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November 28, 2016

Seneca County IDA
1 DiPronio Drive
Waterloo, NY 13185

Dear Mr. Aronson and IDA Board Members,

Redevelopment, LLC. This application is for the “West Main Block," at 3 - 9 West Main Street, Waterloo, NY.

Mr. Lee Bieber commiésioned L.S:A to complete feasibliity studies for a number of properties in the Village,
and we have enclosed excerpts relevant to the West Main Block, including a pro-forma review of the
construction, cost & income projections, and expscted return on investment, for your revisw, We have also
completed the application forms you shared and enclosed project briefs and executive summaries of WRR's
proposal, ’

We look forward to speaking with you further about this project.

Sincerely,

ﬂ%

Rick Hauser, AlA, LEED AP, Pariner
In. Site: Architecture LLP

contaci@insitearch,com www.insitearch,com



WRR
Seneca County IDA Application ;
Executive Summary, Project Description, 3 - 9 West Main

for the development of Feaslbility Studies, Schematic Design, and comprehensive architectural services
from Design Deveiopment through Construction Documents and Construction Administration.

WRR is currently poised to Invest rdughly $1.8 million in the complete restoration of the West Main Biock at
3through 8 West Main Street. These bulldings are a significant portion of the street wall on West Main
Street in Waterloo, a contiguous hisbﬁc facade stretching from the comner of Virginia and Maln Streets
(route 96 and routes 5 & 20} to origipal 1827 buildings at the edge of downtown's densely built-up area. This
block is a vital part of the Nationai Register Historic District Nomination just submitted to the State Historic
Preservation Office, and a key oompjonent of the recently awarded New York Main Street Grant application -
without the attention these bulldings require, Waterloo's future js bleak; since WRR has committed to the
project, however, it can serve as a catalyst for revitalization throughout the downtown core,

The West Main Block is comprised of 4 adjoining buildings, and totals 14,340 Square feet, Each bullding
contains a first floor storefront and two upper stories.

Currently, the properties contain apa:f-tments that are long overdue for an update, and which include a
number of potential code violations and health & safety hazards. The buildings as a whole have suffered
from disinvestment over the last 20 years and saw a number of major roof leaks this past winter. All
mechanical, electrical and plumbing systems are out of date. When the Properties were sold, it was as part
of a larger retirement plan that included closing down the longstanding Nugent's Hardware Store, leaving
this anchor block on a high-traffic regional thoroughfare completely vacant and looking rather destitute,

WRR's visionary pian for the propertiejs includes aggressive tenant recrultment for viable businesses to once
again fill vibrant first floor commercial spaces, as wefl as suitable residential tenants for the upper floor
apartments who will be able 1o patronijze Waterloo's many new businesses, and who wiil bring back a true
mixed-use live-work element to Downtfown.

The 3 - 9 West Main Project creates at least 6 construction jobs and 3 consultant jobs. The compieted
Spaces are projected to create an additionat 8to 15 jobs, in the first year alone,



WRR
Seneca County IDA Application
Adaptive Reuse Determlnation,‘ continuation sheet

F) “Summarize the financial obstacles to development that this project faces without Agency or other
public assistance, Please provide the Agency with documentation fo Support the financial obstacles o
development (you will be asked to provide cash flow projections, documenting costs, expenses and
revenues with and without IDA and other tex credits included indicating below average retum on

= Without the assistance bbing requested, this project Is simply not feasible. As the
enclosed Feasibliity Study SMWs, the proposed improvements must address generations of
neglect, and intend to do scf> in a way that raises the standard in Waterloo,

= Aviable cash-flow-only Hroject. $1.8 million of construction cost investment required, in
addition fo the $492,000 oré Property acquisition and $320,000 on soft costis already spent. This
total investment of more thén $2.5 million is bsing made with a long view: the feasibility study
indicates a nominal retum on invesiment of 2% - IF the building is fully occupied. The study
goes on to indicate that in riormal Occupancy projections, the project merely cash flows for the
duration of the time that debt is being paid down, WRR's goals here are a stablfized building and
the-tenants that wiil contribute to the revitalization of the community over the next 10 to 20
years. :

