate sheet.
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Highlighted Economic Benefits of
733 Broadway
Camoin Associates, June 2013

Proposed new 70-unit apartment building

The project is seeking a 40 year Payment in Lieu of Tax (PILOT) Agreement that will provide
the City of Albany taxing districts with a total of $3.95 million over term of agreement
compared to $2.86 million estimated to be collected if project does not go forward.

PROJECTED BENEFITS from Economic & Fiscal Impact Analysis Report
completed by Camoin Associates:

¢ 60 net “new” households in downtown

e New downtown Albany residents projected to spend $900K per year or $89 million
over 40 years in City businesses which will support 16 new permanent jobs

e New residents will spur new demand for retail and services in downtown

e 63 temporary construction-related jobs -55% of contracts estimated to City subs

e - Taxing jurisdictions will collect more than $1,00,000 under PILOT than if the existing

building remains and project does not proceed




733 Broadway, Albany
Economic and Limited Fiscal Impact Analysis

July 2013

Prepared For:

Norstar Development USA
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FCONOMIC DEVELOPMENT
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Summary of Findings

Norstar Development USA (the “Client”) has submitted an application for assistance to the City of Albany
Industrial Development Agency (the “IDA”) for a proposed rental housing development project (“the
Project”) that consists of 70 market-rate apartment units at 733 Broadway, Albany, New York (the “gite’ )',
In response to the application for assistance, the IDA has requested that the Client document the economic
impact of the Project on the City of Albany. To respond to the IDA’s request, the Client commissioned
Camoin Associates to conduct an economic and limited fiscal impact analysis* of the construction and

occupation of the Project on the City of Albany.

For this analysis, Camoin Associates reviewed City of Albany (“City”) vacancy rates, market analysis
documents, and information on existing and planned residential projects in the immediate vicinity of the
Project to determine the extent to which any of the 70 apartments would create “new” households and,
therefore, new household spending in the City. Based on our analysis, we determined that 90% of th€
market-rate units could be considered “net new” households to the City (i.e. households in the City that
otherwise would locate elsewhere). We then extrapolated the total amount of new spending by thes€ ne
households to derive job and wage creation resulting from the Project.

The following is a summary of our findings.

Summary of Benefits to Cit

Annual Jobs 16
Direct Jobs - From Net New Housing Spending 13
Indirect Jobs 3

Annual Eamings $ 514,000
Direct Eamings - From Net New Housing Spending $ 395,385
Indirect Eamings $ 118,615

Construction Phase Job Years 63
Construction Phase Onsite Job Years 48
Construction Phase Indirect Job Years 15

Construction Phase Earnings $ 3,731,000
Construction Phase Onsite Eamings $ 3,083,471
Construction Phase Indirect Eamings $ 647,529

Average Annual PILOT Payment $ 98,625

! Note that Camoin Associates conducted only a limited fiscal impact analysis, namely determining the effects of the Project™ on "
municipal revenue sources. We did not conduct an analysis of the public service expenditure impacts of the Project (for exz=2mpi©

the impact of the Project on local schools and municipal services).
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Benefits of the Project:
Tenant Spending Impact

® The Project would support 16 net new jobs in the City with $514,000 in associated
earnings.

¢ Tenant spending would result in nearly $900,000 in new direct spending and an addition?!
$287,000 in indirect spending in the City. _

® Over 40 years, total tenant spending will result in over $89 million in new sales for the CitY
of Albany.

Construction Impact

* The construction of the Project would result in approximately 48 net new direct
construction job-years “and 15 indirect job-years throughout the City.
" e h G 7,000
® These jobs would generate roughly $3 million in direct earnings and an additional s647/,
in indirect earnings.

Payment In Lieu of Taxes

* The Client has negotiated terms of a draft 40 year PILOT agreement with the IDA. Undeér
this draft PILOT agreement, the Client would pay approximately $3.9 million over the pILOT
term, or an average of approximately $98,625 each year.

® The schedule of payments to be made by the Client under the draft PILOT agreement
would be approximately $1.2 million more than the property tax payments generated bY
the Site if the Project did not occur (i.e. if the Site continued to pay its existing property ta*
liability and no improvements were made). In other words, the PILOT represents new’
revenue to the affected tax jurisdictions averaging approximately $29,797 per year.

& A job year is a way to define the number of full time equivalent positions that exist over a certain period of time. For exam pl €- if
construction is going to take 24 months and wil employ 5 people, that is equal to 10 job years.
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Economic Impact Analysis

The estimates of direct economic activity generated during the construction phase and building occu pation
phase as provided by the Client were used, with certain modifications described below, as the direct inputs
for the economic impact model. Camoin Associates used these direct inputs in the input-output model
designed by Economic Modeling Specialists, inc. (EMSI). EMSI allows the analyst to input the amount of
new direct economic activity (spending or jobs) occurring within the City to estimate the spillover eﬂ’eas_
that the net new spending or jobs have as these new dollars circulate through the City’s economy.> This IS
captured in the indirect impacts and is commonly referred to as the “multiplier effect.”

The Project would have economic impacts upon the City in two main categories: 1) spending impacts bY the
new tenant households and 2) temporary construction phase impacts. The impacts of each of these

categories are detailed below.

Calculation of the Number of Net New Households

In order to determine the annual economic impact of the completed Project onthe City, the first ste p Wa%
to calculate the number of households that can be considered “net new” to the City’s economy. In other

words, the number of households that, but for the Project, would not exist in the City of Albany. For this
study, we analyzed the existing supply and demand of market-rate apartments. The following summn arizes
the research conducted to determine the percentage of households, and thus market-rate units that could

be considered new to the City of Albany.

The first step was to analyze the City’s average rental vacancy rate over the last twenty years. As re{ZJO"t‘_ad
by the 2010 Census, 63% of all occupied housing units in the City are rentals and the rental vacancy rat‘? n
the City is 7% (vacant rental units divided by total rental units). True current (i.e. 2013) rental vacancy I
the City is most likely lower than this figure for the following reasons:

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

e |t has become more difficult to secure a mortgage for less credit worthy borrowers, meaning t'fat
fewer households are transitioning from a rental housing situation to an owner-occupied ho uUsing

situation, again inflating demand for rental units.

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

® The economic input-output data in this report were obtained for a study area comprised of the 12202, 12203, 12206, 122 o7,
12208, 12209, 12210 and 12226 zip codes from Economic Modeling Specialists, Inc. (EMSI). Such data are not available base=d on
municipal boundaries, but due to the nature of economic impact modeling, the zip code data serve as the closest proxy ava 713 le
for the City of Albany. EMSI data are compiled from several sources, including the U.S. Census Bureau and U.S. Department = ©
Health and Labor using specialized proprietary processes and models to estimate the economic impact of various sectors or® @ pre-

i

determined study area.
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Furthermore, as shown below, the City’s rental vacancy rate is lower than the City’s overall vacancy rate,
indicating a relatively tight rental market. Markets with up to 10% vacancy are considered healthy. The low
vacancy rates suggest that there is demand for rental units in the City and that even if Project units 27¢
filled by current City residents, those vacated units are likely to be re-rented and will not sit vacant (% his 15

known as the back-fill effect).

City of Albany Residential Vacancy Trends

1990 46,207 9% 7%

2000 45,288 10% 7%
2010 46,362 11% 7%

Source: Census 2010, ESRI, Camoin Associates

Camoin Associates used information gathered from a 2012 market report completed by GAR Associat€s for
the Project. This analysis suggests that there is a positive demand for these types of upscale urban u nits a5
well as a limited supply of existing and planned/proposed units in the City. They have identified that th_ere
“will be some significant infiltration from outlying secondary and tertiary markets.” Of particular note 5
that “only 33% of the renters in the Primary Market Area (“PMA”) earn $40,000 a year or more.... 2 generd
threshold that will be used for income qualification purposes.” The GAR Associates analysis does ma K€ the
assumption that 70% of the Project’s tenants will be from within the PMA but goes on to say that the
uniqueness of the Project will likely draw a larger portion from outside the PMA than a typical developme”

might.

Another study conducted by Zimmerman/Volk Associates for the City of Albany in 2011 looked at wl‘!e_re
potential renters and buyers of new and existing housing units in the City are likely to come from. The!l
research suggests that 30% will come from the local market (the City), with the remaining coming fro™m the
rest of Albany County, Hudson Valley, New York City, and other areas of the United States. This repo st also
indicates that rental lofts and apartments are an attractive type of housing for Downtown Albany.

To review, our research found that:

» There has been a long term trend of low rental vacancy rate in the City of Albany, indicating demn and
for rental units. The low vacancy rate also indicates that any units in the City that are vacated by
tenants moving to the Project would subsequently be back-filled (non-City tenants moving into C1tY
apartments that are not the Project would impact the City’s economy the same as a non-City ten anto

the Project);

»> The GAR report states that the Primary Market Area (the City of Albany) will provide support for the
Project and that there will be infiltration from outlying secondary and tertiary markets;

> The GAR report states that the Project is a unique product that will attract people to the City of A lbany
who may have chosen to live elsewhere;

ill
» The Zimmerman/Volk report indicates that 30% of buyers and renters of units in the City of Albar®Y wil
come from the City with the rest coming from elsewhere;

Vi
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> Lifestyle changes by baby-boomers and empty-nesters looking to downsize and move from thee suburbs
to a more walkable lifestyle are creating increased demand for upscale, downtown rental unit-s
throughout the northeast. The Project will be attractive to people looking to downsize and move from

single family units.

In consideration of all these factors and relying on the information collected and analyzed, Camoir
Associates hereafter assumes that 90% of the tenant households in the market-rate units should [>e
considered net new to the City. Therefore, Camoin Associates assumes that 90% of the tenant househ‘-"Ids
of the Project are new to the City economy. We recognize that we are assuming a higher percenta ge ©
tenants will come from outside of the area than was assumed in the GAR report and the Zimmernman Volk
analysis. This is because we are not only looking at who is filling the units at 733 Broadway, but alss o whois

filling units vacated in the City by people moving to the Project.
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Spending by New Tenants

The Project consists of 70 market rate apartment units. As noted above, Camoin Associates assumaes that
90% of the units would be occupied by new households. The table below calculates the number o net new
households in the City of Albany, assuming a 95% occupancy rate.”

Total Net New Units

Total Units 70
Percent Occupancy 95%
Total Occupied Units 67
Percent Net New 90%
Total Net New Units 60

New households would make purchases in the City, thereby adding new dollars to the economy. For this
analysis, Camoin Associates researched spending patterns by household income. Using a spending basket,
developed by the United States Bureau of Labor Statistics, which details household spending in individual
consumer categories by income level, Camoin Associates analyzed the likely spending by tenants. The 5
spending basket is based on a consumer unit (household) earning between $40,000 and $49,999 per Yea'-
The regional spending basket estimates that households earning this would have average annual
expenditures of approximately $40,750 (including housing costs and utilities).®

For total expenditures, it is assumed that some portion of the spending would occur within the City 2 nd,
therefore, have an impact on the City’s economy. The percent spent within the City, as shown in tihe table
on the next page, is based on the current supply and demand of retail goods and services in the City. A
surplus/leakage analysis was conducted on the City to identify retail sectors where the tenants would have
to (or be likely to) leave the City in order to make their purchases. Many goods and services are availa ble
within the City, which makes it reasonable to assume that a good portion of the spending would occu”
within the City, particularly goods and services that are closely tied to convenience such as food,
transportation spending, and healthcare. Tenants may not spend as much in the City on apparel and
services and other larger purchases as there is a wide variety of shopping destinations in the regiom. The
fourth column in the following table shows the total amount spent in the City per unit.

It is important to note that as more residential projects are developed in downtown Albany, such as 733
Broadway, there will be an increased demand for consumer goods and services. The current business
make-up of downtown Albany is heavily focused on entertainment, restaurants, and professional offi ce5
and not many services for residents such as food stores, drug stores, clothing stores, etc. In theory, as more
residential projects are built in downtown it will become a more attractive location for service provid €rs:
which will in turn revitalize downtown Albany into a 24/7 livable area.

iect
* The GAR Associates analysis assumes an average vacancy rate of 5% during operation of the Project; this is standard for a pProjec

of this type.
® Based on information provided in the GAR Associates report, we assume that Project households will earn at |east

$40,000 with some households likely earning more and therefore spending more in the local economy.
® Bureau of Labor Statistics: Consumer Expenditure Survey 2010.

™
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Tenant Spending Baskets :

5,767 75%

Food $ $ 4,325 60 $

Apparel and Senices $ 1,204 50% $ 602 60 $ 36,030
Personal Care Products and Senices $ 453 50% $ 227 60 § 13'556
Transportation $ 7,157 75% $ 5368 60§ 321280
Healthcare $ 3,313 75% § 2,485 60§ 14871
Entertainment $ 1,050 50% $ 980 60 $ 58,623
Education $ 552 25% $ 138 60 § 8259
House Keeping Supplies $ 542 50% $ 271 60 $ 16,219
Household Fumishings & Equipment $ 1,217 50% $ 609 60 $ 36'419
Total Net New City Spending $ 22,164 $ 15003 s 897

Source: Bureau of Lab or Stalistics
* Based on the retail leakage analysis as described earlier in the report. Information from the leakage analysis wa$s
combined with an understanding of the current local and regional retail and services market.

The total annual net new spending in the City was calculated by multiplying the annual amount spent in the
City by the number of net new units. As shown in the table above, annual spending in the City by all new
households would total $897,945. Camoin Associates used the above spending basket amounts to ca jculaté
the direct, indirect and total impact of the Project on the City. To do this, we attributed the various

spending categories to the NAICS codes found in the following table.
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Spending Basket Breakdown by NAICS Code = :

445110  Supemnarkets and Other Grocery (except Convenience) Stores  Food

722110  Full-Senvice Restaurants Food

722211  Limited-Senice Restaurants Food

448140 Family Clothing Stores Apparel and Senvices

446110  Phammacies and Drug Stores Personal Care Products and Se"‘ces
447110  Gasoline Stations with Convenience Stores Transportation

811111 General Automotive Repair Transportation

621111  Ofices of Physicians (except Mental Health Specialists) Healthcare

621210  Offices of Dentists Healthcare

621340  Offices of Physical, Occupational and Speech Therapists Healthcare

621330  Offices of Mental Health Practitioners Healthcare

622110  General Medical and Surgical Hospitals Healthcare

711110  Theater Companies and Dinner Theater Entertainment

711130  Musical Groups and Artists Entertainment

713940 Fitness and Recreational Sports Centers Entertainment

712110  Museums Entertainment

711180  Other Performing Arts Companies Entertainment

611310  Colleges, Universities, and Professional Schools Education

452990  All Other General Merchandise Stores House Keeping Supplies

442299 Al Other Home Fumishings Stores Household Fumishings & Equipme™

Source: EMSI, Camoin Associates

Using $897,945 as the annual direct new sales input, Camoin Associates employed EMSI to determe i
indirect and total impact of new annual household spending generated by the Project. The followings t

outlines the findings of this analysis. ’

Economic Imact - Annual Household Sendln

Sales $ 897945 § 237,342 $ 1 185,287
Jobs 13 3 16
Eamings $ 395,385 $ 118,615 $ 514,000

Source: EMSI, Camoin Associates

Assuming a 3% annual increase in inflation, the $1.18 million in annual sales will result in a total of $89 it
million in sales in the City of Albany. Furthermore, in addition to the new jobs, wages, and sales as a resu
of the tenants, there will also be 1.5 full time equivalent employees on-site to manage the Project.

7 Indirect impacts represent money spent by businesses on purchases of goods and services within the local economy, creating ade
additional employment and earnings. It also includes the expenditures of new household income from wages and paymenit= a

to employees.

)
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Construction Phase Impacts

The Client anticipates that construction of the Project would take approximately 16 months, total
development costs would equal $11.7 million, and that 55% would be sourced from within the Cit-y Of_
Albany. If we assume that 55% of the development costs are sourced from the City we are able to prOJe‘:t
the amount of direct sales associated with the construction phase.

Total Cost of Development $ 11,737,937
Amount Sourced from City 55%
Net New Construction Sales $ 6,455,865

Source: Client, Camoin Associates

. . . iates
Based on the $6.4 million in sales associated with the construction phase of the Project, Camoin A ssociaté
is able to determine that there would be over $3.7 million in one-time construction related earnin gs,
supporting 63 jobs within the City.

Economic Impact - Construction Phase '

Sales $ 6,455,865 $ 1,678,525 $ 8,131,390
Job Years 48 15 63
Eamings $ 3,083,471 $ 647,529 $ 3,731,000

Source: EMSI, Camoin Associates
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Fiscal Impact Analysis

In addition to its impact on the local economy outlined above, the Project will also have a fiscal impact I

terms of annual property tax. The following section of the analysis outlines the impact of the com pletion 0

the Project on the local taxing jurisdictions’ revenue sources. As noted in the Executive Summary, this

analysis is limited in that it focuses exclusively on increases and decreases to local municipal revenues an

does not include projections related to the costs of public service provision.

Payment in Lieu of Taxes (PILOT)

The Client has applied to the IDA for a Payment In Lieu of Taxes (PILOT) agreement and proposed a forty-
year payment schedule. The Client provided Camoin Associates with their proposed PILOT payment

schedule, as outlined below.

Page 10
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Amount

100,000

OQ\IO)UIAOON—II

10
1
12
13
14
15
16
17
18
19
20
Total
Annual Average

Source: Client, Camoin Associates

$47,000
$55,000
$55,000
$565,000
$55,000
$55,000
$65,000
$65,000
$65,000
$65,000
$65,000

| Norstar Development USA: Economic Impact Analysis - 733 Broadway

$100,000
$100,000
$100,000
$100,000
$125,000
$125,000
$125,000
$125,000
$125,000
$150,000
$150,000
$150,000
$150,000
$150,000
$200,000
$200,000
$200,000
$200,000
$200,000
$3,945,000
$98,625
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For the purposes of this analysis, we must assume that without IDA assistance the Site will remairs “as is”
for the full forty years. It is possible that if this Project does not occur the Site will be developed at a later
date by a different developer, but under current market conditions it is likely that any proposed p roject wi
require assistance from the IDA in order to be feasible. Furthermore, the purpose of IDA assistance is t0
help projects that “but for” the IDA would not occur and so we can assume that without the IDA’s
assistance the Site would remain as an underutilized commercial property.

Without financial assistance from the Agency, Camoin Associates assumes the Client would not undertake

the Project, and that the Site would remain in its current state. Based on the current taxes paid on the
property and an assumed 2% increase in the tax rate each year (holding taxable value constant), t he
following table outlines the estimated tax payments made by the owner of the property without the

Project.?

The table below calculates the benefit (or cost) to the affected taxing jurisdictions as the difference
between the PILOT payments associated with the Project and the property tax payments without the
Project. The total benefit to the affected taxing jurisdictions over the 40-year PILOT term is nearly $1.2
million, with an average benefit to the affected taxing jurisdictions of nearly $30,000 per year.

Proeri Tax Pa ment Without Project

1
2 $46,492 22
3 $47,421 23
4 $48,370 24
5 $49,337 25
6 $50,324 26
7 $51,330 27
8 $562,357 28
9 $53,404 29
10 $54,472 30
11 $55,562 31
12 $56,673 32
13 $57,806 33
14 $58,963 34
15 $60,142 35
16 $61,345 36
17 $62,572 37
18 $63,823 38
19 $65,099 39
20 $66,401 40

Total
Annual Average
Source: Client, Camoin Associates

® The tax rate is increased by 2% annually and is based on the New York State property tax cap legislation. The bill limits t he
amount by which a government entity can increase its annual tax levy to 2 percent or the rate of inflation, whichever is less (€

exceptions can apply).
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$67 729
$69,084
$70,466
$71,875
$73,313
$74,779
$76,274
$77,800
$79,356
$80,943
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Tax Policy Comparison

$45580  $47,000 $1,420

1
2 $46,492 $47,000 $508
3 $47,421 $47,000 ($421)
4 $48,370 $47,000 ($1,370)
5 $49,337 $47,000 ($2,337)
6 $50,324 $47,000 ($3,324)
7 $51,330 $47,000 ($4,330)
8 $62,357 $47,000 ($5,357)
9 $53,404 $47,000 ($6,404)
10 $54,472 $47,000 ($7,472)
11 $55,562 $55,000 ($562)
12 $56,673 $55,000 ($1,673)
13 $57,806 $55,000 ($2,806)
14 $58,963 $55,000 ($3,963)
15 $60,142 $55,000 ($5,142)
16 $61,345 $65,000 $3,655
17 $62,572 $65,000 $2,428
18 $63,823 $65,000 $1,177
19 $65,099 $65,000 ($99)
20 $66,401 $65,000 ($1,401)
21 $67,729 $100,000 $32,271
22 $69,084 $100,000 $30,916
23 $70,466 $100,000 $29,534
24 $71,875 $100,000 $28,125
25 $73,313 $100,000 $26,687
26 $74,779 $125,000 $50,221
27 $76,274 $125,000 $48,726
28 $77,800 $125,000 $47.200
29 $79,356 $125,000 $45,644
30 $80,943 $125,000 $44,057
31 $82,562 $150,000 $67,438
32 $84,213 $150,000 $65,787
33 $85,897 $150,000 $64,103
34 $87,615 $150,000 $62,385
35 $89,368 $150,000 $60,632
36 $91,155 $200,000 $108,845
37 $92,978 $200,000 $107,022
38 $94,838 $200,000 $105,162
39 $96,734 $200,000 $103,266
40 $98,669 $200,000 $101,331
Total $2,753,122 $3,945,000 $1,191,878
Annual Average $68,828 $98,625 $29,797

Source: Client, Camoin Associates
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Economic Benefits of 733 Broadway — Updated June, 2013

History of 733 Broadway

The economic downturn that has occurred throughout the country has eroded the @nc€
robust housing market and made residential development opportunities that once seemed ssure-
fire into risky business. Norstar acquired 733 Broadway in 2004, at a time when demand for-
conveniently located housing justified investment in properties in marginal areas that could be
converted into attractive housing opportunities. Norstar first considered redeveloping the
building as market-rate apartments, but that proved infeasible, and then decided that an 8-stofY
new construction condominium project would best suit the site. The Capital Grand includedl
122-units and supporting amenities. By late 2008, Norstar had taken deposits on more than a
third of the units that had been planned for the site when a serious contraction of the housisng
market and the overall economic downturn occurred. Projects like the Capital Grand that had
presented good chances for success became far riskier and less attractive, and construction

financing dried up.

The substantial investments required to produce high quality housing in “pioneering”
locations became far less feasible as the balance of risk and reward shifted unfavorably for the
developer. For 733 Broadway, Norstar decided to ride out the economic downturn and re-too!
a project for the site once financial conditions improved for market-rate housing developme nt.-

Current Plan

In late 2011, Norstar evaluated the current market and decided that a market-rate, four-
story, new construction rental project of 70 units could be successful in the market; and, by
using a HUD insured loan, would have the greatest likelihood of securing the necessary
construction and permanent financing. The HUD loan will provide a 40-year fixed rate mortgagé€:
and, with current interest rates at a historical low the project is able to raise enough debt to
cover the costs of developing the project. Without a 40-year term and such favorable interest
rates, it would not be feasible to construct the project because the current projected rents
achievable in downtown Albany would not be sufficient to cover the debt.

The underwriting standards for the HUD-221(d)(4) loan are strict and the amounts to b€
financed are tied to cash flow after property expenses and taxes. As free and clear cash flow to
service debt is reduced, the amount that can be borrowed also is reduced and a project of fixed
cost then requires more equity. The combination of higher risk and greater investor equity
undermines project feasibility and leaves potential developments unrealized.

The proposed 70-unit project at 733 Broadway will have numerous economic benefits £©O
the City of Albany. Increased housing in downtown Albany means an influx of people as projects
become occupied. As the area becomes more popuiated, the demand for more businesses a nd
services located downtown will increase.



Third Party Study of Economic Benefits of Project — Camoin Associates

In response to the IDA’s request for additional analysis regarding the impact of the
project, Norstar retained Camoin Associates to undertake a targeted study on the estimated
economic benefits. The full report is included in the application package, but the highlightecd

benefits include:
Construction-related Benefits
e Creation of 48 direct construction jobs and another 15 indirect jobs.

e Construction related jobs will result in $3M in direct earnings and $647,000 in indire <t

earnings.
Tenant Spending Impact

e The project would support 16 net new jobs in the City with $563,000 in associated

earnings.

e Tenant spending would result in nearly $900,000 annually in new direct spending an«d an
additional $287,000 in indirect spending in the City.

e Over 40 year the tenant spending will result in over $89 million in new sales for the City
of Albany.

Payment in Lieu of Taxes

e Under proposed PILOT term, project would pay $3.95 million compared to am
estimated $2.8 million if project does not proceed.

The creation of 733 Broadway will have an economic impact on downtown Albany ttmat
will extend beyond the period of construction. The two markets most likely to occupy 733
Broadway are young professionals and people of retirement age, and the purchasing power of
these two markets are high. This indicates that there will be an influx of spending in the
surrounding downtown area once the building is occupied, creating an ongoing economic
impact in the downtown Albany area. These ongoing revenues result from new residents paying
taxes and otherwise participating in the area’s economy year after year. Because these effects
will continue for as long as the project is occupied, the project’s overall economic contributioon

to the area will be significant.

