OCIDA PROJECT MEMO - NOVEMBER 10, 2021

Project Name: Delta Luxury Townhomes

Location: Merrick Road, City of Rome

Applicant: Delta Luxury Townhomes, LLC
Christopher Buck - 100%

Proposed Project:

Development of two, eighteen-unit townhome buildings (36 units total).

Estimated Project Costs

Land Acquisition $ 100,000
NEW Building(s) CONSTRUCTION $ 7,000,000
Site Preparation/Parking Lot Construction $ 2,000,000
Machinery & Equipment (other than furniture) $ 500,000
Furniture & Fixtures $ 25,000
Architectural & Engineering $ 100,000
Legal Fees (applicant, IDA, bank, other counsel) | $ 10,000
Financial (all costs related to project financing) $ 100,000
Permits $ 36,000
Agency Fee $ 49,355

TOTAL COST OF PROJECT| $ 9,920,355

HOUSING PROJECT SCORE: 40 - See last page of application.

Estimated Exemption Benefit Values

Sales and Use Tax $ 490,000
Mortgage Recording Tax $ 64,500
Total Benefits Value | $ 554,500

Anticipated Construction Jobs: 40

Page 1 of 1



APPLICATION FOR FINANCIAL
ASSISTANCE

Oneida County Industrial Development Agency
584 Phoenix Drive
Rome, New York 13441-1405
(315) 338-0393 telephone
(315) 338-5694 fax

Shawna M. Papale, Executive Director
spapale@mvedge.org

Please submit the signed and notarized completed application along with payment of a
non-refundable $500 Application Fee and a $1,000 Commitment Fee (will be applied to final
closing costs) to the Oneida County Industrial Development Agency, 584 Phoenix Drive,
Rome NY 13441-1405, within 14 days prior to the OCIDA Board of Directors meeting at
which you want the Application to be included on the Agenda. Wire transfer and ACH
payments are acceptable but all related fees incurred by the Agency are payable by the
Applicant. An electronic version of the application must accompany the original application via
physical media or e-mail.

Delta Luxury Townhomes

Project Name

Date of Submission

(1) Updated: May 4, 2021



Important Notes to Applicant:

Upon the submission of this application to the OCIDA, the application becomes a public
document. Be advised that any action brought before the Agency is public information. All
agendas for the OCIDA are issued publicly prior to the full agency meeting. IF THERE IS
INFORMATION SUBMITTED THAT THE APPLICANT BELIEVES IS PROPRIETARY, PLEASE
IDENTIFY IT AS SUCH AND THAT INFORMATION WILL BE TREATED CONFIDENTIALLY TO THE
EXTENT PERMITTED BY LAW.

The information requested by this application is necessary to determine the eligibility of your
project for OCIDA benefits. Please answer all questions and respond “Not Applicable”, “NA”, or
“none” where appropriate. If you’re response is an estimate, please indicate so. Attach
additional sheets if more space is needed for a response. All applications must include a
completed and signed NYS SEQR form and Cost Benefit Analysis form (please consult with
OCIDA) before the application is considered complete.

By signing and submitting this Application, the Applicant acknowledges that it received a copy
of the Uniform Tax Exemption Policy and the Oneida County IDA Penalty for Failure to Meet
Employment Levels as adopted by the Agency and Agency Memorandums pertaining to the
benefits of projects financed through the Agency.

A project financed through the Agency involves the preparation and execution of significant
legal documents. Please consult with an attorney before signing any documents in connection
with the proposed project. You will receive an engagement letter from the OCIDA legal counsel.
You will be asked to sign the engagement letter acknowledging you will be responsible for all
legal fees of OCIDA legal counsel and that you understand the process. Should you not close
and legal services have been rendered by the OCIDA legal counsel, Applicant will be
responsible for those costs.

If your project requires a public hearing, a representative of the applicant is required to be
present. A date will be coordinated by the OCIDA legal counsel.

If you have any questions how to calculate the OCIDA’s application fee please refer to the
enclosed Memorandum to Companies -Sale Leaseback Transactions or contact the OCIDA.

Please submit the signed and notarized completed application along with payment of a non-
refundable $500 Application Fee and a $1,000 Commitment Fee (will be applied to final closing
costs) to the Oneida County Industrial Development Agency, 584 Phoenix Drive, Rome NY
13441-1405, within 14 days prior to the OCIDA Board of Directors meeting at which you want
the Application to be included on the Agenda. Wire transfer and ACH payments are
acceptable but all related fees incurred by the Agency are payable by the Applicant. An
electronic version of the application must accompany the original application via physical
media or e-mail.
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Part I: Applicant Information

Note: In responding to the following questions, please keep in mind that the Applicant will
be party to all of the documents and is the individual or if entity will be formed which will
receive the actual financial assistance from the Agency.

Applicant
1(a) Applicant’s Legal Name:

1(b) Principal Address:

1(c) Telephone/Facsimile Numbers:

1(d) Email Address:

1(e) Federal Identification Number:

1(f) Contact Person:

1(g) Is the Applicant a

DELTA LUXURY TOWNHOMES LLC

105 MAIN STREET

WHITESBORO, NY 13492

315-736-0865

STEVE@BUCKCONSTRUCTION.NET

TBL

STEVE BUCK

Corporation:

If Yes, Public

| Subchapter S

Name:

Sole Proprietorship

General Partnership

Limited Partnership

Limited Liability Corporation/Partnership
|1 Single-Member LLC (name and EIN below):

CHRISTOPHER S. BUCK

Private

]

If public, on which exchange is it listed?

EIN #: TBD

] oisc

Other(specify)

1(h) State of Organization (if applicable) NY

@)



Penny
Typewritten Text
TBD


Applicant’s Stockholders, Members, Directors and Officers, Partners

2(a) Provide the following information with respect to parties with 15% or more in equity

holdings: Percentage of
Name Address Ownership

CHRISTOPHER S. BUCK 11561 PROSPECT TRENTON FALLS RD.  100%
REMSEN, NY 13403

2(b) Is the Applicant, or any of the individuals listed in 2(a) above, related directly or indirectly
to any other entity by more than 50% common ownership? If Yes, indicate name
of such entity and the relationship. |y [Yes [ |No

BUCK CONSTRUCTION MANAGEMENT LLC. SOLE-MEMBER - 100%
BUCKONOMICS - SOLE-MEMBER - 100%

DELTA LUXURY APARTMENTS LLC - MEMBER & Operating Manager - 50%

2(c) Is the Applicant affiliated with any other entity, directly or indirectly, other than as listed in
the response to 2(a) above? If Yes, please indicate name and relationship of
such other entity and the address thereof: ,/ Yes No

HEARTFORD LUXURY APARTMENTS LLC - CHRISTOPHER BUCK - 33% MEMBER

(4)



Applicant’s Counsel and Accountant

3(a) Applicant’s Attorney

Name/Title: Bruce Daniels, P.C.

Firm:

Address: 23 Oxford Rd

New Hartford, NY 13413
315-735-7993/315-735-7924
bdaniels@?23oxfordroad.com

Telephone/Fax:

Email:

3(b) Applicant’s Accountant

Name/Title: ELIZABETH SCULLY
Firm: Gustafson & Wargo CPAs LLP
Address: 3264 Seneca Turnpike

Canastota, NY 13032
315-697-2345
liz@gandwcpas.com

Telephone/Fax:

Email:

Business Description

4(a) Describe the nature of your business and principal products and/or services.
Attach additional sheets if necessary.

WE ARE A DEVELOPER ENGAGED IN MULTI-FAMILY AND RESIDENTIAL CONSTRUCTION WITH THE INTENT TO LEASE
OR SELL TOWNHOME HOMES.

®)




Part ll: Project Information

5(a) Explain your project in detail. This description should include explanation of all
activities which will occur due to this project. Attach additional sheets if necessary.

OUR GOAL IS TO CONTINUE THE DEVELOPMENT OF A HIGH-STANDARD LIVING
COMMUNITY TO MEET THE DEMAND OF TODAY'S MARKET, INCLUDING COMPLETE
CONSTRUCTION OF 18 HIGH-END FOR-RENT TWIN HOMES (36 UNITS TOTAL), INCLUDING
ALL NECESSARY INFRASTRUCTURE, UTILITIES, ROADS, SIDEWALKS, WATER, AND
SEWER SYSTEMS.

Reasons for Project

6(a) Please explain in detail why you want to undertake this project.

THERE IS AN IMMEDIATE MARKET FOR HIGH-STANDARD RENTAL HOUSING IN THE AREA DUE TO THE LARGE
NUMBER OF HIGH-LEVEL EMPLOYEES EXISTING AND COMING TO THE REGION. MOST OF THE CURRENT
HOUSING IS CONSIDERED OBSOLETE AND NOT APPEALING TO THESE POTENTIAL RESIDENTS CAUSING THEM
TO LOOK TO OTHER LOCATIONS OUTSIDE OF THE AREA TO LIVE. PLEASE SEE ATTACHED ANALYSIS FROM
WILLIAMS GROUP REAL ESTATE ADVISORS THAT FURTHER OUTLINES THESE DETAILS. WE INTEND TO MEET
THE RISING DEMAND FOR HIGH-QUALITY HOUSING AND KEEP THIS ENGAGING DEMOGRAPHIC IN THE AREA.

6(b) Why are you requesting the involvement of the Agency in your project?

YOUR ASSISTANCE WILL ENABLE US TO MAKE THE RENTALS MORE COMPETITIVE WITH ADJACENT AREAS
LOCATED OUTSIDE THE MOHAWK VALLEY BY ALLOWING US TO LOWER OUR RENT AND SALES PRICES BY
APPROXIMATELY 7% (EITHER PER MONTH FOR RENTALS OR IN OVERALL SALES COSTS). IN ADDITION, AS
ALSO REFERENCED IN THE ATTACHED MARKET ANALYSIS, THIS COMPETITIVE PRICING COULD POTENTIALLY
ALLOW US TO ATTRACT HIGH-LEVEL EMPLOYEES WHO ARE WORKING OUTSIDE OF THE REGION BUT ARE IN
SEARCH OF A MORE SUBURBAN FEEL FOR A HOUSING AREA.

PREVIOUS ASSISTANCE FROM THE AGENCY HAS ALLOWED US TO ACHIEVE GREAT SUCCESS IN
CONTRIBUTING TO THE HOUSING MARKETPLACE IN THE AREAS AND MEET THE ONGOING INCREASING
NEW-HOUSING DEMANDS OF THE AREA.
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6(c) Please confirm by checking the box below, if there is the likelihood that the Project
would not be undertaken BUT FOR the Financial Assistance provided by the Agency.

Yes / No

If the Project could be undertaken without Financial Assistance provided by the
Agency, ("No" is checked above) then provide a statement in the space provided
below indicating why the Agency should approve the requested assistance:

WE WOULD STILL UNDERTAKE THE PROJECT AT SOME POINT EVENTUALLY ONCE THE OUTLANDISH

PRICES OF MATERIALS SUBSIDE BUT, BASED ON THE TIMEFRAME, THE EFFICACY OF THE PROJECT MORE
THAN LIKELY WILL NOT BE THE SAME.

