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JA Palmer LLC
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September 2024

Project Description

JA Palmer LLC will transform three row buildings destroyed by a 2022 fire resulting in the loss of 35% of the downtown
corridor in the Village of Wayland displacing residential and commercial tenants. Since that time, the Village has worked
on a redevelopment plan and in 2023, John Palmer a local general contractor, developer, and lifelong resident
purchased the properties with a goal of restoring them to their highest and best use. Palmer has a proven track record
with downtown redevelopment and has completely rehabilitated the buildings directly across the street from the
proposed project site into upper floor housing and Palmer’s Last Stop, a thriving restaurant and bar on the first floor.
The Village was awarded a $1.2M RestoreNY grant and JA Palmer LLC has secured additional financing of $500k for this
$1.7M project that will rebuild 6-8 N. Main, 10 N. Main, and 12 N. Main creating eight upper floor residential units and
three first floor commercial spaces and restore this substantial piece of Wayland’s historic downtown. In addition to the
public and private investment and downtown focus, this project is also key to addresses the need for housing, and the
businesses to be located in the commercial space (including a day care) will create a projected 18 new jobs.

Total Project Investment $1,721,815
Jobs Retained 0

Job Created 0

Benefit to Cost Ratio 20:1
Estimated PILOT Savings $35,096
Estimated Mortgage Tax Savings $6,250
Estimated Sales Tax Savings $64,000
Total Savings $105,346
Comments

Estimated Project Start Date Nov. 15, 2024

Estimated Project Completion Date March 30, 2026

Evaluative Criteria for Adaptive Reuse and Community Development and Housing
e Distressed Census Tract
The project location (and much

of the Village of Wayland) is located in census tract 9604, categorized as

GER .

#Bixg State Development.

e Elimination of Slum and Blight
The project will return three buildings, currently vacant and blighted, to their highest and best use.
e Redevelopment Supports Local Community Development Plan
In addition to the Village’s Comprehensive Plan (noted below), the project also aligns with the Steuben
County Comprehensive Plan by creating housing, day care, and employment opportunities.
e Environmental or Safety Issues
The Village’s Comprehensive Plan recognizes property rehabilitation as a central Economic Development
Initiative, including the removal of blight.
e Urban, Town/Village Center Location
The project will rehabilitate a substantial portion of the Village’s downtown district.
e Local Official(s) Support
The Village Board has actively sought the redevelopment of the subject properties, and sought and received
the RestoreNY award, and has received the NYS Pro Housing Community designation.
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Application for Financial Assistance
Please complete the application and mail the original, signed copy, along with the $1,000 application fee, to:

Steuben County IDA
PO Box 393
7234 State Route 54
Bath, NY 14810

Information in the application is subject to public review under the New York State Freedom of Information
Law. Please contact the IDA with any questions at 607-776-3316.

Section 1: Applicant Information (company receiving benefit)

Applicant Name: vz azc iooenier g ,—mg Ly ‘ d_\ S L ( C ::T A ‘%\\\/’\4J Lidc
. . ]
Applicant Address:  Tu oo tooannoe o i 3o i) 2 ‘l")\/ B“
"’Z/d l FISURY Jw ’f jH4s 7=
Phone: 1 Lol . Federal Tax ID:  7voe bie e et
55§35~ Joy - 37224 -,
NAICS Code: . - P B

Will a real estate holding company be used to own the property? Yes [ No‘li
Name of real estate holding company: Type here to enter text
Federal Tax ID: Type here to enter text
Type of Entity: T Year Established: Type here to enter text
(,OW\/ szé Jo2y

Oz oM



State in which entity is established: Type here to enter text. P\) S X Vo J \,\

Stockholders, members, or partners with 20% or more in ownership:

Name % Ownership
Type here to enter tex Type here to enter text.
o\ Pl
Type here to enter text. Type here to enter text.
Type here to enter text. Type here to enter text.

Is the Applicant or any of its owners involved in any lawsuits which could have a financial impact on the company?

Yes [J Noﬁ

Has the Applicant or any of its owners ever been involved in a bankruptey? Yes[l No ﬂ

Are all owners noted above citizens of the United States? Yes M No O
Provide a brief history of the Applicant, including operations, operating performance, changes in operations,

current size and locations, products and/or services, major accounts, principal competitors, and major events
affecting sales/services.

