






























APPENDIX A - ATTACHMENT TO APPLICATION FOR FINANCIAL ASSISTANCE 

Local General Contractor, Subcontractor, Trades and Labor Policy 

It is the goal of the The Agency/lDA to maximize the use of local labor for each project that receives benefits from the 
Agency/lDA. This policy applies to general contractors, subcontractors, trade professionals, and their employees. The 
Agency/lDA's Local Labor Area consists of the following New York State counties: Broome, Chemung, Chenango, 
Cortland, Delaware, Otsego, Schuyler, Steuben, Tioga and Tompkins. 

Every applicant is obligated to provide written proof and data (see attached .. . forms} to the Agency/I DA as to 
the physical location of all the contractors who will work on the project. 

The Agency/lDA will review the data provided and determine, on a case-by-case basis and in a fully transparent 
manner, whether the Applicant has substantially conformed to the policy. 

An Applicant will not be deficient if the proposed project requires specifically skilled labor that is unavailable in the Local 
Labor Area. 

An Applicant will not be defic ient if the proposed project utilizes parts and supplies assembled elsewhere because no 
such assembly is available in the Local Labor Area. 

An Applicant will be held non-compliant with the Labor Policy if it imports labor from outside the Local Labor Area when 
equal labor that is ready, willing, cost competitive, etc. resides in the Local Labor Area. 

The Agency/lDA may determine on a case-by-case basis to waive any portion of this policy for a project or a 
portion of a project where consideration of warranty issues, necessity of specialized skills, significant cost 
differentials between local and non-local services, documented lack of workers meeting the Local Labor 
Requirement or if other compelling circumstances exist. 

In consideration of the extension of financial assistance by the Agency/lDA. ____________ 

(the Applicant) understands the Local Labor Policy and agrees to submit either or both a Local Labor Utilization Report 
or a Non Local Labor Utilization Report at the time that construction begins on the project to the Agency and as part 
of a request to extend the valid date of the Agency/lDA's tax-exempt certificate for the s1uesJone w;0d farm Project 
(the project). 

The Applicant understands an Agency/lDA tax-exempt certificate is valid for 90 days effective the date of 
the project inducement and extended for 90 day periods thereafter upon request by the Applicant. 

The Applicant further understands any request for a waiver to this policy must be submitted in writing 
and approved by the Agency/lDA before a tax-exempt certificate is issued or extended. 

The Applicant further understands that if the required forms are not submitted to the Agency/lDA, the Agency/ 
IDA shall have the authority to immediately terminate any and all Financial Assistance being provided to the Project. 

I agree to the conditions of this agreement and certify all information provided regarding the construction and 
employment activities for the Project as of oecember9 2020 (date). 

FIVE South College Drive, Suite 201, Binghamton, NY 13905 607.584.9000 THEAGENCY-NY.COM 16 -19 
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Exhibit A 

Project Data 

 

1. Project Description 

 

The project covered by this Application (the “Project”) will consist of: (a)(1) the acquisition of 

an interest in the Company’s fee, leasehold, and easement interests in certain parcels of land 

located in the Towns of Sanford and Windsor, Broome County, New York (collectively, the 

“Land”), (2) the acquisition, construction, installation and equipping on or under the Land of: (i) 

a buried and overhead collection and transmission line system to carry electricity to the point of 

interconnection, (ii) one or more electrical substations and related switching, (iii) operations, 

maintenance and storage buildings, (iv) one or more meteorological and communication towers 

and devices, and (v) a system of gravel access roads, security fencing and gates, parking, 

landscaping and related improvements to the Land (collectively, the “Improvements”), and (3) 

the acquisition, installation and equipping therein and thereon of certain equipment, including 

wind turbine generators with a total combined rated capacity of up to 1241 megawatts (“MW”), 

transformers, potential battery storage and related facilities, and furniture, fixtures, machinery 

and equipment (collectively,  the “Equipment”), all of the foregoing for use by the Company as a 

wind-powered electric generating facility (collectively, the “Project Facility”), and (b) the 

granting of certain “financial assistance” (within the meaning of Section 854(14) of the General 

Municipal Law) with respect to the foregoing, including exemptions from mortgage recording 

taxes, sales and use taxes, and real property taxes for the Project Facility (but not including 

special assessments and ad valorem levies) (collectively, the “Financial Assistance”). 