How will the Applicant's plans be affected or scaled back if Agency approval is not granted?

WE WOULD NOT BE ABLE TO OFFER COMPETITIVE INCENTIVES THAT WOULD ALLOW US TO ATTRACT OUR
POTENTIAL CUSTOMER BASE TO THE TARGET MARKET. ADDITIONALLY, WE BELIEVE THAT THE INCREASED
COST COMBINED WITH THE DELAYS WILL CAUSE US TO MISS OUT ON THE CURRENT HIGH DEMAND AND
THAT CUSTOMER BASE TO SETTLE IN OTHER REGIONS.

6(d) Is the proposed project reasonably necessary to discourage the Applicant from removing
such other plant or facility to a location outside the State of New York?

| [Yes ||/ || No If Yes, please explain briefly.

6(e) Will financing by the Agency result in the removal or abandonment of a plant or other
facility of the applicant or any related entity presently located in another area of New York

State?

[l |Yes [|¥ [No

If Yes, is the proposed project reasonably necessary to preserve the competitive
position of the Applicant in its respective industry? |:|] Yes No

If Yes, please provide a statement and evidence supporting the same. Include the name
of all taxing jurisdictions in which the abandoned facility or plant lies, and
whether Applicant has had any discussions with said taxing jurisdictions
regarding the abandonment. Please provide as much detail as possible.

)



6(f) Has the Applicant or any related entity previously secured financial assistance in Oneida
County (whether through the Agency, the Empire State Development Corporation, or any

otherentity)? [lv/| Yes [ No

If Yes, please explain (indicate date of benefit, location of facility and outstanding

balance).

EXEMPTION BENEFIT (ONGOING)

DELTA LUXURY APARTMENTS - 2014 - ROME, NY - 400,000 SALES TAX EXEMPTION BENEFIT

HEARTFORD LUXURY APARTMENTS - 2016 - NEW HARTFORD, NY - 772,200 ESTIMATED SALES-TAX

6(g) Has the Applicant or any related entity secured financial assistance anywhere within the
United States within the last 90 days or does the Applicant or any related entity anticipate

receiving financial assistance within the next 90 days?

If Yes, please explain.

[

Yes

[

v

No

6(h) Check all categories best describing the type of project for all end users at project

site (you may check more than one; if checking more than one indicate percentage of

square footage the use represents):

O]

Manufacturing

Industrial Assembly or Service

Back office operations

p—

D0

Research and Development

Technology/Cybersecurity

Warehousing

1O

Commercial or Recreational

Retail

%
%
%
%
%
%
%
%

~IC)

Please provide percentage of sq. footage for
each use (if more than one category):

100

Residential housing (specify) JWin townhouse Rentals

O

Pollution Control (specify)
Environmental (e.g., Brownfield) (specify)

q

Other (specify ie; renewable energy)

%
%
%

%

O

8)




6(i) Check all categories best describing the scope of the project:

v

v

Acquisition of land

Acquisition of existing building

Renovations to existing building

Construction of addition to existing building
Demolition of existing building or part of building
Construction of a new building

Acquisition of machinery and/or equipment
Installation of machinery and/or equipment

) Infrastrucutre roads, sewer, water, sidewalks

Other (specify

6() Please indicate the financial assistance you are requesting of the Agency, and provide
the estimated value of said assistance. Attach a sheet labeled Annual PILOT that shows
the annual utilization of the Real Property Tax Abatement by year and by
taxing jurisdiction (PLEASE CONSULT WITH IDA STAFF ON PILOT CALCULATIONS).

TOTAL EXEMPTION ASSISTANCE REQUESTED: |$ 554,500

Estimated Values

Assistance Requested

Real Property Tax Abatement (value of PILOT savings) $

Mortgage Tax Exemption (.75%) § 64,500

Amount of mortgage: $ 8,600,000

Sales and Use Tax Exemption ** (g.75%) $490,000

Value of goods/services to be exempted from sales tax: $ 5,600,000

Issuance by the Agency of Tax Exempt Bonds(bond dollar value)$

Is the financial assistance requested by the Applicant consistent with the IDA’s Uniform Tax
Exemption Policy? |y |Yes No

If No, please provide a written statement describing the financial assistance being requested
and detailing the reasons the IDA should consider deviating from its Policy.

**  Note that the estimate provided above will be provided to the New York State Department of
Taxation and Finance. The Applicant acknowledges that the transaction documents will include a covenant by the
Applicant that the estimate, above, represents the maximum amount of sales and use tax benefit currently
authorized by the Agency with respect to this Application. The Agency may utilize the estimate, above, as well as
9) the preposed total Project Costs as contained within this Application, to determine the Financial Assistance that will
be offered. It is the responsibility of the applicant to inform the IDA within 10 days if the project amount changes.
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Part lll:  Facility Information

Attach copies of the most recent real property tax bills. Include copies for
all taxing jurisdictions for the site/ facility that IDA assistance is being sought.

Facility (Physical Information) If multiple locations please provide information on
all.

7(a)

7(b)

7(c)

7(d)

7(e)

Street Address of Facility:

Merrick Road (Rear)

City, Town and/or Village (list ALL incorporated municipalities):

Rome, NY 13440

School District:
Rome School Dist

For what purpose was the facility site most recently used (i.e., light manufacturing, heavy
manufacturing, assembly, etc.)?

Field Crops

Zoning Classification of location of the project:
R-1, Single Family Residential

7(f) Please describe in detail the facility to be acquired, constructed or renovated (including

number of buildings, square footage, number of floors, type of construction,) and attach
plot plans, photos or renderings, if available. If there are infrastructure improvements
(water, sewer, gas, electrical, etc.) please provide details along with who will carry out
those improvements and who will fund them. Please be as specific as possible.

See included Site Plans. The project will be utilizing and expanding on Charles Anken Blvd for access to the project
site. The plan is that we will be dedicating Charles Anken Blvd to the City of Rome.

Complete construction of 18 1-story for-rent twin townhomes (36 units total). Each unit will be approximately 1600sf,
3 bedroom, 2 bathrooms, with attached garages. (See attached plans.)

Construction will include all infrastructure, roadways, sidewalks, utilities, water and sewer.




7(g) Has construction or renovation commenced? :']Yes lv INo

If Yes, please describe the work in detail that has been undertaken to date, including the
date of commencement.

If No, indicate the estimated dates of commencement and completion:

Construction Commencement: November 2021

Construction completion: November 2023

7(h) Will the construction or operation of the facility or any activity which will occur at the
site require any local ordinance or variance to be obtained or require a permit or prior approval of
any state or federal agency or body (other than normal occupancy and/or construction permits)?

Yes v | No

If Yes, please describe.

Has the Project received site plan approval from the Planning Department?
Yes |v/| No N/A

If Yes, please provide the Agency with a copy of the planning department approval
along with the related State Environmental Quality Review (SEQR) determination. If no,
please provide the status of approval:

We expect to receive full approval from the Planning Board at the City of Rome at their next meeting. The SEQR
determination is attached.

7(i)  Will the project have a significant effect on the environment? Yes |/ No

Important: please attach and sign Part 1 of either the the long or short Environmental
Assessment Form to this Application.

7(j) What is the useful life of the facility? 39 years

7(k) Is the site in a former Empire Zone? [Yes |y [INo
If Yes, which Empire Zone:
Is project located in a Federal HUB Zone or distressed area: Yes / No
Provide detail.

(1



This Page for Housing Projects Only

Part IV: Housing Project Questionnaire

Complete the following questions only if your project is a Housing Project. Please
reference the Oneida County Industrial Development Agency Uniform Tax Exemption
and Agency Benefits Policy Market Rate Rental Housing Development Initiatives. (Add
additional pages as needed).

7(1) Describe the housing project to be constructed or renovated in detail (type of housing,
number of units, etc.):

See included Site Plans.

Complete construction of 18 1-story for-rent twin townhomes (36 units total). Each unit will be approximately 1600sf,
3 bedroom, 2 bathrooms, with attached garages. (See attached plans.) Rental costs are estimated to be between
$1900-$2500 per month.

Construction will include all infrastructure, roadways, sidewalks, utilities, water and sewer.

7(m) Describe how you will change the current use of the facility or property being utilized for the
project. To assist the IDA in their determination of an eligible vacant urban infill site project
please provide an extensive explanation as well as photos of what is being removed or replaced
with the new construction.

The property is currently being utilized for farm land that will be converted to residential housing.

7(n) Will the project have any impact on the existing infrastructure or upgrades to the
current infrastructure (water, sewer, electrical, gas, etc.)? If yes please provide detail and who
you are working with at the applicable organization.

Yes. All new water, sewer, electrical and gas infrastructure will be installed to accomodate the project plans.

7(o) If your project is a multi-use facility please provide details of the project, project square
footage breakdown of non-housing to housing usage, detail the job creation and retention
associated with the non-housing component.

N/A

7(p) Does the project provide a community benefit? If yes provide detail substantiating
(reference the IDA policy).

Yes. We will be providing both public sidewalks and walking paths including a connectivity sidewalk to and down
Merrick Road. We will also be providing mixed income rental units to support workforce housing in the market area.
This is the first phase of multiple phases where we intend to provide multiple one, two and three bedroom
townhouses.

(12)



This Page for Community Solar Projects Only
Part V: Community Solar Project Questionnaire

Complete the following questions only if your project is Community Solar. Please specifically
reference ALL of the parameters outlined in Part |1 (A-D) of the OCIDA Uniform Tax Exemption Policy
(Community Solar Projects) contained within this application and respond to the questions as they relate to
the parameters of the policy. Attach additional pages as needed.

8(a) Describe the project in detalil, ie; (MW total capacity; battery storage; fixed or sun-tracking
panels; single or double sided panels; project engineer; any required upgrades to transport energy
generated to grid; domestic or foreign panel manufacture; any specific business entity or community
tied to power generated; obligations of property owner, etc.)

(13)

8(b) Has the applicant provided written communication to any of the affected taxing jurisdictions
notifying of its intent to construct the facility?| [Yes No
If YES, have any of the jurisdictions responded within 60 days of receipt of the written
communication responded that they will require a contract for a payment in lieu of taxes?
Yes No

If YES, please explain and provide a copy of the communications and also the written response(s):

8(c) Will the applicant be applying for NYS RPTL 487 with any taxing jurisdiction? Yes No

8(d) Will there be a Host Community Agreement?| [Yes No

* If there is no Host Community Agreement please attach letters of support from each
affected taxing jurisdiction.

8(e) Has a facility decommissioning plan been accepted by the host community?| [Yes No
* Please provide a copy of the accepted plan and evidence of acceptance.

