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F
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A

L
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R

E
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A
N

D
S

O
C
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L

E
Q

U
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U
N
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IPA

L
T

O
O

L
B

O
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A
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X
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B
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ark C
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w

w
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ildredw
arner.org/restructuring/fiscal-stress.

C
ornell U

niversity: D
epartm

ent of C
ity and R

egional Planning

M
ay 10

th
–
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Y
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M

A
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onference     
–

Ithaca, N
Y

 



See m
ore inform

ation at http://w
w

w.m
ildredw

arner.org/restructuring/fiscal-stress.

C
O

R
N

E
L

L
U

N
IV

E
R

SIT
Y

2

A
genda

2018 N
Y

SC
M

A
 C

onference C
ontext

Tax C
ap R

esearch
Im

pacts of the Tax C
ap in N

ew
 York State

Lessons from
 O

ther States
Tax C

ap O
verrides: W

ho, W
here, and W

hy? 

Linking Fiscal Stress &
 Equity: A

 Toolbox
Landbanks and Land Trusts
Tax A

batem
ents and the D

atabase of D
eals

Paym
ents in Lieu of Taxes (PILO

Ts)
C

om
m

unity B
enefit A

greem
ents (C

B
A

s)





W
hat D

rives Local G
overnm

ent Fiscal Stress?





T
ax C

aps in O
ther States:

L
essons for N

ew
 Y

ork
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T
ax and E

xpenditure L
im

itations

Tax C
aps in O

ther States: Lessons for N
Y

S
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G
row

ing Im
pacts of the T

ax C
ap

Tax C
aps in O

ther States: Lessons for N
Y

S
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W
ho is A

ffected M
ost by the T

ax C
ap?

Tax C
aps in O

ther States: Lessons for N
Y

S

•
2.2%

 average annual property tax increase under cap, 4.2%
 w

ithout
•

30%
 shortfall in property tax, over $13 billion loss to N

Y
 localities

•
C

ounties w
ould lose 27%

 and C
ities w

ill lose 23%
 of property tax revenue

•
Tow

ns and V
illages, w

ho depend m
ore on the property tax, w

ill lose 34%
 and 

42%
 of property tax revenue. Total Shortfall

O
bserved

Projected
Shortfall

C
ity

48.9%
26.1%

-22.8%
C

ounty
53.7%

27.2%
-26.6%

Tow
n

62.2%
28.6%

-33.6%
V

illage
67.6%

25.9%
-41.7%

Total
57.5%

27.5%
-30.0%
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W
here is A

ffected M
ost by the T

ax C
ap?

Tax C
aps in O

ther States: Lessons for N
Y

S
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Short T
erm

 Im
pacts: C

uts U
nder T

ax C
ap

Tax C
aps in O

ther States: Lessons for N
Y

S

M
ajor E

xpenditure C
hange Per C

apita 2012-2015: C
ounties

-11.07%
-11.94%

-8.42%
-5.95%

-8.22%

-30%

-25%

-20%

-15%

-10%

-5% 0%
E

ducation
H

ealth
Social Services

C
om

m
unity 

Services
E

conom
ic 

D
evelopm

ent
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Fix the C
ap!

Fix the C
ap!
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Im
pacts of T

ax C
aps

Fix the C
ap!

•
Tax C

aps do not reduce expenditures in the long term

•
Tax C

aps increase use of revenue sources that are m
ore volatile 

(sales taxes), less transparent (im
pact fees), and m

ore regressive 
(user fees)

•
Tax C

aps disproportionally affect  counties and com
m

unities w
ith 

low
er incom

e and sm
aller populations

•
Tax C

aps force m
unicipalities to reallocate econom

ic developm
ent 

dollars to m
aintain m

andated services
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W
hat D

o O
ther States D

o?

Fix the C
ap!

•
Increase state aid to localities and schools

•
C

entralize fiscal responsibility for state m
andated services

•
Exem

pt infrastructure investm
ent from

 tax cap

•
Exem

pt em
ergency or disaster expenses

•
A

llow
 sim

ple m
ajority overrides

•
Exem

pt special districts



See m
ore inform

ation at http://w
w

w.m
ildredw

arner.org/restructuring/fiscal-stress.

