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This report evaluates possible fiscal impacts aasat with the proposed Western New York
Science and Technology Advanced Manufacturing PaflAMP) project in the Town of
Alabama. The STAMP project involves the construttid an estimated 6.13 million square feet
of new commercial development in the Town on a45@8e parcel in a campus-like setting
located along State Route 77/63, north of JudgaelRbiae development is projected to employ
over 9,300 people at full build-out. Phase | impked to consist of a large anchor technology
manufacturing facility approximately 1 million sqedeet in size. Additional light

manufacturing, technology support, office and tetses are projected to make up the remaining
5+ million square feet of development.

In order to provide the Town with a better underdtag of the potential fiscal impacts from the
proposed development, this analysis looks at thgepted added value of development to the
Town and estimated revenues from PILOT paymentgniats in Lieu of Taxes) and other
potential revenue streams to the Town. It also ipes/a discussion of the types of added
expenses that may result from the proposed deveoprit is emphasized that this discussion is
based on direct costs and revenues anticipatesbstdt from the STAMP development only.
While it is recognized that the project could résuladditional growth in the Town outside the
footprint of the STAMP project, the nature and extef this secondary growth cannot be
accurately projected andnst addressed in this report. The amount of spin-aivgh that

occurs will depend upon Town policies and practiegmrding development in the Town, and
the Town will need to make decisions regardingrtferred future. The level of spin-off growth
could be significant unless the Town takes stepisnio it.

CURRENT TOWN BUDGET

The Town of Alabama budgeted town-wide expens&i#75,059 for the 2012 Fiscal Year. In
addition, the budget appropriates $105,811 fofTinen’s three special districts, which include
two separate fire protection districts (Alabama &adt Pembroke), and Water District 1. The
proposed STAMP project falls within the AlabamaeH#rotection District, which had
appropriations of $77,000 for 2012.



Town of Alabama, NY

2012 Budget by Fund
Budget Percent Percent
Category All

Town-wide Funds:
General Fund $625,518 45% 42%
Highway Fund $749,541 55% 51%
Total Town-wide $1,375,059 100% 93%
Special Didtricts:
Alabama Fire Protection District $77,000 73% 5%
East Pembroke Fire District $3,081 3% 0%
Water District $25,730 24% 2%
Total Special Districts $105,811 100% 7%
Total All Funds $1,480,870 100%

Figures are shown to the nearest dollar.

General Fund

The General Fund represents town-wide costs ofrgavent. The largest share of these costs
goes to general government expenses, represepimgxamately 45 percent of General Fund

spending.

Town of Alabama, NY
2012 General Fund Budget Breakdown

Excl.

General Fund Budgeted Percent Wind*
Total Appropriations $625,518 100.0% $525,518
General Government $280,417 44.8%| 53.4%
Public Safety $9,775 1.6% 1.9%
Transportation $91,300 14.6% 17.4%
Culture & Recreation $3,412 0.5% 0.6%
Home & Community Services $173,000 27.7%| 13.9%
Employee Benefits $67,414 10.8% 12.8%

* The 2012 budget includes $100,000 for wind eneeggarch unlikely to be spent. See

discussion, below.

Under General Government, operating the Town Conalkes up the largest expense. Courts
represent approximately 20 percent of the Genesak@ment budget. A significant proportion
of this expense is reimbursed by New York StateCfourt facilities. It should be noted that
expenses for law and engineering include allocatfonthe water extension work, increasing the
proportion that these categories represent. Spkerab include unallocated insurance and

county charge backs.




Town of Alabama: General Gover nment
Distribution of Budgeted Appropriations
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Home and Community Services is the second higlaegory, at approximately 30 percent of
the appropriations. This category includes plannnoging, code enforcement and a pass
through for refuse collectiohln addition, $100,000 is budgeted in this categmya place

holder for work on Wind Energy research in the Towands spent for wind research have been
reimbursed to the Town by Horizon Wind Energy. Gitleat there has been little to no activity
with further wind development in the Town, it islikely that these funds will actually be
expended. When those funds are subtracted froroutiget, Home and Community Services
expenses drop significantly, to 14 percent of tleeé€al Fund. The refuse collection pass
through makes up nearly two-thirds of the remairing items in Home and Community
Services (excluding wind research).

The third largest share of General Fund expengesi(sl, if wind research funds are removed
from the budget) are related transportation expendas category includes expenses for the
Highway Department’s administration, upkeep ofgheage, and a small allocation for street
lighting. These funds are separate from transportatosts covered under the Town’s Highway
Fund.

