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INTRODUCTION
West Virginia’s Economic Development Competitiveness
West Virginia benefits from a reasonably competitive economic development posture developed
in recent years. This is evidenced by a number of announcements in the last few years of major
new industrial/business facilities and expansions of existing facilities in the state which include,
but are not limited to:
-

Nucor Corporation announced a major project locating in Mason County, West
Virginia. This will be a state-of-the-art facility that will annually produce three million
tons of sheet steel. The total planned capital investments will be $2.7 billion with 800
direct jobs and hundreds of indirect jobs.

-

In 2022 PepsiCo Beverages of North America and Frito-Lay North America announced
investments in two state-of-the-art facilities. One will be a $16.5 million, 100,000
square foot distribution facility in Ona, West Virginia The other is a 70,000 square foot
distribution facility in Scott Depot, West Virginia. These two facilities will create a
total of 185 new jobs.

-

Green Power Motor Company Inc. announced that it will build a facility to manufacture
zero-emission, all electric school buses in Charleston, West Virginia. This represents a
major advancement for the state in the electric vehicle industry sector, and will create
up to 200 new jobs, when manufacturing begins, and up to 900 new jobs when
manufacturing capacity is at its maximum level.

-

Northrop Grumman Corporation announced the creation of a new, high technology
missile integration facility in the state. This project will support the production of up to
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600 strike missiles per year. This facility will incorporate the latest technology in
automated digital manufacturing, utilizing smart manufacturing equipment and
modular work cells.
-

Columbia Care Inc. announced that it will being agricultural cultivation operations at
its facility in Falling Waters, West Virginia. This represents a significant step forward
for West Virginia. in the agribusiness industry sector.

-

Gruppo Fanti, an Italian metal packaging company announced the opening of its first
U.S. based plant in Weirton, West Virginia. which will create 40 new jobs and involve
capital investments of $30 million.

-

Mitsubishi Heavy Industries Aviation Group announced an expansion of its facility
which will add 240 new jobs in the aerospace industry sector.

-

Clorox Company announced a new manufacturing facility which will create 100 new
jobs and involve capital investments of $190 million. This represents a major expansion
in the chemical industry sector.

This list illustrates many significant economic development announcements in the last few
years and offers insight into the long-term economic benefits investment brings to West Virginia.
Attachment A further details new and expanded business and industrial facilities in West Virginia
from 2017 to the present. Suffice it to say West Virginia should be proud of its economic
development successes over the past five years and beyond.
Despite this success, the state’s competitive position can be better. Continuous
improvement and evaluation are at the core of long-term success, and West Virginia should be no
exception. As a preliminary indicator that the business and economic development climate in West
Virginia can improve, one can reference to number of third-party rankings of the business and
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economic development climates for the United States. Such reports are researched and prepared
each year. A sampling of these third-party rankings, clearly shows room for improvement in the
business and economic development climates in West Virginia:
-

The Tax Foundation is a nationally regional source of expertise in evaluating the
competitiveness of the states regarding tax policy. In 2022 West Virginia ranked twenty
first in the nation in the State Business Tax Climate Index.

-

Site Selection magazine is one of the two leading publications for the site selection
consulting and business recruitment industries. This directly impacts site selection
consultants’ initial thinking as to desirable locations for the companies they represent
in evaluating locations for new business and industrial facilities. In 2022 West Virginia
ranked twenty first in the overall Business Tax climate by Site Selection.

-

Of more significance is West Virginia’s standing in rankings of states in the South
Atlantic Region. This region includes the states of North Carolina, Georgia, South
Carolina, Virginia, Florida, Delaware, West Virginia, and Maryland. This is critically
important, in that site selection consultants often evaluate locations for new corporate
facilities in one area of the country. In its 2022 ranking, Site Selection ranked the
Mountain State as seventh among eight states in this South Atlantic region.

-

As to rankings more broadly viewed by the general population and more importantly
by corporate executives, CNBC is an often referenced as a credible business source.
CNBC’s ranking of the Top States for Business in 2021 positioned West Virginia as
number forty-seven.

These rankings are not intended to imply that there is “gloom and doom” in West Virginia.
As earlier noted, West Virginia has enjoyed notable successes in recruiting new and expanding
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existing business and industrial projects. But any state, regardless of its overall business and
economic development climate at present, should maintain a dynamic approach toward future
growth. This is certainly the case for West Virginia.
The purpose of this analysis by Sanford Holshouser Economic Development Consulting
LLC (“SHEDC”) is to evaluate current tax policy identified as a possible competitive
disadvantage, and to make appropriate, and well-founded findings and recommendations regarding
this matter.
West Virginia’s constitutionally mandated Tangible Personal Property tax provides for
a six percent tax on manufacturers’ inventory, machinery, and equipment (the “Subject Tax”).
Based on research by Nexsen Pruet, this is a unique and burdensome tax imposed on manufacturing
operations in West Virginia. Among the most common states with whom West Virginia competes
for economic investment, none apply the Subject Tax on manufacturers as prescribed in West
Virginia. Instead, West Virginia’s primary competitor states either do not have a similar tax at the
state level or offer relief through broad form exemptions for manufacturing inventory, machinery,
and equipment.
Historically, the Subject Tax has been known to be a significant issue for the state, which
impedes recruitment of manufacturing facilities. This sentiment is outlined in countless tax studies
and commentaries.
- Most recently a working document prepared by West Virginia Forward in collaboration
with West Virginia University noted the following: “Concerns related to the taxation of
tangible personal property (TPP) in West Virginia have been a recurring theme in studies
that analyzed the state’s potential for growth and economic competitiveness over the past
couple decades. TPP in West Virginia comprises machinery and equipment, inventory, and
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motor vehicles. A number of industry and business leaders and economic development
professionals cite TPP taxes as one of the top challenges for business growth, attraction
and retention…. these taxes disincentivize capital investment. West Virginia is in the
minority of states that tax business inventory. It also levies TPP taxes on machinery and
equipment while a neighboring state replaced these taxes with an alternative tax intended
to be more attractive to capital-intensive businesses. State business recruiters maintain that
the elimination of such taxes would make the state more competitive.”
- In his State of the State address on January 8, 2020, Governor Jim Justice noted the
following: “Jobs in this state are good. There’s no question that they’re moving in the right
direction and they’re good. Here’s something that I want everyone to know. The business
inventory and machinery tax is holding us back in some areas. We need to try to find a
solution to where we can either get on a glide path or quickly get on a better glide path to
eliminate that tax…”
- A recent news article in The Parkersburg News and Sentinel dated January 7, 2020,
recognized that this has been a longstanding, well recognized impediment to the
recruitment of manufacturing operations. It stated “(t)he business and inventory tax has
been a target for over 20 years. A report to former Governor Cecil Underwood in 1999
recommended the tax be eliminated, as did a task force created by former Governor Joe
Manchin in 2006.”
- After extensive research commissioned by the Manchin Administration in 2006, then
Governor Manchin was presented with the “2006 Report to Governor Joe Manchin III by
the West Virginia Tax Modernization Project.” This was a thorough analysis of a full range
of state and local taxes and the impacts those taxes have on the competitiveness of West
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Virginia in recruiting company facilities, and of the greatest importance high value
manufacturing operations. It notes in pertinent part that West Virginia’s tax on business
inventory and machinery equipment is not competitive with other nearby states. It
recommends that rather than continuing the Subject Tax, local governments should be
allowed to set taxes and rates based on their own individual needs and competitive
positions.
It was the desire of the West Virginia Manufacturer’s Association (“WVMA”) to evaluate
the impacts of the Subject Tax more fully, vigorously, and impartially, and update previous
impressions. For that reason, this study was commissioned by the WVMA.

SCOPE OF WORK

The scope of work was designed to provide as broad of a range of input regarding the
Subject Tax as possible. Only by consultations with various groups of people who are in business
or who work with economic development matters, can one develop a true perception of the
potential negative impacts of the Subject Tax. In addition, it is advisable to evaluate this Subject
Tax against comparative tax policies in states which are competitors with West Virginia in
business recruitment efforts. Lastly, in evaluating the impacts of the Subject Tax one must evaluate
the costs to West Virginia, and localities in the state, that might result from negative impacts of
this tax. Certainly, the Subject Tax creates a significant flow of revenues, but to what extent are
those revenues more than offset by economic and fiscal losses caused by the Subject Tax.
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So, a scope of work was developed and targeted to soliciting input critical to evaluating in
an objective manner whether the Subject Tax should be revised, repealed, or left in place as it
currently exists.
Consequently, the following scope of work was recommended by SHEDC and directed by
the WVMA:
-

Complete a targeted comparison of corresponding tax structures among states with
whom West Virginia regularly competes. While it might be academically interesting to
compare tax policies in West Virginia to states such as California and New York, West
Virginia seldomly competes for business/industrial recruitment projects with those
states. Therefore, the comparison of tax policies with other states is focused on
Kentucky, Tennessee, North Carolina, Ohio, Pennsylvania, and Virginia. Certainly,
West Virginia may occasionally compete with states other than these, but the states
identified are the states with which West Virginia most often competes, and as a result
the comparisons of tax policy between West Virginia and those states are most relevant.

-

The comparison of tax policies between West Virginia and its primary competitor states
was targeted to taxation of manufacturing inventory, machinery, and equipment. One
could look at multiple levels and types of taxation in West Virginia compared to the
competitor states however the scope of this analysis is limited to the Subject Tax, which
was appropriate in that this tax was preliminarily seen as one of West Virginia’s most
serious competitive disadvantages.

-

In evaluating impacts of the Subject Tax, the primary focus was on impacts it has, if
any, on attracting business/industrial facilities within several identified manufacturing
sectors. Those industry sectors included aerospace, chemical, plastics, electric vehicles,
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automotive, and green industry. There are three reasons for focusing on those industry
sectors. First, as seen in a review of recent economic development announcements,
West Virginia has had recent successes in recruiting these industry sectors. Secondly,
these are high value industrial sectors which bring strong levels of capital investments
and significant numbers of jobs. Lastly, West Virginia is well suited for these industry
sectors, and targeting these industry sectors for this analysis was of particular
importance to identifying industry representatives and site selectors in order to
accurately develop an economic and fiscal impact analysis.
-

With the above parameters in mind, initial work involved interviewing site selection
consultants whose influence is critically important to companies considering new
locations for business/industry facilities. If site selectors have a negative impression of
a state or a locality, they simply will not bring their clients to consider sites in those
locations. Inversely, if they have a positive perception of a state or a locality, they may
bring multiple companies considering a location for a new business/industry facility to
those locations. In these interviews primary attention focused on site selection
consultants who have in the recent past had clients which considered locations in West
Virginia, in addition to other surrounding states.

-

Interviews were also conducted with the West Virginia Department of Economic
Development leadership and staff to gain insight into the current targeted industry
sectors, the most relevant site selection consultants they have worked with and their
insight into the Subject Tax and their current methodology to help West Virginia
remain competitive.
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-

At the request of the WVMA, a number of member manufacturing companies were
interviewed to ascertain their knowledge of the Subject Tax, explore its implications to
those existing West Virginia manufacturers, and ask a series of important questions
dealing with the business climate of West Virginia and their ability to grow, expand
and reinvest in West Virginia. A summary of those comments is provided in the report.

-

SHEDC, in conjunction with Dr. Henry Lowenstein, President of Research and
Consulting Services LLC prepared an economic and fiscal impact analysis. Using a
proprietary computer model, Dr. Lowenstein computed the direct, indirect, and induced
economic impacts of what it would cost West Virginia and a locality within the state if
just one major manufacturing facility was lost due to the impacts of the Subject Tax.
Added to this were the lost fiscal (tax) impacts of losing one company siting. A
representative company profile was developed based on companies which have
traditionally considered a location in West Virginia. The importance of this analysis is
as follows. Obviously, the repeal of the Subject Tax would result in a loss of revenue,
to the extent that those revenues were not replaced by another source of tax revenues.
But one has to address the question of what the losses of revenues to the state and
localities in the state are if this Subject Tax is in part or solely causing some
manufacturing facilities to choose to not locate in West Virginia. Or looked at another
way, what additional gains could be realized by the state and localities if more
manufacturing facilities chose to locate in West Virginia, based in part on the repeal of
the Subject Tax. A full understanding of economic impacts is important to future policy
discussions.
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-

It is a political and fiscal reality that the Subject Tax cannot be repealed if there is no
way to replace the revenues which would be lost because of that repeal. To contemplate
the possible repeal of the Subject Tax requires that there must be some way to create
another revenue stream to replace that loss. SHEDC utilized its experience as site
selection consultants and consultants to economic development programs in other
states to evaluate a source of tax revenues that would replace the revenue stream which
would be lost by repealing the Subject Tax, and which would not create another
competitive disadvantage for West Virginia.

-

A draft of a final report was prepared and reviewed by representatives of the WVMA
with a final report subsequently prepared and submitted to the WVMA.

COMPARISON OF TAX POLICIES OF KEY COMPETITOR STATES

There is no question that in regard to certain manufacturing site selection projects the
presence of the Subject Tax negatively impacts the potential for West Virginia to successfully
recruit those projects, if one or more of the state’s competitors does not impose a similar tax or a
similar tax at the levels of the Subject Tax in West Virginia.
That is not to say that West Virginia will not have any successes in recruiting large, highly
impactful manufacturing projects. There are certain projects for which West Virginia offers certain
advantages that the recruitment prospects, will disregard the competitive disadvantage of the
Subject Tax. In some instances, there may be negotiated competitive advantages in favor of West
Virginia which outweigh the negative impacts of the Subject Tax.
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One might also contend that certain advantages present in West Virginia are so compelling
that they will routinely outweigh any disadvantages of the Subject Tax. For example, there may
be superior sites or buildings available in West Virginia, great transportation connections,
competitive labor costs, etc. But most often, by the time a company reaches the point in a site
selection project that it is ready for a final decision, there are typically sites in more than one state
which are “neck and neck” competitors for the project. At that point, even one distinguishing factor
such as the Subject Tax can cause West Virginia to lose an important project.
Consequently, it is relevant to consider whether key competitor states to West Virginia
have one or more taxes similar to the Subject Tax. Tax structures of competitor states were
evaluated by a lead tax attorney with the law firm of Nexsen Pruet. The following is a chart that
shows which, if any, of the key competitor states of West Virginia have one or more taxes similar
to the Subject Tax. Below is a chart that shows a comparison of the identified competitor states
as to whether they impose a state tax on manufacturing business equipment and machinery, and
inventory.
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Notes:
1. KY Manufacturing – machinery that is used for manufacturing, products in the course of
manufacture, and raw material for the purpose of manufacture are subject to ad valorem
taxation for state purposes only. There are no county, city, school, or other local taxes on
manufacturing machinery and equipment per KY Rev. Stat. § 132.200(4). Copy of statute
attached. Rate is technically – 15 cents per each $100 of value.
2. KY Inventory – owners of certain business inventory are required pay ad valorem tax for
state purposes on goods held for sale in the regular course of business. Similar to machinery
and equipment, this select inventory is not subject to county, city, school, or other local
taxes. See KY Rev. Stat. § 132.200(14), (16)-(17), (22)-(23), and (25). Rate is technically
– 5 cents per each $100 of value.
a. Taxable business inventory includes:
i. machinery and equipment held in a retailer's inventory for sale or lease
originating under a floor plan financing arrangement;
ii. motor vehicles consigned to a licensed motor vehicle dealer or motor
vehicle auctioneer, even if the vehicle's title is still held by the consignor;
iii. recreational vehicles held for sale in a retailer's inventory;
iv. raw materials, including distilled spirits and distilled spirits inventory;
v. in-process materials, including distilled spirits and distilled spirits
inventory, held for incorporation in finished goods held for sale in the
regular course of business; and
vi. prefabricated homes held for sale in a manufacturer's or retailer's
inventory. See KY Rev. Stat. § 132.020.
3. TN Manufacturing – Assessed and administered at the County and municipality, but the
State sets some of the rates.

