Columbia Industrial Development Agency
Benefits-to-Cost Analysis of Proposed Project: The Wick Hotel, Redburn Development

Prepared by Victoria Storrs 6/24/16

The benefits-to-cost analysis was developed using the software package InformANALYTICS,
created by the Center for Governmental Research in Rochester. It estimates the economic
benefits that would accrue within Columbia County and the region and state as a result of the
project, compared with the value of the benefits package requested from the CIDA. In addition
to presenting future property tax revenue, InformANALYTICS estimates the value of the new
jobs, including the effects of the salaries such as additional local spending and secondary jobs
expected to be created as a result of project employment. The benefts-to-cost is presented by
the software as a ratio of dollars of benefits to dollars of costs. The software does not take into
account other factors that CIDA may consider as it reviews a project, such as adaptive re-use of
a property, diversification of the local economy, or conformance to County strategic goals.
Redburn Development also provided to the CIDA its own analysis of project benefits.

This analysis estimates a 3.6 to 1 benefits-to-cost ratio® for The Wick Hotel project as currently
proposed. Additional summary information:

Total State and Regional Benefits $899,391

Total Project Incentives $253,146

Direct Employment at the Project 11 Full time equivalent
Average Salary at the Project $32,699

Temporary Construction Jobs 45 Full time equivalent
Indirect and Induced Jobs 5 Full time equivalent

(e.g. supply chain, new household
spending)

Details of the project are provided in the InformANALYTICS reports, which should be reviewed
in conjunction with this summary memo?. These reports include:

s Board Report “Board Report”
« Client Report “Incentives for 41 Cross Street Hospitality The Wick Hotel Project”
s Internal Report “Internal Report”

143 6 dollars of economic benefit for every $1.00 of tax abatement provided.

2 The property is currently owned by a tax exempt organization and does not generate real property tax revenue.
informANALYTICS software does not easily adjust for this situation. The analysis is sound but certain detailed
calcutations in the Internal Report, are inaccurate and these data points have been marked. These are minor
calculations for iflustration only and do not affect the benefits-to-cost ratia or any other critical measures,




Project Data

The following information about the project was entered into the software:

Data Type Value Source

Property acquisition $915,000 Application
Construction costs $4,650,000 Application
Project costs, subject to sales | $1,790,000 Application

tax (fixtures & equipment)

Project costs, not subject to $1,083,000 Application

sales tax (architecture and

engineering, financing)

Total Project Costs $8,438,000 Application
Mortgage amount $5,000,000 Application
Estimated current assessed | $770,000 CIDA and County Assessor’s online
value of parcel assessment rolls
New jobs (all new jobs) 11 FTE Application

Job wages Est. $32,699/yr InformANALYTICS*

* InformANALYTICS defaults to an annual average salary for the project based on the type of
industry for the project. This project is categorized by NAICS® code as “Leisure and Hospitality —
accommodation.” This estimate is close to that of the applicant so the InformANALYTICS value

was used.

Project Financing

The project is expected to be funded as follows:

Mortgage

CFA Grant

Historic Tax Credits
Eguity

Total Source of Funds

$5,000,000.00
1,500,000.00
1,800,000.00
138,000.00
$8,438,000.00

3 North American Industry Classification System, used by Federal agencies as well as InformANALYTICS
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PILOT Schedule

Total PILOT payments of $685,000 over 11 years were provided by the Hudson IDA.
InformANALYTICS requires the user to enter schedules for each taxing jurisdiction. The
schedule below was created based on a pro-rata allocation of the 2015/2016 tax rates

published by the County Assessor’s office.

InformANALYTICS presents its analysis of the property tax incentives in the Client Report
“Incentives for the 41 Cross Street Hospitality.” The software’s presentation automatically
assigns a portion of the PILOT payments to the “existing property” component of the project
and the remainder to the improvements. This does not affect the analysis.

Pro Rata Paymentis

Year Total Payment  County City of Hudson Hudson City SD
1 20,000.00 3,306.70 7,173.54 9,518.76

2 25,000.00 4,133.38 8,966.93 11,899.69

3 34,375.00 5,683.40 12,329.52 16,362.08

4 43,750.00 7,233.42 15,692.12 20,824.47

5 53,125.00 8,783.42 19,054.72 25,286.85

6 62,500.00 10,333.45 22,417.31 29,749.24

7 71,875.00 11,883.47 25,779.91 34,211.62

8 81,250.00 13,433.49 29,142.51 38,674.01

9 90,625.00 14,983.50 32,505.10 43,136.39

10 100,000.00 16,533.52 35,867.70 47,598.78

11 103,000.00 17,029.53 36,943.73 49,026.74

Total 685,500.00 113,337.29 245,873.09 326,289.63

Fee Schedule

The following fees are estimated for the project for a total of $101,354 on a present value basis.