Public Services and Amenities

e Existing area food service businesses will acquire a resident base to complement thei r
day-time traffic from downtown and local businesses. This will not only strengthen ttmeir
operations but also serve as an inducement to other food service and personal services



businesses to locate in or near the area. Once commercial services become convenient
to the property, future residential developments and compatible office space projects
become more attractive and a service matrix will develop.

e The unit mix for the project, primarily studio, 1 and 2 BR units suggests there willbe a
very low number of children in the development with insignificant impact on school
budgets. The proposed development is on a street with developed infrastructure. The
net cost to the City (and County) for adding this property to its taxable rolls will be
relatively small with it having a minimal impact on school enroliments and the need for

new infrastructure to service the property’s location.

e Proximity to the downtown and its complement of white collar employment
opportunities with government and private sector firms will appeal to young
professionals and empty nesters who want to be near the downtown without being
burdened by its congestion. This will reduce vehicular traffic of commuting for
downtown employees, relieving some burden on parking and traffic. Though not
significant in its urban impact, a less vehicle-reliant population has some beneficial
effect upon air pollution and the urban carbon footprint.

Neighborhood Development and Stabilization

e 733 Broadway is located between downtown and a large corridor of potentially
developable sites extending north along Broadway and west into adjacent
neighborhoods. If 733 Broadway is built and is successful, additional development can
be expected to infill the street, moving real property values northward, providing
additional residential options for the downtown work force and stimulating the
development of neighborhood service businesses and opportunities. Some of these
businesses can be expected to serve that part of the downtown work force living
outside the City. (e.g. — restaurants, personal service businesses, convenience shopping,

specialty shops)

e For those who want to live in the City but will work in the burgeoning high-tech
industries of Albany and Rensselaer Counties, the 733 Broadway location provides easy

access to I-787 and its highway links (e.g. — -87; I-90).

e The limited availability of large neighborhood parks with playfields and schoolsis not a
deterrent to starter families, empty nesters and singles, who are mobile enough to
enjoy Albany’s expanding waterfront amenities.

e A problem experienced in older northeast cities is the ability of those cities to retain
young adults and newly minted graduates to fill the positions offered in the
professional work force. Since this younger cohort both requires and supports the arts
and entertainment sectors of the community and is a significant consumer blog, it is
important for the balance and commercial viability of a community to retain a healthy
percentage of its population as young singles and young couples. 733 Broadway will
offer them a convenient downtown residential location.



Potential Impact on Downtown

The 733 Broadway project has the potential to build upon the emerging
revitalization/re-positioning of downtown. Over the last few years, a number buildings have
achieved conversions of vacant, underutilized upper floor space into market-rate apartments;
and, projects like those underway in Chapel Street area have begun to help define downtown &s
a new Albany neighborhood. The 733 Broadway project, with 70-market rate units and its key
location between the core of downtown and the growing, hip warehouse district on the north
end of Broadway, could be a pivotal project in this important transformation.

Jackson Street Purchase

The City’s Common Council has approved the sale and transfer of Jackson Street. This
additional property will provide the space to create necessary parking to support the project.
The purchase and transfer will occur when the financing closes prior to construction.



PILOT



40 Year Analysis of amended PILOT - 733 Broadway
Current Building Remains vs. New Project Constructed with PILOT

Status Quo -
Current Land| taxeson
& Building Existing Requested
Year Value Building PILOT
Land =
Year1| $§ 537,100 | 47,423 | S 47,000

2 S 48,371 | S 47,000

3 Building= [S 49,339 (S 47,000

4 S 462,900 | $ 50,326 | $§ 47,000

> $ 51,332 |S$ 47,000

6 S 52,359 | S 47,000

7 S 53,406 | § 47,000

8 S 54,474 | § 47,000

9 S 55,564 | § 47,000

10 S 56,675 | $ 47,000

11 S 57,808 | S 55,000

12 S 58,965 | S 55,000

13 S 60,144 | $§ 55,000

14 S 61,347 | S 55,000

15 S 62,574 | S 55,000

16 S 63,825 | S 65,000

17 S 65,102 | S 65,000

18 S 66,404 | S 65,000

19 S 67,732 | $ 65,000

20 S 69,086 | S 65,000
21 S 70,468 | S 100,000
22 S 71,877 | § 100,000
23 S 73,315 | $ 100,000
24 S 74,781 | S 100,000
25 S 76,277 | § 100,000
26 S 77,802 | $ 125,000
27 S 79,359 | § 125,000
28 S 80,946 | S 125,000
29 S 82,565 | $ 125,000
30 S 84,216 | S 125,000
31 S 85,900 | $ 150,000
32 S 87,618 | S 150,000
33 S 89,371 |S 150,000 |Assumptions:
34 § 91,158 | § 150,000 |Status Quo assumes a 2% rate
35 S 92,981 |S 150,000 |of escalation of taxes on
36 S 94,841 (S 200,000 |existing building.
37 S 96,738 | § 200,000
38 S 98,672 |S 200,000 |[Amount of Additional Taxes
39 S 100,646 | S 200,000 |Potentially to be Collected
40 S 102,659 | S 200,000 |if Project Proceeds

TOTAL] $1,000,000 | $ 2,864,443 | S 3,945,000 | $ 1,080,557
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NORSTAR

TO: Albany Industrial Development Agency Board Members
Mr. Michael Yevoli, Executive Director of the Albany Industrial Development
Agency

FROM: Lori Harris

RE: Amended PILOT Request

DATE: June 21, 2013

As amended in April, Norstar revised the PILOT request being sought for the 733 Broadway
rental project. Based upon the comments provided CAIDA Finance Committee in March,
Norstar has amended the PILOT request based upon the feedback received from the discussion.

The request has been amended as follows:

Original Request Amended Request:

Years 1-10: $25,000/year Years 1—10: $47,000/year
Years 11 — 15: $45,000/year Years 11 — 15: $55,000/year
Years 16 — 20: $55,000/year Years 16 — 20: $65,000/year
Years 21 -25: $65,000/year Years 21 — 25: $100,000/year
Years 26 — 30: $75,000/year Years 26 — 30: $125,000/year
Years 31 —40: $125,000/year Years 31-35: $150,000/year

Years 36 -40: $200,000/year

Attached please find a revised request that attempts to respond to this issues raised including:

1 Property taxes collected in initial years — In the initial request, the proposed PILOT
would have decreased the amount of taxes currently being collected from the site. The
amended PILOT request proposes to begin annual payments at $47,000 — current taxes
are $45,580. In years 1 — 10, the request was changed from $25,000 per year to

$47,000.

2. Property taxes collected over term of PILOT —in the initial PILOT request the payments
to be collected by the City would have been $2,700,000 or $736,789 less than what the
City would collected in real estate taxes without the project (assuming a 3% escalation).
In the revised PILOT request, the proposed total PILOT payments would be $3,945,000
or more than $1,000,000 more than what the City would collect in real estate taxes



-
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without the project assuming a 2% annual escalation or more than $500,000 more
assuming a 3% escalation.

3. Assessed Value of Project — The City Assessor’s office is projecting the assessed value of
the project to $100,000 per unit producing real property taxes of $338,502 in the first
year after construction and more than $25M over 40 years. The project appraisal,
completed by the HUD-approved appraiser, projected the assessed value of the
completed project to be $43,000 per unit producing real property taxes of
approximately $125,000 per year or closer to $9.4M over the 40 years vs. in excess of
$25M projected by the City Assessment office.

The revised PILOT request will reduce the HUD mortgage by approximately $250,000 from
$10.6M to approximately $10.34M. The loss of mortgage proceeds will be replaced by
additional equity provided by Norstar.

Also, enclosed please find a revised operating proforma which includes the updated PILOT
payment request.

Thank you for your consideration of the proposed project and the request for CAIDA assistance.



WYATT FUNDING CORP.

22 WRIGHTS MILL ROAD, ARMONK, N.Y. 10504

TELEPHONE (914) 273-5103 TELECOPIER (914) 273-5106

November 15, 2012

Ms. Lori Harris

Norstar Development USA, L.P.
733 Broadway

Albany, New York 12207

Dear Lori:

As you know, we are a Department of Housing and Urban Development (“HUD”’)
Approved Multifamily Accelerated Processing (“MAP”) Lender and we are
currently processing a Section 221(d) 4 insured mortgage for your 733 Broadway
project through the Buffalo HUD Office.

Enclosed please find the HUD MAP guidelines for the HUD 221(d) 4 programs
offered in your request for an explanation on HUD’s underwriting approach to real
property taxes. The term of the HUD- insured mortgage is 40 years, and therefore
HUD has an expectation that the term of the PILOT should be also be 40 years.

Rather than a formula based upon the assessed value as set forth in the PILOT
you had attached, it is best to have a single fixed amount of taxes for the full 40
year term (e.g. $20,000 each year for 40 years) to get the maximum mortgage
amount from HUD. Though the guidelines do not expressly require that the term
of the agreement be 40 years, HUD’s underwriting approach penalizes terms
which are not coterminous with the loan term and those which are variable over
time. When HUD sizes the mortgage that each project is eligible for, it initially
estimates what the project would pay at full taxes and sets forth the base
mortgage; then, they take the amount of PILOT payment each year over the 40
year term of the HUD loan. An additional amount of mortgage loan proceeds are
derived from their analysis of the value/benefit of such PILOT agreement over the

term of the loan.

When the dollar amounts of the PILOT taxes payable each year are different or
increases over time on a specific schedule, the mortgage has to be sized based
upon the full amount of the property taxes as if there was no abatement at all and
then the mortgage amount is adjusted (increased) based on the procedures set



Ms. Lori Harris
November 12, 2012
Page 2

forth in the attached Section 7.16 Tax Abatement Procedures from Chapter 7 of
the Revised MAP Guide.

Overall, the implication here is that tax abatement dollars do not result in a dollar-
for-dollar increase in the mortgage amount. In the MAP Sample Calculation, the
net additional mortgage represents 69% of the abatement savings. in the

Example Calculation (which may be a more real-life example), the net additional
mortgage represents 83% of the abatement savings. This does not change the
tax abatement savings; they will still be realized..... it just changes the mortgage
schedule by calculating the additional amount of allowable mortgage that can be
attributed to the PILOT.

Unfortunately, this is a complicated calculation and it is difficult to explain. But,
the bottom line is that a variable PILOT that is less than the HUD loan term will
significantly reduce the amount of mortgage proceeds that HUD will approve for
the project. | have developed a couple of scenarios that will show you the

implications of this issue.

Please let me know if you have any questions. Thank you.

Sincerely,

) -
Richard T. Wyatt

President

Enc.



Chapter 7 Valuation Analysis & Market Study Requirements

7.16 Tax Abatement Procedures

A. General Comments and Exceptions. Tax Abatement is a reduction of property taxes for a specified
term by the taxing authority. Properties with abatement are eligible for additional mortgage funds
under certain circumstances. The abatement must run with the real estate and not with the type of
sponsorship if it is to secure additional mortgage proceeds, otherwise underwriting must include
an amount for property taxes in project operating expenses even if the present owner or its
transferee may pot pay them. The risk that a transferee of the property or an assignee of the
mortgage in the future might cause the tax abatement to be lost is an unacceptable risk to the
insurance fund. Exceptions to these requirements include the following:

1.  If the financing includes LIHTC equity and if the tax abatement runs with the sponsorship
(borrower) entity, then the Hub Director may waive the MAP Guide so that the underwriting
does not have to include a provision for property taxes, during the period of the tax abatement.
This exception is justified for low loan-to-value mortgages on LIHTC projects.

2. Properties leased from a governmental body to either a non-profit or for-profit developer,
where the property is exempt from taxes and the abatement flows to the leasehold
improvements. There is usually a requirement for a percentage of units to be set aside as
affordable housing which is imposed by a land use restriction or regulatory agreement. Hub
Directors may grant a waiver, after appropriate review, to promote affordable housing.

B. Long Term Tax Abatement. If the amount of the tax abatement is fixed and runs the entire term of
the mortgage, the real estate tax expense reported on the HUD-92264 must be the actual amount of
taxes the property will pay, if any. The full amount of the real estate taxes without the abatement
must be noted in the remarks section of the HUD-92264. The property will benefit from an
increased mortgage amount due to the lower pro-forma operating expenses and an increased NOI
estimate. When the abatement runs for the full term of the mortgage, the NOI used for Form
HUD-92264-A Criteria 5 may also be processed at the reduced tax amount. Also, if wvalue
attributable to long term tax abatement is recognized in the subject’s market area, the same NOI
may be capitalized and the resulting value may be used in Criterion 3.

C. Short Term or Variable Tax Abatement. If the abatement is short term or variable, it may still be
used to secure additional mortgage proceeds. The additional mortgage will be the amount that will
amortize over the term of the tax abatement. A special amortization plan must be requested which
has debt service payments that are increased by the additional net income generated during the
term of the abatement. When processing a short term or variable abatement, the full amount of the
property taxes must be estimated and included in the total project expenses on Form HUD-92264
as if there were no abatement. The additional debt service carry resulting from the abatement
must be calculated on line I, Criteria 5 of HUD-92264-A.

If Criteria 5, “Amount Based on Debt Service Ratio™ is not the controlling criterion, short term or
variable abatements cannot be used to secure additional mortgage proceeds. Also, the appraiser
must not include extra value associated with short-term abatement in either the estimate of land
value, the “As Is” value for substantial rehabilitation or the “As Repaired” value for existing
projects, and it may not be included in Criterion 3.
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Chapter 7

Valuation Analysis & Market Study Requirements

L.

Short Term Abatements: Assume that Property A has been awarded a 5-year tax abatement of
$5,000/year and the interest rate on the insured loan is quoted at 7.5% and the MIP is 0.5%.
The amount of additional mortgage is calculated by dividing the annual abatement, $5,000 by
the applicable debt service rate (P, I, and MIP). In this example the debt service rate is

0.245455383.
$5,000/.245455383 = $20,370

Additional mortgage amount. The mortgage amount based upon debt service (Criteria 5 of
HUD-92264-A) would be increased by $20,370 and a special amortization schedule would be
required with a debt service payment that is $5,000/year greater in years 1 through 5.

Variable Abatements: Variable tax abatements are more complex to quantify, but are
essentially calculated in the same manner. Assume that Property B has been awarded 15 -year
tax abatement. In years | through 5, the abatement is $25,000; in years 6 through 10 the
abatement is $10,000; and in years 11 through 15 the abated amount is $5,000. The interest
rate on the insured loan is quoted at 7.5% and the MIP is .5%. The amount of additional
mortgage is calculated as the amount that could be fully amortized by the variable payments
over the 15-year period based on the stated financing terms. The graph below illustrates the

calculation.

$25,000 ($5,000) Abatement Period 1
$25,000 -$10,000 = $15,000
$15,000/ 0.245455 = $61,111

$20,000 ($5,000)

$15,000 (86,000)

#0000 (85,000) ($6,000) | optement Period 2
$10,000 - $5,000 = §5,000
$5,000/0.447422 = §33,912

$5,000 ($5,000) ($5,000) ($5,000) Abatement Period 3
$5,000 - $0 = $5,000
$5,000/0.116241 = $43,014

When there are two or more abatement amounts and periods, and the amounts decline, the abatement
amount for each period is found by subtracting the abatement amount of the next period. Period 1 will
run for 5 years, Period 2 will run for 10 years, and Period 3 will run for 15 years. Because all three
periods begin amortization at the same point in year 0, the amount of the abatement for the next period

must be subtracted to avoid double counting.

November 2011
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Chapter 7 Valuation Analysis & Market Study Requirements

(1) Abatement Period 1
$25,000 minus $10,000 (the amount of abatement in period 2) = $15,000 for 5 years. The
debt service rate for a 5 year term at 7.5% interest with 5% MIP is 0.245455383. Dividing
$15,000 by 0.245455383 indicates additional mortgage proceeds of $61,111 attributable to
period 1.

(2) Abatement Period 2
$10,000 minus $5,000 (the amount of abatement in period 3) = $5,000 for 10 years. The
debt service rate for a 10 year term at 7.5% interest with 0.5% MIP is 0.147442123.
Dividing $5,000 by 0.147442123 indicates additional mortgage proceeds of $33,912
attributable to period 2.

(3) Abatement Period 3
$5,000 minus $0 (since there are no periods remaining) = $5,000 for 15 years. The debt
service rate for a 15 year term at 7.5% interest with 0.5% MIP is 0.116241483. Dividing
$5,000 by 0.116241483 indicates additional mortgage proceeds of $43,014 attributable to
period 3.
(4) Adding the supportable mortgages from each of the abatement periods results in a total
additional supportable mortgage of:
Petiod 1 =$ 61,111
Period 2=1§ 33,912

Period 3=$43.014
Total= $138,037

The mortgage amount based on debt service, (Criteria 5 of HUD 92264-A) would be increased by
$138,037 and a special amortization schedule would be required with a debt service payment that
reflects $25,000 per year in years | through 35, $10,000 per year in years 6 through10, and $5,000
per year in years 11 through 15.

7.17 Project Based Section 8 and LIHTC Processing

A. For Section 223(f). The property must be evaluated under two scenarios: a) the “hypothetical
market value” of the property without regard to any Section 8 project based subsidies, rent
restrictions or LITHC, and b) a debt service analysis that considers all Section 8 project based
subsidies and other low income rent restrictions must be performed. Two independent Section C
rent schedules must be prepared, one for a hypothetical market rent estimate and one that
recognizes all rent restrictions and subsidies.

1. Criteria 3 Market Value: The appraiser must ignore the Section 8 contract rents, tax exempt
bond or LIHTC restricted rents when determining market value and the income to be
capitalized for a determination of market value for the purposes of determining Section K,
Form HUD-92264, and Criteria 3 Form HUD-92264-A Value. To be consistent, the appraiser
must use a market capitalization rate and must assume market rents in the income approach to
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EXISTING CONDITIONS



PROJECT SITE

733 BROADWAY
ALBANY, NEW YORK



733 BROADWAY — EXISTING CONDITIONS - EXTERIOR
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EXISTING CONDITIONS — INTERIOR
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MILESTONES SCHEDULE
733 Broadway

Pre-Application to HUD
Zoning Board Approval
Planning Board Approval
HUD Invitation to Firm
AIDA PILOT Consideration
Construction Bidding
HUD Firm Commitment
HUD Loan Closing
Construction Start
Construction Completion

Lease Up

August, 2012
December, 2012
December, 2012
July, 2013 est.
July/August, 2013
July - August, 2013
August, 2013
October, 2013
November, 2013
May, 2015

May — September
2015



CITY APPROVALS



Status of City Land Use Approvals

In December of 2012, the City’s Zoning Board of Appeals and Planning Board provided the necessary
approvals for the 733 Broadway project. Additionally, Planning Board issued a Negative Declaration as
per the provisions of SEQR confirming that the project’s environmental impacts are negligible or non-

existant. The project was deemed to be an Unlisted Action.

The Planning Board approval was contingent upon: 1.) 25% of demolition debris being diverted from the
landfill, 2.) approval by the City’s Water Department of the SWPPP and water/sewer connections, 3.)
purchase of Jackson Street from the City; and, 4.) the establishment of all necessary easements in
Jackson Street to maintain all utilities and infrastructure.

All conditions will be satisfied prior to the start of construction at the time that the financing for the

project closes.



NOTIFICATION OF LOCAL ACTION
DECISION OF THE CITY OF ALBANY BOARD OF ZONING APPEALS

» Important Note: This is not a building permit. All building permits must be approved and issued by the Division of
Building & Codes prior to the start of any construction.

ADDRESS OF SUBJECT PROPERTY: 733 Broadway

IN THE MATTER OF: Parking Lot Permit to allow a seventy (70)-space parking area as
accessory to a proposed four (4)-story, +/- 83,300 square foot, seventy (70)-unit apartment
building,

APPLICANT: Norstar Development USA c¢/o Hershberg & Hershberg

ADDRESS: 18 Locust St., Albany, NY 12203

CASE NUMBER: 11-12, 4045 DATE APPLICATION RECEIVED: 10/5/12
DATE OF HEARING: 11/14/12 DATE OF DECISION: 12/12/12

WARD: 4 DECISION: Approved

N.A.: N/A

HISTORIC/ SPECIAL DISTRICT(S): Downtown Albany Business Improvement District

The request is Approved, by the following vote:

For: 6 Apostol: Y Ray: Y
Against; 0 Cronin: Y Tucker-Ross: 'Y
Abstain: 0 Moran: Y Viele: 'Y

Site Description
The property in question is located on the east side of Broadway between Spencer Street and Livingston

Avenue in a C-3 Central Business zoning district and Downtown Albany Business Improvement District.
The property is improved with three-story, +/- 44,400 square foot, commercial structure and a +/- 80-space
accessory parking area. The project also involves the purchase of a portion of the Jackson Street right-of-
way as it abuts the rear of the subject property and extends towards its terminus at Livingston Avenue.

Relevant Considerations
The applicant is proposing to construct a 70-space parking area as accessory to the construction of a 70-unit

apartment structure to be constructed at the site. The proposed apartment building is a permitted use of the
site, but will required Site Plan Approval from the City Planning Board as well as an approval of the
demolition of the existing building at the site. The existing site is already improved with approximately 80
parking spaces, albeit in a differing configuration.

The property is located in a C-3 zoning district and thus there is no parking requirement for the new
structure. However, the applicant seeks to provide a minimum of 70 parking spaces at the site as an
amenity to residents and as a requirement of the lender that is financing the project. The proposed parking
will require authorization by means of a Parking Lot Permit:

§ 375-174. Development and maintenance of parking and loading areas.

Authorization of the Board shall be required for parking, storage or garaging for more than four
vehicles. Every parcel of land used in whole and in part as a public or private parking area or
loading area, including a commercial parking lot and automobile or trailer sales lot, shall be
developed and maintained in accordance with this article.



NOTIFICATION OF LOCAL ACTION
DECISION OF THE CITY OF ALBANY PLANNING BOARD

ADDRESS OF SUBJECT PROPERTY: 733 Broadway

IN THE MATTER OF: Site Plan Approval to allow for the construction of a four (4)-
story, +/- 82,300 square feet, seventy (70)-unit apartment building and a seventy
(70)-space_accessory parking area. Demolition Approval is also sought for the
demolition of a two (2)-story, 47,200 square foot structure at the site.

APPLICANT: Norstar Development USA c/o Hershberg and Hershberg
ADDRESS: 18 Locust St., Albany, NY 12203

CASE NUMBER: 10-12, 853
Date Received: 10/5/12

Preliminary Presentation: 10/18/12
Subsequent Presentation: 12/20/12
SEQR Classification: Unlisted Action
SEQR Determination: 12/20/12

Date of Decision: 12/20/12

Vote: For Approval: 4 Abbott: Y Pryor: Y
Against: 0 Fox: Y Trant: NIA
Abstain: 0 Hancox: Y

Relevant Considerations:

Owner: 733 Broadway, LLC, 200 S. Division St., Buffalo, NY 14204
Applicant: Norstar Development USA, 200 S. Division St., Buffalo, NY 14204

Authorized Agent: Hershberg and Hershberg, 18 Locust St., Albany, NY 12203

Parcel size: 1.3 acres.

Property Valuation: $1,000,000 +.

Location: The property is located on the east side of Broadway between Spencer Street
and Livingston Avenue, and currently abuts unimproved Jackson Street at its eastern
boundary.

Zoning: C-3 (Central Business). A Parking Lot Permit was approved by the Board of
Zoning Appeals on December 12, 2012.

Surrounding Uses: North: +- 160-space parking lot of Selected Properties of the
Northeast, LLC. West: 171,144 sq. ft. Leo W. O'Brien Federal Office Building and




accessory parking garage. East: 87,616 sq. ft. office building and parking lot of
Progressive Casualty Insurance Company. South: Vacant lands and buildings of Albany
Soma Project, LLC.

Project Overview: The applicant is proposing to demolish an existing two-story, 47,200
square foot commercial structure in order to construct a +/- 82,300, 70-unit apartment
building and accessory parking area. The apartment structure will be built in the shape of
an “L” with primary frontage along Broadway and a perpendicular extension along the
northern property boundary adjacent 737 Broadway.

Jackson Street Land Acquisition: The applicant intends to acquire a 0.34-acre strip of
land from the City of Albany currently known and referenced as the Jackson Street right-
of-way. This piece of land is an ill-maintained and largely unutilized segment of
roadway. Acquisition of the land will allow the applicant to provide the full allocation of
seventy parking spaces needed to obtain construction financing.

Parking & Traffic: The applicant proposes seventy parking spaces at the site (1.0 per
dwelling unit). 45 spaces are to be located on land currently owned by the applicant,
while the remaining 25 will be located on the currently unutilized Jackson Street right-of-
way to be purchased from the City of Albany. Traffic is proposed to enter from
Broadway via an archway built into the building fagade and exit via the former Jackson
Street right-of-way onto Livingston Avenue.

Transit Service: The site is most directly served by CDTA Route #22 and #116 running
along the Broadway corridor, but is within proximity to numerous other transit services.