 

 

2. Photo of the Site 

 

Attached is an April 2019 copy of the facility layout of the Project Facility submitted in 

connection with the application (“Article 10 Application”) of Bluestone Wind, LLC (the 

“Company”) for a Certificate of Environmental Compatibility and Public Need (“Certificate”) to 

the New York State Board on Electric Generation Siting and the Environment (the “Siting 

Board”) pursuant to Article 10 of the New York Public Service Law (“Article 10”) under Case 

No. 16-F-0559.  The Siting Board granted a Certificate of Environmental Compatibility and 

Public Need with respect to the Project (the “Article 10 Certificate”) on December 16, 2019. 

 

 

3. Preliminary plans or sketches. 

 

See response to #2 above.  The Article 10 Application contains information regarding the Project 

Facility and is available for inspection on the Project’s website 

(https://www.northlandpower.com/What-We-Do/Development-Projects/Wind/Bluestone-

Wind.aspx) as well as on the New York Department of Public Service’s Document and Matter 

Management System (http://documents.dps.ny.gov).  

 
1 Project’s Interconnection Request with NYISO limits capacity to 124.2 MW. 

http://documents.dps.ny.gov/
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5. Present legal owner of site. 

 

See Exhibit B.  The Project area is owned by many landowners (“Underlying Landowners”) with 

whom the Company has or is pursuing fee simple, lease, and/or easement agreements.  The 

Company’s interests in the Land may change due to the Article 10 Certificate or other siting 

considerations.  A list of leasehold and easement interests and any fee simple interests owned by 

the Company will be provided to the Broome County IDA (the “Agency”) prior to closing of the 

straight-lease transaction with respect to the Project. 

 

 

6. Purchase option(s). 

 

See response to #5 above regarding potential future acquisition of real property interests for the 

Project. 

 

 

8. Responsibility for payment of property taxes. 

 

The Underlying Landowners will remain obligated to pay property taxes owed with respect to 

their land and improvements.  The Company will be responsible for any property taxes and 

PILOT payments owed with respect to the Project Facility. 

 

 

10. Variances and Special Permits. 

 

No local variances or special permits are required pursuant to Public Service Law (“PSL”) 

Section 172. 

 

 

17. Project Approval and Funding. 

 

• Board on Electric Generation Siting and the Environment (the Siting Board) 

• New York State Energy Research and Development Authority (NYSERDA) 

• Town of Sanford 

• Town of Windsor 

• Broome County  

• U.S. Army Corps of Engineers (USACOE) 

• Federal Aviation Administration (FAA) 

• State Historic Preservation Office (SHPO) 

• U.S. Fish and Wildlife Service (USFWS) 

• Public Service Commission 
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18. Involvement of Federal, State and Local Agencies. 

 

Federal 

The USACOE is charged with reviewing the Joint Application for Permit under Section 404 of 

the Clean Water Act, and issuing a permit under the Nationwide program if approved.  The 

Project submitted a Joint Application to the USACOE and the Siting Board in March 2020 and 

has subsequently received detailed comments on the design of the facility. The Applicant expects 

to receive its permit from the USACOE by the end of 2020.  The FAA must issue a 

Determination of No Hazard (DNH) for each turbine site prior to the start of construction. The 

FAA issued DNHs for the Project’s turbine locations in July 2019.  Finally, the Project will 

apply for an Incidental Take Permit from the US Fish & Wildlife Service.  

 

State 

As noted above, the Siting Board granted the Article 10 Certificate on December 16, 2019.  