1. Application fee of $2,000 — up front.
. Project fee of 1% of total project cost (greater of project cost or mortgage) — up front.
3. Annual PILOT fee of $1,500 for length of abatement, over 11 years and net present

value discounted by 2% annually.
Benefits
The following project benefits are estimated for the project:

1. Mortgage tax abatement
2. Sales tax abatement
3. Real property tax abatement on Improvements to the site, in the form of a custom

PILOT agreement over a term of 11 years. The property for this project is currently
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owned by a tax-exempt organization and therefore the property does not generate any
tax revenue.

Taxing Jurisdictions
Real property taxes are proposed to be abated within the following jurisdictions:

1.
2.
3.

Columbia County
City of Hudson
Hudson City School District

Benefits to Cost Analysis

The InformANALYTICS software estimates that a project will provide economic benefits to the
region and state in direct and indirect ways. It is important to note that these are estimates
and they rely on multiple assumptions about salary, spending, net income tax revenue, etc.

Types of benefits:

Direct jobs/salary from workers added at the project as provided by applicant.
Temporary direct jobs/salary from the construction of the project — estimated by the
software based on estimated construction spending.

Indirect economic benefits from the project’s purchase of goods/services from regional
firms, stimulating suppliers to add jobs and payroll.

induced economic benefits from the new payroll at the project stimulating household
spending that is new to the regional economy.

Project fees including Application Fee, Agency Administrative Fee, and annual PILOT
Administration Fee {not in software analysis at this time.)

Types of “costs”:

4, Forgone mortgage tax revenue.

5. Forgone sales tax revenue.
6. Forgone real property taxes on the increased assessed value of the property resulting

from improvements to the property from the completion of the project. The property
for this project is currently owned by a tax-exempt organization and therefore the
property does not generate any tax revenue.
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Choose Columbia

Incentives for the 41 Cross Street Hospitality The Wick

Hotel Project

Table 1: Estimated Incentives & Fees™ 00k
Total Project Incentives ‘$354,500 ,
Mortgage Tax $62,500 o
Property Tax $-0 :
200k
Sales Tax $292,000 .
Total Project Fees $101,3ﬁ5:
Net Project Inéentives ) $253,146 oo
* Figures over 11 years and discounted by 2%. ok
8 Incentives B Fees
Table 2; Estimated Property Tax Paid™™
Year Existing Property Improvement Total )
1 $14,253 $5,747 $20,000 -
m2 $14,253 $10,747 $25,006W ]
3 $14,253 $20,122 W $34,375 .
4 $14,253 $29,497 ) $43,750
5 $14,253 $38,872 $53,125
6 $14,253 $48,247 $62,506
7 $14,253 $57,622 $71,87;- -
3 $14,253 $66,997 $81;u250
9 $14,253 $76,372 $90,625 )
10 $14,253 $85,747 ) $100,000
11 $14,253 $88,747 $103 ,O(TJBW o
Total $156,780 $528,720 $685,500

*¥ Figures are not discounted.

© Center for Governmental Research 2016, All rights reserved.
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Choose Columbia

Internal Report: 41 Cross Street Hospitality - The Wick

Hotel

Table 1: Basic Information

Project Name - 7 - The chk Hotel
Project Applicant i ” o - 4_1 (E-ress Street Hosp:talnty
Project Description 55- room_i;mlted service boutique hotei apprommately 40,800 seuere feet,
;roject Industry Accommo_d-e_t;-
Municipality L i ‘ . Hudson City
School District o Hudson
Type of Transaction B a Lease
Project Cost $8 438 000
Mortgage Amount $5,000,000
Table 2: Permanent New/Retained Employment (Annual FTEs)
State F;eglon
Total Employment 61 61
Direct™* 7:__ i 7 1 1
Indirect™™* 2 2
Induced**** 3 | 3
Temporary Construction (Direct and Indirect) 45 o 454

Table 3: Permanent New/Retained Labor Income (Annual) & Average Salary (Annual)

] State Lahor Income Region Labor Income Average Salary
Total $3,005,599 $3, 005 599 $49,002
Direct™ $359,687 $359,687 ) $32, 699

i Indirect*™* $138,238 B $138,238 " $§§7ez
Induced**** $125,601 §125,601 $43,185
Temporary Construction (Direct and Indirect) $2,382,073 $2,382,073 N ;;2,995




Table 4: Cost/Benefit Analysis (Discounted Present Value®)

Total Costs to State and Region $253,146
Mortgage Tax Revenue Forgone 462,500
State $25,000
County n $257(;{i)
Local - ) $12,50(;

Property Tax Revenue Forgone C ORCE T

__..> $0

485-B Property Tax Abatement Pp ol e 1 oLl NE /\ v

Ny oyl 0 —$120138

Aoove 9858 0 ( Ard) g ATION  NOT AV ES

pAG L g #1201

Sales Tax Revenue Forgone $292,000
Construction Materials $148;800
Other Items $143'20&-

tess IDA Fee -$101,354

Total Benefits to State and Region $899,39v;