! The Town itself does not incur expenses for garlpageup. It contracts with a private company tokpip
residential garbage and charges back the costeabresidents.



Highway Fund

As is common in small, rural communities, the higiyviund represents the largest portion of
Town spending. In Alabama, it is budgeted at apjpnasely $749,500, making up 55 percent of
the town-wide budgeted expenses. This figure doegolude $91,300 of transportation funding
that is budgeted as an administrative expense uhdé&seneral Fund.

Expenditures within the highway fund are split bedw several major categories, with
approximately 40 percent allocated to General Refgeoad repair work); 32 percent to snow
removal; and 18 percent toward machinery. The reimgill percent ($82,240) funds employee
benefits (state retirement, social security, diggland medical insurance).

Town of Alabama Highway Fund: Budgeted Allocations, 2012
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Benefits
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When the budget is categorized by type of spendiogtracted expenses make up 56 percent of
budgeted expenses within the highway fund. A sigaiit proportion of these contracted
expenses represent costs that the Town incursddt @n State and County roadways within the
Town. These funds are received back when the Teweimbursed by those jurisdictions, based
on standard formulas (e.g. per lane mile). The bifithe contractual expenses are for general
repairs ($228,000). Contractual services for snemvaval were budgeted at $146,540, while
contractual machinery expenses were budged at@®32,7



Personal services represent expenses for employéas Town. Including payroll and

employee benefits, these services were budgeteptesent 32 percent of the Highway Budget

in 2012. The remaining 12 percent of the Highwagesditures were allocated to equipment.
Town of Alabama Highway Fund: Budgeted Allocation by Function, 2012

* Includes employee benefits

Revenues

The Town of Alabama obtains revenues from a valégources. Real Estate Property Taxes make up a
relatively small proportion of the Town’s revenuegking up 6 percent of the General Fund revenues
and 7 percent of the Highway Fund revenues. ThenTloag been conservative in its budgeting, and
maintains an appropriated fund balance (appropriatnot expended in the prior year) which helpsetff
the amount that must be raised by property taxethd 2012 budget, the appropriated fund balances
represent 14 percent of all budgeted revenuehiéoGeneral Fund and 22 percent of budgeted revenues
for the Highway Fund.

One of the primary sources of revenue for the TeAMon-Property Tax items, which includes revenues
from sources such as sales and use taxes. NonfBrajpees to the Town made up nearly a third of
General Fund revenues and 29 percent of budgetedues for General and Highway Fund combined.
Fines and Forfeitures comprise another significemenue source for the Town. In 2012, it is buddete
that the Town will receive $136,000 from that seJmepresenting 22 percent of estimated revenuss. T
category includes forfeited bail and forfeited bieposits. The Town of Alabama has budgeted tovecei
$56,800 in State Aid. As noted above, a signifigaoportion of this revenue source is for Court
Facilities ($30,000).



Departmental income represents 9 percent of Geraral revenues. However, the majority of these
revenues ($46,000) represent the pass-througtafbage collection in the Town. In other words, éhes
revenues are structured to exactly match expeasdbke Town just acts as the pass-through agetttisor
service.

Town of Alabama
2012 Budgeted Revenues by Fund
ESTIMATED
REVENUES General Fund Highway Fund Total Town-wide
Amount Pct. Amount Pct. Amount Pct

Real Property Taxes $37,515 6% $55,046 1% $92,561 % |
Misc. Refuge Payments - $13,000 2% $13,000 1%
Interest/Penalties $1,800 0% - $1,800 0%
Non-Prop. Tax Items $200,000 32% $200,000 2V% $OW, | 29%
Departmental Income $54,000 9% - $54,000 4%
Intergovernmental Charges $36,000 690 $220,237 29% 256,837 19%
Use of Money, Property $ 9,750 2% $3,350 0] $13,100 1%
Sale of Property - $28,000 49 $28,000 2%
Licenses, Permits $4,000 1% - - $4,000 0%
Fines/Forfeitures $136,000 22% - - $136,000 10%
State Aid $56,800 9% - - $56,800 49

Rev.Sharing (Per Cap) $14,000 1 - ] $14,000

Mortgage Tax $12,000 - - - $12,000

Court Facilities $30,000 - - - $30,000

Youth Programs $800 - - - $800
Consolidated Highway Aid - - $64,000 9% $64,000 5%
TOTAL Revenues $535,865 86% $583,633 78% $1,119,4981%
Appropriated Fund Balance $89,653 14% $165,908 22%$255,561 19%
TOTAL
APPROPRIATIONS $625,518 100% $749,541 1009 $1,375,059 100%




OPERATIONS

The Town of Alabama currently provides a relativie@sic level of services, many of which are reqlire
by New York State. The Town Clerk is a half-timesipion. Town Hall is open 19 hours per week. There
are 4 full-time employees of the Highway Departmentiuding the Highway Superintendent, plus part-
time employees to accommodate work needs. The BEdsaemploys a part-time financial clerk and
other part-time administrative assistance (e.gesaxy to the Planning Board). The Code Enforcement
Officer/ Building Inspector is a part-time employwhose work load varies throughout the year. His
Town duties are light enough that he is able tal ldown a separate full-time job.