NYSERDA awarded a “Renewable Energy Credit” (REC) sale contract to the Project as part of 

NYSERDA’s 2017 Renewable Energy Standard Request for Proposals process.  Coordination 

throughout the State permitting process with SHPO is also necessary to assess impacts on 

archaeological, cultural and historic resources and to propose mitigation for impact to these 

resources.  Public Service Commission review is required under PSL Section 68 for the approval 

of the entity that will construct and operate the Project. 

 

Local 

The Company will work with the Town of Sanford and the Town of Windsor for review and 

compliance with the New York State electrical, building and fire codes. The Towns have signed 

a road use agreement and a host community agreement with the Applicant.   Broome County also 

signed the host community agreement and road use agreement for the Project. 

 

 

19. Project Site Work and Construction. 

 

Physical work completed at the Project Site to date relates to installation of temporary 

meteorological towers to measure wind resource.  In additional, geotechnical work has been 

completed to further understand site geography and inform design work.  Design and 

environmental analysis to determine impact and disturbance was completed as part of the Article 

10 Application and as part of the post-Certificate Compliance Filings.  Engineering design 

updates are underway to further define required site clearance, preparation, and all construction 

work related to the Project Facility. 

 

 

20. Expenditure in past 3 years. 

 

In the past three years, the Company has expended millions of dollars on land rights acquisition, 

permitting, project development, and purchase of project equipment. Expenditure to date is in 

addition to the anticipated project cost of $213 million. 
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April 2019 Layout of Project Facility 
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Exhibit B 

List of Real Property Interests 

 

 

[NOTE: The real property interests for the Project are being assembled as the Project progresses 

through development and permitting.  A list of the real property interests will be provided to the 

Agency prior to closing of the straight-lease transaction with respect to the Project.] 
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Exhibit C 

Analysis of Financial Assistance 

 

 

Current Property Taxes 

 

The land and improvements owned by the Underlying Landowners will remain subject to 

property taxation during the term of the straight-lease transaction with the Agency.  The 

Agency’s real property tax exemption associated with the Project will extend to the Project 

Facility only. 

 

 

Mortgage Recording Tax Exemption 

 

The Project may be financed with debt that may be secured by a mortgage.  Based on an 

estimated total Project cost of approximately $213 million and a mortgage recording tax rate of 

1.0%, the estimated mortgage recording tax exemption would be up to $1.92 million, since any 

debt financing would likely require an equity contribution of at least ten percent (10%) of the 

total Project cost. 

 

 

Sales Tax Exemption 

 

Based on an estimated total Project cost of approximately $213.1 million and a sales tax rate of 

8.0%, the total potential sales tax exemption would be up to $17 million.  However, a significant 

portion of Project expenditures would also qualify for the production exemption from sales tax 

under New York Tax Law Sections 1115(a)(12) and 1105-B, the capital improvement exclusion 

under Tax Law Section 1101(b)(9), or not be subject to sales and use tax. Accordingly, for cost-

benefit calculation purposes, the “benefit” of the Agency’s sales tax exemption to the Company 

(and the corresponding “cost” of the sales tax exemption for the Agency), is up to $8.8 million 

(based on 8.0% of $110 million). 

 

 

Real Property Tax Exemption 

 

The Company executed a Host Community Agreement (“HCA”) with the involved tax 

jurisdictions, in March 2020, which calls for an annual PILOT payment of $1,900 per MW of 

installed capacity for the Project, a PILOT agreement term of 30 payment years (the “Term”), 

which is the useful life of the Project and generally consistent with the term of the Company’s 

leases with underlying landowners, and annual PILOT payment escalation of two percent (2%).  