C
O

R
N

E
L

L
U

N
IV

E
R

SIT
Y

15

D
esired R

eform
s to P

roperty T
ax C

ap

Fix the C
ap!

3% 29%

32%

35%

55%

55%

58% 67%

0%
25%

50%
75%

N
o D

esired C
hange

Include tax-exem
pt land in grow

th factor

Include PIL
O

T
S in grow

th factor

E
xem

pt special districts 

E
xem

pt pension paym
ents

E
xem

pt em
ergency / natural disaster expenditures

Set allow
able levy grow

th factor at 2%

E
xem

pt capital expenditures

Source: C
ornell U

niversity, Local G
overnm

ent Fiscal Stress in N
Y

S Survey, 2017, N
=878. 



O
verriding the P

roperty T
ax C

ap: 
W

ho, W
here, and W

hy?
O

verriding the T
ax C

ap: 
W

ho, W
here and W

hy?
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W
ho

is O
verriding?

O
verriding the P

roperty T
ax C

ap

G
overnm

ent Type
%

 Yes

A
ll

38%
C

ities
43%

C
ounties

43%
Tow

ns
39%

V
illages

34%

Source: C
ornell U

niversity, Local G
overnm

ent Fiscal Stress in N
Y

S Survey, 2017, N
=878. 

In the last three years, has your jurisdiction overridden the Tax C
ap?



N
Y

C
 Suburbs

W
here?
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W
hy / W

hy N
ot O

verride the C
ap?

O
verriding the P

roperty T
ax C

ap

W
hy did your jurisdiction decide to
override the Tax C

ap? (N
=330)

Source: C
ornell U

niversity, Local G
overnm

ent Fiscal Stress in N
Y

S Survey, 2017. M
ultiple responses allow

ed.

0%
25%

50%
75%

100%

U
ncertainty in 

B
udget Projections

M
aintain Longterm

 
C

apital Investm
ents

C
over Increasing 

C
osts for Em

ployee 
B

enefits

M
aintain Services

W
hy did your jurisdiction not 

override the Tax C
ap? (N

=548)

0%
25%

50%
75%

100%

Fear of R
etribution 

From
 the State 

G
overnm

ent

Voters O
ppose Idea 

of O
verride

For R
esidents to 

Q
ualify for Tax 

Freeze R
ebate

U
nnecessary to 

M
eet B

udget N
eeds

72%

60%

60%

55%

40%

33%

21%

18%
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O
verriding the T

ax C
ap Sum

m
ary

O
verriding the P

roperty T
ax C

ap

•
Fiscal Stress

•
C

utbacks in R
oad R

epair
•

Tax-exem
pt Property

•
Pushback N

arrative
•

Total Services Provided
•

%
 Expenditure –

Em
ployee 

B
enefits

•
N

Y
C

 R
egion

•
Job G

row
th

•
H

igh Tax Effort
•

B
elieve N

arrative of Inefficiency 
•

Subm
itted G

ovt. Efficiency Plan

M
ore L

ikely
L

ess L
ikely



W
e w

an
t to

 h
ear fro

m
 yo

u
!

W
hat reform

s w
ould you like to see in the Tax C

ap?

W
hy did your jurisdiction override/not override the Tax C

ap?