6,(_, HYNVES & ]c(‘ﬁbl 3 E(,u,)lot/geg C,oth//e{-/- (,u‘.,-,'JL/
Type here to enter text.
Estimated % of sales (equal to 100%):

Within Steuben County: Type here to enter text. 5’0 "/e:;

Outside Steuben County but in NY State:  Type here to enter text. Zo %

Outside New York but in U.S.: Type here to enter text. d

Outside U.S.:  Type here to enter text. ()

What % of annual supplies, raw materials, and vendor services are purchased from firms in Steuben County?

Type heretoentertext. §-S - 9o 4



Authorized Signatory Name: Type here to enter text. :5‘0 \w) ?,J VPPN | /S

Title: Type here to enter text. D e S

Phone: Type here to enter text. 3’? - Lo 8- 3 72

Email: Type here to enter text. D';Lv Colnnae ¢ Jv 0() @ é“m‘;\ o (Ol

Name of Corporate Contact (if different from Authorized Signatory): Type here to enter text.
Title: Type here to enter text.
Phone: Type here to enter text.

Email: Type here to enter text.

Name of Attorney: Type here to enter text. RRLL»L( g& UV Lft k } . /’JJ
]

. . Ve
Firm Name: Type heretoentertext. & » o, s o (i,,«)

Phone: Type here to enter text. ? 3 §— $Glo

Email: Type here to enter text. rKCM(l}\ @ Scindem jﬁu 0(,_\0_'11 Lo

‘Section 2: Project Description and Details

Municipality(s) of current operations: i/ ”(‘” « G ‘LJ-“ / ‘]1
3] 11 A

Type here to enter text.

Will the Project result in the abandonment of one or mare plants/facilities of the Applicant located in New York?
Yes (I NX
If Yes, explain how, notwithstanding the aforementioned closing or activity reduction, the IDA’s Financial
Assistance is required to prevent the Project from relocating out of the State, or is reasonably necessary to
preserve the Applicant’s competitive position in its respective industry.




Type here to enter text.

Property address(es) of Project location: b F. o r 1L MNou i L waiv Y 'f/é-bf'
Type here to enter text. ! / ], 14Yy™2
AJ e 9 [« J MY

Tax map number(s) of Project location:
Type here to enter text.

School district taxes are paid to:

Town/Village/City taxes are paid to:
Type here to enter text. A.r L O

Type here to enter text.

Are property tax payments current? Yes‘y No [

If no, please explain: Type here to enter text.

No O

Does Aﬁlicant or any related party currently hold fee title to the Project property?
Yes

If no, provide the name of the current owner: Type here to enter text.

If no, does Applicant or any related party have an option to purchase the Project property?

Yes(O Nc[ll
. 2l
What is the present use of the property? Type here to enter text. l/ A Lo ‘{"‘ Fl L o é Zo z

What is the present zoning/land use? Type here to entertext. £ o / 2<Js

Description of the project: (check all that apply)

[J New construction [ Acquisition of existing building

O Addition to existing building [0 Purchase of machinery and/or equipment

g(Renovation of existing building [0 other

Please provide a narrative description of the project, including specific uses and activities that will occur at the site,
products to be made or services to be offered, as well as markets for the goods/services. Please include the impact
of this project on Applicant in terms of operations and profitability, or other factors affecting operations.

sy Re- Shie .

Type here to enter text. @& w ‘\' ve
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Select the project type for all end users at the site; you may check more than one box:

[0 Industrial Nulti-tenant
Commercial

[J Not-for-profit

O Back Office

[J Healthcare

[0 Retail

[0 Other: Type here to enter text.

FQ-iousing

[0 Other: Type here to enter text.

w/]ixed Use

[0 Other: Type here to enter text.

Has or will Applicant enter into any tenant leases for this Project? Yes[l No[l
If yes, please complete the chart below:

W

Tenant Name Current Location # sq. ft. % of total sq. Business type
ft.
Name Address Type here | Type hereto | Type
‘ ‘ . to enter enter text. .
8 (651 dential vaile] TRD text. Resdabil eparimed
Name Address Type here | Type hereto | Type \
to enter enter text.
text.
Name Address Type here | Type hereto | Type
to enter enter text.
text.

What is the Project’s start date when equipment will be ordered or construction begins?

Type here to enter text. W ZO'LL\,

What is the Project’s estimated completion?

Mutn Zo 2
a6,

Have construction contracts been signed? Yesﬁ No [

Type here to enter text.

When will operations commence?
Type here to enter text.