* = Scale-of Work. The bui!dings must be completely gutted: there are structural repairs required,
new roofs and repair of water damage; restoration of historic facades and replacement of all
windows, with reconstruction of historic units where still present; completsly bring the building
up to code {cument residential units, in Particular, present a number of code violations); all new

- 7 "~ mechanical, electrical and plumbing; gorgeous, market-rate apariments and storefronts that will
“significantly impact the nature of clientale and tenants In the Viilags, further spurring the on-
going revitalization of Waterlbo.
= See enclosed, the Executive Summary from 1.8:A’s feasibility study, which highlights the
" Challenges (marketable corﬁmarcial space; two entries; second floor apartments; egress;
desirable apartments; hishorh}: Preservation; facade restoration and parking) and states “The
Bad News: To make this a |:rlable project... you will need to exaecute or advocate for ALL

s it of the ems noted In the assumptions, Including the National Register District, the

" Property Tax Abatements, tﬁe Grant Funding, and the provision of significant capital,” it
8068 on to state that without all of these items, it will not be possible to successfully execute the
project. ‘



WRR
Seneca County IDA Application
Adaptive Reuse Determination, continuation sheet

H) Please indicate other factors that you would like the Agency to consider such as: structure or site

presents significant public safety hazard and or environmental remediation costs, site or structure is
located in distressed census tract, structure presents significant costs associated with building code
compliance, site has historica] significance, site or structure is presently delinquent in property {ax
payments.” f

To answer each of the compornents above, point-by-point:

" Significant public safafy hazard. The apartments are a mix of long vacant and sorely out-
of-date, many completed without permit and constructed in ways that represent a firs hazard
and are a detriment to the health, safety and welfare of the tenants not only in the 3 - 9 block,
but in the additional 8 buildings which adjoin them, from 1 West Main through 23 West Main,

= Environmental mmediailon costs. The first project which has commenced, at 7 - 8 West
Main's commercial storeffonts, has tested positive for asbestos; remediation and abatement
costs are in the order of $35,000 for a mere 2,800 sf of the total 14,340 sfin question, Based
on preliminary review of the building, contractors have indicated that asbestos and lead are
present throughout the properties. The project budget includes a comprehensive plan to
address these hazards,

= Distressed census tract.; With a population of 5,171, Waterloo is listed as a distressed
census fract. 7.9% of citizens live below the poverty ievel and 35.14%, are low / mod. The
elderly represent 20.3% of the population. [source: Thoma Development, Waterioo NYMS
application] |

* Significant costs associated with bullding code compliance. The existing apartments
must be completely demolished, in order to construct new units which have code compiiant
egress windows in all anQ and sleeping spaces. The new construction will meet the
Mechanical, Electrical, and“ Plumbing Code, as well as the New York State Energy Code. First
floor storefronts are being équipped with accessible restrooms and up-to-date egress and fire
safety. These improvement‘s represent a significant portion of the $1.8 million investment
required, as shown in the d;etailed Scopes of work at the close of the inciuded Feasibility
Study. :

L2 —



WRR
Seneca County IDA Application
Adaptive Reuse Detennlnation, continuation sheet

“3 - 9 West Main are a vital piece of the original Central Black, dating to the 1890
renovations to thosje buildings, and comprising a significant part of the intact, contiguous
street wall extendidg from the intersection of Virginia and Main Streats. .. It has held
commercial tenants; as part of the “four corners” core of the Waterioo Downtown Historic
District since the 1820's and retains a high level of original and historic details from the
1870's. ‘

those shown in the reconstruction of 7 West Main date from the 1840's to 1880's. Built by

+ ™ prominent membersﬂof the business and professional community - such as Reuber Swift,
the agent and pannér to Elisha Williams, Waterloo's founder - the Central Block formed g
contiguous street wall from Virginia Strest heading West, and had “wo fronts,” one on the
Canal and one on M?in Street - which was at the time the Great Seneca Tumpike and a
major thoroughfare for both ocal ang national traffic heading west,

- As Waterioo wnﬁnuéd to expand in both size ang wealth, its regional prominence was
also increasing. The §riginal (2) story Central Block buildings were quickly outgrown, and
from 1 West Main to 15 West Main, they were reconstructed both taller and deeper.
Beginning in 18414, th:ese new, larger iterations of the buildings were also more elaborate,