At Attachment F is a more detailed matrix which compares how manufacturing equipment
and machinery, and inventory is taxed at the state or local levels among the competitor states.
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There is no question that West Virginia stands out very dramatically as to its level of
taxation of those categories of property. One can easily see that this is a competitive disadvantage.

COMMENTS OF OTHERS ON SUBJECT TAX

West Virginia Department of Development Interview Comments
A number of interviews were conducted with the current leadership and staff during the
months of February and March of 2022. The West Virginia Department of Economic Development
(WVDED) was extremely helpful and cooperative in providing their perspectives of the Subject
Tax. Their perspective remains that the Subject Tax on manufacturers for equipment, materials
and inventory remains burdensome for both prospective firms considering West Virginia and
existing West Virginia manufacturing companies. Over the years, some minor tax offsets have
been created, however those offsets are cumbersome to implement, hard to estimate the value of
the savings and complicated transactions. It was related to the consultant that this is especially true
with the inventory side of this tax, the calculations for goods in process, raw materials and finished
goods staying in West Virginia are difficult to calculate and burdensome.
In order for the WVDED to compete for new projects with other states, a Payment in Lieu
of Taxes (PILOTS) incentive mechanism was developed to offset the Tangible Personal Property
tax. These PILOTs effectively reduce or may eliminate the Subject Tax over a number of years
but in and of themselves and are burdensome, since PILOT’s must seek approvals from multiple
County agencies, are expensive and costly to develop and can be time consuming to administer.
Historically, a great deal of West Virginia’s manufacturing base is geographically located along
its border counties to other states. Therefore, the competition exists with states such as Ohio,
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Virginia, Kentucky, Pennsylvania and Maryland for new investments. The fact that these states
either have no similar Subject Tax or are able to abate a similar tax makes it hard for West Virginia
cities such as Huntington, Parkersburg, Wheeling, Weirton, Bluefield or the cities in the Eastern
Panhandle to compete for new projects. Only through the use of significant PILOT agreements has
West Virginia been able to win new investments, some of those recent wins include Macy’s
Distribution Center expansion, Proctor and Gamble, NUCOR Steel, Rockwool, Clorox
Manufacturing and HINO Motors. West Virginia, just like other states, does not win every project
they compete for, and other reasons come into play with those decisions. Some of those do not
revolve around tax policy, such as, having developed sites with all infrastructure in place,
substantial grant incentive funding that can be used for any purpose and substantial funding for
workforce training for new employees.
Lastly, the WVDED is seeking to develop cluster economies around certain industries,
such as, automotive, green industries, advanced manufacturing, and plastics with smaller second
and third tier size companies. These investments are generally in the $2 million to $10 million
range, requiring smaller sites and buildings and create 25 to 50 new jobs for West Virginia
communities. West Virginia can be extremely competitive for these size capital investments. These
smaller investments can play a significant role in West Virginia’s future however, again, the
Subject Tax is placing West Virginia at a disadvantage for smaller investments. PILOT agreements
for smaller scale projects type investments become too expensive to develop and implement.
More details regarding the WVDED interviews can be found in Attachment B.

16

National Site Selection Consultants Interview Comments
The WVMA asked the SHEDC consultant team to contact several national site selection
consultants to be interviewed regarding the West Virginia subject tax policy on the Tangible
Personal Property tax on manufacturing machinery, materials, and inventory. We were able to
interview six (6) national site selection consultants out of the nine (9) asked to comment on a set
of questions dealing with not only the subject tax policy but also on the West Virginia business
climate for new investment. Each of the consultants selected were recommended by the West
Virginia Department of Economic Development as having knowledge about West Virginia and
recently considered the state for a prospective company.
A list of questions was used to probe for information and the responses given by the
consultants. Information gathered was not intended to be used for quotes or testimonials but to
aggregate the responses to be used for messaging and general information when it comes to
potential conversations with the WVMA, other statewide business organizations, the West
Virginia Department of Economic Development and West Virginia Legislative Leadership.
Answers to the questions and additional comments and recommendations by the site selection
consultants are captured in Attachment C.
The site selection consultants responding were candid and open in their responses and
offered great suggestions beyond the questioning and their answers. Most all consultants
concluded the West Virginia tangible personal property taxes were a distinct disadvantage for West
Virginia to be competitive for new investments. A few were not completely aware of the subject
tax or its financial implications to a company, though it was not necessarily a non-starter for West
Virginia to remain under consideration for new investment projects, the consultants were familiar
with the use of PILOTS (Payments in Lieu of Taxes) or FILOTS (Fees in Lieu of Taxes). Many
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other states use those legal frameworks or mechanisms as possible financial incentives with other
state tax liabilities.
Several other reasons were also cited as why projects didn’t move forward to a successful
West Virginia location, such as, lack of ready sites with all utilities, lack of labor data to support
jobs in more rural areas, no MEGA Sites (500 - 1,000 acres or more) being developed in West
Virginia for larger investment projects and in general a lack of overall utility infrastructure capacity
that met the company’s requirements.
Most site selection consultants concluded that states surrounding West Virginia appeared
to have better tax climates or at minimum had better tax incentives or no personal property taxes
at all for manufacturing processes.
Overall, the site selection consultants were aware that West Virginia has made large strides
to improve the overall tax policies of the state and West Virginia ranked fair in comparison to other
states tax policies. Most used the annual Tax Foundation rankings as a resource guide for
comparisons and general guidelines. As of 2021, West Virginia ranked number #21 in overall state
tax policy comparisons by the Tax Foundation state rankings.

WVMA Member Company Interview Comments
West Virginia and SHEDC sent invitations to twelve (12) WVMA Member Manufacturing
Companies, both large and small in size, to be interviewed regarding the West Virginia tax policy
on the Tangible Personal Property tax on manufacturing machinery, materials and inventory. We
were able to interview ten (10) member Companies with answers and comments on a set of
questions dealing with not only the subject tax policy but the West Virginia business climate for
new investments. Each of the Member Companies was recommended by the WVMA.
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Information gathered was not intended to be used for quotes or testimonials but to
aggregate the responses to be used for messaging, recommendations, and general information
when it comes to potential conversations with several West Virginia business organizations, the
West Virginia Department of Economic Development, West Virginia Legislative Leadership and
the WVMA Board. Any testimonial statements would need to be gathered by the WVMA with
permission of the specific individual and member company.
Responses for each question were captured and all information and perspectives offered by
the WVMA Member Company representatives are detailed in Attachment D. Please note, during
the time frame interviews were conducted the Constitutional Amendment on the subject tax was
then being identified as Amendment One. Since then, that reference has been changed to
Amendment Two.
Most WVMA member companies were aware of the Constitutional Amendment dealing
with their personal property tax implications and most were able to offer an approximate amount
they had an obligation to pay each year. So, they knew what that tax burden was in real financial
liability to them and how it affected their decisions on new equipment replacements and their
inventory status of materials and finished product.
Only a few were not familiar with where the personal property tax funds went after being
collected by the state. Those that knew the local school systems received the majority of the tax
wanted to be sure that the school systems would not be adversely affected by the tax elimination
and the state legislature had a fair and equitable solution to replace those taxes for the local school
systems. Many member company representatives realized the local schools provide the critical
pipeline of employees for replacements needed and new workers as their companies grew. It was
emphasized that their companies were ingrained in the community, solidly supported many
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community activities and community fundraising and wanted to avoid any negative feedback upon
them for supporting the Constitutional Amendment. The member company representatives were
anxious to know more definitive information to answer questions on replacement of those funds
from local residents in their communities to ease any concerns on the school funding revenues.
Most members had a variety of good alternative uses for the subject taxes they currently
pay, such as acquiring new manufacturing equipment, additional training for workers, expansion
plans for new manufacturing plant facilities and warehousing and a variety of other capital
expenditures for new growth. When asked about the West Virginia business climate, most were
pleased with the state of the current business climate and realized West Virginia has made many
improvements to both overall tax policy and regulatory and environmental oversite. There were a
number of recommendations made by them for additional improvements that could be made.
Workforce training was mentioned by some to deal with the retirements of many existing
employees and recruiting of key employees for critical management and leadership positions.

ECONOMIC AND FISCAL IMPACTS ANALYSIS
If one reaches a conclusion that the Subject Tax is unique among West Virginia’s key
competitor states, and that it represents a competitive disadvantage for West Virginia’s efforts to
recruit manufacturing facilities to the State, the next question is that of impacts. That is to say, if
the presence of the Subject Tax, either alone or in conjunction with other factors, leads one or more
companies to not locate a major manufacturing facility in West Virginia, what is lost by this. Or
in a more positive vein, if the Subject Tax was repealed and replaced with another source of
revenues that does not create a competitive disadvantage with West Virginia’s key competitive
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states, what more in the way of economic and fiscal impacts could be realized by the State,
localities in the state, and West Virginia citizens.
To quantify these impacts, SHEDC partnered with Henry Lowenstein, Ph.D., the founder
and owner of Research and Consulting Services LLC to conduct a rigorous and conservative
analysis of the economic and fiscal impacts of a representative manufacturing operation choosing
a location in West Virginia. This analysis was developed by way of a proprietary computer model
developed by Dr. Lowenstein, the RCS Model ©. All direct, indirect, and induced economic
impacts and all fiscal impacts were analyzed. A copy of this full economic and fiscal impact
analysis is at Attachment E to this report. The following summarizes the process of this analysis
and its key findings.
For this analysis, SHEDC with input from WVMA, conducted research on several projects
that considered the state but chose to locate elsewhere. SHEDC analyzed such projects, discarded
smaller ones and derived a sample project that represents an average of two that blended a midsized project with a larger one. The representative manufacturing project profile for this analysis
is below:
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These factors were input into the RCS Model© on which to estimate economic and fiscal
impacts.
The following charts summarize the estimated total economic impact of the
representative manufacturing plant and investment previously described. Employment from
capital investment (construction) is transitory in nature as workers are typically out of area and
depart once construction is completed. The economic impact of capital construction varies with
the project schedule and fades once the project is completed. Thus, we present estimated economic
impact as a onetime stimulus.

TOTAL ESTIMATED NET CAPITAL INVESTMENT
ECONOMIC IMPACT AT COMPLETION
(RCS Static Model)

1, 2

1

indirect business impacts -- business growth/decline resulting from changes in sales for suppliers to the directly
affected businesses (including trade and services at the retail, wholesale and producer levels) (see; Greg Weisbrod
and Burton Weisbrod, Measuring Economic Impacts of Projects and Programs, ECONOMIC DEVELOPMENT
RESEARCH GROUP (BOSTON, MA), April 1997 at 5.
2
induced business impacts -- further shifts in spending on food, clothing, shelter and other consumer goods and
services, as a consequence of the change in workers and payroll of directly and indirectly affected businesses. This
leads to further business growth/decline throughout the local economy. (see; Id.)
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Continuing/annual economic impacts derived from employment, inclusive of the indirect
and induced multiplier calculations are as follows:
ANNUAL EMPLOYMENT AND NET COMPENSATION
ESTIMATED ECONOMIC IMPACT
(RCS Static Model)

The total continuing/annual economic impacts derived from employment and capital
investments; inclusive of the indirect and induced multiplier calculations are as follows:

TOTAL ESTIMATED ECONOMIC IMPACT
AT COMPLETION (Year One Snapshot)
(RCS Static Model)
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SHEDC’s and Dr. Lowenstein’s fiscal impact estimates are composed of two
elements: (1) Fiscal estimate from RCS’ per capita model via employment headcount, and
(2) Direct taxes paid by a firm such as corporate income, sales, excise taxes, etc.). In this
model, the Direct Taxes used are the estimated business property ad valorem property
taxes.

REPRESENTATIVE MANUFACTURING PLANT
TOTAL ESTIMATED FISCAL IMPACT:
STATE AND LOCAL
(Per Capita-Static Model + Ad Valorem Estimate)
TAX

PROPERTY
(Local)
SALES
(State & Local)
INCOME
(State)
EXCISE
(State & Local)
OTHER
(State & Local)

TOTALS

DIRECT

INDIRECT &
INDUCED

TOTAL

Total 5-Year
Projection

$403,750

$678,300

$1,082,050

$5,410,250

$320,025

$537,642

$857,667

$4,288,335

$459,425

$771,834

$1,231,259

$6,156,295

$354,450

$595,476

$949,926

$4,749,630

$232,475

$390,558

$623,033

$3,115,165

$1,770,125

$2,973,810

$4,743,935

$23,719,675

$300,900

$1,504,500

$5,044,835

$25,224,175

Business Ad
Valorem
Property Tax

TOTALS
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Additionally, there is a limit on the ability to state with certainty the positive economic and
fiscal impacts lost to West Virginia by virtue of the Subject Tax being an impediment to recruit a
specific manufacturing operation to the State. As stated above in the introduction of this report,
companies are very reluctant to become involved in political or public policy debates. Also,
companies seldom can cite just one specific reason for choosing to not pursue locating a facility
in a state or locality. Most often that decision is based on a combination of factors.
However, if one concludes that the Subject Tax is a significant competitive impediment to
West Virginia’s efforts to recruit manufacturing facilities, and one can reasonably assume a
conservative sample manufacturing facility that might be lost by the State, the above economic
and fiscal impacts are what it costs the State to have the Subject Tax to remain in place. Or looked
at from a positive perspective, if this competitive disadvantage can be removed by the repeal of
the Subject Tax, the above economic and fiscal impacts are what could be realized, not just for one
sample lost facility, but by numerous manufacturing operations choosing location in West Virginia
over a period of time.
The above findings from SHEDC’s analysis in conjunction with Dr. Henry Lowenstein is
validated by a similar analysis. In March 2016, the Cardinal Institute for West Virginia Policy
published a report entitled “Options for West Virginia Tax Reform”. In reviewing a wide range of
state and local taxes a computer analysis was used. This analytical tool is known as the West
Virginia State Tax Analysis Modeling Program (“WEST VIRGINIA-STAMP”), which was
developed by the Beacon Hill Institute at Suffolk University. The purpose of this work was “to
determine how alternative tax changes might improve the state economy in West Virginia. As to
the Subject Tax, this study found that eliminating the business property taxes would induce $850
million in new investment” to the State.
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Are the revenues realized by the Subject Tax worth the cost in lost economic and fiscal
impacts? Policy leaders will need to address this question.
Alternative Revenue Sources – Competitor Status
Going back many years, based on a number of analyses, it is clear that the Subject Tax
should be repealed if West Virginia is going to be able to maximize its potential to recruit high
value, very impactful manufacturing operations and other capital-intensive facilities. Based upon
the economic and fiscal impact analysis attached to and summarized in this report, it is also evident
that the gains which could be realized by the State and localities in the State are enormous if the
repeal of the Subject Tax could lead to more manufacturing operations choosing to locate in the
State. There seems to have been a consensus going back over twenty years as to the desirability of
repealing the Subject Tax.
The primary impediment to this is that this tax provides a very substantial revenue stream
for the State and its localities. Local governments in West Virginia are understandably concerned
with losing that source of revenue, if no substitute source of revenue is identified and enacted.
It is the understanding of the SHEDC team that there has been in the past and are currently
discussions among public policy leaders as to the most desirable revenue source(s) which could
be substituted for lost revenue if the Subject Tax is repealed. It is our team’s conclusion that it
would not be helpful for this report to inject itself into that public policy debate.
However, what would be most desirable is to create one or more sources of revenues that
can be controlled at the local level as to the amounts of those taxes. That would allow for each
local area to calibrate the taxes to the local leaders’ determination of what is in the best interest of
each locality as to its own economic development competitive needs and tolerances. Also, by
allowing local governments to have discretion in this regard, this will also allow local governments
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(perhaps with additional statutory authorizations) to provide incentives for targeted companies by
way of grants, payments in lieu of taxes, tax rebates, etc., which reduce the tax impacts for targeted
companies.
In any event, a key focus for public policy leaders must be to provide for alternative
revenue sources. That is necessarily left to the collective discretion of state legislators and the
Governor.

