GREATER SYRACUSE

PROPERTY DEVELOPMENT CORPORATION
201 East Washington Street, Suite 500
Syracuse, NY 13202
Tel (315) 448-8177 Fax (315) 448-8705

To: Board of Directors
Greater Syracuse Property Development Corporation

From: Katelyn Wright
Date: July9, 2012 (amended)

Re: Board of Directors Meeting Agenda —July 10, 2012

The Greater Syracuse Property Development Corporation will hold a Board of Directors Meeting on Tuesday, July 10,
2012 at 12:00 p.m. (noon) in the Syracuse/Onondaga County Economic Development Office conference room at 333 W.
Washington Street, Syracuse, NY 13202.
(N Call to order
Il Roll Call
. Proof of Notice — attached
V. Minutes — attached
Approval of minutes from the June 29, 2012 Board of Directors meeting

V. New Business

Establish Audit (Finance) Committee

Establish Governance Committee

Elect Vice-Secretary (optional)
Elect Vice-Treasurer (optional)

VI. Discussion

Options for Capitalizing the Land Bank — Paul Driscoll, Ben Walsh
Local Foundations, CDBG, and other possible funding sources

Guiding Documents — Katelyn Wright
Disposition Policies and Procedures — template for discussion

Redevelopment Plans — clarify scope and definition

Syracuse Neighborhoods Tour — Katelyn Wright

Upcoming tour of Syracuse Neighborhoods to familiarize the board with some of the challenges and
opportunities that the land bank may face with its real property inventory

Outreach to Towns and Villages — Dan Barnaba, Travis Glazier

VIL. Other Business

VIIl.  Adjournment
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GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION

HAS SCHEDULED A BOARD OF DIRECTORS MEETING

FOR

Tuesday, July 10, 2012

AT 12:00 P.M. (noon)
IN
WASHINGTON STATION
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Suite 130
Syracuse, NY 13202

For more information, please contact Katelyn Wright at 315-448-8177 or kwright@ci.syracuse.ny.us.
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GREATER SYRACUSE

PROPERTY DEVELOPMENT CORPORATION
201 East Washington Street, Suite 500
Syracuse, NY 13202
Tel (315) 448-8177 Fax (315) 448-8705

Minutes
Greater Syracuse Property Development Corporation
Board of Directors Meeting
Friday, June 29, 2012
333 W. Washington Street, Suite 130
Syracuse, NY 13202

Board Members Present: Daniel Barnaba, Dwight Hicks, Mary Beth Primo, Vito Sciscioli

Board Members Excused: James Corbett

Others Present: Paul Driscoll, Tom Babilon, Katelyn Wright, Hon. Jean Kessner, Andrew Maxwell, Tim Carroll, Bill Fisher,
Travis Glazier, Don Weber, Joel Rinne, Rich Puchalski, Phil Prehn, Rob Simpson, Nora Spillane, Martha Maywalt, Judy
Delaney, Frank Alexander, Sara Toering, Kim Graziani

1. Call to order

Paul Driscoll, Commissioner of the City of Syracuse Department of Neighborhood & Business Development, called this
first meeting of the Greater Syracuse Property Development Corporation Board of Directors meeting to order at 1:38
p.m.

1. Roll Call

Mr. Driscoll noted the Board members that were present — Mr. Barnaba, Mr. Hicks, Ms. Primo, and Mr. Sciscioli, and
acknowledged staff and Syracuse stakeholders that had worked to obtain state enabling legislation for this
organization’s creation, especially our partners at Center for Community Progress, three of whom were in attendance —
Mr. Alexander, Ms. Toering, and Ms. Graziani.

1. New Business

Adopt Bylaws

Thomas Babilon presented proposed bylaws to the Board and explained that certain amendments to them would need
to be adopted prior to the adoption of the bylaws themselves. Mary Beth Primo suggested that the Corporation’s office
address should be 201 E. Washington Street. After some brief discussion, Mr. Hicks made a motion to amend the bylaws
to specify the address of the corporation as 201 E. Washington Street. Ms. Primo seconded the motion. All board
members present then voted and the proposed amendment was unanimously adopted.

Mr. Babilon then explained that the Board must adopt a date for the annual meeting, that the second Tuesday of
January had been inserted into the draft bylaws, but that any date chosen by the Board would be sufficient. Ms. Primo
recommended that the bylaws state the annual meeting should be held during the month of January, to which Mr.
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Babilon advised that a specific date is required. After some discussion, Mr. Sciscioli made a motion to amend the bylaws
to specify the annual meeting be held on the second Tuesday of January each year. Mr. Hicks seconded the motion. All
board members present then voted and the proposed amendment was unanimously adopted.

Mr. Babilon then explained that an inconsistency in Article Four, Section Four of the original draft of the proposed
bylaws previously circulated required the amendment of that section. Mr. Babilon explained that the original provision
as drafted mirrored the power to remove a board member by the appointing party. The current revised section as
attached and distributed corrects that provision allowing for Officers to be removed by a majority of the remaining
members of the Board for neglect of duty or misconduct, pursuant to rules and requirements adopted by the Board
concerning member participation and attendance, and as otherwise may be provided by New York law. After some
discussion, Mr. Babilon explained that no amendment need be adopted as this section of the proposed bylaws had
already been corrected prior to the meeting.