Main, The buildings hf:used such anchor tenants as dry goods, dentists, bankers,
watchmakers, lawyersf. tin shops, hardwares, restaurants, clothier, taliors ang saloons,
according to the various business listings dating back to the 1820's. As such, they were

Village's foundational industries, such as the mill, as well as Waterloo's substantial
through traffic on the stage coach lines.” [source: In. Site; Architecture, Waterioo -
National Register Histéric District Nomination}



P

WRR
Seneca County IDA Appilication
Vision for Waterioo

Waterloo Restoration & Redevelqpment, LLC will invest $10 Million in the revitalization of 3/4 of
Waterloo’s buildings. This downtown is being listed on the National Historic Register, yet has g 42%
commercial vacancy rate ang is overdue for a generational reinvestment. The Village has begun to
prioritize downtown, with $110K since 2010 towards microenterprise and facade matching grants &
building re-use analyses. Leoe Bieber, a celebrated Brookiyn entrepreneur, spent $2.5M\ on property
acquisition. Our proposal will be catalytic in the transformation of downtown, rehab’ing 23 bulldings for
atotal of 90K commercial SF; 19 orgeous, market-rate apartments; 15 new construction jobs; 34
stabilized jobs and 105 new jobs. ’

The project impacts at least 150 jobs, brings at least a &:1 ratio of private to pubiic dollars, and will
catalyze the revitalization of a Finger Lakes gateway community. The success of regional tourism and
arts initiatives, and of Lago Casino (10mi north), hinges on villages such as Waterloo. The home of
Memorial Day and with National Register listed Women's Rights sites, Waterloo can serve its citizens,
provide amenities to through-traffic and once again become a choice destination of its own, The
proposal aligns with Village Reuse Studies, Strategic Pian and Comprehensive Pian, With $3M already
invested in Property acquisition and soft costs by WRR, plus $110K by the Village, this project will have

1. $74-389 Million, minimum, in Projected construction costs for the 23 buildings comprising phase |
(2015-2017), j

2. 105 new jobs, 34 stabliized Jobs, and 15 construction Jobs - at minimum,

3. 19 gorgeous, market-rate apartments *and* the requisite tenants they will recruit ag new citizens
and stakeholders in the future of Waterioo’s downtown,

4. 3% “affordable, available, attractiv;e” commercial units. Already identified anchor tenants include:

1. bakery, del, florist, hardware shop, galiery, bistro, cafe, craft shop, antique shop, Creamery,
tavem, gourmet grocer; |
2. the Finger Lakes Arls & Cultural Center + its adjacent incubator Spaces for creative
professionals, S
3. aboutique hotel and :
4. many flexible commercial I professional tenant spaces.
5. Dovetails beautifully with the Viliage's many ongoing projects and Programs, and will entice
additional investors for remaining rjroperﬁes. as well as regiona| parties such as Lage Casino,
6. Serves existing and future fesidents, regional arts & culture fanatics, and the Finger Lakes Wine &
Culinary Tourism market,



WRR
Seneca County IDA Application
Abatement Request

Given that we do not know what the post renovation assessed values for the properties will look like, it

entity will receive less than;they are cumently getting, and will also benefitin the long run. The
postponement of an increasg in taxes will not only allow the project to happen, but also enable
stakeholders to nurture start up businesses,

* Real Property Tax;
* 0% increase In years0- 5,
* 25% increase in years 6 - 10,
* 50% increase in years 11 - 1,
* 100% (full taxes paid) beginning in year 16,

» As Bob and Rick have previously discussed, this Proposal is predicated on the “Adaptive Reuse”
FILOT recantly adopted in Wyoming County,
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APPLICATION TO
SENECA COUNTY INDUSTRIAL DEVELOPMENT AGENCY
- FOR FINANCIAL ASSISTANCE
I APPLICANT INFORMATION:
Company Name: Waterloo Restoration & Redevelopment, LiC
Address: 12 Franklin Street, Brooklyn NY 11222
Phone No.: 1.347.739.6702, Lee Bieber
Fax No.; 1.585.237.3679, In. Site: Architecture
Fed L.D. No,: 46-3358584
Contact Petson: Lee Bieber, or Nicole Martin at In. Site: Architecture, 315.220.0225

Principal Owners/Officers/Directors:
(List owners with 15% or more in equity holdings with percentage ownership)

Lee Bieber, 100% owner.