8(f) Has provision been made to reserve funds for facility decommissioning, either through
bond posting or establishment of an escrow account? |:|Yes |:|No

*Please provide a copy of evidence for provision of reserve funds for decommissioning.

8(g) Has the project received or is it seeking any tax credits from any local, state or federal
entity? |:|Yes No

If YES, please explain in detail in 12(d) on Page 21.



ALL APPLICANTS MUST ANSWER PART VI-A.

Part VI: Retail Project Questionnaire

To ensure compliance with Section 862 of the New York General Municipal Law, the
Agency requires additional information if the proposed Project is one where customers
personally visit the Project site to undertake either a retail sale transaction or to purchase
services.
A. Will any portion of the project (including that portion of the cost to be financed from
equity or other sources) consist of facilities or property that are or will be primarily used in
making sales of goods or services to customers who personally visit the project site?

If the answer is YES, please continue below.
If the answer isNO, proceed to Section Part VIl - Facility (Legal Info)

For purposes of Question A, the term “retail sales” means (i) sales by a registered vendor
under Article 28 of the Tax Law of the State of New York (the “Tax Law”) primarily
engaged in the retail sale of tangible personal property (as defined in Section
1101(b)(4)(i) of the Tax Law), or (ii) sales of a service to customers who personally visit
the Project.

Yes or|y/| No

B. What percentage of the cost of the Project will be expended on such facilities or property
primarily used in making sales of goods or services to customers who personally visit the
project? %. If the answer is less than 33% do not complete the
remainder of the retail determination and proceed to next section Part VIl Facility (Pg 15)

If the answer to A above is Yes AND the answer to B above is greater than 33.33%, indicate
which of the following questions below apply to the project:

1. Will the project be operated by a not-for-profit corporation es No

2. Is the Project location or facility likely to attract a significant number of visitors from
outside Oneida County?

Yes No

If yes, please provide a third party market analysis or other documentation supporting
your response.

3. Is the predominant purpose of the project to make available goods or services which
would not, but for the project, be reasonably accessible to the residents of the
municipality within which the proposed project would be located because of a lack of
reasonably accessible retail trade facilities offering such goods or services?

Yes No

If yes, please provide a third party market analysis that demonstrates that a majority of
the project’'s customers are expected to come from outside of Oneida County and the
project will not directly compete with existing businesses located in Oneida County.
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Part VII: Facility (Legal Information)
9(a) With respect to the present owner of the land or facility, please give the following

information and provide a brief statement regarding the status of the acquisition.

(Note: the present owner is not necessarily the user of the facility, but that party which holds legal title to the facility.)

Cynthia E. Ducharme

Legal Name:
Address: 90 Foster Rd.
Adamsville, TN 38310
Telephone:
Balance of Mortgage: 0.00
0.00

Holder of Mortgage:

If the Applicant is not the present owner of the facility, please attach any
written agreements and contracts concerning the acquisition of the real property
and/or equipment.

Contract to purchase is attached.

9(b) Is there a legal relationship, directly or indirectly, by virtue of common control or through
related persons, between the Applicant and the present owner of the facility?
Yes [/ |No. IfYes, please explain.

9(c) Will arelated real estate holding company, partnership or other entity, be involved in the
wnership structure of the transaction?
| Yes [|y//|No. [fYes, please explain.

9(d) Wil the title_owner of the facility/property also be the user of the facility”?
Yes |¢|l No [f Yes, please explain.

(15)



9(e) Is the Applicant currently a tenant in the facility? [[P Yes ‘Z‘] No

lv'] Yes No

If No, please give the following information with respect to tenant(s) which will
remain in the facility after the completion of the project, including the square

footage the Applicant will occupy:

Floors Occupied Sq. Ft. Occupied Nature of Business

9(f) Areyou plannﬁ to use the entire proposed facility?

Name of Tenant

9(g) Are any of the tenants related to the owner of the facility?
Yes [y No If Yes, please explain.

9(h) ill there be any other users utilizing the facility?

vl Yes [ | No
If Yes, please explain. Provide detail of the contractual arrangement

including any financial exchange for the use of the site or property.

New renters will be utilizing the facility in accordance with lease agreements.

Part VIIl: Equipment

10(a) List the principal items or categories of equipment to be acquired as part of the project.
If you are requesting sales tax exemption it is important to be as detailed as possible. (If
a complete list is not available at time of application, as soon as one is available but prior
to final authorizing resolution, please submit a detailed inventory of said equipment to be

covered.) Attach a sheet if needed.

Plow Truck including Plow and Salting Equipment. Lawn Maintenance Equipment.

Equipment will be for exclusive use of this site.

10(b) Please provide a brief description of any equipment which has already been purchased
or ordered, attach all invoices and purchase orders, list amounts paid and dates of

expected delivery. Attach a sheet if needed.

N/A

10(c) What is the useful life of the equipment? 7 years

(16)



Part IX: Employment Information

"FTE" shall mean a full time employee that has a minimum of thirty-five (35) scheduled hours per week, or any
combination of two or more part-time employees that work a minimum of fifteen (15) scheduled hours per week,
when combined together, constitute the equivalent of a minimum of thirty-five (35) scheduled hours per week, and
whose workplace location is the project facility. For this purpose an employee shall include a leased employee
regularly retained by the company.

11(a) Estimate how many construction jobs will be created or retained as a result of this project.

40

11(b) Will the project preserve permanent, private sector jobs or increase the overall number of
permanent, private sector jobs in the State of New York?

|:| Yes |¥/|No IfYes, explain below.

11(c) Have you experienced any employment changes (+ or -) in the last three (3) years?
Yes v |No IfYes, explain below.

11(d) Job Information related to project ***
Estimate below how many jobs will be created and retained as a result of this project, if OCIDA

assistance is granted. PLEASE MAKE SURE PART-TIME EMPLOYEES ARE TURNED INTO FULL
TIME EQUIVALENTS (FTE) IN THE TOTALS ON THE BOTTOM-See Pg. 19.

Number of Jobs O Location | Location | Location | Location Location Total
BEFORE Project 1 2 3 4 5

Address in NYS

Full-Time Company

Full-Time Independent
Contractors

Full-Time Leased

.| Total Full-Time BEFORE

Part-Time Company

Part-Time Independent
Contractors

Part-Time Leased

.| Total Part-Time BEFORE

Total FTE BEFORE* 0 0

*For Total FTE BEFORE add full-time employees (line A) plus part-time employees that have been converted to FTE (line B).

(17) Continued on next page



Number of Jobs AFTER
Project (within 3 years
of project completion)

Location
1

Location
2

Location
3

Location
4

Location
5

Total

Full-time Company

Full-Time Independent
Contractors

Full-Time Leased

.| Total Full-Time AFTER

Part-Time Company

Part-Time Independent
Contractors

Part-Time Leased

.| Total Part-Time AFTER

Total FTE AFTER *

0

0

*For Total FTE AFTER add full-time employees (line A) plus part-time employees that have been converted to FTE (line B).

Estimate the number of
residents from the
Labor Market Area** in

which the Project is Location | Location | Location | Location | Location Total
located that will fill the | 1 2 3 4 5

jobs created within

three years of project

completion

Full-Time

Part-Time

Total AFTER 0 0

** Labor Market Area includes Oneida, Lewis, Herkimer, and Madison Counties

Provide Any Notes To Job Information Below

(18)
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Retained Jobs

Created Jobs

Average Average
Average Fringe A Fringe
i verage i
SALARY AND BENEFITS | Annual B?::fa"ts A9 B‘(*::Ts
Salary percentage of Salary percentage
per wages) per of wages)
employee employee
Management $ %l $ %
Administrative $ %! $ %
Production $ %l $ %
Independent Contractor $ %| $ %
Other $ %| $ %
Overall Weighted Average | ¢ %| $ A

*** By statute, Agency staff must project the number of Full-Time Jobs that would be
retained and created if the request for Financial Assistance is granted. "FTE" shall
mean a full time employee that has a minimum of thirty-five (35) scheduled hours per
week, or any combination of two or more part-time employees that work a minimum
of fifteen (15) scheduled hours per week, when combined together, constitute the
equivalent of a minimum of thirty-five (35) scheduled hours per week, and whose
workplace location is the project facility. For this purpose an employee shall include a
leased employee regularly retained by the company.

11(e) Please list NAICS codes for the jobs affiliated with this project:

(19)




Part X: Estimated Project Cost and Financing

12(a) List the costs necessary for preparing the facility.

LAND Acquisition $ 100,000
Existing Building(s) ACQUISITION $
Existing Building(s) RENOVATION $
NEW Building(s) CONSTRUCTION $ 7,000,000
Site preparation/parking lot construction $ 2,000,000
Machinery & Equipment that is TAXABLE $ 500,000
Machinery & Equipment that is TAX-EXEMPT  $
Furniture & Fixtures $ 25,000
Installation costs $
Architectural & Engineering $ 100,000
Legal Fees (applicant, IDA, bank, other counsel) $ 10,000
Financial (all costs related to project financing)® $ 100,000
Permits (describe below) $ 36,000
Other (describe below) ie: solar decommissioning expense) $
Other: Cost: Subtotal $ 9,871,000
1.
g' I Agency Fee' $ 49,355
4
5

N
: : : Total Project Cost $| 9 920,355

* . . . . .
Bank fees, title insurance, appraisals, environmental reviews, eftc.

1 See Attached Fee Schedule (Page 26) for Agency Fee amount to be placed on this line.
Permit/Other Information

Buildng permits.

12(b) Has the Applicant contacted any bank, financial institution or private investor with respect
to financing the proposed project?d/ | Yes No If Yes, please provide details below.

Community Bank, N.A. has committed to financing the project.

12(c) Has the Applicant received a commitment letter for said financing? If Yes, please provide a copy along
with this application. V| Yes No

(20)



12(d) Sources of Funds for Project Costs

Bank Financing: $ 6,600,000
Equity (excluding equity that is attributed to grants/tax credits) -- $ 1,320,355
Tax Exempt Bond Issuance (if applicable) $ 0
Taxable Bond Issuance (if applicable) $ 0
Public Sources (Include sum total of all state and federal tax 0
credits and grants) Break out individually below.------------------ $
Identify each Public state and federal grant/credit: Comments:

Source $

Source $

Source $

Source $

Total Sources of Funds for Project Costs: $§| 9,920,355

Part XlI: Real Estate Taxes

13(a) For each tax parcel which comprises the facility, and for which assistance is being sought, please
provide the following information using figures from the most recent tax year. If an increase in the
assessment is anticipated due to the proposed project, please indicate the new estimated assessment
amount in the POST- PROJECT column. Attach copies of the most recent tax bills for all jurisdictions.

Current Current Current Current Estimated
Land Building Total Total Taxes |Post-Project
Tax Map Parcel # |Assessment |Assessment |Assessment |Amount($) |Assessment
223.011-0001-028 $ 27,000 $0 $ 27,000 $ 1,500 $ 5,400,000
13(b) Will the entirety of each tax parcel be subject to the PILOT? YES |V |NO

13(c) If the entirety of each parcel will not be subject to the PILOT, will the

YES NO

v

municipality require a subdivision?