H
ow

 has the tax cap affected your jurisdiction? 
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W
hat C

an L
ocal G

overnm
ents D

o?
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Sources of L
ocal Fiscal Stress

2017 Fiscal Stress Survey R
esults

0%
20%

40%
60%

80%
100%

Population G
row

th
D

eclining Population
Poverty

Tax-exem
pt Properties

Sales Tax Volatility
Personnel C

osts: Salaries
Econom

ic D
evelopm

ent C
hallenges

A
ging Population

Personnel C
osts: Pension C

ontributions
A

ging Infrastructure
Personnel C

osts: B
enefits

Property Tax C
ap

State M
andates

Stagnant State A
id

Significant
M

oderate 
W

eak 
N

one
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L
inking Stress Sources to T

ools

A
 M

unicipal T
oolbox 

Link to full toolbox:
http://cm

s.m
ildredw

arner.org/p/280 

StressSource
%

 M
oderate or 

Significant Source
Tool

D
eclining

Population
53%

Land B
anks &

 Land Trusts
Econom

ic D
evelopm

ent 
C

hallenges
67%

Transparency in Tax 
A

batem
ents &

 C
B

A
s

Tax-exem
ptProperties

55%
Paym

ents in Lieu of Taxes 
(PILO

Ts)



O
verriding the P

roperty T
ax C

ap: 
W

ho, W
here, and W

hy?
L

and B
anks and L

and T
rusts
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L
and B

anks

W
H

AT ARE
LAN

D
 BAN

KS?

W
H

Y U
SE TH

EM
?

H
O

W
 D

O
TH

EY O
PERATE?

ARE TH
EY

SELF-SU
FFICIEN

T?

W
H

AT TO
O

LS D
O

 TH
EY 

U
SE?

$ 2M
new tax revenue

$ 28.4
return to the tax rolls

L
and B

anks &
 L

and T
rusts



L
and B

anks in N
Y

S

Source:N
ew
York

State
Land

Bank
Association

(2017).N
YS
Land

Banks:A
N
ew
N
ationalStandard.
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L
and B

anks and E
quity

L
and B

anks &
 L

and T
rusts

FirstTim
e
Hom

e
BuyerProgram

s
P
a
rtn

e
rsh

ip
s

w
ith

A
ffo

rd
a
b
le
H
o
u
sin

g
D
e
v
e
lo
p
e
rs

C
o
m
m
u
n
ity

A
rts

P
ro
g
ra
m
s

C
o
m
m
u
n
ity

G
a
rd
e
n
s
a
n
d
S
id
e
Lo
t
P
ro
g
ra
m
s

D
e
m
o
litio

n
s

Photo C
redit:

Syracuse 
C

om
m

unity
Land

B
ank and 

N
ew

burgh 
C

om
m

unity 
Land B

ank 
(2017)

S
ta
b
ilizin

g
V
a
ca
n
t
a
n
d
A
b
a
n
d
o
n
e
d
P
ro
p
e
rty



O
verriding the P

roperty T
ax C

ap: 
W

ho, W
here, and W

hy?
E

conom
ic D

evelopm
ent C

hallenges: 
T

ax A
batem

ent D
ata, P

IL
O

T
s, and 

C
B

A
s
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H
ouse of C

ards

E
conom

ic D
evelopm

ent C
hallenges

•
Political strategy –

Firm
 Poaching

•
Jobs jobsjobs-easy to point at a 
job creation num

ber
•

Let’s check the num
bers!

Tax is an anti-business environm
ent for 

the State of N
ew

 York…
 W

e have one of 
the w

orst tax structures in the nation…
 

N
either bodes w

ell for an econom
ic future.

-G
ov. C

uom
o in 

speech at 
C

ornell
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T
he G

reat G
A

SB
-77 

E
conom

ic D
evelopm

ent C
hallenges

•
G

A
SB

 77-standard for governm
ents to 

report tax break dollars (2017)
•

Som
e states require local governm

ent to 
follow

 G
A

A
P, N

Y
S is not one of them

•
C

ongruency and consistency issues
•

N
o job creation figures

•
Im

prove to allow
 adequate cost/benefit 

analysis
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N
Y

S-N
ational L

am
poon

E
conom

ic D
evelopm

ent C
hallenges

Source: G
ood Jobs First, “Subsidy Tracker 2”