- Corporate Structure (attach schematic If Applicant is a subsidiary or otherwise afiilfated with
another entity)

Form of Entity:
O Corporation

Partnership (Generat [ or Limited [J; Number of General Partners and, if
applicable, Number of Limited Partners ).

O
&I Limited Liablity Company/Partnership (number of members_ 1 )
[l sole Proprieﬁorshiﬁ |

Rargom Crsunty Indusbrial Bsvwelapmsnt Agieurisy Cire C3HPeorio Erivey Waterion, rNY 9 [ RN T
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If a corporation, partnership, iimited liability Company/partnership:
What is the date of establishment August 5, 2013

Place of organization Albany, NY

and, If a foreign organization, Is the Applicant authorized to do business in the State of
New York? Yes [INo

APPLICANT’S COUNSEL:

Name: Midey, Mirras & Ricci, LLP

Address: PO. Box 299 / 54 Fall Street, Seneca Falls NY 13148

Phone No: 315.568.5861

Fax No: 315.568,2324

II. PROJECT INFORMATION

Project Address: 3 - 9 West Main Street, Waterloo, NY

Block(s) & Lot(s);
A)  Are Utilities on Site? (Yes/No)
Water _Yes  Flectric Yes  Gas Yes  Sanitary/Storm Sewer Yes
B)  Present lagal owner of the site: 2pplicant
If other than Applicant, by what means will the site be acquired for this project:

C) Zoning of Project Site: Current;_Central Business Proposed: Central Business
D) Are any variances needed: _none

E) Statement describing project (i.e. fand acquisition, construction of manufacturing facility,
ete.):

Complete renovations to vacant pro erties; bring back on-line 4 commercial units
and create 8 residential units; work js required to prevent demolition-by~neg!ect.
Location of Project: Main Street. Waterloo
Purpose of Project:

downtown revitalization and 3]‘ob creation via existing but unusable resources
F) Principal Use of Project upon completion:
Commercial units will be rented as “incubator” s Aces to encourage the creation
of new businesses and / or provide seconaary locations for expanding businesses
from within the region, in order to provide much needed services to patrons of

downtown Waterloo, as part of a broader downtown revitalization Initiative that
has already created 13 new jobs and attracted 3 new businesses,

Banoan Tosunty tevadumertal uwampmﬁnt Agnnsy £ine P rvanio Dirdvn Watenion, Ny 4 B1EB:
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G) Estimated Project Costs, including
Value of property to be acquired: ¢_Properties already acquired, totai investment $492,000

Cost of Construction/Reconstruction: $_estimated, $2.2 million

Value of equipment to be purchased: $

architectural invested to date: $119,000

Estimated cost of engineering/architectural services: $_(j ibility study, NYMS grant
applications, HPTC process & pricing-level
Other: $ construction document drawings)

i Project refinancing; estimated amount

’ (for refinancing of existing debt only) $_n/a

4 Sources of Funds for Project Costs: .
Bank Financing: $ 1,121,550
Equity (excluding equity that is attributed to grants/tax credits) - $__ 911,000
Tax Exempt Bond Issuance (if applicable) $
Taxable Bond Issuance (if applicable) $

Public Sources (Include sum total of all state and federal
grants and tax credits) $___167,450

Identify each state and federal grant/credit:
NYMS grant, awarded (reimbursable only) $ 137,450

local facade grant, awarded (reimbursahle only) ¢ 30,000

$ .

S
Total Sources of Funds for Project Costs: $ 2,811,000

H)  Inter-Municipal Move Determination

Will the project resut in the removal of a plant or facility of the applicant from one area of the
State of New York to another?

[ Yes orX] No

Beoross CoRnty tnciustmnis Devetaprisnt Aa-mﬁw Eires Chrvranig DOrive » Watarion, Ny 1354 5T
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Will the project resuit in the removal of a plant or facility of another Proposed occupant of the
project from one area of the State of New York to another area of the State of New York?

[ Yes or [X] No

Wil the project result in the abandonment of one or more plants or facilities located in the State
of New York?

