








312,000,000



VI.  Value of Incentives

Project name: USRE Manitou, LLC

A. IDA PILOT Benefits:

Current Land Assessment 7,638,800 Taxes on Land 304,712

Dollar Value of New Construction & Renovation Costs 280,000,000

Estimated New Assessed Value of Project Subject to IDA 287,638,800

County Tax rate/$1,000 8.73

Local Tax Rate* Tax Rate/$1,000 6.10

School Tax Rate /$1,000 25.06

Total Tax Rate 39.89

County Local School Total Full Tax

PILOT  %  PILOT PILOT PILOT  PILOT Payment  Net

Year Abatement Amount Amount Amount Amount w/o  PILOT Exemption

1 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,326,521

2 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

3 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

4 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

5 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

6 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

7 90% 251,109 175,460 720,823 1,147,391 11,778,623 10,631,232

8 80% 502,217 350,919 1,441,646 2,294,782 11,778,623 9,179,129

9 70% 753,326 526,379 2,162,468 3,442,174 11,778,623 8,031,738

10 60% 1,004,435 701,839 2,883,291 4,589,565 11,778,623 6,884,347

11 50% 1,255,543 877,298 3,604,114 5,736,956 11,778,623 5,736,956

12 40% 1,506,652 1,052,758 4,324,937 6,884,347 11,778,623 4,589,565

13 30% 1,757,761 1,228,218 5,045,760 8,031,738 11,778,623 3,442,174

14 20% 2,008,869 1,403,677 5,766,583 9,179,129 11,778,623 2,294,782

15 10% 2,259,978 1,579,137 6,487,405 10,326,521 11,778,623 1,147,391

Total 12,806,542 8,948,443 36,761,964 58,516,950 176,679,352 115,419,997

* Local Tax Rate for Town/City/Village

B.  Sales Tax Exemption Benefit:

Estimated value of Sales Tax exemption: 25,520,000

Estimated duration of Sales Tax exemption: 12/31/2022

C.  Mortgage Recording Tax Exemption Benefit:

Estimated Value of Mortgage Recording Tax exemption: $1,989,000

D.  Industrial Revenue Bond Benefit

IRB inducement amount, if required: $0

E. Percentage of Project Costs financed from Public Sector sources:

Total Value of Incentives: $142,928,996.54 34.69%

Sources of Funds (Section IV.B.) $412,000,000.00

** All estimates are based on current tax rates.
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Attachment to COMIDA Application for Financial Assistance 

 

This Attachment is provided to address certain sections/questions related to the Application for 

Financial Assistance as applicable to co-applicant, Amazon.com Services LLC, being the joint-applicant 

(Co-Applicant) with USRE Manitou, LLC.  Amazon.com Services LLC, will be the tenant in the project 

facility to be constructed and owned by Co-Applicant, USRE Manitou, LLC.  Amazon.com Services LLC is 

submitting as Co-Applicant for the sole purpose of seeking a sales and use tax exemption for the 

purchase of certain items of machinery and equipment that it will ultimately own, but that will be 

installed within, the project facility.     

Section I. Subsection A: 

Amazon.com Services LLC 

410 Terry Ave. North 

Seattle, WA 98109 

 

FEIN:  82-0544687 

 

Contact Name:  Brad Griggs 

Title:  Senior Manager 

Phone:  646-927-6819 

Email: bgriggs@amazon.com 

 

Section II. Subsection B: 

 

C0-Applicant’s Legal Counsel (Tenant Company): 

 

Jonathan W. Giokas, Esq. 

Husch Blackwell LLP 

190 Carondelet Plaza, Suite 600 

St. Louis, MO 63105 

314-480-1713 

Email:  jon.giokas@huschblackwell.com 

 

Section II. Subsection C. 

 

Amazon.com Services LLC is a wholly-owned subsidiary of Amazon.com, Inc., a publicly-traded company.   

Amazon.com, Inc. lists Amazon.com Services LLC as a “significant subsidiary” in its annual 10-K filing with 

the SEC.  

Section II. Subsection F. 

 

Location:  Clay, New York 

 

  

mailto:bgriggs@amazon.com
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Section II. Subsection G. 

 

Co-applicant and Tenant, Amazon.com Services LLC, is evaluating whether the Project improves its 

competitiveness and provides its customers with low prices, vast selection, and convenience, and reserves 

the decision to finalize the transaction at the Site subject to the following: 

 

 Amazon.com Services LLC evaluation of alternative business case opportunities addressing its 

entire network, which includes, but is not limited to, costs, economic incentives, 

transportation efficiency, location/infrastructure, design of building type, available 

workforce, allocation of corporate capital and ultimately, receipt of Senior Management 

Approval. 

 

 Amazon.com Services LLC operations, capacity planning, transportation, human resources, 

real estate and economic development teams evaluate dozens of alternate geographies for 

future operational locations in any given year in response to increasing customer demand, 

and uses highly complex algorithms to respond to customer demand and the global 

movement of product to rapidly deploy location alternative solutions.   

 

 The cost benefit analysis of selecting any one particular site is weighed against the entirety of 

the network that the Applicant has developed and continues to improve with each location it 

develops throughout the United States.  This approach prevents any one particular site form 

dictating Amazon.com Services LLC network expansion strategy.  The Site will be evaluated 

against alternative opportunities throughout the United States that best optimize the entirety 

of the network.   