Has financing been finalized? Yes\% No O



Is this part of a multi-phase project? Yes (] NO/K

If Yes, please explain:  Type here to enter text.
Have site plans been submitted to the appropriate planning board? Ye,JQ No Ol

If Yes, has the Project received site plan approval?  Yes Jé( No O

If the Project has received site plan approval, please provide a copy of the Environmental Assessment Form
including the Negative Declaration. iz~€ - f‘}'b Je. (e ow F; '{4 -

Please provide the IDA with the status of any other required approvals:
Type here to enter text. N/A.

Will customers personally visit the Project site for Retail Sales or Services? The terms refer to (a) sales by a
registered vendor under Article 28 (Section 1101(b)(4)(i)) of the Tax Law of the State of New York primarily engaged
in the retail sale of tangible personal property or (b) sales of a service to customers whao personally visit the Project

site.
Retail Sales Yes[J No X Services Yes[0 No®

If either question above is answered Yes, please complete the questions below. If not, please move on to the
Financial Assistance and Project Budget section.

Retail/Service Industry-Only Questions

What
Type herex

rcentage of the cost of the Project can be tied to the retail or service paytion of the business?
enter text.

If the answer is leds.than 33%, do not complete the remainder of this settion and move on to Section
3: Financial Assistance™aqd Project Budget.

For Projects where 33% or more i3tied to retail sales or serv¥ice:
1. Will the Project be operated by a notsfar-profit corporation?
Yesd No[ .

N

~
.
2. [s the Project location or fzfility likely to attract a significant number of visitors from outside
the economic developmert region in which the projectmill be located?

Yes* [0 NoO

3. Is the predominant purpose of the Project to make available go r services which would
not, bty e Project, be reasonably accessible to the residents of the municipality within



which the Project is to be located because of a lack of reasonably accesgible retail trade facilities
offering such goods or services?
Yes*[J NoO

—

4, Will t oject preserve permanent, private sectorijobs or increase the overall number of
permanent, pri sector jobs in the State of Néw York?
Yes Nol -

P

-

h’ﬁf distressed area, as defined by the US Census Bureau?

~.

5. 1s the Project located in a hi
YesO No[

*|f the answer to gliestion 2 or 3 is Yes, please provide a third-party ma analysis or other

documentatiga’supporting the response.

Section 3: Financial Assistance and Project Budget

Choose the type of assistance being requested: (check all that apply)

ALl 4
Sales Tax Exemption Yes h No O Property Tax Exemption Yes?S No [

Mortgage Tax Exemption Yes PﬁL No O Tax Exempt IR Bond Yes (J NO'ELIL

Describe the reasons why the IDA’s assistance is necessary, and the effect the Project will have on Applicant’s
operations. Focus on competitiveness issues, Project shortf Hs,\et{c.

{ ik : SCAENY 2

Reep ey REGe

Type here to enter text.

Is there likelihood that the Project would not be undertaken but for the financial assistance provided by the IDA?

Yes [ NQE
\

If the Project could be undertaken without financial assistance provided by the 1DA, explain below why the Project
should be provided financial assistance. /P‘
Type hare to enter text. N/

What would be the impact on the Applicant and the associated municipalities if the IDA does not provide financial

assistance? j N j 2.)
{'\f’gigthgre to enter text. W‘.J‘ﬁ‘}“ /[‘ }\‘L}ﬂ *(/\f P,(.O }Jf i E;LL(J);J 7" /ﬁ\,"?afid

¥



List below the Sources and Uses of funds for the Project:

Use of Funds Amount

Land Acguisition: S0
Building Purchase: S0
Construction or Renovation — Labor: , ,” ﬁ ,
Construction or Renovation —
Materials: M] i U%z
Site Work/Infrastructure: DA -2

202,432
Machinery, Equipment, Fixtures — SO
Taxable:
Machinery, Equipment, Fixtures — Non- SO
Taxable:
Soft Costs, Professional Fees: ?_5 ﬁ(}[)

{

Refinance of existing debt: S0

Other: %eﬁ?;fﬁ/jm’i tgo} DOL
Tétal Uses: liTZl | a’g

7

Source of Funds Amount
Equity: 507
l-DD 2
Financial Institution: S0

Public Secm stanEe/N\l ‘IZ,ZI I %[5/

Other: Type here to enter text.
AED 510,000
Other: Type here to enter text. _ $0
STREDEC 30,000
Other: Type here to enter text. SO




