




















SUMMARY OF PROJECT

Applicant: Crossgates Releaseco, LLC

Contact Person: David M. Aitken

Phone Number: 315-634-7842

Occupant: Various Vacant Structures

Project Location: Crossgates Mall Road & Western Avenue

Approximate Size of Project Site: +/- 16 acres, +/- 160,000 sq ft building & fueling facility; along
with ancillary properties for access; etc.

Description of Project: Develop a +/- 160,000 square foot Costco Wholesale (“Costco”) facility.
Costco is a membership-based retailer that as of August 2022 had 836 locations worldwide. This
will be the first Costco facility in the Capital Region. Currently, the nearest Costco facility from
Guilderland is in West Springfield, MA, approximately 70 miles to the east, while the closest
location in New York is in Nanuet, NY, approximately 108 miles to the south.

Type of Project: [ Manufacturing [] Warehouse/Distribution

X Commercial 1 Not-For-Profit
X Other-Specify/Condemnation of Real Estate

Employment Impact:  Existing Jobs - None.

New Jobs - construction employment, 100+ Full Time Equivalent Permanent Jobs

Project Cost: $ 39,900,100.00

Type of Financing: [ Tax-Exempt [ Taxable X Straight Lease

Amount of Bonds Requested: $0

Estimated Value of Tax-Exemptions:

N.Y.S. Sales and Compensating Use Tax: $400,000 (est)**
Mortgage Recording Taxes: § 75,000 (est)**
Real Property Tax Exemptions: $n/a
Other (please specify): $n/a

**site work and site preparation related
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Description of Sources Amount

Private Sector Financing $ 7.500,000

Public Sector

Federal Programs $ N/A
State Programs $ N/A
Local Programs § N/A
Applicant Equity $ 32,400,100

Other (specify, e.g., tax credits)

$
$
$
TOTAL AMOUNT OF PROJECT
FINANCING SOURCES $ 39.900.100
C. Have any of the above expenditures already been made by the applicant?

Yes __; No X . Ifyes, indicate particulars.

The above does not include the amounts spent by developer in Section I1.G.4.

D. Amount of loan requested: $ N/A ;

Maturity requested: ~ N/A  years.

E. Has a commitment for financing been received as of this application date, and if so,
from whom?

Yes ; No X . Institution Name:

Provide name and telephone number of the person we may contact.

Name: Phone:

-21 -

012114.00000 Business 4131726v2
















































Costco Project
Site Photos
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Total annual entry level

Total annual "top" level

Core Op
average average
Oversees operation of a membership warehouse with direct Starting Salary $120,000 per year, with
General Manager responsibility for complete operation and profitability. Implements | continued annual increases. Bonus eligible up $120,000.00 $160,000.00
Costco mission statement, policies, and procedures. to $50,000. Annual Stock Grant incentives.
Acts on the behalf of the General Manager in their absence
Addresses personnel issues and oversees tasks performed by Salary Range $84,000- $103,000 , with
Assistant General Manager | departmental managers, supervisors and employees. Responsible | continued annual increases. Bonus eligible to $252,000.00 $327,000.00
to understand, teach, and maintain our culture, core values and $6000. Annual Stock Grant incentives.
ethics.
Addresses personnel issues and oversees tasks performed by Salary Range $79,000-$90,000 with continued
Senior/Staff Manager supervisors and employees. Responsible to understand, teach, and annual increases. Annual Bonus of $4000 $316,000.00 $376,000.00
maintain our culture, core values and ethics prorated on #hours worked in position.
Addresses personnel issues and oversees tasks performed by Sa;guzla i’;?:ezgfo:;iﬁg’Ioggnvuv;n;:;gggl:fd
Area Manager supervisors and employees. Responsible to understand, teach, and . - $504,000.00 $581,000.00
maintain our culture, core values and ethics Rieiaiediciie numl?gr Gl i 2
position.
Administration
Admin Manager *** See Senior/Staff Manager position Above
$18.50/hr- $28.45/hr, Employees at the top of
scale after attaining 12,400 hours of
Inventory Auditor Identifies, investigat.es. and corrects inventory discrepancies. employment and pased on years of continuous $38,480.00 $69,176.00
Inventories all departments regularly. employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
. . . . scale after attaining 12,400 hours of
Balances daily sales to funds received using computerized report. employment and based on years of continuous
Sales Audit Clerk Researches and explains variances, initiates corrections. Tracks a $38,480.00 $69,176.00
voided sales, overages and shortages. employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
Assists employees and managers with payroll, personnel and scale after attaining 12,400 hours of
Payroll Clerk beneﬁt information and reports. Keys, rev?ewg corrects, and updates| employment and pased on years of continuous $38,480.00 $69,176.00
entries to automated payroll system. Maintains personnel files and | employment receive two extra checks per year
OSHA reports. of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
Tallies receipts from all forms of payment. Prepares bank deposit, SEID el ElElIlE (A e O.f
Vault Clerk ensures security of funds. Processes and collects on returned Gl pased EIN JEERS Gl IElS $38,480.00 $69,176.00
checks. employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-
$10,000
Bakery
Addresses personnel issues and oversees tasks performed by
Manager/Ancillary Not supervisors and employees. Responsible to understand, teach, and Salary Range of $81,000-$88,000 with
including in Core Count maintain our culture, core values and ethics. Controls inventory and | continued annual increases. Annual bonus of $81,000.00 $91,000.00
above full P&L responsibility for the operation of the department. Must | $3000 prorated on the hours worked in position.
maintain current Food Safety Certification.
$18.50/hr- $28.45/hr, Employees at the top of
scale after attaining 12,400 hours of
Prepares and bakes high-volume of bakery product according to | employment and based on years of continuous
[Eebar Costco formulas.Must maintain current Food Safety Certification. | employment receive two extra checks per year R ReRlecy
of $2500-$5000, total annual amount of $5000-
$10,000
T T3 DUMT= 323 40/, EMPIOYEES at e [op OT
Cuts, fills and ices cakes. Decorates and writes messages on cakes emplos;rzleen?f;rdal;fslgg?)r: i::rg :?lérosn::i';uous
Cake Decorator using pastry bags and tips. Packages cakes for special order and a $38,480.00 $69,176.00
back stock.Must maintain current Food Safety Certification. G BB I (D IR G (T YEEr
. : of $2500-$5000, total annual amount of $5000-
- - ST 50T 2675 Employees aThe Top o |
Package for sale ﬁnlshed product prepared |n.the bakery. Ensure scale after attaining 12,400 hours of
compliance to weights and measures. Replenish sales areas and N
Bakery Wrapper/Clean Up rotate goods. Perform all maintenance tasks in the bakery, and G BYEI{EnT !')ased CIN YEERS Gl LElS $145,600.00 $262,560.00
follow the established SSOP and HACCP protocols. Must maintain TSI EER W0 O € IEEIS (F27veal
s of $2500-$5000, total annual amount of $5000-
current Food Safety Certification. €10 000
Food Service
Addresses personnel issues and oversees tasks performed by
Manager/Not included in supervisors and employees. Responsible to understand, teach, and Salary Range of $74,000-$81,000 with
e ey maintain our culture, core values and ethics. Controls inventory and [ continued annual increases. Annual bonus of $74,000.00 $84,000.00
full P&L responsibility for the operation of the department. Must $3000 based on hours worked in position.
maintain current Food Safety Certification.
$19.00/hr- $28.25/hr, Hourly rates based on
employees earned step plus $1.50 or $1.50 per
Addresses personnel issues and oversees tasks performed by hour higher than the highest paid person they
. . supervisors and employees. Responsible to understand, teach, and | oversee. Employees at the top of scale after
cedSencelSipeiscy maintain our culture, core values and ethics. Must maintain current attaining 12,400 hours of employment and $38,520100 $68.760:00
Food Safety Certification. based on years of continuous employment
receive two extra checks per year of $2500-
$5000, total annual amount of $5000-$10,000
$17.50/hr- $26.75/hr, Employees at the top of
Prepares and sells food and drinks to customers. Pulls and stocks emplt?;;:n?f;il;ja;:slzg?); 5::[2 g?zgsngzuous
Food Service Assistant | supplies and ingredients, cleans kitchen area and eating area. Must p $182,000.00 $328,200.00
maintain current Food Safety Certification. Erelavinentiace el tslchecslpeleat
of $2500-$5000, total annual amount of $5000-
$10,000
Front End
Front End Manager *** See Senior/Staff Manager position Above
Assistant Front End Manager| *** See Area Manager position Above
$18.50/hr- $28.45/hr, Employees at the top of
scale after attaining 12,400 hours of
Front End Cashier Processes member orders, collects payment while providing a high | employment and based on years of continuous $577,200.00 $1,037,640.00

level of member service. Directs cashier assistant.

employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-

$10,000




Loads member orders to a cart or flatbed. Performs clean-up, cart

$17.50/hr- $26.75/hr, Employees at the top of
scale after attaining 12,400 hours of
employment and based on years of continuous

e ) il retrieval, merchandise restocking and runs for items as directed. | employment receive two extra checks per year $577:200100 $984,600100
of $2500-$5000, total annual amount of $5000-
$10,000
$20.00/hr- $29.95/hr, Hourly rate based on
$1.50 over the hours step earned or $1.50 over
the highest paid person they supervise,
Oversees employees, coordinates activities and upholds standards | whichever is higher.Employees at the top of
Supervisor of the department. Performs computer duties for the register system scale after attaining 12,400 hours of $332,800.00 $578,368.00
controller. employment and based on years of continuous
employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-
$10,000
Gas Station
Addresses personnel issues and oversees tasks performed by
supervisors and employees. Responsible to understand, teach, and
maintain our culture, core values and ethics.Oversees employees, | $20.00/hr- $29.95/hr, Employees at the top of
coordinates activities and upholds standards of the department. scale after attaining 12,400 hours of
" . Performs computer duties for the register system controller. employment and based on years of continuous
CasBiatonBlelizoy Maintains HAZMAT and other necessary records of compliance to | employment receive two extra checks per year $41600:00 $62,296100
operate a gas station. Maintains the necessary certifications for the | of $2500-$5000, total annual amount of $5000-
position. Monitors gas pumps, traffic flow, storage tanks, assists $10,000
members, and quickly responds to potential emergencies. Cleans,
manages spills, and performs routine maintenance and inspections.
$17.50/hr- $26.75/hr, Employees at the top of
Monitors gas pumps, traffic flow, storage tanks, assists members, empI;;;:n?f;:ja::s";g?);f/::rg g?zgsngzuous
Gas Station Attendant and quickly responds to potential emergencies. Cleans, manages p $145,600.00 $262,560.00
spills, and performs routine maintenance and inspections. Erelavnentiace el islchecalpeleat
’ : of $2500-$5000, total annual amount of $5000-
$10,000 ‘
Hearing Aid |
Supervises all personnel within the department. Ensures operational
compliance and licensing. Full P&L responsibility for the department. ($85,863 base salary with annual increases, plus
Senior Licensed Specialist Oversees employees and directs operations of Hearing Center. an annual paid bonus of $3500 prorated on $85,863.00 $89,363.00
Performs exams, takes ear impressions, fits, cleans, adjusts, and hours worked in position.
orders hearing aid product and supplies.
$26.50/hr- $36.45/hr, Employees at the top of
" . . scale after attaining 12,400 hours of
Oversees employees and directs operations of Hearing Center. ot et s ) 0 TS 6 @S
Licensed Specialist Performs exams, takes ear impressions, fits, cleans, adjusts, and N $110,240.00 $171,632.00
ST i)t el ) Sl employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
Answers telephone and schedules appointments for the Hearing emplt?;;:n?f;il;ja;:slzg?); 5::[2 g?zgsngzuous
Non Licensed Attendant Center. Rings sales, provides clerical support, cleans area, and N $38,480.00 $69,176.00
provides prompt and courteous customer service. Erelavnentiace el Xislchecslpeleat
of $2500-$5000, total annual amount of $5000-
$10,000 ‘
Meat Dept |
Addresses personnel issues and oversees tasks performed by
supervisors and employees. Responsible to understand, teach, and Salary Range of $81,000-$88,000 with
Meat Department Manager | maintain our culture, core values and ethics. Controls inventory and | continued annual increases. Annual bonus of $81,000.00 $91,000.00
full P&L responsibility for the operation of the department. Must $3000 prorated on hours worked in position.
maintain current Food Safety Certification.
$19.00/hr- $30.65/hr, Employees at the top of
Cuts and trims and prepares raw meat and seafood for sale using scale after attaining 12,400 hours of
saws, knives, grinder, slicer and tenderizer. Maintains salable floor | employment and based on years of continuous
(Al Chiiey stock throughout the day. Must maintain current food safety employment receive two extra checks per year $721040100 $147i50400
certification. of $2500-$5000, total annual amount of $5000-
$10,000
- $T7.507ht- $26.75/hr, Employees at the top of |
Package for sale p.roduct prepared in the meal.department. Ensure scale after attaining 12,400 hours of
compliance to weights and measures. Replenish sales areas and "
Meat Wrapper rotate goods. Perform all maintenance tasks in the meat Crullayireti €l PR Er YRR @ GRS $36,400.00 $65,640.00
department, and follow the established SSOP and HACCP Erelavnentiace el tslchecslpeleat
o e of $2500-$5000, total annual amount of $5000-
protocols. Must maintain current Food Safety Certification. $10 000
Member Service
$17.50/hr- $26.75/hr, Employees at the top of
Actively greets members, provides high level member service, scale after attaining 12,400 hours of
Wty GaniEs Seaniy verifies membership card, keeps entry counts, and checks receipts | employment and based on years of continuous $291,200.00 $525.120.00
upon members exiting. Performs and documents warehouse safety | employment receive two extra checks per year
and security checks. of $2500-$5000, total annual amount of $5000-
$10,000 ‘
Membershij |
Processes member sign ups, renewals and added c.ards‘ Educates $18.50/hr- $28.45/hr, Employees at the top of
members and potential members about membership, warehouse .
" scale after attaining 12,400 hours of
and credit programs. Issues replacement and temporary cards, keys employment and based on years of continuous
Membership / Refunds Clerk |  credit applications and provides a high level of member service. a $384,800.00 $691,760.00
Works the returns and refunds desk with a high level of service to G BB I (0 LR G (T YEEl
N " . N N of $2500-$5000, total annual amount of $5000-
assist members in returning or refunding defective or unwanted
$10,000
product.
Merchandising
Merchandise Manager *** See Senior/Staff Manager position Above
Area Managers *** See Area Manager position Above
$20.00/hr- $29.95/hr, Hourly rate based on
$1.50 over the hours step earned or $1.50 over
the highest paid person they supervise (only
Oversees employees, coordinates activities and upholds standards over the base rate of a forklift drive which
. . of the department. Plans Directs and executes floor moves. makes a $1.50/hr premium), whichever is
ISREETEIED SUFERIED Maintains standards on the floor throughout the day. Ensures higher.Employees at the top of scale after $8520000 SR 55200
compliance with contractual agreements in merchandising. attaining 12,400 hours of employment and
based on years of continuous employment
receive two extra checks per year of $2500-
$5000, total annual amount of $5000-$10,000
$17.50/hr- $26.75/hr, Employees at the top of
scale after attaining 12,400 hours of
Stocker Stocks and straightens merchandise for sale in the warehouse. employment and based on years of continuous $364,000.00 $656,400.00

Clears and cleans aisles, assists members.

employment receive two extra checks per year
of $2500-$5000, total annual amount of $5000-

$10,000




Operates a stand-up electric forklift to move pallets of merchandise

$20.00/hr- $29.95/hr (this is the base plus
premium), Employees at the top of scale after
attaining 12,400 hours of employment and