Pedestrian Accessibility: A concrete walk is proposed to lead to three distinct entrances
to the building. The plan proposes no direct ingress/egress onto Broadway, the main
abutting thoroughfare, with the nearest access being approximately thirty feet set back.
While the general orientation of the building is sound, pedestrian access is internally
oriented. The applicant was unwilling to modify proposed entrance locations.

Water/Sewer: Daily water use is estimated at 14,000 GPD. A new sanitary sewer
connection will connect to a combined sewer running along the Jackson Street right-of-
way. A proposed water service is as-yet-undetermined.

Storm_Water: The applicant is preparing a Storm Water Pollution Prevention Plan
(SWPPP) for submission to the Department of Water & Water Supply.

Archeology: Phase 1A and Phase 1B Archeological Surveys were prepared by The Louis
Berger Group, Inc. for a prior iteration of this project. Trenching indicate that twentieth-
century industrial development had removed any historic or prehistoric archeological
deposits that may have been present in the area. These findings should hold true given
the changes in the current site design.

Landscaping: The applicant proposes the planting of sixteen trees and numerous shrubs
throughout the project site. There are currently no street trees located along the abutting
section of Broadway and none are proposed.

Lighting: A total of sixteen pole-mounted lights and six building-mounted lights are
proposed to light the interior site and parking areas. Photometric drawings do not depict
any substantive impact upon adjacent properties.



Solid Waste: Two trash dumpsters are provided at the rear of the building. A private
collection service will be utilized.

Signage: The number “733” appears on the building fagade in several visible locations.

Demolition: The 47,200 square foot structure to be demolished is a two- to four-story
structure of steel frame, brick and concrete block construction. The site slopes to the east
resulting in the variation in number of floors. The building has two-story frontage along
Broadway and a four-story fagade inclusive of a loading area at its rear. It was
constructed circa 1930 for a plumbing supply company and is currently used as
commercial offices and storage space. While functionally and structurally sound, the
building is not ideally suited to the highest and best use of the land.

Actions Taken:

The Board issued a Negative Declaration for this Unlisted Action as per the provisions
of SEQR, as the environmental impacts are negligible or non-existent.

The Board Approved the demolition of 733 Broadway with the following conditions:

1. A minimum of twenty-five percent (25%) of construction and demolition debris
generated from demolition shall be diverted from disposal to landfills through recycling,
reuse and diversion programs.

The Board Approved the site plan with the following conditions:

1. The Storm Water Pollution Prevention Plan (SWPPP) and water/sewer service
connections shall be approved by Department of Water & Water Supply.

2. The applicant shall complete the purchase of the Jackson Street right-of-way and fully
incorporate this area into building site as proposed; the land should be merged into
existing tax parcel # 65.83-1-32.

3. An easement agreement shall be put into place providing for continued access to all
under- and above-ground utilities or other City, County and private infrastructure
within the discontinued Jackson Street right-of-way.

I, Edward Trant representing the Planning Board of the City of Albany, hereby
certify that the foregoing is a true copy of a decision of the Planning Board made at
a meeting thereof duly called and held on the day of December 20, 2012.

oard T

This is not a building permit. All building permits must be approved and issued by the Building
Department prior to the start of any construction.

Date: 12/20/12 Signature:

Prior to making an application for a Certificate of Occupancy, the applicant will be required to
submit to the Building Department an “as built™ site plan which depicts all elements shown on the
approved site plan including but not limited to contours, landscaping, building locations, utilities
paved and parking areas, signage, accessory structures and other related physical improvements.



SHORT ENVIRONMENTAL ASSESSMENT FORM

INSTRUCTIONS:

in order to answer the questions in this short EAF it is assumed that the preparer will
use currently available information conceming the project and the likely impacts of the
action. It is not expected that additional studies research or other investigations will be

undertaken.

ENVIRONMENTAL ASSESSMENT

1. Will the project result in a large physmal change tathe prOJect site or physically?

alter more than 10 acres of land?... - Yes
2. Will there be a major change to any unhique or unusual landform found on this

=11 G O e O NI PR ort DO o _Yes
3. Will project alter or have a large effect on an existing body of water?............. __Yes
4, Will project have a potentially large impact on groundwater quality? __Yes
8. Will project significantly affect drainage flow or air quality?.................... Yes
6. Will project affect any threatened or endangered plant or animal species... __Yes
7. Will project result in a major adverse impact on air quality?..................... _Yes
B. Will project have a major effect on visual character of the community

or scenic views or vistas known to be or important to the community?... __Yes
9. Will project adversely impact any site or structure of historic, prehistoric

or paleontological importance or any site designated as a critical

environmental area by a local agency?.......c....oco i v Yes
10. Will project have a major effect on existing or future recreational opportunities? _Yes
11. Will project result in major traffic problems or cause a major

impact on existing transportation systems?........cooioiii i s _Yes
12, Will project regularly cause objectionable odors, noise, glare, wbratlon or electrical

disturbances as a result of the project's operation?.............. v __Yes
3t Will project have any impact on public health ot safety?........................ _Yes
14. Will project affect the existing community by directly causing a growih?

ih permanent population of more than 5% over a ong-year period or

have a major negative effect on the character

of the community or neighborhoad?..........coveienn i __Yes
18, Is there any public controversy concerning the project?......_....... K Unknown __Yes

/"" '! e ' g

PREPARER'S SIGNATURE: { ___.u-=""" S T TITLE: Engineer for the applicant

Daniel R. Hershberg, P.E.&L&.
REPRESENTING: _ Morsiar Development USA__ ¢ DATE: 10/3/12

X No

X No

X Neo

X Na

KX No

X No

_Mo



MEMO

TO: City of Albany IDA Finance Committee

FROM: City of Albany Industrial Development Agency Staff
RE: TMG-NY Albany I, LP

DATE: July 8, 2013

The Applicant has respectfully requested that the Committee make the appropriate
recommendations in order for the Board to take action at this month’s meeting with the
hope of continuing to move the proposed project forward.

No major changes have occurred to the project since presentation to the Finance
Committee at the June 12™ meeting. Applicant is seeking to obtain approval to all
straight lease related items including a Project SEQR Resolution, Project Commercial
Findings Resolution, Project Deviation Resolution, and Project Bond Approving
Resolution.

The Committee is being asked to make a positive recommendation that the
aforementioned resolutions be considered by the Board at the July 18™ Board meeting.



TO: City of Albany Industrial Development Finance Committee
FROM: City of Albany Industrial Development Agency Staff
RE: TMG-NY Albany I, LP — REVISED IDA Application Summary

DATE: June 10, 2013

Applicant: TMG-NY Albany I, LP

Managing Members (% of Ownership): TMG-Parkview, LLC (.01%), with Noelle Affordable
Housing Corporation as its sole member, will serve as General Partner. Stratford Capital or a
designee will serve as Special Limited Partner (.01%). An investment partnership will serve as
Limited Partner (99.98%).

Project Location: 400 Hudson Avenue

Project Description: The building currently offers 179 units of affordable housing for seniors
and special needs persons. The property was constructed in 1972 and has been operated by
Gideon Lodge #140 B’Nai B’Rith Housing Development Fund (B’Nai B’Rith) since its
completion. The Applicant will acquire the property from B’Nai B’Rith (currently has an option
agreement) with the intent of continuing current operations. In doing so the Applicant proposes
adding an additional three units along with renovating the property in order to bring the structure
in line with today’s codes and standards. Renovations will include new kitchens and bathrooms,
upgrading the buildings systems, updating the lobby, etc.

Estimated Project Cost: $19,023,331
Type of Financing: Tax Exempt Bond and Straight Lease

Amount of Bonds Requested: Currently estimated at $10,720,000 (Not to exceed $11,500,000
million)

Estimated Total Purchases Exempt from Sales Tax: $4,100,000

Total Mortgage Amount: Currently estimated at $11,920,000 (Not to exceed $12,700,000)
Current Assessment: $8,020,200 (Current status — tax exempt)

Requested PILOT: As the current PILOT (a flat $17,000 payment per year) with the City would
end upon sale of property to the Applicant, the Applicant proposes entering into a new PILOT
agreement with the IDA. The Applicant proposes a 40 year PILOT agreement with a fixed

annual payment starting at $43,000 in Year 1 with an annual 3% increase thereafter. Please note
certain restrictions, such as future use, will be attached to the requested PILOT.



Estimated Value of Total PILOT Payments:
o Total PILOT Payments: $3,242,254 over 40 year PILOT period (which is $2,562,254
more than if current PILOT schedule continued under certain assumptions).

Estimated Value of Tax Exemptions:

o NYS Sales and Compensating Use Tax: $328,000

o Mortgage Recording Taxes: $0 (Recommendation of denial of $158,750 exemption per
May Finance Committee)

o Real Property Taxes: $0 (The property, through a PILOT with the City, has been tax-
exempt since 1973. The current owner pays a fixed annual PILOT payment of $17,000
that runs for perpetuity so long as certain conditions are met. Please see Project
application.)

o Other: N/A

Employment Impact:
o Projected Permanent: (5 +/-) retained jobs and (0+/-) new jobs
o Projected Construction: (60 +/-) jobs

Strategic Initiatives:
o Albany 2030

= 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.

= Encourage non-profit and for-profit developers to design senior housing that is
integrated into the neighborhood.

Planning Board Actions:
o N/A

Estimated IDA Fee
o Fee amount: Currently estimated at $107,200 (Possible max. $115,000)

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.
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Difference
Difference Revised Difference Between Revised
Initial Proposed | Between Initial | Proposed PILOT |Between Revised PILOT Request
PILOT Request | PILOT Request Request by PILOT Request and Initial PILOT
Year Status Quo'” by Applicantm and Status Quo Applicantm and Status Quo Request

Current Year $17,000 $17,000 SO $17,000 SO SO
Year 1 $17,000 $43,000 $26,000 $43,000 $26,000 S0
Year 2 $17,000 $43,000 $26,000 $44,290 $27,290 $1,290
Year 3 $17,000 $43,000 $26,000 $45,619 $28,619 $2,619
Year 4 $17,000 $43,000 $26,000 $46,987 $29,987 $3,987
Year 5 $17,000 $43,000 $26,000 $48,397 $31,397 $5,397
Year 6 $17,000 $43,860 $26,860 $49,849 $32,849 $5,989
Year 7 $17,000 $44,737 $27,737 $51,344 $34,344 $6,607
Year 8 $17,000 $45,632 $28,632 $52,885 $35,885 $7,253
Year 9 $17,000 $46,545 $29,545 $54,471 $37,471 $7,927
Year 10 $17,000 $47,475 $30,475 $56,105 $39,105 $8,630
Year 11 $17,000 $48,425 $31,425 557,788 $40,788 $9,363
Year 12 $17,000 $49,393 $32,393 $59,522 $42,522 $10,129
Year 13 $17,000 $50,381 $33,381 $61,308 $44,308 $10,926
Year 14 $17,000 $51,389 $34,389 $63,147 $46,147 $11,758
Year 15 $17,000 $52,417 $35,417 $65,041 $48,041 $12,625
Year 16 $17,000 $53,465 $36,465 $66,993 $49,993 $13,528
Year 17 $17,000 $54,534 $37,534 $69,002 $52,002 $14,468
Year 18 $17,000 $55,625 $38,625 $71,072 $54,072 $15,447
Year 19 $17,000 $56,738 $39,738 $73,205 $56,205 $16,467
Year 20 $17,000 $57,872 $40,872 $75,401 $58,401 $17,528
Year 21 $17,000 $59,030 $42,030 $77,663 $60,663 $18,633
Year 22 $17,000 $60,210 $43,210 $79,993 $62,993 $19,782
Year 23 $17,000 $61,415 $44,415 $82,392 $65,392 $20,978
Year 24 $17,000 $62,643 $45,643 584,864 567,864 $22,221
Year 25 $17,000 $63,896 $46,896 587,410 $70,410 $23,514
Year 26 $17,000 $65,174 $48,174 $90,032 $73,032 $24,859
Year 27 $17,000 $66,477 $49,477 $92,733 $75,733 $26,256
Year 28 $17,000 $67,807 $50,807 $95,515 $78,515 $27,709
Year 29 $17,000 $69,163 $52,163 598,381 $81,381 $29,218
Year 30 $17,000 $70,546 $53,546 $101,332 $84,332 $30,786
Year 31 $17,000 $71,957 $54,957 $104,372 $87,372 $32,415
Year 32 $17,000 $73,396 $56,396 $107,503 $90,503 $34,107
Year 33 $17,000 $74,864 $57,864 $110,729 $93,729 $35,865
Year 34 $17,000 $76,361 $59,361 $114,050 $97,050 $37,689
Year 35 $17,000 $77,889 $60,889 $117,472 $100,472 $39,583
Year 36 $17,000 $79,446 $62,446 $120,996 $103,996 $41,550
Year 37 $17,000 $81,035 $64,035 $124,626 $107,626 $43,591
Year 38 $17,000 $82,656 $65,656 $128,365 $111,365 $45,709
Year 39 $17,000 $84,309 $67,309 $132,216 $115,216 $47,907
Year 40 $17,000 $85,995 $68,995 $136,182 $119,182 $50,187
Total $680,000 $2,407,758 $1,727,758 $3,242,254 $2,562,254 $834,496
Notes:
(1) Assumes a fixed PILOT payment so long as project continues to meet the restrictions of the current property including no change in
ownership, use, financing source, etc.
(2) Initial PILOT request made by Applicant at the May 2013 Board meeting that fixed PILOT payments to the shown schedule. This
included a 2% annual escalation in PILOT payments starting in Year 6.
(3) Revised PILOT request made by Applicant per Board member feedback that fixes the PILOT payments to the shown schedule. This
includes a 3% annual escalation in the PILOT payments starting in Year 2.




NOELLE AFFORDABLE HOUSING CORPORATION
141-07 Twentieth Avenue-Suite 507
Whitestone, New York 11357
(212)661-5015

July 1, 2013

Mr. Michael Yevoli

Chief Executive Officer

City of Albany Industrial Development Agency
21 Lodge Street

Albany, New York 12207

Re: Request for DA Assistance for Parkview Apartments Project
Dear Mr. Yevoli:

Attached is a revised application, as well as the appropriate supplementary material required by
the City of Albany Industrial Development Agency, for the consideration of financial assistance
associated with the Noelle Affordable Housing Corporation’s Parkview Apartments project.
This application reflects updates to the project and incorporates various matters we have
discussed with your staff.

Parkview Apartments consists of 179 units, primarily studios and large one bedroom units. In
addition, we will construct three new studio units on the first floor which will be fully
handicapped accessible units. The total number of affordable units at Parkview after renovations
will be 182. It is a designated as an affordable development for senior citizens. The propetty is
located west of Downtown on Hudson Avenue directly across from Washington Park. Some of
the units offer beautiful views of the Park. Mass transit is located directly on Hudson Avenue for
easy access for the tenants. Albany Medical Center is situated two blocks from the property.
There is shopping within walking distance of the site. We will obtain Bond Financing, Low
Income Housing Tax Credits and grants in order to purchase, renovate and operate the building
as an affordable rental community for the next forty years.

The developer is seeking to obtain sales tax exemption, mortgage recording tax exemption and
real property tax abatement. Currently the property has a PILOT in the amount of $17,000 per
year, which has been fixed since 1972. We are proposing a 40 year PILOT in the initial amount
of approximately $43,000/year, this will increase of 3% cach year for the term of the PILOT.

The reason we require the IDA’s assistance is due to fact that allowed rents are substantially
below 50% of the area median income (AMI) and therefore in order to keep the rents affordable



to the tenants and still be able to operate the property it is necessary that we obtain the requested
assistance from the City. Parkview has been a senior affordable housing development since
1972. It is imperative that in order to keep this development viable for another forty years there
needs to be a complete renovation of the property. The systems in the building have exceeded
their useful life and are not functional or energy efficient and need to be replaced. It is important
for the City stakeholders to understand that this building will be a problem to the community if
these issues are not addressed.

Please do not hesitate to contact me if you have any questions or find additional information is
needed. [ look forward to working with the Agency on this project. Thank you.

Sincerely,

Michael O'Donnell
Chief Operating Officer

Enclosure



CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY

APPLICATION

IMPORTANT NOTICE: The answers to the questions contained in this application are necessary (o determine
your {irm's eligibility for financing and other assistance from the City of Albany Industrial Development Agency. These
answers will also be used in the preparation of papers in this transaction. Accordingly. all questions should be answered
accurately and completely by an officer or other employee of your firm who is thoroughly familiar with the business and
affairs of your firm and who is also thoroughly familiar with the proposed project. This application is subject to
acceptance by the Agency.

TO: CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY
c¢/o Department of Economic Development

21 Lodge Street
Albany, New York 12207
This application by applicant respectfully states:

APPLICANT: TMG-NY Albany [, LP

APPLICANT'S ADDRESS: 141-07 20" Avenue

CITY: Whitestone STATE: New York ZIP CODE: 11357

PHONE NO.:_ 212-661-5015 FAX NO.: 212-661-5771 E-MAIL:

NAME OF PERSON(S) AUTHORIZED TO SPEAK FOR APPLICANT WITH RESPECT TO
THIS APPLICATION: Michael O’Donnell, Laurie Gordon, Angela Burke

[F APPLICANT IS REPRESENTED BY AN ATTORNEY, COMPLETE THE FOLLOWING:
NAME OF ATTORNEY: John Poklemba, Esq.

ATTORNEY'S ADDRESS: 2715 Route 9-Suite 102

CITY: Malta STATE: New York ZIP CODE: 12020

PHONE NO.:518-581-9797 FAX NO.: 518-581-9590 E-MAIL: phu@phulawyers.com

NOTE: PLEASE READ THE INSTRUCTIONS ON PAGE 2 HEREOF BEFORE FILLING
OUT THIS FORM.

012001/00025 Business 4112060v2



INSTRUCTIONS

I The Agency will not approve any application unless, in the judgment of the
Agency, said application and the summary contains sufficient information upon

which to base a decision whether to approve or tentatively approve an action.

2a Fill in all blanks, using "none" or "not applicable” or "N/A" where the question is
not appropriate to the project which is the subject of this application (the
"Project™).

3. If an estimate is given as the answer to a question, put "(est)" after the figure or

answer which is estimated.

4, If more space is needed to answer any specific question, attach a separate sheet.

S. When completed, return eight (8) copies of this application to the Agency at the
address indicated on the first page of this application.

6. The Agency will not give final approval to this application until the Agency
receives a completed environmental assessment form concerning the Project

which is the subject of this application.

7+ Please note that Article 6 of the Public Officers Law declares that all records in
the possession of the Agency (with certain limited exceptions) are open to public
inspection and copying. If the applicant feels that there are elements of the
Project which are in the nature of trade secrets or information, the nature of which is
such that if disclosed to the public or otherwise widely disseminated would
cause substantial injury to the applicant's competitive position, the applicant may
identify such elements in writing and request that such elements be kept
confidential in accordance with Article 6 of the Public Officers Law.

8. The applicant will be required to pay to the Agency all actual costs incurred in
connection with this application and the Project contemplated herein (to the extent
such expenses are not paid out of the proceeds of the Agency's bonds issued to
finance the project). The applicant will also be expected to pay all costs incurred by
general counsel and bond counsel to the Agency. The costs incurred by the
Agency, including the Agency's general counsel and bond counsel, may be
considered as a part of the project and included as a part of the resultant bond

issue.

9. The Agency has established an application fee of One Thousand Five Hundred
Dollars ($1,500) to cover the anticipated costs of the Agency in processing this
application. A check or money order made payable to the ‘Agency must
accompany ecach application. THIS APPLICATION WILL NOT BE
ACCEPTED BY THE AGENCY UNLESS ACCOMPANIED BY THE

APPLICATION FEE.

012001/00025 Business 4112060v2



1.

Project Number

2. Date application Received by Agency 20
3. Date application referred to attorney for review 20
4. Date copy of application mailed to members 20
5. Date notice of Agency meeting on application posted 20
6. Date notice of Agency meeting on application mailed 20
7. Date of Agency mecting on application 20
8. Date Agency conditionally approved application 20
9. Date scheduled [or public hearing .20
10. Date Environmental Assessment Form ("EAF") reccived .20
11. Date Agency compicted environmental review .20
12. Date of final approval application .

(9%}



SUMMARY OF PROJECT
Applicant: TMG-NY Albany I, LP
Contact: Michael O’Donnell

Phone: 212-661-5015

Project Location: 400 Hudson Avenue,

Albany, New York

Approximate Size of Project Site: 130,000 Sq. Ft.

Description of Projeet: The building is a 13 story high rise that consists of 182 senior affordable
housing units with community space.

Type of Project: O Manufacturing
O Commercial
X Other-Specify-Affordable Senior Housing
Employment Impact: Existing Jobs-New Jobs-Yes-Five existing jobs and 60
Construction jobs.

Project Cost: $19,023,331

Type of Financing: X Tax-Exempt
Amount of Bonds Requested: $10,720,000 (Not to exceed $11.500.000)
Project Cost: § 19,023,331

Type of Financing: X Tax-Exempt
Amount of Bonds Requested: $

Estimated Value of Tax-Exemptions:

N.Y.S. Sales and Compensating Use Tax: 328,000
Mortgage Recording Taxes: $158,750
Real Property Tax Exemption: $o0



INFORMATION CONCERNING THE PROPOSED OCCUPANT OF THE PROJECT
(HEREINAFTER, THE "COMPANY").

A. Identity of Company:

Company Name: TMG-NY Albany I, LP
I
Present Address: 14 1-07 Twentieth Avenue-Suite 507
Whitestone, NY
Zip Code: 11357
Employer's 1D No.:45-3555404

If the Company differs from the Applicant, give details of relationship: N/A

19

el

Indicate type of business organization of Company: Real Estate
a.  (Ifso, incorporated in what country?-USA

What State? Delaware Date Incorporated 9/8/11  Type of
Corporation? Limited Partnership Authorized to do business in New York?
Yes X : No
b. Partnership (if so, indicate type of partnership: Limited Partnership.
Number of general partners | Number of limited partners .
¢.  Limited liability company, Date created?
d. Sole proprietorship

4. Is the Company a subsidiary or direct or indirect affiliate of any other
organization(s)? If so, indicate name of related organization(s) and relationship: No

B. Management of Company:

List all owners, officers, members, directors and partners (complete all columns for
each person): See Attachment

Ln
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NAME
(First, Middle, Last) OTHER PRINCIPAL
HOME ADDRESS OFFICE HELD BUSINESS
Royce A. Mulholland Chairman of the Board
Noelle Affordable Housing Corp. General Partner
2. Is the Company or management of the Company now a plaintiff or a defendant in

any civil or criminal litigation? Yes ; No X

3. Has any person listed above ever been convicted of a criminal offense (other than
a minor traffic violation)? Yes i No X

4. Has any person listed above or any concern with whom such person has been

connected ever been in receivership or been adjudicated a bankrupt? Yes ;No X
(If yes to any of the foregoing, furnish details in a separate attachment).

S. If the answer to any of questions 2 through 4 is yes, please, furnish details in a
separate attachment.

(¢ Principal Owners of Company:

I Principal owners of Company: Is Company publicly held? Ye No X

If yes, list exchanges where stock traded:

2. If no, list all stockholders having a 5% or more interest in the Company:
PERCENTAGE OF
NAME ADDRESS HOLDING
Noelle Affordable Housing Corp. 141-—07 20™ Avenue 01%
(General Partner) Whitestone, NY
01%
Special Limited Partner Stratford Capital Group
Investment Partnership Investor Limited Partner 99.98%

012001 /00023 Business 11 [2060v2




D. Company's Principal Bank(s) of account: HSBC, 144-61 Northern Blvd., Flushing, NY

IL DATA REGARDING PROPOSED PROJECT
A. Summary: (Please provide a brief narrative description of the Project.) Parkview Apartments

consists of 179 units of affordable housing for seniors and special needs persons. We will be adding
an additional 3units to make the total 182 units of affordable housing. The property is located on
Hudson Avenue directly across from Washington Park. Some of the units offer beautiful views of the
park. The property was newly constructed in 1972 and has been operated by B’nai B’rith since its
completion. We will renovate all the units with new kitchens and bathrooms and upgrade appliances
to energy efficient standards. In addition, we will upgrade all the building systems such as heating,
air-conditioning and electric. We will renovate the exterior of the building and the lobby areas as well.

We will provide needed support services to the residents in order to assist with their daily life needs.

B. Location of Proposed Project:

Street Address: 400 Hudson Avenue

1.

2. City: Albany

3 Town: N/A

4, Village: N/A

5: County: Albany
C. Project Site:

l. Approximate size (in acres or square feet) of Project site:. 130,000 sq. ft.
Is a map, survey or sketch of the project site attached? Yes X; No
2. a.. Are there existing buildings on project site? Yes X; No
If yes, indicate number and approximate size (in square feet) of each existing

Building: One Building and it is approximately 130,000 sq. ft.

b. Are existing buildings in operation? Yes X ; No
If yes, describe present use of present buildings: 179
Units of affordable senior housing.

c. Are existing buildings abandoned? ; No X. About
to be abandoned? ; No X. If yes, describe:

Attach photograph of present buildings.
012001/00025 Business 4112060v2



3: Utilities serving project site:

Water-Municipal: Albany

Water Board

Sewer-Municipal: Albany

Water Board

Electric-Utility: National

Grid

Heat-Utility: Gas

National Grid

3. Present legal owner of project site:
Gideon Lodge No. 140 B’nai B’rith Housing Development Fund, Inc., a New York
Corporation

a. [f the Company owns project site, indicate date of purchase:
.20 ; Purchase price: $

b. If Company does not own the Project site, does Company have option

signed with owner to purchase the Project site? Yes: X ; No . If yes,

indicate date option signed with owner: March 18, 2011 (Amended on 4/3/12); and the

date the option

expires: 60 days after financing is obtained

cr If the Company does not own the project site, is there a relationship

legally or by common control between the Company and the present owners of

the project site? Yes ; No X. If yes, describe:

5: a. Zoning District in which the project site is located: R2B

b. Are there any variances or special permits affecting the site? Yes X

No. If yes, list below and attach copies of all such variances or special

permits: Telecommunications tower on roof.