The Town has two Town Justices, who have part-iopport staff (Court Clerk, Constable, etc.) Court
meets once a week for general court matters, plasight per month when the District Attorney is
present and more serious matters can be broudjm twourt.

In general, the Town manages to keep overall experd low by providing limited services. There are
wide range of services, such as water, sewer, paa&seation, senior services, community develogmen
among others, that may be provided by a larger camiispnthat are either minimal or absent in the Town
of Alabama. However, this level of services is coon in rural townships with a small population hase
such as the Town of Alabama. This conservativeaar enables the Town to keep taxes low.

STAMP PROJECT: Background Assumptions

The discussion on potential expenses resulting thenproposed STAMP development is based on a
number of assumptions. For example, the actuaiganaition of development (type, square footage,
value) cannot be known at this time, as it will elepp upon market forces. For the purposes of this
discussion, we have used the assumptions providintiGeneric Environmental Impact Statement
(GEIS) prepared for the project. To the extent thatactual build out of the project differs fronese
assumptions, those changes may affect anticipatgehses and revenues.

The proposed STAMP project is a major developmeujept that would be significant in any
municipality. Given the rural nature of the Town&d&bama, where local government services are
limited, there may be additional secondary impaotsdiscussed here. As an example, if the Town
experiences population growth due to people motartge closer to their place of employment, therg ma
be increased demand for more municipal servicaggpeecreation, ambulance, etc.) The exact impacts
of a project of this nature are dependent uporcpaléecisions made by the Town regarding future ¢inow
and future level of services. This discussion reenlimited to direct impacts associated with
development within the footprint of the STAMP siéad it presumes that the current level of services
provided by the Town of Alabama will remain unchedg

Given the investment required to develop the STAWMSect, the sponsors of the project have indicated
that a major technology manufacturer would be st tenant of the business park, because suateatte



is necessary to justify development costs. Thesptd expected to be implemented in phases. Based
the GEIS, it is anticipated that the project wal phased in over a 15 year time frame, with trs¢ fihase
occurring by year 5. Future phasing will dependruparket conditions, and are more speculative in
nature. Actual time frames may vary. The sponebtke project provided a proposed phasing plan for
the development, which is shown in the followinbléa

WNY STAMP
Proposed Build-Out Phasing
Phase Tenant Type SF VaIIEuS;}SF Est. Value EngS
Phase 1 Total: Phase 1 1,000,000 $150,000,000 1,275
Yr.1-5 Technology Manufacturing 1,000,000/ 150 $150,000,000 1,275
Phase 2 TOTAL 5,130,000 $610,500,000 8,056
Yr. 5-10 Technology Mfg. 1,500,000 150 $225,000,000 1,913
Flex 700,000 60 $42,000,000 1,167
Office 250,000 120 $30,000,000 834
Retail 90,000 60 $5,400,000 90
Demonstration Ctr. 50,000 114 $5,700,000 50
Yr. 10-15 Technology Mfg. 1,500,000 150 $225,000,000 1,913
Flex 700,000 60 $42,000,000 1,167
Office 250,000 120 $30,000,000 834
Retail 90,000 60 $5,400,000 90
TOTAL
(Ph 1+2) 6,130,000 $760,500,000 9,330

SourceEconomic Impact Analysis for the Western New York Science & Technology Advanced

Manufacturing Park, by BBP & Associates, LLC, April 1, 2011. Providesl &ppendix S to the Draft

Generic Environmental Impact Statement for the SPAdloject. FTE = Full Time Equivalent.

Employment for the first stage of development,cat®logy manufacturing facility, is estimated to be
1,275 persons. At full build-out, the STAMP sitg®jected to house 9,330 employees, representing a
on-site “working” population that is nearly 5 tim Town'’s current population.

