Tompkins County Industrial Development Agency /
Tompkins County Development Corporation

Application for Incentives

Date: May 3, 2021

1. APPLICANT INFORMATION (company receiving benefit)

Name of Company/Applicant: NSF Enfield Site 3, LLC

Owner: Norbut Solar Farm, LLC Applicant LLC to be conveyed to an undetermined new Owner.

Address: 1241 University Avenue

City: Rochester State: NY Zip: 14607

Primary Contact (First, Last): David Norbut

Phone: 585-504-2208 Email: dave@norbutsolarfarms.com  Fax: N/A

If a separate company will hold title to/own the property, please provide the name and contact
information for that entity:

Name of (Holding) Company: Applegate Road, LLC

Owner: David Norbut

Address: 1241 University Avenue

City: Rochester State: NY Zip: 14607
Primary Contact (First, Last): David Norbut

Phone: 585-504-2208 Email: dave@norbutsolarfarms.com  Fax: N/A

Describe the terms and conditions of the lease between the applicant and the owner of the property:
Independent Norbut entity named Applegate Road, LLC has a contract to purchase the Project Location
from JRB Partners, LLC. Project Company is in negotiations to lease land from new land owner Applegate
Road, LLC for a term of 25 years with options to extend for two 5-year terms. The specific acreage to be
subdivided, leased and built upon was approved on 4/7/2021 and new parcel Tax ID for affected 58.59
acres are pending. The only subleases with third-parties would be any required by the agency.

Select the type of incentives being requested (select all that apply):
|:| Tax-Exempt Bonds D Taxable Bonds
X Real Property Tax Exemption
[ ] Standard Tax Exemption (7-year)
<] Other (attach justification) See Appendix A
[ ] cuTAP: O 7-year
L] curap: O10-year (requires determination of financial need - see CIITAP for details)
@ Sales Tax Exemption [] Mortgage Recording Tax Exemption
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Applicant Attorney: Nixon Peabody, LLP

Address: 1300 Clinton Square

City: Rochester State: NY Zip: 14604-1792

Primary Contact (if different from above:): Barry Carrigan, Esq.

Phone: 585-263-1591 Email: bcarrigan@nixonpeabody.com Fax: 877-746-9321

Applicant Accountant: De]oy, Knauf & Blood, LLP

Address: 280 E. Broad Street, Suite 300

City: Rochester State: NY Zip: 14604

Primary Contact (if different from ahove:): Morgan Hopkins, CPA

Phone:  585-491-9852 Email: mhopkins@teamdkb.com Fax: N/A
II. BUSINESS HISTORY
Year company was founded: 2020 NAICS Code: 221114

Type of ownership (i.e. C-Corp, LLC): LLC

Describe in detail company background, products, customers, goods and services:

Rochester, NY-based Norbut Solar Farms owns NSF Enfield Site 3, LLC. Our company develops Community
Distributed Generation (CDG) projects, mainly in the 5-Megawatt (MW) range, across New York State.
These solar arrays power homes, schools, businesses, hospitals and other institutions located in RG&E,
NYSEG and National Grid territory. With over 100 MW in development, construction and operation, we
have the experience to make this a successful investment in your community, as well.

Major Customers:
Customers are those who purchase electricity from NYSEG, like residents, businesses, schools, hospitals,
emergency service headquarters, religious institutions, manufacturers and other local entities.

Major Suppliers:

We source from Tier 1 local, national and global manufacturers and suppliers. Materials estimated at over
$4.,000,000 will be sourced locally and within New York State whenever possible, especially for items
such as wire/conduit, hardware, fencing, access road gravel and screening plantings.

There will also be local fuel purchases and heavy equipment rentals for backhoes, loaders, excavators,
brush-hogs and more for site preparations and access road construction.

Construction Labor contracts for land preparation, perimeter fencing and road construction are estimated
at over $400,000.

Has your business ever received incentives that required job creation? (] Yes No
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Annual sales to customers in Tompkins County: 50%
Estimated sales outside Tompkins County but within New York State: 50%
Percent of annual sales subject to local sales tax: 100%

Value of annual supplies, raw materials and vendor services that are purchased from firms in
Tompkins County:

Construction Phase:  Budget is still under development but could range over $2,000,000.
Source local materials like wire/conduit, fencing, access road gravel, plants.

Operations Phase: 4 part-time, local contractor positions will be created for 25-35 years:
Plowing & Landscaping: $10,000-$35,000;
Security Personnel: $19,000;

Operations & Maintenance: $35,000-$55,000.