Mr. Babilon then explained that the previous draft of the bylaws distributed to the Board had been revised to make the
position of Executive Director a permissible hire for the Corporation as opposed to a mandatory hire, and that in the
currently drafted bylaws the only mandatory hire remaining is the position of Chief Financial Officer. Mr. Babilon
explained further that this position was left as a mandatory hire because other provisions of the bylaws make the Chief
Financial Officer the default Contracting Officer for the Corporation which is a position required to be filled pursuant to
Public Authorities Law. Mr. Babilon explained at that time that the Board could keep the position of Chief Financial
Officer as a mandatory hire position, or it could make it a permissive hire and appoint someone as the Contracting
officer at a later date. Mary Beth Primo then expressed some concerns regarding the reporting requirements of the
Public Authorities Law and recommended that the proposed bylaws continue to require that the position of Chief
Financial Officer remain a mandatory position. After a brief discussion all members agreed that Article V of the
proposed bylaws should remain as drafted.

Mr. Sciscioli then made a motion to pass the proposed bylaws as amended. Ms. Primo seconded this motion. ALL
BOARD MEMBERS PRESENT THEN VOTED AND UNANIMOUSLY APPROVED A RESOLUTION APPROVING OF THE
BYLAWS OF THE GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION.

Mr. Sciscioli commented that it should be clarified that the City and County will provide support for such staff functions
as the organization builds capacity to support an independent staff.

Election of Officers

Mr. Babilon explained that the next order of business is for the Board to Select Officers. He further explained that some
of the positions as described on the meeting agenda are mandatory and others are permissible. Mr. Babilon then
explained that the resolution concerned the position of Chair and that it is a mandatory position which must be filled.

Ms. Primo then made a motion to nominate Vito Sciscioli as Chair of the Board of Directors. Mr. Hicks seconded the
motion. ALL BOARD MEMBERS PRESENT UNANIMOUSLY APPROVED A RESOLUTION TO SELECT VITO SCISCIOLI AS THE
CHAIR OF THE BOARD OF THE GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION.

Mr. Babilon then explained that the next resolution for the Board’s consideration is a resolution to select a Vice Chair,
and that the position of Vice Chair is a mandatory position that must be filled.

Mr. Sciscioli then made a motion to nominate Mary Beth Primo as Vice Chair of the Board of Directors. Mr. Hicks
seconded the motion. ALL BOARD MEMBERS PRESENT THEN VOTED AND UNANIMOUSLY APPROVED A RESOLUTION
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TO SELECT MARY BETH PRIMO AS THE VICE CHAIR OF THE BOARD OF THE GREATER SYRACUSE PROPERTY
DEVELOPMENT CORPORATION.

Mr. Babilon then explained that the next resolution for Board’s consideration is a resolution to select a Treasurer and
that the position of Treasurer is a mandatory position that must be filled.

After some brief discussion Mr. Barnaba volunteered to act as the Board’s treasurer. Mr. Sciscioli then made a motion
to nominate Daniel Barnaba as Treasurer of the Board of Directors. Ms. Primo seconded the motion. ALL BOARD
MEMBERS PRESENT THEN VOTED AND UNANIMOUSLY APPROVED A RESOLUTION TO SELECT DANIEL BARNABA AS
THE TREASURER OF THE BOARD OF THE GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION.

Mr. Babilon then explained that the next Resolution for Board’s consideration is a resolution to select an Assistant
Treasurer and that this is a permissive position and that it need not be filled unless the Board so chooses. Mr. Babilon
went further to explain that the selection of an Assistant Secretary also on the agenda was also a permissive and need
not be filled by the Board.

Ms. Primo suggested that it would be beneficial to have an assistant Treasurer and assistant Secretary in case of the
unavailability of either of those officers. Mr. Barnaba then asked if these offices could be filled at a later time to which
Mr. Babilon replied that they could. Mr. Barnaba then voiced a preference to fill only those positions at this meeting
that are required to be filled. Upon mutual discussion and agreement the Board agreed to consider filling only those
positions that are required to be filled, and to take up the selection of officers for the permissive positions at a later
date.

Mr Babilon then explained that the next Resolution for the Board’s consideration is a resolution to select a Secretary and
that the position of Secretary is a mandatory position that must be filled.

Mr. Hicks then volunteered his services as Secretary and Mr. Sciscioli made a motion to nominate Dwight Hicks as
Secretary of the Board of Directors. Ms. Primo seconded the motion. ALL BOARD MEMBERS PRESENT THEN VOTED
AND UNANIMOUSLY APPROVED A RESOLUTION TO SELECT DWIGHT HICKS AS THE SECRETARY OF THE BOARD OF THE
GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION.

Establish 2012 Meeting Calendar

Mr. Babilon explained that the next resolution on the agenda for consideration was a resolution to adopt a schedule of
regular meeting for the calendar fiscal year of 2012. Mr. Babilon further explained that not knowing the preference of
the Board members the schedule on the resolution itself was left blank to accommodate the schedule to be adopted by
the Board.

After some discussion, Daniel Barnaba suggested that the meetings be held on a monthly basis and all present members
agreed. Mr. Barnaba further suggested that the regular meetings be held on the second Monday of every month. After
some discussion all members agreed that the proposed meeting times would accommodate their schedules. At this
time Paul Driscoll Commissioner of Neighborhood and Business Development for the City of Syracuse indicated that the
second Monday of every month may be troublesome for some City personnel including himself and Andrew Maxwell, as
Common Council Meetings sometimes fall on this date.