Forklift Driver and equipment throughout the warehouse. Hand stacks product 9 $208,000.00 $361,480.00
from partial pallets onto full pallets of product. [SEEG) I J7EETFD AL Al G2 oy e
B receive two extra checks per year of $2500-
$5000, total annual amount of $5000-$10,000
$17.50/hr- $26.75/hr, Employees at the top of
Sells merchandise and assists members in the major appliance, scale after attaining 12,400 hours of
Sales Assistant electfonics. Answers mgmbgr questions, fjgmonstrates employment and F)ased on years of continuous $145,600.00 $262,560.00
merchandise. Stocks and maintains good condition of department | employment receive two extra checks per year
product. of $2500-$5000, total annual amount of $5000-
$10,000
Optical
Supervises all personnel within the department. Ensures operational
compliance and licensing. Full P&L responsibility for the department.
Optical Manager/ Not Assists members in choosing and ordering eyeglasses. Uses Starting Salary(NY) $95,274 with annual raises
included in core operations | computer to process orders, fits eyeglasses, dispenses eyeglasses | plus annual bonus of $3500 prorated on hours $95,274.00 $98,774.00
above and contacts and oversees apprentices. Provides prompt and worked in position.
courteous member service. Follows department procedures for
stocking and cleaning.
$27.50/hr- $37.45/hr*, Employees at the top of
Assists members in choosing and ordering eyeglasses. Uses scale after attaining 12,400 hours of
computer to process orders, fits I employment and based on years of continuous
Optician Licensed and contacts and oversees apprentices. Provides prompt and employment receive two extra checks per year $228,800.00 $351,584.00
courteous member service. Follows department procedures for of $2500-$5000, total annual amount of $5000-
stocking and cleaning. $10,000 *based on the current NY premium
pay of $9/hr
Pharmac
Supervises all personnel within the department. Ensures operational
compliance and licensing. Full P&L responsibility for the department.
. Licensed by the state as a Pharmacist to fill, dispense, and write
State Licensed Pharmacy .
N ) (where allowed by law) prescriptions for customers. Counsels Current Base salary of $183,971 plus bonus
Manager/Not includes in o . o $183,971.00 $198,971.00
0 I T Customers wnhm. the legal bounds of authorization. Qrders and eligible up $15,000
stocks drugs, supplies, and over-the-counter merchandise. Updates
patient records and inventory, processes invoices, and makes
accounting entries using computerized system.
Licensed by the state as a Pharmacist to fill, dispense, and write
(where allowed by law) prescriptions for customers. Counsels
State Licensed Pharmacist Customers withinv the legal bounds of authorization. Qrders and $75.21/hr $156,436.80 $156,436.80
stocks drugs, supplies, and over-the-counter merchandise. Updates
patient records and inventory, processes invoices, and makes
accounting entries using computerized system.
Assists Pharmacist to fill, dispense prescriptions for customers. D - $30'45/h,r’ vEmponees ESiDIEDEr
. . - . scale after attaining 12,400 hours of
Pharmacy Certified (SIS CUEBIEIR € GO, [CEves prescrlptlons, rings up employment and based on years of continuous
L customers. Orders and stocks drugs, supplies, and over-the-counter N $42,640.00 $293,344.00
Technician N N ! employment receive two extra checks per year
merchandise. Updates patient records and inventory, processes
Lo N . . N of $2500-$5000, total annual amount of $5000-
invoices, and makes accounting entries using computerized system. $10,000
Receiving RTV
Receiving Manager *** See Senior/Staff Manager position Above
$18.50/hr- $28.45/hr, Employees at the top of
Counts and signs for delivered merchandise, verifying to freight bill scale after attaining 12,400 hours of
Receiving Clerk and Purchase order. Inspects condition of goods for qlfality. Keys | employment and F)ased on years of continuous $38,480.00 $69,176.00
received goods to computer. Answers phone, works with vendors | employment receive two extra checks per year
and buyers on phone. of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
Checks damaged, deleted, and defective goods to Return-to- scale after attaining 12,400 hours of
RTV Clerk Vgndgr inver?tory in the ct.)mputer. Obtains vendor return employment and F)ased on years of continuous $38,480.00 $69,176.00
authorization for items and ships out or places on pallets to send | employment receive two extra checks per year
back to Depot on trucks. of $2500-$5000, total annual amount of $5000-
$10,000
Service Deli
Addfesses personnel issues and oyersees tasks performed by Salary Range of $81,000-888,000 with
supervisors and employees. Responsible to understand, teach, and continued annual increases. Annual bonus
Service Deli Manager maintain our culture, core values and ethics. Controls inventory and ; . $81,000.00 $91,000.00
P~ N payment of $3000 based on hours worked in
full P&L responsibility for the operation of the department. Must L
maintain current Food Safety Certification. [FeiE:
$18.50/hr- $28.45/hr, Employees at the top of
Prepares, packages, and labels meals, entrees, salads, party trays, scale after attaining 12,400 hours of
Service Deli Clerk rotisserig chicken, altld ribs. Follows 90§tc0 standards for food employment and F)ased on years of continuous $384,800.00 $691,760.00
preparation and sanitation. Must maintain current Food Safety employment receive two extra checks per year
Certification. of $2500-$5000, total annual amount of $5000-
$10,000
Tire Shop
Full P&L responsibilities and personnel responsibilities. Oversees
employees, coordinates activities and upholds standards of the
Tire Shop Manager/Not in:; E:}g:‘e:té:; Zz;:si::tfjg (;:ZCI:;Z; ;/et::lecsle;,tta)gssvﬁerzfsleasn d Salary Range $72,000-880,000 with continued
included in Core Operations 5 ST . annual increases. Annual Bonus of $3000 $72,000.00 $83,000.00
above battene§, and repa|r§ DES, TSRS guestlons, T“akes . prorated based on hours worked in position.
recommendations, and assists members with purchasing/returning
tires and batteries. Performs computer duties for the register system
controller.
$20.00/hr- $29.95/hr, Hourly rate based on
Oversees employees, coordinates activities and upholds standards | $1.50 over the hours step earned or $1.50 over
of the department. Performs Safety checks on vehicles, and verifies the highest paid person they supervise,
installations. Balances, installs, and rotates tires. Stocks tires and whichever is higher. Employees at the top of
Tire Shop Supervisor batteries, and repairs tires. Answers questions, makes scale after attaining 12,400 hours of $166,400.00 $144,592.00
recommendations, and assists members with purchasing/returning | employment and based on years of continuous
tires and batteries. Performs computer duties for the register system| employment receive two extra checks per year
controller. of $2500-$5000, total annual amount of $5000-
$10,000
$18.50/hr- $28.45/hr, Employees at the top of
Balances, installs, and rotates tires. Stocks tires and batteries, and emplc?;;:n?f;:ja;:s";:?);f/::rg g?zgsngzuous
Tire Installer repairs tires. Answers questions, makes recommendations, and N $115,440.00 $207,528.00
assists members with purchasing/returning tires and batteries. Erelavnentisee el Xislchecslneleat
" |of $2500-$5000, total annual amount of $5000-
$10,000
$46,607.48 $74,186.99




Professional or Managerial
Skilled
Semi-Skilled
Un-Skilled

Estimated salary and
fringe benefits low

Estimated salary and
fringe benefits high

average average
$70,104.58 $88,343.14
$46,657.26 $80,857.81
$38,480.00 $69,176.00
$37,040.00 $65,708.00




Mailing Address:

PO Box 3547

Saratoga Springs, NY 12866
Phone: 518.899.2608

Fax: 512.777.5045

Regional Offices:
Boston, MA
Richmond, VA
Portland, ME
Brattleboro, VT

MEMORANDUM

To: Crossgates ReleaseCo, LLC

From: Rachel Selsky and Jessica Tagliafierro, Camoin Associates

Date:  8/11/2022

Re: Project Benefits Development of Costco at Crossgates Site (Western Avenue/Rapp Road
Crossgates Mall Road and Gabrielle Terrace)

Summary of Benefits

Crossgates ReleaseCo, LLC (the Developer) is proposing a project at the intersection of Crossgates Mall
Road and Western Avenue that will provide +/- 160,000 square feet of retail including a Costco and fueling
stations on a currently vacant and underutilized +/- 16-acre site and will result in infrastructure upgrades
and connectivity improvements for the Town of Guilderland (the Project). Camoin Associates was engaged
by the Developer to provide a third-party evaluation of the project benefits.

Expected Annual Fiscal Benefit of Project

Benefits Within Indirect Benefits

Guilderland  (School/County/State) Total
Estimated Net New Real Property Taxes $19,630 $122,077 $141,707
Estimated Total Direct Project Payroll (assumes 50% residing in Town) $4,741,429 $4,741,429 $9,482,858
Estimated Total Indirect Project Payroll (assumes 50% residing in Town) $600,059 $600,059 $1,200,118
Estimated NYS Income Tax at 4% $427,319 $427,319
Estimated Sales Tax Revenue from on-site sales and employee earnings $166,114 $3,078,306 $3,244,420
Total $5,527,232 $8,969,190 $14,496,422

Source: Developer, Camoin Associates
Note: Property tax revenue based on the SEQR Findings Statement for the Rapp Road Residential/Western Avenue Mixed Use Redevelopment Projects.

Our evaluation finds that upon opening, the estimated total annual financial benefit, including net new
property taxes, permanent payroll, income taxes, and net new sales taxes will be nearly $14.5 million. The
calculation of impacts is discussed in further detail in later sections of this memo.

Visitation and Spending Benefits

The Project will fill a market demand for one-stop retail within the Town of Guilderland and contribute to
the overall vibrancy of the Crossgates Mall area. Given the ongoing transformation of the retail industry,
diversifying product offerings around Crossgates Mall is critical to its success. Although e-commerce has
redefined the public's expectations of how and where they can purchase everyday goods, the demand for
retail as an amenity that contributes to the development and competitiveness of other markets is strong.
The integration of Costco into the Crossgates Mall area will be a new offering for the Town that helps
support the viability of the mall and other businesses in the surrounding community.

www.camoinassociates.com
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Costco is known to carry quality, brand-name merchandise at lower prices than are typically found at
conventional wholesale or retail sources. Costco warehouses present one of the largest product category
selections to be found under a single roof. Categories include groceries, candy, appliances, electronics,
automotive supplies, tires, toys, hardware, sporting goods, jewelry, watches, cameras, books, housewares,
apparel, health and beauty aids, furniture, office supplies, and office equipment. Although Costco is known
for carrying top quality national and regional brands, members can also shop Costco's private label, Kirkland
Signature. The brand’s major competitors include BJs, Sam’s Club, and Restaurant Depot.

There is not currently a Costco in the Town of Guilderland, Albany County, or in the economic development
region. Brand-loyal customers who would typically shop at Costco in other municipalities that are
geographically distant from the site due to a lack of Costco in the Town of Guilderland and Albany County
are likely to shop at the Project. Revenues from these customers would be net new to the Town as these
goods and services are not currently reasonably accessible to the residents of the Town of Guilderland.

The nearest Costco location is over an hour and a half east of the site in West Springfield, MA. In the other
directions, the nearest Costco locations are further away. To the north, there is a Costco located in
Colchester, VT, which is 153 miles from the site. 108 miles to the South there is a Costco in Nanuet, NY and
147 miles to the west there is a Costco in Camillus, NY. Given the lack of Costco locations in and around
Guilderland, it is likely that the proposed Costco will capture the market of Costco brand-loyal customers
that exist between the site and halfway between these other locations.

The Project could potentially also attract customers who would typically shop at similar mass merchandisers
outside of the market area or who would choose to shop at Costco over other smaller chains if there was
one available. Revenue from these shoppers would be considered net new to the Town. Costco's low prices
and good values have helped it to amass a customer base that will, at times, travel up to an hour to shop
at its locations rather than at retailers closer to home. There are four similar retailers within a 30-minute
drive of the site, however none of these retailers are within the Town of Guilderland. Shoppers with a
preference towards Costco might shift their purchasing from the other mass merchandise stores or other
retailers to the new Costco. The existing comparable retailers include:

¢ Sam'’s Club (Latham, Albany County)

¢ BJ's Wholesale Club (Albany, Albany County)

¢ Restaurant Depot (Albany, Albany County)

¢ BJ's Wholesale Club (Schenectady, Schenectady County)

Based on the foregoing, we believe that the Project is likely to attract a significant number of visitors from
outside the economic development region.