*If a subdivision is required, it is the responsibility of the Applicant to complete subdivision
approval prior to commencement of the PILOT Agreement, and to provide the Agency with the

tax parcel number(s) assigned.
(21)




13(c) Address of Receiver of Town and/or Village Taxes (include all jurisdictions):

198 N. Washington St.
Rome, NY 13440

13(d) Address of Receiver of School Taxes:

409 Bell Road
Rome, NY 13440

Comments

13(e) Please consult with Agency staff to complete a Cost/Benefit Analysis form to
attach to this Application.

(22)



REPRESENTATIONS AND CERTIFICATION BY APPLICANT

The undersigned requests that this Application be submitted for review to the Oneida County Industrial
Development Agency (the “Agency”) and its Board of Directors.

Approval of the Application can be granted solely by this Agency’s Board of Directors. The undersigned
acknowledges that Applicant shall be responsible for all costs incurred by the Agency and its counsel in
connection with the attendant negotiations whether or not the transaction is carried to a successful
conclusion.

The Applicant further understands and agrees with the Agency as follows:

1.

Annual Sales Tax Filings. 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 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.

Annual Employment, Tax Exemption & Bond Status Reports. The Applicant understands and
agrees that, if the Project receives any Financial Assistance from the Agency, the Applicant agrees
to file, or cause to be filed, with the Agency, on an annual basis, reports regarding the number of
people employed at the project site as well as tax exemption benefits received with the action of the
Agency. For Applicants not responding to the Agency’s request for reports by the stated due date, a
$500 late fee will charged to the Applicant for each 30-day period the report is late beyond the due
date, up until the time the report is submitted. Failure to provide such reports as provided in the
transaction documents will be an Event of Default under the Lease (or Leaseback) Agreement
between the Agency and Applicant. In addition, a Notice of Failure to provide the Agency with an
Annual Employment, Tax Exemption & Bond Status Report may be reported to Agency board
members, said report being an agenda item subject to the Open Meetings Law.

Absence of Conflict of Interest. The Applicant has consulted the Agency website of the list of the
Agency members, officers and employees of the Agency. No member, officer, or employee of the
Agency has an interest, whether direct or indirect, in any transaction contemplated by this
Application, except as herein after described (if none, state “none”):

Hold Harmless. Applicant hereby releases the Agency and its members, officers, servants, agents
and employees from, agrees that the Agency shall not be liable for and agrees to indemnify, defend
and hold the Agency harmless from and against any and all liability arising from or expense incurred
by (A) the Agency’s examination and processing of, and action pursuant to or upon, the attached
Application, regardless of whether or not the Application or the Project described therein or the tax
exemptions and other assistance requested therein are favorably acted upon by the Agency, (B) the
Agency’s acquisition, construction and/or installation of the Project described therein and (C) any
further action taken by the Agency with respect to the Project; including without limiting the generality
of the foregoing, all causes of action and attorneys’ fees and any other expenses incurred in
defending any suits or actions which may arise as a result of any of the foregoing. If, for any reason,
the Applicant fails to conclude or consummate necessary negotiations, or fails, within a reasonable
or specified period of time, to take reasonable, proper or requested action, or withdraws, abandons,
cancels or neglects the Application, or if the Agency or the Applicant are unable to reach final
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10.

11.

12.

agreement with respect to the Project, then, and in the event, upon presentation of an invoice
itemizing the same, the Applicant shall pay to the Agency, its agents or assigns, all costs incurred by
the Agency in the processing of the Application, including attorneys’ fees, if any.

The Applicant acknowledges that the Agency has disclosed that the actions and activities of the
Agency are subject to the Public Authorities Accountability Act signed into law January 13, 2006 as
Chapter 766 of the 2005 Laws of the State of New York.

The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information

Law (FOIL). Applicant understan h Il Proj information and records rel hi
lication ar ntiall i iscl re under FOIL i limi
exclusions.

The Applicant acknowledges that it has been provided with a copy of the Agency’s recapture policy
(the “Recapture Policy”). The Applicant covenants and agrees that it fully understands that the
Recapture Policy is applicable to the Project that is the subject of this Application, and that the
Agency will implement the 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 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.

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.

The Applicant and the individual executing this Application on behalf of the Applicant acknowledge

that the Agency will rely on the representations made herein when acting on this Application and
hereby represent that the statements made herein do not contain any untrue statement of a material
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STATE OF NEW YORK )
COUNTY OF ONEIDA ) ss.:

oteven L. BUCK , being first duly sworn, deposes and says:

1e BULIGAL ¥ ORATIE RN Al SR L I

DELTA LUXURY TOWNHOMES LLC (Applicant) and that | am duly

2. That | have read the attached Application, | know the contents thereof, and that to the best of

accurate and complete. /A AL

S - S
uuuaul_lucu Qg GliiHiiisu W HHT Ul et 'PUI 1IAILUTO VI pcl]uny
this ” r‘ﬁay of 2 (L2538 § 20?‘ TINA M. CONTE
B Natans Dithiia in tha Qéata Af Ao Varl
- ] {/]/\ ~ pV\ U/m,k,\c, Wuannea m uneiad Lounty uivuoo/ursg
(Notarv Publie) My Commission Expires Feb. 12. 20 Z.2-

the appllcant please |nd|cate who and m what capacnty

o e /4/54

Name:; Elizabet Kiley

pate: 6/9/21

e ——— —_—— ——————— - e e

$500 Aggllc ation Fee and a $1 000 Commitment Fee (will be applled to final closmg -costs) to the

14 davs prior to the OCIDA Board of Dlrectors meetmq at which vou want the Aonllcatlon to be
meiuaea on ue Agenua. vvie ualsiel drnu Avn paylm:nl.a dlE avleplavie bul all Igiaicu 1ices

ébblicéﬁdﬁ éccorf;pan)‘/ the 6ri§inal ap'plicatio'n' via hard copy or e-mail. An electronic version of the
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Colonial Sgquare Twin Townhouse

Lot #4 ¢ Lot *5 Independence Square
Uticg NY

GENERAL NOTES

Bullding occupancy SINGLE FAMILY RESIDENTIAL

Ground snouw load: TO*

Wind epeed: 0 mph

Weathering: severe

Froet line depth: 48"

Termite: slight to moderate

Decay: none to slight

Winter design temperature: -5

Roof trues design load for minimum 85 PSF ground enow load

DESIGN CRITERIA

Floor live load

Habitable attic ¢ sleeping areas: 30 PSF
All other areas: 40 PSF

All concrete to be minimum compression strength 3,000 psl @ 28 days
All reinforcing steel to be ASTM A6lS grade 60

Celling Insulation to be minimum R-49 with 4 mil poly vapor barrier or vapor barrier paint on celling
Wall insulation to be minimum R-21 with 4 mil poly vapor barrier
Founclation wall Tnsulation to be minimum R-1l and extend 4' below outeide grade

All windows will have Low "E" glass with argon gas Energy Start Compliant (U factor of .35 or less)

All exterior doors to be steel and/or fiberglass insulated with weatherstripping (U factor of .35 or less)
All window and door headers to have 2" rigid Inesulation sanduiched betueen

header components

All floor Jolete to be * 2 or better &PF or douglas fir with Ix3, 2x2 or metal midepan bridging
All exterior load bearing walls to be *2 or better SPF

Door and window headers O' - 2' will be 2 - 2x& *2 or better douglas fir

Door and window headers 4' - &' will be 2 - 2xIO *2 or better douglas fir

Door and window headers over 5' ulll be 2 - 2xI2 %2 or better douglas fir

Roof trusees to be engineered to support the code required live and dead loads
Pre-engineered roof trusses ® 2'-0" o.c. aligned over wall studs

All hot and cold domestic water supplies to be PEX piping with O2 barrier
All waste and vent piping to be schedule 40 PYC

Alternate precast concrete foundation system (SUPERIOR WALL) may be used
as designed and engineered by manufacturer

Wall separating garage from house to be 45 minute fire rated (5/8" TYPE "X" dryuall)
construction with 45 minute rated steel framed fire doors and self closing hinges

Garage celling to be 5/8" TYPE "X" dryuwall

All garage cellings and walls to have a minimum of | application of Joint treatment and tape

DRAUWING INDEX

N-I General Notes

F-1 Foundation Plan

A-1 Firet Floor Plan

A-2 Front Elevation ¢ Rear Elevation
A-3 Left ¢ Right Side Elevation

D-l Cross Section

NEW YORK STATE ENERGY CONSERVATION REQUIREMENTS
(CHAPTER 5/NON-ELECTRIC HEAT)
RESIDENTIAL WITH WINDOW AREA 15% OF GROSS EXTERIOR

(FOR OTHER APPLICATIONS, 8EE NYS ENERGY CODE)

EXTERIOR ENVELOPE (MIN.)
CEILINGS - R-49 INSULATION WITH VAPOR BARRIER

STUD WALLS - R-21 INSULATION WITH VAPOR BARRIER

FLOOR OVERHANGS - R-2l INSULATION WITH VAPOR BARRIER
BLOCK WALLS - R-ll INSULATION TO 48" BELOW GRADE
GLAZING - R 3.3

ENTRANCE DOORS - R 3.3

INFILTRATION LOSSES (MAX.)
WINDOWS - .3 CFM/8Q. FT. OF TOTAL WINDOW AREA

SWINGING DOORS - .5 CFM/SQ. FT. OF DOOR AREA

SLIDING DOORS - .3 CFM/5Q. FT. OF DOOR AREA

ALL DOORS ¢ WINDOWS TO BE WEATHERSTRIPPED

CAULK/SEALER TO BE APPLIED TO ALL JOINTS ¢ OPENINGS IN BULDING ENVELOPE

HYAC EQUIPMENT PER NYS ENERGY ION CONSTRUCTION CODE CHAPTER
5, SECTION 503.

WATER HEATING EQUIPMENT PERFORMANCE PER NYS ENERGY CONSERVATION CONSTRUCTION CODE
CHAPTER 5, 8ECTION 504.

ALL FIREPLACE UNITS SHALL HAVE INFILTRATION LOBSES WITH THE DAMPER IN THE CLOSED POSITION
NOT TO EXCEED 20 CFM AT .3 INCHES WATER GUAGE. IF THE DAMPENER ALONE DOES NOT MEET THIS
REQUIREMENT, TIGHT FITTING NON-COMBUSTIBLE FIREPLACE DOORS SHALL BE USED.

ALL FIREPLACE UNITS SHALL BE PROVIDED WITH A SOURCE OF COMBUSTION AIR, DUCTED FROM THE
CUTDOORS, OF SUFFICIENT QUANTITY TO SUPPORT COMBUSTION. THIS SOURCE SHALL BE EQUIED WITH A
DAMPENER CAPABLE OF BEING FULLY CLOSED.

