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Corning Master Plan

Appendix B: Financial Impact Analysis

Implementation of the Action Plan projects delineated in the City of Corning Master Plan would
utilize approximately $17.6 million in City funds, $69.6 million in other public and philanthropic
support (including the matching funds, federal, state, and county funds, public financing, and
foundation support), and approximately $48.5 million in private investment. The total capital cost
of projects evaluated in the Master Plan is approximately $136 million. The financing strategy
leverages a City commitment of $17.6 million with $118.1 million in other funds, a 1:6.7 leverage
ratio. In other words, every dollar the City spends on plan implementation will result in $6.70 of
additional investment in the City of Corning.

The attached proformas outline the projected costs, recommended funding options, time
schedule and potential economic impacts of implementing the 90+ specific actions (projects)
recommended in the City’s Master Plan. The Action Plans are classified as either Citywide (C)
or Neighborhood (N) and there is a series of four spreadsheets for each group of action plans.
Spreadsheets C-1 and N-1 delineate the specific action plans, estimated cost, projected
timeframe for implementation, and anticipated sources of funding (City, federal, state, and
private). The Neighborhood Actions Plans (N-1) are organized by the eight neighborhoods
defined through the planning process. The Citywide Action Plans (C-1) are organized by the
nine goals established for the Master Plan. A summary of the overall costs for all of the action
plans is provided at the bottom of N-1.

Spreadsheets C-2 and N-2 provide an analysis of the projected City funding suggested for each
of the proposed action plans and a timeframe for when City funds would be needed.
Spreadsheets C-3 and N-3 provide a cursory analysis of the potential economic impacts of
implementing the action plans. This a fairly conservative analysis that primarily focuses on the
potential increased property tax revenues likely to be derived from major new construction and
redevelopment projects. The anticipated annual revenues from the imposition of a hotel room
tax are also included. However, the potential increase in sales tax revenue that might result
from the commercial/retail activity planned has not been factored into this analysis. Also, the
analysis does not evaluate the benefits of improved infrastructure, streetscapes, neighborhood
parks, increased code enforcement, housing rehabilitation programs and similar initiatives that
would clearly have the positive effect of stabilizing neighborhoods and enhancing property
values. Finally, Spreadsheets C-4 and N-4 provide a side by side comparison of City
expenditures relative to new tax revenues resulting from implementation of each of the action

plans.

The Action Plan schedule divided into three distinct phases: short term for those projects that
can be implemented in the first three years; medium term for projects to be implemented in
years four through seven; and long term for projects expected to be implemented within the
eight to 15 year time frame of the Master Plan. Approximately 48 projects are currently
characterized as short term (years one through three), 36 are medium term (years four through
seven), and six are long term projects that will be implemented in years eight through 15. It
should be noted that there is some overlap between the short, medium and long-term projects.
Phasing categories indicate when a project begins, and some projects that begin in years one
through three will still be active in the medium term and a number of projects that begin in years
four through seven will not yet be complete when the long-term projects begin implementation in
year eight. For example, there will be 50 projects on-going during Phase 2 and 22 projects
during Phase 3.
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Phasing priorities were based on input from project proponents, the local community (including
neighborhood groups) and the City of Corning, as well as on the consulting team’s professional
judgment and past experience. Ultimately, development activity may vary from the proposed
phases as some projects will mature more quickly and others may fade.

Short Term Actions

The short term actions generally include projects considered a priority by most of the community
and generally where implementation of the project is highly feasible. Typically, the majority of
these identified short term projects have undergone some pre-planning and funding sources
have already been identified. Total costs for short term projects are estimated at about $16.1
million, of which $2.8 million is projected to come from City funds. As currently outlined, the City
would need to budget approximately $940,000 annually during the first three years to implement
these short term actions.

Ultimately, full implementation of the Action Plan projects will translate into a significant increase
in annual tax revenues resulting from an expansion of the City’s tax base. However, most of
this expansion will come in Phases 2 and 3 (see spreadsheets C-3 and N-3 and discussion
below). The total new revenue projected from the implementation of short term actions by the
end of Year 3 is $222,000.