Conclusion and Strategies Moving Forward
It is important to note, the consultant team of SHEDC sought to include the perspectives
and thoughts of both the business leadership of those located in West Virginia and outside
perspectives of nationally recognized site selection consultants who constantly evaluate states and
localities for new business and manufacturing investment opportunities for their clients. In
addition, to also thoroughly recognize and understand the historical perspective of the Tangible
Personal Property tax and the benefits it provides to communities within West Virginia for school
systems and other community services and facilities.
From the detailed analyses of the Subject Tax, and its impact on West Virginia’s ability to
recruit capital intensive manufacturing facilities, several conclusions are abundantly apparent:
-

Among states with which W.Va. regularly competes, the State is ranked low in its
competitiveness by independent third-party sources, such as Site Selection magazine.

-

Going back over twenty years, various evaluations of W. Va.’s competitiveness as to
its tax structure have routinely recognized that the Subject Tax is a competitive
disadvantage.

-

The Subject Tax is largely unique among states with which West Virginia regularly
competes for highly impactful manufacturing projects, in that they do not have similar
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taxes or taxes at the same level which impose a substantial burden on manufacturing
operations.
-

Economic Development professionals in West Virginia commented on the distinct
competitive disadvantage that the Subject Tax imposes on their attempts to recruite
manufacturing firms to West Virginia.

-

Most importantly, national site selection consultants who have recently considered
locations in West Virginia for one or more clients, and who have the potential to bring
multiple manufacturing projects to West Virginia recognize and readily identify the
Subject Tax as a competitive disadvantage. This is devastating to West Viriginia’s
ability to attract those important projects.

-

Manufacturers currently located in West Virginia consider the Subject Tax to be a
distinct disadvantage, and one which diverts capital resources which could go into
expansions and further growth of their operations in the State.

-

An economic and fiscal impact analysis which was prepared by a team which regularly
prepares such analyses demonstrates that on a very conservative basis the cost to West
Virginia in losing even one representative project is highly costly to West Virginia
resulting in:
o An annual loss of direct, indirect, and induced economic impacts equal to
$580,277,062.
o A loss over five years of state and local taxes equal to $25,224,175.
Consider the losses over a number of years resulting from multiple manufacturing
projects dropping West Virginia from consideration.
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The SHEDC team has over 300 years of collective experience in economic development matters.
This includes managing highly successful economic development programs at local, regional, and
state levels, and representing companies in numerous site selection projects. Based upon the above
cited factors and our team’s professional judgment, there is no doubt, whatsoever, that replacing
the Subject Tax with alternative sources of revenues will result in substantial gains for West
Virginia, its localities, and its citizens. Now is the time to take a step up to a brighter future for
West Virginia.
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ATTACHMENT A

Department of Economic Development Wins

Name

Investment

Blockchain Power
EvoCare
$3,200,000.00
Star Plastics - New Line
$5,000,000.00
OBT Bluefield LLC
$40,000,000.00
Toyota EV parts expansion
$73,000,000.00
A-Zone Environmental
$2,500,000.00
GreenPower Motor Company
$6,700,000.00
Nucor Corp.
$2,700,000,000.00
Owens & Minor
$50,000,000.00
B GSE GROUP, LLC -2021 Expansion
$2,000,000.00
Aurora Flight Sciences
$20,000,000.00
ND Paper Fairmont - 2021
$5,000,000.00
Cherry River Lumber Company
Reeds Spray Foam
$750,000.00
Maine Drilling & Blasting
$1,500,000.00
Razor/Snow Red Rock Spec Whs
$77,000,000.00
Bluebird- Macy’s MRB Dist facility
$110,000,000.00
FLSmidth Expansion
$3,000,000.00
Wincore Window & Doors
$1,400,000.00
Pinnacle
$100,000,000.00
Project Nova- Carvana
$50,000,000.00
Galehead Solar Hampshire
$17,000,000.00
Toyota Hybrid Axels
$240,000,000.00
CSGLOBAL - New Deal
$10,000,000.00
Trigger (formerly Mountain State Cartridge)
Chem-Pak
$9,000,000.00
TeMa 2020
$7,000,000.00
Heritage Farm Expansion
$5,000,000.00
Hafer's Guns
$1,000,000.00
Latham Pool Products - 2020-21 Expansion
$5,000,000.00
JAG South
Addair Structures
$500,000.00
West Virginia Potato Chip Company LLC
$5,100,000.00
Metal Center Recycling
$800,000.00
PF Flyers
$500,000.00
Teet's Meat Processing Plant
$1,700,000.00
XMAT
$400,000.00
Plylers AYS, Inc.
$125,000.00
Frito Lay Mineral County
$2,000,000.00
Jupiter Aluminum Corporation - New Paint Line (2020-21) $5,000,000.00
Lotus Berkeley Springs
$3,000,000.00
Infinite Electronic Recycling
Camrett Logistics
$500,000.00

Close Date
4/5/22
3/31/22
3/10/22
2/18/22
2/11/22
1/28/22
1/14/22
1/14/22
1/12/22
1/5/22
1/5/22
1/5/22
1/4/22
1/4/22
12/31/21
12/31/21
12/31/21
12/31/21
12/30/21
12/21/21
11/30/21
11/30/21
11/11/21
11/4/21
10/21/21
10/6/21
9/17/21
9/16/21
8/31/21
8/31/21
8/4/21
8/4/21
8/2/21
7/21/21
7/5/21
6/30/21
6/25/21
6/25/21
6/16/21
6/1/21
5/31/21
5/11/21
5/10/21

County
Jefferson
Jackson
Mercer
Putnam
Jefferson
Kanawha
Mason
Monongalia
Monongalia
Harrison
Marion
Nicholas
Mingo
Jefferson
Berkeley
Berkeley
Putnam
Wood
Mineral
Berkeley
Hampshire
Putnam
Marshall
Kanawha
Berkeley
Jefferson
Cabell
Berkeley

Mingo

Kanawha
Hardy
Mercer
McDowell
Mineral
Morgan
Kanawha
Raleigh

Nippon Thermostat Expansion
NorthStar Technologies - 2021
Gat Creek Furniture
Terrasana - Medical Cannabis
Eagle Manufacturing - Equipment, R&D Expansion 2020
Ft Ashby Med Cannabis
Toyota Expansion
Metzler Forest Products - New Deal
Ramaco Carbon
Sheetz Depot
Black Rock Wind Turbines GC/MC
SIG Management
Metzler Forest Products
Timberline

XcL Midstream, LLC - Clearfork Processing Plant
Speedway Motors Inc.
Klockner Pentaplast
Corduroy Inn Expansion

Gruppo Fanti - New Deal
WV Methanol
Martins Peterbilt - Hurricane

$1,300,000.00
$200,000.00
$7,000,000.00
$15,000,000.00
$4,194,000.00
$7,000,000.00
$210,000,000.00
$900,000.00
$1,500,000.00
$2,200,000.00
$200,000,000.00
$250,000.00
$900,000.00
$16,011,000.00

$140,000,000.00
$7,000,000.00
$8,000,000.00
$11,300,000.00

$30,000,000.00
$350,000,000.00
$5,000,000.00

5/1/21
4/1/21
3/31/21
3/23/21
3/9/21
2/28/21
2/18/21
2/2/21
1/19/21
1/14/21
1/14/21
12/18/20
12/18/20

Putnam
Morgan
Upshur
Brooke
Mineral
Putnam
Gilmer
Jefferson
Grant; Mineral
Putnam
Gilmer

12/18/20 Tucker

12/16/20 Marshall
12/9/20 Jefferson
12/1/20 Raleigh
12/1/20 Pocahontas

10/21/20 Brooke
10/20/20 Pleasants
10/9/20 Putnam

Hotel Morgan South High Street Redevelopment Project $15,578,234.00
Virgin Hyperloop
$500,000,000.00

10/9/20 Monongalia
10/8/20 Tucker/Grant

Tecnocap - Product Line Expansion '19
Williams Lea Tag-Expansion 2019
Johns Pedal Tractor Parts
Trillium Energy Partners
Ernst & Young - New Deal (Ecolab)
Quanex- Am Woodmark
Project Hope - B
Raleigh County Airport
Advanced Graphite Materials / Amsted Rail Company

8/28/20
8/28/20
8/27/20
7/27/20
7/20/20
7/20/20
7/13/20
7/13/20
6/1/20

Richwood - Ceramic Spray Expansion

Oerlikon CNC Shop Expansion
Oktana
Al-Rec, LLC
Nvita
Tri-State Coating Building Expansion
Rust-Oleum Packing Line
Clorox
Altivia
Blue Rock Manufacturing LLC
Shafer Equipment
Beckley Crane
Kuraray 2019 Expansion
Cornerstone Chemical dba Belle Chemical Company

$3,500,000.00
$125,000.00
$12,000,000.00
$1,900,000.00
$8,000,000.00
$350,000.00

$1,000,000.00
$4,000,000.00
$800,000.00
$1,600,000.00
$100,000,000.00
$1,000,000.00
$20,000,000.00
$1,500,000.00
$1,500,000.00
$15,000,000.00
$12,000,000.00

Marshall
Ohio
Mineral
Monongalia
Berkeley
Hardy
Mercer
Raleigh
Harrison

5/5/20 Cabell

4/15/20
3/31/20
3/20/20
3/4/20
2/29/20
2/14/20
1/15/20
1/7/20
1/6/20
1/2/20
1/2/20
12/31/19
12/30/19

Cabell
Kanawha
Jackson
Cabell
Cabell
Berkeley
Kanawha
Wood
Kanawha
Raleigh
Kanawha

Conley Fabrication LLP
Project Breeze (Pratt)

$30,000,000.00

12/20/19 Wood
12/12/19 Harrison

(TDA) Grand Patrician Resort

$64,495,000.00

11/8/19 Putnam

$4,000,000.00
$500,000.00
$80,000,000.00
$20,000.00
$1,900,000.00

10/1/19
9/1/19
8/30/19
8/22/19
7/10/19
6/17/19

Nations Force
Tasty Blend Foods
Fontaine Modification
Hino Motors Manufacturing
BANDI Cosmetics Spółka z o.o. - New Deal
Allegheny Wood Products International, Inc. - New Deal
Rustic Ravines Zipline

$2,100,000.00

Carbon Activated Corporation
$32,000,000.00
Orgill - Project Husky
$6,500,000.00
Pro Poly of America
$500,000.00
IMMY Inc/Mag R&D
$6,500,000.00
Toyota Motor Manufacturing
$111,000,000.00
Northrup Grumman
$101,500,000.00
Dalb, Inc.
$250,000.00
Randox Laboratories
$8,000,000.00
Navy Arms
$1,700,000.00
Lumber and Things, Inc.
$1,600,000.00
Kent Cartridge America
$1,700,000.00
Wheeling-Nisshin, Inc.
$5,000,000.00
Maple Industries
$1,575,000.00
Mid Atlantic Fabrication
$3,700,000.00
Leveltek International LLC
$1,500,000.00
Ryan Environmental, LLC
$250,000.00
Touchstone Research Laboratory, Ltd.
$3,771,000.00
Dynamic Construction Services
$250,000.00
ATI Industries, LLC - New Deal
$150,000.00
Leidos
Intertractor America
$60,000.00
Infor
$750,000.00
Blossman Gas
$3,000,000.00
Total Distribution, Inc.
$6,000,000.00
Mister Bee
$500,000.00
ND Fairmont - 2018
$12,000,000.00
Armacell LLC - New Deal
$12,000,000.00
House Hasson Hardware Co.
$2,500,000.00
Appalachian Railcar Services, Inc. Pt. Pleasant
$2,000,000.00
Zims Bagging Company - New Deal
$5,000,000.00
Air Dynamics
$200,000.00
Scott Wheeler Development - New Deal
$3,200,000.00
Appalachian Distillery - New Deal
$415,000.00
MarkWest Energy Partners - Antero Midstream Joint Venture
$600,000,000.00
TeMa - Technologies and Materials srl
$10,000,000.00

Kanawha
Putnam
Wayne
Berkeley
Raleigh

5/22/19 Wayne

5/6/19
5/3/19
4/2/19
3/25/19
3/14/19
3/6/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/28/19
2/26/19
2/26/19
2/25/19
2/11/19
1/2/19
12/31/18
12/3/18
11/30/18
11/20/18
11/19/18
11/19/18
11/19/18
11/16/18
11/13/18
11/13/18
10/23/18
10/15/18

Fayette
Berkeley
Tucker
Berkeley
Putnam
Mineral
Jefferson
Jefferson
Berkeley
Mineral
Jefferson
Brooke
Brooke
Harrison
Marshall
Harrison
Ohio
Monongalia
Preston
Monongalia
Mingo
Kanawha; Mercer; Cabell; Putn
Jefferson
Kanawha
Wood
Marion
Roane
Wayne
Mason
Wayne
Mercer
Cabell
Jackson
Doddridge
Jefferson

E-Finity Distributed Generation
$100,000.00
10/8/18
LafargeHolcim USA
$4,500,000.00
10/5/18
Parkline, Inc.
$1,200,000.00
10/1/18
Sterling Packaging - New Deal
$1,600,000.00
9/30/18
Architectural Interior Products, Inc. - New Deal
$1,350,000.00
9/28/18
Mountain Valley Pipeline Project
$1,200,000,000.00
9/19/18
Atlantic Coast Pipeline Project
$882,000,000.00
9/19/18
Williams Partners Ohio Valley Midstream, LLC- Oak Grove Processing Facility - New Deal9 /1/18
Pillar Innovations
$100,000.00
9/1/18
Danser, Inc. - New Deal
$400,000.00
8/22/18
Tyler Mountain Water - New Deal
$300,000.00
7/31/18
Armstrong Flooring
$16,000,000.00
7/19/18
Kelly Connect
7/5/18
Flying Buck
$500,000.00
7/4/18
MoZack Ready Mix - New Deal
$350,000.00
6/30/18
E&H Manufacturing, Inc. (Reedy) - New Deal
$250,000.00
6/30/18
Nippon Tungsten Co. Ltd. - New Deal
$120,000.00
6/28/18
Martins Peterbilt
$4,000,000.00
6/11/18
Sparksoft Corp
$500,000.00
6/1/18
N3 - New Deal
$2,000,000.00
6/1/18
Steel Fabrication and Welding - New Deal
$500,000.00
5/16/18
OKUNO International, Inc. - New Deal
$1,500,000.00
4/30/18
Sulzer Sturm PMC
$1,300,000.00
4/5/18
FUCHS Century Lubricants - New Deal
$3,000,000.00
4/5/18
Constellium Rolled Products Ravenswood LLC - New Deal
$5,000,000.00
3/31/18
FE Polytech
$34,000,000.00
3/2/18
Felman Production LLC - New Deal
$10,000,000.00
2/28/18
Shaw Almex Industries Ltd.
$783,000.00
2/28/18
Bulldog Rack
$340,000.00
2/12/18
Arsenal Resources - new WV Operations Office
$100,000.00
2/5/18
American Canadian Expeditions
2/1/18
Truston Technologies, Inc.
$1,000,000.00
1/29/18
Architectural Interior Products, Inc.
$2,000,000.00
1/8/18
Peerless Block and Brick - New Deal
$800,000.00
12/7/17
Logoplaste
$180,000,000.00
12/1/17
Chickenlips Farm, LLC (dba; Screech Owl Brewing) - New Deal $150,000.00
11/30/17
Civil & Environmental Consultants, Inc.
11/30/17
The Ziegenfelder Company
$1,500,000.00
11/17/17
Carbon Innovations
$2,000,000.00
11/17/17
Project Gordon
$15,000,000.00
11/10/17
Technimark
11/1/17
WV Great Barrel Company - New Deal
$27,000,000.00
10/31/17
toyota
$115,000,000.00
10/31/17
Carr Concrete - New Deal
$2,000,000.00
10/18/17
Hino Motors Manufacturing - New Deal
$100,000,000.00
10/4/17