D. Buildings:

1. Does part of the project consist of a new building or buildings? Yes; No X

If yes, indicate number and size of new buildings:

Does part of the project consist of additions and/or renovations to the existing
buildings? Yes X ; No .If yes, indicate the buildings to be expanded or

renovated, the size of any expansions and the nature of expansion and/or renovation:
Sec Attachment A-Additions/Renovations

Describe the principal uses to be made by the Company of the building or
buildings to be acquired, constructed or expanded: Affordable Senior Housing

012001700025 Business 4112060v2



E. Description of the Equipment:

I. Does a part of the Project consist of the acquisition or installation of machinery,

equipment or other personal property (the "Equipment™)? Yes X . No
yes, describe the Equipment: New air-conditioning and heating systems, electric

upgrades, roofs and safety systems.

2. With respect to the Equipment to be acquired, will any of the Equipment be
Equipment which has previously been used? Yes: No: X

3. Describe the principal uses to be made by the Company of the Equipment to be
acquired or installed: To heat and air-condition the building common areas and individual
apartment units. We will provide state-of-art equipment in the units that will be energy
efficient throughout the building in order to increase the useful life of the building.

F. Project Use:

I, What are the principal products to be produced at the Project? Affordable senior

residential apartments.

2. What are the principal activities to be conducted at the Project? Residential

(Y

3. __ Does the Project include facilities or property that are primarily used in making
retail sales of goods or services to customers who personally visit such facilities?
Yes X ; No. If yes, please provide detail:

4. If the answer to question 3 is yes, what percentage of the cost of the Project will
be expended on such facilities or property primarily used in making retail sales of goods or
services to customers who personally visit the Project? 100%

S. If the answer to question 3 is yes, and the answer to question 4 is more than
33.33%, indicate whether any of the following apply to the Project:

012001/00025 Business 4112060v2 9



6.

Will the Project be operated by a not-for-profit corporation? Yes X ;
No . If yes, please explain: Noelle Housing Development Corp. shall
operate the building as a senior affordable housing community.

Is the Project likely to attract a significant number of visitors from
outside the economic development region in which the Project will be
located? Yes : No X . If yes, please explain: N/A

Would the Project occupant, but for the contemplated financial assistance from
the Agency, locate the related jobs outside the State of New York? Yes :No X
. If yes, please explain: N/A

Is the predominant purpose of the Project to make available goods or
services which would not, but for the Project, be reasonable accessible to
the residents of the city, town or village within which the Project will be
located, because of a tack of reasonably accessible retail trade facilities
offering such goods or services? Yes :No. X If yes, pleasc
provide detail: N/A

Will the Project be located in one of the following: (i) an area designed as
an economic development zone pursuant to Article 18-B of the
General Municipal Law; or (ii) a census tract or block numbering areca
(or census tract or block numbering area contiguous thereto) which,
according to the most recent census data, has (x) a poverty rate of at least
20% for the year in which the data relates, or at least 20% of households
receiving public assistance, and (y) an unemployment rate of at least .25 times
the statewide unemployment rate for the year to which the data relates?
Yes X : No . If yes, please explain: The project is located
within a QCT in accordance with Section 42 of the IRS Code.

If the answers to any of subdivisions ¢. through e. of question § is yes, will the Project

preserve permanent, private sector jobs or increase the overall number of
permanent, private sector jobs in the State of New York? Yes X ; No . If yes, please
explain: There will be five permanent jobs on site.

7.

Will the completion of the Project result in the removal of a plant or facility of

the Company or another proposed occupant of the Project (a "Project Occupant”) from
one area of the State of New York to another area of the State of New York? No
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8. Will the completion of the Project result in the abandonment of one or more

plants or facilities of the Company located in the State of New York? Yes:No X If
yes, please provide detail:

9. If the answer to either question 7 or question 8 is yes, indicate whether any of the
following apply to the Project: N/A

a. Is the Project reasonably necessary to preserve the competitive position
of the Company on such Project Occupant in its industry?
No . If yes, please provide detail: N/A
b. Is the Project reasonably necessary to discourage the Company or such

Project Occupant from removing such other plant or facility to a location
outside the State of New York? Yes ; No . If yes, please
provide detail: N/A

G. Other Involved Agencies:

l. Please indicate all other local agencies, boards, authorities, districts, commissions or
governing bodies (including any city, county and other political subdivision of the
State of New York and all state departments, agencies, boards, public benefit
corporations, public authorities or commissions) involved in approving or funding or
directly undertaking action with respect to the Project. For example, do you need a
municipal building permit to undertake the Project? Do you need a zoning approval to
undertake the Project? If so, you would list the appropriate municipal building
department or planning or zoning commission which would give said approvals.

Yes-City of Albany-IDA, , City of Albany, Federal Home Loan Bank, Department of Housing
and Community Renewal and New York State Energy Research and Development Authority.
Also we will need approvals from the Department of Building and Regulatory Compliance.

Describe the nature of the involvement of the federal, state or local agencies
described above: See Attachment B-Involved Agencies

H. Construction Status: Has not commenced.

l. Has construction work on this project begun? Yes ; No X . Ifyes, please
discuss in detail the approximate extent of construction and the extent of completion.
Indicate in your answer whether such specific steps have been completed as site
clearance and preparation; completion of foundations; installation of footings; etc.:
2. Please indicate amount of funds expended on this project by the Company
in the past three (3) years and the purposes of such expenditures: Approximately
$50,000 in plans and reports in order to apply to various state and city agencies.
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l. Method of Construction After Agency Approval:

1. __If the Agency approves the project which is the subject of this application.
there are two methods that may be used to construct the project. The applicant can
construct the project privately and sell the project to the Agency upon completion.
Alternatively, the applicant can request to be appointed as "agent" of the Agency, in
which case certain laws applicable to public construction may apply to the project.
Does the applicant wish to be designated as "agent" of the Agency for purposes of
constructing the project Yes X

___sNo

2. If the answer to question | is yes, does the applicant desire such "agent" status
prior to the closing date of the financing? Yes X__; No

ITI. INFORMATION CONCERNING LEASES OR SUBLEASES OF THE PROQIJECT.
(PLEASE COMPLETE THE FOLLOWING SECTION IF THE COMPANY INTENDS
TO LEASE OR SUBLEASE ANY PORTION OF THE PROJECT).

A, Does the Company intend to lease or sublease more than 10% (by area or fair market

value) of the Project? Yes X ; No . If yes, please complete the following for
each existing or proposed tenant or subtenant: TBD--However there shall be leases with

the residents.

l. Sublessee name:

Present Address:
City: State: Zip:

Employer's ID No.:

Sublessee is: Corporation: Partnership: Sole

Proprietorship Relationship to Company:

Percentage of Project to be leased or subleased:

Use of Project intended by Sublessee:

Date of lease or sublease to Sublessee:

Term of lease or sublease to Sublessee:

Will any portion of the space leased by this sublessee be primarily
used in making retail sales of goods or services to customers who
personally visit the Project? Yes ; No . If yes, please provide on a
separate attachment (a) details and (b) the answers to questions 11(F)(4) through
(6) with respect to such sublessee



B.

Sublessee name:

Present Address:
City: _ State: Zip:

Employer's ID No.:

Sublessee is:
Corporation: Partnership: Sole Proprietorship

Relationship to Company:
Percentage of Project to be leased or subleased:
Use of Project intended by Sublessee:
Date of lease or sublease to Sublessee:
Term of lease or sublease to Sublessee:

making retail sales of goods or services to customers who personally visit the

Project? Yes ; No . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions [(F)(4) through (6) with respect to such
sublessee.

Sublessee name:

Present Address:

City: State:. .~ Zip:

Employer's ID No.:

Sublessee is: Corporation: Partnership: Sole Proprietorship
Relationship to Company;

Percentage of Project to be leased or subleased:

Use of Project intended by Sublessee:

Date of lease or sublease to Sublessee:

Term of lease or sublease to Sublessee:

Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the
Project? Yes ; No . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions 1I(F)(4) through (6) with respect to such
sublessee.

What percentage of the space intended to be leased or subleased is now subject to a

binding written lease or sublease? 100% Residential tenants

V. Employment Impact

A. Indicate below the number of people presently employed at the project site and the
number that will be employed at the project site at end of the first and second years after the
project has been completed (Do not include construction workers). Also indicate below the
number of workers employed at the project site representing newly created positions as opposed to
positions relocated from other project sites of the applicant. Such information regarding
relocated positions should also indicate whether such positions are relocated from other project

sites financed by obligations previously issued by the Agency.
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TYPE OF EMPLOYMENT

PROFESSIONAL SEMI-
MANAGERIAL SKILLED SKILLED UNSKILLED TOTALS
Property Manager
Presen.t Superintendent 3 3
Full Time Social Service Provider
Present Maintenance Staff ) 2
Part Time Food Server
Present N/A
Seasonal
Property Manager
Assistant Property Mgr
Superintendent 3 2 5
First Year Assistant Super
Full Time Social Service Provider
First Year N/A
Part Time
First Year N/A
Seasonal

Second Year

Same as above

Full Time
Second Year N/A
Part Time
Second Year N/A
Seasonal

B. Please prepare a separate attachment describing in detail the types of employment at the
project site. Such attachment should describe the activities or work performed for cach type of

employment. See Attachment C-Staffing

V. Project Cost

A. Anticipated Project Costs. State the costs reasonably necessary for the acquisition of the

project site and the construction of the proposed project including the acquisition and installation of
any machinery and equipment necessary or convenient in connection therewith, and including any

utilities, access roads or appurtenant facilities, using the following categories:

Description of Cost

Amount

Land

Buildings
Machinery and equipment costs

Utilities, roads and appurtenant costs

Architects and engineering fees
Costs of Bond issue (legal, financial
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and printing) $ 1,175,040
Construction loan fees and interest

(if applicable) &
Other (specify)Reserves $997.498
Fees $2,771.567
Construction $ 7.369,783**
Soft Cost $215,580
Relocation $100,000
Contingency $ 818,864
TOTAL PROJECT COST $19,023,331
B. Have any of the above expenditures already been made by applicant?

Yes X; No . (If yes, indicate particular.) Legal fees, architectural fees, appraisal and preparation of

physical needs assessment.
**Includes the acquisition and installation therein and thereon related to fixtures, machinery,

equipment and other tangible personal property.

V. BENEFITS EXPECTED FROM THE AGENCY
A. Financing

I Is the applicant requesting that the Agency issue bonds to assist in financing the
project? Yes X ; No . If yes, indicate:
a. Amount of loan requested: $10,720,000 Dollars; Not to exceed
$11,500,000
b. Maturity requested: 40 Years.

2, Is the interest on such bonds intended to be exempt from federal income
taxation? Yes X; No

3; If the answer to question 2 is yes, will any portion of the Project be used for any of

the following purposes:

a. retail food and beverage services: Yes ; No X

b. automobile sales or service: Yes _ ; No X

of recreation or entertainment: Yes ~ ; No X

d. golf course: Yes ; No X

€l country club: Yes ; No X

f. massage parlor: Yes ;No X

8. tennis club: Yes~ ;No X

h. skating facility (including roller X

i. skating, skateboard and ice skating): Yes  ; No X

J racquet sports facility (including Yes No X
handball and racquetball court): Yes s No X

k. hot tub facility: Yes  ; No X

I suntan facility: Yes ; No X

m. racetrack: Yes ; No X
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4. If the answer to any of the above questions contained in question 3 is yes, please furnish detaifs on
a separate attachment.



5 Is the Project located in the City's federally designated Enterprise Zone?
Yes  ;NoX

6. Is the applicant requesting the Agency to issue federally tax-exempt Enterprise
Zone bonds? Yes No X

B. Tax Benefits

1. Is the applicant requesting any real property tax exemption that would not be
available to a project that did not involve the Agency? Yes X ; No

2. Is the applicant expecting that the financing of the Project will be secured by one
or more mortgages? Yes X :No . Ifyes, what is the approximate amount of

financing to be secured by mortgages? There will be Bonds in the amount of $10,720,000
(Not to exceed $11,500,000). Homes for Working Families in the amount of $1,200,000.

Is the applicant expecting to be appointed agent of the Agency for purposes of

avoiding payment of N.Y.S. Sales Tax or Compensating Use Tax? Yes X :No

If yes, what is the approximate amount of purchases which the applicant expects to be
exempt from the N.Y.S. Sales and Compensating Use Taxes? $4,100,000.

3. What is the estimated value of each type of tax-exemption being sought in
connection with the Project? Please detail the type of tax-exemption and value of the
exemption.

a. N.Y.S. Sales and Compensating Use Taxes: $328,000

b. Mortgage Recording Taxes: $158.,750

C. Real Pmpr‘rw Tax F\'pmplinnq- $ 0

d. Other (please specify):
5. Are any of the tax-exemptions being sought in connection with the Project
inconsistent with the Agency's tax-exemption policy contained in its Rules and
Regulations? Yes;NoX . If yes, please explain.
6. [s the Project located in the City's state designated Empire Zone? No

C. Project Cost/Benefit Information. Complete the attached Cost/Benefit Analysis so that
the Agency can perform a cost/benefit analysis of undertaking the Project. Such information should
consist of a list and detailed description of the benefits of the Agency undertaking the Project (e.g.,
number of jobs created, types of jobs created, economic development in the area, etc.). Such information
should also consist of a list and detailed description of the costs of the Agency undertaking the Project

(e.g., tax revenues lost, buildings abandoned, etc.).

VI REPRESENTATIONS BY THE APPLICANT. The applicant understands and agrees with the
Agency as follows:
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A. Job Listings. Except as otherwise provided by collective bargaining agreements. new
employment opportunitics created as a result of the Project will be listed with the New York State
Department of Labor Community Services Division (the "DOC") and with the administrative
entity (collectively with the DOC. the "JTPA Entities") of the service delivery area created by the
federal job training partnership act (Public Law 97-300) ("I TPA") in which the Project is located

B.  First Consideration for Employment: In accordance with Scction 858-b(2) of the New
York General Municipal Law, the applicant understands and agrees that, if the Project receives
any Financial Assistance from the Agency. except as otherwise provided by collective bargaining
agreements, where practicable. the applicant will first consider persons cligible to participate in
JTPA programs who shall be referred by the JTPA Entities for new employment opportunities

created as a result of the Project.

C. City Human Rights Law. The Applicant agrees to endeavor to comply with the
provisions of Article XI. Division 2 of the City Code, entitled "The Omnibus Human Rights
Law". The Applicant understands that it is not subject to the provisions of The Omnibus Human

Rights Law.

D. Annual Sales Tax Filings. In accordance with Section 874(8) of the New Yark General
Municipal Law, the applicant understands and agrees that, if the Project receives any sales tax
exemptions as part of the Financial Assistance from the Agency. in accordance with Scction
874(8) of the General Municipal Law, the applicant agrees to file, or cause to be filed. with the
Necw York State Department of Taxation and Finance. the annual form prescribed by the
Department of Taxation and Finance, describing the value of all sales tax excmptions claimed by
the applicant and all consultants or subcontractors retained by the applicant.

_____ Annual Employment Reports: The applicant understands and agrees that. il the Project
receives any Financial Assistance from the Agency, the applicant agrees to file, or cause to he
filed, with the Agency. on an annual basis, reports regarding the number of pcople cmployed at the

project site,

G. Absence of Conflicts ol Interest: The applicant has received from the Agency a list of the
members. officers and employees of the Agency. No member, officer or employce of the Agency
has an interest., whether dircct or indirect. in any transaction contemplated by this Application.

except as hercinafler described:

TMG-NY Albany I, P

; e f) )
By: e ‘_A": /E£ . A /\
Michael O Donnell

NOTE: APPLICANT MUST ALSO COMPLETE THE APPROPRIATE VERIFICATION
APPEARING ON PAGES 18 THROUGH 21 HEREOF BEFORE A NOTARY PUBLIC AND MUST
SIGN AND ACKNOWIL.EDGE THEE HOLD HARMLESS AGREEMENT APPEARING ON PAGI: 22
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VERIFICATION-Not Applicable

(If Applicant is a Corporation)

STATE OF )
)SS.:
COUNTY OF )

deposes and says that he is the
(Name of chief executive of applicant)

of
(Title) (Company Name)

the corporation named in the attached application: that he has read the foregoing application and knows
the contents thereof: and that the same is true and complete and accurate to the best of his knowledge.
Deponent further says that the reason this verification is made by the deponent and not by said company
is because the said company is a corporation. The grounds of deponent's beliefl relative to all matters in
the said application which are not stated upon his own personal knowledge are investigations which
deponent has caused to be made concerning the subject matter of this application as well as information
acquired by deponent in the course of his duties as an officer of and from the books and papers of said

corporation.

(officer of applicant)

Sworn to before me this
day of .20 .

(Notary Public)
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VERIFICATION-Not Applicable

(1T applicant is sole proprictor)

STATE OF )
) SS.:
COUNTY OF )

deposes and says

(Name of Individual)
that he has read the foregoing application and knows the contents thereof: and that the same is true and
complete and accurate to the best of his knowledge. The grounds of deponent's belief relative to all
matters in the said application which are not stated upon his own personal knowledge are investigations
which deponent has caused to be made concerning the subject matter of this application.

Sworn to before me this day
of L 20 .

(Notary Public)
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VERIFICATION-Not Applicable

(If applicant is partnership)
STATE OF )

COUNTY OF )

. deposes and says (Name of Individual)
that he is one of the members of the firm of

(Limited Liability Company)

the limited liability company named in the attached application; that he has read the foregoing application
and knows the contents thereof: and that the same is true and complete and accurate to the best of his
knowledge. The grounds of deponent's belief relative to all matters in the said application which are not
stated upon his own personal knowledge are investigations which deponent has caused to be made
concerning the subject matter of this application as well as information acquired by deponent in the
course of his duties as a member of and from the books and papers of said limited liability company.

Sworn to before me this
~ dayof 20

(Notary Public)
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VERIFICATION

(Ifapplicant is a partnership)

STATE OF: ( New York)
}ySS.:
COUNTY OF (Queens)

) - \
AL LRl O oMl deposes and says

Michael O*Donnell
that he is one of the members ol the firm of TMG-NY Albany I. LP

(Partnership Namc)

the partnership named in the attached application: that he has read the foregoing application and knows
the contents thereol: and that the same is truc and camplete and accurate to the best of his knowledge.
The grounds of deponent's belief relative to all matters in the said application which are not stated upon
his own personal knowledge are investigations which deponent has caused to be made concerning the
subject matter of this application as well as information acquired by deponcent in the course of his duties as

a member of and from the books and papers of said partnership.

/,/Z//L./L,A-/L/‘ d\l,/\) - AN\

Sworn to before me this day
R oof July . .2013

- \
|

PATRICIA L. ROSS!
Notary Public - State of New York
NO. 01R06194420
Qualified In Queans County

My Commission Expires L((] 2i[ )

(thary Public)

NOTE: THIS APPLICATION WILL NOT BE ACCEPTED BY THE AGENCY UNLESS THIE HOLD
HARMLESS AGREEMENT APPEARING ON PAGE 22 IS SIGNED BY THE APPLICANT.
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HOLD HARMLESS AGREEMENT

Applicant hereby relcases City of Albany Industrial Development Agency and the members.
officers. servants, agents and employees thereof (hereinafter collectively referred to as the "Ageney™
from. agrees that the Agency shall not be liable for and agrees to indemnify. defend and hold the Agency
harmless from and against any and all liability arising from or expense incurred by (i) the Agency's
examination and processing of, and action pursuant to or upon, the attached Application. regardless of
whether or not the application or the project described thercin or the issue of bonds requested thercin are
favorably acted upon by the Agency, and (ii) the Agency's financing of the Project described therein:
including without limiting the generality of the foregoing, all causes of action and attorneys' fees and any
other expenses incurred in defending any suits or actions which may arise as a result of any of the
forcgoing. If. for any rcason. the Applicant fails to conclude or consummate necessary negotiations. or
fails. within a reasonable or specified period of time, to take reasonable. proper or requested action, or
withdraws. abandons, cancels or neglects the Application, or if the Agency or the Applicant are unable (o
find buyers willing to purchase the total bond issue requested. then, and in that cvent. upon presentation
of an invoice itemizing the same, the Applicant shall pay to the Agency. its agents or assigns. all actual
costs incurred by the Agency in the processing of the Application, including attorneys' fees. il"any.

(Applicant)

py: /LAl Cr\/) A

Sworn to before me this day
L of ‘.__.]U._\_‘\[‘ ; _ﬂ_l.'_“ft

PATRICIA L. ROSSI
Notary Public - State of New York
NO. 01R06194420
Qualified in Queens County

My Commission Expires _(]¢ (2114

e

SN

(Notary Public)
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TO: Project Applicants

FROM: City of Albany Industrial Development Agency
RE: Cost/Benefit Analysis

In order for the City of Albany Industrial Development Agency (the "Agency") to prepare a
Cost/Benefit Analysis for a proposed project (the "Project"), the Applicant must answer the questions
contained in this Project Questionnaire (the "Questionnaire") and complete the attached Schedules. This
Questionnaire and the attached Schedule will provide information regarding various aspects of the
Project, and the costs and benefits associated therewith.

Since we need this Questionnaire to be completed before we can finalize the Cost/Benefit
Analysis, please complete this Questionnaire and forward it to us at your earliest convenience.

PROJECT QUESTIONNAIRE
1. Name of Project Beneficiary ("Company"): TMG-NY Albany 1, LP

2. Brief Identification of the Project: 182 Units of Senior Affordable Housing project.

3. Estimated Amount of Project Benefits Sought:

A. Amount of Bonds Sought: $10,720.000 (not to exceed
$11.500,000)

B. Value of Sales Tax Exemption Sought $ 328,000

C. Value of Real Property Tax Exemption Sought $ 0

D. Value of Mortgage Recording Tax Exemption Sought $ 158,750

E. PROJECTED PROJECT INVESTMENT
A. Land-Related Costs
|.Land acquisition $572,000

2.Site preparation $

3. Landscaping §
4.Utilities and infrastructure development $

5. Access roads and parking development . $

6. Other land-related costs (describe) Title and Recording $ 85,000
7. Insurance Deposit $ 34,580
B. Building-Related Costs

I. Acquisition of existing structures $ 4,628,000
2. Renovation of existing structures $7,369,783**
3. New construction costs

4. Electrical systems

5. Heating, ventilation and air conditioning (Electrical, Heating and

6. Plumbing Plumbing included above)

** Includes the acquisition and
installation therein and thereon related
fixtures, machinery, equipment, and
other personal property.

24
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C. Machinery and Equipment Cost-Not Applicable
I.Production and process equipment

2 .Packaging equipment

3. Warchousing equipment

4 .Installation costs for various equipment
5. Other equipment-related costs (describe)

D. Furniture and Fixture Costs-(Leasing Office and Community Room Amentities included above)

1. Office furniture
2. Office equipment Computers

3. Other furniture-related costs (describe)

E. Working Capital Costs

1. Interim Interest Reserve $525.698

2. Contingency $1,105.467 (Incl. Const. Manager Fee)
3. Transitional Operating Reserve Fund $428,800

4. Debt service

5. Relocation costs $100,000

6. Skills training

7. Negative arbitrage Reserve 3

8. Real Estate Tax Escrow $ 43,000

. Professional Service Costs

I. Architecture and engineering $375,000

2. Accounting/legal $ 330,000

3. Other service-related costs (describe) Dev Fee $2.484,964

4, Third Party Reports $ 81,000

5. Construction Lender Fee $

6. Application Fee, Marketing, Consultant Fee $ 860,040 (Cost of Issuance Fees)

Summary of Expenditures

Total Land-Related Costs: $ 691,580
Total Building-Related Costs: $11,997.783
Total Machinery and Equipment Costs: § N/A
Total Furniture and Fixture Costs: $ N/A
Total Working Capital Cost: $2,202,965
Total Professional Service Costs $4.131.004
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PROJECTED PROFIT

I Please provide projected profit as defined by earnings after income tax but before depreciation and
amortization:

Projected Profit

Year Without TDA* With IDA benelits
I $0 $ 133,547

2 $0 $ 139,768

3 50 § 41.690

4 g0 $ 47,755

5 S0 § 53,731

*1t is imperative that IDA fund the first mortgage on this project

PROJECTED CONSTRUCTION EMPLOMENT IMPACT

Year Total Annual Wages Estimated Additional
and Benefits NYS Income Tax
1 $5,086,000 $152,584
i
3

PROJECTED PERMANENT EMPLOMENT IMPACT

Year Total Annual Wages Estimated Additional
and Benefits NYS Income Tax
1 $267,0000 N/A
2 $267,0000 N/A
3 $267,0000 N/A
4 $267,0000 N/A
5 $267.0000 N/A
I . Please provide estimates of total number of existing permanent jobs to be preserved or retained as a

result of the Project:

Five permanent jobs.