Medium Term Actions

Medium term actions are proposed for years four through seven. Total costs for medium term
projects are estimated at about $49.0 million, of which $4.6 million is projected to come from
City funds. As currently outlined, the City would need to budget approximately $1.2 million
annually for the four years of Phase 2 to implement the medium term actions.

However, during this phase the City would begin to see an expansion of its tax base as some of
the major development projects are implemented. Without any increase in the City’s tax
rate, annual tax revenues should increase on average by about $256,700 per year during years
four through seven due to tax base expansion. These additional revenues would offset
approximately 20% of the projected City costs for medium term actions. Total tax base
expansion in terms of tax revenues generated by the end of Year 7 is estimated at $1.2 million.

Long Term Actions

Long term actions are proposed for years eight through 15. Total costs for long term projects
are estimated at about $70.6 million, of which $10.1 million is projected to come from City funds.
As currently outlined, the City would need to budget an average of $1.3 million annually for the
eight years of Phase 3 to implement the long term actions. During this phase the City would
realize the full expansion of the City’s tax base as projected with the completion of all action
plan projects. Without any increase in the City’s tax rate, annual tax revenues should
increase by an average of $550,000 per year during Years 8-15 based on tax base expansion.
These additional revenues would offset approximately 42% of the projected City costs for long
term actions. Total tax base expansion in terms of tax revenues generated by the end of Year
15 is estimated at $5.6 million.

Summary of Financial Impacts

It is our firm belief that many of the projects evaluated herein can be designed, constructed, and
launched into operation within the 15-year window, effectively implementing the Master Plan,
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thereby enhancing the City of Corning with exciting, culturally rich, and economically sustainable
development. The economic benefits resulting from plan implementation are diverse, and
comprise a new and significant source of support for downtown businesses, job opportunities,
neighborhood revitalization and municipal tax revenues. Plan implementation will also have
broad economic impacts on the region as well.

The financial impact analysis of the City of Corning Master Plan relied on two key
measurements of economic impact - capital investment and property tax revenues. The
analysis evaluates the cumulative impacts of these factors as the various development
proposals are implemented over a 15-year build-out period that encompasses the short,
medium and long term projects described above.

City of Corning Action Plan
Net Impact of Plan at Year 15
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2 5,000,000 —
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-20,000,000

m City Cost m Total OYear 15
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Total expenditures at the conclusion of plan implementation is projected to be approximately
$136 million in investment, producing over $5.6 million in tax revenues over the 15-year
implementation period. Specific impacts projected to be achieved are estimated as follows:

¢ Neighborhood Actions — Estimated capital investment from all sources of $97.4 million,
with resulting property tax revenues of $4.5 million

o City-wide Actions — Estimated capital investment from all sources of $17.6 million, with
resulting property tax revenues of $1.2 million

¢ Infrastructure Projects — Estimated capital investment from all sources of $21 million
needed to make private investment in neighborhood and City-wide efforts attractive

The fiscal impact estimates stated above are fairly conservative in that only the impact of

property tax revenues is considered. In all likelihood, the figures significantly underestimate the
true financial impacts of Master Plan implementation. The potential increase in sales tax
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revenue that might result from the planned commercial/retail activity has not been factored into
this analysis. The impact analysis also does not evaluate the benefits of improved
infrastructure, streetscapes, neighborhood parks, increased code enforcement, housing
rehabilitation programs and similar initiatives that would clearly have the positive effect of
stabilizing neighborhoods and enhancing property values. Nor does the analysis assess the
positive benefits of the numerous jobs and increased consumer spending that would clearly
result from the projects described in the Corning Master Plan.