Transportation and Infrastructure Benefits

In addition to visitor attraction, the Project will contribute to increased connectivity in and around
Crossgates Mall. The Project includes plans for pedestrian and bicycle connectivity from Costco to the mall
and other proposed residential and retail developments on neighboring sites, all of which will be funded by

www.camoinassociates.com
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the Developer, Costco, and other private developers. A Complete Streets approach will be used to enable
usage and support mobility for all users, through development of amenities such as sidewalks, crosswalks,
pedestrian control signals, bicycle lanes, and dedicated bus lanes, among others. Both Rapp Road and
Crossgates Mall Road will receive “Road Diets.” This aligns with goals from the Town of Guilderland's
Comprehensive Plan and Transit Oriented Development District (2018) which includes goals of increasing
connections to shopping opportunities by providing sidewalks and/or trails, and improving the pedestrian
environment.

Furthermore, a new roundabout at Crossgates Mall Road and Fuller Road Alternate (1-87/1-90 ramps) will
be constructed and operational prior to the opening of Costco to customers. The roundabout has been part
of the Capital District Transit Authority’'s (CDTA) plan for several years, and will be funded by CDTA through
grant funds with the Developer covering the remaining gaps in funding. The roundabout will be designed
to accommodate vehicles of all sizes and to increase traffic capacity while slowing and directing traffic.
Construction of the roundabout in partnership with the Costco project and the Developer makes this long
desired traffic improvement financially feasible. Improving traffic access to Crossgates Mall also satisfies
recommendations made in the town’'s Comprehensive Plan.

The increased connectivity supported by the Project, through pedestrian walkways and the construction of
the roundabout, will help support the entire Crossgates Mall area as a place that Guilderland residents can
easily access and want to spend their time.

Role of Camoin Associates and Scope of Engagement

Camoin Associates has been engaged as an objective third party to evaluate quantitative and qualitative
benefits to the Town of Guilderland that are expected as a result of the redevelopment of a vacant 16-acre
site the intersection of Crossgates Mall Road and Western Avenue as a +/- 160,000 square foot Costco with
fueling stations (the Project). Services include the provision of an objective, third-party analysis that will
assist the Town of Guilderland Industrial Development Agency (the IDA) with its of the Project’s future
application for financial assistance from the IDA.

In preparing this memo and previous reports, Camoin Associates has relied upon information provided by
the Developer, including project description, costs, and workforce. Information was gathered during the
preparation of an economic and fiscal impact of the Project in 2019 and has been supplemented by
additional materials including the Project’'s 2020 SEQR Findings Statement, and additional information
received in 2022.

Project Description

The Project includes the construction of a +/- 160,000 square foot Costco and fueling stations, with
connectivity improvements to Crossgates Mall and other neighboring sites. The location of the Project at
the intersection of Crossgates Mall Road and Western Avenue in Guilderland will provide residents of the
Town access to goods and services that are not currently available in the Town along with supporting the
future vitality of Crossgates Mall and the surrounding area. The Project is complementary to the mall and
proposed residential and retail developments on neighboring parcels, all of which will help the area adapt

Www.camoinassociates.com
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to a changing retail landscape and new consumer preferences for how and where goods and services are
consumed. The Economic and Fiscal Impact analysis completed by Camoin Associates in October 2019
identified strong demand for a store such as Costco in Guilderland and the surrounding region. This report
determined that the Project, as designed, would offer residents access to goods that are not currently
available in Guilderland and would attract consumers from outside of the town. Camoin Associates reviewed
the assumptions used in the 2019 report and determined that they are still reasonable.

Economic Impact Analysis
Using the assumptions generated in the 2019 report along with updated jobs and sales information
provided by the Developer, Camoin Associates updated the previously calculated economic impact analysis.

As discussed in the 2019 report, assigning a specific figure to the proportion of “net new” activity is
imprecise in this case, but using the market information summarized in the above Visitation and Spending
Benefits section and our professional judgment, we estimate that 50% of sales at Costco will be net new to
Albany County and 75% of sales will be net new to the Town.

According to the Developer, $188,208,906 in annual, stabilized sales are projected at the new Costco. Based
on the net new assumptions, this means that there will be over $94.1 million in net new sales in Albany
County and nearly $141.2 million in net new sales in the Town of Guilderland. Based on comparable facilities
in the Northeast there will be approximately 202 employees on site upon stabilization. Using the same net
new assumptions, this means that 101 employees will be considered net new to Albany County and 152 will
be considered to be net new to the Town of Guilderland.

Net New Sales

Albany Town of

County Guilderland
Annual Sales $188,208,906 $188,208,906
% Net New 50% 75%
Net New Sales $94,104,453 $141,156,679
Net New Jobs

Albany Town of

County Guilderland
New Jobs 202 202
% Net New 50% 75%
Net New Jobs 101 152

Source: Developer, Costco, Camoin Associates

www.camoinassociates.com
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The table below shows the impact that the new jobs and sales would have on the Town of Guilderland in
terms of the direct, indirect, and total impact on employment and wages. The total impact is expected to
be 168 jobs, nearly $10.7 million in earnings, and over $169.6 million in sales, annually.

Annual Economic Impact of Costco on the Town of

Guilderland

Direct Indirect Total
Jobs 152 16 168
Earnings $9,482,858 $1,200,117 $10,682,976
Sales $141,156,679 $28,451,839 $169,608,518

Source: Lightcast (formerly Emsi), Camoin Associates

Fiscal Benefit Analysis

In addition to the economic impacts, a positive impact on municipal revenues in the form of new property
and sales tax revenue will occur as a result of the Project. According to the Developer, the site is currently
vacant and underutilized, generating $16,645 in property taxes for the Town. The Town will benefit from an
additional estimated $19,630 in property taxes, annually, following completion of the Project.

New sales tax revenue will be generated in two ways: from on-site sales and from employee earnings. As
discussed previously, over $188.0 million in annual, stabilized sales are projected at the new Costco. As
detailed in the Economic Impact Analysis section, 50% of these sales will be considered to be net new to
Albany County and wouldn't be expected to happen without the project. Therefore, the $94.1 million in net
new sales will result in new sales tax revenue to Albany County and the Town of Guilderland. Tax revenue
collected by New York State based on this new Albany County spending was also calculated. Sales tax
revenue generated for the state is included for illustrative purposes only.

It is assumed that the vast majority of goods sold on-site will be taxable, while a small amount of goods will
not be taxable. According to the developer, 85% is a conservative assumption of the portion of sales that
will be taxable. Using these assumptions, the county will collect nearly $3.2 million in net new sales tax
revenue. The Town of Guilderland is estimated to receive $163,817 of the sales tax revenue collected by
Albany County."

T According to the NYS Comptroller’s Office Division of Local Government and School Accountability, Albany County
keeps 60% of sales tax revenue and distributes 40% of sales tax revenue to the cities and towns on the basis of
population. Based on population, approximately 12% of the 40% that is distributed to the cities and towns will be
distributed to the Town of Guilderland.

www.camoinassociates.com
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Annual Sales Tax Revenue - On-Site Sales

Total Net New Sales $94,104,453

Amount Taxable (85%) $79,988,785

Total Sales Tax Rate 8.00%

Total NYS Sales Tax Associated with Costco (4.00%) $3,199,551

Total New County Sales Tax Generated (4.00%) $3,199,551
Amount Distributed to Town $163,817

Source: Camoin Associates, NYS Comptroller
Note: Sales tax revenue collected by the state and associated with this project is
calculated for illustrative purposes only.

The new earnings generated by the on-site jobs that will occur as a result of the new Costco would lead to
additional annual sales tax revenue for the taxing jurisdictions. To avoid double counting sales tax that is
already accounted for in the on-site sales, spending that would occur on-site are deducted from total
earnings. Based on the mix of retail goods offered by Costco, and an analysis of spending baskets of typical
U.S. households, 40% of household spending would occur on-site. Therefore, 60% of total new earnings will
not be spent on-site and therefore represent additional new tax revenue. Of these earnings, it is assumed
that 70% will be spent in the County, 90% in New York State, and that 25% of these purchases will be
taxable. Under these assumptions, the County would collect $44,868, with $2,297 of that being distributed
to the Town. Again, sales tax revenue generated for the state is included for illustrative purposes only.

Annual Sales Tax Revenue - On-Site Jobs

Total New Earnings $10,682,976
Earnings Not Spent On-Site (60%) $6,409,785
Amount Taxable (25%) $1,602,446
Amount Spent in County (70%) $1,121,712
Total New County Sales Tax Generated (4.00%) $44,868

Amount Distributed to Town $2,297
Amount Spent in State (90%) $1,442,202
Total NYS Sales Tax Associated with Costco (4.00%) $57,688

Source: Camoin Associates, NYS Comptroller

Note: Sales tax revenue collected by the state and associated with this project
is calculated for illustrative purposes only.

In total, the Town of Guilderland will benefit from an estimated $166,114 in new annual sales tax revenue.
Albany County and will collect an estimated nearly $3.1 million in new sales tax revenue, annually, as a result
of the project.