I11.  Please provide estimates for the following:
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A. Creation of New Job Skills relating to permanent jobs. Please complete Schedule A.
IV.  Provide the projected percentage of employment that would be filled by City of Albany residents: 100%

A. Provide a brief description of how the project expects to meet this percentage: We will advertise in the
Albany Times Union for various employment opportunities. We will also work with City Agencies on filling

jobs as well.

L. Please provide estimates for the impact of Project operating purchases and sales: N/A

Additional Purchases (1" year following 7-

project completion) ) $ N/A

Additional Sales Tax Paid on Additional Purchases N/A

Estimated Additional Sales (1" full year

following project completion) N/A
Estimated Additional Sales Tax to be N/A
collected on additional sales (1™ full year N/A

following project completion)

Please provide estimates for the impact of Project on existing real property taxes and new
payments in licu of taxes ("Pilot Payments"): The project currently has a PILOT with the City of Albany
dating back to 1972 in the amount of $17,000/year . The PILOT is non-transferable and will expire upon the
sale of the property to the Applicant. Applicant proposes a PILOT schedule in which the annual payment will
be $43.000 in the initial year for with an annual increase of 3% per year,
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Existing Real New Pilot Total

Year
Property Taxes Payments (Difference)
(Without IDA involvement) (With IDA)
Current Year £17,000 N/A N/A
Year |
Year 2
Year 3
Year 4
Year S
Year 6
Year 7
Year ®
Year 9
Year 10

See Separate Schedule

Please provide a brief description for the impact of other economic benefits expected to be produced as a result of
the Project: Substantial rehabilitation of this building will have a positive impact on the surround area. This arca is
primarily residential; landlords and homeowners will want to upgrade their asset as a result of seeing the amount of

funds that will be expended on this project.
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CERTIFICATION

I certify that I have prepared the responses provided in this Questionnaire and that. to the best of
my knowledge: such responses are true. correct and complete.

I understand that the forcgoing information and attached documentation will be relied upon. and
constitute inducement for. the Agency in providing financial assistance to the Project. [ certily that [ am
familiar with the Project and am authorized by the Company to provide the foregoing information. and
such information is true and complete to the best of my knowledge. | further agree that | will advise the
Agency of any changes in such information. and will answer any further questions regarding the Project
prior to the closing.

) Name of Person Completing Projeet Questionnaire on .
« Date Signed: _../ o _Eﬂﬂ__? bhehalf of the Company.
Name: Laurie Gordon
Title:
Phone Number: 212-661-5015
Address: 141-07 20" Avenue, Whitestone. NY

) / ( )
Signature: (/f/ﬁ Ly cf/f)f( g
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SCHEDULE A

CREATION OF NEW JOB SKILLS

Please list the projected new job skills for the new permanent jobs to be created at the Project as a
result of the undertaking of the Project by the Company. While there will be approximately 40 construction jobs
that will be non-permanent the following existing jobs will remain. We will be enhance the skills of the personnel
through start-of-the-art technology throughout the building. We will train employees extensively to use
intergrated networks that will operate the building in a more efficient manner.

New Job Skills Number of Positions Created Wage Rate
Property Manager I $43,000-$47.000
Social Service Provider I $35.000-845.000
Superintendent | $40,000-$45.000
Maintenance Staff 2 $30,000-$37.000

(1200100025 Business 41 12060v2 30



AGENCY INVOLVEMENT

City of Albany-IDA

We will request from Industrial Development Corporation to provide tax-cxcmpt bonding for the
project. As part of the bond financing the federal government will provide 4% tax credits to the
project. These credits will be sold to a Limited Partner that will provide additional equity to the
development. Also seeking financial assistance in the form of sales tax exemption, mortgage
recording tax exemption, and real property tax abatcment.

City of Albany-Department of Building and Regulatory Compliance

We will request permits from the Department of Building and Regulatory Compliance for the
renovation of the property. These permits are routine in nature and will not require special

approvals.

Department of Housing and Community Renewal/Homes for Working
Families/NYS Housing Tax Credits

We submitted an application to DHCR to assist us with a grant/loan in the amount of $1,200,000
in order to complete the necessary construction on the site.

New York State Energy Research and Development Authority

We have received an allocation of funds from NYSERDA in the amount of $107,000 for
exceeding energy efficient systems throughout the building and in the units.



STAFFING DUTIES

Property Manager

Responsible for maintaining the asset and increasing the value of the property. They will track
the performance and make surc that revenues are increasing. Other tasks assigned ate;
scheduling property maintcnance, analyzing market conditions, compiling data for financial
reporting, evaluating performance of employees, resolving customer and public complaints and

cnsuring rental propetties are occupied.

Assistant Property Manager

Assist the Property Manager with the duties above. In addition, their responsibilitics will
include; handling property’s financial operation, making sure rent is collected on time and
ensuring mortgages, property taxes and maintenance bills are paid in a timely manner.

Social Service Provider

Responsible for locating and providing services to the residents in order to make the lives betfer.
This will include; locating transportation, food providers, translating services, medical providers

and any othcer service necded.

Superintendent

Responsible for cleaning and maintain the indoor and outside areas of the building. Thcir duties
include; sweeping, mopping, washing and waxing hallway, floors and stairs, emptying trash cans
and garbage, washing windows and cleaning common area washrooms. They also maintain
proper heating throughout the building and make minor repairs as needed. Outside work
includes clearing snow and icc from sidewalks and driveways, cutting grass, raking leaves and

tending gardens.

Assistant Superintendent

Assist the Superintcndent with the above reference duties. There will be tasks that will be
assigned to the assistant as their daily job responsibilities. This will be determined by the

Property Manager and Superintendent.
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Noelle Affordable Housing Corporation

BOARD OF DIRECTORS

Royce Mulholland
141-07 20™ Avenue-Suite 507
Whilestone, NY 11357

Lauric Gordon
300 Saw Mill Lanc
WyckofT, NJ 07481

Frank Fuentes

National Hispanics Contractors Association
323 Congress Avenue-Suite 250

Austin, TX 78701

James Holmes, Jr.

TriSure

4325 Lake Boonc Trail-suite 200
Raleigh, NC 27607

Richard Hurlbert

Kaufiman & Canoles

Two James Center

1021 East Cary Street-Suite 1400
Richmond, VA 23219

Michael O'Donnell
314 8" Avenue-Apt. 3L
Brooklyn, NY 11215

President

Board Member

Board Member

Board Mcmber

Board Member

Board Member



MEMORANDUM

To: Bradley Chevalier DATE: July1, 2013

FROM: Laurie Gordon RE: 400 Hudson Avenue
Albany, New York
PILOT

The following explanation is offered in relation to the PILOT benefit being sought from the Albany
Industrial Development Agency for the TMG-NY Albany 1, LP project. The project currently has
179 units and we anticipate on constructing an additional three units to make the total 182 of
affordable senior housing units.

As outlined in the cost benefit information provided with the IDA application, a PILOT currently
exists that requires a flat payment of $17,000 per year since construction of the building in 1972.
However, the current PILOT is non-transferable and will expire upon sale of the property. We are
proposing a PILOT schedule in which the annual payment will be $43.000 and will increase at 3%
per year.

Should you have any questions, please feel free to contact me. Thank you.



PILOT INFORMATION**

Year Existing Real New Pilot
Property Taxes * Payments
Current Year $17,000 N/A
Year | $17,000 $43,000
Year 2 $17,000 $44,290
Year 3 $17,000 $45,619
Year 4 $17.000 $46,987
Year 5 $17,000 $48,397
Year 6 $17,000 $49.849
Year 7 $17,000 $51,344
Year 8 $17,000 $52,885
Year 9 $17.000 $54,471
Year 10 $17,000 $56,105

*Assumes current PILOT would remain in place if not for sale of the property
#PILOT Agreement will run for 40 years

Total
(Difference)

N/A

$26,000
$27,290
$28.619
$29.987
531,849
$32,849
$34,344
$35,885
$37.471

$39.,105
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FPedaral Halional Mevlpage Asnoc,
% Fonn Cgniar FPlaza
Falladelphin, Pa. 19103

At Eileen MeConl, Loan Clerk

Senllemen:
In refeyence tn the above subject properity, I wish to sdvisz you thal en
Mareh 6, 1§72, a lt¢ ﬂullltiun wad pregsonted and paazed wmnirousiy by the hibuny
i (1]

[of pq_l..w'lun ET I TrUSET LAy TE thE UL of A tm_w
These payrenbs 0 comionce on the 3TA-that

of 17,000 por }rg_r_ i_p__ljr-u of Tgwn.
a Certaficate of Deenpancy was Lusued by the Buiiding Gommiwsiensr, whiel in this
case ocourred oa July 20, 1973.

Using theso dates, wo hove compubod 140 piyssnt on & basts of $h6.56 per
day, and 51,1016.66 par month,. no Lhat rint:n5 from Jrly 20, 1973 thers iv now dus
and vwing 1hr~ tity of Alkany lor snm of 87,502,240 luss Lthe Schoal Taxes for 1973-
197 dn The omonnt of 459,72, leaving n balance due for bhe _calandar Year o!

1977 the m.oun‘- m" $7,I3? Sl
H‘-“—.-

In the Iutvro ‘.Bs.‘ls for the above peoject wi.LL we miiled Lo yul on
ihe Llpy of Decomber or each colendar year.

HopAng this ic the infortmation you dasire, 1 remain

Yeou ru' Sinmeraly,
o sy

e :\“4.»_;,6’ \"'fr',/ ,h—ﬂt:’:
e _'-'" < Jamea A l!run!'t.
jb/mf : ,  City Treasnrar B
l“’j
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Pobildad dal'y, Mardiy thteugh Fildsy Coveert Raflfa ) by the Clir ol Albans,
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Continuation of Common Council Metting, Feb. 7

Alderman HAGGERTY offered the following:

Wrranas, The State of Now Vork, chrongh ita Com:
mienloner of ‘Tranaportation, hae wubmitted to the ity of
Albany n praposcd sproement rolating to Trafe Operatlopy
Improvementn within the City of Albany, entitled, "Agroe.
ment for Malntananae of TraMe Operationn! Tinpravements
Funided Gndet the Yew York Btale TOIIOS Program® and

\WrpeKAl, the execitlon of aueh ngreement is in the best

{nterest-of the City of Albany.

Now, Pherefore, Bo It Rasolund, that the Common Coun-
¢ll of the City of Albany docs hereby Authorire and empower
Ernétus Corning, 2nd, Muyor to execnle augh agreement on
behadf of the City of Adhany,

Adopted by tha following vote:

AfMrmative—Aldermen Dalflen, Buoechs, Burch, DIPAcc,
Dorsman, GibMn, @levin, Gordon, Haggerty, Horan, Kot
cher, Lynn, B, MeArdle, 6. Mcardle, Bigner, Taxnkaley, Wal-
1ace—17. Megntive—fh

o8 [157]
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1i& CITY RECORD [Fel. 20, 1972)

Alderman HAGGERTY ofieced the following:

WHpunag, The Btete of New York, through its Cmmmnis-
vioner of Transpurtation, hns rubmitted Lo ihe City ol' A)
bany propesed agreementy {ny moinionance of Trafe Op
cratlohnl Tmprovemanta Tunded undar New York State
TOPICR Vrogram, i tha Oy of Alhany partlewlanly:

raject Na 8. Waahington Avenne—Fuller Rond.

Troject o, & Washington Avenue—=State Street

Peojeet; No, &, Penrl Street

Project No, 10, Wentern Avenvn, and

WrEnpdH, The Common Counell or the City of Albany
roncuse with the guneral aspests of che suggested project
and It in compatible with the projected transportation snd
evelupment objnetives foy the reglon, It 13 underktood that
thix utptement of aeceptanen in ng way dimindrher vur right
under present procednres to Furthar review eatd comment on
rpacific stages of the deaipm, and

WiieRAsR, The rxecution of such agreements would e in
Cha best. {ntereat, of the Citr nf Albany.

Now, Therofore, Ba /1 Rerolnod, That the Common Coun-
il of the Oty of Albany hisvehy anthovizes the Mayor to
exdclrte ynch agreements on behalf of the Qity of Albany.

Adapted by tbe following vote!

- Afirmutive—Alderman Hallien, Ruechs, Burch, MPace,
Dotamay, Gibln, Girvin, Gordon, Haggerty, Homn, Kut-
cher, Lyun, B, MeArdle, B. McArdle, Higner, Tanksley, WAl

Juce-—17.  Nogative—0,
Alderman HAGGERTY offered the following:

n'rith Howring Tievelopmant Fund Company, Ine, lor Leavo

tw ny to the Ofly ol Albany, New York, o Bum in Lien of
Taxen, .
MBMWLYUTION

Wuankas, Hdeon Lodge Nu. 140, B'nnl B'rith Huusing Do

yelopinent Fund Company, Ine, 4 covporntltn nrganired pur.



[Feb. 25, 1972) CITY RECORD 1in

siant 10 Artlele XTI of the Private Hnuking Fivaneg Law,
and Seetlon 402 of the Not-for-'rofit Corfiorntian Taw of thie
Htate of New York with s principnl office Tocated in the
City n€ Allany, New Yovk, line been ormed sxalusiyels to
duovelap, on a noneproft hnald, o housing profect for_alderly
nersong of lnw Inenme whirn hio Alaquate hourlng exinta for
SN iErsans, which Tiralnct 3 (o I nfded Tiw  helmeniorhel
interest vatn morgage Insured by the Beareinry of Houning
snd_Tixhan_ Development, or & jmartgage fnsired by the
Reavetary of Hoelng nnd Urhan Development, az 2 mori
Kage ingured by tha Secratary of Hounlng and Urban Deavel-
opment and angmeated by a pragram of rent muppidmenis
nuthoerized hy the Hmtelng and Ueban Development Aet. of
1005, or & martgngn Insured By the Recretar: af Housing nnd
Urbon Davalopment neaisted pmraunnt to Qactinn 238 of Title
1T of tha Netlannl Hovslng Act, or t mortgam loan mare hy
the freretars of Wousing aud Urhan Daveluoment pnvanant
tn Rection 202 nf the Honsing Aot of 1959, abd any federal
Juwn omondatory or anpplemantal theratn, nnd

Warnnak, Giden Lodge No. 140, Timal R'rith Hourlny
Davelonment Fund Commpanr, 1na, la Irrevocubly dedicated to
building of houaing for the elderly projoct containing ap-
nroximatély 168 nnite on tha [olowlng devarlbed lnnd:

\WrERzas, The compnny hna undertaken the planning, und
bufldlog of housing for the etdevly praject vontalning ap-
yraximately 193 unléts on the following demorthed land:

ALS TRAT TRACT O PAROWI OF LAND, sithate on the north.
erly #ide of Jamlilton, Streat, 1n. the City and County of Al-
Tuny, New York, and being maro partloularly known and
dedignnted &m Int Number 401 and -the ersteely 1 foot of
Jot number 408 Wamillen Streat, on n map of Inta entitted
'Troperty belonglng to tle George E. Hobl Company, Al
hany, N Y. surveyed by Noword Batohelder, Octoler 1000

- and fled in the Albeny County Clerlk’y OfMea and bounded

and deser{hod on antd map n follaws: s
 BRoiNG at a poine.in tho nartherly 1lne, of Wamf]ton
Bireet, whieh point (& 472 Feet canterly from the Intersoctiont

4



160 CITY RECORD (Feb. 25, 1072)

of Uie northerly Une ot Hamilton Street with the ensterly
line of Quajl Street nnd runnipg thence easterly along the
nomtherly Jlne of Howmlllon Bireet, 81 funt; theace nartherly
and In o, atralght Tine parnilel to the eaaterly line of Quail
Street, and along an afley, 100 foat ! thence weeterly and in o
gtralght line parvallel to the northerly line nf Bamilton
Btreet, 81 {eet and thence Routherly and jn a straight line
porallel to the eapterly line of Quall Street 100 feut to the
polnt or place of Leginning, safd dimensiona Leing morn or
lega
ALSO THAT TRACT 0N PARCHL 0¥ 1.AND, with the Wiidings
thereon, eltuate on thic Boutherly side of Hudeon Aveane,
in the Oity ot Albany, Couuty of Albany and State of New
Tork, and lelhg more parficularly known and Adealgbated an
n portion of Lot Number Four Hundred Four (404) and Four
Juandred Blx (408}, on map of Ints entitled “Property belong-
ing to the Gearge E. Hohl Co,, of Albavy, N, Y." surveyed hy
Howard Putcheldar, Reptember 1209, and bownded nnd de-
Reribetd ax follown: ]

Beornwine at a point in the Routharly line of Hudeoo Ave:
nne, which point la four hundred seventy-thres (473) feot
Kawterly of the Dasterly line of Quall Street,; and running
thence Fasterly along said Southerly line of Hudson Avenne
thirty (30) fcat; thenee Anutherly and in a etreight line
parallel to the Easterly line of Quai]l Btreet one hundred
twenty-saven and sixtyseven ana hundredthe (127.67) feet;
thence Weaterly and in a wlraight line parallel in the soutb-
erly Mne of Hudson Avenue thirty (80) feet; and thence
Novtherly und 46 a stralght lne parallel to the Eanter)y
Hue of Quall Btreet ons hundred twenty-aeven ant sixty seven
ove hundradthe (127.07) feet to the Hontherly llne of Rudson
Aventie and the point ur place of beglnuing, and heing the
TWenterly thirly (90) feet of aald lot ub sliown on the rhove
mentioned map, Sald premigen ore Jmown ne Street No. 406
Hudson Avenne, Albany, New York.

ALSN ALL TITAT CARTAIN LOT, TIBUK G PARCHL OF LAN0 lping
and being In the Thirteenth Ward (fomperly Rixtweuth
Ward) of the 'City of Albany and Iy bounded mid described

as followns
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[Peh. 45, 1072 CITY RECORD 161

CoMsmNerGg ot n paint in the aoutherly leo of Hudson Ave
e whleh poine fu at the novtovontarly oiner of o lot herets
fore convayeal by Smith Cobh sad Wiln €, Clobb, hia wife,
o Tobm T, Oleatt and ), Hownrd King and eadd point fn nlas
ahout one hunered fitkrfour (164) feet weaterly from He
wekterly Hne of Perry Btreet now enlled Lake Avenur snd
funy from thanen wlong eald Mcott and King's Int und the
weaterly line nf same nonveyed by them na aforesaid twa hnn.
dred Sfty-elght (258) fret to the centar of Hamilton Strect ap
uuw Infd ont, thence westerly theongh eanter of Fnmilton
Blreet one handred (100} fzet, thence nurtherly and parad)e)
with the firel mentinned loe. lwo hundmd ftty.elght (253)
feet to €ha routharly e of Hudaon Axenur, thence costerly
nlong the mouthnarly line of Hudaon Avanuva one hundred
(1.00) feet tn the point or place of beginning.

Wnzrray, Tha Federnl Houslng Admintatroilon, in orider to
mafntaln the project’s oasiiiilty, liin Tequired tha caiipamy
to neck angd ohfRTN sone Torin 5[ Trom_Uia Cliy nf
Albany, New York,npon the abovedescribed real propsils
nnd {ts improvamente; and

WHPRBAS, The tax relief here baing saught muy be granted
In tlic form uf an annunl yuwement in len of taxey, said pay.
tent in lieu nf tnxer to he mads tn a Jndplmym snnye) gmount
of Saventean Thousand (§17,000.00) Dollare, and

Wiurnnras, The tax perlod for the payment. in e of taxey

I» to begin on the doy and date thai thie Vetitloner hecomes
the Owwer n ¥eé 6f the abovedexcriled real property, nnd
wd payments n Men of toxes nre to conznue for the lfe
of the mortgage or eu long an Federal Honnlng Administra.

on Te eck antl aa long -1 the Fetitionet continuen tn

opernte za n nonfrollt orpanlialion ; ond_

—IVTIEREAN, T SonRny TeE TEGvened ilie Demmon Cono.

ell Lo grant thn tax rallel hero described ; and

Wirrnis, 'Che City of Albany, Now York, pursuent to the
provisiona of Avticle 15 of the Generrl Mupicipal Low of the
State of New York, has the anthaortly and tha power to grant
the relict hewe being mought, ,

U A waa, LT

¥



ADDITIONS/RENOVATIONS

Parkvicw Apartments consists of 179 units primarily studios and large on bedroom units. In
addition, we will be constructing three additional units on the first floor that will be fully
handicapped accessible for the tenant. A fter construction there will be a total of 182 units. Ttisa
designated building for senior citizens. The property is located west of Downtown located on
Hudson Avenue directly across from Washington Park. Some of the units offer beautiful views
of the Park. Mass transit is located directly on Hudson Avenuc for easy access for the tenants.
Albany Medical Center is situated ncar the property. There is shopping within walking distance

of the site.

Significant parts of the property’s infrastructure and systems have reached the end of their uscful
life and are failing and in dire need of substantial rcnovation. Significant work to the building
will include; a new roof, exterior masonty repairs, new thermal energy star windows, two new
elevators, conversion of heating system from all elcctric to natural gas, extension of sprinkler
system into cach apartment unit, replaccment of fire alarm and fire safety systems. Abscnt
immediate work many of these items will acceletate in their deterioration and lcad to
substantially greater costs than currently projcct to remediate in the future. The clevators are
well beyond their useful lifc and will break down with greater frequency in the futurc potentially
making it difficult or impossible for residents to get emergency medical or all safety personnel to
get to the units. The Sponsor intends to expend nearly $46,500 per unit to totally renovate and

modernize the building from its current state.

Parkvicw will remain for at least the next 40 years as an affordable housing community,
preserving the current characteristics of the existing tenancy and providing a high quality living
environment for Albany’s aging population
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B’NAI B’RITH PARKVIEW APARTMENTS

400 HUDSON AVENUE, ALBANY, NY 12203
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COMBINED ON:
FLOOR 1 (703)

FLOCR 10 (1002}

SLOCR 17 (*'03)

1 BEDROOM - B PLAN

AREA: 549 5.F.

&' el
V

COMBAZD ON:

W
COMBINED ON:
FLOCR 1{107)
FLOCR z (207)
FLOOR 5 (507
FLOCR 4 (307)

“LOGR & {410}

FLOOR 1 (110}
FLOCR 2 (210)

PARKVIEW APARTMENTS

DATE:

SHEET NO.

PA-2

MARCH 27, 2013

PROJUTECT NO.
2011-08-05

ARCHITECTS

zat Pittsford NY 14534(535) 5360490 F (585) 585-1239
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§17.20
Appendix C
State Environmental Quality Review
SHORT ENVIRONMENTAL ASSESSMENT FORM
For UNLISTED ACTIONS Only

PART | - PROJECT INFORMATION (To be completed by Applicant or Project Sponsor) B

1. APPLICANT/ISPONSOR 2. PROJECT NAME

M G-PY Albeay 1) W Roxnes Aport orersts

3. PROJECT LOCATION:

Municipalily P(\ \r_‘,&)\ﬁ\] - Counly 'P"\ \()O\\'\ \’/

4. PRECISE LOCATION (Street address and road Intersections, prominent landmarks, elc., or provide map}
MO WBuodson Ahveove.

P\\oouey | Woe Ao\

5. PROPOSED ACTION 1S:

l:] New D Expansion [E Modlfication/alleration
6. DESCRIBE PROJECT BRIEFLY: . - R )
Reemom | el 6y ol o \>-Shary Seoaev

ASCordA o\ MmOSSVOS Aev 2\ oo i |

7. AMOUNT OF LAND AFFECTED:
Initially v acres Ullimately v 1 ES, acres
8. WILL PROPOSED ACTION COMPLY WITH EXISTING ZONING OR OTHER EXISTING LAND USE RESTRICTIONS?
[E Yes D No If No, describe briefly

9. WHAT IS PRESENT LAND USE IN VICINITY OF PROJECT?
IZ».Residential D Industrial D Commerclal D Agriculture [:I Park/Foresl/Open Space D Other

Describe: O\ﬁ"\\t —Q—c\f‘v‘\ \\\\ O\,Y'\é\ Nal'e 6 \ ‘\-\- ‘-QCL.(\\\ \"] C\;\\p&\\\ ™ SS
VO oaxed  w Thm . eagnpet-\hood .

DOES ACTION INVOLVE A PERMIT APPROVAL, OR FUNDING, NOW OR ULTIMATELY FROM ANY OTHER GOVERNMENTAL AGENCY

10.

(FEDERAL, STATE OR LOCAL)? Y)“-_‘. . W:_n‘\‘ -

P ves D No I Yes, Tisl agency(s) name and permit/approvals: oS \\‘a%\:ﬁ\ « N RN

BA - Tox Credues _ WRsERON - Enerey Ent ANENED

H N \-\UJV VD Py - SEx O cRdeonask

WCR~- SRoeY T
11, DOES ANY ASPECT OF THE ACTION HAVE A CURRENTLY VALID PERMIT OR APPROVAL?