After some further discussion, the present members of the Board came to a consensus that a meeting time of the
second Tuesday of every month would accommodate their schedules.
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Mr. Barnaba then made a motion to amend the resolution to reflect a meeting time and date of the second Tuesday of
each month at 12:00 p.m., at 333 West Washington Street, Syracuse, New York. Mr. Hicks seconded this motion. All
board members present then voted and the proposed amendment was unanimously adopted.

Ms. Primo then made a motion to adopt the resolution as amended. Mr. Sciscioli seconded the motion. ALL BOARD
MEMBERS PRESENT THEN VOTED AND UNANIMOUSLY APPROVED A RESOLUTION TO ADOPT A SCHEDULE OF
REGULAR MEETINGS OF THE GREATER SYRACUSE PROPERTY DEVELOPMENT CORPORATION.

v. Discussion

City and County support — Bill Fisher & Paul Driscoll

Mr. Fisher expressed that the spirit of collaboration that went into the launching of this organization was strong and that
the County was willing to support its growth and success with in-kind services, as requested by the Board.

Mr. Driscoll expressed that the City of Syracuse is willing to provide in-kind Chief Financial Officer services in the person
of Greg Streeter, Neighborhood & Business Development’s CFO, who currently performs public agency reporting
required of a number of City agencies. Additionally, the Department of Law may provide legal services. Mr. Babilon
then clarified that the Law Department had determined that it could legally represent the Corporation until such time as
a conflict were to arise between the Corporation and the City and at that time the Corporation would need to retain its
own counsel. Mr. Babilon further clarified that any services provided to the Corporation by the City would require a
written contract pursuant to the terms of the Intermunicipal Agreement and the Land Bank Act. Mr. Barnaba requested
that Mr. Streeter attend the next Board meeting and that the terms of such contract be further discussed at that time.
Councilor Kessner expressed that the Common Council would prefer the Board work out their preferred terms prior to
the submittal of said contract to the Council.

At this time, Mr. Sciscioli asked Councilor Kessner, representatives of Syracuse United Neighbors (SUN), Rich Puchalski
and Phil Prehn, and CenterState CEO President, Rob Simpson, to express what their expectations were of this new
organization.

Mr. Puchalski stressed that vacant buildings were one of the biggest challenges faced by City neighborhoods and that
getting them into responsible ownership and prioritizing home-ownership would be key to improving quality of life in
Syracuse neighborhoods. Mr. Prehn pointed to the Toledo land bank and others in cities with shrinking populations that
have demolished great swaths of urban neighborhoods and expressed hope that this organization would take a more
surgical approach to planning for the future of Syracuse neighborhoods. He emphasized that often neighbors cannot
access the owners of abandoned properties and neighbors and the City have little control over the fate and condition of
these properties; he sees the land bank as a solution to those problems and hopes that it prioritizes local ownership in
its disposition decisions.

Ms. Kessner, chair of the Common Council Neighborhood Preservation Committee, pointed to the hard work that was
done to pass the necessary legislation locally and the Council-created advisory board that she hopes the GSPDC will
engage.



Mr. Simpson stressed the value of local control over underutilized properties and the reallocation of resources,
generated by increasing tax collection rates, to address this problem. Mr. Simpson suggested that further policy and
legislative needs may be identified in implementing this new tool and that CenterState CEO could be relied on for
assistance.

Mr. Sciscioli expressed appreciation for Center for Community Progress’s involvement in advocating for the Land Bank
Act and their assistance locally with planning for the capacity and operations of this new organization, acknowledging

Mr. Alexander, Ms. Graziani, and Ms. Toering, in attendance.

Mr. Barnaba asked who would be providing day-to-day staff support and Ms. Wright expressed her availability to
facilitate communication among the Board and handle administrative tasks.

Guiding Documents — Katelyn Wright

Ms. Wright indicated that the Board would need to adopt Acquisition and Disposition Policies and Procedures to guide its
future operations and real estate transactions. These will be subject only to Board approval, but their development may
include input from elected bodies and community advisory groups. In addition, the Board would adopt a
Redevelopment Plan, which also must be approved by the legislative body of the Foreclosing Governmental Units—in
the City, the Common Council. Ms. Wright indicated that Redevelopment Plan is not defined in the Land Bank Act and
may refer to a small geographic area or to an entire municipality, but that it may be a means to encourage trust and
transparency between the Common Council and the GSPDC since it would be approved by both bodies.

Ms. Wright asked if the Board would prefer to create a subcommittee to draft Acquisition and Disposition Policies and
Procedures or discuss them at their next regular meeting. Ms. Primo indicated that all Board members would likely want
to be involved in the creation of a document that will guide so much of the organization’s activities. Ms. Wright
indicated that she would distribute a template to the Board as a starting point for discussion at the next Board of
Directors’ meeting and that she would further research the intent behind the Land Bank Act clauses related to
Redevelopment Plans.

V. Other Business

Mr. Barnaba suggested the Board should issue a press release announcing the launching of this new organization. Mr.
Hicks suggested that Ms. Wright draft a press release and distribute it for approval.

Mr. Barnaba suggested that the Board should make contact with Town Supervisors and Village Mayors that may be
interested in the activities of the GSPDC and what role it may play in their communities. Mr. Glazier volunteered to
provide contact information for these parties. Mr. Hicks asked if a list of community organizations was available and if
they might be reached out to in order to identify neighborhood challenges. Ms. Wright will obtain this information from
the Mayor’s office and a plan for engaging community groups can be discussed at the next Board meeting.