Total Annual Sales Tax Revenue

Town of
Guilderland Albany County

On-Site Sales $163,817 $3,035,734
On-Site Employee Earnings $2,297 $42,571
New Tax Revenue $166,114 $3,078,306

Source: Camoin Associates, NYS Comptroller

www.camoinassociates.com
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Transportation and Infrastructure Impact

Beyond the economic and fiscal benefits of the Project, the development of pedestrian walkways and multi-
use paths around the site, as well as a new roundabout for vehicular traffic, will improve connectivity to the
mall and neighboring sites that are also in the process of being developed. Today, the Project site is vacant
and the Crossgates Mall area is not easily accessible, except by vehicle. The improved connectivity will be
transformative, helping to create a vibrant, mixed-use center that serves a variety of needs for Town
residents and creates a destination for new visitors from within and beyond the economic development
region.

www.camoinassociates.com
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EXECUTIVE SUMMARY

Rapp Road Development, LLC (the “Client,” or the “Developer”) is proposing three major mixed-use developments
(the “Projects”) on three sites that they own in the Town of Guilderland (the “Town") in the vicinity of Crossgates
Mall. As part of the State Environmental Quality Review (SEQR) process, this study evaluates the scope of potential
fiscal impacts to the Town as a result of the three separate proposed projects. The Developer also seeks to
demonstrate the positive benefit of the Projects on the Town in terms of new economic activity and job creation.
The first of the three sites (Site 1) includes 222 new mid- to high- end one and two-bedroom apartment units
complete with a fitness center, community space, pool, and covered parking. Site 2 is comprised of approximately
160,000 square feet of retail including a Costco and fueling stations, and Site 3 will include a mix of retail space,
office space, and 48 1- and 2- bedroom apartments. Collectively, we will refer to the three development sites as “the
Sites”.

This Study analyzes the impact that the Project at each of the three sites would have on the Town of Guilderland
and Albany County (the "County”) economies, net of any economic activity that would occur even if the Projects
were not completed. In other words, we seek to capture the amount of economic activity that will be “net new” to
the Town and the County as a result of the Projects, after accounting for the proportion of economic activity that
draws on demand already being satisfied within the region.

The following is a summary of our findings from this study, with details below. Given the ongoing transformation of
the retail industry, Camoin 310 found that diversifying product offerings around Crossgates Mall is critical to its
success. Although e-commerce has redefined the public's expectations of how and where they can purchase
everyday goods, the demand for retail as an amenity that contributes to the development and competitiveness of
other markets is strong. Retail succeeds when it is thoughtfully integrated into communities and positioned as a
"lifestyle center” that combines malls and shopping centers with residential, office, and other uses. Creating this
type of environment is the new normal for malls, and necessary for them to remain viable.

There will be positive fiscal impacts that result from these developments for the County and the Town in the form
of new property and sales tax revenue. Given the high level of investment into the development of these three sites,
we anticipate that the taxable assessed value upon completion will be significantly higher than it currently is. In
addition to property tax, the Projects will generate new sales tax. As part of this study, Camoin 310 modeled the
estimated sales tax impacts of the development of each of the sites. These, too, represent a positive impact for
Albany County and the Town of Guilderland. The total annual sales tax impacts of each site are summarized in Table
1.2

1 Camoin 310 analyzed the current housing stock of the Town of Guilderland and Albany County using data from the 2013-
2017 American Community Survey. Based on the extremely unique nature of this development and a lack of any similar
developments in the areas, most of these units will be net new. Camoin 310 determined that 95% of the residential units
will be net new, to account for a percentage of in-migration of existing Town and County residents. More details can be
found on pages 11 and 12 of this analysis.

2 According to the NYS Comptroller’s Office Division of Local Government and School Accountability, Albany County keeps
60% of sales tax revenue and distributes 40% of sales tax revenue to the cities and towns on the basis of population. The
“Amount Kept by County” and the “Amount Distributed to Town” are calculated to reflect this. Based on population,
approximately 12% of the 40% that is distributed to the cities and towns will be distributed to the Town of Guilderland. This
methodology is used throughout the entire report in all sales tax calculations.
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Table 1
Albany County Town of Guilderland
Site 1 $ 55,255 $ 4,420
Household Spending $ 53,217 $ 4,257
On-Site Employee Earnings $ 2,037 $ 163
Site 2 $ 1,845892 $ 157,516
On-Site Sales $ 1,836,000 $ 156,672
On-Site Employee Earnings $ 9892 $ 844
Site 3 $ 119,905 $ 9,592
Household Spending $ 11,602 $ 928
On-Site Sales $ 93,150 $ 7,452
On-Site Employee Earnings $ 15,153 $ 1,212

Source: Camoin 310

In addition to the fiscal impacts of the Project, there will be positive economic impacts that result as well. Table 2
summarizes the total annual economic impact, including both the direct and indirect impacts, on Albany County
and the Town of Guilderland, of each of the three sites. Indirect effects are the result of new employees and
households receiving and spending their wages in the economy. A more detailed summary of the impacts at each
of the three sites follows.

Table 2
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SITE 1

The economic and fiscal impacts of Site 1 are outlined below. Site 1 is expected to begin construction in spring 2020

and will be completed within 24 months. This phase includes the development of 222 mid- to high- end apartment
buildings, with related amenities.

Annual Fiscal Impact

Upon project completion and occupation, Site 1 will have the following ongoing annual economic impacts:

¢ Significant contribution of new property tax revenue to Albany County and the Town of Guilderland.

¢ New sales tax revenue resulting from household spending and on-site employee earnings of $55,255 to
Albany County.

L 2

New sales tax revenue resulting from household spending and on-site employee earnings of $4,420 to the
Town of Guilderland.

Table 3

Annual Economic Impact

Upon Project completion and occupation, Site 1 will have the following ongoing annual economic impacts:

¢ 76 new jobs along with an associated over $3.0 million in new wages and over $9.1 million in new sales in

Albany County.
¢ Of these, 46 new jobs, nearly $1.7 million in new wages and nearly $5.1 million in new sales will be in the
Town of Guilderland.

Table 4
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Construction Impact?

The construction phase of Site 1 will result in the following one-time benefits:

¢ 489 new jobs along with an associated nearly $19.5 million in new wages and over $50.9 million in new sales
in Albany County.

¢ 159 new jobs along with an associated over $10.6 million in new wages and nearly $25.5 million in new sales
in the Town of Guilderland.

Table 5

3 A retail leakage analysis of Albany County and the Town of Guilderland suggests that a vast majority of the goods and
services that will be purchased for the construction period are available within the County and a large amount are available
within the town, but there will still be some outside spending through purchases made in other municipalities. Based on
third party proprietary retail spending data, 90% is a reasonable assumption for the amount of in-county construction
spending and 60% for the amount of in-town spending. The construction spending assumptions are used throughout the
analysis of all Project Sites. Source: Esri
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SITE 2

Annual Fiscal Impact

Upon project completion and occupation, Site 2 will have the following ongoing annual fiscal impacts:

¢ Significant contribution of new property tax revenue to Albany County and the Town of Guilderland.
¢ New sales tax revenue resulting from on-site sales and employee earnings of $1,845,892 to Albany County.
L 2

New sales tax revenue resulting from on-site sales and employee earnings of $157,516 to the Town of
Guilderland.

Table 6

Annual Economic Impact

Upon Project completion and occupation, Site 2 will have the following ongoing annual economic impacts:
¢ 142 new jobs along with an associated over $3.9 million in new wages and over $114.4 million in new sales

in Albany County.

¢ 187 new jobs along with an associated over $5.1 million in new wages and over $133.3 million in new sales

in the Town of Guilderland.

Table 7

Construction Impact

The construction of Site 2 will result in the following one-time benefits:

¢ 181 new jobs along with an associated nearly $13.2 million in new wages and over $34.6 million in new sales

in Albany County.
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¢ 75 new jobs along with an associated over $7.2 million in new wages and nearly $17.3 million in new sales
in the Town of Guilderland.

Table 8

SITE 3

Annual Fiscal Impact

Upon Project completion and occupation, Site 3 will have the following ongoing annual fiscal impacts:

¢ Significant contribution of new property tax revenue to Albany County and the Town of Guilderland.

¢ New sales tax revenue resulting from household spending, on-site sales and on-site employee earnings of

$119,905 to Albany County.

¢ New sales tax revenue resulting from household spending, on-site sales and on-site employee earnings of
$9,592 to the Town of Guilderland.

Table 9
Total Annual Sales Tax Revenue - Site 3
Town of
Alb Count
any SountY - Guilderland
Household Spending $ 11,602 $ 928
On-Site Sales $ 93,150 $ 7,452
On-Site Employee Earnings $ 15,153 $ 1,212
New Tax Revenue $ 119,905 $ 9,592

Source: Camoin 310, NYS Comptroller
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Annual Economic Impact
Upon Project completion and occupation, Site 3 will have the following ongoing annual economic impacts:
¢ 119 new jobs along with an associated nearly $6.6 million in new wages and nearly $14.7 million in new
sales in Albany County.
¢ 144 new jobs, over $10.3 million in new wages and over $19.1 million in new sales in the Town of

Guilderland.
Table 10

Construction Impact

The construction of Site 3 will result in the following one-time benefits:

¢ 509 new jobs along with an associated nearly $20.3 million in new wages and nearly $53.0 million in new
sales in Albany County.
¢ 165 new jobs along with an associated over $11.0 million in new wages and nearly $26.5 million in new sales
in the Town of Guilderland.
Table 11
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SITE 1 IMPACT ANALYSIS

Site 1, which is to be developed into a mid- to high- end multifamily apartment complex is expected to commence
in spring 2020 will involve the construction of 222 residential units. Site 1 is expected to be completed 24 months
after the project commences.