Solar array will operate independently with remote monitoring so
minimal materials will be needed after construction.

III. PROJECT DESCRIPTION AND DETAILS

NSF Enfield Site 3, LLC is part of parcels
Project Location (all addresses and tax parcels): 9.-1-27 and 9.-1-11 and is highlighted in
blue on 3/25/2021 Subdivision Site Plan.
Subdivision was approved on 4/7/2021
and new parcel Tax IDs for affected
acreage are pending.

9.-1-28.1 00 Applegate Road S, Ithaca, NY 14850
9.-1-27 00 Applegate Road S, Ithaca, NY 14850
9.-1-11 1805 Mecklenburg Road, Ithaca, NY 14850

Property Size (acres): existing: 252.54 proposed: 58.59
Building Size (square feet): existing: N/A proposed: N/A
Proposed Dates: start:  Qtr 4-2021 end: Qtr4-2022

Date estimates are completely weather- and COVID-dependent

Please provide a narrative of the Project and the purpose of the Project (new build, renovations,
and/or equipment purchases, etc.). Identify specific uses occurring within the Project. Describe
any and all tenants and end users:

Norbut Solar Farms is proposing the construction of three separate 5-Megawatt AC Community
Distributed Generation (CDG) photovoltaic arrays on a portion of 252.54-acre parcel numbers 9.-1-11; 9.-
1-27 and 9.-1-28.1 in the Town of Enfield, Tompkins County.

The newly-constructed 5-Megawatt AC array of the NSF Enfield Site 3, LLC would interconnect to the
existing NYSEG grid. To minimize soil disruption, posts will be pounded into the ground to hold racking
and solar modules. Concrete pads will hold transformers, inverters or any other equipment required for
utility metering and interconnection to the NYSEG grid.

Customers are those who purchase electricity from NYSEG, like residents, businesses, schools, hospitals,
emergency service headquarters, religious institutions, manufacturers and other local entities, They will
be able to purchase "green" solar power shares at a discount without investing thousands of dollars and
maintenance hours into roof- or ground-mounted systems on their own properties.

TCIDA/TCDC Application - (2020) 3



(con’t)

The combined annual savings on electricity and delivery charges on 40% residential and 60%
commercial customers’ bills could amount to $80-100,000 a year or over $2,000,000 over the
lifetime of the project.

Pending all municipal and utility approvals, weather- and COVID restrictions, the Construction Phase
tentatively slated for 2021-2022 would employ 50-70 local workers, including electricians, civil
engineers, access road construction crews and landscapers, with salaries ranging from $40,000-
$60,000.

Beyond a significant amount of Construction Phase spending ($400,000-600,000 on food, lodging, fuel,
entertainment and amenities for the crew alone), there will be material purchases as outlined in the
application, and PILOT tax revenue as shown in Appendix A.

Special District taxes are also exempt from the PILOT so the local fire district will also be positively
affected by the Assessor's new valuation. Depending on the new valuation, this could bring substantial

revenue in over the next 30 years versus the current rate of less than $980 per year paid by these parcels.

This parcel will not host any residents utilizing community resources like water, roads, schools, or
libraries.

Applicant proposal is for 30-Year PILOT with 2% annual escalator beginning at $3,000 per MW,

In addition, Applicant is in negotiations to enter into a 30-Year Town Host Community Benefit
Agreement (Town HCA) with the Town of Enfield with a value of $1,200 per MW. See cover letter

for additional information.

Is there a likelihood that the Project would not be undertaken but for the financial assistance
provided by the Agency? [X Yes [ ]No

If yes, describe the reasons why the Agency’s financial assistance is necessary and the effect the
Project will have on the Applicant’s business or operations. Focus on competitiveness issues,
project shortfalls, etc.:

This project will not be built without a PILOT as the financial models simply do not work. A 30-year
PILOT, like what has been awarded to other recently-approved solar projects, is imperative for long-
term forecasting needs, financing and overall financial viability of the project.

If no, provide a narrative indicating why the Project should be undertaken by the Agency: N/A

If the Applicant is unable to obtain financial assistance for the Project what will be the impact on
the County/City/Town/Village?