Harrison
Brooke
Putnam
Wood
Kanawha

Pendelton
Putnam
Wood
Putnam
Randolph
Kanawha
Hampshire
Putnam
Roane
Cabell
Putnam
Monongalia
Kanawha
Cabell
Wayne
Cabell
Cabell
Jackson
Mason
Mason
Hancock
Fayette
Wyoming
Kanawha
Kanawha
Berkeley
Preston
Harrison
Marshall
Ohio
Upshur
Berkeley
Greenbrier
Putnam
Wood
Wood

Solvay - New Deal-Pleasants County
Pines External Lab (P&G)
US Methanol - Liberty One
Al Rec, LLC - New Deal
Allevard Sogefi USA Inc. - New Deal
Mid Atlantic Fabrication
Gescrap
Roxul
Appalachian Wood International LLC
Precisioned Components LLC
ALMEX Group
ATI Industries, LLC
Chickenlips Farm, LLC (dba; Screech Owl Brewing)
Engine Management Specialist LLC
Woodford Oil Company - Morgantown Regional Office
P3 Composites, LLC
Lignetics of West Virginia, Inc.
Cabell Sheet Metal & Roofing, Inc.
Murray Sheet Metal Company, Inc.
Baum America Corporation
Swiftees LLC
Zims Bagging Company
Universal Enterprises, Inc.
EQT Midstream Partners, LP
Elgin Industries
ABARTA Coca-Cola Beverages
First Energy Corporation
Air Dynamics
Catalyst Refiners
GC Services
ASC Services, LLC
UTC Aerospace Systems
Bidell Gas Compression
HT Hackney
Smooth Ambler Spirits
E A Woodworks
Procter & Gamble

$70,000,000.00
$3,000,000.00
$100,000,000.00
$1,000,000.00
$3,500,000.00
$735,000.00
$5,000,000.00
$150,000,000.00
$850,000.00

$500,000.00
$50,000.00
$300,000.00
$2,800,000.00
$35,000.00
$500,000.00

$1,000,000.00
$100,000.00
$4,500,000.00
$200,000.00
$240,000,000.00
$1,800,000.00
$150,000.00
$63,000,000.00
$1,000,000.00
$1,500,000.00

$1,500,000.00
$15,000,000.00
$20,000,000.00
$5,000,000.00
$150,000.00

$9,721,782,234.00
Investment

10/4/17
9/15/17
9/1/17
8/31/17
8/31/17
8/1/17
7/14/17
7/11/17
6/24/17
6/1/17
5/31/17
5/19/17
5/17/17
4/30/17
4/12/17
4/4/17
4/4/17
4/3/17
4/3/17
4/3/17
4/3/17
4/3/17
3/31/17
3/31/17
3/31/17
3/31/17
3/31/17
3/31/17
3/31/17
3/31/17
3/31/17
3/30/17
3/17/17
2/16/17
2/13/17
1/31/17

Pleasants
Berkeley
Kanawha
Jackson
Wayne
Marion
Kanawha
Jefferson
Hampshire
Marion
Wayne
Marion
Preston
Harrison
Monongalia
Putnam
Gilmer
Cabell
Wood
Kanawha
Jackson
Wayne

Raleigh
Marion
Pleasants
Mercer
Kanawha
Cabell
Hardy
Monroe
Hancock
Cabell
Greenbrier
Wood

New Jobs

Retained Jobs
50
10
150
0
200
800
125
35
13
15
40
20
100
75
120
400
2
0
20
20
20
15

2000

25
140
111

2038
88
369
5

2000

50
10

15
100
40
7
18
5
3
6
5
12
10
25
50
3
5

100
5
28
4

0
0
65

Sector
Energy
Services
Plastics
Building Products
Automotive
Services
Automotive
Metals
Fulfillment/Distribution
Aerospace
Aerospace
Paper Company
Wood
Other Manufacturing
Services
Fulfillment/Distribution
Fulfillment/Distribution
Metals
Building Products
Energy
Automotive
Energy
Automotive
Other Manufacturing
Other Manufacturing
Other Manufacturing
Building Products
Tourism
Sporting Goods
Building Products
Other Manufacturing
Building Products
Food
Metals
Aerospace
Agriculture
Building Products
Services
Fulfillment/Distribution
Metals
Business Services
Other Manufacturing
Fulfillment/Distribution

10
50
75
90
18
30
100
4
5
30
5
2
4
75

50 Automotive
30 Aerospace
150 Wood
Other Manufacturing
Plastics
Agriculture
1900 Automotive
0 Wood
Other Manufacturing
Fulfillment/Distribution
Energy
3 Wood
0 Wood
88 metals

15
30
20

Natural Gas
Automotive
Food

33

0 hospitality

40
55
16

Metals
Chemicals
16

37
200

0 tourism
0 transportation

15
100
2
12
30

101 Metals
565 Business Services
0 Machinery
Energy
225 Chemicals
25 Building Products
Business Services
Aerospace
140 Chemicals

200

3

9
6
30
0
10
100
40
53
12
10
6
5

200 manufacturing

13 Business Services
High Tech
55 Metals
High Tech
20 Machinery
84 Chemicals
Other Manufacturing
0 Chemicals
Other Manufacturing
20 Machinery
Machinery
Chemicals
50 Chemicals

0
30
161

25
20
8
250
10
5
28

55
15
10
58
123
583
5
125
12
15
10
30
16
10
2
32

50
5
100
15
6
5
25
50

6

30

22 Automotive
400 Aerospace
0 tourism

Building Products
48 Food
8 Automotive
525 Automotive
Chemicals
Wood
0 tourism

Chemicals
350 Fulfillment/Distribution
Plastics
High Tech
0 Automotive
1100 Other Manufacturing
Plastics
28 Biotech
Metals
Wood
Sporting Goods
175 Metals
Metals
45 Metals
Metals
Business Services
33 Services
28 Metals
40 Other Manufacturing
80 High Tech
Machinery
High Tech
Energy
28 Fulfillment/Distribution
28 Food
111 Paper Company
65 Chemicals
85 Fulfillment/Distribution
Metals
100 Plastics
Other Manufacturing
2 Business Services
2 Other Manufacturing
Natural Gas
Building Products

5
5
30
25

16
0
5
50
300
2
5
0
14
30
180
3

3 Energy
Building Products
110 Metals
25
Building Products
Natural Gas
Natural Gas
Natural Gas
50 Business Services
55 Metals
46 Plastics
60 Wood
Business Services
20
9
8
16

7
44
77
45
1150
100
96

3
20

70
50

10
10
180
50

3
98
150
30

50
80
100
25
325

40
295

Building Products
Other Manufacturing
Other Manufacturing
Automotive
High Tech
Business Services
Metals
Automotive
Metals
Chemicals
Metals
Chemicals
Metals
Other Manufacturing
Metals
Natural Gas
Tourism
Other Manufacturing
Building Products
Building Products
Plastics
Food
Business Services
Food
Aerospace
Fulfillment/Distribution
Other Manufacturing
Wood
Automotive
Building Products
Automotive

40
66
40
0
60
15
8
140
5

Chemicals
10
45
372
61

18
20
4
3
10

10

8
25
25
75
22

2
5
15
10
2
0
10

95
25

79

20
30
150
30
30
60
70
20
0

9

400

2

8515

17938

New Jobs

Retained Jobs

Chemicals
Metals
Automotive
Metals
Automotive
Building Products
Wood
Metals
Plastics
Business Services
Services
Aerospace
Fulfillment/Distribution
Plastics
Wood
Metals
Metals
Metals
Printing
Printing
Metals
Natural Gas
Machinery
Fulfillment/Distribution
Energy
Other Manufacturing
Chemicals
Business Services
High Tech
Aerospace
Natural Gas
Fulfillment/Distribution
Food
Wood

26453

Total Jobs

ATTACHMENT B

WVMA Report - Interviews with West Virginia Department of Development
February and March - 2022

Interviews and discussions with several members of the West Virginia
Department of Development (WVDD) were conducted by the SHEDC consultant in
the month of February and March of 2022. The Department was quite
cooperative and candid and there were some individual meetings but many were
held with smaller groups of their respective teams.

WV Department of Development Interviews and Comments:

1. The WVDD provided a list of Site Selection Consultants they have worked
with over the last 3 to 5 years. Several of those were called by the
consultant for an interview on the Tangible Personal Property Tax issue and
several business climate questions.

2. The WVDD identified the following Industry Sectors that they are targeting.
The current Targeted Industry sectors are:

•
•
•
•
•
•

Automotive/Transportation industries
Aerospace industries
Chemical sector industries
Plastics sector industries
Defense industries
Metals industries
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3. Comments on the current Tangible Personal Property tax:
• The WV manufacturers personal property tax on equipment, materials and
inventory still remains burdensome to deal with by several existing
manufacturing companies.
• For many companies regarding the inventory side of this tax, the
calculations for goods in process, raw materials and finished goods staying
in WV can be very difficult to calculate and burdensome.

WVDD Comments on PILOT Agreements – Payments In Lieu Of Taxes (PILOTS) are
at times required to remain competitive for new projects and expansion projects
with other states.
PILOT Agreements in WV pose several challenges:
• Complicated legal issues that not all counties may want to consider
• Four agencies must approve, County Commission, County School Board,
County Assessor and County Sheriff.
• County School Boards generally receive approximately 80% of the taxes
• Companies may be required to make larger upfront tax payments
• Incremental discounted payments are usually made over the life of the
PILOT
• Usually, a 10 year agreement between the company and the county
• Counties takes title to the equipment or the State may also take title in
certain situations
• PILOTS can be a burdensome “workaround” and may be challenging to
implement
• PILOTS for International companies can be more difficult to explain, taxes
always eventually become a discussion issue and it becomes a point of
further negotiations.

West Virginia Department of Development General Comments:

Projects for the Eastern and Northern Panhandles of West Virginia are competing
against Ohio, Pennsylvania, Maryland, Virginia and at a distinct disadvantage on
personal property tax. Virginia’s ability to abate personal property taxes, makes it
hard for the Eastern Panhandle areas to compete. The fact that Ohio has no
inventory tax makes it difficult for West Virginia cities like Huntington,
Parkersburg, Weirton and Wheeling to compete for projects. Much of West
Virginia’s larger and historical manufacturing base is geographically located along
its border counties to other surrounding states.
West Virginia is not on an equal playing field for smaller manufacturing
investments or expansions, examples are $500,000 to $1.5 Million in investments.
PILOT agreements to address the TPP taxes are expensive to develop for smaller
investments and are not considered financially feasible.
West Virginia would like to become more competitive for smaller manufacturing
projects, those requiring a 25,000 to 50,000 sq. ft. building, creating 30-40 jobs
and a $2.5 to $10 Million capital investment.
West Virginia is also trying to develop cluster economies around certain industries
such as automotive, transportation, advanced manufacturing, and plastics with
smaller 2nd and 3rd tier size firms. Again, the Tangible Personal Property tax is
placing WV at a disadvantage for even smaller investments.
Distribution centers and logistics companies are the most vocal concerning the
burden of the Personal Property Inventory Tax.
Overall, the state has made great strides in other tax policies. West Virginia at one
point was ranked 17th lowest in the US in overall taxes, that recently changed in
2021 to 21st according to the Tax Foundation reports. West Virginia however, has
a distinct advantage in real estate tax rates, ranking 48th lowest in the US.

Reasons for lost projects do not always center around taxes. For the most part it
is difficult to pinpoint a specific reason. However, the most cited reasonings have
been:
• Other states offering fully developed sites with all infrastructure at low
price points
• Substantial incentive grant funds offered by other states that can be used
for many purposes by the companies
• Substantial funding for workforce training programs offered by other
states
WVDD Example of Projects:
The WVDD shared that the eastern panhandle of West Virginia lost a major
project to Indiana due to free land as one of the reasons given. Another recent
example of a large expansion project, a West Virginia company had locations in
both West Virginia and Indiana. Indiana has no inventory tax (which was
eliminated by Indiana in 2007) placing West Virginia at a competitive
disadvantage.
On a positive note, West Virginia has won many recent investment projects as
well, although requiring negotiated and approved PILOT Agreements. Those
investment projects were:
•
•
•
•
•
•

Macy’s Distribution Center - Expansion
Proctor and Gamble
NUCOR Steel
Rockwool
Clorox Manufacturing
HINO Motors

On a different note, the workforce participation rate has become a difficult
proposition for West Virginia existing companies trying to expand. Workforce
participation rates remain quite low. Lack of available labor remains a concern.
Both Proctor & Gamble and Rockwool were cited as examples of companies
having difficulty in filling several jobs which they committed to create.

Conclusions Drawn:

The West Virginia Department of Development feels the proposed change to
eliminate the personal property tax on manufacturing equipment, materials and
inventory would be positive. They have been at a disadvantage for many years in
competing with other states for new investment that do not have this type of tax.
The West Virginia Department Development has been highly creative in
developing the PILOT agreement option that allows them to be competitive with
other states on certain tax incentive issues. However, the Pilot Agreement option
requires time to execute, requires legal counsel to develop, requires several
county departments to agree upon the tax incentives and can be a costly expense.
Certainly not all projects that West Virginia lost to other state locations were
predicated on tax issues. There are a number of site selection criteria and factors
companies consider when making a new financial investment to increase their
production capabilities. However, West Virginia is at a distinct disadvantage
having to come up with solutions to mitigate this tax burden.
Regarding the “the big picture” with overall business taxes, West Virginia is
moderately competitive with some bordering states. However, tax policy is a
snapshot in time and every state is constantly striving for improvements in tax
policy to remain competitive.