NO DEVICE INSTALLED IN A FIREPLACE THAT USES A GASEOUS FUEL FOR IT8 OPERATION SHALL BE
EQUIPPED WITH A CONTINUOUSLY OPERATED STANDING PILOT LIGHT.

| CERTIFY THAT TO THE BEST OF MY KNOWLEDGE, BELIEF, AND PROFESSIONAL JUDGEMENT, THESE PLANS
ARE IN COMPLIANCE WITH NEW YORK STATE ENERGY CONSERVATION CODE WITH AMENDMENTS EFFECTIVE
AUGUST |, 2007,

FIRE DETECTION 8TSTEM REQUIRED PER NEW YORK STATE CODE

DRAUWING

N-

REVISED 3/l6/2010




Colonial Square Twin Townhouse

Lot #4 ¢ Lot #5 Independence Squdre
Utica, NYT
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Lot #4 ¢ Lot #5 Independence Squdre
Uticg NYT
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Colonial Square Twin Townhouse

Lot *4 ¢ Lot #5 Independence Square
Utica, NT
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Colonial Square Twin Townhouse

La? *4 ¢ Lot *5 Indespendence Squdre
Uticg NY
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Rome Multi-Family Rental Housing Update
Prepared for: Buck Construction

Goal of the market update: To analyze the multi-family housing market for Rome, NY to
supplement previously prepared market studies prepared by The Williams Group Real Estate
Advisors LLC for CT Male in April, 2017. The objective is to perform a cursory market analysis to
support 36 additional 3-bedrrom rental housing units in Rome, NY at a rental rate of $2200 per
month.

Demographic Summary and Update: Rome is a city in Oneida County in upstate New York with
a population of 32,09 . The population is on a slow decline at 0.09% annually. The median
household income is $48,659 and average income is $61,700. The Rome metro area population
is 287,000 and also declining at 0.42% annually. While, the population is on the decline, certain
age cohorts of the population are being attracted to Rome and the region. Most notably 25 to
35 year-olds with college and STEM educations that can meet the demand of the growing
technology concentrations.

Housing: Home ownership is 79% of married people and the overall home ownership rate is
55%, which is slightly lower than US averages. Therefore, 45% of homes are rental units. Most
of the housing stock was built before 1939, suggesting an older/housing stock that needs
updating for today’s market demands.

Education: Almost 13% of adults have a bachelor’s degree which is higher than US averages and
over 8% have graduate degrees. This supports the regional attraction of workers that can meet
the employment demands for technology.

Economic Trends: Over a decade ago, Marcy, less than 15 miles to the west, embarked on the
development of the Nanocenter to attract technology business to the region. In 2019, CREE
announced plans to build a $1 billion, 200 mm silicon carbide wafer fabrication facility at the
Marcy Nanocenter, the largest facility of its kind in the world.

In 2009, in Malta NY, Global Foundries, a tech giant for development of chips and related
products, opened and now employs 15,000 employees and the economic impact in the region is
enormous, especially in terms of attracting the suppliers to feed the raw parts for the chips.
Malta is 100 miles from Rome, NY.

Albany, just to the south of Malta is home to over 100,000 college students including many of
those in the technology fields. As such, Rome is poised in terms of its geographic location to
take advantage of this emerging market of technology.



In Rome, the Griffiss Tech Park is now home to 72 businesses and almost 6000 employees, most
employees are highly trained, well-educated and younger than the average age in the
demographics of 39 years old. Most have college degrees at the bachelor level or graduate
degrees in the STEM fields.

In summary, the region is a growing technology business concentration and with this the region
is attracting a younger and highly educated workforce that needs housing.

Rome, NY and How it Fits into the Regional Opportunities:

Most of the housing in Rome is old and obsolete. There are very few new housing
developments that would be attractive to the workers that would be employed at any of the
number of economic generators discussed above.

Affordability of housing based on median household income is approximately $1350 per month.
This is the figure that HUD uses for affordability. However, using average HHI, the monthly
rental income that is affordable is $1577 based on 33% of monthly household income. The
average rental rate for Rome. is under $800 per month for units due to the age and quality of
the units.! Existing housing stock is highly affordable yet unappealing to new residents.

Average base pay of a software engineer in Rome, NY (according to Glassdoor, June 2021) is
over $100,000. This would make rental affordability for just one person to be $2750 per
month.

For housing developers, the potential to attract well paid tech- workers to live in Rome as well
as to meet the limited new multifamily housing inventory equates to pent up demand making
Rome a unique place for Multifamily development opportunities.

Without analyzing more than economic trends, housing and affordability, it is clear that Rome
has a future in quality and up-to date housing due to its superior interstate access on 1-90,
proximity in between the major tech and educational centers, and low inventory of new
housing.

Multi-family Real Estate Market Summary:

US and Regional Multi-family Markets:

! Datausa.io, June 2021



According to CBRE, Multi- family vacancies in the US are still strong at 5%. While rentals have
long been popular with the Millennials, that group will continue to move into home ownership
but at a modest pace. The emphasis is shifting toward the suburbs and small cities even for
mid-rise development but must have an “urbanesque” feel are on the rise, but still below 5.1%
which is strong. Suburbs are outperforming cities nationally as Millennials and Empty Nesters
escape downtown amid the pandemic, and as more work from home the trend is expected to
continue for the long haul.

New trends are showing that renters and buyers are now demanding at least one home office
or even two so it is changing design dramatically. It is increasing the size of the floor plates in
demand, and demand shifting more to low rise and garden style apartments, and townhouses.
Renters also want more outdoor space and less density

According to CBRE in 4Q 2020, Multifamily weathered the 2020 recession better than most
property sectors—only industrial held up better—and market deterioration was far less than in
previous recessions. CBRE forecasts a return to pre-COVID national vacancy levels and a 6%
increase in net effective rents in 2021, with a full market recovery occurring in early 2022. The
economic rebound will lead to rising multifamily demand, largely from “unbundling” —certain
renters moving out of their parents’ homes or those of friends as job opportunities provide
more financial flexibility. to live independently. Demand levels in 2021 likely.will fall short of pre-
COVID peaks in'2018 and 2019 but should rise'significantly from 2020.

Vacancy rates for affordable multifamily housing will remain relatively low in 2021.

Development will remain robust next year. Most of 2021’s scheduled deliveries were started
long before COVID-19 and likely will reach 280,000 units on top of the estimated 300,000-unit
total this year. This level of new supply will temper improvement in Class A vacancies and rents
in many markets.?

CBRE forecasts a continuation of low interest rates next year. Favorable mortgage rates will
provide further incentive for increased investment. The two key multifamily lenders—Fannie
Mae and Freddie Mac—should have sizeable capital availability to support increased buying
activity.

FIGURE 15: MULTIFAMILY INVESTMENT TO REBOUND WITH 33% GROWTH IN 2021

2 CBRE.US, Americas Outlook 2021, Multifamily



*2020 forecast is based on actual numbers through September.
Source: CBRE Research, Real Capital Analytics (historical), Q4 2020.

The national multi-family trends and forecasts are important to lenders and investors as well as
buildersinssmaller marketsz=Romeuis a small city nested betweenreconomicgeneratorswith@a
low quality'rental housing inventory.

Rome Multifamily Real Estate Market update:

Overall, the market has a large supply an older apartments of sub-divided homes that are
rental units. There are also some small garden style developments but all are older and
obsolete in today’s market. In terms of new units that meet the demand of the target market,
there is limited inventory. There are approximately 500 units of mid to upscale multifamily
housing in the Rome regional market. Of the units analyzed, 124 units were built in the 1970’s
and while well maintained, they are 50 years old and do not have the amenities that current
renters in the upscale market are looking for. Therefore, there are less than 400 competitive
units in the Rome/Utica market. Of these units, there are either wait lists of vacancies less than
5% which indicates a strong pend up demand for units. Rental rates ranged from $1.25 to $1.0
PSF per month. The target rents of the subject property are $1.47 which is well within rage for
new project with amenities.

In the sub-market for unit that are in demand, residents are expecting laundry in units, upscale
finishes and amenities includes stainless steel appliance, stone countertops, internet access, on
site recreational spaces, community or common space and at least one covered or garage
parking space. The subject property has all these amenities and offers potential for a couple or
small family with an in-home office.



Tunpalanvic ang

Competition
proximity to unit comparable
Description address site (miles) # ofunits breakdown baths rent $/sfrent ipti iti to project site image
1500 sf units--single  SS appliance, plank
5807 Merrick Rd, story with attached  floors, wood and
Subject Property Rome NY 0 36 3 bedrooms 2 $2,200 $ 1.47 not yet built garage stone siding
four (4) story new
development, bright,
spacious, loft style,  covered parking,
stainless steel internet included,
appliances, nice sleek resident lounge, targeting young
modern finishes, rooftop deck, fitness high tech
Air City Loft 85 Hanger Rd, Rome, 10 miles south 1to3 $1250 to terraces, in unit center, FOB access, workers--near
Apartments NY east 84 bedrooms 2 $2115/month $ 1.50 80% washer dryers bike storage air strip
1800 sf 3 bedrooms
town houses as part  in unit washer
of mixed new dryers, 5§
townhouse appliances, granite  rents less $ than
1to 3 bedroom $2295 for 3 bed, development includes counter tops plus subject site and
Deerfield Place 1 Patriot Circle, Utica 15 miles west 156 town. Houses 2.5 2.5 bath $ 1.22 95%. And wait lisgym pool and clubhouse  more amenities
1and 2 bedrrosm
units, 90% occupied,
updated and clean, very dated,
1625 Black river blvd, ladb2 $1200 for 2 but low ceilings-- common laurdry 1970's largest
Rome Towers Rome 5 miels north 124 bedroom sunits 1 to 1.5 bedrooms $ 1.04 90% occupied ~ most have balconies area unit 1150 sf
over 95% in old Ifot
brand new 1 occupied, no 3 internet, Ss common laundry,  building, surface
811 Court Street, and 2,3 upto2 bedroom untis  appliances, tiel floors, clubhouse, lounge,  parking, more
Lofts at Globe Mill Utica 15 miels west 149 bedroom loftds baths S 1.25 available high ceilings, new historic district urban

Multi-family Findings:

While recent history and the decline in manufacturing may have signaled young and educated
populations to leave the area, the Marcy and GBTP workforce hubs need the educated individuals.
Once again, the opportunity appears to be in the development of housing and amenities that
would be attractive to this educated workforce that may be living outside of Rome where there
may be interesting housing stock with urban and hip amenities.

Real Estate Findings: In terms of real estate, the market data shows potential for additional
product that includes the multi-family housing market. This real estate category has the most
real estate market data support of all real estate uses and is uniquely positioned to support
economic development by adding inventory to support regional job creation.