Employment at STAMP is projected to include a nfiyob categories, ranging from management to
administrative support. Average annual wages &ilge from a high of approximately $110,700, for
management, to a low of $31,400 for administrasivgport. Total payroll at the facility is estimatede
nearly $74 million annually. The largest propartiaf jobs will be operators (58 percent), with aagsr
annual wages of $49,600. Operators also comgrestatgest share of total wages (50 percent).

The table on the following page summarizes theggted employment profile.



WNY STAMP
Estimated Employment Profile

Bl e M EEITE FUE En:/glyt Anﬁ\szrli/g\]/ilge Anliitél-rvo\};é]es Woa/((j:jes
Management 26 2% $110,700| $2.8 million 4%
Engineering 102 8% $100,100| $10.2 million 14%
Technicians 230 18% $73,600 | $16.9 million 23%
Operators 740 58% $49,600 | $36.7 million 50%
Administrative Support 77 6% $31,400 | $2.4 million 3%
O&M Supervisors 11 1% $55,700 $0.6 million 1%
O&M Technicians 89 7% $46,300 $4.1 million 6%
TOTAL 1,275 | 100% $57,800 $73.7 million

Source:Economic Impact Analysis for the Western New York Science & Technology Advanced
Manufacturing Park, by BBP & Associates, LLC, April 1, 2011.

STAMP PROJECT: Projected New Demand on Public Services

It is anticipated that the STAMP project will aftahe demand for public services. Given the generic
nature of the proposed development, it is not ptes$o quantify the increased demand; however, the
following provides a qualitative discussion of wadnere will be pressure for increased servicas, an
possibly increased expenses.

Planning/ Code Enforcement

There will be a significant increase in servicdatesl to planning and zoning, construction monitgri

and code enforcement. The Town currently seeslitdeydevelopment activity. Virtually all building
permits are for single-family residences, with calfew new homes built each year. A million sqUeast

of manufacturing space is proposed for the firgtgghof development, which would overwhelm a
community used to a much greater level of developmdditional resources will be needed to take the
project through permitting and construction. Thaenpling board will need planning, engineering and
legal assistance to properly review site plan apgdsoand take projects efficiently through the appt
process. The code enforcement officer will needhrgreater capacity, both in terms of manpower and
knowledge base, to ensure that facilities are phppenstructed in accordance with zoning, the GEIS
and State codes. The Luther Forest Technology Garfig=TC) development in the Towns of Malta and
Stillwater, New York is similar to the proposed SWIR campus. It is a large high tech manufacturing
facility built in a rural setting. The first manufarring tenant at Luther Forest Technology Campmgah
construction in July 2009. There are now 1,500 eygss working at that facility, which is
approximately 1.2 million square feet in size. Bhady on Emergency Services prepared by the Center
for Governmental Research (CGR) references the Lfia€ility to emphasize the importance of proper
code enforcement: “One of the essential elementiseatbuilding process [for LFTC] was a continuous
presence of town code enforcement and contractigeltsxon the site to ensure the building was



constructed to appropriate standards.” (p. 22)nt@oted experts would include architectural and
structural engineering reviews working with the e@hforcement department. In addition to on-site
plans, construction reviews and inspections théltdoaissues related to offsite impacts, such as
drainage, traffic, noise, etc. On-site monitonmy also need to ensure the development confomike
conditions established in the FEIS and FindinggHerproject. This phase of monitoring for thetfir
phase of development will last for up to two yearsnore, based on the experience of large similar
projects in other locations. As future phases mmeémented, demand for this service will continue.

I nfrastructure

There will be added infrastructure demand. Thegatoyill require the installation of a water system
capable of supplying 3 to 6 million gallons per diayvill also require a wastewater system and
extensions of natural gas and electrical servisepdt of the Final GEIS, it was determined that
infrastructure required for the development of STRAMIill be the responsibility of Genesee County. The
County will also be paying for extending water seg\o the Town of Alabama as a mitigation assedat
with the Town’s Incentive Zoning agreement. Theik lve some additional resources required to
administer and operate this new Town water sysktéowever, the Town has been planning for a new
water district for many years. The STAMP projectrehg expedites that effort. It could be argued that
Town would have eventually incurred those additi@x@enses even in the absence of the STAMP
project. Regardless, monitoring and administerirggwater district will be an additional service yided
by the Town.

Administration

Town Hall currently is only open on a part-time isagVith the anticipated level of construction ity

in the early years, along with the increased ermgadyase in future years, there will be pressuhate
Town Hall staffed full-time to accommodate informoat requests such as obtaining building permits,
dealing with questions and addressing other isstraployment attributed to construction is estimated
total more than 2,800 employees, and the firstglodslevelopment will result in projected employtnen
of 1,275 permanent employees. In comparison, tta¢ population of the Town in 2010 is 1,869
residents. The STAMP project will essentially dauttie population base of the Town during working
hours. A larger number of people in the Town iglkto increase demands for administrative actiatty
Town Hall.