Based on an anticipated installed capacity of 121.8 MW, the annual PILOT payment would be 

$231,420.  On November 12, 2020, Applicant sent a letter, included as Exhibit H, detailing a 

revised proposal for a 20-year PILOT. A schedule of anticipated PILOT payments under the 

revised proposal is attached hereto.  
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A significant majority of the cost of the Project relates to equipment that constitutes movable 

machinery and equipment and should not be subject to real property taxation under New York 

law.  Excluding those elements of the Project from the total Project cost and taking into account 

economic obsolescence, without Agency involvement the Company would anticipate a general 

ad valorem property tax burden of no more than $1.01 million per year.2   

 

Based on the proposed annual PILOT payment and the agreed annual HCA payment3 combined 

total of $1,157,100 per year, the Project will result in total initial new revenue to the involved tax 

jurisdictions that exceeds the otherwise anticipated property tax burden per year.   

 

 

Implications of Cost-Benefit Analysis 

 

 In the context of a Project that would be eligible for a PILOT Agreement under the RPTL 

Section 487 exemption, but where the Project has offered to create a significant revenue 

opportunity for the involved tax jurisdictions through PILOT and HCA payments, it is difficult 

to evaluate the relative “benefits” to the Company and “costs” for the Agency of the requested 

Financial Assistance.  Such payments would significantly exceed potential sales tax and 

mortgage recording tax exemptions on the Project and, as stated previously, would significantly 

exceed the potential exemption from the otherwise anticipated property tax burden on the Project 

(if the RPTL 487 exemption and anticipated physical depreciation are taken into account).   

 

However, the Financial Assistance would support construction of the Project because it would: 

(a) involve a longer PILOT term than is available for wind projects under RPTL Section 487, (b) 

secure necessary operating cost certainty for the Project over its useful life, and (c) create 

budgeting and revenue certainty for the host tax jurisdictions. 

 

 

Non-financial Public Benefits of Project 

 

 The Project has and will create a long-term revenue stream for Underlying Landowners 

in the form of lease and easement agreement payments, while having minimal impact on pre-

existing agricultural and forestry uses of involved land.  Several public roads will be enhanced in 

the Project area per Road Use Agreements with the Town of Sanford, the Town of Windsor, and 

Broome County).  While the host communities will benefit from significant new, stable and 

increasing HCA, PILOT, and fire district tax revenue from the Project, it will generate very little 

demand on municipal, school district, and fire district resources.  In addition to construction and 

 
2 The anticipated property tax burden estimate is based on the assumptions that (a) Federal and State assistance 

would effectively fund 40% of the Project’s construction cost, resulting in a tangible asset value of $127.8 million, 

and (b) at least 70% of that tangible asset value is attributable to non-taxable movable machinery and equipment, the 

“taxable value” of the Project is arguably $38.36 miilion.  Potential tax based on a $38.36 million taxable value and 

the current combined effective full value tax rates for each anticipated turbine location would start at $1.01 million 

and should decrease over the Term due to physical depreciation. 
3 The HCA payment is $7,600 per MW of installed capacity for the Project.  Based on an anticipated installed 

capacity of 121.8 MW, the annual HCA payment will be $925,680.  
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permanent jobs created by the Project, a sizeable portion of construction costs will be expended 

on local goods and services.  Lastly, clean, renewable energy generated by the Project is 

expected to off-set approximately 72,829 short tons of carbon dioxide (CO2) emissions annually 

from conventional power plants on an annual basis.4 

  

 
4 See Exhibit 9 to the Article 10 Application. 
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Illustrative PILOT Payment Schedule5 

 
PILOT 

Payment 

Year 

Payment 

Rate 

($ / MW) 

Assumed 

Installed 

Capacity 

(MW) 

PILOT 

Payment 

 ($) 

1  1,900   121.8   231,420  

2  1,938   121.8   236,048  

3  1,977   121.8   240,769  

4  2,016   121.8   245,585  

5  2,057   121.8   250,496  

6  2,098   121.8   255,506  

7  2,140   121.8   260,617  

8  2,183   121.8   265,829  

9  2,226   121.8   271,145  

10  2,271   121.8   276,568  

11  2,316   121.8   282,100  

12  2,362   121.8   287,742  

13  2,410   121.8   293,497  

14  2,458   121.8   299,366  

15  2,507   121.8   305,354  

16  2,557   121.8   311,461  

17  2,608   121.8   317,690  

18  2,660   121.8   324,044  

19  2,714   121.8   330,525  

20  2,768   121.8   337,135  

 

  

 
5 This schedule is for purposes of illustration only and does not create a Company payment obligation.  PILOT 

payments would commence when real property taxes would otherwise be owed with respect to the Project following 

commencement of commercial operation. 
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Exhibit D 

Miscellaneous 

 

Other Professionals 

 

Environmental Design & Research,  

Landscape Architecture, Engineering & Environmental Services, D.P.C. 