Per C
apita A

batem
ents 

N
ew

 York State
$            207

42%
N

ebraska
$            188 

4%
Louisiana

$            106 
5%

Verm
ont

$              87 
1%

M
ichigan

$              82 
8%

M
issouri

$              80 
5%

C
onnecticut

$              47 
2%

W
ashington

$              44 
3%

Iow
a

$              44 
1%

O
klahom

a
$            44 

2%
Total

$            30 $9.7 billion

Per C
apita

A
batem

ents
R

eno
$         202 

2%
N

ew
 York C

ity
$         167 

83%
K

ansas C
ity 

$           43 
2%

San Jose
$           25 

1%
Las Vegas

$           20 
1%

H
ouston

$           20 
3%

C
hicago

$              5 
1%

Los A
ngeles

$              3 
1%

M
etro A

rea:
State:
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G
ive it to M

e Straight, D
oc

E
conom

ic D
evelopm

ent C
hallenges

Film

QEZ					

Brownfield	

START-UP	

IDA

Excelsior

L.I	Housing			

Empire	Zones	

Urban	Youth	

Other

Source: G
ood Jobs First, “Subsidy Tracker 2”
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T
he B

iggest L
oser

E
conom

ic D
evelopm

ent C
hallenges ´

M
inim

um
 film

 or post production activity to qualify

´
N

o individual $$ 

´
Large quantity of projects in city 

´
Long existing m

ajor film
 industry cluster in N

Y
C

´
Very poor R

O
I and Econom

ic Im
pact

´
Projects w

ill film
 m

inim
um

 qualifying tim
e at 

location and post-produce elsew
here

Source: G
ood Jobs First, 

“Subsidy Tracker 2”

R
egion

# Film
 

C
redits

N
Y

C
76%

M
SA

90%
N

Y
S Total

202
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Start m
e up

E
conom

ic D
evelopm

ent C
hallenges

´
STA

RT-U
P N

Y
 –

The new
 Em

pire Zone

´
75%

 in N
Y

C

´
$222,800 per job

´
1,135 Total Jobs created

´
$101,000,000 –

2017 Incentives

´
$54 m

illion –
1

stYear A
dvertising

´
$31,000,000 -com

m
unity investm

ent

“Firm
s are pre-revenue, they are not and should not be concerned 

w
ith tax rates at this point,” --C

aitlin Schickle
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Start m
e up

E
conom

ic D
evelopm

ent C
hallenges

´
STA

RT-U
P N

Y
 –

The new
 Em

pire Zone

´
75%

 in N
Y

C

´
$222,800 per job

´
1,135 Total Jobs created

´
$101,000,000 –

2017 Incentives

´
$54 m

illion –
1

stYear A
dvertising

´
$31,000,000 -com

m
unity investm

ent

“Firm
s are pre-revenue, they are not and should not be concerned 

w
ith tax rates at this point,” --C

aitlin Schickle
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In A
ll Seriousness

E
conom

ic D
evelopm

ent C
hallenges

´
Tax A

batem
ent is ram

pant in N
Y

S

´
Theory says bad deal, data cannot support 
conclusions

´
D

atabase of D
eals -Pushed by governm

ent 
w

atchdogs
´

B
i-partisan support

´
Specific am

ounts tax not collected and jobs 
created

´
D

id not pass this round of budget 

´
C

ontinue discussion to im
prove spending 

transparency
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T
w

o Solutions –
P

IL
O

T
S / C

B
A

s

E
conom

ic D
evelopm

ent C
hallenges

“If corporations just got a w
hopping tax cut -from

 35%
 to 

21%
 -do they really need all of these tax breaks -w

ould be 
m

uch easier to deliver services at the local level if these 
dollars are not w

asted w
ith subsidies and abatem

ents” 

–
R

on D
eutsch, D

irector of Fiscal Policy Institute

•Infrastructure? H
ousing? 

•Shift subsidy from
 film

 
•Standardize use of C

om
m

unity B
enefit A

greem
ents and 

PILO
Ts in conjunction w

ith tax abatem
ents
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W
hat is a P

IL
O

T
?