Emergency Services

Demand for emergency services is expected to iserdsoth in terms of call volume and in the divgrsi
of call type. The Center for Governmental Reseé@BR) is working on a separate study, entitled
“Potential Impact on Emergency Services in AlabaN&y York: An Evaluation of the Proposed
STAMP Project”. The following discussion of poteiimpacts to emergency services is based on that
report. The CGR study determined that there willMmelest increases for emergency services arising

10



from the new development. However, CGR concludetiltkcause the increases would be phased in over
a long time period (5 to 15 years), proper planmiogld mitigate potential risks to the communitytlaes
project builds out.

Most of the new demand will be for emergency mddia#ls. Based on case studies, it is estimatetd tha
there would be between 35 to 75 additional EMSsazdich year. However, most EMS calls are not life
threatening, and different response protocols cbalddopted to adjust to the increased volume. The
CGR report concludes that “[t]he call volume frdme site is not anticipated to exceed the capads|ivif
AFD on a regular basis.” Further, modern buildiaguirements will lessen the likelihood of fireseTh
majority of fire calls will be false alarms. Howeyere-planning for a major incident (fire, hazawdo
materials release, mass casualty) is recommended.

In response to specific questions from the TowAlabama, CGR indicated that the Town'’s Fire
Department should be able to meet insurance indatindards for adequate fire protection in thetsho
term, given the assumption that the constructiahehew water system will preceded development.
Over the longer term, there are likely to be addai expenses incurred in order to continue to meet
Insurance Services Organization (ISO) standardse@rere are five buildings on the STAMP site that
exceed 35 feet (3 stories) in height, the ISO meguént would be for a ladder truck within 5 milégte
site. Given the proposed site lay-out as desciibélae GEIS, it is likely that the STAMP campusIwil
eventually have five or more taller buildings. Guntly, the closest ladder trucks are owned by Aliva
and the Medina Fire Departments, which are eachoappately 9 miles away from the site. While ISO
standards are not mandatory, it is possible thatehants would be unable to obtain insurancesartes
site complies with ISO standards.

Purchase of a ladder truck would be a significapeeaditure for the Alabama Fire Department (AFD).
CGR estimates the cost at between $650,000 to thare$1 million, depending on its capacities. There
would also be additional costs associated wittitngi, inspection and maintenance for the apparatus.
Also, AFD’s existing fire stations are not equipgedccommodate a ladder truck, and may need
renovations in order to properly station the vehi@lhe AFD may incur expenses associated with other
new specialized apparatus, depending upon the méddisire tenants. The CGR study suggests one
approach to avoid affecting fire tax rates for gngsresidents is the creation of a separate fiotegtion
district specifically to cover the STAMP site.

The CGR report acknowledges that the Alabama Fagaltment “will be faced with more complex and
technical types of incidents.” (p. 40). Additiortalsts will be incurred for new equipment and tragnio
meet these new needs. The CGR report suggestsRBaimay need to consider employing someone to
provide administrative support to the Fire Departm@. 42). Based on these findings, there may be
significant additional expenses for emergency ses/associated with the STAMP development. At the
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same time, the fire protection district taxes wit be subject to the proposed PILOT agreement, and
there will be substantial additional tax revenuesftset these increased costs.

Highways

A major proportion of the Town’s budget is alloghte the operation and maintenance of its highway
network. However, as part of the Findings of tha&ter the STAMP project, it has been proposed that
the County would own and maintain the roadwaysiwithe STAMP area. Most of the roads in the Town
that are expected to experience higher traffic wals are either State routes (SR 77, SR 63) orramé|o

be County facilities. No new Town roads are propogecordingly, the direct additional expenses for
the Town of Alabama Highway Department should ldyfanodest, mostly related to increased
maintenance on existing roads due to increaseittvalumes.

Courts

There may be additional demand on the Town Cougtesy. It is anticipated that the increased traffic
volumes would result in additional traffic tickdits speeding and other offenses. As to crime geaerat
the STAMP facility itself, the CGR study evaluataedreased law enforcement calls to similar faeiti
and determined it is unlikely to be a significantisce of new police calls. It is expected thatgmlialls
from STAMP would not exceed 6 to 10 police calls p@nth. In comparison, the Genesee County
Sheriff's Office currently responds to an averagaearly 90 calls per month in Alabama and the
Tonawanda Indian Reservation. (CGR study p. 5&enBvith a call volume increase between 7 to 15
percent, the call volume in Alabama would be corapker to the number of calls in Bergen or Stafford.