Total Sources: I ’_72.1) g[g

% Public Sources Used to Finance ) 0
Project: 7( O

Have any of the above costs been paid or incurred as of the date of this application? Yesﬁ\ No O

If Yes, please describe:  Type here to enter text. IO()‘ 000

If applying for a Mortgage Recording Tax Exemption, please list:

Mortgage Amount: ;6 $ 5?)0, bDD

Mortgage Recording Tax Exemption
requested (multiply mortgage amount by

1.25%): £ B (260

If applying for a Sales Tax Exemption*, please list:

Total cost of goods and services that are

subject to NY State and Local Sales Tax: 52( Q QOD, CDD

Sales Tax Exemption requested (multiply

total cost by 8%): ,86 # fﬂ Lh OOD

*The estimated sales tax amount listed above will be provided to the New York State Department of Taxation and
Finance. Applicant acknowledges that the transaction documents may include a covenant by the Applicant to
undertake the total amount of investment as proposed within this Application, and that the estimate, above,
represents the maximum amount of sales and use tax benefit that the IDA may authorize with respect to this
Application. The IDA may utilize the estimate, above, as well as the proposed total Project Costs as contained within
this Application, to determine the Financial Assistance that will be offered.

If applying for a Property Tax Exemption, IDA staff will use the information contained in this application to create an
estimate of real property tax abatement, based on current property tax rates and assessed values, which will be
provided to the Applicant and attached to this application.




Is the Project necessary to retain existing employment? Yes [ NonZi

Is the Project necessary to expand employment? Yes [] Noﬂ

Please complete the following chart with new and retained jobs using the definitions below:

A — Retained Jobs are those that exist at the time of application.
B — Johs Created are those that will be created as a result of the Project in the first year

C -~ Jobs Created are those that will be created as a result of the Project in the second year
D - Jobs Created are those that will be created as a result of the Project in the third year

E — The sum of jobs to be created during the first three years of the Project.

F — The average wage of those existing and created jobs for each Job Type.

G - The average cost of benefits offered for existing and created jobs for each Job Type.

Full Time — Any regularly-scheduled employee who works 30 hours or more each week.
Part Time — Any employee who works less than 30 hours per week or who is employed on a temporary

basis.
A B C D E F G
Job Type Retained # Jobs # Jobs # Jobs Total New Average Annual | Average Annual
Jobs Created Created Created Jobs Created Wage Benefit Cost
Year 1 Year 2 Year 3
Full Time
Management 0 0 0 0 0] S0 S0
Professional 0 0 0 0 0 SO S0
Administrative 0 0 0 0 0 S0 $0
Production 0 0 4] 0 0 S0 S0
Independent 0 0 0 0 0 SO S0
Contractor

Other: Type here to 0 0 0 0 0 S0 S0

enter text. .
Total FT 0 0 0 0 0 50 S0

Part Time

Management 0 0 0 0 0 S0 S0
Professional 0 0 0 0 0 S0 S0
Administrative 0 0 0 0 0 S0 S0
Production 0 0 0 0 0 50 S0




Independent 0 0 0 0 0 S0 $0
Contractor

Other: Type here to 0 0 0 0 0 S0 S0
enter text.

Total PT 0 0 0 0 0 S0 S0

Total FTE 0 0 0 0 0 S0 50

How many of the new, FTE jobs to be created within three years will be filled by residents of the Labor
Market Area that includes Steuben, Schuyler, Chemung, Yates, Allegany, and Livingston Counties?

Type here to enter text.

The IDA may utilize the foregoing employment projections, among other items, to determine the Financial Assistance that wilf be
offered by the IDA to the Applicant. The Applicant acknowledges that the transaction documents may include a covenant by the

Applicant to retain the number of jobs and create the number of jobs with respect to the Project as set forth in this Application.

Please complete the chart below if Applicant provides employment at other sites in New York State:

Address: Type here to enter Address: Type'hefe to enter Address: Type here to
text. text. enter text,

Total FTEs 0 0 0

Section 5:‘Represéntatibﬁs;':Certifitafi;b,hs,‘é,nd Indemnification

that they are complete? Yes No[O

E}alfm Pilner Qvner
As an authorized representative of Applicant, i e confirms that he/she is the Autherized

Iepstitte  of Applieantramei named in the Application, and that he/she has read the foregoing Application and
knows the contents thereof, and hereby represents, understands, and otherwise agrees with the IDA, also known as

the “Agency,” and as follows:
JA Padever (L

Before completing this section,‘l;KalDA staff reviewed all previous sections of the Application and acknowledged




Job Listings: 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, hew employment
opportunities created as a result of the Project will be listed with the New York State Department of
Labor Community Services Division (the “DOL”) and with the administrative entity (collectively with
the DOL, 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.