Fiscal Impact

SALES TAX REVENUE

NEW HOUSEHOLD SPENDING

Albany County and the Town of Guilderland will receive sales tax revenue from the purchases made by the new
households at Site 1. Based on in-County and in-Town spending by new households, Albany County would receive
approximately $53,217 and the Town of Guilderland would receive approximately $4,257 in new sales tax revenue,
annually, following the completion of Site 1.

Table 12

Note that the household spending figure has already been adjusted to account for 70% of total spending occurring
within the County and 50% of total spending occurring within the Town (see table titled “Tenant Spending Baskets”
in the Economic Impact section). Also note that a higher value for “Amount Taxable” as compared to the following
table (30% rather than 25%) was used since certain non-taxable items (related to housing expenses) have been
removed from the total spending line, thus increasing the remaining portion taxable.

EMPLOYEE EARNINGS

The new earnings generated by on-site jobs that will occur as a result of building occupation at the Project would
lead to additional annual sales tax revenue for the County and the Town. It is assumed that 70% of the earnings
would be spent within Albany County and 50% would be spent within the Town of Guilderland*. It is also assumed
that 25% of those purchases will be taxable.

4 Based on an analysis of available goods and services within the geographies (source: ESRI). These assumptions are used
throughout the analysis for all sales tax calculations.
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Table 13

Under these assumptions, the County and the Town would receive approximately $2,037 and $163, respectively,
each year in new tax revenue as a result of on-site jobs at Site 1.

TOTAL ANNUAL SALES TAX REVENUE
In total, we estimate that the County would receive $55,255 and the Town would receive $4,420 in annual sales tax
related to Site 1 of the Project.

Table 14
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Economic Impact

CONSTRUCTION PHASE IMPACTS

The Developer estimates that construction costs of Site 1 will be approximately $41.8 million. All of this cost
represents private sector investment generated by the Project. Based on a market analysis of available goods and
services in Albany County and the Town of Guilderland, Camoin 310 assumes that 90% of the construction spending
would be sourced from within the County and 60% will be sourced from within the Town. Using these assumptions,
we can project that there will be over $37.6 million in net new spending in the County and over $25.0 million in net
new spending in the Town associated with the construction phase of Site 1.

Table 15

Based on $37,620,000 of net new spending in the County and $25,080,000 of net new spending in the Town,
Camoin 310 determines that there would be a total of over $50.9 million in one-time construction related
spending supporting 489 jobs and nearly $19.5 million in earnings in the County. Of this, nearly $25.5 million in
one-time construction related spending, 159 jobs, and over $10.6 million in earnings will be new to the Town of
Guilderland.

Table 16

10
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HOUSEHOLD SPENDING IMPACTS

In order to determine the annual economic impact of Site 1 on the Town of Guilderland and Albany County, the first
step is to calculate the number of households that can be considered “net new” to the area’s economy. In other
words, the number of households that, but for the Project, would not exist in the town or county. With respect to
this Project, net new households consist of (1) those currently residing outside of the town or the county who will
choose to move to the area because of the Project, and who would otherwise continue to live elsewhere, (2) current
residents who will move into the Project and would leave the area if the Project is not built, and (3) current residents
of the town and county who will move into the Project and free up other housing in the town/county which will
then be occupied by new residents. This includes people looking for ease of access to entertainment and public
transit. The following data informs the analysis related to determining the percent of residents that will be net new
to the Town and County.

Currently, the Town of Guilderland’s housing stock is aging. Less than 10% of the Town’s housing stock has been
built since 2000, the same is true for Albany County.

Table 17

Additionally, the number of high-end multifamily apartment buildings are limited in both geographies. More than
half of the housing stock of both geographies is single family units. Millennials and empty nesters, the target
demographics for this development, are attracted to multifamily complexes complete with quality amenities and
easy access to retail, restaurants, and other businesses. Apartments in the area are limited and lack the amenities
that are demanded by these groups.

11
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Table 18

Given the unique mixed-use nature of this development including its access to multi-modal public transportation,
walkability, and proximity to retail and entertainment options, the project will likely capture a vast amount of the
Town and County’s pent-up rental housing demand, attracting new residents to and/or retaining residents within
the area. This analysis therefore conservatively assumes that 95% of the 222 new rental units to be constructed at
Site 1, or 211 will be net new to both the Town and the County.> This percentage accounts for any potential in-
county migration or rehousing that may occur that would not result in a direct new household.

Spending by New Tenants
Site 1 consists of 222 mid-to-high end apartment units, with an even split between one-bedroom and two-bedroom
units. As noted above, Camoin 310 considers that 211 units will be occupied by new households.

New residents would make purchases in the Town and the County, thereby adding new dollars to the economy. For
this analysis, we researched spending patterns by household income to determine total spending by potential new
tenants. Albany County median household income in 2019 is estimated at $66,211 while the Town of Guilderland
median household income is estimated at $91,679.6 Additionally, rent of these units will average $1,858 per month.”
Using the generally accepted principle that housing costs should not exceed 30% of income, potential tenants
should have a minimum income of approximately $74,000. Therefore, we will consider spending of potential tenants
to be in the $70,000 to $99,999 range.

Using a spending basket for the region which details household spending in individual consumer categories by
income level, we analyzed likely tenant spending. According to the Bureau of Labor Statistics 2017 Consumer
Expenditure Survey, households with an income between $70,000 and $99,999 have annual expenditures (excluding
housing and utility costs) of $35,482. Given the range of goods that are available for purchase in Albany County, it
is assumed that 70% of total expenditures would occur within Albany County and, therefore, have an impact on the
Albany County economy. A lesser portion of the expenditures, 50%, would occur within the Town of Guilderland.
The following table shows that total new County spending will be over $5.2 million and total new Town spending

5 Based on an analysis of the existing housing stock and the extremely unique nature of the new development. Sources:
American Community Survey, Developer.

5 ESRI

7 Developer
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will be over $3.7 million. This was calculated by multiplying the amount spent in the county (or town) by all new
households.

Table 19

We use these spending basket amounts to calculate the direct, indirect, and total impact of the Project on the county
and on the town. To do this, we attributed the various spending categories to the NAICS codes found in Table 20.

Table 20
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Using $5,240,691 and $3,743,351 as the new sales inputs, Camoin 310 employed EMSI to determine the indirect and
total impact of the Site 1. The following tables outline the findings of this analysis.

Spending from tenant households will result in a total of 66 net new jobs, over $2.5 million in earnings, and nearly
$7.4 million in sales in Albany County, annually.

Table 21

Within the Town of Guilderland, household spending will create 41 new jobs, over $1.1 million in earnings, and
over $3.9 million in sales, annually.

Table 22

IMPACTS OF ON-SITE EMPLOYMENT

Additional annual impacts will result from the spending of new full-time employees. The impacts of this on-site
employment is calculated below.

Based on the 222 total units to be constructed in this phase and the assumption that there are 41.7 units per
employee in multifamily residences of this size®, we estimate that there will be 5 on-site jobs once Site 1 of the
Project is complete. Since 95% of the housing units are considered to be net new to the Town and the County, all 5
of the on-site jobs would be net new.

Taking into account the additional indirect and induced economic impacts on Albany County from the 5 direct jobs,
total employment created by Site 1 of the Project in the County is estimated at 10 jobs and over $485,000 in annual
earnings. Nearly $1.8 million in total sales would be generated as a result of Site 1's on-site employment.

8 National Apartment Association.
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Table 23

In addition to the 5 new jobs, total impacts to the Town of Guilderland will equal over $272,000 in earnings and
over $1.1 million in sales, annually.

Table 24

TOTAL ECONOMIC IMPACT - SITE1

The complete economic impact of both new household spending as well as operation and maintenance of Site 1 is
displayed in the tables below.

The total annual economic impact of Site 1 on Albany County will include 76 new jobs with over $3.0 million in new
earnings and over $9.1 million in new sales.

Table 25
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The total annual economic impact on the Town of Guilderland will include approximately 46 new jobs, nearly $1.7
million in earnings and over $5.0 million in sales.

Table 26
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SITE 2 IMPACT ANALYSIS

Site 2 is to be developed as a retail store with an accessory fueling facility, is expected to begin construction in 2020
with completion 24 months following. Costco will occupy the space and operate both the retail store and the fueling
facility. The fiscal and economic impacts of Site 2, Costco, are outlined below.

Fiscal Impact

SALES TAX REVENUE

NEW ON-SITE SALES

$170.0 million in annual, stabilized sales are projected at the new Costco.® As detailed in the Economic Impact
section on page 22, 50% of these sales will be considered to be net new to Albany County and wouldn’t be expected
to happen without this Project. Therefore, the $85.0 million in net new sales will result in new sales tax revenue to
Albany County and the Town of Guilderland. It is assumed that the vast majority of goods sold on-site will be taxable
while a small amount of goods, namely prepared foods, will not be taxable. Therefore, this analysis considers 90%
of on-site sales to be taxable. Under these assumptions, the County would receive over $1.8 million and the Town
would receive nearly $157,000 in new tax revenue annually as a result of new sales at Site 2.