Multi-family: There are two major sectors to residential, multi-family rental apartment and single
family/townhomes. Overall, the multi-family apartment rental is the most in demand nationwide
and appeals to a demographic that Rome needs to attract, young college graduates and
Millennials. Empty nesters are also a demand generator of the same products. The existing
supply is very low on new, amenity rich, multi- family units. Demographics support new build.
Meeting the needs of jobs created at Marcy and GBTP also supports new build. In terms of
existing supply, most of the existing supply is single family residential or sub-divided homes.



Therefore, the findings support at least 36 units of upscale amenity rich rental housing, primarily
based on demographic (population) and workforce capture and affordability.

Overall, the summary analysis of economic, demographics and multi-family real estate
market concludes that:

e Vacancy rates are less than 5% which is strong and market supportable

e Market rental rates are $1.25 to $1.45 PSF which is in line $2200 for a 3 bedroom 2 bath
unit proposed in the subject property are supportable

e Additional units would have market support as well












Community

4494 Bank

May 4, 2021

Entity to be formed (The Delta)
Attn: Christopher S. Buck

105 Main Street

Whitesboro, New York 13492

Dear Mr. Buck:

N.A.

Community Bank, National Association (the “Lender”) is pleased to advise the Entity to be formed, The
Delta, (the “Borrowet”) that we have approved your request for a commercial construction line of credit to convert
to a permanent mortgage (the “Loan”). The basic terms and conditions of the Loan are set forth below in this
commitment letter (the “Commitment”).

This Commitment is based on Lender’s present understanding of the information provided by the
Borrower to the Lender in connection with Borrower’s request for funding, including but not limited to, the
proposed collateral, Borrower’s financial condition, and business operations. If additional information or changed
facts or circumstances become known to the Lender, the Lender may impose additional terms and conditions with
respect to the funding or withdraw this Commitment.

I. General Terms and Conditions

A. Loan Amount

Up to $7,411,000.00 Construction Line of Credit to Permanent Mortgage.

B. Use of Proceeds

To fund the construction of 36 townhouses known as the “Delta” project off of Merrick Road in

Rome, New York.

C. Loan Term
Draw Period:

Permanent Loan:

Up to 36 months. Advances will require:

o A Building Loan Agreement.

e Pre-determined number of inspections acceptable to the Lender to be
made by a third-party supported by adequate AIA forms and invoices.

® Acceptable title verification on the Premises according to Lender’s Counsel,
to include lien waivers.

e A Notice of Lending at Lender’s Counsel’s discretion.

¢ No more than one (1) advance per month.

® See additional conditions below.

Provided there is no default in the Construction Line of Credit, the

Construction Line of Credit will automatically convert to a permanent

commercial mortgage. At conversion, the Loan will have an 84 month term,

amortized over 240 months. Conversion will require:

® Acceptable title verification on the Premises according to Lender’s Counsel.

o Final lien waivers by contractors.

® Final inspection certifying as complete.

e All required municipal approvals customary for similar transactions.
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e Final Certificate of Occupancy.

D. Interest Rate

Draw Period &

Permanent Loan:  The interest rate will be calculated at a fixed rate of 2.00% in excess of the
most recent yield expressed as a percentage on United States Treasury
obligations with a constant ten (10) year maturity, as such yield was published
by the Board of Governors of the Federal Reserve System in the Federal
Reserve Statistical Release H.15 (519). This rate will be locked at closing and
will not be re-calculated. The rate will never be less than 3.50%.

E. Payment Schedule

Draw Period: Interest only monthly.

Based on the extended draw period of 36 months the Borrower and Bank will
negotiate a potential additional principal payment (after 18 months) to be
made based on the number of umits rented prior to the conversion fo
permanent loan.

Permanent Loan: 84 monthly payments of principal and interest in an amount sufficient to
amortize the loan amount over the 240 month amortization period. Assuming
a loan amount of $7,411,000.00 and an interest rate of 3.65% per annum, the
monthly payment amount is estimated at $43,761.76. If the interest rate
changes, the monthly payment amount may change.

F. QGuaranty

Payment of the Borrower’s indebtedness to Lender shall be guaranteed, without limitation, by
Christopher S. Buck and Steven G. Buck (the “Guarantor”).

G. Prepayment Penalty
Draw Period: There shall be a prepayment penalty in the amount of 1% throughout the draw
period.
Permanent Loan:  There shall be a prepayment penalty of 5% in year 1, 4% in year 2, 3% in year
3, 2% in year 4 and 1% in year 5, of the then outstanding principal balance
during the Permanent Loan. The prepayment penalty will be applied only if
the Loan is refinanced with another financial institution.

H. Late Payment Fee
If any scheduled payment is not made within 10 days of its due date, Lender may impose a late
payment fee equal to the greater of $25.00 or 5% of the overdue payment.

I. Tax Monitoring Fee
A tax monitoring fee will be collected at closing.

J.  Commitment Fee
A commitment fee in the amount of $7,500.00 will be collected at closing.

K. Collateral

1. First mortgage on the property located at the new road behind Merrick Road, Rome, New York
(the “Premises™).

2. Assignment of rents and leases on the Premises.

3. First security interest in all fixtures, furniture and equipment located at or associated with the
Premises.

4.  Assignment of existing Life Insurance policies on the life of Christopher S. Buck, in a combined
amount not less than $2,750,000.00.
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L.

Building L.oan Agreement

Advances under the Construction Loan will be made pursuant to a building loan agreement
("Building Loan Agreement"). The Building Loan Agreement will provide, by way of illustration,
but not by way of limitation, that advances will be made based on written requisitions submitted no
more frequently than monthly for actual construction costs incurred based on the certification of the
Lender's architect or other inspector as a result of their inspections. All architect and engineering
fees incurred by the Lender as a result of retaining such persons with respect to the Construction
Loan will be paid by the Borrower. The Lender’s construction monitoring consultant will review
and approve the plans and specs, at the Borrower’s expense. All advances are to be based on standard
general contractor AIA requisition forms. All advance requests will be delivered by Borrower to the
Lender on or before the 10th day of each month and will provide the Lender ten (10) business days
to review such request prior to the scheduled advance dates. All advances will be subject to a ten
percent (10%) retainage from the AIA requisition forms. Each certification will set forth the value
of the work completed and include statements that the work completed to date has been performed
substantially in accordance with the final working plans submitted to and approved by the Lender
prior to the Closing Date of the Construction Loan, that as of the date of such certificate, the
construction work is within budget and that such work is on schedule. The Borrower's architect or
engineer, as applicable, will further attest to such certification addressed to the Lender. Material
changes in the plans, and in any event, any change in the plans which causes a single change order
under the general construction contract in excess of twenty five thousand dollars ($25,000) or in the
aggregate with all other change orders exceeds five percent (5%) of the total contract price must be
approved by the Lender in writing as a condition to the effectiveness of such change order. A lien
waiver from Borrower's general contractor and such documents and instruments necessary for the
Lender to insure that there are no liens or encumbrances upon the Real Property will be provided by
the Borrower to the Lender in a form reasonably requested by the Lender as a condition to the
Lender's obligation to make any Construction Loan advance. The Lender reserves the right to
complete a site inspection with each draw and at any time during the construction.

II. Loan Covenants

A.

Borrower and Guarantor agree to adhere to normal Affirmative and Negative Covenants that will
further be defined in the Loan Documents with the Lender. Those Covenants will include but not be
limited to:

1. To provide Lender with the following financial information:

a) As soon as available, but in no event later than one-hundred twenty (120) days after fiscal
year-end, or within thirty (30) days of filing, annual submission of federal tax returns
(including schedules and attachments) for the Borrower.

b) As soon as available, but in no event later than one-hundred twenty (120) days after fiscal year-
end, annual submission of rent rolls for the Borrower.

¢) As soon as available, but in no event later than one-hundred twenty (120) days after calendar
year-end, annual submission of personal financial statement for the Guarantor.

d) As soon as available, but in no event later than one-hundred twenty (120) days after calendar
year-end or within thirty (30) days of filing, annual submission of federal tax return (including
schedules and attachments) for the Guarantor.

¢) From time to time, any such other financial information with respect to the Borrower and/or
Guarantor, as the Lender may request.
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2. Borrower is required to maintain a depository relationship with the Lender for the life of the Loan.

3. Borrower is required to maintain a minimum Debt Service Coverage Ratio of 1.15x, before
distributions and a minimum Debt Service Coverage Ratio of 1.10x, after distributions, to be
tested annually beginning fiscal year-end 2025 and every year thereafter. Debt Service Coverage
Ratio, before distributions, will be defined as: (Current Year’s Net Profit + / - Extraordinary
Items + Depreciation Expense + Amortization Expense + Interest Expense) divided by (All
contractual debt service payments required to be made during the borrower’s fiscal year per the
term of every loan, capital lease or other debt obligation that was outstanding at any time during
said fiscal year). Debt Service Coverage Ratio, after distributions, will be defined as: Current
Year’s Net Profit + / - Extraordinary Items + Depreciation Expense + Amortization Expense +
Interest Expense — Distributions) divided by (All contractual debt service payments required to
be made during the Borrower’s fiscal year per the term of every loan, capital lease or other debt
obligation that was outstanding at any time during said fiscal year).

I11. Prerequisites for Closing

The following specific conditions must be satisfied prior to the closing of the Loan:

A.

D.

Appraisal
Lender shall be in receipt of a Bank-commissioned comprehensive appraisal of the Premises that is

for the benefit of the Lender as intended user at the Borrower’s expense, prepared by an individual
or company qualified and approved by Lender, and reconciled by and acceptable to Lender’s Real
Estate Department.

If the value of the Premises, as determined by the completed comprehensive appraisal, is insufficient
to support loan to value of 80% of the “as-complete” appraised value, then the actual loan amount
may be lower.

Please submit the following items to Lender upon acceptance of this commitment to expedite the
appraisal process:

e A copy of the recorded deed

e Current paid property tax receipts or unpaid bills

e A copy of an existing survey, if available

¢ Copy of final construction, estimate, schedule and cost

Construction Budget, Plans & Specifications and Permits

Lender and Lender’s independent construction monitoring firm must be in receipt and satisfactory
review of construction budget, any permits and construction plans and specifications, in a form
acceptable to the Lender.

e Final approval for subdivision and road dedication to the City of Rome to be provided to
Bank.
e Pre-Approval that Bank will release road to be built to the City of Rome.

Construction Contract
Lender must be in receipt and satisfactory review of any construction contract pertaining to the
project.

Deed
The real property must be solely owned by the Borrower and cannot be subject to any life estate,
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F.

L.

right of occupancy, lease, reversion or similar restriction which would require the consent or
participation of any other person or entity.

Equity

The Borrower’s will be required to make a cash or construction equity injection in the project in an
amount not less than $800,000.00, which can be funded throughout the project and/or as part of the
retainage which will not be repaid upon completion.

Taxes
Lender shall be in receipt of satisfactory evidence that all property taxes on the Premises are paid
and current.

Leases

Borrower will provide executed copies of all leases relating to the Premises. Said leases shall be in
form and substance satisfactory to Lender. All provisions in the leases, including but not limited to,
term, rent, utility and operating expense provisions shall be subject to Lender’s review and approval.