41 State Street, Suite 401 

Albany, NY 12207 

 

Fisher Associates 

Survey 

180 Charlotte Street 

Rochester, NY 14607 

 

Westwood 

Civil Design and Engineering Services 

2740 North Dallas Parkway, #280 

Plano, TX 75093 

 

 

Anticipated Employment 

 

At the time of its submission to the Siting Board of the Article 10 Application, the Company 

estimated that construction of the Project would create up to one hundred fifty (150) construction 

jobs at the peak of the construction period, and that operation and maintenance of the Project 

Facility would create up to seven (7) permanent jobs. The Applicant anticipates the Facility 

creating at least four (4) permanent jobs in the three years following commencement of 

commercial operations, as described below  More information regarding anticipated direct job 

creation and jobs and economic activity induced by the Project is set forth in Exhibit E of this 

Application and in Exhibit 27 to and the accompanying Socioeconomic Benefit Report submitted 

with the Article 10 Application. 
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Exhibit E 

Projected Job Creation and Salary Information 

 

Projected Construction Employment Benefits  

 

As part of its bid to NYSERDA, the Company estimated the Incremental Economic Benefits that 

would be created during construction of the Project Facility and through the first three years of 

its operation.  

 

The Company does not currently employ construction workers.  However, based on the 

NYSERDA bid analysis, construction of the Project Facility is anticipated to generate about 

sixty-eight (68) construction- and interconnection-related jobs on average, with a peak of up to 

one hundred fifty (150) jobs.  It is anticipated that total compensation for these jobs will be up to 

$5,000,000.  Based on those estimates, the annualized average salary per construction job would 

be $74,000.  Details regarding the types of construction jobs on site, and compensation (below or 

above $40,000) would be determined by the Engineering, Procurement and Construction 

contractor, and is not available to the Company at this time.  

 

In addition, it is anticipated that construction of the Project Facility will create at minimum five 

(5), but is anticipate to create up to seven (7), engineering and professional services jobs, with 

anticipated total compensation of up to $500,000. Thus, based on those estimates, the annualized 

average salary for those types of jobs would be approximately $71,500. 

 

Projected Operations Employment Benefits  

 

During operations, it is anticipated that the Project will create a need for the equivalent of at least 

four (4) permanent full-time jobs with anticipated total compensation of up to $344,000, or 

annualized average salary of $86,000. It is anticipated that two will be permanent employees of 

Bluestone Wind LLC and two will be permanent, full-time employees of the wind turbine 

supplier, based at the project.   
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Exhibit F 

Code of Conduct Disclosure List 

 

Attached is a copy of the Code of Conduct Disclosure List submitted by the Company to the 

Siting Board in connection with the Article 10 Application. 
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Exhibit G 

Agency Fee Payment Schedule 

 

Applicant has agreed to the following payment schedule for the Agency Fee, as referenced in 

Section 4, Part H of the Application. 

• $100,000 due at transaction closing 

• $150,000 due prior to the start of construction, defined as the pouring of the first wind 

turbine foundation. 

• 1% of the Project Cost, less $250,000, paid in equal installments over 20 years. The first 

of these payments is due on the anniversary of the start of construction and paid annually 

thereafter. 
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Exhibit H 

Revised PILOT Proposal 

 

Applicant’s letter to Stacey Duncan, Executive Director of The Agency, dated November 12, 

2020 and revised to fix a typo on December 9, 2020.  
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