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Introduction to Industrial Development
Agencilies (nl DAs

A Formedunderthe New York State General Municipdlaw t he o0 Act 60) , a
corporations.

A Createdto actively promote, encourage, attract and develop job and recreational
opportunities and economicallsound commerce and industry in counties, cities, town:
and villageghroughout New York State.

A Empoweredo provide financial assistance to private entities through tax incentives ir
order to promote the economic welfare, prosperity and recreational opportunities for
residents of a municipality

A Have theability to purchase, sell, lease and/or mortgage real property and to borrow
and make money available in connection with properly induced IDA prajects

A Subjectto open government lawdéimited investment powers and specifically are not
empowered to make outright gifts to a private enterprise.
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Who Is a qualified applicant?
What |1 s a Nnproj e

A A for-profit entity that wantsto undertakeconstructionor expansionof a
O p r o gamic gemeralbeconsideredqualifiedapplicant

G The IDA ability to providefinancialassistancéo, or undertakeprojects
for the benefit of not-for-profit corporationshas expired However,
through structuring and/or use of a local developmentcorporation,
necessarpenefitscanbemadeavailableto not-for-profits.

AAOpr ojseroadlydefinedby the Act as 0 a rand, any building or
other improvement,and all real and personalproperty locatedwithin the
state of New York and within or partially outside the municipality for
whosebenefitthe agencywascreate@ 0

GEligible types of projects, include, but are not Ilimited to:
manufacturing, technologybased, commercial, rehabilitation of
existing commerciabuildings,studenthousingandaffordablenousing
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Financial Assistance

AMortgage Recording TaxeExemption
ASales and Use Takxemption
AReal Property TaxAbatement

ATax Exempt Bond Financing

e HARRIS BEACH £
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Financial Assistance:
Mortgage Recording Tax Exemption

A Whenevera county clerk recordsa mortgage in New York
State unlessan exemptionis available,the mortgagor must
pay a certain percentage of the mortgaged amount of
mortgagerecordingtax.

GBetween.75% to 1.85% dependingon where you are in
New York State

Alf an IDA (on a nonrecoursebasis)has an interest in the
property at the time the mortgageis recorded,the IDA will
mortgage its interest in the property (exempt from the
mortgagerecordingtax) andthe companywill simultaneously
mortgage its interest in the property (exempt from the
mortgagerecordingtax). =
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Financial Assistance:
Sales and Use Tax Exemption

A 7.375%In WestchestelCounty

A All purchasesnadeby anIDA or its agentare exemptfrom
salesandusetax.

A The IDA will appointthe companyas its agent under a
Project Agreementto makepurchaseonthe |l D Alielsalf
Thesepurchasesvill beexemptfrom salesandusetax.

A Company appointed as agent of the IDA may appoint
subagents

) et HARRIS BEACH
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Financial Assistance:
Real Property Tax Abatement
(PILOT)

A Any real property ownedor controlled by an IDA is not subjectto ad valorem
real property taxes When an IDA takesaleaseholdnterestin real property,
the property becomesl00% exempt from ad valorem real property taxes
However,real property ownedor controlled by anIDA continuesto be subject
to specialassessmen@nduserfees]ike water,sewer fire, etc

A To accommodatehe needsof the local tax jurisdictions, however,the IDA
negotiatesa Paymentin-Lieu-of-Tax Agreement( o P| BAQT ee matmt o
the company

A The IDA will then direct thesepaymentsin-lieu-of-taxesto be madeto the
affectedtax jurisdictions in the percentagethat eachaffectedtax jurisdiction
would otherwisehavereceivedout for the A g e n myolGesment

A An IDA is requiredto adopta o Un i fTaxrEremptionP o | i( @ydr E P &
which outlines the types of PILOT Agreementsthe IDA offers and the
proceduresor deviationfrom thosestatedpolicies

.
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The Structure of an IDA Assisted Transaction

A The IDA usually participatesby taking a leaseholdinterest in the real
and/or personabroperty involvedin the project

A The length of time the IDA maintainsa leaseholdnterestin the property
dependsn the financialassistancéhe IDA is providing. For example

G Mortgage RecordingTax Exemption when the financial assistances limited
to the provision of an exemptionfrom the mortgage recording tax, the IDA
needonly maintainaninterestin the property for ashort periodof time.