ATTACHMENT C

WVMA Report – Interviews of National Site Location Consultants
April - May 2022
The SHEDC consultant sent invitations to nine (9) National Site Location Consultants
to be interviewed regarding the WV tax policy on the tangible personal property
tax on manufacturing machinery, materials, and inventory. We were able to
interview six (6) site consultants with detailed answers on a set of questions dealing
with not only the tax policy but the WV business climate for new investment. Each
of the consultants selected were recommended by the West Virginia Department
of Development as having knowledge about West Virginia.
The following is a list of questions that were used to probe for information and the
answers given by the consultants. The information gathered was not intended to
be used for quotes or testimonials but to aggregate the responses to be used for
messaging and general information when it comes to potential conversations with
other WV business organizations, the West Virginia Department of Development
and WV Leadership in the WV Legislature.
Responses were received for each question and we have tried to capture all
responses and/or information or perspectives offered by the consultants in the
following narrative:

1. Have you recently considered WV for a potential client? If so, why,
or why not?
Yes, WV has been considered for our clients in the past but we have not done a
recent site visit. The last site visit was approximately 5 years ago. Tax policy issues
were not discussed in detail, the reasons the projects did not move forward were
potential supply chain issues, raw material sources and lack of enough potential
labor force.
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Yes, WV was considered for a few projects and several different locations. One
major project was located in WV’s eastern panhandle region. The labor availability
and workforce were a factor in the decision and close proximity to I-81.
No, I have not done a recent site visit to WV with a prospective company. Mainly
due to specific supply chain requirements or raw material needs were better suited
to other states.
Yes, approximately 15 months ago, a mid-size software company, considering a
north central WV location. The project did not locate in WV and WV was not a
finalist for the location.
Yes, have visited a few sites in WV for clients. Approximately 3-4 manufacturing
type projects considered WV in last2-3 years. All requested RFI’s which after closer
evaluations WV did not make it to the next round.
Yes, just recently have I entertained a WV location for a client. Unfortunately, in 19
years as a consultant I haven’t considered WV for other clients. The site considered
in WV wasn’t in a “ready” mode for development and the site was eliminated from
further consideration.

2. Are you familiar with WV Business Tax Structure?
No, not that familiar with the overall tax structure in WV.
Yes, very familiar with the tax structure and the tangible personal property tax on
manufacturing and distribution inventory.
Yes, fairly familiar with the overall state taxes.
Yes, somewhat familiar, however there were other factors that eliminated the
proposed location before taxes were under consideration.
No, not real familiar with the tax structure.

3. Are WV taxes competitive with surrounding states?
We rely on the Tax Foundation for the overall first look at competitiveness. This
changes annually.

Not really that competitive. A large PILOT incentive package was needed to land
the project in WV. Some states are reluctant to use PILOTs because the company
must transfer the title to their equipment.
Recent changes made in tax policy have been positive. Business Franchise tax is
gone, Data Processing taxes are fairly low and competitive.
WV sort of remains overall in the middle of the pack with other states.
Generally speaking, we utilize the Tax Foundation reports to look at tax climate of
a particular state to start with in our analysis.

4. Are you aware WV has a personal property tax for companies on
Manufacturing equipment, materials and inventory?
The 6% personal property tax does place WV at a disadvantage. States such as NY.,
PA., OH., and NJ. do not have a tax on inventory. VA. has very little tax and GA. does
have a tax but they offer incentives to mitigate.
Yes, familiar with the personal property tax and real estate taxes. Other states in
the region are more competitive on tax policies, PA., MD. and VA. all are more
competitive and flexible in dealing with both taxes. Other states are also more
aggressive with Enterprise Zones.
Yes, aware of the personal property tax and the 6% rate seems somewhat unfair.
No, was not aware of the 6% personal property tax. Projects just didn’t get that far
along to get to tax details. WV was eliminated based upon sites not being fully
developed with infrastructure, brownfield sites still needed cleanup work and too
much time was needed to get it completed, utility infrastructure and capacities
needed upgraded, sites in remote areas of WV could not produce evidence that
enough workforce was available in the region.
No, was not aware of the personal property tax implications to manufacturing in
WV. Some states, like Georgia, have Freeport Exemptions on inventory and are very
attractive for distribution projects/clients.

5. Is this tax policy a non-starter once you evaluate the impact on your
client? Why?
Not necessarily, as long as there are ways to mitigate it such as Fee In Lieu of Taxes
(FILOT). The issue of who retains title to the equipment is an issue with some
clients. Most states offer a 20-30 year term. Tennessee is the best state on FILOT’s.
South Carolina offers the same term and doesn’t require transfer of title of the
equipment.
No, not a big issue however there must be acceptable ways to mitigate the taxes.
PILOTS are done in PA. and MD. They also have strong Enterprise Zones to abate
taxes.
It is not a non-starter; however, it must be negotiated at some point. PILOTs are
acceptable way to lower the tax burden. Tennessee is the best state for a PILOT
with a reasonable cost to execute.
It is not a non-starter, and not a deal killer but some incentive needs to be in place
like PILOTs, schools are important for the workforce. The timing to create a PILOT
must be quick, South Carolina is good at local PILOTs with reasonable rates of
reduction, and can be done in a few weeks not months.
It would not be. Several states use PILOTs to minimize tax burdens. Some I have
experience with are, SC., TN., AL., GA., FL., and clients seem willing to work with
the local governments to develop the PILOT.

6. What business taxes would you consider as “fair” for clients to pay?
Taxes on profits. Normal income taxes.
Corporate net income tax that is reasonable.
A corporate tax on profitability. However, this site consultant believes all tax credits
should be eliminated. Any credits or cash grants should be based on jobs created
and the payroll tax the company creates.
A competitive tax climate that is fair, such as a reasonable corporate income tax.
Most states have become over time quite competitive with their rates. Real and
personal property taxes are the most concerning for our clients. Many of our clients

have huge investments in equipment, larger than ever before. Overall, though
there is a long list of items to evaluate and our clients realize that.
Fair and reasonable corporate net income taxes and real estate taxes.

7. What is your perception of WV for a competitive business climate?
The WV perception is fair on business climate. The disadvantages are site
availability, infrastructure in place and overall cost of site development and
building construction.
WV business incentives are in the middle of the pack with other states.
WV still has an overall image problem or no image or no opinion. A potential legacy
issue with the unions. Even though a right to work state, WV doesn’t tell the story
in a better way.
Overall, a fair business climate. WV has a history of heavy manufacturing but what
is the current story on their skilled manufacturing workforce? Need to tell that story
better. Also, a history on the opioid drug issues, what is the current story there?
Because there are many clients looking to expand now is the time to tell the right
story.
All of my clients expect a right-to-work state to locate their projects in. Having
product of a fully developed site or a newer existing building is also at the top of
the list.

8. Have you evaluated WV’s business tax incentives and how do they
rank in competition with other states?
Have not had the opportunity to get into that detail to date. WV Development
Office does a great job in keeping our firm updated on significant changes in tax
policy or other incentives.
Tax incentives in WV are fair, not great. Real property tax is also an issue as
compared to PA. and MD. VA. also offers a large abatement on sales and use tax

for data center equipment. Local control of the tax incentives is the best solution
for incentives with greater flexibility.
Haven’t had the opportunity to really compare WV to other states in detail.
Neighboring states of Ohio and nearby Michigan have best tax climates.
Our firm conducts annual reviews of state tax and business incentives. The Tax
Foundation is the most reliable source to compare states. Each state though treats
some targeted industries differently, such as data centers. So, the states must keep
us informed on special tax incentives based on industry.
Haven’t been able to evaluate in detail since there hasn’t been a project that made
it to that stage. Ohio has an excellent business and tax climate and they aren’t a
right to work state. Michigan is a right to work state and also a good tax climate.

9. What are the top five deal killers or missing elements as you
evaluate states and locations?
Real estate (sites) availability and costs; Electric rates are climbing in all states,
especially with new automated advanced manufacturing equipment, some electric
firms do not offer rate riders; tax policy that isn’t flexible, Arizona is progressive,
offers great flexibility on assessed value of equipment (2.5%).
WV needs larger sites with infrastructure; use more creativity to develop sites;
better development of the secondary school systems.
Any state that has a large percentage of unions; lack of air service that provides
flight options and reasonable costs; higher wages in an industry sector; higher
energy costs; lack of sites or available shell buildings for medium size industries and
trying to market locations not accessible to a 4 lane limited access highway.
Sites are the biggest deal killer. Sites must be controlled by the local or state entity;
all utility infrastructure must be in place or take one year or less to upgrade to meet
the client’s needs; transportation and highway interstate capacity and logistics
access; for MEGA Sites we allow 2 years for utility upgrades such as water and
sewer upgrades; if you can’t tell your labor story and the culture of manufacturing
then you will be eliminated.

If a state doesn’t have these, they don’t make the list. A fair tax policy; easy and
timely regulatory permitting; sites that are fully developed; population growth in
regions where the client may be interested; a strong workforce pipeline to insure
expansion growth. WV is woefully behind in site development and the main reason
we haven’t been able to even consider WV for many clients.

Other Recommendations given by the site consultants:
Consider specific Incentives for job creation in advanced manufacturing industries.
WV needs more incentive zones that deal with real property taxes, especially near
border state locations.
WV needs to do a better job of labor analysis for prospect visits.
Providing more cash grants based on job creation and size of the proposed payroll
taxes.
WV still needs to tell its business case and story better. It needs to develop a
continuous “Vibe” on industry sectors and create some excitement that companies
can feel.
Workforce development programs in each industry sector are essential.
Certification programs and skills enhancement in emerging industries are most
important.
WV needs to become more involved with the advisory forums of the Site Selectors
Guild.
Right now, is a good time to have “product” available and ready to sell. WV seems
to be way behind in that category and is eliminated before tax issues even enter
the picture.
Tell the story of the workforce pipeline, your community college and technical
school systems, what is their history and what are they able to do to help the client.
A new item is the “housing” pipeline. Affordable employee and management
housing, how many new housing permits have been issued? Plans for the future?

A good example of workforce training programs is in Hickory, N.C. about 45 minutes
north of Charlotte, NC. Very flexible in their training and advantageous to the client.
States that have strong “Legislative Champions” that get what is needed in
economic development succeed the most.
Product, talent supply pipeline and flexible business incentives are necessary for
my clients.

Some Conclusions to be drawn:
The site consultants responding were quite candid and open in their responses and
offered great suggestions beyond the questioning and their answers.
Most all consultants concluded the WV personal property taxes were a distinct
disadvantage for WV to be competitive. Some were not completely aware of it or
its implications to a company. It was not necessarily a non-starter, and many are
familiar with Pilots (payments in lieu of taxes) or Filots (fees in lieu of taxes) in other
states and how other legal mechanisms are possible as an incentive with taxes.
Many other issues were also cited as why projects didn’t move forward such as lack
of ready sites with utilities, lack of labor data to support jobs in more rural arears,
no MEGA Sites being developed and lack of overall infrastructure improvements.
Most consultants concluded that the surrounding states to West Virginia appeared
to have better tax climates or at minimum told their stories better or had better
tax incentives for manufacturing.
Overall, the consultants were aware that WV has made large strides to improve the
tax policies of the state and WV ranked fairly high in comparison to other states tax
policies. Most used the Tax Foundation rankings as a great guide for comparisons.

ATTACHMENT D

WVMA – Member Companies
Personal Property Tax Policy/Business Climate Report
April - May, 2022
WVMA and SHEDC sent invitations to a variety of twelve (12) WVMA Member
Companies to be interviewed regarding the WV tax policy on the tangible personal
property tax on manufacturing machinery, materials, and inventory. SHEDC was
able to interview ten (10) member Companies with detailed answers on a set of
questions dealing with not only the tax policy but the WV business climate for new
investment. Each of the Member Companies was recommended by the West
Virginia Manufacturers Association.
The following is a list of questions that were used to probe for information and the
answers given by the Member Companies. The information gathered was not
intended to be used for quotes or testimonials but to aggregate the responses to
be used for messaging, recommendations, and general information when it comes
to potential conversations with WV business organizations, the West Virginia
Department of Development and WV Legislative Leadership and the WVMA Board.
Testimonial statements would need to be gathered by the WVMA with permission
of the specific individual and company.
Responses may not have been received for each question and we have tried to
capture all responses and/or information or perspectives offered by the Member
Companies in the following narratives.
Please note, during the time frame these interviews were held the Constitutional
Amendment on the subject tax was then being identified as Amendment One. Since
then, that has been changed to Amendment Two.
1. How familiar are you regarding Amendment One, and its implications
regarding the tangible personal property (TPP) tax on WV Manufacturers
– this includes tax on business inventory, machinery, and equipment?
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• Yes, we are quite familiar with the efforts of Amendment One. The tax
burden is quite significant since we are investing in new equipment for new
products and increased production.
• Yes, familiar with the Amendment One. We are a capital-intensive industry.
• Yes, we are familiar with the tax issues and Amendment One.
• Not that familiar with Amendment One, please help me understand.
• We don’t know that much about it. We did write a letter of support for it.
• Yes, I am familiar with Amendment One. I don’t think the public is very aware
of it.
• Yes, we are engaged in the Amendment One Process. Passage of the
Amendment would send a message to businesses considering new locations.
• Yes, we are quite familiar with the process to eliminate the Personal Property
Tax.
• Very familiar with Amendment One.
• Yes, familiar after attending a session sponsored by the WVMA
2. Does the current personal property tax on machinery, equipment and
inventory cause an excessive tax burden to your company?
• Yes, the tax burden is significant, amounting to over $200,000 per year.
• Yes, it is approximately $240,000 annually.
• The annual tax burden is approximately $380,000. Lots of capital investment
being made.
• We think it is about $80,000 in personal property tax. We also pay about
$170,000 in real estate tax.
• Approximately $50,000 annually in tax burden.
• The personal property tax on equipment and inventory is about $4 M
annually.
• The overall tax burden on personal property is $6 M annually. Our profits are
quite volatile due to the metals market, so this is a large amount of tax
burden.
• I do not know the exact amount but we are chemical manufacturer, so it is
significant. This tax retards investment in WV and makes products more
expensive and we are less competitive.

• The tax burden is $450,000 annually and mainly based on inventory of raw
materials to make our products.
3. If so, what percentage of the total tax burden is attributed to the personal
property tax?
• At this point we are not sure of the percentage.
• No, not sure of the tax percentages. However, it is a tax burden whether we
make money or not. It is a penalty tax on the production of product we make.
We must always have material and inventory on hand.
• Not sure of the percentage, we are part of a much larger corporate structure.
• Not sure of the percentages.
• Not sure what that amount of taxes might be. Will get back to me.
• We do not know what that might be.
• No, not sure what that might be as a percentage.
• Unsure what that breakdown might be.
• Not sure what it may be.
• That would vary significantly. Do not know what that would be.
4. Will you be considering future investment and growth in WV in the next 13 years?
• Yes, we are a growing company. Approximately 50% growth rate each year.
Capital intensive manufacturing burden. We just invested $4.0 M in a new
equipment line. Elimination of this tax would allow us to make greater
investments in equipment and employees.
• We are always reinvesting but no major growth plans are anticipated.
• We are investing approximately $3 M per year in new equipment in our WV
plant. No major expansions are planned at this time.
• Yes, that is a distinct possibility, planning stages at the moment.
• Yes, we will be making further investments. Currently rebuilding equipment
with robotics to facilitate efficiency and reduce workforce. Costing about $50
-80,000 per unit.
• Yes, we are always upgrading equipment to meet our customers
specifications such as defense contracts.

• Yes, we are always making large investments in our chemical production
sites.
• We invest about $30M in capital expenditures annually in equipment to
meet customer demands and changes in product or upgrades in product
quality.
• We made extensive investments in 2021 and currently expanding our
warehousing space at $1.5M. We invest in new equipment and processes all
the time in order to meet our customers specifications. We make over 100
different products for our customers and other manufactures under their
name.
• We are constantly making investments in our WV location as well as our
locations in Texas and Arizona. However, no major expansion investments
are anticipated currently.