Table 27

EMPLOYEE EARNINGS

The new earnings generated by on-site jobs that will occur as a result of the new Costco at Site 2 would lead to
additional annual sales tax revenue for the County and the Town. To avoid double counting sales tax that is already
accounted for in the on-site sales, spending that would occur on-site are deducted from total earnings. Based on
the mix of retail goods offered by Costco, and an analysis of spending baskets of typical U.S. households, 40% of
household spending would occur on-site. Therefore, 60% of total new earnings will not be spent on-site and
therefore represent additional new tax revenue. Of these earnings, it is assumed that 70% of earnings will be spent
in the County and 25% of these purchases will be taxable. Under these assumptions, the County would receive
approximately $9,892 and the Town would receive approximately $844 each year in new tax revenue as a result of
the on-site employment at Site 2.

° The Developer estimates $100.0 million in sales in the first year of operation. Following this, stabilized sales of $150-$180
million are projected. For the purposes of this analysis, we assumed $170 million in stabilized sales.
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Table 28

TOTAL ANNUAL SALES TAX REVENUE
New total annual sales tax revenue that results from new sales and employee earnings at Site 2 is anticipated to be
over $1.8 million to the County and nearly $158,000 to the Town.

Table 29
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Economic Impact

CONSTRUCTION PHASE IMPACTS

The Developer estimates that construction costs of Site 2 will be approximately $28.4 million, representing private
sector investment generated by the Project. As outlined with Site 1, Camoin 310 assumes that 90% of the
construction spending will be sourced from within the County and 60% will be sourced from within the Town. We
can therefore project that there will be nearly $25.6 million in new spending in the County and over $17.0 million in
new spending in the Town associated with the construction phase of Site 2.

Table 30

Based on $25,560,000 of net new spending in the County and $17,040,000 of net new spending in the Town, Camoin
310 calculates that there would be a total of over $34.6 million in one-time construction related spending supporting
181 jobs and nearly $13.2 million in earnings in the County. Of this, nearly $17.3 million in one-time construction
related spending, 75 jobs, and over $7.2 million in earnings will be new to the Town of Guilderland.

Table 31

ANNUAL OPERATION IMPACTS

In order to conduct an economic impact analysis, an initial step is to determine what portion of the on-site jobs,
sales, and earnings are net new to the region. In other words, what portion of the new jobs, sales, and earnings
would not occur but for the Project. The direct impact of this Project is defined as the sales at the Site from customers
who would have had to go outside of the Town or the County in order to buy the type of goods they desire. For
example, a customer may prefer to buy food and household goods items close to their home in the Town of
Guilderland, but if stores with the desired prices and selection are unavailable, the customer would have to go
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outside the Town. By increasing the merchandise options available, the Project will allow Albany County and the
Town of Guilderland to “capture” some of the sales that are currently going to adjacent municipalities. These
captured sales are considered net new sales to the county and town and are used as the direct input for the
economic impact model.

Costco is known to carry quality, brand-name merchandise at lower prices than are typically found at conventional
wholesale or retail sources. Costco warehouses present one of the largest product category selections to be found
under a single roof. Categories include groceries, candy, appliances, electronics, automotive supplies, tires, toys,
hardware, sporting goods, jewelry, watches, cameras, books, housewares, apparel, health and beauty aids, furniture,
office supplies, and office equipment. Although Costco is known for carrying top quality national and regional
brands, members can also shop Costco’s private label, Kirkland Signature. The brand’s major competitors include
BJs, Sam’s Club, and Restaurant Depot.

Camoin 310 conducted research on the Town of Guilderland and Albany County to determine the percentage of
revenue generated by the new Costco that would be net new to the Town and to the County. Sales would be net
new for two main reasons: (1) Customers who would typically shop outside of the municipalities would decide to
shop at the Project because of loyalty to and preference for the Costco brand, and (2) the Project would be able to
satisfy additional demand for mass merchandise retail by providing goods and services that are not currently offered
in the Town or the County.

NET NEW SALES FROM BRAND-LOYAL CUSTOMERS

Brand-loyal customers who would typically shop at Costco in other municipalities that are geographically distant
from Site 2 due to a lack of Costco in the Town of Guilderland or Albany County are likely to shop at the Project.
Revenues from these customers would be net new to both Figure 1: Costco Locations
municipalities.

There is not currently a Costco in the Town of Guilderland or in

Albany County. The nearest Costco location is over an hour and

a half east of Site 2 in West Springfield, MA. In the other

directions, the nearest Costco locations are further away. To the

north, there is a Costco located in Colchester, VT, which is 153

miles from Site 2. 108 miles to the South there is a Costco in

Nanuet, NY and 147 miles to the west there is a Costco in

Camillus, NY. The flags in the map to the right denote the

location of these existing stores. Given the lack of Costco

locations in the middle of this radius, it is likely that the Costco

to be developed at Site 2 will capture the market of Costco

brand-loyal customers that exist between the site and halfway

between these other locations, roughly a radius of a one-hour

drive from Site 2. This radius will capture existing Costco

customers who drive to get to the other existing locations as

well as customers who do not current shop at Costco but would

choose to shop there if there was a store location located closer

to their home.
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The Project could potentially also attract loyal Costco customers  Figure 2: Similar Retailers in Market Area
who would typically shop at similar mass merchandisers outside

of the market area or who would choose to shop at Costco over

other smaller chains if there was one available. Revenue from

these shoppers would be considered net new to the County and

to the Town. Costco's low prices and good values have helped

it to amass a customer base that will, at times, travel up to an

hour to shop at its locations rather than at retailers closer to

home. As of May 2019, 53.1 million households were Costco

members, with a membership renewal rate of 90%°.

There are four similar retailers within a 30-minute drive of Site
2 (Figure 2) "'. None of these retailers are within the Town of
Guilderland, although three are within Albany County. Shoppers
with a preference towards Costco might shift their purchasing
from the other mass merchandise stores or other retailers to the
new Costco. The existing comparable retailers include:

¢ Sam'’s Club (Latham, Albany County)

¢ BJ's Wholesale Club (Albany, Albany County)

¢ Restaurant Depot (Albany, Albany County)

¢ BJ's Wholesale Club(Schenectady, Schenectady County)

NET NEW SALES FROM INCREASED SUPPLY OF RETAIL GOODS

The second way in which the Project could contribute net new revenue to Albany County and the Town of
Guilderland is by increasing the supply of retail goods overall. A retail gap analysis shows that demand currently
exceeds supply in both the County and Town for many of the goods that will be available at Costco. Specifically,
there is a retail gap in Albany County of over $84.3 million of Food and Beverage Stores and nearly $192.0 million
in Gasoline Stations. Within the Town of Guilderland, there is a gap of nearly $20.9 million in Food and Beverage
Stores, over $38.7 million in Gasoline Stations, and over $41.4 million in General Merchandise Stores.

10 According to information provided by the Client.
1 ESRI
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Table 32

The retail gaps indicate that there is unmet demand in the County and in the Town for retail goods in these
industries. The Project will supply goods in these industries and help to meet this demand, thus contributing to
net new sales.

IMPACT OF NET NEW SALES

Assigning a specific figure to the proportion of “net new" activity is imprecise in this case, but using the market
figures provided and our professional judgment we estimate that 50% of sales at Site 2 will be net new to the County
and 75% of sales will be net new to the Town. Net new sales will be driven by brand-loyal customers travelling from
outside of the municipalities to shop at the new Costco and by additional purchases being made in the municipalities
to satisfy unmet demand (i.e. purchases previously being made outside of the County and Town now being made
at the new Costco due to increased supply of goods).

$170 million in annual, stabilized sales are projected at the new Costco.’ Based on the net new assumptions, this
means that there will be $85,000,000 in net new sales in Albany County and $127,500,000 net new sales in the Town
of Guilderland. Additionally, we assume that there will be approximately 245 employees on-site upon operation.™
Using the same net new assumptions, this means that 123 employees will be considered to be net new to Albany
County and 184 will be considered to be net new to the Town of Guilderland.

12 The Developer estimates $100 million in sales in the first year of operation. Following this, stabilized sales of $150-$180
million are projected. For the purposes of this analysis we assumed $170 million in stabilized sales.

13 Based on building square footage of 160,000 and the industry standard of 654 SF/employee. Source: Institute of
Transportation Engineers.
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The tables below outline the impact that the new jobs and sales would have on Albany County and the Town of
Guilderland in terms of the direct, indirect, and total impact on employment and wages. Taking into account the
additional indirect and induced economic impacts of the new direct jobs and earnings, the total impact of the Project
at Site 2 is estimated at 142 jobs, over $3.9 million in earnings, and over $114.4 million in sales in Albany County,
annually.

Table 34

Total impacts on the Town of Guilderland are 187 jobs, over $5.1 million in earnings, and over $133.3 million in
sales, annually.

Table 35
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SITE 3 IMPACT ANALYSIS

Site 3 will be a mixed-use development, complete with 48 new mid- to high- end apartment units, retail, and office
space. Development of this site is projected to begin in 2020 and take 24 months to complete. The fiscal and
economic impacts of Site 3 are outlined below.

Fiscal Impact

SALES TAX REVENUE

NEW HOUSEHOLD SPENDING

As outlined in the previous section regarding Site 1, the County and Town will receive sales tax revenue from the
purchases made by the new households. Based on the in-County and in-Town spending, Albany County would
receive approximately $11,602 and the Town of Guilderland would receive approximately $928 in new annual tax
revenue.