Yes D No If Yes, list agency(s) name and permil/approvals: "

W R
W STEORA

12, AS ARESULT OF PROPQOSED ACTION WILL EXISTING PERMIT/APPROVAL REQUIRE MODIFICATION?

D Yes & No

| CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE TO THE BEST OF MY KNOWLEDGE
Applicanyspon @ Rovere. o\l b \\a pate. (5 ! VAL
T / ’

Signalture; ) / Q'\_—*% (.4@7 ‘QA_____,

If the action is in the Coastal Area, and you are a state agency, complete the
Coastal Assessment Form before proceeding with this assessment
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CORPORATE OVERVIEW

OBJECTIVE

The Mulholland Group, LLC and its affiliates (collectively "TMG") own or control 2,279
residential multi-family apartment units in three states. These units have been acquired on
a one-off basis using conventional debt, tax-exempt bond financing with low income tax
credit equity (Section 42 IRS code) and FHA insured loans under the 221(d)4 program.
Ultimately, TMG desires to expand its portfolio to a level of 25,000 units within five to six
states while limiting its concentration to no more than 5,000 units per state. To assist in this
acquisition process, and to gain more operational control and focus, TMG has developed
significant relationships among professionals in the industry, including MAP lenders,
management companies and construction companies. TMG intends to use these
relationships to acquire individual properties as well as portfolios that present value added
opportunities. TMG will operate the properties providing high quality affordable housing
during the investment period and then apply a series of proven exit strategies to the
portfolio to maximize value at sale or refinancing. TMG intends to expand into two

additional markets within the next two to three years.

HISTORY

TMG commenced business in late 1991 raising equity for low and moderate-income
projects, primarily in New York State, through the sale of the Low income Housing Tax
Credit. TMG raised over $50 million dollars in equity to finance 820 units of housing in its
first six years of existence. Soon after, TMG entered into a joint venture, which closed its
first acquisition at the end of the first quarter, 1998. To date, TMG has acquired or
facilitated the acquisition of nearly 6000 units in 31 transactions within five states and
eleven different submarkets. Properties we acquire generally range in quality from B to C
and are leased to low, moderate and middle income persons. Seventeen properties were
acquired using private activity bonds and tax credit equity, with TMG acting as the general
partner or managing member of the ownership entity. The remaining properties were
acquired using tax-exempt 501 (C) 3 bonds, with TMG acting as Owner's Representative
for the non-profit owner under a long-term contract. In all cases, TMG sources the
property, secures the financing, and oversees the acquisition and renovation process.
TMG provides all the earnest money and funds the due diligence from its own equity as a
typical owner would. TMG further manages the renovation and acts as the Owner's

Representative throughout the ownership period.

TMG has obtained credit enhancement for some of its bond transactions with Radian
(formerly Asset Guaranty Insurance Company), American Capital Access, MBIA Insurance
Company, Red Stone Partners, Prudential, and FHA. In addition, TMG has financed its
other deals with unrated bonds, with Nuveen, Lord Abbett, Rochester funds, Goldman
Sachs and Salomon Smith Barney among the primary bond purchasers. We maintain
continuous contact with investment bankers, bond investors, and credit enhancers such as
RBC Dain Rauscher, Ferris Baker Watts, JP Morgan Chase, Morgan Stanley and
Raymond James in order to monitor the current market conditions and most beneficial

financing structures.



Sgt. Kenneth |, Roland
Executive Director
Henrico Police Athletic League

PRESIDENT AND CHIEF EXECUTIVE OFFICER
Mr. Mulholland is the President and CEO of The Mulholland Group, LLC

Mr. Mulholland has over twenty-five years' experience in the public and private real estate
sectors. During this period Mr. Mulholland has been involved in the financing and/or
development of nearly 6000 units of housing with a total development cost in excess of

$430 million dollars.

Mr. Mulholland commenced his private sector career acting as placement agent for section
42 low Income housing properties. He placed over $85 million dollars in the Federal Low
Income Housing Tax Credits (“Tax Credits”) for non-profit and for profit corporations.
Subsequent to this time Mr. Mulholland has focused his business in the acquisition and
rehabilitation of low, moderate and middle income housing communities. He has combined
high quality construction with the provision of support services to provide the best quality
communities in.his markets. Mr. Mulholland developed the first of its kind on site dental
and medical facility within one of his affordable housing communities.

Mr. Mulholland was nominated on January 12, 2009 by David A. Paterson, Governor of
New York State, to serve as a member of the New York State Housing Finance agency
(HFA). The Senate confirmed his appointment on April 7, 2009, for a term that expires on

January 1, 2015

Mr. Mulholland served in the executive branch of the government of the State of New York
for eight years under the administration of former Governor Mario Cuomo. Mr. Mulholland
served as chairman of the Governor's Housing Sub-Cabinet (The highest State housing
post). During his tenure, New York State received national recognition for their programs:
the Housing New York Program, the Housing Trust Fund, the Affordable Home Ownership
Program, the Permanent Housing for Homeless Families Program and the Infrastructure

Demonstration Program.
Mr. Mulholland currently serves on the boards of several charitable organizations including:

Providence House Inc.; the New York Athletes Fund, Inc., Ohio Wesleyan University
Friends Fund, Inc.; and is the President of The Douglas Manor Association.

Mr. Mulholland received his Bachelor of Arts, with a concentration Economics, from Ohio
Waesleyan University, in Delaware, Ohio. He currently resides in Douglas Manor, NY with

his wife Lauretta and five children,



CHIEF OPERATING OFFICER

Michael O’'Donnell serves as Chief Operating Officer and has overall responsibility for
corporate operations for the affordable housing portfolio. He is responsible for asset
management, finance, maintenance, capital projects, budgeting and compliance issues.
Specifically, in this capacity Mr. O'Donnell is responsible for the 12 communities in four
states, consisting of 1,410 units, nearly 70 staff with gross receipts of over $10 million. Mr.

O’Donnell joined TMG in the spring of 2003.

Prior to joining TMG in 2003 Mr. O'Donnell was Executive Vice President and Chief
Operating Officer for the Doe Fund, Inc., a New York homeless services and housing
provider, and managed and directed the organization during a period of significant growth.
At the end of Mr. O'Donnell's tenure he oversaw a $47 million dollar operating budget, a
$50 million capital budget and a staff of over 150 persons.

From 1984 to 1996 Mr. O'Donnell served in various senior level management positions
within the New York City government. As Assistant Budget Director for Housing, Economic
Development and Transit, Mr. O'Donnell was responsible for the operating and capital
budget programs of eight city agencies with annual budgets of nearly five billion dollars.
Additionally, this position was responsible for the evaluation of existing programs and the
implementation of creative revenue enhancing mechanisms including securitizing $150
million in Mitchell-Lama mortgages, the City’s largest middle class housing portfolio. Prior
to his tenure at the Office and Management and Budget, Mr. O’'Donnell was the Director of
Housing Operations for the Department of Housing Preservation and Development. He
oversaw a portfolio of 2,800 buildings with over 30,000 apartment units. In this position he
was directly responsible for a staff of 1,200, an annual operations budget of over $200
million, and an annual capital budget of over $80 million. He received his BS in Mechanical
Engineering from Brown University and a Master of Science in Urban Policy Analysis and

Management from New School University.
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Dorothy’s Place

The Noelle at Brook Hill

An Opportunity for Enrichment




Dorothy’s Place i uique cnicn

ment center that serves as the heart of the newly renovated
Noelle at Brook Hill apartments. It is the visionary creation
of The Mulholland Group (TMG), a development firm com-
mitted to providing high quality affordable housing in states
across the pation. In Richmond and Henrico alone, TMG is
enabling thousands of individuals and families to live their
lives in dignity. TMG offers affordable residences along with
numerous educational, health, employment, and recreation-
al opportunities. We welcome you to learn more about The
Noelle and Dorothy’s Place and TMG's vision for the future.

Mission

To provide an environment in which every member of our
community, from toddler to adult, can enrich and advance
their lives by participating in Dorothy’s Place programs.

To create within our neighborhoods a sense of faith, hope,
and charity that will be shared with the greater Henrico and

Richmond communities,

To have present and future generations build upon the
tremendous accomplishments of those who came before us;
who sacrificed so much to ensure our personal freedoms,
civil rights, educational opportunities, and human dignities.

Goals

Provide opportunities to our residents in the areas of educa-
tion, employment and mentoring, and to provide access to
health care and prescription drugs.

Assist with finding viable employment and skill develop-
ment opportunities for those who are motivated to improve
their lives and community.

Enable our youth to compete at the highest of levels in all
areas of their lives including academics, persanal achieve-
ment, and athletic competition.

Judge our success not only by the number of MDs and JDs
that our residents obtain, but by the charitable way they set
about achieving their goals and dreams.

How We Get There
Dorothy’s Place will operate four essential programs:

Education: TMG’s goal is to assist children, from pre-k to
high school, in progressing and achieving a high level of
performance in their academic lives. The Edward H. Luckett
If Learning Center will provide mentors for children in addi-
tion to housing state of the art educational software. Volun-
teer residents who have taught in the Richmond or Henrico
school system will staff the learning center. They will work
with young community members to tutor them in the basics

of reading, writing, and arithmetic and ensure that they suc-
cessfully complete their class work. Additionally, in part-
nership with Henrico High School, TMG has established a
Senior Class mentoring program. Nearly a dozen members
of the senior class have volunteered their time to mentor
youth in academics and social issues of the day. Finally,
TMG will work with college preparatory programs, like the
Kaplan program, to provide on-site assistance to college
bound residents. -

TMG’s adult education program will be administered by a
faculty member of Virginia Union University (VUU) who
will teach an accredited adult education program for resi-
dents seeking to obtain a GED, associates degree, bachelor
degree, or masters in their chosen area of concentration.
TMG members shall assist residents in securing financial aid
and student loans to pay for their courses.

TMG will establish the Dr. Frank Thornton Scholarships,

in recognition of Dr. Frank Thornton, a County Supervisor
and Professor at Virginia Union University. The “Thornton
Scholarship” will be awarded to participants in the learning
center’s educational programs who either excell or sig-
nificantly improve their academic performance during the
course of an academic year. The criteria of the program shall
be established in conjunc-
tion with Dr. Thornton and
members of the TMG staff.

TMG believes hard work
and effort should be as
recognized and rewarded _
as academic excellence.
Therefore, it will establish a
529-college savings account
for each student “scholar.”
The cash award will be de-
posited into the recipient’s
529 account and be applied
towards their college educa-
tion costs.




Health Care: Dorothy’s Place will house a 500-square-
foot fitness center with state of the art equipment. Our

goal is to tie the fitness center with a progressive program
to combat high blood pressure, diabetes, and other ill-
nesses that affect our residents adversely and disproportion-
ately. We will work with the Capital Area Health Network
(CAHN) to devise a rigorous exercise program in conjunc-
tion with a nutritional diet that will lead to a reduction

in those targeted diseases. Our goal is to teach residents
appropriate ways to combat diseases and lead healthier life-
styles. TMG will also provide, for a nominal fee, a discount
prescription drug card that will provide residents of The
Noelle with discounts of up to 20% on most prescription
drugs. Additionally, for an affordable annual fee, residents
can purchase eyeglasses and other medical equipment and
supplies at substantial discounts.

Job Opportunities: Education and access to good health
care are extremely important, and so is providing people
with the means to improve their station in life. Through our
Internet access, each resident of The Noelle will be able to
post his or her resume to a job database that nearly every
major Richmond employer subscribes. Additionally, resi-
dents will be able to review postings of job openings in the
Richmond area from various employers. This head-hunting
business will be available in the learning center to al! of

The Noelle residents. Already more than 5,000 jobs are cur-
rently posted and waiting to be filled.

TMG will also conduct seminars to assist residents in im-
proving their ability to secure employment opportunities.
Seminars will be conducted within the great room of Dor-
othy’s Place and will address the following areas: dressing
for interviews, interview techniques, and resume writing,
Professionals from the Richmond business community will
be critical participants in this effort.

Competitive Athletics: In addition to working diligently
in our academic and mentoring programs, our children
need to learn how to compete and work within a team en-
vironment. TMG is committed to establishing the Richmond
area’s most progressive and accomplished athletic program
for children ages 8-18.

The Noelle at Brook Hill features a swimming pool and a
state of the art outdoor basketball facility where residents
can swim or play ball in a safe and sound environment just
steps from their home. In addition, TMG shall construct,
with the assistance of the Richmond business community,

a state of the art indoor arena named for Ron Simmons, an
outstanding African American business leader in Richmond.

The Simmons Center shall provide our basketball, boxing,

volleyball, and tennis teams a place to compete during the
winter months and during periods of inclement weather. It
will be located at the Glenwood Farms apartments on the

north side of Richmond.

Future sports teams to be established for Noelle's children
include: basketball, swimming, volleyball, and tennis. TMG's
goal is to provide the kids with the opportunity to compete
on the national level in each of these sports. TMG is com-
mitted to working with existing programs already established
within the metropolitan area to accomplish this goal.

LEFT: County Superviser Dr. Frank Thornton
RIGHT: Sgt. Kenneth L. Ragland, Exc. Dir. PAL



Who is Dorothy?

Dorothy’s life began in an impoverished working class
neighborhood in Stamford, Connecticut. She is one of four
children of immigrants who worked 20 hours a day to pro-
vide a better life for their children. She grew up in a small
apartment above a candy store operated by her mother
while her father toiled as a carpenter in town.

Dorothy’s parents taught their children to appreciate the
things they were able to receive rather than fester on what
they could not afford. Dorothy realized from the example
of her parents that the common denominator of success
was hard work. She recognized that there was opportunity
through education and that while we all encounter set-
backs along the road, it is those with a strong faith and a
determined will who persevere. It was through hard work,
determination, and persistence that Dorothy overcame the
bigotry and stigma attached to that of the working class.

Dorothy set a few records along the way, records that you
don‘t read about, and while her goals may seem modest to
us now, they where huge and seemingly insurmountable

at the time for this young ethnic woman. Dorothy, after all,
was a product of the early part of the 20th century, when
women were not to be strong, independent, intelligent,
adventurous, daring, and certainly not leaders or pillars
within the community. Despite this ethnic and societal caste
system, Dorothy accomplished many of her dreams.

She was the first and only family member to attend college
and to receive a master’s degree. She headed a major division
in a large New York hospital and went on to run one of the
nation’s largest associations of social workers. She has been
recognized for outstanding contributions to her community.

Dorothy has traveled the world, from Africa to China to Eu-
rope, and she has run the rapids of the Colorado River. She
accomplished all of this while raising four children during a
successful marriage that spanned nearly five decades.

For a young woman from the south side of Stamford in the
early 40s and 505, it would have been easier to think about
climbing Mt. Everest-backwards.

Perhaps Dorothy's greatest achievement and most reveal-
ing glimpse into her integrity and character is the person
she chose to be her life partner. He was a man whose own
father told him he would amount to nothing more than a
number on a welfare roll, a man referred to in front of his
own children as half a man due to his disability, a man
rejected by his church because of his appearance. With
Dorothy’s love and support, he overcame his disability and
became the first disabled person inducted into the New
York Basketball Hall of Fame. Dorothy saw the person, not
the color of his skin, his disability, or his limitations. Doro-
thy fell in love with Joseph Mulholland because he never
thought for a moment that he could not overcome the polio

that took from him so many opportunities that he had hoped
to enjoy. He is gone on to a better place, but there is no
doubt that he is proud of his son’s plans for Dorothy’s Place.

Dorothy is an inspiration to today’s children and especially
to the kids at The Noelle, who themselves are often sub-
jected to bigotry or who are discouraged from attempting

to achieve their goals. Her message to them is this; it is they
who control their own destiny through hard work, determi-
nation, and persistence. No one shall hand things out for
free, but nothing is more satisfying than achieving a positive
result from the efforts you put forth. Further, it is not simply
the achievement or the win that matters most, but rather how
you conduct yourself through life. TMG is proud to name
The Noelle’s enrichment center-Dorathy’s Place-in her honor.

About The Mulholland Group

The Mulholland Group is committed to building affordable
housing developments in urban communities throughout
the United States. TMG recognizes that affordable housing
is only one of the steps necessary to enable individuals and
families to live their lives in dignity. TMG has developed
The Noelle at Brook Hill, featuring Dorothy’s Place, as a
prototype for future developments it hopes to open in states
across the nation. Each will feature affordable residences
along with numerous educational, health, employment, and
recreational opportunities.

TMG believes that if it is to have a successful business
venture, it must first convince the community members that
they will have the opportunity to share in the company’s
success. All of the programs at Dorothy’s Place are designed
to build confidence in each and every persan who resides in
The Noelle community, to provide a path to a better and a
healthier life,

TMG is guided by the words of the great Albert Camus: “If |
am not for myself than who shall be for me? But if | am only
for myself than what am 12” Based upon the values of its
founder, Royce A. Mulholland, TMG will strive to bring hope,
possibility, and compassion to the communities TMG serves,




HENRICO

'CITIZEN

4807 Hermitage Road, Sulte 204, Richmond VA 23227 + (804) 262-1700 - citizen@henrcocitizen.com

Thureday, MAR 8, 2008 LOCAL NEWS Bugsiness

Good PALs

‘By Patty Kruszewski, Henrico
Citizen Managing Editor
06.MAR.08

Members of the Henrico
Police Athletic League
board gathered Feb. 20
with Frank Thornton,
Fairfield District repre-
sentative to the Board of
Supervisors, for a Ribbon
Cutting Ceremony to
mark the opening of
Henrico PAL's first
administrative office,
located at 2723 Byron

Street, near Glenwood
Farms in eastern Henrico. Pictured at left (left to right) are Johnny Newman, former NBA star and

host of the first Henrico's 2007 PAL basketball camp; Sgt. Kenneth Ragland; Royce Mulholland,
president and CEO of the Mulholland Group, which donated the property; Thornton; Col. Henry
W. Stanley, Jr., Henrico County Chief of Police; and Henrico PAL President Dr. Robin Lacks.

The new office will help Henrico PAL carry out its mission of providing educational, athletic, and
recreational programs for county youth, including the First Annual Henrico PAL Summer Camp
(coming June 2008). Information about the camp and other programs will be available starting this

month on the official Henrico PAL website (henricopal.org).
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TAX CREDIT MATTERS PROJECT DEVELOPMENT

THE NOELLE AT BROOK HILL

Enrichment Center Added in Rehab
of Virginia Apartment Complex

Ile Mulholland Group, LLC has acquired and rehabilitated a dilapidated,
crime-ridden apariment complex outside of Richmond, Va,, addinga 3,200-
square-(ool enrichment center (o provide education, heallh, employment, and
recrealion services for residents.

The refurbished development Is the former Braok Ridge Apartmenls in
Henrico County, which was built in the late 1960s and 1970s. The development had
nodirect project-based rental subsidies, and the nonprofit owner didn't have
enough capital for repairs and decided to sell the development, The project, which
was rehabilitated with tax-exempt bonds and 4 percent low-income housing tax
credits, has been named the Nocllc at Brook Hill.

Developer Royce A. Mutholland, principal of the group, said he named the
enrichment center Dorothy's Place after his mother because she is the child of
immigrants wha avercame personal obstacles to obtain a master's degree and
pursue a career, “She is not only an inspiration to me and my family but also to the
kids here at Noelle,” he said.

Currently, Lhe group has plans for three cnrichment centers at
iis olher properties. Mulholland, who served as a New York State
housing official under former Governor Mario Cuomo, said he
belicves the center provides services beyond what can be found in
most privately owned affordable housing developments.

Mulholland said that in addition to providing a much-needed
community service, the enrichment center is a gnod business
model. "People will stay in your community longer,” he s2ld. "They
will treat their community better and improve their fot in life.

MULHOLLAND

Community services can reduce turnover by 10 to 15 percent and
reduce costs.”
Enriclment Center

Educational services provided at the enrichment center have been planned in
coordination with the Hearico Counly Boaed of Education and the adult education
department of Virglnia Unlon University. The activities al Dorothy's Placc arc
coordinated by 2 community affairs director hired by the Mulholland Group.

The cenler's education initiatives will provide mentors, lulors, and compuler
cquipment and software for school-aged youth. The center will affer on-site
assistance for college-bound residents and adult education programs The
Mulholland Group will also establish scholarships for students.

A job apportunity program will also be part of services at the center. There will
be seminars on how to write a resume and develop job interview skills and access
to an employment data base for the area along with job postings from 15 to 20
major corporations in the Richmond area, Residents will be able to earn their GED
and to take courses toward a bachelor's degree.

Dorothy's Place will also house a 500-square-foat fitness center where residnts
will have access to exercise programs along with nutritional education designed to

combat illnesses such as diabeles and high blood pressure, Resldents will also be
cligible for prescription drugs, eyeglasses, and other medical supplies at
discounted prlces.

Residents will also have access Lo recreation activilies thal include compelitive
athletics. The Noelle at Brook Hill features a swimming pool and outdoor
basketball court. There are also plans to construct an indoor arena for basketball,
Lennis, boxing and volleyball which will be named after Ronald Simmons, a
prominent Alrican-American business leader in Richmond.

Project Rehabilitation

In the project rehabilitation, the Mulholland Group spent about $26,000 per
unit. Mulholland sald that he chose not to reconfigure the units because they
were of adequate slze and had a satisfactory layout.

The rehabilitation included repairing parquet floors where necessary and
relurblshing kitchens and baths. Exterlor improvements include new siding,
windows, and roofs along with a new heating and cooling system. The objective,
Mulholland said, was Lo get the properly in shape Lo lasL al least 20 years withoul
another major rchabilitation.

There are 292 rental units at Brook Hill, with 40 one-bedroom units with 740
square feet, 204 two bedroom town homes with 950 square feet, and 48
three-bedroom units at 1,080 square feet. All of the units are eliglble for
low-Income housing tax credits, with rents affardable to familles at 60 percent of
area medizn income (AMI). The current rents are $550 for a one-bedraom unit,
$625 for a two-bedroom, and $725 for a three bedrooms.

Project Financing

The total acquisition and development costs for Noclle at Brook HIll were
$23.6 million. Funding sources {nclude $12.3 million in tax-exempt private
activity bonds. The 35-year bonds carry Intetest at 5.15 percent for twao years,
which covers the rehabilitation and lease-up phase, and the rate then increases 0
6475 percent fur Lhe remaining Lerm

In addltlon, the sale of 4 percent Lax credits to the Phoenix Realty Group of
New York raiscd $7.5 million in cquity. The remaining sources arc a $1 million
capital contribution from the Mulhalland Group and $2.8 million in deferred
development fees

Mulholland said that he would like Congeess to provide a tax ¢redit bonus to
developers that include enrichment centers with the same services as Dorathy's
Place and has talked to Sen. James Webb (D Va.) about thls Issue.

‘The Mulholland Group owns and operates multifamily properties with about
1,600 renta! units In Virginia, Arizona, Tennessee, and Texas and has another 1,100
units under purchase contract, Mulholland said his group’s plan is to grow by
about 1,000 units cach year. The company Is based in Whitestone, N.Y. and has
oftices in Richmond.
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38 Bikes Awarded

as Christmas presents for participating in
school work program

The Noelle at Brook Hill, Richmond, Virginia.

Thirty-eight young people are the recipients of bicycles
as Christmas presents to recognize their participation
in a program offering assistance with school work, an
introduction to social skills and sports.

The program operates under the banner of The Noelle
Connect. It is offered by Noelle at Brook Hill in
partnership with Virginia Union University, J. Sargeant
Reynolds Community College, the Richmond Police
Department and three nonprofit organizations. Brook
Hill is a recently renovated 292 low-income apartment
community in Henrico County.

Jacqueline Poke, director of community affairs for
Brook Hill, announced the names of the 38 recipients.

They are:

Jaihschaad Banks, Tatyanna Banks, Erika Bennett,
Brandie Brown, Miya Cooper, William Cooper. Kayla
Cutler and Enzio Dansby.

Also, TreMani Fegans, Jazon Gatling, Shaquan
Goodman, Ayana Green, Ceara Hammond, Daron
Harris, Deija Harris and Durrand Harris.

Also, Iesha Hawthorne, Tamia Hicklin, Bria Jefferson,
Wy'ell Jef- ferson, Ma'Kayla Johnson, Orlando Johnson,
Franklin Lee Jr.. Lavar Mallory and Kashmir Mapp.

Also, Ryan Pearson, CJ Price, Danayia Pringle, Adam
Reyes, Jason Reyes, D'von Singletary, Malik Taylor,
Teihyanna Thomas, Briana Travis, Kei Wheatley, Jamar
Williams, Curtese Wilson and Dallas Woodson.




B

..';'l;\

iy S

becomm-_._ &

L T LA g, o A . - s 8y e



H#Far West End PRress

January 2008 Volume 17, Number 1

Every kid needs a

PAL

Henrico program helps strenghten relations
between police, teens
By: TONI ] WOODY

Gen. Colin Powell had a PAL, singer Billy Joel had a PAL and actors
Bill Cosby and Jimmy Smits had PALs.

“Every kid needs a PAL," particularly one from the Henrico County
Police Department, according to Sgt. Kenneth Ragland, executive
director of the Henrlco Police Athletic League (PAL). Ragland
describes PAL as a youth crime prevention program that utilizes
education, athletic and recreational activities to create trust and
understanding between police officers and youth.