Capital investment in infrastructure projects ($21 million) accounts for 15.5% of the total
investment in Master Plan actions. Two-thirds of this investment is projected to come from the
City of Corning, amounting to three-quarters of the total projected City investment in the Master
Plan. Infrastructure projects such as paving streets, upgrading parks and maintaining public
water and sewer systems are traditional municipal responsibilities and many of these
infrastructure projects were underway before the planning process began and would need to be
made whether or not the City had a Master Plan in place. While investments in public
infrastructure do not directly translate into increased City revenues, their implementation is
absolutely critical to the success of the Master Plan and the long term financial stability of the
City. Not maintaining and enhancing the public infrastructure would create a significant
disincentive to attracting the private capital and investment needed to fully implement the
Master Plan projects.

Summarizing the fiscal benefits of Plan implementation to the City - for an investment of $17.6
million, the City will stimulate $118.1 million in additional investments resulting in projected
property tax revenues of $5.6 million or about 1/3 of the City’s investment. In addition, revenues
would continue at $548,821 annually thereafter.

City of Corning Action Plan
Net Impact of Plan at Year 15
without Infrastructure Projects
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The benefits to the City of Master Plan implementation are even more obvious when the
significant infrastructure costs are removed, the rationale being that the City would need to
make these investments anyway. Under this scenario, for an investment of $ 4.4 million in City
funds ($17.6 million in total investments less $14.0 million in infrastructure investments), the
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. $5.6 million in increased property tax revenues over the 15 year implementation period would
actually generate a “net profit” to the City of $2,143,116.

Reading the Spreadsheets

The Action Plans are classified as either Citywide (C) or Neighborhood (N) and there is a series
of four spreadsheets for each group of action plans. Spreadsheets C-1 and N-1 delineate the
specific action plans, estimated cost, projected timeframe for implementation, and anticipated
sources of funding (City, federal, state and private). The Neighborhood Actions Plans (N-1) are
organized by the eight neighborhoods defined through the planning process. The Citywide
Action Plans (C-1) are organized by the nine goals established for the Comprehensive Plan.

To understand the interrelationship of the four spreadsheets, consider as an example, the set of
Action Plan projects recommended for Neighborhood 5 - Intown South. This neighborhood
encompasses the Market Street commercial district, the City’s only industrial area and potential
redevelopment sites along Denison Parkway. The Master Plan proposes eight action plans for
the neighborhood, most of the projects being medium to long term. Total project costs are
estimated at $53 million.

N-1

Neighborhood Action Plans Annual $ Year1-3 Year4-7 Year8-15
Neighborhood 5 - Intown South
Develop Denison Big-box retail(Pine/Walnut) $6,300,000 $1,300,000| $5,000,000
Develop Parking facility for Corning Hospital expansion $5,650,000 $5,650,000
Redevelop upper floors of Market St for Res/Comm use $500,000 $1,500,000{ $1,500,000
Improve Rear Facades of Market Street buildings $250,000 $250,000
Redevelop NWK/Falibrook/East Market sites $3,162,500 $12,650,000[$25,300,000
Market St zoning - first floor retail Staff time Staff time
Long range redevelopment strategy for Denison Pkwy. $30,000 $30,000
Create Medical Zone around Corning Hospital $5,000 $5,000
Neighborhood Totals $8,705,000|$19,180,000|$25,300,000

Spreadsheets C-1 and N-1 delineate the specific action items for each City goal or each
neighborhood, the estimated cost for each action, the phasing of expenditures for short, medium
or long term for implementation, and anticipated sources of funding (City, federal, state or
private). A segment of N-1 for Neighborhood 5 is depicted above. The column marked “Annual
$” generally refers to the total action plan costs. If there is an “A” marked in the column to the
right, the cost figure is the annual cost of implementation for whatever period(s) are designated
otherwise it is the total project cost.

The catalyst project for Neighborhood 5 is the development of a “big box” retail store on
Denison Parkway. Total project costs are estimated at $6.3 million and the project is
considered Medium-Long term. Medium term (Year 4-7) costs are estimated at $1.3 million for
site assembly and clearance, recruitment of appropriate retailer, and related costs. The primary
construction and development ($5 million) would occur during Years eight through fifteen. A
detailed description of this project and all of the other action plans is provided in the narrative
text of the City of Corning Master Plan.