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.

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. Copies of all filings shall be provided to the Agency.

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, at least
annually or as otherwise required by the Agency, reports regarding the number of people employed
at the project site, salary levels, contractor utilization and such other information (collectively,
“Employment Reports”) that may be required from time to time on such appropriate forms as
designated by the Agency. Failure to provide Employment Reports within 30 days of an Agency
request shall be an Event of Default under the PILOT Agreement between the Agency and Applicant
and, if applicable, an Event of Default under the Agent Agreement between the Agency and

Applicant. In addition, a Notice of Failure to provide the Agency with an Employment Report may be
reported to Agency board members, said report being an agenda item subject to the Open Meetings

Law.

The Applicant acknowledges that certain environmental representations will be required at closing.
The Applicant shall provide with this Representation, Certification, and Indemnification Form copies
of any known environmental reports, including any existing Phase | Environmental Site Assessment
Report(s) and/or Phase Il Environmental Investigations. The Agency may require the Company and/or
owner of the premises to prepare and submit an environmental assessment and audit report,
including but not necessarily limited to, a Phase | Environmental Site Assessment Report and a Phase
[l Environmental Investigation, with respect to the Premises at the sole cost and expense of the owner
and/or the Applicant. All environmental assessment and audit reports shall be completed in
accordance with ASTM Standard Practice E1527-05, and shall be conformed over to the Agency so
that the Agency is authorized to use and rely on the reports. The Agency, however, does not adopt,
ratify, confirm, or assume any representation made within reports required herein.

12



The Applicant and/or the owner, and their successors and assigns, hereby release, defend and
indemnify the Agency from any and all suits, causes of action, litigations, damages, losses, liabilities,
obligations, penalties, claims, demands, judgments, costs, disbursements, fees or expenses of any kind
or nature whatsoever (including, without limitation, attorneys’, consultants’ and experts’ fees) which
may at any time be imposed upon, incurred by or asserted or awarded against the Agency, resulting
from or arising out of any inquiries and/or environmental assessments, investigations and audits
performed on behalf of the Applicant and/or the owner pursuant hereto, including the scope, level of
detail, contents or accuracy of any environmental assessment, audit, inspection or investigation report
completed hereunder and/or the selection of the environmental consultant, engineer or other qualified
person to perform such assessments, investigations, and audits.

Hold Harmless Provision: The Applicant acknowledges and agrees that the Applicant shall be and is
responsible for all costs of the Agency incurred in connection with any actions required to be taken by
the Agency in furtherance of the Application including the Agency’s costs of general counsel and/or the
Agency’s bond/transaction counsel whether or not the Application, the proposed Project it describes,
the attendant negotiations, or the issue of bonds or other transaction or agreement are ultimately ever
carried to successful conclusion and 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 Application, regardless of whether or not the Application or the proposed Project described herein
or the tax exemptions and other assistance requested herein are favorably acted upon by the Agency;
(ii) the Agency's acquisition, construction and/or installation of the proposed Project described herein;
and (iii) any further action taken by the Agency with respect to the proposed Project including, without
limiting the generality of the foregoing, all causes of action and attorney's fees and any other expenses
incurred in defending any suits or actions which may arise as a result of any of the foregoing. Applicant
hereby understands and agrees, in accordance with Section 875(3) of the New York General Municipal
Law and the policies of the Agency that any New York State and local sales and use tax exemption
claimed by the Applicant and approved by the Agency, any mortgage recording tax exemption claimed
by the Applicant and approved by the Agency, and/or any real property tax abatement claimed by the
Applicant and approved by the Agency, in connection with the Project, may be subject to recapture
and/or termination by the Agency under such terms and conditions as will be established by the Agency
and set forth in transaction documents to be entered into by and between the Agency and the
Applicant. The Applicant further represents and warrants that the information contained in this
Application, including without [imitation information regarding the amount of the New York State and
local sales and use tax exemption benefit, the amount of the mortgage recording tax exemption benefit,
and the amount of the real property tax abatement, if and as applicable, to the best of the Applicant’s
knowledge, is true, accurate and complete.