While the national program is nearly 100 years old, it actually made its
debut in Henrico last summer, Ragland said the program basically
functions on the rationale that if young people have positive interac-
tion with police officers during their developmental years, they'll
develop a finer appreciation for law enforcement officers and for the
laws they enforce, thereby producing law abiding citizens.

"I'm a product of PAI, and the program has been very instrumental in
my upbringing and my attitudes and belief in Jaw enforcement and
police work," Ragland said. “Through the PAL program, my coaches
and trainers were police officers, so that tore down those barriers that
oftentimes exist between law enforcers and kids. As a result, I am now
working in the PAL program here in Henrico, If it was not for the PAL
program, I would not be a police officer.”

Ragland pointed out that the program, which focuses on children ages 7 to
15, trles to provide a positive alternative for the young people in Henrico

*Those are really the developmental years where a lot of young people
form their attitudes about Jaw enforcement and the law - those are the
years where they can easily get into trouble," added Ragland.

The PAL program owes much of its success to a dynamic executive
board and the involvement of former NBA star Johnny Newman,
Ragland said.

“We have a lot of great people on our board, which is made up of a
diverse group of people who have a humanitarian spirit and each
member is interested in enhancing the lives of our young people,”
Ragland said. "That's why we've come s0 far so quickly because of these
individuals and the support of the Henrico County government."

He sald ideas for PAL events come from the executive board and from
Newman, who is program committee chairman, Some of PAL's most
recent events Included the Johnny Newman basketball camp and the
"3-on-3" basketball tournament which included more than 200 kids.
Ragland said laptop computers were awarded to each first place team
member and iPods for each second place team member in the
tournament,

He said there are some exciting events on the horizon this year. They
include a “Drop Everything and Read" program in ['ebruary, a summer
camp in June and an after-school program to begin in September.

LEPT: PAL parlicipants and
volunteers watch a recent
3.0n-3 basketball tournament
with Board of Supervisor
member Frank Thornton
(center right), who also serves
on the Henrico PAL Board, and
a Henrico County Police officer,

LEFT: 3-0n-3 participants pose

| with former NBA star Johnny

il Newman (lefi) and Sgt. Kenneth
Ragland, executive director of
Henrico Police Athletlc League
(PAL)

The "Drop Everything and Read" program, which takes place Feb. 29 at
Glen Lea Elementary School, will have PAL board members, Henrico
County Police officers and volunteers simultaneously reading to
students in all the classrooms,

Ragland said the after-school program will have an emphasis on
tutoring,

“"Bducation is the key to ensuring that our young people become
successful, so we want to make sure we have a very strong tutoring
component to the PAL after-school program,” Ragland added.

He said the summer camp will include an whole litany of events and
activities such as swimming, skating, sports awareness, technology
awareness and field trips to museums and amusement parks,

“Qur emphasis is always to meet the needs of our kids here in Henrico
County," said Ragland. "Our young people are in dire need of positive
programs and alternatives to getting into trouble."

He pointed out that the public is excited about the short- and long-term
effects of the PAL program and the feedback from parents whose
children have participated in PAL events has been overwhelmingly
positive.

Christine Anderson, who found out about the program through a PAL
board member, said she was impressed with the way the children were
treated in the Johnny Newman basketball camp. She said her daughter
was a bit nervous when she arrived at the basketball camp because she
didn't have a basketball background, but relaxed after realizing prior
basketball experience was not a prerequisite.

"It was great the way the police officers pitched in to help the kids so
they wouldn't be afraid of police officers,” Anderson said. "Prior to
particlpating in the basketball camp, my daughter wanted to be a
cheerleader and now she wants to play basketball."

Even though several organizations have stepped up and supported PAL,
the program is very reliant on public support, grants and donations,
Ragland said. Por more information on making a contribution or
volunteering for the PAL program, visit www.henricopolice.org, e-mail
rag@co.henrico.va.us or call 804-501-4831. <>
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Jacqueline Poke, Mulholland Group's community 2ffairs leades, sp

eaks with Noelle restdent

Willle Witliams about the mentoting program.

A better place to live

Justin Lewis (Teft), Robert Price and Corey Brown play
basketball at the Noelle apartments’ coust. The renavated
complex s In the Brook Hill area of Henrico County.

ANEW APPROACH

The Noelfe at Brook Hill has partnered with the following
groups to provide opportunitles for fts resldents.

Health care; Capital Area Health Metwork will provide
medical and dental, mental heatth, mtsition and
wellness programs,

Education; Virginfa Unfon Unlversity will make on- and
offlte mming avallable. Sendors at Henrico
High are mentafs to elementary and middle
1thoo! residents.

Richmond Career Advancement Centes
guides, reauits and place people Into Jobs.

Senlor Programs: Senlor Connections helps people
rsaletaln Independence and provides home-dellvered
rmeals for these unable to prepare food. Elder-Friendsis
8 volunbeer sodlal and edvocacy program for senfors
living on thelr own.

Athletics: Richmond Midnight Baskathall provides
otgantaed receation Insafe, ﬂpmhtr environments.
The Henrlco Police Athletic League hast a baskethall
camp sponsared [n part by the Mulhalland Group.

Henrico complex redone
with plans to help tenants
and enrich their lives

BY CAROL HAZARD
TIMES-DISPATCH STAFF WRITER

Tw Brook Ridge Apartments in
Henrico County was not a place ta rear
children,

“It was awlul -- ran-down,” sid
resident Lindsay Harris, “The kids didnt
havde anything Lo do, They were running
wild.”

Hareis is paying $75 more a month
for her apartment since the complex was
renovated and renamed The Moelle at
Brook Hill

"But that's OK; it's worlh it,” she seld.
Her boys, ages 8 and 4, can hardly wait to
go to the playground.

Rents range from $585 a month for a
one-bedrooim apartment to §750 a
month {or a three-bedrocm unit in this
comﬁlcx cast of Chamberlayne Road and
north of Azalea Avenuc,

A developer from Queens, NJY.,
bought the profcrky in spring 20 and
invested 58 million in it. %enm':lllnrls are
nearing completion.

Here's where it gets personil, Royee
A Mulholland, the developen renamed
the 292-unit complex afier his teenage
daughter Noclle.

His vision was to pravide more than
a bettor place to five. (t was to put
Emgr.\ma in place where children could

ave mentors and adults eould find hel

wilh their education, carcers and heall

‘The apartment complex is Leaming
with schools and nonprofit agencies to
make it work,

‘W are very pleased with the
physical improvements, It's heautiful,”
sald Willis L. Barnett, past president of
the Azalea Civic League. Hhe nvighbor-
hand assockation

We are wailing to see if the owners
will follow through with the programs to
enrich people’s lives.”

Barnctl moved to a house in the
neighborhood in 1983, when it was
beautiful and quiet, he sald. The
apartment complex detetiorated in the
mid- 9905, dragging down the
neighborhood, he said.

Mulholland said he knows of no
other private developer who has
invested so much money ina project of
this type. “We Look a great risk,” he said.

Paul Johnson, 4 manager in
community revitalization for Henrico
Contany, said the rehab job wae thorough,
“Wie have seen a trentendous am-
around in terms of the property.”

The old pool on the property, with
green water in it, had been closed for
years, Johnson said. It’s been redonc and
reopentd.

The Noelle is a low-incame peaject,
s0 it has limitations. A single tenant has
to make $28,860 or less to qualify to live
there, A houschold of four coutd carm na
more than $41,220.

Under the new management,
residents could be released (ram their
leases or renew at higher rates. About
(wo-thirds stayed.

Mulholland spent §25.000 renovating
cach apartment, adding new appliances,
fixtures, countertops, llooringand
energy-elhciont windows. He putin
landscaping. security lighting, twn
basketball courts and a mini waler park
forchildren.

He built a $600,000 community
center and named it Dorothy's Place
alter his mother. It has a 24-hour fitness
center, a computer lab for resldents and a
great room with a large-screen TV.

Mulholland’s mother was the
daughter of Polish immigrants who grew
upahove a canrlr- stare in Stamford,
Conn, She was the first family membser
to go tu college and receive a master’s
degree, She headed a majar divisionat a
large New York hospital and ran one af
the nation’s largest associations of snclal
workers

His late father, the son of Italian
immigrants, was disabled (rom polio, yet
worked as a carpenter and overcame his
disabillty.

“Because you are poot, it doesn't
mean yuu cant excel and lead a healthy
lifestyle,” Mulhalland sald, “People set
their own limits,

Hard work, determination and
persistence go a long way, he said.

Mulholland sald he hapes The Noclle,
featurimg Dorothy s Place, will hea
mnrmyl:.-_ for similar developments
acrass the country

Each wouwid provide allordable
residences with educational, hcalth,
employmentand recreatlonal opportunitics

The mission here: TTo provide an
environment in which every member of
our community, (rom toddler to adult,
can onrieh and advanes thelr hves by
participating In Damthy’s Place
programs. To create within our
neighborhonds a sense of G, hope and
eharity that will be shared witly the
greater Henrico and Richmond
communities,

Mulhaolland, who
spent eight years carrying
aut siate hausing policios
in Wew York, invests in
runn down apartment
propertics and turns
them around He uses tax
credits and tax-cxempt
bonds designated for
low incame housing lo
ollset eosts,

His company, The Mulholland Group,
also owns aparrment propertlos in
Arizona, Forlds and Tennessec,

In the Richmond area, it owns
Glenwood Farms off Laburnum Avenue
and the former Azalea Gardens off
Windomerc Avenue In | lenrico. The
latier was renovated and renamed The
Shannon after his other teenage davghter.

The Noelle is Lhe first of his complexes
with an array of services,

Were commitied asy company to
keeping it simple and getting our
residents healthy, educated and beteer job
appartunities,” Mullolland said A
healthy tenant hopelully will be a
long-Jasting tenant

Jacquelinc Polk, dircclor of
community aRairs for The Noelle, said
she sees positive changes.

“We're knocking on doors and giving
ownership to residents,” encouraging
them to become involved in their new
community, she said. “[his is theirs and
they need to take care of It *

[tesidents have seen management
companies come und go, making
promises they never kept.

This time is difterent, said Luke
Johnsen with management company SL.
Nushaum Realty Co In Noefolk, e e
here and working hard to make changes.’

MULHOLLAND
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INDUSTRY NEWS Published: August 23, 2007

Low-Income Housing Complex Receives § 8M Makeover

By Kelly Sheehan, Online News Editor

Henrico, Va.--On Saturday, elected officials will help
celebrate the opening of an affordable multifamily
housing development in Henrico, Va. that recently
underwent an $8-mlliion renovation, giving hundreds
of its residents a reason to celebrate.

There are 292 units at the Noelle at Brook Hill. -
Monthly rents are only $550 for a one bedroom, $625 i m A

for a two-bedroom, and $725 for a three bedroom.
Each unit underwent about $25.000 In renovations.

Noelle at Brook Hill was formerly called the Brook Ridge Apartments. The complex was built more than
35 years ago, and was in a dilapidated state before the rehabilitation. To address the community's crime

problem, a host of social programs will be offered to residents.

Owner and developer Royce A. Mulholland, a life-long housing advocate who purchased the property in
2006, says the Noelle is his prototype for developments he intends to open in cites across he country.
The signature feature of the Noelle at Brook Hill is Dorothy's Place (pictured), an enrichment center
that provides residents with education, health, employment and recreation opportunities.

“Dorothy's Place is designed to give residents the opportunity to live their lives with dignity” says Mul-
holland, president of the Mulholland Group (TMG). “We offer an affordable, attractive place to live, and
just as importantly, we offer essential programs such as a learning center, employment seminars and

access to health care programs at substantial discounts.”

TMG financed the project without direct rental subsidies by using a combination of tax credits and
tax-exempt bonds. TMG hired local, minority-owned and female owned firms to do the majority of the

renovatlon at the 23-acre property.
NUITI-BOUSING NES ~ mousrer wews
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CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY

APPLICATION

IMPORTANT NOTICE: The answers to the questions contained in this application are necessary to determine
your firm’s eligibility for financing and other assistance from the City of Albany Industrial Development Agency. These
answers will also be used in the preparation of papers in this transaction. Accordingly, all questions should be answered
accurately and completely by an officer or other employee of your firm who is thoroughly familiar with the business and
affairs of your firm and who is also thoroughly familiar with the proposed project. This application is subject to
acceptance by the Agency.

TO: CITY OF ALBANY INDUSTRIAL DEVELOPMENT AGENCY
c/o Department of Economic Development
21 Lodge Street
Albany, New York 12207

This application by applicant respectfully states:

APPLICANT: Columbia 425 NS LLC

APPLICANT’S ADDRESS: 302 Washington Avenue Extension

CITY: Albany STATE: NY 7ZIP CODE: 12203

PHONE NQO.;: 862-9133 FAX NO.; 862-9443 E-MAIL: jnicolla@aol.com

NAME OF PERSON(S) AUTHORIZED TO SPEAK FOR APPLICANT WITH RESPECT TO
THIS APPLICATION:

IF APPLICANT IS REPRESENTED BY AN ATTORNEY, COMPLETE THE FOLLOWING:

NAME OF ATTORNEY: Debra J. Lambek, Esqg.

ATTORNEY’S ADDRESS: 302 Washington Avenue Extension

CITY: Albany STATE: NY ZIP CODE: 12203

PHONE NO.: 862-9133 FAX NO.: 862-9443 E-MAIL: dlambek@columbiadev.com

NOTE: PLEASE READ THE INSTRUCTIONS ON PAGE 2 HEREOF BEFORE FILLING
OUT THIS FORM.




INSTRUCTIONS

The Agency will not approve any application unless, in the judgment of the
Agency, said application and the summary contains sufficient information upon
which to base a decision whether to approve or tentatively approve an action.

Fill in all blanks, using “none” or “not applicable” or “N/A” where the question is
not appropriate to the project which is the subject of this application (the
“Project”).

If an estimate is given as the answer to a question, put “(est)” after the figure or
answer which is estimated.

If more space is needed to answer any specific question, attach a separate sheet.

When completed, return eight (8) copies of this application to the Agency at the
address indicated on the first page of this application.

The Agency will not give final approval to this application until the Agency
receives a completed environmental assessment form concerning the Project
which is the subject of this application.

Please note that Article 6 of the Public Officers Law declares that all records in
the possession of the Agency (with certain limited exceptions) are open to public
inspection and copying. If the applicant feels that there are elements of the
Project which are in the nature of trade secrets or information, the nature of which
is such that if disclosed to the public or otherwise widely disseminated would
cause substantial injury to the applicant’s competitive position, the applicant may
identify such elements in writing and request that such elements be kept
confidential in accordance with Article 6 of the Public Officers Law.

The applicant will be required to pay to the Agency all actual costs incurred in
connection with this application and the Project contemplated herein (to the extent
such expenses are not paid out of the proceeds of the Agency’s bonds issued to
finance the project). The applicant will also be expected to pay all costs incurred
by general counsel and bond counsel to the Agency. The costs incurred by the
Agency, including the Agency’s general counsel and bond counscl, may be
considered as a part of the project and included as a part of the resultant bond
issue.

The Agency has established an application fee of One Thousand Five Hundred
Dollars ($1,500) to cover the anticipated costs of the Agency in processing this
application. A check or money order made payable to the Agency must
accompany each application. THIS APPLICATION WILL NOT BE



ACCEPTED BY THE AGENCY UNLESS ACCOMPANIED BY THE
APPLICATION FEE.



FOR AGENCY USE ONLY

1. Project Number |
2. Date application Received by Agency .20
3. Date application referred to attomey for review , 20
4. Date copy of application mailed to members .20

5. Date notice of Agency meeting on application posted ,20 |
6. Date notice of Agency meeting on application mailed , 20
7. Date of Agency meeting on application , 20
8. Date Agency conditionally approved application , 20
9. Date scheduled for public hearing .20
Date Environmental Assessment Form (“EAF”) received , 20
Date Agency completed environmental review , 20
12.  Date of final approval of application .20




SUMMARY OF PROJECT

Applicant: Columbia 425 NS LLC
Contact Person: Joseph R. Nicolla

Phone Number; (518} 862-9133

Occupant: Columbia 425 NS LLC, as landlord and St. Peter's Health

Partners Medical Associates, P.C., as tenant
Project Location: 413 and 425 New Scotland Avenue

Approximate Sizc of Project Site: .45 acres

Description of Project: Assignment of existing lease from Care for Life Foundation,
Inc. to St. Peter's Health Partners Medical Associates,
P.C. and change in use from senior day-care/medical
facility to administrative office facility.

Type of Project: (0 Manufacturing O] Warehouse/Distribution

F Commercial O] Not-For-Profit

(1 Other-Specify

Employment Impact:  Existing Jobs 0
New Jobs 50 jobs
Project Cost: § _n/a
Type of Financing: (J Tax-Exempt [J Taxable & Straight Lease
Amount of Bonds Requested: § n/a
Estimated Value of Tax-Exemptions;
N.Y.S. Sales and Compensating Use Tax: g n/a -
Mortgage Recording Taxes: $ n/a E—
Real Property Tax Exemptions: $_n/a

Other (please specify): $ n/a



INFORMATION CONCERNING THE PROPOSED OCCUPANT OF THE PROJECT

(HEREINAFTER, THE “COMPANY™).

A. Identity of Company:
1. Company Name: Columbia 425 NS LLC

Present Address: 302 Washington Avenue Extension, Albany, NY

Zip Code: 12203

Employer’s ID No.: 27-3334850

2. If the Company differs from the Applicant, give details of relationship: n/a
3. Indicate type of business organization of Company:
a. Corporation (If so, incorporated in what country?
What State? Date Incorporated? Type of
Corporation? Authorized to do business in New York?
Yes ; No ).
b. ____ Partnership (if so, indicate type of partnership
Number of general partners , Number of limited partners ).
c. _ X Limited liability company,
Date created? 8/26/2010
d. Sole proprietorship
4, Is the Company a subsidiary or direct or indirect affiliate of any other

organization(s%?h]f s0, indicate name of related organization(s) and relationship:

The members of

projects in and around the Capital District area,
B. Management of Company:

e Company are members of many other development

such as Columbia
Development Companies.

1. List all owners, officers, members, directors and partners (complete all columns

for each person):

Joseph R. Nicolla

Richard A. Rosen

DRL Marital Trust u/t/a 1/11/2010



NAME

(First, Middle, Last) OTHER PRINCIPAL
HOME ADDRESS OFFICE HELD BUSINESS
Joseph R. Nicolla General Manager Columbia Development |[Companies

302 Washington Ave.
Ext., Albany NY 12203

Richard A. Rosen Member Columbia Development |Companies
302 Washington Ave.
Ext., Albany NY 1220]

2. Is the Company or management of the Company now a plaintiff or a defendant in
any civil or criminal litigation? Yes ;No X .

3. Has any person listed above ever been convicted of a criminal offense (other than
a minor traffic violation)? Yes ;No X |

4. Has any person listed above or any concern with whom such person has been
connected ever been in receivership or been adjudicated a bankrupt? Yes ;No X |
(If yes to any of the foregoing, furnish details in a separate attachment).

5. If the answer to any of questions 2 through 4 is yes, please, furnish details in a
separate attachment.

C. Principal Owners of Company:
1. Principal owners of Company: Is Company publicly held? Yes ;No X
If yes, list exchanges where stock traded:
2, If no, list all stockholders having a 5% or more interest in the Company:
PERCENTAGE OF
NAME ADDRESS HOLDING

see response to
Section 1(B) (1)
for membership
information of the
Company




1I.

D.

Company’s Principal Bank(s) of account; SEFCU

DATA REGARDING PROPOSED PROJECT

A.
Ly

Summary: (Please provide a brief narrative description of the Project.)
Assignment of Lease from Care for Life Foundation, Inc. to St.

Peter's Health Partners Medical Associates, P.C.

2.

Change in use of facility from senior day-care/medical facility to

administrative office facility.

B.

Location of Proposed Project:

1. Street Address 413 and 425 New Scotland Avenue
2, City of Albany

3 Town of

4. Village of

5 County of Albany

Project Site:

. Approximate size (in acres or square feet) of Project site:. -45 acres

Is a map, survey or sketch of the project site attached? Yes iNo X .
2. Are there existing buildings on project site? Yes X :No .
a. If yes, indicate number and approximate size (in square feet) of each

existing building: one (1) 16,500 sg. ft. building

b. Are existing buildings in operation? Yes ;No X
If yes, describe present use of present buildings:

G Are existing buildings abandoned? Yes : No ¥ . About to be
abandoned? Yes :No X . Ifyes, describe:

d. Attach photograph of present buildings.



3. Utilities serving project site:

Water-Municipal: municipal
Other (describe)
Sewer-Municipal: municipal
Other (describe) . .
Electric-Utility: National Grid
Other (describe)
Heat-Utility: National Grid
Other (describe)
4. Present legal owner of project site: Columbia 425 NS LLC
a. If the Company owns project site, indicate date of purchase:
August 29,20 11; Purchase price: $ 750,000
b. If Company does not own the Project site, does Company have option
signed with owner to purchase the Project site? Yes  ; No . If yes,
indicate date option signed with owner: .20 ; and the date the option
expires: .20 . not applicable
c. If the Company does not own the project site, is there a relationship
legally or by common control between the Company and the present owners of
the project site? Yes ~ ;No . Ifyes, describe: not applicable
5 a. Zoning District in which the project site is located: R-24A
b. Are there any variances or special permits affecting the site? Yes X
No . If yes, list below and attach copies of all such variances or special
permits: area and use variances
Buildings:
L. Does part of the project consist of a new building or buildings? Yes _ ; No

X . If yes, indicate number and size of new buildings:

2. Does part of the project consist of additions and/or renovations to the existing
buildings? Yes ; No X . If yes, indicate the buildings to be expanded or
renovated, the size of any expansions and the nature of expansion and/or renovation:

3. Describe the principal uses to be made by the Company of the building or
buildings to be acquired, constructed or expanded:

commercial/administrative purposes



Description of the Equipment:

I Does a part of the Project consist of the acquisition or installation of machinery,
equipment or other personal property (the “Equipment”)? Yes ;Nox | If
yes, describe the Equipment:

2. With respect to the Equipment to be acquired, will any of the Equipment be
Equipment which has previously been used? Yes ; No . If yes, please

provided detail:  not applicable

3. Describe the principal uses to be made by the Company of the Equipment to be
acquired or installed:  not applicable

Project Use:

1. What are the principal products to be produced at the Project? not applicable

2, What are the principal activities to be conducted at the Project?
administration, finance, accounting, recruiting

3. Does the Project include facilities or property that are primarily used in making
retail sales of goods or services to customers who personally visit such facilities? Yes
; No X | Ifyes, please provide detail:

4. If the answer to question 3 is yes, what percentage of the cost of the Project will
be expended on such facilities or property primarily used in making retail sales of goods
or services to customers who personally visit the Project? %

not applicable



S. If the answer to question 3 is yes, and the answer to question 4 is more than
33.33%, indicate whether any of the following apply to the Project: not applicable

a. Will the Project be operated by a not-for-profit corporation? Yes J
No . If yes, please explain:
n/a
b. Is the Project likely to attract a significant number of visitors from
outside the economic development region in which the Project will be
located? Yes ; No . If yes, please explain:
n/a
c. Would the Project occupant, but for the contemplated financial assistance

from the Agency, locate the related jobs outside the State of New York?
Yes ; No . If yes, please explain:

n/a

d. Is the predominant purpose of the Project to make available goods or
services which would not, but for the Project, be reasonable accessible to
the residents of the city, town or village within which the Project will be
located, because of a lack of reasonably accessible retail trade facilities
offering such goods or services? Yes  ; No_ . If yes, please
provide detail:

n/a

€. Will the Project be located in one of the following: (i) an area designed
as an economic development zone pursuant to Article 18-B of the
General Municipal Law; or (ii) a census tract or block numbering area
(or census tract or block numbering area contiguous thereto) which,
according to the most recent census data, has (x) a poverty rate of at least
20% for the year in which the data relates, or at least 20% of households
receiving public assistance, and (y) an unemployment rate of at least 1.25
times the statewide unemployment rate for the year to which the data
relates? Yes  ;No . Ifyes, please explain:

n/a

6. If the answers to any of subdivisions c. through e. of question 5 is yes, will the
Project preserve permanent, private sector jobs or increase the overall number of
permanent, private sector jobs in the State of New York? Yes_  ;No . If yes,
please explain:

n/a



7. Will the completion of the Project result in the removal of a plant or facility of
the Company or another proposed occupant of the Project (a “Project Occupant™) from
one area of the State of New York to another area of the State of New York? Yes
No X . Ifyes, please explain:

&. Will the completion of the Project result in the abandonment of one or more
plants or facilities of the Company located in the State of New York? Yes  ;No ¥ .
If yes, please provide detail:

9. If the answer to either question 7 or question 8 is yes, indicate whether any of the
following apply to the Project: n/a
a. Is the Project reasonably necessary to preserve the competitive position

of the Company on such Project Occupant in its industry? Yes H
No . If yes, please provide detail:

n/a
b. Is the Project reasonably necessary to discourage the Company or such
Project Occupant from removing such other plant or facility to a location
outside the State of New York? Yes ; No . If yes, please
provide detail:
n/a
Other Involved Agencies:
1. Please indicate all other local agencies, boards, authorities, districts, commissions

or governing bodies (including any city, county and other political subdivision of the
State of New York and all state departments, agencies, boards, public benefit
corporations, public authorities or commissions) involved in approving or funding or
directly undertaking action with respect to the Project. For example, do you need a
municipal building permit to undertake the Project? Do you need a zoning approval to
undertake the Project? If so, you would list the appropriate municipal building
department or planning or zoning commission which would give said approvals.