N-1 like C-1 also provides a projected source of funding (not shown in spreadsheet segment
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expected to come from federal, state and private sources as delineated on spreadsheet N-1. A
relatively small amount of project funding ($100,000) is expected to come from the City.

Spreadsheet N-2 provides an analysis of the projected City funding suggested for each of the
proposed neighborhood action plans and a timeframe for when City funds would be needed.
Spreadsheet C-2 provides a similar analysis for each of the City-wide actions.

Analysis of City Funding of Action Plans  Total Cost % City Year 1-3 Year4-7 Year 8-15

Neighborhood 5 - intown South

Develop Denison Big-box retail(Pine/Walnut) $6,300,000] 1.6% $0| $20,635 $79,365
Develop Parking facility for Corning Hospital expansion $5,650,000] 0.0% $0 $0 $0
Redevelop upper floors of Market St for Res/Comm use | $3,000,000] 0.0% $0 $0 $0
Improve Rear Facades of Market Street buildings $250,000| 0.0% $0 $0 $0
Redevelop NWK/Fallbrook/East Market sites $37,950,000] 0.7% $0| $83,333] $166,667

Market St zoning - first floor retail $0| 100.0%] Staff time $0 $0
Long range redevelopment strategy for Denison Parkway $30,000] 50.0% $0} $15,000 $0
Create Medical Zone around Corning Hospital $5,000| 100.0%| $5,000 $0 $0

Neighborhood Totals|$53,185,000] 0.7%| $5,000| $118.968| $246,032

As noted above, City funds in this project is relatively small -$100,000 or about 1.6% of the
project total of $6.3 million. City funding of $20,635 is projected for Years four through seven
and City funding of $79,365 is projected for Years eight through fifteen.

Spreadsheet N-3 provides a cursory analysis of the potential economic impacts of implementing
the neighborhood action plans. C-3 provides a similar function for the citywide projects. This a
fairly conservative analysis that focuses primarily on the potential increased property tax
revenues likely to be derived from major new construction and redevelopment projects. The
anticipated annual revenues from the imposition of a hotel room tax are also included.
However, the potential increase in sales tax revenue that might result from the commercial/retail
activity planned has not been factored into this analysis. The analysis also does not evaluate
the benefits of improved infrastructure, streetscapes, neighborhood parks, increased code
enforcement, housing rehabilitation programs and similar initiatives that would clearly have the
positive effect of stabilizing neighborhoods and enhancing property values.
N-3

Annual Tax Projections for Period:
Analysis of Economic Impacts of Action Plans  Total Cost Assessment Year 1-3 Year 4-7 Year 8-15

Neighborhood 5 - Intown South

RIVERESTREET
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Develop Denison Big-box retail(Pine/Walnut) $6,300,000f $4,725,000 $0] $7,800| $37,800
Develop Parking facility for Corning Hospital expansion $5,650,000 ,
Redevelop upper floors of Market St for Res/Comm use $3,000,000] $2,250,000] $9,000] $18,000] $18,000
Improve Rear Facades of Market Street buildings $250,000
Redevelop NWK/Fallbrook/East Market sites $37,950,000{ $28,462,500 $0] $75,900]| $227,700
Market St zoning - first floor retail $0
Long range redevelopment strategy for Denison Pkwy. $30,000
Create Medical Zone around Corning Hospital $5,000

: $53,185,000 | $35,437,500| $9,000] $101,700| $283,500

135



Corning Master Plan

For each action that is expected to generate future property taxes, a future assessed value at
project completion is estimated at 75% of the total project cost. For the catalyst project, the
assessed value is projected to be $4,725,000, or 75% of the $6.3 million project cost. The 75%
figure was selected to keep the economic impact projections fairly conservative. Annual tax
projections for each of the action plans were based on the projected assessed value and a
constant City tax rate of $8.00 per $1,000 assessed value. When the catalyst project is fully
built, it is projected to generate annual tax revenues of $37,800 ($4,725,000 x $8.00 / 1,000).
For multi-year projects, annual taxes are projected on a prorated basis based on the percentage
of project completion.