Court in Alabama generally handles around 35 toaies per night. Volume is primarily limited by the
room capacity, although the judges have been abilaridle up to 85 cases in one night. Most likely,
there will be minimal fiscal impacts to the courts.

STAMP PROJECT: REVENUES
Town of Alabama

The GEIS scenario projects the total market vabué¢hfie STAMP project, based on typical value per
square foot for the various projected tenantset8160,500,000. To the extent that the mix of lesses
may vary, total market value of the project wik@lary. However, it is the intention of the Couttt
defer development until a large anchor tenantésrgel, and the increase in taxable assessed véllmw
significant once construction begins.

In order to make a conservative estimate of pakptbperty tax revenues, the following analysisufes
on the proposed first phase of development onlneSee County has stated that the first phase of
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development will consist of a large anchor tenamth as a technology manufacturing facility, in the
range of 1,000,000 square feet of space. Baseddustry standards as cited in the GEIS, the assesse
value of such a tenant would be in the range 00%#5 square foot, or $150,000,000.

The project would not pay property taxes on fullessment, but be subject to a standard PILOT
agreement through Genesee County Economic Develupt@nter. This PILOT would begin once
construction of the project is completed. It iSreated that construction would take between ortevto
years to complete, during which time, taxes orpttoperty would remain at the current levels. Otfee
project is operational, the PILOT provides that¢his a full abatement on the net, new assessahle v
for the first two years, although the abatementiepnly to the value of new construction, andltrel
value remains taxable. The share of taxable agt@ssige phases in over 10 years, on a scheduleewher
20 percent of the net new value is taxable in livel and fourth years of operation; 40 percentaarg
five and six; 60 percent in years seven and egghd;80 percent in years nine and ten. The property
receives no PILOT agreement through the County géier ten of operations. The following table
illustrates how the PILOT phases in, using curtartrates for illustrative purposes.

WNY STAMP
Hypothetical Tax Revenuesat Current Tax Ratewith PILOT
Phase 1
Year Assessed Value* PILOT AV Net PILOT Town Taxes*
percentage Abatement ($1.09/000)
1 $150,000,000 0% - -
2 $150,000,000 0% - -
3 $150,000,000 20% $30,000,000 $32,700
4 $150,000,000 20% $30,000,000 $32,700
5 $150,000,000 40% $60,000,000 $65,400
6 $150,000,000 40% $60,000,000 $65,400
7 $150,000,000 60% $90,000,000 $98,100
8 $150,000,000 60% $90,000,000 $98,100
9 $150,000,000 80% $120,000,000 $130,800
10 $150,000,000 80% $120,000,000 $130,800
11 $150,000,000 100% $150,000,000 $163,500
BuiIT :JIJ”Ou ¢ $760,500,000 100% $760,500,000 $828,945

* These figures apply only to the net new valuguires for Assessed Value obtained from GEIS. This
scenario would not be allowable under New Yorkétak policies.

As shown in the above table, by the seventh yeameét new value at the STAMP facility would be
generating $98,100 in taxes if the Town were alldégecontinue to apply the current tax rate. In
comparison, the Town of Alabama 2012 budget prepetite amount to be raised by taxes on alll
properties at $92,561. Once the property is taxéd &ll value in year 11, the amount that woh&l
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raised by property taxes from Phase 1 developmeuatdahypothetically exceed the total current Town
levy by 77 percent. Also, these figures are coraere, since it is anticipated that some portibthe
second phase would begin to be constructed duniadime frame, generating additional tax basdHer
Town. The second phase of development at STAMMB&eas estimated to consist of an additional 5.13
million square feet representing an estimated $dfllion in assessed value. The final row of thiele
above shows hypothetical taxes at current rateswieeproject is fully built out as proposed in the
GEIS.

In actuality, the Town would not (and under newt&Rroperty Tax Cap regulatioosuld not) keep the
current tax rate steady. A Town'’s tax rate doeg@miain fixed, but varies annually in relationhe t

Town’s budget and the amount of taxable properthénmunicipality. The tax rate is calculated bgtfi
determining the amount of revenues that must coore property taxes (the levy), and then dividing by
total assessed value in the Town. As STAMP is implated, total assessed value will increase as the
PILOT is phased in. As shown above, the first ptagee will eventually add an estimated $1.5 millio

to the Town'’s tax base. Future phases will furtherease the tax base. As the tax base increaisemx

rate will automatically decrease as long as spgndimains relatively constant. While STAMP will be
implemented with a PILOT which phases in net nesessed value associated with the project, the added
tax base remains significant in comparison to tbe/Ts budget.