Environmental Reports

Closing of the Loan is subject to the satisfactory completion of the Lender’s environmental due
diligence process and the Borrower’s execution of a Lender-approved environmental indemnification
agreement. Due diligence may include, among other things, collateral screen reports, full transaction
screen reports, Phase I and/or Phase II environmental assessments, or any combination thereof as
determined by the Lender in its sole discretion. All third party reports will be prepared in accordance
with all applicable standards as determined by the Lender, and will be prepared by environmental
professionals acceptable to the Lender. All such reports must indicate (i) the absence of asbestos,
petroleum, other hazardous materials, hazardous wastes and/or toxic substances on, under or from
the real property of the Borrower and surrounding areas, and (ii) satisfactory disposition of all matters
disclosed by such reports. Any Phase I or Phase II environmental reports commissioned in
connection with the Loan must be addressed to the Lender and the Borrower, and the environmental
professional must stipulate that the Lender may rely on the conclusions presented in the report. The
Borrower agrees to bear the full cost of any third party environmental reports, which will be
commissioned by the Lender, and will also bear the cost of any third party review thereof.

Zoning and Land Use
Lender shall be in receipt of proper evidence that the Premises complies, in all material respects,

with all applicable building, zoning and land use, environmental protection, sanitary and safety laws,
and rules and regulations.

Evidence of Title and Priority of Lien

Lender shall be in receipt of a duly executed ALTA mortgagee title insurance policy (or a duly
executed title insurance binder to be supplemented promptly after the Closing Date by a final policy)
issued by a title company reasonably satisfactory to the Lender up to the full amount of the Loan
secured by mortgages, demonstrating that the Lender is the holder of valid and respective first
mortgage on the Real Property free and clear of all liens, encumbrances and exceptions other than
those specifically approved by the Lender. The policy will also contain such other affirmative
endorsements as the Lender may reasonably require including commercial environmental, variable
rate, waiver of arbitration, same as survey and ALTA-9. The Lender must also receive personal
property searches, certificates of good standing, franchise tax searches, UCC searches and all other
searches reasonably required by the Lender to demonstrate the good standing of the Borrower and
that its property is free and clear of any liens and encumbrances and that the Borrower, any Entity
Guarantor and all of their respective members and directors as applicable have authorized the
Borrower and any Entity Guarantor to enter into and consummate the transactions contemplated by
the Loan described herein.
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K.

L.

M.

Qrganizational Documents
If the Borrower or the Guarantor is a corporation, limited liability company, or partnership, Lender

shall be in receipt of copies of the Certificate of incorporation, Bylaws, Articles or Organization,
Operating Agreement, Partnership Certificate and Partnership Agreement, whichever shall apply. In
the case of a corporation or limited liability company, Lender shall be in receipt of a current
Certificate of Good Standing. In addition, Lender shall be in receipt of incumbency certificates,
corporate, limited liability company, and/or partnership resolutions, and any other such documents
and/or instruments evidencing the Borrower’s and each Guarantor’s good standing and authority to
enter into the transaction described herein as the Lender shall deem necessary.

Survey
Borrower will provide the Lender with a survey of the Real Property dated within thirty (30) days

prior to the Closing Date, certified by a licensed surveyor to the Lender, the Lender's attorneys and
to the title company insuring the Loan and showing the title lines, apparent lines of possession,
boundaries, improvements, setback lines, easements and encroachments on to or off of the Real
Property, any restricted or limited use areas, as well as the location and dimension of the Real
Property and any improvements then existing thereon, above and below ground utility lines crossing
the Real Property, driveways, rights of way, street locations, and access to public streets, identifying
the zone as established by governmental authorities and identifying the source of electrical, gas,
water, telephone and sewer service which will service the Real Property. All easements, rights of
way and other matters of record will be shown by book and page of recording. If Lender’s legal
counsel requests survey as indicated above, the Borrower will furnish the Lender with an updated
survey during the term of the Construction Loan showing the location of the foundation of the
building which is being constructed. In addition to the above, the survey to be furnished in
connection with conversion of the Construction Loan to the Permanent Loan will be an "as-built"
survey with respect to the completed buildings, which will show the location of the buildings on the
Real Property, and identify the setbacks of the buildings from the Real Property boundaries.

Property Insurance

1. Fire Hazard

a. Real Estate

Borrower will maintain adequate fire and extended risk insurance coverage,
business interruption, workers’ compensation, commercial general liability, and
other insurance required by law or as may be required by Lender. All insurance
policies will be in amounts, upon terms, and in a form acceptable to Lender. All
policies must be carried with insurers acceptable to Lender. Borrower will provide
evidence satisfactory to Lender of all insurance and that the policies are in full force
and effect and all insurance on the Collateral will name Lender as a Mortgagee,
will include a Lender’s Loss Payable endorsement, and will require 10 days
advance written notice to Lender of any cancellation of coverage, non-renewal or
amendment. If the Borrower fails to maintain required insurance, the absence of
the required insurance will be an Event of Default. If this happens, Lender may
buy the insurance, but will have no obligation to buy it. These amounts paid by
Lender will be added to the Indebtedness or will be payable on demand, at Lender’s
option.

2. Flood Hazard
If it is determined that any portion of the Collateral is located in a special flood hazard
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Iv.

zone, Lender must require Borrower to obtain Federal flood insurance, or other
appropriate special hazard insurance on the structure(s) and the contents, in an amount
equal to the lesser of the outstanding principal balance of all loans/line of credit
commitment amounts secured by the property, as well as the amount of all superior liens
not held by Lender and the amount of any liens that are being subordinated to Lender
by another lien holder in conjunction with the making, increasing, renewing, or
extending of a loan/line of credit, the maximum limit available under NFIP guidelines
for the type of structure, or the insurable value of the structure (as determined by the
borrower’s insurance agent). The policy must contain a Standard Mortgagee Clause in
favor of Lender providing that any act or neglect of Borrower, mortgagor or owner of
the insured property will not invalidate the interest of Lender. The policy must provide
for at least 45 days prior written to Lender of policy cancellation, non-renewal or
amendment. The maximum policy deductible allowed by Lender for residential
structures is the lesser of 5% of the face amount of the flood policy or $5,000. The
maximum policy deductible allowed by Lender for commercial structures is the lesser
of 10% of the face amount of the flood policy or $50,000. All deductibles must be
compliant with The National Flood Insurance Program (NFIP) minimum requirements.
Proof of annual coverage renewals must be forwarded to Lender.

3. Builder’s Risk Insurance

Borrower will have procured and provided, and will agree to maintain during the period
of the Construction Loan, builder's all-risk insurance, written on a one hundred percent
(100%) builder's risk completed value non-reporting form, including coverage for
completion and/or premises occupancy. Insurance will be issued under policy requiring
at least ten (10) days prior written notice to the Bank as a condition to any termination
or lapse of coverage and must be issued by insurance companies reasonably acceptable
to the Bank.

Opinion Letter.
On the Closing Date of the Loan, the Bank will be provided with such opinions of counsel as may be

reasonably required by the Bank, including opinions regarding the following:

@) the legality, validity and binding effect of all of the loan documentation;

(iD) the authority of the Borrower to execute and deliver and perform the loan documentation;

(iii)  that the execution, delivery and performance of the loan documents will not violate any provision
of any applicable statute, regulation, rule, order, contract or other legal requirement applicable to the
Borrower and that there are no threatened or pending actions or proceedings against or affecting the
Borrower before any court or agency which may have a materially adverse effect on the Borrower or any
of its property; and

@iv) such other matters as may be reasonably required by the Bank or its attorneys.

Expenses
All expenses in connection with Lender’s negotiation, preparation, administration and enforcement of the

loan documents, and the perfection of Lender’s security interests and liens, including without limitation,
Lender’s counsel fees, Lender’s administrative processing fee, appraisal fees, environmental audit fees,
fees and expenses for title and lien searches, organizational search fees, title commitment and insurance
fees, and all filing and/or recording fees, shall be payable by the Borrower, either prior to or at closing, If
Borrower signs and accepts this Commitment and Borrower does not close this Loan in accordance
with the described terms, Borrower may lose some, or all, the expenses Borrower has paid and/or
incurred as listed above.
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VL Brokerage Commissions/Indemnification
As a condition of this commitment and funding of the Loan, the Borrower agrees that the Lender shall

have no responsibility for the payment of fees or commissions to any broker retained by or claiming
through the Borrower in connection with this transaction and that the Borrower shall be solely responsible
for the payment of any such fees and/or commissions.

VII.  Closing and Loan Documents
Upon the acceptance of this Commitment, all legal documents relating to the loan shall be prepared by
Lender’s counsel, James Betro of Vindigni, Betro & Getman PLLC. Lender’s obligation hereunder shall
be subject to the approval of the form and content of all legal documents relating to, arising out of or in
connection with the Loan. The Borrower and Guarantor(s), if applicable, agree(s) to execute and deliver
all necessary documents in connection with the Loan. It is understood and agreed that no funds shall be
disbursed until all conditions of this Commitment have been complied with.

Our records do not indicate the name of your attorney for this transaction. Please provide the name of
your attorney below:

This Commitment assumes the accuracy of all information, representations and other matters contained in or
submitted with Borrower's application to Lender prior to the issuance of this commitment. Lender reserves the
right to cancel this Commitment and terminate its obligation hereunder upon the occurrence of, but not limited to,
(1) Borrower's failure to comply with the terms or conditions of this Commitment, (2) the filing by, or against,
Borrower or Guarantor(s) in a case in bankruptcy or insolvency, or for reorganization or the appointment of a
receiver or trustee, or the making by Borrower of an assignment for the benefit of creditors, or the filing of a
petition for arrangement by Borrower, (3) the disclosure of any information, which in Lender’s opinion reasonably
exercised, would materially impair the ability of Borrower to perform under the terms of this Commitment or the
Loan, (4) the failure of Borrower to disclose to Lender all information material to the Loan or the
misrepresentation by Borrower of any material fact relating to the Loan, and (5) any material, adverse change in
the financial condition of Borrower.

Borrower may not assign this commitment, and any purported assignment shall render this Commitment null and
void at Lender’s option.

This Commitment represents the entire understanding of the parties and cannot be modified except by an
agreement in writing executed by the party against whom enforcement of such modification is sought.

This offer to commit will expire at the Lender's election if:

(A).  The Lender has not received the acceptance of this offer to commit from the Borrower by May
18, 2021;

(B).  The closing and the execution and delivery of all documentation specified by the Lender with
respect to the Loan does not occur within 90 days; or

(C).  Events occur or fail to occur as provided for in this letter.