 

Should the Project move forward in Monroe County and subject to receipt of all required permits and 

approvals, it would ultimately involve the construction (and associated temporary employment of an 

estimated 300 +/- construction workers) with an estimated $100M in tenant expenditures in addition to 

the capital budget from USRE Manitou, LLC detailed in the application.  Additionally, should the Project 

move forward, Co-applicant and Tenant Amazon.com Services LLC would employ 1,000 full-time 

equivalent employees in various positions at the state of the art distribution/warehouse facility in Monroe 

County.  Wages associated with such employee positions at the facility will be competitive and provide 

for full benefits, including, but not limited to: medical, dental, vision, 401k, life insurance, vacation, 

parental leave, etc. 

Section III.  

 

Applicant has applied for a Local Tax Jurisdiction Sponsored PILOT.  The requested abatement schedule 

consists of the following proposed schedule: 

 

Years 1-7 90% abatement on new construction 

Years 8-15 declining by 10% each year thereafter (80%, 70%, 60%, 50%, 40%, 30%, 20%, 10%) 
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INVESTOR

USRE Manitou, LLC

TOTAL INVESTED

$412.0 Million

LOCATION

2600 Manitou Road,
Rochester, NY 14624

TIMELINE

15 Years

F1 FIGURE 1

Discounted* Net Benefits for USRE Manitou, LLC by Year
Total Net Benefits: $825,942,000
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USRE Manitou, LLC proposes to invest $412.0 million at 2600 Manitou Road, Rochester, NY 14624 over 15 years. COMIDA

staff summarize the proposed with the following: New distribution facility

T1 TABLE 1

Proposed Investments

Description Amount

CONSTRUCTION SPENDING

warehouse $280,000,000

OTHER SPENDING

Land $29,000,000

Soft costs $3,000,000

Non-Manufacturing equip $100,000,000

Total Investments $412,000,000

Discounted Total (2%) $412,000,000

May not sum to total due to rounding.

F4 FIGURE 4

Location of Investment

Report a map errorMap data ©2021

Proposed Investment

https://www.google.com/maps/@43.153728,-77.749386,15z/data=!10m1!1e1!12b1?source=apiv3&rapsrc=apiv3
https://maps.google.com/maps?ll=43.153728,-77.749386&z=15&t=m&hl=en-US&gl=US&mapclient=apiv3
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A cost-benefit analysis of this proposed investment was conducted using InformAnalytics, an economic impact model

developed by CGR. The report estimates the impact that a potential project will have on the local economy based on

information provided by COMIDA. The report calculates the costs and benefits for specified local taxing districts over the

first 15 years, with future returns discounted at a 2% rate.

T2 TABLE 2

Estimated Costs or Incentives

COMIDA is considering the following incentive package for USRE Manitou, LLC.

Description Nominal Value Discounted Value*

Property Tax Exemption $107,497,000 $97,030,000

Sales Tax Exemption $25,249,000 $25,249,000

Mortage Recording Tax Exemption $1,989,000 $1,989,000

Total Costs $134,735,000 $124,268,000

May not sum to total due to rounding. 
Discounted at 2%*

Cost-Benefit Analysis
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T3 TABLE 3

State & Regional Impact (Life of Project)

The following table estimates the total benefits from the project over its lifetime.

Description Direct Spillover Total

REGIONAL BENEFITS $980,002,000 $33,075,000 $1,013,077,000

To Private Individuals $913,262,000 $32,669,000 $945,931,000

Temporary Payroll $103,262,000 $32,669,000 $135,931,000

Ongoing Payroll $810,000,000 $0 $810,000,000

To the Public $66,740,000 $406,000 $67,147,000

Property Tax Revenue $55,377,000 N/A $55,377,000

Temporary Sales Tax
Revenue $1,285,000 $406,000 $1,691,000

Ongoing Sales Tax
Revenue $10,078,000 $0 $10,078,000

STATE BENEFITS $56,676,000 $1,981,000 $58,657,000

To the Public $56,676,000 $1,981,000 $58,657,000

Temporary Income
Tax Revenue $4,624,000 $1,568,000 $6,191,000

Ongoing Income Tax
Revenue $40,487,000 $0 $40,487,000

Temporary Sales Tax
Revenue $1,308,000 $414,000 $1,721,000

Ongoing Sales Tax
Revenue $10,258,000 $0 $10,258,000

Total Benefits to State &
Region $1,036,678,000 $35,056,000 $1,071,735,000

Discounted Total Benefits
(2%) $915,153,000 $35,056,000 $950,210,000

May not sum to total due to rounding.
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T4 TABLE 4

Benefit to Cost Ratio

The following benefit to cost ratios were calculated using the discounted totals.

Description Benefit* Cost* Ratio

Region $898,634,000 $110,869,000 8:1

State $51,576,000 $13,399,000 4:1

Grand Total $950,210,000 $124,268,000 8:1

May not sum to total due to rounding. 
Discounted at 2%

CGR has exercised reasonable professional care and diligence in the the production and design of the InformAnalytics™ tool. However, the data used is provided

by users. InformAnalytics does not independently verify, validate or audit the data supplied by users. CGR makes no representations or warranties with respect to

the accuracy of the data supplied by users.
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