
PROJECT EVALUATION and COST/BENEFIT ANALYSIS 

(As required by Section 869-A3 of New York General Municipal Law) 

Project Applicant: Vecino Group New York, LLC/The Quarry Potsdam, LLC, Project #4001-20-02 

Project Types and Evaluation Criteria: The Agency, in its discretion, shall evaluate each project type below 
based on the totality of applicable factors, taking into account the total economic impact, and no one factor 
may be determinative. In any case where a project may be categorized by more than one type listed below, the 
evaluative criteria for each applicable project type should be applied to the applicable component of the project. 

1) Manufacturing/Warehousing/Distribution Projects 
2) Agricultural/Food Processing Projects 
3) Adaptive Reuse/Community Development Projects 
4) Tourism Projects 
5) Other Retail Projects 
6) Back Office/Data or Call Center Projects 
7) Energy Production Projects 
8) Affordable Housing Projects 
9) Senior Housing Projects 
10) Market Rate Housing Projects 
11) Other Projects 

 
Adaptive Reuse/Community Development Projects 
 

• The information provided in the Cost Benefit Analysis;  
• The capital investment being made by the applicant; 
• The impact, if any, from local labor construction for the project; 
• Increased property value of the project site;  
• Increased revenue, if any, to local taxing jurisdiction; 
• Distressed census tracts;  
• Age of structure, designation as historic site;  
• Elimination of slum or blight;  
• Vacancy of sight;  
• LEED/Renewable resources; 
• Alignment with local planning and development efforts;  
• Site has delinquent taxes;  
• Project/developer’s return on investment;  
• Impediments to conventionally finance project. 

 
Affordable Housing Projects 
 

• The information provided in the Cost Benefit Analysis;  
• The impact, if any, from local labor construction for the project;  
• The number of residents at or below median income for community;  
• Market/Feasibility study;  
• Distressed census tract;  
• Alignment with local planning and development efforts;  
• Located in areas that have inadequate affordable housing supply; 
• Urban or town center location;  
• Local official(s) support;  
• Project/developer’s return on investment;  
• Impediments to conventionally financed project. 



Quarry Potsdam, LLC was formed, an affiliate of the Applicant, for the purpose of undertaking a certain project 
(the “Project”) consisting of (A) the acquisition of a leasehold interest in approximately 3.3 acres of land 
located at 41 Elm Street, Village of Potsdam, together with a three story building, containing approximately 
88,572 square feet, known as Clarkson's Old Snell Hall; (B) the renovation, equipping and modernization of 
the Existing Improvements, including, but not limited to, construction of 58 affordable housing units and one 
superintendent unit, fitness room, community room with communal kitchen, library area, indoor bike storage, 
laundry facility, office space, art studios, gallery and exhibition hall, improvements and upgrades to 
mechanical, life/safety and energy systems, accessibility, façade and amenities, and related improvements.   

Old Snell Hall, located on Clarkson's downtown campus, is largely vacant and has been for many years.  The 
building is on the National Register of Historic places.  From the SUNY Potsdam Historical Library website 
(https://www.potsdam.edu/about/college-history/historical-resources): 

When the State decided to establish a Normal School in this area, Potsdam was chosen as the site 
because of the fine record the St. Lawrence Academy had made in teacher training.  The Academy 
buildings were sold to the state.  The first Normal School was built in 1867, and rebuilt in 1917.  
The building was called Snell Hall and it originally housed the Potsdam Normal School, and was 
the Potsdam State Teachers College until 1958, when it was given to Clarkson College. It was 
renamed for U.S. Congressman Bertrand H. Snell 

 

Currently within Old Snell, Clarkson University has a few offices and St Lawrence Arts utilizes limited space, 
while the theater remains shut off due to mold and other environmental concerns, the remainder of the building 
is vacant.  The adaptive reuse of large, vacant downtown buildings is a challenge for communities not only in 
St. Lawrence County, but across Upstate New York.  

In order to make this project possible, a variety of financing mechanisms are being utilized, including company 
equity, bank financing, Low-Income Housing Tax Credits, Historic Tax Credits, Housing Trust Fund, 
Community Investment Fund participation, and New York State financing (see attached “Quarry Funding 
Sources”). 

As part of the project, the Vecino Group will work with Sustainable Comfort, a third-party green building and 
energy efficiency consulting firm with expertise in multifamily housing. The Quarry will follow the 
NYSERDA Multifamily New Construction Program Energy Efficiency Program and the 2015 Enterprise 
Green Communities Green Building Program.  The company has also prepared an action plan (see attached 
“Procurement Action Plan”) for seeking local subcontractors as well as New York State certified minority and 
women-owned business enterprises as well as service-disabled veteran owned businesses. 
 