1 Yes or ) No

If Yes to any of the questions above, explain how, natwithstanding the aforementioned closing or
activity reduction, the Agency's Financlal Assistance is required to prevent the Project from
relocating out of the State, or is reasonably Necessary to preserve the Project occupant's
competitive position in its respective industry:

I FINANCIAL ASSISTANCE BEING REQUESTED
A)  Benefits Requested:

[ sales and Use Tax Exemption ([___j%)
[(J1RrB

MMortgage Recording Tax Exemption ([__1%)
XIreal Property Exemption and Tax Agreement

B.)  Value of Incentives:

R perty Ta ption and Ta =SENt: Agency staff will calculate the estimated value
of a requested reaf Property tax exemption and tax agreement based on estimated Project costs
as contained. herein and current tax rates and assesseq valuation, and the annual tax agreement
payment amounts for each year of the tax agreement. This calculation is set forth on the
addendum to this Application entitied “Reat Property Tax Benefits (Detailed),” which addendum js
incorporated herein by reference,

Estimated duration of Reaj Property Tax exemption: 15 vears

Sales and Use Tax:

Estimated value of Sales Tax exemption for facility construction; ¢ 100,000 estimated

Estimated Sales Tax exemption for fixtures and equipment: ¢

Estimated duration of Sales Tax exemption: _2 - 3 years, construction period

Swnoon Counby IAustrio) nuvulmpmna-Aaanuv Cing LaRranin Eive Wasaran, Ny v 5%
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Mortgage Recorging Tax Exemption Benefit:

Estimated value of Mortgage Recording Tax exemption: $

IRB Benefit-

L1 IRB inducement amount, if requested: ¢

Is a purchaser for the Bondé in place?

[IYesor[] No

! Agency staff wiil calculate the percentage of Project Costs financed from Public Sector sources
j based upon Sources of Funds for Project Costs as depicted above under the heading “Estimated
. Project Costs” (Section II(G)) of the Application,

C.)  Likelihood of Undertaking Project without Receiving Financiai Assistance:

Is there is likelihood that the Project would not be Undertaken but for the Financial Assistance
provided by the Agency?

X Yes or[ ] No

. If the Project could be undertaken without Financial Assistance provided by the Agency, then
| provide a statement in the Space provided below indicating why the Project should be undertaken
by the Agency:

| This project *cannot* proceed without

w.
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IV. EMPLOYMENT PLAN

1 . 2 3 q
Current # of JIF FINANCIAL IF FINANCIAL Estimate number of
jobs at ASSISTANCE IS ASSISTANCE IS |residents of the Labor
proposed GRANTED -~ project |GRANTED — project Market Area** that

project locationthe number of FTE [the number of FTE il fill the jobs

or to be and PT jobsto be  |and PT Jobs to be [described in column 3
relocated to  |RETAINED CREATED:
roject location
Fuil Time ’ Within one year
none following Project z 42
completion; __ es t’ m ate d’

Within two years = e d
following Project | J ob Sy bas
completion:____ upo n tena t
Within three years - S
following Project e xpectat’ n
‘ completion:

Part Time Within one year
(expressed as{ none following Project

F1Es) completion; ____
Within two years
following Project
completion:____
Within three years
following Project
completion:

Total 0 n/a n/a all

** The Labor Market Area is defined as Seneca County, Ontario County, Wayne County, Cayuga
County, Schuyler County and Tompkins County, New York.

Salary and Fringe Benefits for Jobs to be Retained and/or Created:

Category of Jobs to Average Salary or Range of Salary ’Average Fringe Benefits or
be Retained and _ Range of Fringe Benefits
Created

Management . bv

Professional fot ‘ 4 .

Administrative cO

Production incuba

Independent inesses

Contractor b usin

Other (not including

construction jobs)

see attached for further commentary

Bonruon County Inctustrial Qevelopmant Agioney Cne DIPronio rve  « Wacarion, NY 139 =]
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WRR
Seneca County IDA application
Addendum to Page 6, Employment

This "9 t0 15 Jobs in the first year” estimate is based upon a prospective “Gallery + Bistro” tenant at 7
and 9 West Main. Ag that business is abie to expand, so wili the number of part and ful| time positions.

businesses to ensure the newly “available, affordable, attractive” Spaces throughout downtown are filled
with viable businesses providing desired services for Waterlao,

recruiting and assisting the folroWing new businesses or regional business éxpansions, as well as
providing the necessary tenant space:

= West Main Kitchen, 15

~ Shear Bliss, 3

- Mrs. Vs, 3

- Waterloo Restoration & Redevelopment, LLc (local only), 3

- Penny Lane, 5

- Om Yoga, 1

contact@insitearch.com www.insitearch,com



ADDENDUM TO IDA APPLICATION FOR FINANCIAL ASSISTANCE
Cost Benefit Analysis:

To be completed/calculated by AGENCY

Costs =
Financia] Assistance

*Estimated Sales Tax Exemption- ¢_100,000

Benefits =
Economic Development

New Jobs Created n/a
Permanent
Temporary

Existing Jobs Retained n/a
Permanent
Temporary
Expected Yearly Payroll $
Expected Gross Receipts $

Additional Revenues to School Districts

Estimated Mortgage Tax $_11,215
Exemption

Estimated Property Tax $ 575,435
Abatement

Estimated Interest Savings $ n/a
IRB Issue

Additional Revenues to Municipalities

Other Benefits

Private Funds invested $

Likelihood of accomplishing proposed
project within three (3) years

[ Likely or (] Unlikely

* Estimated Value of Goods and Services to be exempt from sales and use tax as a result of the
Agency’s involvement in the Project. PLEASE NOTE: These amounts will be verified and there is
a potential for a recapture of sales tax exempticns (see “Recapture” on page 8).

¢__ 1,250,000

(to be used on the NYS ST-60)

Benwce Doaunty nduskeis Dsvitaprent Aguney O EIFrora Dive - Watarion, INY 415958
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ADDENDUM TO IDA APPLICATION FOR FINANCIAL ASSISTANCE

FINANCIAL ASSISTANCE
Real Property Tax Benefits (Detailed):

** This section of this Application will be: (i) completed by IDA Staff based upon information
contained within the Appl

) ication, and (ii) provided to the Applicant for ultimate inclusion as part of
this completed Application.

Tax Agreement Estimate Table Worksheet

New Conscon | revmns v of | Ty | L TocRae
and Reomnucti Value of | Rate/1000 (Town/City/Village)/1000 Rate/1000
Costs IMPROVEMENTS

Lsz,zoo,ooo $1,500,000 $5.00 Town $4.15 / Village $2.49 $22.46
*Apply-equalization-rate-to-value TAXES ON EXISTING ASS,

PILOT Year | 9% - | County Local PILOT | School Total PILOT | Full Tax Net
Payment PILOT Amount PILOT Payment Exemption
Amount Amount w/o PILOT

1 0 0 0 0 0 $51,150 $51,150

2 0 0 0 0 0 $51,150 $51,150

3 0 0 0 0 0 $51,150 $51,150

4 0 0 0 0 $51,150 $51,150

5 0 0 0 0 0 $51,150 $51,150

6 25% $1,875 $2,490 $8,423 $12,788 $51,150 $38,362

7 25% $1,875 $2,490 $8,423 $12,788 $51,150 $38,362

18 25% $1,875 $2,450 $8,423 $12,788 $51,150 $38,362

|9 25% $1,875 $2,490 $8,423 $12,788 $51,150 $38,362

[ 10 25% $1,875 $2,490 $8,423 $12,788 $51,150 $38,362
{11 50% $3,750 $4,980 $16,845 $25,575 $51,150 $25575 |
[12 50% $3,750 $4,980 $16,845 $25,575 $51,150 $25.575 |
13 50% $3,750 $4,980 $16,845 $25,575 $51,150 $25575 |
14 50% $3,750 $4,980 $16,845 $25,575 $51,150 $25575 |
15 50% $3,750 $4,980 $16,845 $25,575 $51,150 $25,575 |
[16 |
(17 ]
18 |
19 ]
20 a
oA $38.135 $37,350 $126,340 $191,815 $767,250 $575.435 |

*Estimates provided are based on current property tax rates and assessment values

The undersigned applicant has reviewed this estimate and consents to its_inclusion inthe
applicant’s a%plication for “financial assistance for the purpose of estimating the value of the
requested real property tax exemption and tax agreement.

Applicant: Waterloo Restoration & Redevelopment
B),l: Lee Bieber (Print Name)
Title: _Owner o > A a

Signamre:M
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