Thank you for this opportunity to be of service. If you have any questions concerning the terms of this
Commitment, please do not hesitate to contact me at (315) 356-7125.
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Sincerely,

'f). M NY

Dean Shlotzhauer
Commercial Banking Officer

DS/df
ACCEPTED AND AGREED TO BY:

Borrower: Entity to be Formed_The Delta Luxury

By: Christopher S. Buck

Title:

Date:

Guarantor:

Christopher S. Buck, Individually Date

Steven G. Buck, Individually Date




Determination of Significance - Type 1 and Unlisted Actions
SEQR Status: Type | O Unlisted
Identify portions of EAF completed for this Project: B Part ] Part 2 Part 3

Upon review of the information recorded on this EAF, as noted, plus this additional support information
NYS Historic Preservalion Office Letter of No-Impact Conservalion Features Inventory submilted by applicant, NYS Department of Environmental Conservation submitted commenls,

NYS Deparlmenl of Transportation submitted comments, Oneida County Department of Health submitted comments, and Oneida County Deparlment of Planning GML 239 response,

and considering both the magnitude and importance of each identified potential impact, it is the conclusion of the
City of Rome Planning Board as lead agency that

A. This project will result in no significant adverse impacts on the environment, and, therefore, an environmental impact
statement need not be prepared. Accordingly, this negative declaration is issued.

O B. Although this project could have a significant adverse impact on the environment, that impact will be avoided or
substantially mitigated because of the following conditions which will be required by the lead agency:

There will, therefore, be no significant adverse impacts from the project as conditioned, and, therefore, this conditioned negative
declaration is issued. A conditioned negative declaration may be used only for UNLISTED actions (sce 6 NYCRR 617.d).

O C. This Project may result in one or more significant adverse impacts on the environment, and an environmental impact

statement must be prepared to further assess the impact(s) and possible mitigation and to explore alternatives to avoid or reduce those
impacts. Accordingly, this positive declaration is issued.

Name of Action: Major Subdivision

Name of Lead Agency: City of Rome Planning Board

Name of Responsible Officer in Lead Agency: Mark E

Title of Responsible Officer: Chair

Signature of Responsible Officer in Lead Agency Date:

Signature of Preparer (if different from Responsible Date:O Gg Z

For Further Information:

Contact Person: Garret S Wyckoff, City of Rome Planner
Address: 198 N. Washington Street, Rome NY

Telephone Number: (315) 339-7644
E-mail: Gwyckoff@RomeCityGov.com

For Type 1 Actions and Conditioned Negative Declarations, a copy of this Notice is sent to

Chief Executive Officer of the political subdivision in which the action will be principally located (e.g., Town / City / Village of)
Other involved agencies (if any)

Applicant (if any)

Environmental Notice Bulletin: .html













































ONEIDA COUNTY INDUSTRIAL DEVELOPMENT AGENCYo 10-Nov-21

COST/BENEFIT ANALYSIS
Required by §859-a(3) of the
New York General Municipal Law
Name of Applicant:

Description of Project:

Name of All Sublessees or Other Occupants of
Facility:

Principals or Parent of Applicant:

Products or Services of Applicant to be produced
or carried out at facility:

Estimated Date of Completion of Project:

Type of Financing/ Structure:

Type of Benefits being Sought by Applicant:

Delta Luxury Townhomes

18, two-unit, one-story residential rental townhouse

Buildings totalling 36 units.

Christpher Buck - 100% owner

Residential townhouses

Nov-24
Tax-Exempt Financing
Taxable Financing
X Sale/ Leaseback
Other
Taxable Financing
Tax-Exempt Bonds
X Sales Tax Exemption on Eligible Expenses Until Completion
X Mortgage Recording Tax Abatement

Real Property Tax Abatement



Project Costs
Land Acquisition

Existing Building(s) ACQUISITION

Existing Building(S) RENOVATION

NEW Building(s) CONSTRUCTION
Installation Costs

Site Preparation/Parking Lot Construction
Machinery & Equipment (other than furniture)
Furniture & Fixtures

Architectural & Engineering

Legal Fees (applicant, IDA, bank, other counsel)
Financial (all costs related to project financing)
Permits

Other

Agency Fee

TOTAL COST OF PROJECT

Assistance Provided by the Following:

EDGE Loan:

MVEDD Loan:

Grants - Please indicate source & Amount:
Other Loans - Please indicate source & Amount:

100,000

7,000,000

2,000,000

500,000

25,000

100,000

4 |n|en|er)

10,000

100,000

36,000

)

49,355

9,920,355




Company Information Average Salary of these

Positions
Existing Jobs d $ -
Created Jobs FTE (over three years) q $ -
Retained Jobs 0 $ -

Earnings Information for Oneida County

Average Salary of Direct Jobs for Applicant -
Average of County Indirect Jobs 25,000
Average of Construction Jobs § 32,000

Note: $1,000,000 in construction expenditures generates 15 person - years of employment
Construction Person Years of Employment:

Calculation of Benefits (3 Year Period)

Total Earnings Revenues

Direct Jobs

Created - -

Existing - -
Indirect Jobs

Created| $ - $ R

Existing 0 0
Construction - only one year

Person Years[ $ 1,440,000] [$ 61,200 |

TOTALS Calculation of Benefits (3 Yr Period) | $ 1,440,000 | |$ 61,200 |




TAXABLE GOODS & SERVICES

Spending Rate

Direct Jobs

Created 36%

Existing 0.36
Indirect Jobs

Created 0.36

Existing 0.36
Construction - only one year

Person Years 0.36

TOTAL TAXABLE GOODS & SERVICES

State & Local Sales

Local (3 year) real property tax benefit (assuming 60% of jobs existing and created own a residence)
with an average assessment of $80,000 and the remainder of jobs existing created pay real property

taxes through rent based on an average assessment per apartment of $50,000.

Tax Rate for School District where facility is located:
Tax Rate for Municipality where facility is located:
Tax Rate for County:

Total Rate:

Real Property Taxes Paid: | $

COSTS: IDA BENEFITS

Real Property Taxes Abatement Mortgage Tax Abated (.75%)
Estimated Sales Tax Abated During Construction Period (8.75%)

Total:

Expenditures Tax Revenues
$ - $ -
$ - $ -
$ - $ -
$ - $ -
[s 518,400 | [$ 50,544 |
B 518,400 | | $ 50,544 |
Municipality
33.6291102 Rome
20.1959 Rome
10.035983 Oneida
63.8609932
|
$ -
$ 64,500
$ 490,000
$ 554,500

NOTE: If there is a tax-exempt financing of all or a portion of the project cost, there is a neutral cost/benefit because of lower
interest rates by reason of exclusion of interest from gross income of bondholders for purposes of Federal and State income
taxes. Taxable financing carries the same cost/benefit for State Income Tax purposes. Such cost/benefits cannot be

quantified.

est.21-22
2021
2021



Delta Luxury Townhomes

Oneida County Industrial Development Agency Uniform Tax Exemption and
Agency Benefits Policy Market Rate Rental Housing Development Initiatives
(Effective March 1, 2015 and revised on April 20, 2018)

1. Criteria:

OCIDA will entertain applications for assistance that fall within the following criteria, using the following 100
point scoring system for each application received:

Criteria Description of Possi | Score
Criteria ble

Adaptive Reuse Projects that propose a change in use to an existing building (e.g., reuse of 25 15
Projects vacant or underutilized facility) or propose development on a vacant urban infill

site?that is being repurposed or redeveloped for an eligible housing project.

Project is in an Urban Area Cluster and is on vacant property.
Eligible Area Projects located within Eligible Areas (see attached map) that have a 20 20
Locations Minimum of 5 units in a renovation or conversion of a building and 24 units for

new construction, except for urban infill development projects where the IDA will

entertain applications for projects located on a vacant urban infill site that has less

than 24 units of eligible housing . 36 units in Urban Area Cluster area.
Utilizes Existing Projects that utilize existing infrastructure (i.e. utilizing both existing sewer and 20 0
Infrastructure water

services and do not require system expansion. Modernizations, such as

replacing existing pipes where service is already provided, are viewed

favorably).
Community Projects that create other benefits that inure to the benefit of the community that 5 5
Benefits may include: rebuilding community infrastructure, pays sewer credits, creates or

contributes to a community amenity, dedicates land to a municipality for a public
improvement which benefits health and safety, removes slums and blighting
influences (e.g., demolition or supports in-fill development within a neighborhood,
commercial corridor, downtown, or main street area), provides an environmental
enhancement (e.g., flooding wetlands creation/restoration, is part of a Brownfield,
utilizes federal/state historic tax credit programs, provides mixed income rental
units to support workforce housing, or provides other benefits deemed important
and relevant by OCIDA. Project includes walking trails paths.

2 Urban infill site would include infill rental housing being constructed on vacant or underutilized property.
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Green
Projects

(1) Projects to be constructed on a New York State or federal defined Brownfield,
such as a site designated as a federal or state Superfund site; a participant in the
State Voluntary Cleanup Program; a former, verified Manufacturing Gas Plant, or
within a Brownfield Opportunity Area; or (2) Projects whose plans qualify for a
LEED Certification from the US Green Building Council (final certification required
prior to commencement of the PILOT Agreement); or (3) Projects that incorporate
geothermal technologies that are projected to make a significant impact on the
stability, reliability and resilience of the grid. The physical geothermal plant
providing energy to the Project must be located within Oneida County, turned on
and connected to the grid, the energy generated must provide at least fifty
percent (50%) of the energy needs for the Project, and more than fifty percent
(50%) of the energy generated must be used in Oneida County.

10

Mixed
Use
Dev.
Projects

Projects that are mixed use development with housing being at least -50% or
more of a building’s total area and the project induces job growth (mixed use
development project proposes direct job creation with non-residential uses). To
reach 20 points, must create at least 2 FTEs.

20

Total Points:

100

40

2.

Scoring of Housing Applications:

OCIDA shall use this scoring system to determine the level of Agency benefits:

Tier 1 Benefits: projects that score at least 60 points may receive abatement of
real property taxes, exemptions from sales taxes and exemptions from
mortgage recordingtaxes

Tier 2 Benefits: projects that score between 50 to 59 points may receive
abatement of real property taxes, exemptions from sales taxes and exemptions
from mortgage recordingtaxes

Tier 3 Benefits: projects that score 40 to 49 points may receive exemptions
from sales taxes and exemptions from mortgage recording taxes (not eligible
for abatement of real property taxes)

Term of PILOT Tier 1 - PILOT Tier 2 - PILOT
Exemption Schedule Exemption Schedule Exemption Schedule
1 100% 75%
2 100% 75%
3 100% 75%
4 100% 75%
5 75% 50%
6 50% 25%
7 50%
8 25%
9 10%
10 10%

Applicants will pay 100% of all taxes due and owed until a Certificate of Occupancy is
issued for a project, and then the first exemption year in the schedule will begin effective
the first taxable status date after a Certificate of Occupancy isissued.
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Comprehensive Planning Program (HOCCPP). The HOCCPP shall not
be liable for any misuse or misrepresentation of this information. The

HOCCPP makes no claim as to the completeness or accuracy of the data
contained hereon.
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