In addition, it is anticipated that the proportiminthe Town’s budget to be raised through realtestxes
will decrease, because there will be an increasemproperty tax revenues resulting from the STAMP
project. As non-property tax revenues, such as$ales, increase, the amount that must be raised
through property taxes decreases. The increasaes tax revenues associated with the STAMP projec
is expected to be significant. The GEIS projeched tetail sales from retail properties at the STAMte
will total $29.25 million annually by year 10. THigure assumes that approximately half of theilreta
space is built out and operational (90,000 squeetdf space) by year 10. These sales estimatestdo
include additional sales within the County liketydccur from general spending associated with STAMP
(construction materials, office supplies, etc.)ifgated sales taxes collections to the County fré@0
square feet of retail development within STAMP wbtdtal $1.17 million per year (4 percent county
share).

The County distributes sales tax collections taritsicipalities. Half goes directly to the Count,
percent goes to the City of Batavia, and the remgiB4 percent is distributed to the Towns based on
their share of full taxable value of real propearntyhe County. It is estimated that the Town of Fdena
receives approximately 2.5% of County sales tagipts. Projected sales taxes from STAMP's first
phase of retail development would represent ab2@0®0 in additional revenues to the Town. As the
Town of Alabama’s share of the County’s real proptax base grows with the development of STAMP,
the Town is likely to realize an increasing shdrthe growing sales tax receipts.
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These figures, as noted are for 90,000 squarefeetail space. As a conservative estimate, tbgpt
easily could achieve 25,000 to 35,000 square ferdttail development (e.g. three to four small
restaurants, a dollar store and a drug store)es3ak revenues to the County from this smalleruarnof
development would be approximately $390,000 anpuaith the Town realizing $9,750 at its current
proportional share.

Planning and Zoning Fees

In addition to sales taxes, the Town will receinereased revenues from planning and zoning fees. |
2012, the Town anticipated zoning fee revenuebaramount of $2,000, per the Town’s budget. Actual
receipts in 2010 were $2,185. The current scheafubeilding permit and zoning fees sets a per sgjuar
foot fee of $0.15 per square foot (although theneat a designated fee for non-residential progexti At
this rate, the building permit fees for the firgd@0,000 square foot facility would total $150,08(e
plan review costs $100 for one parcel. The Towa gidsludes the provision that “all costs incurrgd b
the Town of Alabama (i.e. consultants, attornets) shall be paid by applicant.” Additional fees a
established for Petitions to Planning Board andiz@Board; Subdivision Review; and water tap-in.
While these fees are potentially a significant sewf revenue to the Town, it is expected thatether
would be a significant increase in expenses relatekdis function, and the amounts should esséytial
off-set each other.

Other Potential Revenue Sources

The Town will receive 5 percent of net profits tie sale of lands within the STAMP footprint. This
figure will depend upon the sale price, the exactage purchased and closing costs. The County
estimates the land for the first 200 acres will &1$100,000 per acre, resulting in revenuespfa
$1,000,000, before closing costs are subtracteel. Tbwn will realize these revenues as sales proceed
To the extent that the market price is lower, thmber of acres is less or that there are significknsing
costs (e.g. due diligence), this figure would b&doed. In particular, it is not known if additidrsaudies
may be required for due diligence (e.g. additi@ralironmental audits, archeological investigatiig,).
The estimated price is achievable for land zonedhftustrial use, and the GEIS covered at leasesoin
the issues that would arise under due diligenceeatlosing costs should be relatively minimal.

If Genesee County takes over the Town roads witlerSTAMP project and contracts with the Town to
plow them, intergovernmental transfers may alsoease, although presumably these transfers would be
set to approximate actual expenditures. There mankincrease in mortgage tax revenues, depending
upon how development is financed.