P
aym

ents in L
ieu of T

axes

Tax A
batem

ent
Service A

greem
ent

Avoid
paying som

e or all 
local property

taxes
C

ontribute w
hen tax-

exem
pt institutions

N
ET LO

SS
N

ET G
A

IN
G

oal: Encourage 
developm

ent
G

oal:C
om

pensate for 
public services

Voluntary paym
ents m

ade by tax-exem
pt property ow

ners or users 
to com

pensate for all or part of lost property tax revenue.
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Fram
ew

ork to E
stablishing a P

IL
O

T

P
aym

ents in L
ieu of T

axes

•
A

d-hoc vs. System
atic

C
onsistency

•
C

arrot vs. Stick
L

ocal G
overnm

ent 
L

everage

•
Short-term

 vs. O
ngoing

Tim
efram

e

•
Flexible vs. Specified

Paym
ent 

D
eterm

ination
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W
hy

E
stablish a P

IL
O

T
 in N

Y
S

P
aym

ents in L
ieu of T

axes

1.
Local governm

ent reliance on property tax revenue
-

Property tax is 30%
 of total revenue for local governm

ent in N
ew

 York
-

Property tax is 58%
 of local revenue for N

Y
S Tow

ns
-

PIL
O

Ts raise revenue for vital public services

2.
O

ffset tax burden of local residents
-

Local property tax rates go up to com
pensate for tax-exem

pt property
-

M
any users of nonprofit services m

ay not be local
-

PIL
O

Ts directly addresses fiscal stress from
 a root source

3.
Shifting role of non-profits
-

M
any are regional econom

ic drivers (especially edsand m
eds)

-
C

reating increased instead of decreased burden of service provision
-

PIL
O

Ts create opportunities for collaboration around shared goals 
betw

een local governm
ent and non-profits
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C
ase Studies

P
aym

ents in L
ieu of T

axes

O
sw

ego C
ounty

(W
ind Projects)

2017

Boston
(PILO

T
Program

)
2017

C
onsistency

System
atic

System
atic

G
overnm

ent Leverage
Stick

C
arrot

Tim
efram

e
O

ngoing
O

ngoing

Paym
entD

eterm
ination

Full am
ount of foregone 

taxes
25%

 of foregone taxes

Tax-Exem
pt Property 

Value
-

$13.9 B
illion

R
equested Paym

ent
Full foregone tax am

ount
$49.5 B

illion

Paym
ent A

m
ount

Full foregone tax am
ount

$32.4
m

illion
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Services and C
om

m
unity B

enefits A
greem

ent

C
om

m
unity B

enefits A
greem

ents

Tax-exem
pt Land

Econom
ic D

ev. 
C

hallenges

PIL
O

Ts
C

B
A

s
SIL

O
Ts

L
egal agreem

ent betw
een stakeholders:

•
C

om
m

unity m
em

bers, developers, 
and local governm

ent 

O
ffset negative im

pacts by securing 
benefits for directly affected residents.

Institutions of interest:
•

N
on-profits
•

Eds&
 M

eds
•

R
enew

able energy
•

H
istoric re-developm

ent



See m
ore inform

ation at http://w
w

w.m
ildredw

arner.org/restructuring/fiscal-stress.

C
O

R
N

E
L

L
U

N
IV

E
R

SIT
Y

44

L
inking Fiscal Stress &

 E
quity

A
 M

unicipal T
oolbox 

Tool
R

esult
à

Fiscal Stress
R

esult à
E

quity

Land B
anks

G
row

 and preserve local tax 
base.

C
om

m
unity program

m
ing and 

com
m

unity land trusts.

Tax A
batem

ent 
Transparency

D
ecrease m

isused, or w
asted, 

econom
ic developm

ent funds.

Transparency in local 
spending, and hold governm

ent 
accountable.

PILO
Ts &

 
C

B
A

s

A
lign costs of service 

provision; reduce burden on 
local governm

ent for econ dev.

N
ew

 contributions decrease 
com

m
unity burden; benefit 

local com
m

unity
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T
h

an
k

yo
u

See handout for all publications
A

ll available at w
w

w
.m

ildredw
arner.org

2018 N
Y

SC
M

A
 C

onference