A Comprehensive Market Study for the project was undertaken by GAR Associates, LLC and is attached to 
the project application.  Additional support for the need of improved affordable housing in the region is found 
in the North Country HOME Consortium (Consortium) 2016-2020 Five Year Action Plan which states “Across 
the Consortium as a whole there continues to be a significant demand for safe and decent affordable housing 
especially for the very low income levels.”  (https://www.danc.org/home-consortium) The Consortium is 

https://www.potsdam.edu/about/college-history/historical-resources
https://www.danc.org/home-consortium
http://omeka.potsdam.edu/exhibits/show/oldcampuses/item/163


comprised of 106 out of 114 Towns and Villages that have entered into cooperative agreements to access and 
provide affordable housing assistance to low and moderate income households in Jefferson, Lewis & St. 
Lawrence Counties.   

According to a June 2019 report issued by the Office of the New York State Comptroller entitled “Housing 
Affordability in New York State,” “Housing is generally considered affordable when it consumes less than 
30 percent of household income.  However, for many New Yorkers housing affordability is elusive, as their 
monthly costs exceed this threshold – often by significant amounts.”  St. Lawrence County, according to the 
report, has 45.4% of rental households with rents about the affordability threshold, compared to 37.8% in the 
rest of New York State and 30.7% nationally. 
 
The report concludes by highlighting the issues presented by a lack of affordable housing on residents and the 
economy in general, “The lack of affordable housing for many New Yorkers, which is driven by economic 
trends, also impacts the State’s economy in turn. Employers may find it difficult to attract and retain well 
qualified workers if those individuals are unable to afford the homes they would like. Housing affordability 
also affects the amount of income that households have available for other nondiscretionary and discretionary 
spending, as well as for investments in savings or businesses.  As significant numbers of households face 
housing costs above the affordability threshold, the consequences may include reduced potential for economic 
growth as well as troubling impacts on New Yorkers’ quality of life.” 
 
The revitalization of Old Snell Hall was highlighted in the Village of Potsdam’s recent Downtown 
Revitalization Initiative Application to New York State.  This successful DRI application, which was selected 
as one of ten $10 million award winners across New York, states, “Also in the mix is Old Snell Hall which 
recently received a $5.6 million allocation of federal Low-Income Housing Tax Credit from the Low-Income 
Housing Trust Fund Corporation to be used for the adaptive re-use of the former academic building as a 
mixed-use residential/commercial project.”   The renovation of the theater in Old Snell Hall is included in 
Potsdam’s DRI nomination proposal. 
 
The Village of Potsdam’s 2012-2022 Comprehensive Plan, the guiding document for Potsdam's land-use 
decision-making and a broad policy document on a number of topics including economic development, 
includes the following statements and recommendations: 
 

The Village can influence economic development in three ways: 
 

• Through its land use regulations. 
• By providing reliable infrastructure with capacity for new residential and commercial 

connections. 
• Through economic development incentives. 

 
Economic Development Recommendations 

 
ED-l  Preserve and enhance the prominent role of the B-1 Central Area Overlay District as the 
civic and commercial center of the community. 
 
d. The Village Board of Trustees should encourage historic preservation efforts, including the 
adoption of historic preservation ordinances to protect landmark properties and pursuing funding 
for preservation and rehabilitation. 
 



e. The Planning and Development Office should encourage retention and expansion of residential 
uses in and adjacent to downtown. 
 
ED-4  The Village should work to diversify the economic base of Potsdam to increase non-retail 
employment opportunities and increase net taxable property value. 

 
c. The Planning and Development Office should continue cooperative efforts with Clarkson 
University to support redevelopment of downtown campus buildings. 

 
Further evidence of alignment of this project is found within the North Country 2019 Progress Report created 
by the North Country Regional Economic Development Council, which specifically highlights downtown 
revitalization and affordable housing projects in the Implementation Agenda section of the Report: 
 

PLACEMAKING AND DOWNTOWN REVITALIZATION 

To better align with the state’s focus on placemaking as an economic driver, in 2019 the North 
Country Regional Council created a work group specifically devoted to placemaking. Considering 
the elements critical to placemaking the group developed the goal of “creating attractive 
communities where people want to live, work, visit and stay.”  Because placemaking is such a 
broad category, the initial task was to define the priority issues in this category in the North County. 
After much input and outreach, the work group identified the initial critical subject areas as 
housing, downtown revitalization, infrastructure, destination development (tourism) and 
broadband and cell service. The Council decided it was important to verify that community leaders 
across the region also identify these as critical issues, so a brief survey was developed.  