Total State Benefits $340,739

Income Tax Revenue _ $244,346
Direct™ o $82 584
Indirect™* o | $45,539
Induced**** $37,615
Construction (Direct and Indirect, over 0 years) $78,608ﬁ

Sales Tax Revenue $96,393
Direct™ : $40,215
Indirect™* $15,456
Induced™** $14,043
Construction {Direct and Indirect, over 0 years) $2é:g;9

Total Regional Benefits $558,6537
Property Tax/PILOT Revenue $462,éGO
Sales Tax Revenue $96,39;

Direct™ $40,215
Indirect*** $15,456
Induced™™* $14,04é
Construction (Direct and Indirect, over Array years) $26,679

Benefit to Cost Ratio

3.6:1




Table 5: Regional Fiscal Impact (Discounted Present Value™) TABCC (WACCORATE

Total Local Client Thcentives T - FC') [ ,’OKUP{’ET?/ ~$82;146
Total Anticipated Local Revenue (Property Tax plus Local-Sales Tax) (Ul (- /Uft \/ | $558,653
Net Loca Revene T T QUL B e
Be“ffwst'*‘af‘f"/ e TN O e M o B8
Table 6: Property Tax Revenue (Discounted Present value™)

Total Property Tax - )  $604,539
County Property Tax i 7 - A$99,9750
Property Tax on Existing Property B - - ) 7 $44:813
Property Tax on Improvement to Property $55,13;
Gtojvilage Property Tax * $216_,83(:'T
overty Tk on EXstng Property — $9;,:}66

I Property Tax on Improvement to Property 7 - $119,370
I School District Property Taxrk i - S $287,753

* Figures over 11 years and discounted by 2%
= Dect - The recpikent of IDA asssiance adds new jobs to the regional economy and/or retans jobs at risk of being bost to another regon. Investments that resuk

i diplacing existing jobs (e.g., most retal and many service sectoy hdustries) do not fal under thk defintion.
#+x [ndrect - The reciplent of IDA assktance makes purchases from reglonal fems, which stmultes supplers to add jobs and payrol that are new to the reglonal

economy or are saved from belng lost to competiors outside the region.
*x+% [nduced - The recpient of IDA assktance by adding to and/or retanng payrol stinrubtes household spending that & new to the regional economy and/or

saved from beig lost to competors outside the reglon.

© Center for Governmental Research 2016. All rights reserved,
Powered by INfOrmas. 200 10w




ChQQSG Columbia

Board Report

Table 1: Basic Information

Project Name The Wick Hotel

Project Applicant 41 Cross Street Hospitality

Project Description 55-room limited service boutique hotel, approximately 40,800
: square feet,

Project Industry Accommaodation

Hudson City

School District Hudson

Municipatity

Type of Transaction Lease

$8,438,000

Project Cost

Mortgage Amount

$5,000,000

Direct Employment Expected to Result from Project 1
(Annual FTEs)

Table 2: Estimated State & Regional Benefits / Estimated Project Incentives Analysis
(Discounted Present Value™)

Total State and Regional Benefits $899,391

Total Project Incentives $253,146

Benefit to Cost Ratio 3.6:1

Projected Employment State Region

Total Employment 61 61

Direct** 11
E3 33 - ) "”’2" T B 2

Indirect

Induced™™** 3 3

Temporary Construction (Direct and Indirect) 45 45
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Table 3: Estimated State & Regional Benefits (Discounted Present value™)

Total State and Regional Benefits $8§9,391
Income Tax Revenue ﬁ $.‘2_4_4,3:l%

" broperty Tax/PILOT Revenue - T e
Sales Tax Revenue o I o -— $192,7és

Total Project Incentives $ 253'1;6
Mortgage Tax ) e _$52,50(;
Property Tax o o - — SI— 7$-_0
Sales Tax o - s SE— ;292,000
LG.:SS IDA Fee h i = e e —__-$101’3_5_4

* Figures over 11 years and discounted by 2%

*& Dyect - The recplent of 1DA assktance adds new jobs to the regional economy and/or retans jobs at risk of being bst to another region. Investments that resuk
in dephcng existing jobs (e.g., most retal and many service sector dustries) do not fal under this defintion.

*xx Indrect - The recpient of 1DA assktance makes purchases from regional frms, which stmulstes supplers to add jobs and payrol that are new to the regional
economy or are saved from being lost to competiors outside the region.

#tx% Induced - The reciplent of IDA assktance by adding to and/or retaning payrol stinubtes household spending that s new to the regionil economy andfor

saved from beng lost to competitors outside the region.

© Center for Governmental Research 2016. All rights reserved,
powered by Informaslals .
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