Residents, business owners and students in the town of Enfield and Tompkins County as a whole would
be miss out on the ability to learn from and purchase clean, renewable energy harnessed from the sun in
their backyards.
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They would also miss out on the ability to purchase "green" solar power shares at a discount without
investing thousands of dollars and maintenance hours into roof- or ground-mounted systems on their
own properties. The combined annual savings on electricity and delivery charges on 40% residential
and 60% commercial customers’ bills could amount to $80-100,000 a year or over $2,000,000 over
the lifetime of the project.

Describe what green building practices you plan to use:

To minimize soil disruption, posts will be pounded into the ground to hold racking and solar modules.
Concrete pads will hold transformers, inverters or any other equipment required for utility metering
and interconnection to the NYSEG grid. Nearly all packaging is recyclable, as well as 98% of the solar
panels. Locally-sourced gravel will be used for the access road.

Will this project result in a regular increase in overnight visitors to your facility (e.g. for training
programs)?[_] Yes No

[f yes, number of visitors per year: N/A

Average duration of stays (days): N/A
Occupancy

Select Project type for all end users at Project site (select all that apply):

|:| Industrial |:| Service* **

[] Acquisition of existing facility [ 1 Back office

|:| Housing D Mixed use

[ 1 Multi-tenant ] Facility for aging

|:| Commercial |:| Civic facility (not for profit)

|:| Retail®, ** @ Other: Electric Power Generation

* For Purposes of this question, the term “retail sales” means (1) sales by a registered vendor under Article
28 of the Tax Law of New York (the “Tax Law”) primarily engaged in the retail sale of tangible personal
property (as defined in Section 1101(b)(4)(i) of the Tax Law, or (2) sales of a service to customers who
personally visit the project location.

** If Applicant checked “retail” or “service,” complete the Retail Questionnaire contained in Section X.

List the name(s), nature of business of proposed tenant(s), and percentage of total square footage to be
used for each tenant (additional sheets may be attached, if necessary):

Business Nature of Business % of total square footage
1.  NSF Enfield Site 3, LLC Electric Power Generation 100%

2.

3.
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IV. PROJECT COSTS AND FINANCING

Project Costs

Amount ($)

Land and/or Building Acquisition: _acres square feet $
New Building Construction: square feet $
Building Addition(s): square feet $
Infrastructure Work: $ 375,200
Reconstruction/Renovation: square feet $
Manufacturing Equipment: $
Non-Manufacturing Equipment (furniture, fixtures, etc.): $4,368,400
Soft Costs (professional services, etc.): $1,956,400
Other (Specify): $

TOTAL: $6,700,000

Have any of the above costs been paid or incurred as of the date of this application? X Yes [ INo

If yes, describe particulars: Applicant has incurred approximately $406,000.00 for development site
work like surveys, civil engineering, geotechnical studies, environmental reports and more.

A 25% interconnection deposit of $97,991 was paid on 4/12 /2021, with the remaining 75% totaling
$293,974 due to NYSEG on 8/30/2021.

Sources of Funds for Project Costs Note: Project will be privately funded
Bank Financing $TBD
Equity $5,879,042.50
Tax Exempt Bond Issuance (if applicable) $N/A
Taxable Bond Issuance (if applicable) $N/A
Public Sources (Include sum total of all state and federal grants and tax credits)

$TBD
Identify each State and federal grant/credit: $ 820,957.50
NYSERDA MW Block Grant $820,957.50
(To Be Awarded Soon) Estimate:
Total sources of funds for Project costs: $6,700,000.00
Project refinancing of existing debt only (estimated): $N/A
Amount of anticipated financing from a lending institution: $ TBD

Note: The applicant must inform the TCIDA/TCDC at the time of issuance of commitment letter if the
financing will exceed the amount stated here.
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V. VALUE OF INCENTIVES

Property Tax Exemption: (Agency staff will fill out property tax exemption information based on
information submitted by the applicant).

Attachment: Proposed Appendix A For Application Page 7
Applicant NSF Enfield Site 3, LLC
30-Year PILOT Proposal With 2% Annual Escalator at $3,000 Per MWac

Assumptions: $ Value of increase in assessment

Annual increase in assessment/tax rate

New taxes paid: $ Taxes Abated:  $

Year  County School City/Town Village Total County School City/Town Village Total
1 $15,000.00

2

3

4 Appendix A

5

6

7

Totals $608,521.19

If the applicant is requesting incentives that are greater than the Agency’s Standard Tax Exemption
(7 years), please provide a description of the incentive and a justification:

Applicant proposal is for 30-Year PILOT with 2% annual escalator beginning at $3,000 per MW,

In addition, Applicant is in negotiations to enter into a 30-Year Town Host Community Benefit
Agreement (Town HCA) with the Town of Enfield with a value of $1,200 per MW. See cover letter
for additional information.