5. Would you consider locations in other states for that future investment?
• Not currently considering any other locations, will stay for now. Our business
is changing rapidly. Expansion or growth in the future – Maybe in another
state.
• We would not be at this time.
• There are 42 plants in our company that we compete with for Capex dollars
every year.
• Currently no plans to consider other states for growth plans.
• Not currently looking at other locations.
• Currently no plans to look at other states.
• We have multiple locations already that compete for new investment.
• At this time because of the huge capital expenditures, we would not
consider.
• We are a privately held company and not looking at other states.
• The investments made in other states were done to alleviate freight costs
and raw material costs. WV is somewhat at a disadvantage on those two
areas.

6. If you operate in multiple states, how do tax policies on personal property
taxes compare in other states versus West Virginia?
• Not the case presently.
• We are only producing product in WV.
• Most other states where we have plants do not have personal property taxes
like WV.
• Not the case.
• No other operations elsewhere.
• Do not operate in other states.
• Most definitely a factor but may or may not be the most important factor,
always depends. Sometimes environmental permitting costs and time are a
big factor. Other states have much more friendly tax structures on
equipment investment.
• This is not a consideration at the moment.
• Not a consideration, do not operate in other states.
• It wasn’t the main reason why we have locations in other states, but those
states don’t have the personal property tax WV has.
7. Does the current personal property tax enter into your decision to expand
or grow your business in WV?
• The elimination of the tax would allow our firm to better train our new
employees and deal with supply chain issues better.
• Market opportunities must first be there, it is not a hard factor on taxes.
• Absolutely it is part of the equation. We mainly compete internally with an
operation in South Carolina, which has no taxes on machinery or inventory.
• Yes, it will enter into the process for the decision.
• Most definitely would enter into the decision-making process. Much of our
cash is tied up in raw materials on hand to respond to our customer’s needs.
• Yes, it would be part of the equation depending on equipment purchases.
• Yes, it is a factor. However, isn’t always the first thing on the list. We look at
where does this new investment fit best in our system? Where are the raw
materials coming from and where are the customers located? Also,

environmental permitting is a big factor, how quickly and easily can that be
accomplished.
• Yes, though we are a smaller company we look at all cost factors.
• Yes, it would be a factor but not the main factor.
8. If so, is it a non-starter to expand in WV?
• No, it is not.
• Not at this time.
• Not necessarily to date, we have already expanded in WV. We have had to
increase our wages to attract our workforce. We now have a $14M payroll
and 400 jobs in WV.
• No, it is not a non-starter to expand.
• Would be a serious factor to consider but not a non-starter.
• Not a non-starter.
• Not a non-starter but part of the process.
• We don’t consider it a non-starter.
• All costs are a factor in how much to invest.
• Not a nonstarter but would be a factor.
9. To mitigate this tax, to some degree, WV uses PILOT Agreements. Are you
familiar with these? And if so, are they adequate in alleviating this tax
burden?
• No, we are not familiar with PILOT Agreements but would like to understand
better the implications.
• Yes, but it is not a factor at this point.
• Yes, we have used PILOT Agreements in WV. We received a 60% reduction in
personal property taxes over 5 years.
• I am not that familiar with PILOT Agreements. If it was used in the past I was
not involved.
• No, we are not familiar with PILOT’s. Tell me more.
• Have heard of PILOT’s but not used one.
• We have not used a PILOT but have used the 5 for 10 Tax Program for major
investments.

• Yes, we are familiar with these PILOTs.
• We are not really aware of the PIOLTs and how they are used.
• We are not that familiar with PILOT agreements.
10. Are you familiar with where the personal property tax goes once the state
collects the tax?
• Yes, as we understand it the greatest portion goes to the local school
systems.
• No, I am really not aware of the breakdown where it goes.
• Yes, I am familiar that it goes to the local school system.
• No, I am not familiar with its uses once it comes back to the county.
• No, not familiar where it goes.
• Yes, I am quite familiar that it goes to support the local school systems. That
is a concern for us and the workforce pipeline.
• Yes, awareness that it supports education systems.
• No, we are not real familiar with that but learned more just recently.
• Yes, we are aware of the process and the importance to the local school
system. We are very involved in the community and supply donations to the
school system and other community projects.
• No not really fully aware of where it goes to be honest.
11. If this tax is eliminated via the Amendment One vote, what would be a
fair substitute to replace that revenue stream?
• We do not have any suggestions currently on its replacement.
• It would make more sense to replace it with moving it to a higher percentage
of income tax, as we become more profitable.
• A consumption tax or sales tax would be a good substitute.
• I have no real suggestions for replacement.
• Sales tax; sin taxes; utility taxes.
• Sales taxes and a tax on tourism growth such as higher hotel tax dedicated
to education.

• The legislature needs to look at tax policy in general. The replacement
funding or revenue needs to spread over a larger base of businesses. Income
taxes are much sounder than property taxes.
• The legislature needs to thoroughly vet out the best alternative to support
the revenue stream. Possibly a sales tax increase or special excise tax.
• Well, if eliminated, offsets can be made with increased payroll taxes and
economic growth in other taxes.
• Have challenges with this. How do we make the revenue shortfall whole and
who may be hurt by those decisions?
12. If this tax is eliminated, would it be fair to use natural budget growth and
revenue surpluses to replace this revenue stream?
• Revenue surpluses seems fair to start with.
• Natural budget growth makes sense too. A minor increase in sales tax
assessment would make sense as well.
• Revenues surpluses or cuts in expenditures in the state budget elsewhere.
• Natural budget growth process.
• Revenue surpluses seem best.
• Not sure which would be best at this time.
• Revenue growth seems the best as long as it covers the needs over the long
term.
• No real opinion there.
• Possible budget surpluses, leave it up to the legislature to appropriately
make the changes.
• No real opinion on this, need more education on the process.
13.What is your perception of WV for a competitive business climate? In your
opinion what makes up a good business climate?
• It is an overall good place to do business. However, we need more health
care options in the area for better comparative insurance benefits. The Right
to Work state benefits are good. We have a good relationship with local
government officials. Workforce training needs improvements since the
workers we hire have limited skill sets. Besides workers from WV, many of

•
•
•

•

•

•

•

•

the other workers are from Virginia. Our workforce comes from a 35 mile
radius.
The attitude of state government to welcome new and expanding business
is very positive. WV was very helpful with the environmental permitting
process. Also, very positive on the Foreign Investment Tax income.
We have a very skilled workforce in WV. The state has lowered some taxes
such as corporate net income tax and workers compensation fees.
Overall, WV is getting better at the business climate. Workforce training has
been very helpful. Grants for training have been helpful. RCBI is used for lots
of our training. Still very hard to keep quality employees, we have to keep
raising our wages in a tight competitive environment.
Overall, it has improved. Much fairer tax structures. Workforce needs have
been addressed by training programs. We are in a good location and have
lower utility costs. The state and local economic development groups are
very helpful to us.
Over the years the WV reputation wasn’t a good one but it has improved.
Tort Law and business tax structure have improved. Permitting by the
WVDEP has been better, speed to get things done and overall customer
service. States of MS., TX. And LA are better at environmental permits. There
is still room for better Tort reform on certain areas, such as asbestos.
Our company has been in WV a long time and have seen many changes for
the positive. Transportation infrastructure is good and many positive tax
structure changes have been good. We have close relationships with our
Federal Congressional representatives which have been quite helpful.
Litigation and Tort reform still needs work in WV and can be difficult at times.
Workforce supply and training continue to be a big issue for us, a great many
of the current workforce is of retirement age.
Overall, the WV business climate has improved. More positive in critical
infrastructure projects being made, transportation. Workforce needs better
addressed, with more training in the chemical industry. WV needs a true
Inland Port, like Front Royal, Virginia. To allow for Customs clearance. There
are two inland ports in South Carolina and one in Ohio.
Very pleased with the overall business climate. The workforce is quite good
and very loyal. WV State Regulatory permitting has been very good.
Sometimes the local regulations can be a problem, such as local permitting
and the time it takes to get a permit. The negatives are the overall WV

Taxation policies are burdensome as compared to Texas and Arizona, higher
income tax and business franchise taxes. Also, with a declining population
base in WV finding replacement workers as people move or retire is an issue.
14.Have you recently evaluated WV’s business tax incentives or other
business investment incentives and if so, how do they rank in competition
with other states?
•
•
•
•

•
•
•
•
•
•

We have not evaluated any other state’s incentives in any great detail.
No, we have not.
Overall, they are fair, in the middle as compared to others.
It is better than what it used to be. Workforce development has been very
helpful at the community college level. We currently have a shortage of
workforce for the plant. The WV Development Office visit us regularly to
update us.
We have not compared business incentives or tax incentives with other
states. No time to do that.
Have no reasons to do this at the current time.
We always consider the overall incentive structures. WV is ok in comparison
but does not stand out.
Haven’t considered that aspect recently.
We haven’t looked at this aspect.
Not recently evaluated but certainly aware of those issues.

Other comments and recommendations:
• Communication is the key for better balanced job growth in manufacturing.
• WV is experiencing larger population loss; people are leaving for better
economic prospects in other states.
• WV can be a Litigious State, frivolous lawsuits by employees at times.
• We are a small but prosperous company. Have had offers to purchase us but
we do not want to leave WV.

• The creation of an Intermediate Appellate Court has been a good move by
WV.
• We would like to have this tax go away, however schools must have these
resources. We need a better educated workforce and better pipeline of
young workers. We are embedded in the community.
• We need better education on this subject to combat the negative issues of
the county and county schools’ potential loss of funding.
• The need for a creative solution that is a win-win to make sure this passes.
• To support this, we need to arm ourselves with the right messaging to
combat the negatives with the schools.

Conclusions to be drawn:
Most WV member companies were aware of the Amendment One dealing with
their personal property tax implications, though surprisingly not all were aware.
If Member companies were aware they knew what that tax burden was in real
money to them and how it affected their decisions on new equipment
replacements and their inventory status of materials and product.
Some were not familiar where the personal property tax funds went after being
collected by the state. Those that knew the local school systems received the
majority of the tax wanted to be sure that the schools systems were not adversely
affected by the tax elimination and the state legislature had a fair and equitable
solution to replace those taxes for the schools.
Many members realize the local schools provide the critical pipeline for
replacement and new workers and their companies were ingrained in the
community and wanted to avoid any negative feedback upon them for supporting
Amendment One.
Most members had a variety of good uses for the taxes they currently pay, such as
new equipment, additional training for workers, expansion plans for new
manufacturing facilities and warehousing and a variety of other capital
expenditures.

All member companies interviewed had both short term or long-term plans for
growth through expansion plans or needs for new production equipment.
Most were pleased with the current business climate of the state and realized WV
has made many improvements to both tax and regulatory oversite. There were a
number of recommendations made by them for additional improvements that
could be made. Workforce training was mentioned by some to deal with the
retirements of many employees and recruiting of employees for critical
management/leadership positions.
Some member companies were anxious about not having enough definitive
information to answer questions on Amendment One from local residents in their
communities regarding the school funding question.
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I.

BACKGROUND AND PURPOSE OF REPORT

Sanford Holshouser Economic Development Consulting, LLC (SHEDC) was engaged by
the West Virginia Manufacturing Association (WVMA) to estimate economic and fiscal
impact demonstrating potential business impact of expanding manufacturing investment
in West Virginia. We demonstrate the effect by way of a representative manufacturing
project.
West Virginia has long suffered low economic growth and low personal income as a
consequence of its mountainous terrain and historical dependence on extractive
industries (coal, oil, gas, timber, and agriculture). The state’s major carbon-based natural
resource industries are increasingly shrinking from changes in demand, not the least of
which is impact of climate change government policy. The state has benefited from
increasing manufacturing in related industries such as chemicals and agricultural
processing. West Virginia maintains a large service sector with its relatively low wages
and wage growth.
The below chart provides a profile of West Virginia’s industries showing the value added
to state gross domestic product (GDP) as of 2021 by each.
REAL VALUE-ADDED WEST VIRGINIA GDP 2021 BY INDUSTRY (IN $BILLIONS)
(Source: statista.com, March 2022)
Industry
Mining
Government
Finance-Insurance-Real Estate
Education-HealthCare-Social Serv.
MANUFACTURING
Professional Business Services
Retail Trade
Wholesale Trade
Construction
Arts-Tourism-Entertainment
Utilities
Transportation-Warehousing
Information
Agriculture

GDP to WV
13.03
11.02
9.71
7.86
7.35
5.78
4.67
3.27
2.38
2.16
1.84
1.64
1.58
0.38

Higher value-added manufacturing industries have slowly developed over the past 50
years. These include pharmaceuticals, metals and more recently growth in auto parts
manufacturing (often foreign transplants) supporting the automotive industry. West
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Virginia manufacturing is well placed in this role with major U.S. auto manufacturing by
Toyota (cars and trucks) in nearby Kentucky, and Honda in Ohio as well as aerospace
manufacturing facilities.
Manufacturing in West Virginia, however, with few exceptions may be considered of
mid-size with most employing less than 4,000 people each. This reflects the rapid trend
in manufacturing of automation, hence large capital investment.
Manufacturing as of 2018 represents only 10.5% of West Virginia’s Gross Domestic
Product (GDP), nearly $8 billion in total output and 48,000 jobs (WVMA.com).
A key potential impact to the welfare of the state and its citizens is to observe, West
Virginia median family income today is $48,037 (uscensus.gov) but manufacturing
median family income is nearly $73,000 (WVMA.com), 52% higher. West Virginia
continues to experience large areas of poverty in the central and rural areas of the state.
Clearly, manufacturing growth poses potential for major improvement in family income
and by extension, greatly needed revenue for state and local governments.
To accomplish this analysis and estimate, Sanford Holshouser partnered with Henry
Lowenstein, Ph.D. of Research and Consulting, LLC. (RCS). Dr. Lowenstein has a long
distinguished career in academics, business, and government. Further, he has conducted
research analysis and calculated estimate impacts for a number of economic development
projects in North Carolina, South Carolina and Virginia. His background is included in
at end of this report.
Economic development organizations worldwide expend great energy and financial
resources attracting high value-added investment to their communities as long term
engines of jobs, commercial growth, quality of life and overall community economic
development. West Virginia is surrounded by states with aggressive, successful
economic development programs such as Virginia, North Carolina, and Tennessee. The
state is well positioned to likewise development competitive, effective strategies.
The Sanford Holshouser-Research/RCS consulting team was tasked to provide macro
estimates of potential fiscal impact of this business scenario. These overall estimates
provide metrics upon which public policy makers may evaluate potential economic
development incentive and other related decisions.
To demonstrate the impact of a representative manufacturing investment for this analysis
Sanford Holshouser EDC researched parameters by various manufacturing projects to
develop a representative project. We then applied our RCS Model© for economic and
fiscal impacts to the representative manufacturing project. The Model has been
successfully used on many other economic development projects for purposes of
evaluating fiscal project decisions. The Model uses standard industry accepted
multipliers that apply economic and fiscal impact estimates from jobs and spending by
4

a business to the local economy. This includes an estimate of indirect1 and induced2
economic activity and employment created by the activity of a business (ripple effect) in
addition to direct economic impacts. Fiscal impact estimates utilize per capita estimates
of state and local taxes from the most recent data base of the Tax Foundation, a long
respected research organization in Washington, D.C.
This fiscal model is useful in aggregating both high and low consumer-taxpayer fiscal
inputs into one comparative number estimating average per capita revenue at each level
of employment headcount. Using per capita tax data, thus, allows policy makers to obtain
a macro or overall view of estimated tax projections which harmonizes across all levels
of income, discretionary spending, property values and the like. It helps clarify potential
fiscal impacts of jobs, since the overwhelming bulk of tax collections arise from tax
payments (direct and indirect) of individuals, hence wage earning employees.
As with all such analytical models, results are estimates based upon economic theoretical
models and may be impacted by changes in assumptions, precision of data inputs
provided, inflation/changed economic conditions; especially within the dynamic
technology and overall economy the U.S.A. faces today. That said, figures presented
provide a consistent comparative basis as those used historically at state and local levels,
and, by the Federal government. It is important to note and recognize, as theoretical
models the projected outcomes and their degree of magnitude are not guaranteed.
This report provides prospective estimates of fiscal impact to the region. The report is
limited to providing impact data estimates only. We provide no recommendation
decision of various public policy options officials may consider as inducements or
incentives to the developer.