VI. Adjournment

There being no further business to discuss, Mr. Barnaba motioned to adjourn the meeting. Mr. Hicks seconded the
motion. ALL BOARD MEMBERS PRESENT UNANIMOUSLY AGREED TO ADJOURN THE MEETING AT 2:35 P.M.
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Appendix D
Sample Administrative Policies

These sample administrative policies are drawn primarily from administrative policies
adopted by the Genesee County Land Bank (www.thelandbank.org) and the Atlanta Land Bank
(www.fccalandbank.org). As with any generic set of legal documents, it is not advisable simply
to copy them, or to cut and paste portions of them, for adoption in any given jurisdiction.
Designing the appropriate policies and procedures for a particular jurisdiction must be done in
light of the precise language of the state enabling statute, the provisions in the local government
ordinance or agreement creating the land bank, and the strategic and tactical priorities as
established by the local land bank’s board of directors. These sample policies and procedures
should be viewed only as a ““checklist’ of topics to be considered.

Land Bank Authority
Administrative Policies and Procedures
As approved and adopted by the Board of Directorson , 20

These policies and procedures are a consolidation of and codification of all prior policies
and procedures of the Land Bank Authority and supersede all such prior policies and procedures.

Section 1. Role as aPublic Authority.
1.1 Public Authority. The LBA is a public entity authorized by state law and created

pursuant to an agreement between and the . It is governed by a
Board of Directors appointed by and by . Advisory Board
members are appointed by and by

1.2 Governing Authority. The core governing documents of the LBA are the applicable
state law, the , the Articles of Incorporation, and the Bylaws.

1.3 Purposes. The LBA is established to acquire the tax-delinquent properties, surplus
properties of the local governments, and other properties in order to foster the public
purpose of returning land which is in a nonrevenue-generating, nontax-producing status
to an effective utilization status in order to provide housing, new industry, and jobs for
the citizens of the county.

Section 2. Priorities for Property Use.

2.1 Governmental Use. As a governmental entity created by and

, the first priority use of real property of the LBA is to make available its

properties to the local governments for public use and ownership as determined by the
local governments.

2.2 Affordable Housing. The first use of real property of the LBA for nongovernmental
purposes is the production or rehabilitation of housing for persons with low or moderate
incomes. On an annual basis the Board of Directors establishes the applicable definitions
of “low income” and “moderate income”.
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2.3 Other Purposes. When there is no governmental purpose or use for a property, and there
is no feasible use of the property for affordable housing, the LBA may consider
permitting the property to be used for other community improvement purposes. These
uses should be consistent with the following priorities: neighborhood revitalization;
return of the property to productive tax-paying status, land assemblage for economic
development; long-term “banking” of properties for future strategic uses; and provision
of financial resources for operating functions of the LBA.

2.4 Neighborhood Consultation. The LBA expects every applicant seeking to acquire
property from the LBA to demonstrate prior consultation with neighborhood associations
and non-profit entities in the geographical location of the property.

Section 3. Prioritiesfor Identity of Transferees.

3.1 Priority Transferees. Except where limited by the terms of its acquisition, the first
priority for use of real property held by the LBA shal be for conveyance to loca
government entities for public use. The second priority shall be neighborhood non-profit
entities seeking to obtain the land for low-income housing. The third priority shall be
other individuals and entities intending to produce low-income or moderate-income
housing. The LBA may also, at its discretion, give priority to: non-profit institutions such
as academic institutions and religious ingtitutions; entities that are a partnership, limited
liability corporation or joint venture comprised of a private non-profit corporation and a
private for-profit entity; and individuals who own and occupy residential property for
purposes of the Side Lot Disposition Program.

3.2 Transferee Qualifications. All applicants seeking to acquire property from the LBA, or to
enter into transaction agreements with the LBA, will be required to provide as part of the
application such information as may be requested by the LBA, including but not limited
to (a) the lega status of the applicant, its organizational and financia structure, and (b) its
prior experience in devel oping and managing affordable housing.

3.3 Reserved Discretion. The LBA reserves full and complete discretion to decline
applications and proposed transaction agreements from individuals and entities that meet
any of the following criteria:

(a) Failureto performin prior transactions with the LBA,

(b) Ownership of properties that became delinquent in ad valorem tax payments and
remain delinquent in ad valorem tax payments during their ownership,

(c) Partiesthat are barred from transactions with local government entities,

(d) Parties not able to demonstrate sufficient experience and capacity to perform in
accordance with the requirements of the LBA,

(e) Ownership of properties that have any unremediated citation for violation of the state
and local codes and ordinances,

(f) Properties that have been used by the transferee or a family member of the transferee
as his or her persona residence at any time during the twelve (12) months
immediately preceding the submission of application (except in rental cases).

Section 4. Priorities Concerning Neighborhood and Community Devel opment.
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The LBA reserves the right to consider the impact of a property transfer on short- and
long-term neighborhood and community development plans. In doing so, the LBA may prioritize
the following in any order in which it deems appropriate: the preservation of existing stable and
viable neighborhoods; neighborhoods in which a proposed disposition will assist in halting a
slowly occurring decline or deterioration; neighborhoods that have recently experienced or are
continuing to experience a rapid decline or deterioration; geographic areas that are
predominantly non-viable for purposes of residential or commercial development.

Section 5. Conveyancesto the LBA.