This obligation includes an obligation to submit an Agency Fee Payment to the Agency in accordance
with the Agency Fee policy effective as of the date of this Application.

By executing and submitting this Application, the Applicant covenants and agrees to pay the following
fees to the Agency and the Agency’s general counsel and/or the Agency’s bond/transaction counsel,
the same to be paid at the times indicated:
a. anon-refundable $1,000 application and publication fee (the “Application Fee”);
b. an amount equal to one percent (1%) of the total project costs, unless otherwise agreed to by
the Agency; and



10.

11,

12.

13.

14.

15.

c. allfees, costs and expenses incurred by the Agency for (1) legal services, including but not
limited to those provided by the Agency’s general counsel and/or the Agency’s
bond/transaction counsel, thus note that the Applicant is entitled to receive a written
estimate of fees and costs of the Agency’s general counsel and the Agency’s bond/transaction
counsel; and (2) other consultants retained by the Agency in connection with the proposed
project, with all such charges to be paid by the Applicant at the closing.

If the Applicant fails to conclude or consummate the 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 Applicant is unable to find buyers willing to
purchase the bond issue requested, or if the Applicant is unable to facilitate the sale/leaseback or
lease/leaseback transaction, then, upon the presentation of an invoice, Applicant shall pay to the
Agency, its agents, or assigns all actual costs incurred by the Agency in furtherance of the Application,
up to that date and time, including but not necessarily limited to, fees of the Agency’s general counsel
and/or the Agency’s bond/transaction counsel.

The Applicant acknowledges and agrees that all payment liabilities to the Agency and the Agency’s
general counsel and/or the Agency’s bond and/or transaction counsel as expressed in Sections 8 and 9
are obligations that are not dependent on final documentation of the transaction contemplated by this

Application.

The cost incurred by the Agency and paid by the Applicant, the Agency’s general counsel and/or
bond/transaction counsel fees and the processing fees, may be considered as a cost of the Project and
included in the financing of costs of the proposed Project, except as limited by the applicable provisions
of the Internal Revenue Code with respect to tax-exempt bond financing.

The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information
Law (FOIL). Applicant understands that all Project information and records related to this application
are potentially subject to disclosure under FOIL subject to limited statutory exclusions.

The Applicant acknowledges that it has been provided a copy of the Agency’s Policy for Termination
of Agency Benefits and Recapture of Agency Benefits Previously Granted (the “Termination and
Recapture Policy”). The Applicant covenants and agrees that it fully understands that the Termination
and Recapture Policy is applicable to the Project that is the subject of this Application, and that the
Agency will implement the Termination and Recapture Policy if and when it is so required to do so.
The Applicant further covenants and agrees that its Project is potentially subject to termination of
Agency financial assistance and/or recapture of Agency financial assistance so provided and/or

previously granted.

The Applicant understands and agrees that the provisions of Section 862(1) of the New York General
Municipal Law, as provided below, will not be violated if Financial Assistance is provided for the

proposed Project:

§ 862. Restrictions on funds of the agency. (1) No funds of the agency shall be used in respect of any
project if the completion thereof would result in the removal of an industrial or manufacturing plant
of the project occupant from one area of the state to another area of the state or in the
abandonment of one or more plants or facilities of the project occupant located within the state,
provided, however, that neither restriction shall apply if the agency shall determine on the basis of

14



16.

17.

18.

19.

20.

21.

the application before it that the project is reasonably necessary to discourage the project occupant
from removing such other plant or facility to a location outside the state or is reasonably necessary
to preserve the competitive position of the project occupant in its respective industry.

The Applicant confirms and acknowledges that the owner, occupant, or operator receiving Financial
Assistance for the proposed Project is in substantial compliance with applicable local, state and federal
tax, worker protection and environmental laws, rules and regulations.

The Applicant confirms and acknowledges that the submission of any knowingly false or knowingly
misleading information may lead to the immediate termination of any Financial Assistance and the
reimbursement of an amount equal to all or part of any tax exemption claimed by reason of the
Agency’s involvement the Project, as well as may lead to other possible enforcement actions.

The Applicant confirms and hereby acknowledges that as of the date of this Application, the Applicant
is in substantial compliance with all provisions of Article 18-A of the New York General Municipal Law,
including, but not limited to, the provision of Section 859-a and Section 862(1) of the New York
General Municipal Law.