METHODOLOGY AND DATA INPUTS
The field of fiscal/economic impact analysis is generally divided into two camps of
methodology. One is to use direct output and projected effects of an enterprise while
another methodology uses direct employment and its projected effects. The RCS Model©
uses the direct employment methodology. Thus, its results will differ from others using
exclusively output methods. The RCS Model© we believe is a better indicator for
economic and fiscal impact analysis as it estimates potential public revenue based on
localized employment/labor growth and its attendant income.

1

indirect business impacts -- business growth/decline resulting from changes in sales for suppliers to the directly
affected businesses (including trade and services at the retail, wholesale, and producer levels) (see; Greg Weisbrod
and Burton Weisbrod, Measuring Economic Impacts of Projects and Programs, ECONOMIC DEVELOPMENT RESEARCH
GROUP (BOSTON, MA), April 1997 at 5.
2 induced business impacts -- further shifts in spending on food, clothing, shelter and other consumer goods and
services, as a consequence of the change in workers and payroll of directly and indirectly affected businesses. This
leads to further business growth/decline throughout the local economy. (see, Id.)
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This logically follows as fiscal development impacts actually realized by state and local
areas depend on the magnitude of income, economic activity and velocity of money that
remains in the local economy, mostly produced by employment which generates the
fiscal income on which public services depend. In short, it is not how much output a firm
produces, but rather how much of that output wealth remains in the community.
DATA INPUTS
For this analysis SHEDC with WVMA conducted research on several projects that
considered the state, but for various reasons chose to locate elsewhere. SHEDC analyzed
such projects, discarded smaller ones, and derived a representative project that is an
average of two which blended a mid-sized project with a larger one. The analyzed
representative project profile for this analysis is below:
BUILDING SIZE

375,000 sq. ft.
TOTAL: $230,000,000

CAPITAL INVESTMENT
Building
$ 85,000,000
M&E
$145,000,000
DIRECT JOBS

425

AVERAGE WAGE $62,523
These factors were inputted into the RCS Model© on which to estimate economic and
fiscal impact.
The RCS Model© focuses on employee compensation estimates that remain in the local
community and any expenditures of the company in the community. Since the project is
representative, there is no reliable data to estimate the company’s direct fiscal impact
expenditures locally other than SHEDC making ad valorem estimate of capital
investment potential real property taxes, and average local Machinery & Equipment
personal property taxes.
As such, the RCS Model© does not include in compensation numbers, Social Security or
other federal tax revenues which are “leakages” from the region and state; such monies
going to the central government in Washington, DC. Secondly, the RCS Model applies
a “leakage” factor to the gross compensation figures (likewise to capital investment costs)
to account for employee expenditures that would understandably be outside of the area
or state.
Fiscal estimate of the RCS Model© are based upon per capita tax data as reported for each
state by respected research from the Tax Foundation, Washington, DC, 20 Report (the
most current version).
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Highly positive fiscal community results for state and local governments are
demonstrated using conservative projections. Such projection provides reasonable
estimates to public policy makers and taxpayers in determining, what if any, incentive
may be reasonable and prudent. Should government develop an incentive, it would
certainly engage in a definitive agreement to ensure recapture [pay back] over time of
any incentive provided; typically, over a five (5) year period.
The potential business investment by its nature will develop over a period of years.
However, for purposes of analysis, our estimates are a static model3 that aggregates total
estimated effects. That is, our estimates assume a fully built out and operational project.
Actual results may vary based on the corporation’s schedule, employment, completion,
national, state, and regional economic conditions, and other unpredictable economic and
fiscal factors.

II. ECONOMIC IMPACT ESTIMATE
This section summarizes the estimated total economic impact of the representative
manufacturing plant and investment previously described. Employment from capital
investment (construction) is transitory in nature as workers are typically out of area and
depart once construction is completed. The economic impact of capital construction
varies with the project schedule and fades once the project is completed. Thus, we present
estimated economic impact as a onetime stimulus.
Continuing/annual economic impact derives from the employment impact inclusive in
the indirect and induced multiplier calculation.

TABLE I
TOTAL ESTIMATED NET CAPITAL INVESTMENT
ECONOMIC IMPACT AT COMPLETION
(RCS Static Model)

NET DIRECT CAPITAL INVESTMENT

$205,257.820

INDIRECT AND INDUCTED IMPACT

$309,120,000

TOTAL ESTIMATED CAPITAL ECONOMIC IMPACT
A static model provides a hypothetical fixed “snapshot” in time of the projected economic output, in this
case assuming all factors are accurate and the project is fully constructed and operational.
3
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$514,377,820

TABLE II
ANNUAL EMPLOYMENT AND NET COMPENSATION
ESTIMATED ECONOMIC IMPACT
(RCS Static Model)

EMPLOYMENT
DIRECT

425

ANNUAL
COMPENSATION
$21,257,820

INDIRECT and
INDUCED

714

$44,641,422

$223,207,110

1,139

$ 65,899,242

$329,496,210

TOTALS

5-YEAR EST.

$106,289,100

TABLE III
TOTAL ESTIMATED ECONOMIC IMPACT
AT COMPLETION (Year One Snapshot)
(RCS Static Model)

TOTAL CAPITAL IMPACT

$514,377,820

TOTAL EMPLOYMENT IMPACT (one year)

$ 65,899,242

TOTAL ESTIMATED ECONOMIC IMPACT

$580,277,062

III. FISCAL IMPACT ESTIMATE
This section provides a fiscal impact estimate of the representative manufacturing project.
Our fiscal impact estimates are composed of two elements: (1) Fiscal estimate from the
RCS per capita model via employment headcount, and (2) Direct taxes paid by a firm
such as corporate income, sales, excise taxes, etc.). In this model, the Direct Taxes used
8

are the estimated business property ad valorem property taxes and the estimated
machinery & equipment average local personal property.

TABLE IV
REPRESENTATIVE MANUFACTURING PLANT
TOTAL ESTIMATED FISCAL IMPACT:
STATE AND LOCAL
(Per Capita-Static Model + Ad Valorem Estimate)
TAX

PROPERTY
(Local)
SALES
(State & Local)
INCOME
(State)
EXCISE
(State & Local)
OTHER
(State & Local)

TOTALS

DIRECT

INDIRECT &
INDUCED

TOTAL

Total 5-Year
Projection

$403,750

$678,300

$1,082,050

$5,410,250

$320,025

$537,642

$857,667

$4,288,335

$459,425

$771,834

$1,231,259

$6,156,295

$354,450

$595,476

$949,926

$4,749,630

$232,475

$390,558

$623,033

$3,115,165

$1,770,125

$2,973,810

$4,743,935

$23,719,675

$300,900

$1,504,500

Business Ad
Valorem
Property Tax

TOTALS

$5,044835

$25,224,175

Notes:
1. In this analysis because the estimated manufacturing project is representative, there
is not data for actual direct state and local tax payments from operations. Such figures in
the future would have the effect of materially increasing the fiscal impact estimate.
However, for this analysis the only estimated direct tax is SHEDC’s estimate of
commercial property tax valuation assessment to calculate ad valorem property tax to
local government in the future.

SUMMARY CONCLUSIONS
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Our analysis of the representative manufacturing plant investment suggests the
tremendous economic and fiscal impact to any community in which it locates in West
Virginia. Each such plant represents nearly $600 million in economic impact and over
$5.5 million in annual state and local fiscal revenue.
It is easy to see that just a handful of such plants would have the effect of moving
manufacturing up to one of the top GDP producers in West Virginia (refer to chart on p.
3) and help the state make major advances in improved quality of life for its citizens,
family income and stronger state and local fiscal resources.

IV. CONSULTANT BACKGROUND
HENRY LOWENSTEIN, Ph.D.
Research and Consulting Services LLC
CONWAY, SC 29526-9001
Cell 843/504-1331

hlowenstein@earthlink.net

DR. HENRY LOWENSTEIN, Distinguished Professor Emeritus at Coastal Carolina University
served the university for over 14 years as Dean of Wall College of Business, Professor of
Management & Law and member of the Graduate Faculty. He was awarded the Baxley Applied
Endowed Professorship (2015-2016), Blanton Leadership Endowed Professorship (2013-2014),
and Vereen Endowed Business Professorship (2019-2020). In 2018 he received the Academy of
Legal Studies in Business, Bonsignore Award by business law professors in U.S. and Canada.
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From 2000 to 2007 Dr. Lowenstein was Dean, School of Business and Public Administration at
California State University Bakersfield; 2006-2007 Chair of the California State Universities
Business Deans Association representing the state university business deans in California. From
1994-2000 he was Chair, Division of Business & Economics and Professor of Business at West
Virginia University-Parkersburg. His areas of teaching and research include: Business and Public
Policy Strategies, Employment Regulation & Policy, Economic Development, and
Transportation. He is author of a number of national, international and regional articles on
business law-regulation, the economy, employment, transportation, and public policy issues
Dr. Lowenstein served as independent corporate director and committee chair for the former TriValley Corporation, a NYSE energy and mining exploration corporation and roles with AACSB
International, the accrediting agency for business schools worldwide. Other experience included
officer positions with the former Kemper Group (insurance/ financial services), Dominion Bankshares Corp., and Americana Furniture, Inc., and management analyst in the Ford Administration
Executive Office of the President of the United States-Office of Management and Budget. Other
academic positions included University of Illinois-Chicago, Governors State University (Illinois)
and Virginia Commonwealth University.
A native of Richmond, Virginia, Dr. Lowenstein received his Ph.D. in Labor and Industrial
Relations from the University of Illinois, Urbana-Champaign, MBA degree in Transportation
from The George Washington University, Washington, DC, and a B. S. degree in Business
Administration from Virginia Commonwealth University, Richmond, VA. He was recipient of a
University of Illinois Graduate Doctoral Fellowship, and, Scottish Rite Foundation Fellowship to
The George Washington University. His work has received government recognitions from the
states of California, Illinois and West Virginia; local governments in California, South Carolina,
North Carolina, Mexico and the U.S. House of Representatives.
Dr. Lowenstein was principal consultant to the Illinois General Assembly and Chicago Chamber
of Commerce on restructuring of the Regional Transportation Authority (RTA) during the 198081 Chicago-area mass transit crises and helped co-author the labor relations section of Illinois’s
Regional Transportation Reform Act of 1981.
In 2012-2016 he was lead consultant to the Interstate Railroad Committee of North and South
Carolina in retaining the region’s only freight railroad servicing three counties in both states,
purchased by RJ Corman Railroad Company. In the 1980’s he conducted pioneering work on
highway safety/traffic enforcement management and traffic police training in Illinois. In West
Virginia, California and South Carolina Dr. Lowenstein was consultant to legislators and executives on Higher Education Policy, Economic Development, Transportation and Tax Policies.
Locally, Dr. Lowenstein is an independent research consultant on economic development and
fiscal impact analysis. Community service included: Chairman of the Board of Directors Ocean
View Memorial Foundation of Myrtle Beach, South Carolina and its Finance Committee Chair;
Vice-Chairman of the Board of the Historic Fox Theater Foundation of Bakersfield, California
and member of the Board of the Historic Minter Field Air Museum, Shafter, California.
Dr. Lowenstein has been a frequent guest on local media on business subjects and recipient of a
number of awards for research and service in his field. He is the author of the World War II
theme best-selling book, The Rescue Man: A “Snafu Snatching” Pilot’s Extraordinary Journey
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through World War II, (Van Rye Publishing, 2017). The book has led to a joint Department of
Defense/DPAA-Philippine Government project to recover WWII MIA airmen.

HENRY LOWENSTEIN, Ph.D.
Research and Consulting Services LLC

PARTIAL LIST OF PAST CONSULTING CLIENTS
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪
▪

Alaska Communications System (ACS) (Alaska)
AACSB International (Florida)
Antelope Valley Board of Trade (California)
California State University System (California)
Cengage-Southwestern Publishing (Ohio)
Chicago Association of Commerce and Industry (Illinois)
City of Albermarle, North Carolina
City of High Point, North Carolina
Columbus County, North Carolina
County of Horry, South Carolina
County of Kern, California
County of Marion, South Carolina
Grand Strand Water and Sewer Authority (South Carolina)
LaSalle University (Pennsylvania)
The Law Offices of Thomas F. McFarland, PC (Illinois)
The Law Offices of Lloyd M. Cueto (Illinois)
The David Law Firm, LLC (South Carolina)
The Law Offices of Robert D. Weiss (Virginia)
The Law Offices of Robert A. Wolf (Illinois)
Grabert-Lowenstein Law Offices (South Carolina)
Horry Electric Cooperative, Inc. (South Carolina)
Interstate Railroad Committee of North and South Carolina
Lenovo (North Carolina)
Myrtle Beach Regional Economic Development Corporation (South Carolina)
Maguire Law Firm, LLC (South Carolina)
Menlo College (California)
McGraw-Hill Publishers (Illinois)
Ogletree Deakins P.C. Law Firm (Pennsylvania)
Random House Publishing (New York)
Ralph Lauren Corporation (North Carolina)
Sanford Holshouser Economic Development Consulting LLC (North Carolina)
South Carolina Department of Commerce
Southern Demolition, LLC (South Carolina)
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▪
▪
▪
▪
▪

State of Illinois General Assembly
State of West Virginia General Assembly
Tri-Valley Corporation (California)
United States Golf Association (USGA) (North Carolina/New Jersey)
Wright, Worley, Pope, Ekster & Moss, PLLC (North Carolina)
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ATTACHMENT F

Topic

Kentucky

North Carolina

Overview: Tax Applied to Property,
Exemptions and Other Reductions
Tangible Personal Property

Taxable
All individuals and business entities who
own, lease or have a beneficial interest in
taxable tangible property located within
Kentucky on Jan. 1 must file a tangible
property tax return by May 15.
Kentucky Tax Alert March 2018; see
Jessamine County, Ky., Prop. Valuation
Admr., Property Classification.

Taxable
Defined
In North Carolina, all personal property is “Personal property” in Ohio is defined as
generally taxable unless it is excluded
every tangible thing that is the subject of
from the tax base or exempt from
ownership, including business fixtures,
taxation.
that does not constitute real property.
N.C. Gen. Stat. § 105-274(a).
Ohio Rev. Code Ann. § 5701.03.
BNA-PRTN NC 4.2.

Ohio

BNA-PRTN OH 4.2.

BNA-PRTN KY 4.2.

Pennsylvania

Tennessee

Virginia

West Virginia

Nontaxable
Property taxes in Pennsylvania apply
only to real estate, land and buildings.
Tangible personal property is not taxed,
listed, or valued.
72 Pa. Stat. § § 3242 through 3250-15, as
repealed by 2019 Pa. H.B. 1085, effective
Jan. 6, 2020 (repealing the State Personal
Property Tax Act); 72 Pa. Stat. § 4782;
Pa. Governor's Center for Local Govt.
Svcs., Taxation Manual.