G SalesTax Exemption whenthe financialassistances limited to the provision
of exemptionfrom salestax, the IDA may securean interest in the property
through the construction/installation periodonly.

G Real Property Tax Abatement when the financial assistanceincludes
abatementfrom real property taxes,the IDA will maintain an interestin the
property for the duration of the abatemenperiod
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Limitations of Financial Assistance
and IDA Powers

While it is the purposeof an IDA to promote the economic
welfare and prosperity of a mu n i ¢ | nhabitaritsyarid $0

actively attract and encouragedevelopmentof such activities,
the Act does place somerestrictions on an | D A abdity to

participatein certaintypesof projects

o
(000) 050-0000 HARRIS BEACH &

© Harris Beach pLLc, 2013 15 ATTORNEYS AT LA



Limitations of Financial Assistance and IDA
Powers: Retall Facilities

GRetail Faclilities an IDA is limited in its ability to provide
financial assistanceto projects 0 t haaet primarily used in
makingretail salesto customers There are someexceptionso
the retail restriction, which are

A The projectisao t oud e s tmi mnwhidh is defin@das locations
or facilities which are likely to attract a significant number of
visitors from outsidethe economialevelopmentegion.

A The predominantpurposeof the projectis to makeavailablegoods
or serviceswhich would not be, but for the project, reasonably
accessibleo residents of the municipality where the project is
located

A The project is located within a 0 h i gdistregseda r e(@ahich
Includesprojectslocatedin aformer Empire Zone)
%
A HARRIS BEACH 2
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Financial Assistance:
Tax Exempt Bond Financing

AIDAs are authorized by State law to Issue

bono
AThe

sandnotes

proceedsof thesetax exemptbondscan

be usedto fund all, or substantially all, the
costsof the project Since2008§ this form of
benefitis granted through an affiliated Local
DevelopmentCorporation(LDC).
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Local Development Corporations (LDC)

AEmpoweredto conductcertain projectsunder
the Not-For-Profit CorporationLaw

ASimilarto | D A & $ C gam offer mortgage
recording tax and salestax relief. However,
they cannotofferreal property tax abatements

ATax-exempt bond financing for qualified
501(c)@3) organizations
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Tax Exempt Bond Financing

A Facilities that generally qualify for LDC tax exempt bond financing:
G Manufacturing;
G 501(c)(3) charitable entity T schools, YM(W)CA ,etc.; and

G Airports, docks, mass commuting facility, water and sewage facilities,
solid waste disposal, qualified residential rental projects (certain
affordable housing developments); energy/gas facilities.

A Non-Recourse, Conduit Issuer.

A The Internal Revenue Code imposes an annual limit on the aggregate
principal amount of private activity bond that may be issued in each state,
commonly referred to as the statewide volume cap. The 2019 state volume
cap is just over $2 billion.

AThe volume cap Is generally allocated
agencies and to the statewide bond reserve.

+
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QUASI -PUBLIC CORPORATIONS &
FINANCING LOCAL DEVELOPMENT
PROJECTS

Devel oper 0s Per

COLLINS

Presented by Arthur Collins

Principal, Collins Enterprises
www.collindlc.com




CAOLLINS Mission

ACollins is focused on urban redevelopment and property
acquisition in employment centers and fringe cities

AOwn and manage a portfolio of commercial and residenti
properties in New York, New Jersey, and Virginia

AConcentrate on redevelopment opportunities in response
to population trends, follow smart growth initiatives and
engage our specialized skills in developing public/private
partnerships in cities




A Tradition of Distinctive Properties




FINANCING DEVELOPMENT

with Public Sector Involvement

y" A pro business administration and knowledgeable agencies to spearhead
redevelopment

y ! YFAauSNI LX Ly OKIG JFdzARSa UKS [ Al
economic redevelopment initiativeg including hiring outside planners and
updating the plan and ensuring funding is in place

y"  Financial incentives for developers to build with quantifiable risk that
encourages private investment

y" Economic development agencies aligned to induce private investment & |
growth

y"  Ability to appoint developers rather than RFP

y'  Support proposals if consistent with master plan, i.e. New Rochelle

y"  Usually business minded & have abilities to capitalize public investments
y" Initiate public investment to stimulate private investment in a region
Yy Many times creating a new market for the region