5.1 Sources of Property Inventory. Sources of rea property inventory of the LBA include
but are not limited to the following: (@) transfers from local governments, (b)
acquisitions by the LBA at tax foreclosures, (c) donations from private entities, (d)
market purchases, (€) conduit transfers contemplating the simultaneous acquisition and
disposition of property, and (f) other transactions such as land banking agreements.

5.2 Policies Governing the Acquisition of Properties. In determining which, if any,
properties shall be acquired by the LBA, the LBA shall give consideration to the
following factors:

() Proposals and requests by non-profit corporations that identify specific properties for
ultimate acquisition and redevel opment.

(b) Proposals and requests by governmental entities that identify specific properties for
ultimate use and redevel opment.

(c) Residentia properties that are occupied or are available for immediate occupancy
without need for substantial rehabilitation.

(d) Improved properties that are the subject of an existing order for demoalition of the
improvements and properties that meet the criteriafor demolition of improvements.

(e) Vacant properties that could be placed into the Side Lot Disposition Program.

(f) Properties that would be in support of strategic neighborhood stabilization and
revitalization plans.

(g) Propertiesthat would form a part of aland assemblage development plan.
(h) Propertiesthat will generate operating resources for the functions of the LBA.

5.3 Acquisitions through Delinquent Tax Enforcement Proceedings. The Tax Commissioner
may combine properties from one or more of the foregoing categories in structuring the
terms and conditions of the tax foreclosure procedures, and the LBA may acquire any
such properties prior to sales, at such sales, or subsequent to sales as authorized by law.
In determining the nature and extent of the properties to be acquired, the Tax
Commissioner shall also give consideration to underlying values of the subject properties,
the financial resources available for acquisitions, the operational capacity of the LBA,
and the projected length of time for transfer of such properties to the ultimate transferees.

5.4 Transaction Agreements. In al cases involving conduit transfers and land banking
agreements, a transaction agreement must be approved in advance and executed by the
LBA and the grantor of the property. In the case of conduit transfers, such a transaction
agreement will generally be in the form of an Acquisition and Disposition Agreement
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prepared in accordance with these Policies. In the case of aland banking relationship,
such a transaction agreement will generaly be in the form of a land banking agreement
prepared in accordance with these Policies. These transaction agreements shall be in
form and content as deemed by the LBA to be in the best interest of the LBA, and shall
include to the extent feasible specification of all documents and instruments
contemplated by the transaction as well as the rights, duties and obligations of the parties.

5.5 Title Assurance. In al acquisitions of property by the LBA through transaction
agreements, the LBA generaly requires a certificate of title based upon a full title
examination and, in the case of Land Banking Agreements, a policy of title insurance
insuring the LBA subject to such outstanding title exceptions as are acceptable to the
LBA inits solediscretion.

5.6 Environmental Concerns. The LBA reserves full and complete discretion to require in
al transaction agreements that satisfactory evidence be provided to the LBA that the
property is not subject to environmental contamination as defined by federal or state law.

Section 6. Conveyances from the LBA.

6.1 Covenants, Conditions and Restrictions. All conveyances by the LBA to third parties
shall include such covenants, conditions and restrictions as the LBA deems necessary and
appropriate in its sole discretion to ensure the use, rehabilitation and redevelopment of
the property in a manner consistent with the public purposes of the LBA. Such
requirements may take the form of a deed creating a defeasible fee, recorded restrictive
covenants, subordinate financing being held by the LBA, contractual development
agreements, or any combination thereof.

6.2 Options. Options are available for 10% of the parcel price for up to atwelve (12)-month
period. This fee will be credited to the parcel price at closing. If closing does not occur,
the fee isforfeited. All option agreements are subject to all policies and procedures of the
LBA pertaining to property transfers.

6.3 Deed Without Warranty. All conveyances from the LBA to third parties shall be by
Quitclaim Deed.

Section 7. Collaboration with Not-for-Profit Entities.

7.1 Transactions with Not-for-Profit Entities. The LBA is willing to enter into conduit
transfers with not-for-profit corporate entities as outlined in this section. These not-for-
profit corporate entities would secure donations of or purchase tax delinguent properties
from owners, transfer these properties to the LBA for waiver of taxes, and “buy back”
these properties for use in affordable housing development.

7.2 Documentation of Lot Purchase. The applicant must document the purchase process
extensively. This documentation should include, but is not limited to, the following
information per parcel:

(a) Thetotal purchase price for the property, including the net proceeds paid or payable
to the sdller;

(b) Thetotal amount spent to acquire the property (e.g., legal counsel, administrative
costs);
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(c) The development costs impacting the fina sale price; and

(d) Thetotal amount of delinquent ad valorem taxes (County, City, School District),
special assessments, and other liens and encumbrances against the property and the
length of delinquency for each.

7.3 Maximum Costs. Thetotal of these costs should exceed the maximum allowable lot cost
(i.e., the cost that will permit the production of low- to moderate-income housing) before
the LBA may consider the waiver of back taxesin total or in part.

7.4 LBA Discretion. Some properties may present unusual or extenuating circumstances to
the developer due to lack of funding for housing production or related costs. The LBA
reserves the right to evaluate and consider these properties case-by-case.

Section 8. Collaboration with For-Profit Entities.