This allows Applicant and taxing jurisdictions to budget for the long-term and save on resources re-
appraising a depreciated system near the end of a shorter PILOT term. See attached cover letter for
justification. Subdivision plan was approved on 4/7/2021 and new parcel Tax IDs for affected acreage are
pending.

Sales and Use Tax Benefit:

Gross amount of costs for goods and services that are subject to State and local sales
and use tax - said amount to benefit from the Agency’s sales and use tax exemption
benefit: $4,368,400

Estimated State and local sales and use tax benefit (product of sales and use tax
amount as indicated above multiplied by 8%) Tompkins County (4%) = $ 349,472

Note: The estimate provided above will be provided to the New York State Department of Taxation and
Finance and represents the maximum amount of sales and use tax benefit that the Agency may authorize
with respect to the application.
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Mortgage Recording Tax Benefit:

Mortgage Amount (include construction/permanent/bridge $ Not Applying For
financing/refinancing): Mortgage Benefits
Estimated mortgage recording tax exemption benefit $ Not Applying For
(product of mortgage amount as indicated above multiplied by .0025%): Mortgage Benefits
Complete for bond applicants only: (Projected 25 year borrowing term) Not Applicable
Without Bonds With Bonds
First Year Debt Service $ $
Total Debt Service $ §

Percentage of Project costs financed from public sector:

A. Total Project Cost $6,700,000.00
B. Estimated Value of PILOT $ N/ASolar
C. Estimated Value of Sales Tax Incentive $ 349,472.00
D. Estimated Value of Mortgage Tax Incentive $ 0.00
E. Total Other Public Incentives: MW Block Grant ~ $ 820,957.50

(tax credits, grants, ESD incentives, etc.

Calculation of percentage of Project costs financed from public sector: 17.47%
(Total B + C + D + E above / Total Project Cost)

VI. EMPLOYMENT INFORMATION

Note: Annual employment reporting will be required during the course of the abatement.

Describe the benefits you offer to your employees: N/A

Describe the internal training and advancement opportunities you offer to your employees: N/A

Employment Plan N/A
Current (Retained) Permanent .
( FTE* ]ol])s Projected New Permanent FTE* Jobs
Occupation in
Company Avetae Al Number of Total New
Salary Ranges/ 1 Year 1 : Year 3 b
Hourly Wage Employees ear Year 2 ear Jobs
Professional
Clerical
Sales
Services
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Construction

Manufacturing

High Skilled

Medium
Skilled

Basic Skilled

Other
(describe)

Total

o Full Time Equivalent (FTE) employee is equal to 40 hours a week worked. Two or more Part-time
employees whose total weekly hours add up to 40 hours are counted as one FTE.

What percentage of your current positions are occupied by women? N/A %
What percentage of your current positions are occupied by minorities? N/A %

Estimated percentage of new hires who would be unemployed at time of hire: N/A%

Estimate the number of residents of the labor market area in which the Project is located that will fill the
projected new jobs to be created. (The Agency defines the labor market area as Tompkins County and the
contiguous counties; Cayuga, Seneca, Schuyler, Chemung, Tioga, and Cortland Counties) N/A

Are you willing to pay a livable wage, as defined by the Alternatives Federal Credit union (AFCU) of Ithaca,
NY to all employees for the duration of the abatements? [ ]Yes [ |No N/A

If no, estimate the percentage of the current workforce whose wages meet or exceed the livable wage, as
defined by AFCU. %

Please describe your strategy for ensuring diversity in hiring: N/A

VII. CONSTRUCTION LABOR
Note: Applicants will be required to comply with the Agency’s Local Labor Utilization Policy.

Will vou use contractors who:

Have a certified apprenticeship program [Jves % [ INo

Pay a prevailing wage []Yes % [ 1No

Use local labor 24 Yes; 35% or more if available [ INo
Estimate the number of construction jobs 50-70
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Construction Phase: Will not be permanent positions. However, the 50-70 positions,
including electricians, civil engineers, access road construction crews and landscapers, created
during this phase will have annual salaries ranging from $40,000-$60,000.

For the crew alone during construction, we estimate spending at $400,000-600,000 on local food,
lodging, fuel, entertainment and other amenities.