The 11-question survey was sent to 73 representative community leaders across the seven-county 
region. Of a total 42 responses, 25, or almost 60 percent were elected officials, the rest were 
appointed, municipal staff or organizational representatives. All counties were represented in the 
respondents and 69 percent of the responses were from communities of 10,000 or less.  

A significant 93 percent of the survey participants identified housing issues in their communities. 
Lack of quality, affordable housing stock (62 percent), and vacated/blight homes (55 percent), were 
the clear two front-runners on the list.  
 

The Report goes on to specifically mentions this project, stating, “NYS Homes and Community Renewal 
provided $5.6 million (including $2 million in North Country REDC funds) to fund the transformation of Old 
Snell Hall in downtown Potsdam into a mixed use complex. The underused Clarkson University building will 
be renovated to include 59 affordable housing units, an incubator for entrepreneurial start-ups and a 
community theater.” 
 

 

 

 

 

 

 



COST/BENEFIT ANALYSIS 

(As required by Section 869-A3 of New York General Municipal Law) 

Project Applicant: Vecino Group New York, LLC/The Quarry Potsdam, LLC 

Estimated COST of Agency Assistance 

1. Sales and Use Tax Exemption   
a. Amount of Project Cost Subject to Tax:  7,817,790 

 Sales and Use Tax Rate 8% 
b. Estimated Exemption:  $ 625,424 

   
2. Mortgage Recording Tax Exemption   

a. Projected Amount of Mortgage:  15,000,000 
Mortgage Recording Tax Rate 0.75% 

b. Estimated Exemption:  $ 112,500 
   
3. Real Property Tax Exemption   
 Property Location Village of 

Potsdam 
a. Investment in Real Property  14,092,085 
b. Pre-project Assessment  5,274,800* 
c. Projected Post-project Assessment  6,867,000* 
d. Equalization Rate (for reference only)  97% 
e. Increase in Assessed Value of Property  1,592,200* 
f. Total Applicable Tax Rates per $1,000  55.82 
g. Estimated Taxes over PILOT Period   (RPTL 581-a) 2,267,253 
h. PILOT Payments over PILOT Period   2,149,967 
i. Net Exemption Amount (g – h) $ 117,286* 

   
4. Interest Exemption [Bond Only]   

a. Total Estimated Interest Expense (Assuming Taxable interest)  
b. Total Estimated Interest Expense (Assuming Tax Exempt Interest)  
c. Interest Exemption  (a – b) $N/A 

   
TOTAL ESTIMATED EXEMPTIONS  $ 855,210 

 
Estimated exemptions are based on comparison of proposed project PILOT payments vs. New York State Real 
Property Tax Law Section 581-a estimated payments for affordable housing projects where at least 20% of the 
units are rented to tenants who are restricted by income limits.  The estimates were based on an analysis of the 
project financing provided by Newmark Knight Frank, a real estate advisory firm based in New York City. In 
the absence of 581-a property tax treatment, estimated annual value of the property tax payments without this 
section of law would be approximately $383,315.  

The PILOT provides a limited financial benefit in comparison to estimated 581-a tax payments.  However, the 
PILOT provides a level of certainty and assists in the securing of long-term financing for the project.  
Additionally, the 581-a process requires an annual application and reporting process.   

The property has a current assessed value of approximately $5.2 million, but as it is owned by Clarkson 
University, the taxing jurisdictions receive no property tax payments based on this assessment.  In the first five 



years of the proposed PILOT, the payments to the local jurisdictions will receive over $250,000, in the first 10 
years the amount will exceed $500,000 and will total over $2.1 million over the life of the PILOT. 

Additionally, the negotiated PILOT includes as a payment escalator clause where in the event that the total 
residential income exceeds certain thresholds, the company shall make increased payments.  
 
Due to the unique nature of the proposed project, the proposed PILOT represents a deviation from the standard 
IDA PILOT as outlined in the St. Lawrence County Industrial Development Agency’s Uniform Tax Exemption 
Policy.  Per that Policy, the IDA has sought, and received the consent of the local affected taxing jurisdictions 
for the proposed PILOT. 
 

COST/BENEFIT ANALYSIS 

(As required by Section 869-A3 of New York General Municipal Law) 

Project Applicant: Vecino Group New York, LLC/The Quarry Potsdam, LLC 

 
Estimated BENEFIT of Agency Assistance 

EMPLOYMENT COMPARISON: 

Do not include construction jobs relating to the Project. 