8.1 Transactions with For-Profit Entities. The LBA iswilling to enter into conduit transfers
with for-profit corporate entities as outlined in this section. The corporate entities would
secure donations of or purchase tax delinquent properties from owners, transfer these
properties to the LBA for waiver of taxes, and “buy back” these properties for use in
affordable housing devel opment.

8.2 Eligibility. Eligibility for this option will be based on certain criteria.  These shall
include the geographical location of the property. The corporate entity must first identify
and consult with any active non-profit entities that may have an interest in developing the
property. If an interest exists, the non-profit and for-profit must forge an agreement for
joint development.

8.3 Documentation of Lot Purchase. The applicant must document the purchase process
extensively. This documentation should include, but is not limited to, the following
information per parcel:

(@) Thetotal purchase price for the property, including the net proceeds paid or payable
to the sdller;

(b) Thetotal amount spent to acquire the property (e.g., legal counsel, administrative
costs, etc.);

(c) The development costs impacting the fina sale price; and

(d) Thetotal amount of delinquent ad valorem taxes (County, City, School District),
special assessments, and other liens and encumbrances against the property and the
length of delinquency for each.

8.4 Maximum Costs. Thetotal of these costs should exceed the maximum allowable lot cost
(i.e., the cost that will permit the production of low- to moderate-income housing) before
the LBA may consider the waiver of back taxesin total or in part.

8.5 LBA Discretion. Some properties may present unusual or extenuating circumstances to
the developer due to lack of funding for housing production or related costs. The LBA
reserves the right to evaluate and consider these properties case-by-case.

Section 9. Property for Community Improvements.



Policies and Procedures Template for Discussion

9.1 Community Improvement Property. The LBA iswilling to accept donations of property
to be transferred into a non revenue-generating, non tax-producing use that is for
community improvement or other public purposes. Under the provisions of the governing
documents of the LBA, the LBA is permitted to assemble tracts or parcels of property for
community improvement or other public purposes.

9.2 Eligibility. Properties can be conveyed to the LBA for waiver of delinquent taxes and
then reconveyed by the LBA to be utilized for community improvement purposes
including but not limited to community gardens, parking for non-profit functions such as
a school or cultura center, or playground for after-school or day care. The application
must demonstrate that no aternative tax-generating use is available for the property, and
that the proposed community improvements are consistent with the area redevelopment
plans and community revitalization.

9.3 Transferee. The application must identify and be signed by the ultimate transferee of the
property from the LBA. The transferee should be a governmental entity, a not-for-profit
property entity, or in rare cases a for-profit entity that is capable of holding and
maintaining the property in the anticipated conditions and for the anticipated purposes.

9.4 Redtrictive Covenants. The LBA, in the conveyance of the property to the transferee,
will impose covenants, conditions and restrictions as necessary to ensure that the property
isused for community improvement or other public purposes.

Section 10. Conduit Transfers - Reasonable Equity Policy

10.1 Purpose. In order to prevent benefits accruing to owners of property that is tax
delinquent by virtue of the exercise of the tax waiver power of the LBA, the LBA
establishes this reasonabl e equity policy.

10.2 Definitions. The reasonable equity policy is based on the value of the property and the
equity of its owner. While any vauation of equity is subjective, it can be reasonably
estimated.

(@) “Fair Market Vaue’ shall be determined by staff according to the tax assessor's
valuation, in conjunction with the average sale price in a given community. In
instances where multiple valuations unreasonably differ, the staff or Board shall have
full authority to require a professional appraisal. This appraisal shall be required only
for proposals that have significant variances in valuation and entail transactions in
which the owner received in excess of $20,000.

(b) “Net Equity” shall mean the current fair market value, as determined by LBA staff,
less the total amount of al liens and encumbrances (tax liens, associated interest and
penalties; special assessments; mortgages; judgments, etc.).

10.3 Less than $2,000 Net Equity. To ensure that an owner does not receive unwarranted
benefit, the LBA will not consider transactions in which the owner's net equity is less
than $2,000 and the owner receives more than nominal compensation for the sale of his
property. Nominal compensation is hereby defined as $2,000.

10.4 Equity in Excess of $2,000. To ensure that the owner does not receive an unwarranted
benefit, the LBA will not participate in transactions in which the owner receives an
amount greater than 75% of net equity.
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10.5 Speculation. To ensure that speculators do not seek to take advantage of the LBA, staff
shall closely review instances in which the owner is receiving money far in excess of his
investment while consistently ignoring his tax responsibility. Particular attention shall be
given to properties purchased in the past three years.

10.6 Excessive Sales Price. In communities that are experiencing internal and surrounding
redevelopment, it is unacceptable for an owner to seek a profit in excess of 75% of his net
equity. Such an owner may believe that the market will bear more than is offered and
would therefore be unwilling to sell the property for a reasonable amount. In such an
instance, it would fall to the Tax Commissioner's Office to bring the property to the
courthouse steps, where the actual fair market value will be determined.

10.7 Non-Conforming Situations. To ensure the flexibility of the Board, the LBA will reserve
the right to modify or change this policy if a situation clearly warrants a change in an
effort to protect the interests of the LBA and the public.

10.8 Strategic Importance. To preserve the integrity of the LBA's mission, all properties
petitioned to the LBA Board of Directors must pass the test of strategic importance. The
LBA may receive proposals that may pass other criteria but which may not be crucial to
the redevelopment of a neighborhood. Staff must be able to assure the LBA Board that
the transaction is not simply allowable but a necessary component of the comprehensive
redevelopment of a neighborhood. Such a transaction must be evaluated in terms of
neighborhood redevelopment and ensure along-term tax benefit to the City and County.