Albany Zoning Board
Albany Planning Board

2. Describe the nature of the involvement of the federal, state or local agencies
described above: change in use

Construction Status: not applicable




l. Has construction work on this project begun? Yes ~ ; No . If yes, please
discuss in detail the approximate extent of construction and the extent of completion.
Indicate in your answer whether such specific steps have been completed as site
clearance and preparation; completion of foundations; installation of footings; etc.:

n/a
2. Please indicate amount of funds expended on this project by the Company in the
past three (3) years and the purposes of such expenditures:
n/a
L. Method of Construction After Agency Approval:
1. If the Agency approves the project which is the subject of this application, there

are two methods that may be used to construct the project. The applicant can construct
the project privately and sell the project to the Agency upon completion. Alternatively,
the applicant can request to be appointed as “agent” of the Agency, in which case certain
laws applicable to public construction may apply to the project. Does the applicant wish
to be designated as “‘agent” of the Agency for purposes of constructing the project? Yes

;No X |
2. If the answer to question 1 is yes, does the applicant desire such “agent” status
prior to the closing date of the financing? Yes ; No . n/a

ML INFORMATION CONCERNING LEASES OR SUBLEASES OF THE PROJECT. (PLEASE
COMPLETE THE FOLLOWING SECTION IF THE COMPANY INTENDS TO LEASE OR
SUBLEASE ANY PORTION OF THE PROJECT).

A. Does the Company intend to lease or sublease more than 10% (by arca or fair market
value) of the Project? Yes X ; No . If yes, please complete the following for each
existing or proposed tenant or subtenant:

1. Sublessee name: St. Peter's Health Partners Medical Associates,
Present Address: 319 S. Manning Blvd. P.C.
City: Albany State: _ NY Zip: 12208
Employer’s ID No.:
Sublessee is: ¥ Corporation: Partnership: Sole Proprietorship

Relationship to Company: contractual

Percentage of Project to be leased or subleased: 100 5

Use of Project intended by Sublessee: administrative facility
Date of lease or sublease to Sublessee: n/a



Term of lease or sublease to Sublessee: 20 Years

Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the
Project? Yes  ; No X . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such
sublessee. n/a



V.

2 Sublessee name: n/a
Present Address:
City: _ State: _Zip:
Employer’s ID No.:
Sublessee is:
Corporation: Partnership: Sole Proprietorship
Relationship to Company:
Percentage of Project to be leased or subleased:
Use of Project intended by Sublessee:
Date of lease or sublease to Sublessee:
Term of lease or sublease to Sublessee: - -
Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the

Project? Yes  ;No_ . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such
sublessee.
3. Sublessee name: n/a
Present Address:
City: State: Zip:
Employer’s 1D No.:
Sublessee is: Corporation; Partnership: Sole Proprietorship

Relationship to Company:

Percentage of Project to be leased or subleased:

Use of Project intended by Sublessee:

Date of lease or sublease to Sublessee:

Term of lease or sublease to Sublessee:

Will any portion of the space leased by this sublessee be primarily used in
making retail sales of goods or services to customers who personally visit the
Project? Yes  ;No_ . If yes, please provide on a separate attachment (a)
details and (b) the answers to questions II(F)(4) through (6) with respect to such
sublessee.

B. What percentage of the space intended to be leased or subleased is now subject to a
binding written lease or sublease? 100%

Employment Impact

A. Indicate below the number of people presently employed at the project site and the
number that will be employed at the project site at end of the first and second years after the
project has been completed (Do not include construction workers). Also indicate below the
number of workers employed at the project site representing newly created positions as opposed
to positions relocated from other project sites of the applicant. Such information regarding
relocated positions should also indicate whether such positions are relocated from other project
sites financed by obligations previously issued by the Agency.



TYPE OF EMPLOYMENT
PROFESSIONAL SEMI-
MANAGERIAL SKILLED SKILLED | UNSKILLED | TOTALS

Present 0 0 0 0 0
Full Time
Present 0 0 0 0 0
Part Time
Present 0 0 0 0 0
Scasonal
First Year 5 15 10 0 30
Full Time
First Year 0 0 0 0 0
Part Time
First Year 0 0 0 0 0
Seasonal
Second Year 15 25 10 0 50
Full Time
Second Year 0 0 0 0 0
Part Time
Second Year 0 0 0 0 0
Seasonal

B. Please prepare a separate attachment describing in detail the types of employment at the

project site. Such attachment should describe the activities or work performed for each type of

cmployment.

V. Project Cost

A. Anticipated Project Costs. State the costs reasonably necessary for the acquisition of the
project site and the construction of the proposed project including the acquisition and installation
of any machinery and equipment necessary or convenient in connection therewith, and including
any utilities, access roads or appurtenant facilities, using the following categories:

Description of Cost Amount
Land $n/a .
Buildings $
Machinery and equipment costs $
Utilities, roads and appurtenant costs $
Architects and engineering fees $ )

Costs of Bond issue (legal, financial



and printing) $
Construction loan fees and interest

(if applicable) § -
Other (specify) $
5.
= $
o $
TOTAL PROJECT COST gn/a
B. Have any of the above expenditures already been made by applicant? n/a
Yes ; No . (If yes, indicate particular.)

BENEFITS EXPECTED FROM THE AGENCY

A. Financing not applicable

l.

Is the applicant requesting that the Agency issue bonds to assist in financing the

project? Yes ; No . If yes, indicate: n/a
a. Amount of loan requested: Dollars;
b. Maturity requested: Years.

Is the interest on such bonds intended to be exempt from federal income
taxation? Yes ; No . n/a

If the answer to question 2 is yes, will any portion of the Project be used for any
of the following purposes: n/a

retail food and beverage services: Yes  ;No_
automobile sales or service: Yes ;No
recreation or entertainment: Yes  ;No_
golf course: Yes  ;No

country club: Yes  ;No

massage parlor: Yes  ;No

tennis club: Yes  ;No

skating facility (including roller

skating, skateboard and ice skating): Yes  ;No
racquet sports facility (including

handball and racquetball court): Yes  ;No

hot tub facility: Yes  ;No

suntan facility: Yes  ;No

racetrack: Yes  ;No

TrrE@E e aae o
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If the answer to any of the above questions contained in question 3 is yes, please
furnish details on a separate attachment. n/a



S. Is the Project located in the City’s federally designated Enterprise Zone?

Yes ; No . n/a
0. Is the applicant requesting the Agency to issue federally tax-exempt Enterprise
Zone bonds? Yes ; No . n/a

B. Tax Benefits not applicable

l. Is the applicant requesting any real property tax exemption that would not be
available to a project that did not involve the Agency? Yes ; No . n/a

2] Is the applicant expecting that the financing of the Project will be secured by one
or more mortgages? Yes ; No . If yes, what is the approximate amount of
financing to be secured by mortgages? $ . n/a

3. Is the applicant expecting to be appointed agent of the Agency for purposes of
avoiding payment of N.Y.S. Sales Tax or Compensating Use Tax? Yes _ ;No .
If yes, what is the approximate amount of purchases which the applicant expects to be
exempt from the N.Y.S. Sales and Compensating Use Taxes? §

n/a
4. What is the estimated valuc of each type of tax-exemption being sought in
connection with the Project? Please detail the type of tax-exemption and value of the
exemption.
a. N.Y.S. Sales and Compensating Use Taxes: $ n/a —
b. Mortgage Recording Taxes: $ n/a
c. Real Property Tax Exemptions: $ n/a
d. Other (please specify):
= S
B $ n/a
S Are any of the tax-exemptions being sought in connection with the Project
inconsistent with the Agency’s tax-exemption policy contained in its Rules and
Regulations? Yes ; No . If yes, please explain. n/a
6. Is the Project located in the City’s state designated Empire Zone? Yes ;
No %
C. Project Cost/Benefit Information. Complete the attached Cost/Benefit Analysis so that

the Agency can perform a cost/benefit analysis of undertaking the Project. Such information should
consist of a list and detailed description of the benefits of the Agency undertaking the Project (e.g.,
number of jobs created, types of jobs created, economic development in the area, etc.). Such information
should also consist of a list and detailed description of the costs of the Agency undertaking the Project
(e.g., tax revenues lost, buildings abandoned, etc.).



VI

REPRESENTATIONS BY THE APPLICANT. The applicant understands and agrees with the
Agency as follows:

A. Job Listings. Except as otherwise provided by collective bargaining agreements, new
employment opportunities created as a result of the Project will be listed with the New York State
Department of Labor Community Services Division (the “DOC”) and with the administrative
entity (collectively with the DOC, the “JTPA Entities”) of the service delivery area created by the
federal job training partnership act (Public Law 97-300) (“JTPA™) in which the Project is located.

B. First Consideration for Employment: In accordance with Section 858-b(2) of the New
York General Municipal Law, the applicant understands and agrees that, if the Project receives
any Financial Assistance from the Agency, except as otherwise provided by collective bargaining
agreements, where practicable, the applicant will first consider persons eligible to participate in
JTPA programs who shall be referred by the JTPA Entities for new employment opportunities
created as a result of the Project.

C. City Human Rights Law. The Applicant agrees to endeavor to comply with the
provisions of Article X1, Division 2 of the City Code, entitled “The Omnibus Human Rights
Law”. The Applicant understands that it is not subject to the provisions of The Omnibus Human
Rights Law.

D. Annual Sales Tax Filings. In accordance with Section 874(8) of the New York General
Municipal Law, the applicant understands and agrees that, if the Project receives any sales tax
exemptions as part of the Financial Assistance from the Agency, in accordance with Section
874(8) of the General Municipal Law, the applicant agrees to file, or cause to be filed, with the
New York State Department of Taxation and Finance, the annual form prescribed by the
Department of Taxation and Finance, describing the value of all sales tax exemptions claimed by
the applicant and all consultants or subcontractors retained by the applicant.

F. Annual Employment Reports: The applicant understands and agrees that, if the Project
receives any Financial Assistance from the Agency, the applicant agrees to file, or cause to be
filed, with the Agency, on an annual basis, reports regarding the number of people employed at
the project site.

G. Absence of Conflicts of Interest: The applicant has received from the Agency a list of the
members, officers and employees of the Agency. No member, officer or employee of the Agency
has an interest, whether direct or indirect, in any transaction contemplated by this Application,
except as hereinafter described:

BY:

JOSeph Ix.\ Nicolla, Authorized Person




NOTE: APPLICANT MUST ALSO COMPLETE THE APPROPRIATE VERIFICATION
APPEARING ON PAGES 18 THROUGH 21 HEREOF BEFORE A NOTARY PUBLIC AND MUST
SIGN AND ACKNOWLEDGE THE HOLD HARMLESS AGREEMENT APPEARING ON PAGE 22




VERIFICATION
(I Applicant is a Corporation)

STATE OF )
) SS.:
COUNTY OF _ )

deposes and says that he is the
(Name of chief executive of applicant)
of 5

(Title) (Company Name)
the corporation named in the attached application; that he has read the foregoing application and knows
the contents thereof; and that the same is true and complete and accurate to the best of his knowledge.
Deponent further says that the reason this verification is made by the deponent and not by said company
is because the said company is a corporation. The grounds of deponent’s belief relative to all matters in
the said application which are not stated upon his own personal knowledge are investigations which
deponent has caused to be made concerning the subject matter of this application as well as information
acquired by deponent in the course of his duties as an officer of and from the books and papers of said
corporation,

(officer of applicant)

Sworn to before me this
day of 520

(Notary Public)



VERIFICATION

(If applicant is sole proprietor)

STATE OF )
) SS.
COUNTY OF )

. deposes and says

(Name of Individual)
that he has read the foregoing application and knows the contents thereof: and that the same is true and
complete and accurate to the best of his knowledge. The grounds of deponent’s belief relative to all
matters in the said application which are not stated upon his own personal knowledge are investigations
which deponent has caused to be made concerning the subject matter of this application.

Sworn to before me this
__dayof .20 .

(Notary Public)



VERIFICATION
(If applicant is puxmuxhipyl imited liability company)

STATE oF New York
) SS.
COUNTY OF Albany

Joseph R. Nicolla

(Name of Individual) )

that he is one of the members of the firm of Columbia 425 NS LLC

(Limited Liability Company)
the limited liability company named in the attached application; that he has read the foregoing application
and knows the contents thercof: and that the same is true and complete and accurate to the best of his
knowledge. The grounds of deponent’s belief relative to all matters in the said application which are not
stated upon his own personal knowledge are investigations which deponent has caused to be made
concerning the subject matter of this application as well as information acquired by deponent in the
course of his duties as a member of and from the books and papers of said limited liability company.

. deposes and says

3

Joseph R .\N‘icol la

Sworn to before me this
1§ day of June 2013

: s
RV R RES W T S SN
\J)Notary Public)
MARGARET I,
Notary Public, Staii\e L:Eiﬁ?ew York
Qualified in Scheneciady County
5 . No. 4830641
ommission Expires Febiuary 16, 29 /4




VERIFICATION

(If applicant is limited liability company)

STATE OF )
) SS.
COUNTY OF )

, deposes and says

(Name of Individual)
that he is one of the members of the firm of i
(Partnership Name)

the partnership named in the attached application: that he has read the foregoing application and knows
the contents thereof; and that the same is true and complete and accurate to the best of his knowledge.
The grounds of deponent’s belief relative to all matters in the said application which are not stated upon
his own personal knowledge are investigations which deponent has caused to be made concerning the
subject matter of this application as well as information acquired by deponent in the course of his duties
as a member of and from the books and papers of said partnership.

‘Sworn to before me this
__dayof 4,20 .

(Notary Public)

NOTE: THIS APPLICATION WILL NOT BE ACCEPTED BY THE AGENCY UNLESS THE HOLD
HARMLESS AGREEMENT APPEARING ON PAGE 22 IS SIGNED BY THE APPLICANT.




HOLD HARMLESS AGREEMENT

Applicant hereby releases City of Albany Industrial Development Agency and the members,
officers, servants, agents and employees thereof (hereinafter collectively referred to as the “Agency”)
from, agrees that the Agency shall not be liable for and agrees to indenmnify, defend and hold the Agency
harmless from and against any and all liability arising from or expense incurred by (i) the Agency’s
examination and processing of, and action pursuant to or upon, the attached Application, regardless of
whether or not the application or the project described therein or the issue of bonds requested therein are
favorably acted upon by the Agency, and (ii) the Agency’s financing of the Project described therein;
including without limiting the generality of the foregoing, all causes of action and attorneys’ fees and any
other expenses incurred in defending any suits or actions which may arise as a result of any of the
foregoing. If, for any reason, the Applicant fails to conclude or consummate necessary negotiations, or
fails, within a reasonable or specified period of time, to take reasonable, proper or requested action, or
withdraws, abandons, cancels or neglects the Application, or if the Agency or the Applicant are unable to
find buyers willing to purchase the total bond issue requested, then, and in that event, upon presentation
of an invoice itemizing the same, the Applicant shall pay to the Agency, its agents or assigns, all actual
costs incurred by the Agency in the processing of the Application, including attorneys’ fees, if any.

(Applicant) COLUMBIA 425 NS LLC

Joseph R. Nicolla, Authorized Person

Sworn to before me this
(8 day of June 20 13

MARGARET M. LANNI
Notary Public, State of New York
Qualified in Schenectady County
No. 4930641 i
Commission Expires February 16, 20 '/



TO: Project Applicants
FROM: City of Albany Industrial Development Agency
RE: Cost/Benefit Analysis

In order for the City of Albany Industrial Development Agency (the “Agency’™) to prepare a
Cost/Benefit Analysis for a proposed project (the “Project”), the Applicant must answer the questions
contained in this Project Questionnaire (the “Questionnaire”) and complete the attached Schedules. This
Questionnaire and the attached Schedule will provide information regarding various aspects of the
Project, and the costs and benefits associated therewith.

Since we need this Questionnaire to be completed before we can finalize the Cost/Benefit
Analysis, please complete this Questionnaire and forward it to us at your earliest convenience.

PROJECT QUESTIONNAIRE

1. Name of Project Beneficiary (“Company™): Columbia 425 NS LLC

2. Brief Identification of the Project: 413 and 425 New Scotland Avenue

3. Estimated Amount of Project Benefits Sought: n/a
Amount of Bonds Sought: $

Value of Sales Tax Exemption Sought $

Value of Real Property Tax Exemption Sought

Value of Mortgage Recording Tax Exemption

Sought $

SRS

PROJECTED PROJECT INVESTMENT

A. Land-Related Costs n/a
Land acquisition $
Site preparation $_
Landscaping $
$
$
$

Utilities and infrastructure development
Access roads and parking development
Other land-related costs (describe)

DA NP PR

B. Building-Related Costs n/a
Acquisition of existing structures $
Renovation of existing structures $
New construction costs $
Electrical systems $
$
$
$

Heating, ventilation and air conditioning
Plumbing
Other building-related costs (describe)

i S8 P PR
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Machinery and Equipment Costs
Production and process equipment
Packaging equipment

Wharehousing equipment

Installation costs for various equipment
Other equipment-related costs (describe)

Furniture and Fixture Costs

Office furniture

Office equipment

Computers

Other fumiture-related costs (describe)

Working Capital Costs

Operation costs

Production costs

Raw materials

Debt service

Relocation costs

Skills training

Other working capital-related costs (describe)

Professional Service Costs
Architecture and engineering
Accounting/legal

Other service-related costs (describe)

Other Costs

Summary of Expenditures

Total Land-Related Costs

Total Building-Related Costs

Total Machinery and Equipment Costs
Total Fumiture and Fixture Costs
Total Working Capital Costs

Total Professional Service Costs

Total Other Costs

s o
S _ _
$ .
$ N
s
n/a
$__ o
$ ~
$ S
. .
n/a
3 .
S
$ . __
a5 = u.
$_ o R
$ _
$ o
n/a
$
5§ o .
3
n/a
s
$_ -
n/a
I —
$ o T
S__ -
$ o =
$ - —
$ o
$



PROJECTED PROFIT

I. Please provide projected profit as defined by carnings after income tax but before depreciation
and amortization: It 1s anticipated there will not be any difference because the

Agency benefits are passed directly to the Tenant.
YEAR Without IDA benefits With IDA benefits

B W N —
& B B A

PROJECTED CONSTRUCTION EMPLOYMENT IMPACT

I. Please provide estimates of total construction jobs and the total annual wages and benefits of
construction jobs at the Project: n/a

Year Number of Total Annual Wages and Estimated Additional
Construction Benefits NYS Income Tax
Jobs

Current Year $ o $ S

Year 1 $ $ o

Year 2 $ o - $ -

Year 3 $ - - s .

Year 4 o 0« o= T —————

Year 5 $ - - $ S

PROJECTED PERMANENT EMPLOYMENT IMPACT
L Please provide estimates of total number of existing permanent jobs to be preserved or retained as a

result of the Project:

Year Professional Skilled Semi-Skilled Unskilled
Current Year 0 0 0 0

Year | 5 15 10 0

Year 2 15 25 10 0

Year 3

Year 4

Year §



II.  Please provide estimates of total new permanent jobs to be created at the Project:

Year Professional Skilled Semi-Skilled Unskilled
Current Year 0

Year 1 5 15 10

Year 2 15 25 10

Year 3 0

Year 4 0

Year 5 0

I11. Please provide estimates for the following:
A. Creation of New Job Skills relating to permanent jobs. Please complete Schedule A,

IV. Provide the projected percentage of employment that would be filled by City of Albany residents:
20%

A. Provide a brief description of how the project expects to meet this percentage: *see below

PROJECTED OPERATING IMPACT

L. Please provide estimates for the impact of Project operating purchases and sales:

Additional Purchases (1* year following

project completion) $ ° -
Additional Sales Tax Paid on Additional

Purchases $ 0 .
Estimated Additional Sales (1" full year

following project completion) $ 0

Estimated Additional Sales Tax to be
collected on additional sales (1* full year $ O
following project completion)

II. Please provide estimates for the impact of Project on existing real property taxes and new
payments in lieu of taxes (“Pilot Payments”): not applicable, there is an existing PILOT.

*Job openings will be listed with the local job development authority which
will provide a source of local employment for the Project.



1.

not applicable. There is an existing PILOT.

Year Existing Real New Pilot Total
Property Taxes Payments (Difference)
(Without IDA involvement) (With IDA)

Current Year

Year ]

Year 2

Year 3

Year 4

Year 5

Year 6

Year 7

Year 8

Year 9

Year 10

Please provide a brief description for the impact of other economic benefits expected to be
produced as a result of the Project:

Local retail and service industries will benefit from the employees in
the building.



CERTIFICATION

I certify that 1 have prepared the responses provided in this Questionnaire and that, to the best of
my knowledge, such responses are true, correct and complete.

I understand that the foregoing information and attached documentation will be relied upon, and
constitute inducement for, the Agency in providing financial assistance to the Project. I certify that 1 am
familiar with the Project and am authorized by the Company to provide the foregoing information, and
such information is true and complete to the best of my knowledge. I further agree that 1 will advise the
Agency of any changes in such information, and will answer any further questions regarding the Project
prior to the closing.

13 Name of Person Completing Project Questionnaire on
Date Signed: June L2002, behalf of the Company.

Name: Joseph R. Nicolla
Title: Authorized Person

Phone Number; 862-9133
Address: 302 Washington Ave. EXt.

Albany NY 3

5 B

Signature:




SCHEDULE A
CREATION OF NEW JOB SKILLS

Please list the projected new job skills for the new permanent jobs to be created at the Project as a
result of the undertaking of the Project by the Company.

New Job Skills Number of Positions Created Wage Rate
Administrative 35 less than $40,000
Management /Finance 1S over $40,000

Should you need additional space, please attach a separate sheet.



Columbia 425 NS LLC
302 Washington Avenue Extension
Albany, New York 12203

May 13,2013

Mr. Michael Yevoli

Chief Executive Officer

City of Albany Industrial Development Agency
21 Lodge Street

Albany, New York 12207

Re: 413 and 425 New Scotland Avenue

Dear Mr. Yevoli:

We received your correspondence inquiring into the use of the above property.
Please see attached the correspondence from St. Peter’s Health Partners providing

you with the necessary information.

If you have any additional questions, please let me know. Thank you.

Columbia 425 NS LLC

B » 2
Joseph R.

icolla, Managing Member



315 South Manning Boulevard

ST PETER)S HEALTH Albany, New Yorlk 12208
P 'ARTNERS ph 5185257111

sphp.com
May 7, 2013

Mr. Joseph Nicolla
c/o Columbia 425 NS LLC
302 Washington Avenue Extension

Albany, NY 12203
Re: 413 and 425 New Scotland Avenue

Dear Mr. Nicolla:

I am VP Legal Services for St. Peter’s Health Partners. Thank you for helping us in connection with the
New Scotland Avenue property. 1 believe I can answer your questions regarding our plans for the
property and intended date of occupancy.

As you are aware, Care For Life Foundation, Inc., the tenant under the Lease Agreement with Columbia
425 NS LLC, and Seton Health Systems, Inc., an intended subtenant, are part of the St. Peter’s Health
Partners (SPHP) not-for-profit health care system. While both Care For Life Foundation, Inc. and Seton
Health Systems, Inc. intended to use the New Scotland Avenue property, at this time, St. Peter’s Health
Partners Medical Associates, P.C. (SPHPMA), another affiliate within SPHP system, has a more
immediate need for the property.

SPHPMA is a New York professional service corporation organized as, operated as, and expected to be
recognized as an entity exempt from Federal income tax under Section 501(c)(3) of the Internal Revenue
Code. SPHPMA employs physicians and other health professional to provide health care services within
the SPHP geographic service area. It is expected that SPHPMA will use the property for its
administrative functions (including finance, information services and central billing operations) that
support the health services provided by SPHPMA. Through either an assignment or sublease of the Lease
Agreement, it is anticipated that SPHPMA will fulfill Care For Life Foundation, Inc.’s obligations under
the Lease Agreement.

We understand the importance of maintaining the arrangements you received with the City of Albany
Industrial Development Agency and Capital Resource Corporation related to the property tax abatement
and hope that this transition will still fulfill that arrangement. SPHP is appreciative of the positive
relationships we have built with the City of Albany and Columbia Development over the years and it is
our intent to ensure this continues. If you are in need of additional information related to SPHPMA’s
occupancy, please let me know and we will provide that to you as soon as possible.

Sincerel
7 2

“ Robert N. Swidler

cc: Michael Whalen, VP Facilities Management and Supply Chain, SPHP
Kelly Hoffman, Real Estate and L.easing, SPHP
Scott St. George, VP Operations, Acute Care Troy, SPHP
Paul Gordon, Chief Financial Officer, St. Peter’s Health Partners Medical Associates, P.C.
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