Spreadsheet N-4 provides a side by side comparison of City costs to projected tax revenues
resulting from implementation of each of the neighborhood action plans. A similar analysis is
provided for the City-wide actions by spreadsheet C-4. The analyses compare the cumulative
impact of the various action plans at the end of Year 3, Year 7 and Year 15 of Plan

implementation.

N-4
Cumulative Impact at Year 3

Total Year 3

Comparison of City Costs to Tax Revenues Total Action Cost City Cost Revenues Impact
Nrei_ghborhood 5 - Intown South

Develop Denison Big-box retail(Pine/Walnut) $6,300,000 $0 $0 $0
Develop Parking facility for Corning Hospital expansion $5,650,000 $0 $0 $0
Redevelop upper floors of Market St for Res/Comm use $3,000,000 $0| $27,000f $27,000
Improve Rear Facades of Market Street buildings $250,000 $0 $0 $0
Redevelop NWK/Fallbrook/East Market sites $37,950,000 $0 $0 $0
Market St zoning - first floor retail $0 Staff time $0 $0
Long range recTe-velopment strategy for Denison Parkway $30,000 $0 $0 $0
Create Medical Zone around Corning Hospital $5,000 $5,000 $0] -$5,000

Neighborhood Totals| $53,185,000 $5,000] $27,000] $22,000

The segment of N-4 above shows the cumulative impact of Neighborhood 5 projects at Year 3.
Total revenue projected is $27,000. This estimate is derived by multiplying the annual tax
revenue calculated in N-3 ($9,000) by three (the years in this period of the analysis). The net
impact of this project at the end of Year 3 is simply total revenues less the City cost, which in
this case is $2,2,000 ($27,000 - $5,000).

Many of the action plans will not directly generate property tax revenues. In these cases, the
outlay of City funds will result in a “negative” economic impact. This is somewhat misleading
however. Creating a medical zone around Corning Hospital (Action plan 8 in Neighborhood 5)
involves a modest City investment of $5,000. but does not directly resuit in increased property
taxes. On paper, the economic impact to the City is -$5,000. However, the Medical Zone has
the potential of creating significant long term benefits to the City such as neighborhood
stabilization, enhancing community health services, etc. Such improvements to the physical
and social environment are also likely to increase property values in the neighborhood as well.

Moving forward, the segment of N-4 below shows the cumulative impact of Neighborhood 5

projects when fully implemented at Year 15. For the catalyst project, the City cost (investment)
in this project at the end of Year 15 is estimated at $100,000. Total cumulative revenue
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projected is $333,600. The net resulting economic impact of this project at the end of Year 15 is
$233,600 ($333,600 - $100,000).

Cumulative Impact at Year 15
Total Year 15

Comparison of City Costs to Tax Revenues Total Action Cost City Cost Revenues Impact
Neighborhood 5 - Intown South

Develop Denison Big-box retail(Pine/Walnut) $6,300,000] $100,000 $333,600] $233,600
Develop Parking facility for Corning Hospital expansion $5,650,000 $0 $0 $0
Redevelop upper floors of Market St for Res/Comm use $3,000,000 $0 $243,000f $243,000
Improve Rear Facades of Market Street buildings $250,000 $0 $0 $0
Redevelop NWK/Fallbrook/East Market sites $37,950,000] $250,000] $2,125,200] $1,875,200
Market St zoning - first floor retail $0 $0 $0 $0
Long range redevelopment strategy for Denison Parkway $30,000] $15,000 $0{ -$15,000
Create Medical Zone around Corning Hospital $5,000 $5,000 $0 -$5,000

Neighborhood Totals| $53,185,000] $370,000| $2,701,800| $2,331,800
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