• Full Time: Permanent employee who works 30 or more hours each week, and does so on a regularly-scheduled basis. 
• Part Time Temporary/Seasonal: Any employee who works fewer than 30 hours each week, and does so on an 

occasional, temporary or as-needed basis. 

  

Jobs 

(A) (B) (C) (D)     (E) (F) (G) 

Current 
Jobs 

Average Annual 
Wage 

Average 
Annual Benefit 

Cost 

Number 
of Jobs 
Created 
Year 1 

Number 
of Jobs 
Created 
Year 2 

Number 
of Jobs 
Created 
Year 3 

Total 
New 
Jobs 

Created 
Full Time           

Management  $         29,000 $   11,000    2    2 
Professional   $                     $                        

Administrative   $                        $                            
Production   $                      $                          

Independent Contractor  $ $     
Other:  $ $     

Total  $  29,000 $ 11,000 2   2 
Part Time        

Management  $                  $                           
Professional   $                     $                        

Administrative   $                        $                            
Production   $                      $                          

Independent Contractor  $ $     
Other:  $ $     

Total  $ $     
 

 

 



ESTIMATED OTHER BENEFITS: 

 
Sales Tax Revenue 

(New Product) 

This project will result in the manufacturing or selling of a new product, and the 
estimated amount of annual sales taxes that will be generated on retail sales of 
the new project is $      . 

 
Sales Tax Revenue 

(Existing Product) 

This project will result in increased production or sales of an existing product, and 
the estimated amount of annual sales tax that will be generated on the retail sales 
of the increased production is $     . 

 Real Property Taxes 
The amount of annual real property taxes that will be payable on the project at 
the end of the PILOT Agreement is $60,000 (utilizing project 581-a calculation) 

 Construction Jobs This project will help generate approximately 50 construction jobs. 

 
Community and 
Regional Benefit 

• Revitalization of significant downtown Potsdam property 

• Creation of low-income housing units in downtown core 

• Community redevelopment of theatre space inside building 

• Consent Resolutions provided by Town, Village, and School 

• Support/inclusion in Potsdam DRI application 

• Aligns with Implementation Agency items highlighted in NCREDC 
2019 Progress Report 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Quarry Funding Sources 

Historic Tax Credits:  The Federal Historic Rehabilitation Tax Credit program is an indirect federal subsidy to 

finance the rehabilitation of historic buildings with a 20% tax credit for qualified expenditures.  In NY State, there 

is a matching tax credit up to $5 million per project.  In the case of The Quarry, this federal and state historic 

credit equity is $7.3 million.   Historic guidelines on renovations must be followed, compliance here is more 

during the construction of project than during operation.  This equity can pay for any portion of the project.  No 

repayment required. 

Low Income Housing Credit:  $9.7 million The Low-Income Housing Credit Program provides a dollar-for-

dollar reduction in federal tax liability to investors partnering with project sponsors in the development of 

qualified low-income housing that meets the statutory requirements of Section 42 of the Internal Revenue Code.  

Some of these requirements include income levels and student status.  Along with State Low Income Housing 

Credits, this is the most compliance driven of the funding methods.   Compliance regulatory agreements must be 

a minimum of 50 years.  This funding also mandates certain design requirements, reserve funding requirements 

and unit adaptability requirements.  This funding must go to residential portion of the project, typically goes to 

units at or below 60% AMI.  No repayment required. 

State Low Income Housing Credit:  $1.1 million   Same regulations and traits as Low-Income Housing Credit 

above.  This funding must go to residential portion of the project, but typically pays for units above 60% AMI.  

No repayment required. 

Housing Trust Fund:  $2.4 million HTF typically comes with a 30-year compliance period, due to LIHC’s 50- 

year compliance, HTC follows this 50-year period as well.  This is funding provided by HCR for rehabilitation of a 

vacant, underutilized or occupied residential property affordable to households that earn up to 90% of AMI and 

that may advance one or more of the State Housing Goals.  These goals include redevelopment of stat-owned 

and municipally owned sites, developments that meet critical needs in their communities such as integrated 

supportive housing, housing opportunity projects, community redevelopment and revitalization, and 

developments specifically supported by the REDC.  This HTF funding goes solely to pay for the residential portion 

of the project.  Minimum repayment at 1% interest only, with full loan payoff by end of compliance period. 