I mpacts of State Property Tax Cap

An added complication in calculating property taxenues is the State’s property tax cap, whichdimi
an increase in the tax levy. The calculations temaine the maximum allowable tax levy under the
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property tax cap are complicated, factoring in avii@pecific “tax base growth factor”, a “levy grdwt
factor” (the 2 percent cap), and calculations twoaat for PILOT payments. Genesee County has
calculated the estimated total allowable levy far Town of Alabama for the first phase of developtme
(1.5 million square feet). Based on their calcolasi the Town'’s tax rate would drop to $0.17 peCRL
of assessed value upon expiration of the PILOTeagest, assuming the Town increases its levy by the
maximum allowable each year. Without STAMP, thertzte would be a maximum of $1.87 per $1600.
In actuality, the Town is likely to keep its annte levy relatively stable in the event the STAMP
project is not built, and presumably the tax rateld also remain relatively stable. In the evest th
STAMP project does move forward, it is expected tha tax levy will increase somewhat with added
service demands associated with new developmewever, it is also likely that much of that increase
will be offset by non-property tax revenues, susisaes taxes or fees, and the tax rate will efégreain
stable or decrease.

Alabama Fire Protection District

Development would pay full taxes to the Alabamae FRrotection District, which is not subject to a
PILOT agreement. At the current tax rate of $0.€0%1000, the first phase of development (1,000,000
square feet) would generate $114,945 in taxesehtiee appropriation for the District was $77,000 i
2012. While the CGR report suggests there withtdded expenses associated with the STAMP project,
these costs would be phased in over time, and dhi@uable to be accommodated by the additional tax
base.

CONCLUSIONS:
In general, it is expected that the STAMP developmeéll generate some additional expenses to the

Town to accommodate increased demand for exiséngces, but expected additional revenues, over the
long-term, should off-set these increased costs.

The most significant increase in demand will bedlanning and zoning activity. In particular, thewih

will need to add capacity with code enforcement amgineering to ensure that development is designed
and built in conformance with appropriate healtl aafety standards and in accordance with site plan
approvals and SEQR Findings. There may also beiadali legal costs. These costs can be offset by
development fees charged to applicants. The Towuldltarefully evaluate its current fee structure t
ensure that rates are set at a level that will stigpese added expenses. It is recommended teaised
fee structure be created to assure that costaeser during review and construction.

The CGR Study determined that emergency servids ol also increase. Because the Alabama Fire
Protection district, as a special district, is swbject to a PILOT, the additional assessed valdedto

2 These figures are speculative. It is likely thet State would modify the Town’s “tax base grovettér” to
account for the substantial increase in tax bgsesented by the STAMP project.
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the Town should support added costs unless the@distcurs significant capital costs (for exampe,
ladder truck). In that event, the AFD will neecetnluate the best method of addressing theseatapit
costs. A full discussion of potential impacts omeegency services is in the CGR report.

There will likely be pressure to increase hoursmdration at Town Hall, and there will be additibna
administrative requirements (more building permuplecations, more inquiries at Town Hall, etc.).
Generally, the expenses associated with theseidmsowill be relatively minor. The part-time Town

Clerk may need to add hours and there will be addsts at Town Hall (e.g. electricity). While tlong-
term anticipated revenues should be sufficientcttmamodate these increased costs, there may le a ga
in the early years of development. The Town sheal@fully assess its budget to ensure that threre a
sufficient resources to cover increased costs.

There will be an approximately 4 year lag betwedienthe project begins construction and when the
Town begins to collect revenues from the PILOT (tm&vo years for construction, and a 2 year period
of no payments under the PILOT). Near-term revemnoié®Ip offset this increased costs include the
Town'’s share of net revenues on the sale of the: dawal any other monies received under the incentive
zoning agreement. The major increased expensEatiia will experience in the first four years of
development is associated with permitting and asdercement. This fact underscores the need to have
building and zoning fee income set at a level feset anticipated expenses.

There may be some additional costs for plowingraadtaining local roads, based on higher traffic
volumes. The major roads servicing the developméhbe owned by the County or State. Assuming
that the number of lane miles under Town jurisdittvill not increase, the added costs should be
manageable. Similarly, while there may be additicoart cases, the added volume is not expected to
increase the Town’s costs significantly.

It is anticipated that there could be significaeta@ndary, spin-off growth resulting from STAMP. The
Town needs to carefully consider its future andenappropriate policies, controls and laws in pl@se
recommended in the SEQR Findings) to properly acsodate this growth pressure. This analysis does
not factor in costs associated with secondary drgsessures.

Finally, this analysis is based on the assumptianthe level, number and nature of the municipal
services provided by the Town will not change, gt@s necessary to meet the additional demand
generated from the STAMP development. If the paliegision is made to upgrade or expand services in
the Town, the Town can anticipate additional expendf the Town were to provide specific additiona
services to the STAMP site only, these costs cbaldff-set with the creation of special districts.

In conclusion, the STAMP development will have digant fiscal impacts on the Town of Alabama.
With appropriate planning, these impacts shouldoediscally negative to the Town.

17