Operations Phase: 4 part-time, local contractor positions will be created for 25-35 years:
Plowing & Landscaping: $10,000-$35,000;
Security Personnel: $19,000;

Operations & Maintenance: $35,000-$55,000.

VIII. ENVIRONMENTAL REVIEW AND PERMITTING

Environmental Assessment Form - [_] Short Form [ Long Form

Submitted to: Code Enforcement Office For Town of Enfield Planning Board

Agency Name: Town of Enfield
Agency Address: 168 Enfield Main Road
City: Ithaca State: NY Zip: 14850

Date of submission: 9/24/2020 Status of submission: In Process

The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency
can vote on proposed financial incentives. It is the applicant’s responsibility to provide a copy of the-SEQRA
determination by another entity.

Permits: Describe other permits required and status of appraval process.

Permit Status
1.  Site Plan Approval In Process
2. Special Use Permit In Process
3. Subdivision In Process

IX. OTHER

Do you have anything else you would like to tell the TCIDA regarding this project?

This project bolsters New York State's Reforming the Energy Vision mandate that 70% of electricity come
from renewable sources by 2030. In addition, it supports the community's Comprehensive Plan goals to
promote renewable energy, reduce fossil fuel consumption, and reduce greenhouse gas emissions.

This land will be allowed to fallow and rest for the next three decades, at which point it can return to
active production to serve present demands. In the interim, some land on this site may still be able to be
farmed or utilized in another way, based on the final solar array design approved by NYSEG.

Lastly, we greatly appreciate your consideration of our application for NSF Enfield Site 3, LLC.
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X. RETAIL QUESTIONNAIRE (Fill out if end users are “retail” or “service” as identified in Section III)

NOT APPLICABLE

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires
additional information if the proposed Project is one where customers personally visit the project site to
undertake either a retail sale transaction or to purchase services.

A, Will any portion of the Project (including that portion of the cost to be financed
from equity or other sources) consist of facilities or property that are or will be [T
primarily used in making sales of goods or services to customers who
personally visit the project site?

|:]No

If yes, please continue. If no, do not complete the remainder of the retail questionnaire and proceed to
the next section of the application.

For Purposes of this question, the term “retail sales” means (1) sales by a registered vendor under Article
28 of the Tax Law of New York (the “Tax Law”) primarily engaged in the retail sale of tangible personal

property (as defined in Section 1101(b)(4)(i) of the Tax Law, or (2) sales of a service to customers who
personally visit the project location.

B.  What percentage of the cost of the Project will be expended on such facilities or
property primarily used in making sales of goods or services to customers who
personally visit the Project? %

If the answer is less than 33.33% do not complete the remainder of the retail determination and
proceed to the next section of the application.

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

1. Will the Project be operated by a not-for-profit corporation? [lYes [INo

2. Isthe Project location or facility likely to attract a significant number of visitors [ ves [INo
from outside Tompkins County?

If yes, please provide a third party market analysis or other documentation supporting your response.
3. Will the Project make available goods or services which are not currently

reasonably accessible to the residents of the municipality within which the []ves [ No
proposed Project would be located?

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

4. Will the Project preserve permanent, private sector jobs or increase the overall [ i
number of permanent, private sector jobs in the State of New York?

If yes, explain:
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XI. INTER-MUNICIPAL MOVE DETERMINATION

The Agency is required by State law to make a determination that, if completion of a Project benefiting from
the Agency financial assistance results in the removal of an industrial or manufacturing plant of the Project
occupant from one area of the State to another area of the State or in the abandonment of one or more
plants or facilities of the project occupant located within the State, Agency financial assistance is required
to prevent the Project occupant from relocating out of the State, or is reasonably necessary to preserve the
Project occupant’s competitive position in its respective industry.

Will the Project result in the removal of an industrial or manufacturing plant of the e No
Project occupant from one area of the state to another area of the State? =
Will the Project result in the abandonment of one or more plants or facilities of the Clves [XNo

Project occupant located within the State?

If yes to either question explain how notwithstanding the aforementioned closing or activity reduction the
Agency's financial assistance is required to prevent the Project from relocating out of the State or is

reasonably necessary to preserve the Project occupant’s competitive position in its respective industry:
N/A

Does the Project involve relocation or consolidation of a Project occupant from another municipality:
Within New York State: [ves [XINo
Within County/City/Town/Village: [ |Yes [X]No

If yes to either question above, please explain: N/A
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