Community Investment Fund:  $2 million This funding supports retail, commercial or community facility 

components of mixed-use affordable housing development in urban and rural communities statewide.  This 

funding must go solely to the non-residential component.  Minimum repayment at 1% interest only, with full 

loan payoff by end of compliance period. 

Upstate Revitalization Initiative:  $2 million In 2015, Governor Cuomo created the URI competition 

to strategically focus on the economic development of Upstate NY, as part of long-term, regionally based plans 

for economic growth through the state’s 10 REDCs.  This funding typically goes to projects that attract other 

investments and enhance communities.  The URI funding must go solely to the non-residential portion of this 

project.  Repayment TBD. 

 

 



 

Procurement Action Plan: 

As a National Construction Company, Vecino Construction LLC understands the challenge of attracting local 

subcontractors to work on our projects. That’s why we have created a culture that promotes the inclusion of as 

many local subcontractors in each project team as possible. Keeping true to our mission statement Housing for 

the greater good, we believe the housing we build is better when it’s built by the people who will live there and 

their neighbors. The Action Plan we have developed below will help ensure we achieve these goals and delivery 

our mission statement through the construction Procurement process.  

 

Before Permit and Bidding Due Date 

a. Targeted Local Public Solicitations. Run solicitations 60 days ahead of bid due date in local forms 
to include print newspapers, local social media platforms and notify local labor unions of 
project.  

b. Post project notification on NYS MWBE outreach directories to ensure equal opportunity 
fairness for all minority, women owned, and service-disabled veteran businesses as well as local 
businesses.  
 

30 days Before Mobilization and Contract Procurement 

a. Hold Local Subcontractor, worker outreach gathering in neighborhood where project will be 
constructed with the goal of raising awareness in local community to get local subcontractor 
support for bidding work packages 

b. Post project on public bid forms such as Dodge, Construction journal, Bid Net, Bid Clerk, and 
Construction Wire. 

c. Re-post project on NYS MWBE outreach directories 
d. Hold Local MWBE outreach event in neighborhood where project will be construction to 

promote the project to local minority, women owned, and service-disabled veteran businesses.  
 

During Construction  

a. Hold Pre bid walkthrough event for interested local subcontractors focusing on available scopes 
of work. 

b. Post signage on property for how local labor can apply to work on the project 
c. Re-post local bid solicitations  
d. Re-post NYS MWBE outreach directory solicitations.  

 

 



  

   

             
            

                
              

            

  

                   
                 

                

             
            

             
                
               

               
           

                 
              
            

           
                

 

             
       

                
  

              
                

    

     

              
                

  

 

 



              
                

  

     

            
             

              
                
               
     

       
      
       

     

              
                   

                 
                  

                 
                   

                
            

               
           

            
                 

               
                 

      

             
     

                  
           

               
               

                
               

                
             

 

 



                  
      

                    
             

      

               
                 

               
                
                 

                  
                

            

              
                 

   

               
                
                

                
                   
                 

       

           
              

                 
 

            
                  

                    
              

               
               
 

   

              
               

              
                  

  

 

 



             
                   

            

            
                   

           
                  

             
                 

            

              
                

               
                   

       

   

 

   



     

               
     

    

 

 

      

  
    

    

    

      
  

 
    

 



     

               
     

 

        
 

  

      
  

 
    

    

    

      
  

 
    

 



  

             
             

              
            

                
    

  

                  
                 

                 

            
                

      

            
              

               
             

           

                 
             

            
           
              
            

   

  
  

           

             
               

    

                 
              

              
                 
          

 



                 
                 

     

            
              

          

            
               

                
                 

                    
              

             
    

            
 

              
  

              
                 

                 
                      

                
            

                
                

           
            

              
        

           
                  

                
                

              

            
                   

                 

 



                
 

             
                   

                   
                    

               
                   

                 
                  
                 

                

             
                    

                    
               

               
           

      

            
              

             
        

             
                  

       

              
                

             

              
       

             
                 

                   
                

                   
                

                  
            

 



              
                

                 
       

         

      

      

      

       

      

               
                   

                       
                

                  
 

               
              

               
    

  

           
              

                 
               

               
                    

            

             
                
                

                   
                     

               
         

  



   

              
               

             
                  

              

            
                   

             

                
                
                  

                
                    

                 
        

           
                 

  

          
              

                
                 

    

          
                 
   

             
               

                

            
                  
 

              
                

               

                
                 

 



                  
  

    

 



     

             
            

 

 

    
 

  
    

    

    

      
  

 
    



     

             
            

 

      
  

 
    

    

    

      
  

   
    
































