Section 11. Owner Occupant Policy

11.1 Scope. This section is applicable to those situations in which an individual (as opposed
to a corporate not-for-profit or for-profit entity) contemplates conveying to the LBA real
property that is encumbered by delinquent property taxes, having the taxes abated by the
LBA, and the property reconveyed by the LBA to the individual for occupancy by that
individual following construction of new housing or rehabilitation of existing housing.

11.2 Purpose. This policy is based on the opportunity for an individual to participate in the
benefits derived from the authorization of tax extinguishment by the LBA where the
individual applicant did not amass the tax delinquency, but desires to construct or
rehabilitate housing in order to use the subject property as his or her own primary
residence. Owner-occupant developers shall be required to meet the established LBA
Board Petitioning Requirements which include the following: (a) Developer Profile, (b)
Development Proposal, (c) Funding Commitment Letter, (d) Development Cost Estimate,
(e) Site Contral, and (f) Title Report.

11.3 Primary Residence. "Primary Residence” shal mean that upon completion of the
construction or rehabilitation, the owner-occupant must reside in the property for a
minimum active five (5) years and shall pay all tax obligations that become due and
payable after the execution of the Sale and Disposition Contract. At the expiration of the
five-year term, where an owner-occupant may seek to sell the property, the owner must
offer the property for a sale price not to exceed the current fair market value.

11.4 Requirements and Conditions.

(&) The applicant must either rehabilitate unoccupied substandard existing housing or
create new housing where housing does not exist.
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(b) The subject property must not have been used by the applicant as his or her personal
residence at any time during the twelve (12) months immediately preceding the
submission of the application.

(c) The owner-occupant shall enter into a Sae and Disposition Contract with the
Authority and shall be responsible for the completion of the construction or
rehabilitation within the three-year time limit as prescribed in the covenants of the
Contract.

(d) The LBA will extinguish no delinquent taxes that were the responsibility of the
applicant. This would include any taxes that the applicant was responsible for either
as owner of the subject property or as a result of any contractual obligation. Such
taxes, if any, must be paid prior to the LBA extinguishing any other taxes.

(e) The owner-occupant shall provide evidence of clear title and the financial ability to
perform said Contract with the expressed obligation to reside in the property for a
minimum of five (5) years or the delinquent taxes will be reinstated.

(f) During the term of the occupancy, the owner-occupant shall pay all ad valorem taxes
that accrue and shall maintain the property in compliance with the required code
enforcement ordinances of the governing jurisdiction.

(g) The owner-occupant must meet the applicable household income standards
established by the LBA.

(h) If the applicant fails to honor any portion of his or her Contract with the LBA to
provide new or rehabilitated housing, the applicant must make a payment of funds to
the LBA in an amount equal to the amount of all taxes extinguished by the LBA
pursuant to the Contract. These funds shall then be paid by the LBA to the respective
taxing authorities in the same proportion as the taxes were levied prior to the
extinguishment.

11.5 LBA Discretion. Applications shall be evaluated based on the long-term benefit to be
derived from achieving the basic mandate of the LBA which seeks to return non-revenue
generating parcels to a productive and effective use that will put the property back into an
active tax revenue status.

Section 12. Side Lot Disposition Program

12.1 Side Lot Transfers. Individual parcels of property may be acquired by the
Treasurer/Tax Commissioner, the County or the LBA and transferred to individuals in
accordance with the following policies. The transfer of any given parcel of property in
the Side Lot Disposition Program is subject to override by higher priorities as established
by the LBA.

12.2 Qualified Properties. Parcels of property eligible for inclusion in the Side Lot
Disposition Program shall meet the following minimum criteria:

(@) The property shall be vacant unimproved real property;

(b) The property shall be physically contiguous to adjacent owner-occupied residentia
property, with not less than a 75% common boundary line at the side;
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(c) The property shall consist of no more than one lot capable of development. Initia
priority shall be given to the disposition of properties of insufficient size to permit
independent devel opment; and

(d) No more than one lot may be transferred per contiguous lot.
12.3 Side Lot Transferees.

(& All transferees must own the contiguous property, and priority is given to transferees
who personally occupy the contiguous property.

(b) The transferee must not own any real property (including both the contiguous lot and
al other property in the County) that is subject to any unremediated citation of
violation of the state and local codes and ordinances.

(c) The transferee must not own any real property (including both the contiguous lot and
all other property in the County) that is tax delinquent.

(d) The transferee must not have been the prior owner of any real property in the County
that was transferred to a local government as a result of tax foreclosure proceedings
unless the LBA approves the anticipated disposition prior to the effective date of
completion of such tax foreclosure proceedings.

12.4 Pricing.

(a) Parcels of property that are not capable of independent development may be
transferred for nominal consideration.

(b) Parcels of property that are capable of independent development shall be transferred
for consideration in an amount not less than the amount of the costs incurred in
acquisition, demolition and maintenance of thelot.

12.5 Additional Requirements.

(&) Asacondition of transfer of alot, the transfer must enter into an agreement that the
lot transferred will be consolidated with the legal description of the contiguous lot,
and not subject to subdivision or partition within a five-year period following the date
of the transfer.

(b) In the event that multiple adjacent property owners desire to acquire the same side lot,
the lot shall either be transferred to the highest bidder for the property, or divided and
transferred among the interested contiguous property owners.