In the event that (a) the Company does not proceed to final IDA approval within six (6} months of the
date of the initial resolution and/or (b) close with the IDA on the proposed Financial Assistance within
twelve (12) months of the date of the initial resolution, the IDA reserves the right to rescind and
cancel all approvals provided.

The Applicant and the individual executing this Application on behalf of Applicant acknowledge that
the Agency and its counsel will rely on the representations and covenants made in this Application
when acting hereon and hereby represents that the statements made herein do not contain any
untrue statement of a material fact and do not omit to state a material fact necessary to make the
statements contained herein not misleading.

The Applicant and the individual executing this Application on behalf of Applicant acknowledge
receipt of notice from the Agency pursuant to Section 224-a(8)(d) of the New York Labor Law that the
estimated mortgage recording tax exemption benefit amount, the estimated sales and use tax
exemption benefit amount, and the estimated real property tax abatement benefit amount as so
identified within this Application are “public funds” and not otherwise excluded under Section 224-
a(3) of the New York Labor Law. Applicant further acknowledges and understands that it has certain
obligations as related thereto pursuant to Section 224-a(8)(a) of the New York Labor Law.

STATE OF NEW YORK )

COUNTY OF

.5‘{'({)(/([96//\ ) ss.:

J 0 }\V\ ?&JJ W , being first duly sworn, deposes and says:
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Ll C
Thatlamthe (O« «~t/ (Corporate Office) of :_Yﬂ' P"‘ t o/ ’ {Applicant) and that
I'am duly authorized on behalf of the Applicant to bind the Applicant.

That | have read the attached Application, | know the contents thereof, and that to the best of my
knowledge and belief, this Application and the contentgofthis Application are true, accurate and complete.

L

(Slgnature of Officer)

RACHEL G OCONNOR
NOTARY PUBLIC, STATE OF NEW YORK
Registration No, 010C6297920

Qualified in Steuben Coungy
My Commission Expires JL2 021
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MRB Cost Benefit Calculator

Steuben County Industrial Development Agency
Date|September 18, 2024
Project Title|JA Palmer LLC I
Project Location|[2130 Deiter Road, Wayland, NY 14572 I

Construction Phase - Praject Assumptions. -

Project Costs

Project Costs Value
Enter total project costs: $1,721,815
Local Construction Spending
In-region construction spending $1,721,815
Construction Economic impacts

Industry NAICS % of Total Investment  Investment by Type
Commercial and Institutional Building Construction 236220 50% $860,908
New Multifamily Building Construction 236116 50%, $860.908
[Not Applicable] ] 0 $0
Most projects will only have one line related to construction type. . 100% $1,721,815

New Household Spending - Residential and Mixed-Use Projects Only

Unit Types and Household Income Brackets

Unit Type 1

Description 2~br market rate |
Unit Count 3]

Target Income (HH) $40,000 - $49,999 ]

Unit Type 2

Description 1-br market rate |
Unit Count 5]

Target Income (HH) $40,000 - $49,999 |

% Net New (See Instructions) 100%

Total Unit

Total Local Household Spending [ $235,320

Operation Phase - Project Assumptions =

Jobs and Earnings from Operations

NAICS Lookup

Year 1 - Enter NAICS NAICS Count Per Job Annual Earnings Total Earnings
0 0 0 0 0
0 0 0 0 0
0 0 0 0 0
0 4 0 0 0
0 0
0 0
Total 0 0

Year 2 NAICS Count Per Job Annual Earnings Total Earnings
Q 0 0 0 $0
0 a 0 0 0
0 0 0 0 (]
0 o 0 0 0
0 0 $0
0 0 30
Total 0 $0

Year 3+ (Full Employment) NAICS Count Per Job Annual Earnings Total Earnings
0 0 0 0 0
Q 0 o] 0 {4]
0 0 0 0 0
9] 0 0 0 0
0 0 0
0 0 0
Total 0 30




Fiscal Impact Assumptions

Estimated Costs of Incentives

% value PILOT Term (Years)
Sales Tax Exemption 64,000
Local Sales Tax Rate [ 4.00%. 32,000 Escalation Factor 2%
State Sales Tax Rate | 4.00% $32,000
Discount Factor
Mortgage Recording Tax Exemption $6,250
Local | 025%| $2,083
State | 0.50% $4,167

Total Costs $105,346 |includes PILOT exemption, calculated below.