Table 36

NEW ON-SITE SALES

The Developer anticipates that Site 3 will include approximately 115,000 square feet of retail space. Sales made by
future tenants of this space will generate additional sales tax revenue to the County. Though the tenants of this
space are currently unknown, based on an assumption of $250 sales per square feet'* Camoin 310 estimates that
there will be over $28 million in sales in this retail space. Since 15% of the sales will be net new to the County (see
Table 45), this means that sales tax on over $4.3 million of on-site sales will represent net new revenue. The County
will receive approximately $155,250 and the Town will receive approximately $7,452 in new tax revenue as a result
of on-site sales.

14 Source: Developer
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Table 37

Annual Sales Tax Revenue
On-Site Sales - Site 3

Total New Sales
Amount Taxable (90%)
County Sales Tax Rate

Total County Sales Tax Generated

Amount Kept by County

Amount Distributed to Town
Source: Camoin 310, NYS Comptroller

EMPLOYEE EARNINGS

$ 4,312,500
$ 3,881,250

4.00%
$ 155,250
$ 93,150
$ 7,452

Additionally, as described in the previous sections the new earnings generated by on-site jobs that will occur as a
result of Site 3 occupation would lead to additional annual sales tax revenue for both municipalities. Using the same
assumptions as outlined in the previous sections, the new annual sales tax revenue is calculated. Albany County will
receive approximately $15,153 and the Town of Guilderland will receive approximately $1,212 in new revenue,

annually.

Table 38

TOTAL ANNUAL SALES TAX REVENUE

In total, we estimate that the County would receive approximately $84,508 and the Town would receive $6,761 in

new annual sales tax revenue related to Site 3 of the Project.

Table 39

Total Annual Sales Tax Revenue - Site 3

Albany County

Household Spending $
On-Site Sales $
On-Site Employee Earnings $
New Tax Revenue $
Source: Camoin 310, NYS Comptroller

11,602
93,150
15,153
119,905

B B B B

Town of
Guilderland
928
7,452
1,212
9,592
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Economic Impact

CONSTRUCTION PHASE IMPACTS

The Developer estimates that construction costs of Site 3 will total approximately $43.5 million, all of which
represents private sector investment generated by the Project. As discussed previously, Camoin 310 assumes that
90% of the construction spending would be sourced from within the County and 60% will be sourced from within
the Town. Using these assumptions, we project that there will be nearly $39.2 million in net new spending in the
County and approximately $26.1 million in net new spending in the Town associated with the construction phase of
Site 3.

Table 40

Based on $39,150,000 of net new spending in the County and $26,100,000 of net new spending in the Town,
Camoin 310 determined that there would be a total of nearly $53 million in one-time construction related
spending supporting 509 jobs and nearly $20.3 million in earnings in Albany County. Of this, nearly $26.5 million
in one-time construction related spending, 165 jobs, and over $11.0 million in earnings will occur in the Town of
Guilderland.

Table 41

HOUSEHOLD SPENDING IMPACTS

Impacts resulting from new household spending at Site 3 were calculated using the same methodology that was
outlined in Site 1's household spending impact section. For the same reasons outlined in the previous section, this
analysis assumes that 95% of the 48 new rental units to be constructed at Site 3 of the Project will be net new to
both the Town and the County. Therefore, 46 units will be considered to be net new.

SPENDING BY NEW TENANTS
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Site 3 consists of 48 mid-to-high end one- and two-bedroom apartment units. As noted above, Camoin 310
considers that 46 of the units will be occupied by new households.

The apartments will be similar to those constructed at Site 1, and therefore, we consider spending of potential
tenants to be in the same $70,000 to $99,999 range as those at Site 1. Using the spending basket from Table 20, as
well as the same assumptions that 70% of total expenditures would occur within Albany County and 50% would
occur within the Town of Guilderland, total new spending was calculated. The following table shows that total net
new spending that results from the 46 new households at Site 3 will be over $1.1 million in the County and
approximately $816,086 in the Town.

Table 42

We use these spending basket amounts to calculate the direct, indirect, and total impact of the Project on the
County and on the Town. To do this, we attributed the various spending categories to the same NAICS codes that
are outlined in Table 20. Using $1,142,520 and $816,086 as the new sales inputs, Camoin 310 employed EMSI to
determine the indirect and total impacts of spending resulting from new households at Site 3.

Spending from tenant households will result in a total of 14 new jobs, nearly $551,000 in earnings, and over $1.6
million in sales in Albany County, annually.

Table 43
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Within the Town of Guilderland, household spending will create 8 new jobs, over $287,000 in earnings and nearly
$889,000 in new sales, annually.

Table 44

IMPACTS OF ON-SITE EMPLOYMENT

In addition to the impacts related to new household spending, there will be additional impacts related to on-site
jobs in the residential, retail, and office space. Based on the planned 48 residential, 115,000 square feet of retail
space, and 50,000 square feet of office space Camoin 310 used assumptions of the number of units per employee
and number of square feet per employee to calculate the estimated number of employees that will be on site upon
project completion. The assumptions about the percentage of employees that will be net new were applied. Since
95% of the residential units are considered to be net new, 95% of the associated employment will be net new. Based
upon current commercial offerings in Albany County and the Town of Guilderland, we conservatively assume that
15% of the new activity that occurs in the County and 25% of the new activity that occurs in the Town are net new.
Therefore, 15% of the associated jobs are considered net new to the County and 25% of the associated jobs are
considered net new for the Town. The following table outlines these assumptions and shows that the total number
of net new jobs associated with Site 3 are 80 in Albany County and 132 in the Town of Guilderland.

Table 45

Taking into account the additional indirect and induced economic impacts on Albany County from the 80 new
direct jobs, total employment created by Site 3 of the Project is estimated at 105 jobs and over $6.0 million in
annual earnings. Approximately $13.0 million in total sales would be generated as a result.
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Table 46

In the Town of Guilderland, total economic impacts will result in the creation of 136 new jobs, over $10.0 million in
earnings, and over $18.2 million in new sales.

Table 47

TOTAL ECONOMIC IMPACT - SITE 3

The complete economic impact of both new household spending as well as on-site employment of Site 3 is

displayed in the tables below. The total annual economic impact on Albany County will include 119 new jobs, nearly
$6.6 million in earnings and nearly $14.7 million in sales.

Table 48

The total annual economic impact on the Town of Guilderland will include approximately 144 new jobs, over $10.3
million in earnings, and over $19.1 million in sales.
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ATTACHMENT A: WHAT IS ECONOMIC IMPACT
ANALYSIS?

The purpose of conducting an economic impact study is to ascertain the total cumulative changes in employment,
earnings and output in a given economy due to some initial “change in final demand”. To understand the meaning
of “change in final demand”, consider the installation of a new widget manufacturer in Anytown, USA. The widget
manufacturer sells $1 million worth of its widgets per year exclusively to consumers in Canada. Therefore, the annual
change in final demand in the United States is $1 million because dollars are flowing in from outside the United
States and are therefore “new” dollars in the economy.

This change in final demand translates into the first round of buying and selling that occurs in an economy. For
example, the widget manufacturer must buy its inputs of production (electricity, steel, etc.), must lease or purchase
property and pay its workers. This first round is commonly referred to as the "Direct Effects” of the change in final
demand and is the basis of additional rounds of buying and selling described below.

To continue this example, the widget manufacturer’'s vendors (the supplier of electricity and the supplier of steel)
will enjoy additional output (i.e. sales) that will sustain their businesses and cause them to make additional purchases
in the economy. The steel producer will need more pig iron and the electric company will purchase additional power
from generation entities. In this second round, some of those additional purchases will be made in the US economy
and some will “leak out”. What remains will cause a third round (with leakage) and a fourth (and so on) in ever-
diminishing rounds of industry-to-industry purchases. Finally, the widget manufacturer has employees who will
naturally spend their wages. Again, those wages spent will either be for local goods and services or will “leak” out
of the economy. The purchases of local goods and services will then stimulate other local economic activity.
Together, these effects are referred to as the “Indirect Effects” of the change in final demand.

Therefore, the total economic impact resulting from the new widget manufacturer is the initial $1 million of new
money (i.e. Direct Effects) flowing in the US economy, plus the Indirect Effects. The ratio of Total Effects to Direct
Effects is called the "multiplier effect” and is often reported as a dollar-of-impact per dollar-of-change. Therefore, a
multiplier of 2.4 means that for every dollar ($1) of change in final demand, an additional $1.40 of indirect economic
activity occurs for a total of $2.40.

Key information for the reader to retain is that this type of analysis requires rigorous and careful consideration of
the geography selected (i.e. how the “local economy” is defined) and the implications of the geography on the
computation of the change in final demand. If this analysis wanted to consider the impact of the widget
manufacturer on the entire North American continent, it would have to conclude that the change in final demand
is zero and therefore the economic impact is zero. This is because the $1 million of widgets being purchased by
Canadians is not causing total North American demand to increase by $1 million. Presumably, those Canadian
purchasers will have $1 million less to spend on other items and the effects of additional widget production will be
cancelled out by a commensurate reduction in the purchases of other goods and services.

Changes in final demand, and therefore Direct Effects, can occur in a number of circumstances. The above example
is easiest to understand: the effect of a manufacturer producing locally but selling globally. If, however, 100% of
domestic demand for a good is being met by foreign suppliers (say, DVD players being imported into the US from
Korea and Japan), locating a manufacturer of DVD players in the US will cause a change in final demand because all
of those dollars currently leaving the US economy will instead remain. A situation can be envisioned whereby a
producer is serving both local and foreign demand, and an impact analysis would have to be careful in calculating
how many "new” dollars the producer would be causing to occur domestically.
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