Memo

Date: 7/10/2012

To: Greater Syracuse Property Development Corporation (GSPDC) Board

From: Travis Glazier, Director of Intergovernmental Communications, Onondaga County

Subject: Recommendations on a land bank communication strategy for towns and villages of Onondaga County
OUTREACH CONTENT

When making an initial outreach to the town and village representatlves the board should assume that there is little
knowledge about the land bank legislation and the mission of the GSPDC. While some town and village representatives
may be aware of the creation of the land bank, it would be best to provide as much information as possible regarding
the mission of the GSPDC for those who are not familiar with the function of a fand bank.

{n addition to the mission, the biography information and appointment source of the board members should be
provided. Finally, establishing how the towns and villages should reach out to the GSPDC for more information should
be included in the initial correspondence.

OUTREACH STRATEGY

| recommend the board reach out to the towns and villages using a three stage outreach plan initially, followed by an
“open door” policy which invites the municipalities to make contact with the GSPDC when areas of concern or interest
present themselves. Included with this memorandum is a contact list with the names and emails of all mayors and
supervisors in Onondaga County (with the exception of the village of Fabius, where no emails were available for any

village representatives).

1. Direct email — This should include the Qutreach Content outlined above, as well as an introduction letter from
the GSPDC board for the supervisors and mayors to distribute to the town board members and village trustees.
This can be a single letter addressed to all village/town representatives.

2. Village Mayors Association/Town Supervisors Association — Both the mayors and supervisors in Onondaga
County have associations which meet monthly. Contacting Mary Ann Coogan {Town Supervisors Association
President, Town of Camiltus) and Mayor Richard Donovan {Mayors Association President, Village of Minoa) to
have a member of the GSPDC board on the agenda at the next available meeting would be an effective outreach
measure,

3. Targeting Municipalities — A proactive approach of regularly attending municipal board meetings and being on
the agenda would be effective in communicating with the towns/villages that would benefit from the services
provided by the land bank. This can be done by either targeting those municipalities outside of the city with the
greatest numbers of vacant and tax delinquent homes, or following up with those representatives that express
interest in ytilizing the land bank.

While it is possible to estimate those towns/villages that will benefit most from the services provided by the GSPDC, it
will be important to listen and foltow up with municipal leaders during the first two recommended stages of
communication. It is likely that upon listening and discussing these issues with leaders at the town and village level the
board will have a better idea of how the land bank can best be used in the municipalities outside of the city.



Type !Name First Name | Last Name Office Email
Town |[Camillus Mary Ann  |Coogan Supervisor |macoogan@townofcamillus.com
Town [Cicero lim Corl |Supervisor |jcorl@ciceronewyork.net
Town |[Clay Damian Ulatowski Supervisor |supervisor@townofclay.org
Town |DeWitt Edward Michalenko [Supervisor |supervisor@townofdewitt.com
Town |Elbridge Ken Bush Supervisor |supervisor@townofelbridge.com
Town |Fabius Melanie Vilardi Supervisor |mvilardi@tweny.rr.com
Town |Geddes Emanuele |Falcone  |Supervisor |supervisor@townofgeddes.com
Town |LaFayette Adrian Shute - Supeﬁfvisor adrian.shute@shutefinancial.com
Town |Lysander John Salisbury Supervisor |supervisor@townoflysander.org
Town |Manlius Edmond Theobald Supervisor |etheobald@townofmanlius.org
Town |Marcellus Daniel Ross Supervisor [supervisor@marcellusny.com
Town {Onondaga Thomas Andino Supervisor |Supervl@towngfonondaga.com
Town |Otisco Wayne Amato Supervisor |wsamato@gmail.com
Town |Pompey Carole Marsh Supervisor |cafll@®aol.com
Town [Salina Mark Nicotra Supervisor |supervisor@salina.ny.us
Town |Skaneateles Terri Roney Supervisor |troney@townofskaneateles.com
Town |Spafford Webb Stevens Supervisor |spaffordtown@windstream.net
Town |Tully Bill Lund Supervisor |TullySupervisor@cnymail.com
Town |Van Buren Claude Sykes Supervisor |supervisor@townofvanburen.com
Village |Baldwinsville Joseph Saraceni Mayor jsaraceni@waterguysny.com
Village |Camillus Patricia Butler Mayor mayor @villageofcamillus-ny.gov
Village |East Syracuse Danny Liedka Mayor dliedka @villageofeastsyracuse.com
Village |Elbridge Henry Doerr Mayor hdoerr@twcny.rr.com
Village [Fabius Stephen Sommers Mayor
Village |Fayetteviile Mark Olson Mayor marko @fayettevilleny.gov
Village |Jordan Richard Platten Mayor info@villageofjordan.org
Village Liverpool' Gary White Mayor mayor@villageofliverpool.org
Village |Manlius Mark-Paul {Serafin Mayor mps@manliusvillage.org
Village |Marcellus John Curtin Mayor marcellusmayor@twceny.rr.com
Village Minoa Richard Donovan Mayor |rdonovan@villageofminoa.com
Village |North Syracuse |[Mark Atkinson Mayor mayor@northsyracuseny.org
Village |Skaneateles Martin  |Hubbard Mayor martyhubbard@verizon.vet
Viilage |Solvay Kathleen Marinelli Mayor kmarinelli@villageofsolvay.com
Village |Tully Elizabeth  |Greenwood |Mayor elrl@cornell.edu