Property Tax Exemption

Property Tax ) Property Tax on Full  Difference in Current Difference PILOT
Year # Year WITHOUT Estimated PILOT
. Assessment vs. PILOT vs Full Taxes
Project
1 2024 $1,646 $739 $7,391 -$907 -$6.652
2 2025 $1,679 $1,508 7,539 -$171 -$6,031
3 2026 $1.712 $2,307 7,689 $595 -$5,383
4 2027 $1.746 $3137 7,843 $1,391 -$4,706
5 2028 $1.781 4,000 $8,000 $2,219 -$4,000
6 2029 $1.817 4,896 $8,160 $3,079 -$3,264
7 2030 1,853 5,826 8,323 $3,973 -$2,497
8 2031 1,890 6,792 8,490 $4,501 -$1,698
9 2032 1,928 7,794 8,659 $5,865 -$866
10 2033 1,967 8,833 8,833 $6,866 30
Total $18,019 $45,831 $80,927 $27,812 -$35,096
Discounted-> $23,719 -$32,606




Other Benefits to Public and Private Individuals - If Applicable

Other Local Municipal Other Payments to

Year # Year ) o
Revenue Private Individuals

2024
2025
2026
2027
2028
2029
2030
2031
2032
2033

[0 Rted o] I L2} (%0 B2 {¥51 LN ] =

=

Total $0 $0

Notes

Does the IDA believe the project can be accomplished in a timely fashion? Yes



Steuben County Industrial Development Agency

MRB Cost Benefit Calculator
Date September 18, 2024
Project Title JA Palmer LLC

Project Location

MRB group

Cost-Benefit Analysis Tool powered by MRS Group

2130 Deiter Road, Wayland, NY 14572

Economic Impacts

Summary of Economic Impacts over the Life of the PILOT

Project Total Investment

$1,721,815 Temporary (Construction)
Direct Indirect Total
Jobs; 16 2 18
Earnings $663,421 $144,619 $808,041
Local Spend $1,721,815 $462,484 $2,184,299
Ongoing (Operations)
Aggregate over life of the PILOT
Direct Indirect Total
Jobs 2 0 3
Earnings $988,229 $308,662 $1,296,891
Figure 1
Net Benefits
41,000,000
$800,000
$600,000
$400,000
$200,000 - ] e ] ) o
%0 B EE R O O B B BE e
) N v % ™ &) © A & o 9
$200,000 @ & & & & @ @ N & K
B Benefits T Costs -Net Benefits

Net Benefits chart will always display construction through year 10, irrespective of the length of the PILOT.

Figure 2

Total Jobs

Temporary

Ongoing

0 5 10
B Direct iIndirect

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C.
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Figure 3
Total Earnings

Temporary

$200,000  $400,000 S600,000  $800,000 $1,000,000 $1,200,000 $1,400,000

B Direct 7 Indirect

Ongoing earnings are all earnings over the life of the PILOT.




Fiscal Impacts

Estimated Costs of Exemptions

Property Tax Exemption

Sales Tax Exemption
Local Sales Tax Exemption
State Sales Tax Exemption
Mortgage Recording Tax Exemption
Local Mortgage Recording Tax Exemption
State Mortgage Recording Tax Exemption

Total Costs

State and Local Benefits

Local Benefits
To Private Individuals
Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals
To the Public
Increase in Property Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue
Other Local Municipal Revenue

State Benefits

To the Public
Temporary Income Tax Revenue
Ongoing Income Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region
Benefit to Cost Ratio

Local
State

Grand Total
*Discounted at 2%

Nominal Value
$35,096
$64,000
$32.000
332,000

$6,250
$2083
$4167

$105,346

Nominal Value

MRB

Cost-Benefit Analysis Tool powered by MRB Group

Discounted Value*
$32,606

$64,000
$32000
$32,000
$6,250
32083
34167

$102,856

Discounted Value*

$2,145,164 $2,004,661

$2,104,932 $1,969,.230

$808,041 $808,041

$1,296,897 $1,161,189

$0 $0

$40,232 $35,431

$27.812 $23719

$5,656 $5,656

$6,764 $6,056

30 $0

$107,142 $100,328

$107.142 $100,328

$36362 536,362

$58,360 $52,054

$5,656 $5.656

36,764 36,056

$2,252,306 $2,104,988

Benefit* Cost* Ratio

$2,004,661 $66,690 30:1
$100,328 $36,167 3:1
$2,104,988 $102,856 20:1

Additional Comments from IDA

Does the IDA believe that the project can be accomplished in a timely fashion?

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C.

Yes