Yonkers,

NY
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First GroundUp Housing Development In
downtown Yonkers in 30 Years
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Hudson Park public/private partnership with
the City of Yonkers to redevelop their
downtown and riverfront




Hudson Park 1 Project Detalls

A 773 residential rental apartments
A 15,000 sq ft of restaurants, office and retail

A Building heights range from 4 to 23 stories, consistent with the
master plan guidelines

A Public incentives & benefits
A Deferred land price takedown
A Real estate tax deferrals (PILOT)
A Sales tax exemption from Industrial Development Agency

A City reimbursement of costs for environmental remediation and
underground obstructions

A Mortgage recording tax exemption from Industrial Development
Agency

A Brownfield tax credits paid for public improvements,
Infrastructure and amenities
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Downtown Norfolk

Norfolk waterfront showing Battleship Wisconsin and ralevelopment area




The PierPointe at Freemason Harbor
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NORFOLK PROJECTS

A 395 residential rental and condominium apartments
A 15,000 SF of restaurants, office & retail
A Buildings 3 to 6 stories, consistent with master plan

Public Incentives/Benefits

A Optioned 7 acres & pier structure

A Land take down at Certificate of Occupancy
A Real estate taxes phased in over 5 years

A Norfolk Redevelopment & Housing Authority funded $6M for
Infrastructure & road realignments

A Land price debited by environmental, underground
obstructions, poor soilspremium construction costs, i.e.
deep pile foundations

A Entitlement support




Public Capitalization Metrics

Yonkers

v Public investment: $200mm

v Private investment: $300mm

v Generated annual tax revenue &mm

Norfolk

v Public investment $20mm

V' Private investment: $65mm

v Generated annual tax revenue of $1mm




Conclusions and Observations

y' Public/Private partnership yield longerm benefits in
redevelopment areas if you are willing to pioneerdifficult to
transfer benefits

Yy Best to partner with development authority or Economic
Development office

y" An overlay of IDA, State and Federal benefits covered the
financing gap and reduced construction and market risk makin
project economically feasible & financeable

Yy Benefits stimulate private investment, i.e. Opportunity Zones

vy Collins brought Institutional and Foreign capital due to higher
returns for investors, strategic locations, and new asset classes

Yy Reestablishing a vibrant market with numerous third party
transactions/transfers




Roleof the County

NormaDrummond . Commissioner of
Planning, Westchester County




Westchester County and Developme

A General Municipal Law 239
A WCIDA and LDC
A CDBG

A Capital Projects




City Context:
New Rochelle Example

LuizC. AragonCommissioner, Department
of Development, City of New Rochelle
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New Rochelle has created the most ambitious downtown development vision.insthe Hudson Valley:
* 12 million square feet * 2 million square feet of office space
* 6,370 residential units ¢ 1 million square feet of retail space
* 1,200 hotel rooms
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Transit Oriented Development
Smant Growth Study
New Rochelle, NY
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e About 10 million people within 30 minutes
* Regional job creation

* Magnet for Millennials

YONKERS

¢

NEW YORK CITY
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WHITE PLAINS
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10 million people live within a convenient
and affordable 30-minute trip to our
downtown. Includes:

» Portions of the metropolitan area
with high rates of unemployment and
underemployment

* Young professionals increasingly priced
out of the New York City market and
ripe for capture

» Corporate leaders who can easily see
that New Rochelle is the hole in a donut
formed by Stamford, White Plains,
and the five boroughs
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GOLDEN HORSESHOE @
DOWNTOWN CENTER

COMMERCIAL CLUSTERS AND
CORRIDORS

NEIGHBORHOOD PROTECTION
AND ENHANCEMENT AREA
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More than 10 projects approved:
* 2,300 residential units

* 100,000 square feet of
commercial and retail space

» 230 affordable housing units
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New Rochelle Industrial Development
Agency Uniform Tax Exemption Policy

*DOZ Projects
-Standard Abatement Schedule
*Artist Live/Work

-Standard Abatement Schedule for
Qualified Live/Work Space projects

*Low Income Housing Tax Credit Program
(LIHTCs)

-PILOTS that match the term of the
projects affordability requirement
under the term of the LIHTCs




;+

STREAMLINED |
PROCESS

Finance Subcommittee
National Development Council

UNDC
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