Taxable
All property in Tennessee that is not real
property is classified as personal
property.
Tenn. Code Ann. §67-5-501(7); Tenn.
Comp. R. & Regs. §0600-05.01(7).

Taxable
All tangible personal property is reserved
for local taxation by the Constitution of
Virginia.
Va. Const. art. X, §4; Va. Code Ann.
§58.1-3503; Virginia Ruling of the
Commissioner PD 17-16 (March 10,
2017); Virginia Ruling of the Commissioner
PD 16-171 (Aug. 29, 2016); Va. Assn. of
Assessing Officers, VAAO Manual.

Taxable
In general, tangible personal property
subject to taxation that belongs to
residents of West Virginia, and all personal
property located in the state, is classified
and listed on the personal property book.
W. Va. Code §11-5-1.

BNA-PRTN TN 4.2.

BNA-PRTN WV 4.2.

BNA-PRTN VA 4.2.
BNA-PRTN PA 4.2.

Business, Commercial, and Industrial
Property
General Taxability and Exemptions

Taxable
In Kentucky, nonexempt business,
commercial, manufacturing, industrial, and
financial real property is classified as
commercial property, but classification
schemes vary in some counties.
Ky. Const. § 172; Ky. Rev. Stat. Ann. §
132.220(1)(a); Ky. Rev. Stat. Ann. §
132.190; Ky. Rev. Stat. Ann. § 132.191(1).

Generally Taxable
In North Carolina, business, commercial,
and industrial real property is taxable and
typically valued and listed each year by
local assessors at its true value, which is
synonymous with market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.

BNA-PRTN KY 12.1.

BNA-PRTN NC 12.1.

Taxable
Generally Taxable
Business and commercial real property in Land used for business, commercial, or
Ohio is generally classified for taxation
industrial purposes in Pennsylvania, like
purposes as “all other taxable land and
all other real estate, is listed on the county
improvements,” a classification that
assessment roll. It is also valued and
includes commercial and industrial land
assessed to its owner annually on or
and improvements.
before July 1.
Ohio Rev. Code Ann. § 5713.041; Ohio
53 Pa. Cons. Stat. § 8841; see e.g.,
Admin. Code § 5703-25-10(A); Ohio
Centre County Pa., Tax Assessment.
Admin. Code § 5703-25-10(B).
BNA-PRTN PA 12.1.
BNA-PRTN OH 12.1.

Generally Taxable
In Tennessee, business, commercial,
manufacturing, industrial, and finance
industry real property is typically classified
as industrial and commercial real
property. Unless otherwise provided by
law, such property is listed, valued, and
assessed at 40 percent of its fair market
value, as of Jan. 1 each year.
Tenn. Const. art. II, §28 (classification,
assessment ratio); Tenn. Code Ann. §675-501 (classification); Tenn. Code Ann.
§67-5-503 (classification); Tenn. Code
Ann. §67-5-801 (assessment ratio); Tenn.
Code Ann. §67-5-504 (assessment date);
Tenn. Code Ann. §67-5-601 (valuation);
Tenn. Code Ann. §67-5-508 (listing).

Taxable
All real and tangible personal property in
Virginia, including commercial, business,
and industrial real estate and
improvements, is subject to local tax and
is assessed at 100 percent of fair market
value.
Va. Const. art. X, §2; Va. Code Ann.
§58.1-3201; Va. Code Ann. §58.1-3280.
BNA-PRTN VA 12.1.

Depends
In West Virginia, business, commercial,
manufacturing, industrial, and financial real
property is typically classified according to
its use and location as either Class III
(nonresidential and nonagricultural
property located outside of a municipality)
or Class IV (nonresidential and
nonagricultural property located inside a
municipality).
W. Va. Code §11-8-5; W. Va. Code §11-31; W. Va. Code §11-1A-3(a).
BNA-PRTN WV 12.1.

BNA-PRTN TN 12.1.

Business, Commercial, and Industrial
Property
Commercial Real Property

Taxable
In Kentucky, nonexempt business and
commercial real property is classified as
commercial property, but classification
schemes vary in some counties.
Ky. Const. § 172; Ky. Rev. Stat. Ann. §
132.220(1)(a); Ky. Rev. Stat. Ann. §
132.190; Ky. Rev. Stat. Ann. § 132.191(1).

Taxable
In North Carolina, commercial real
property is taxable and typically valued
and listed each year by local assessors at
its true value, which is synonymous with
market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.

BNA-PRTN KY 12.2.
BNA-PRTN NC 12.2.

Taxable
In Ohio, all commercial real property is
valued and listed for taxation purposes.
Real property that is owned or occupied
for general commercial and income
producing purposes is classified and
coded as commercial land and
improvements, which is included in the
more general “all other taxable land and
improvements” classification.
Ohio Rev. Code Ann. § 5713.041; Ohio
Admin. Code § 5703-25-10(A); Ohio
Admin. Code § 5703-25-10(B).

Taxable
Pennsylvania counties, municipalities,
and school districts categorize incomeproducing property such as retail,
restaurants, ground rents, trailer parks,
parking lots, office improvements, and
land, as commercial property, and most
taxing jurisdictions value the land and
buildings as one unit.
53 Pa. Cons. Stat. § 8811(a)(1)(iv), (vi);
see e.g., York County, Pa., Land Use
Codes; Montgomery County, Pa., Land
Use Codes; see e.g., Somerset County,
Pa., Current Land Use Codes.

BNA-PRTN OH 12.2.
BNA-PRTN PA 12.2.

Taxable
In Tennessee, business and commercial
real property is typically classified as
industrial and commercial real property.
Unless otherwise provided by law, such
property is listed, valued, and assessed at
40 percent of its fair market value, as of
Jan. 1 each year.
Tenn. Const. art. II, §28 (classification,
assessment ratio); Tenn. Code Ann. §675-501 (classification); Tenn. Code Ann.
§67-5-503 (classification); Tenn. Code
Ann. §67-5-801 (assessment ratio); Tenn.
Code Ann. §67-5-504 (assessment date);
Tenn. Code Ann. §67-5-601 (valuation);
Tenn. Code Ann. §67-5-508 (listing).

Taxable
Generally, commercial real and tangible
personal property in Virginia is subject to
local tax and is assessed at 100 percent
of fair market value.
Va. Const. art. X, §2; Va. Code Ann.
§58.1-3201; Va. Code Ann. §58.1-3280.
BNA-PRTN VA 12.2.

Depends
In West Virginia, business and
commercial real property is typically
classified according to its use and location
as either Class III (nonresidential and
nonagricultural property located outside of
a municipality) or Class IV (nonresidential
and nonagricultural property located inside
a municipality).
W. Va. Code §11-8-5; W. Va. Code §11-31; W. Va. Code §11-1A-3(a).
BNA-PRTN WV 12.2.

BNA-PRTN TN 12.2.

Business, Commercial, and Industrial
Property
Manufacturing and Industrial Real
Property

Taxable
In Kentucky, nonexempt manufacturing
and industrial real property is classified as
commercial property, but classification
schemes vary in some counties.
Ky. Const. § 172; Ky. Rev. Stat. Ann. §
132.220(1)(a); Ky. Rev. Stat. Ann. §
132.190; Ky. Rev. Stat. Ann. § 132.191(1).

Taxable
In North Carolina, manufacturing and
industrial real property is taxable and
typically valued and listed each year by
local assessors at its true value, which is
synonymous with market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.

BNA-PRTN KY 12.3.
BNA-PRTN NC 12.3.

Taxable
In Ohio, manufacturing and industrial real
property is valued and listed for taxation
purposes. Real property that is used for
manufacturing, processing, or refining
foods and materials, along with
warehouses used in connection with
those activities, is classified and coded as
commercial and industrial land and
improvements, within the class of all other
taxable land and improvements.
Ohio Rev. Code Ann. § 5713.03, as
amended by 2019 Ohio H.B. 197, effective
March 27, 2020; Ohio Rev. Code Ann. §
5713.041; Ohio Admin. Code § 5703-2510.

Taxable
Pennsylvania counties, municipalities,
and school districts categorize mills and
manufactories of all kinds and equipment,
materials, and products or land involved in
the mill, mine, manufactory, or industrial
process, as industrial property, and most
taxing jurisdictions value the land and
buildings as one unit.
53 Pa. Cons. Stat. § 8811(1)(v); see e.g.,
York County, Pa., Land Use Codes;
Montgomery County, Pa., Land Use
Codes; see e.g., Somerset County, Pa.,
Current Land Use Codes.

Taxable
Manufacturing and industrial real property
is typically classified as industrial and
commercial real property. Unless
otherwise provided by law, such property
is listed, valued, and assessed at 40
percent of its fair market value, as of Jan.
1 each year.
Tenn. Const. art. II, §28 (classification,
assessment ratio); Tenn. Code Ann. §675-501 (classification); Tenn. Code Ann.
§67-5-503 (classification); Tenn. Code
Ann. §67-5-504 (assessment date); Tenn.
Code Ann. §67-5-601 (valuation); Tenn.
Code Ann. §67-5-801 (assessment ratio).

BNA-PRTN PA 12.3.
BNA-PRTN TN 12.3.

BNA-PRTN OH 12.3.

Taxable
All real and tangible personal property in
Virginia, including manufacturing and
industrial real estate and improvements, is
subject to local tax and is assessed at
100 percent of fair market value.
Va. Const. art. X, §2; Va. Code Ann.
§58.1-3201; Va. Code Ann. §58.1-3280.
BNA-PRTN VA 12.3.

Depends
In West Virginia, manufacturing and
industrial real property is typically
classified according to its use and location
as either Class III (nonresidential and
nonagricultural property located outside of
a municipality) or Class IV (nonresidential
and nonagricultural property located inside
a municipality).
W. Va. Code §11-8-5; W. Va. Code §11-31; W. Va. Code §11-1A-3(a).
BNA-PRTN WV 12.3.

Business, Commercial, and Industrial
Property
Pollution Control and Recycling
Facilities and Systems

Taxable
In Kentucky, nonexempt pollution control
and recycling facilities and systems real
property is classified as commercial
property, but classification schemes vary
in some counties.
Ky. Const. § 172; Ky. Rev. Stat. Ann. §
132.220(1)(a); Ky. Rev. Stat. Ann. §
132.190; Ky. Rev. Stat. Ann. § 132.191(1).

Depends
In North Carolina, pollution control and
recycling facilities and systems are
generally taxable and typically valued and
listed each year by local assessors at
their true value, which is synonymous with
market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.

BNA-PRTN KY 12.4.
BNA-PRTN NC 12.4.

Taxable
Ohio exempts certain certified pollution
control facilities—including real estate
improvements and all personal
property—although the property must still
be valued, listed, and coded appropriately.
Ohio Rev. Code Ann. § 5709.20; Ohio
Rev. Code Ann. § 5709.21; Ohio Rev.
Code Ann. § 5709.25; Ohio Rev. Code
Ann. § 5713.07; Ohio Rev. Code Ann. §
5713.08, as amended by 2019 Ohio H.B.
166, effective July 18, 2019.

Depends
Buildings and land used for pollution
control and recycling facilities and
systems in Pennsylvania are valued,
assessed and listed on the county
assessment rolls. However, if they are
owned by a government entity, they may
be exempt from taxation.
53 Pa. Cons. Stat. § 8812.
BNA-PRTN PA 12.4.

BNA-PRTN OH 12.4.

Taxable
In Tennessee, pollution control and
recycling facilities and systems real
property is typically classified as industrial
and commercial real property. Unless
otherwise provided by law, such property
is listed, valued, and assessed at 40
percent of its fair market value, as of Jan.
1 each year.
Tenn. Const. art. II, §28 (classification,
assessment ratio); Tenn. Code Ann. §675-501 (classification); Tenn. Code Ann.
§67-5-503 (classification); Tenn. Code
Ann. §67-5-801 (assessment ratio); Tenn.
Code Ann. §67-5-504 (assessment date);
Tenn. Code Ann. §67-5-601 (valuation).

Exempt
Certified pollution control equipment and
facilities in Virginia that are used primarily
for the abatement and prevention of air
and water pollution are exempt from
property taxes.
Va. Code Ann. § 58.1-3660, as amended
by 2020 Va. S.B. 685, effective July 1,
2020, by 2020 Va. S.B. 763, § 1, effective
July 1, 2020, by 2020 Va. S.B. 762, § 1,
effective July 1, 2020, and by 2021 Va.
H.B. 2006, effective July 1, 2021, and by
2021 Va. H.B. 1855, effective Oct. 1,
2021; Va. Code Ann. § 58.1-3661(A).

Depends
In West Virginia, pollution control and
recycling facilities and systems real
property is typically classified according to
its use and location as either Class III
(nonresidential and nonagricultural
property located outside of a municipality)
or Class IV (nonresidential and
nonagricultural property located inside a
municipality).
W. Va. Code §11-8-5; W. Va. Code §11-31; W. Va. Code §11-1A-3(a).
BNA-PRTN WV 12.4.

BNA-PRTN VA 12.4.

BNA-PRTN TN 12.4.

Business, Commercial, and Industrial
Property
Financial Industry

Taxable
In Kentucky, nonexempt financial industry
real property is classified as commercial
property, but classification schemes vary
in some counties.
Ky. Const. § 172; Ky. Rev. Stat. Ann. §
132.220(1)(a); Ky. Rev. Stat. Ann. §
132.190; Ky. Rev. Stat. Ann. § 132.191(1).

Taxable
In North Carolina, financial industry real
property is generally taxable and typically
valued and listed each year by local
assessors at its true value, which is
synonymous with market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.

Taxable
Financial industry property in Ohio must
be valued and listed for taxation purposes.
Ohio Rev. Code Ann. § 5713.03, as
amended by 2019 Ohio H.B. 197, effective
March 27, 2020; Ohio Admin. Code §
5703-25-10.
BNA-PRTN OH 12.5.

Depends
Mutual loan and building associations in
Pennsylvania are exempt from every type
of tax on their intangible property, such as
capital stock or mortgages and other
securities, but the real estate owned by
these associations is subject to the same
real estate taxes as other corporations.
7 Pa. Stat. § 6030-1.

BNA-PRTN KY 12.5.
BNA-PRTN NC 12.5.

BNA-PRTN PA 12.5.

Taxable
In Tennessee, financial industry real
property is typically classified as industrial
and commercial real property. Unless
otherwise provided by law, such property
is listed, valued, and assessed at 40
percent of its fair market value, as of Jan.
1 each year.
Tenn. Const. art. II, §28 (classification,
assessment ratio); Tenn. Code Ann. §675-501 (classification); Tenn. Code Ann.
§67-5-503 (classification); Tenn. Code
Ann. §67-5-801 (assessment ratio); Tenn.
Code Ann. §67-5-504 (assessment date);
Tenn. Code Ann. §67-5-601 (valuation);
Tenn. Code Ann. §67-5-508 (listing).

Taxable
All real and tangible personal property in
Virginia, including real estate and
improvements owned by businesses
engaged in the financial industry, is
subject to local tax and is assessed at
100 percent of fair market value.
Va. Const. art. X, §2; Va. Code Ann.
§58.1-3201; Va. Code Ann. §58.1-3280.
BNA-PRTN VA 12.5.

Depends
In West Virginia, financial industry real
property is typically classified according to
its use and location as either Class III
(nonresidential and nonagricultural
property located outside of a municipality)
or Class IV (nonresidential and
nonagricultural property located inside a
municipality).
W. Va. Code §11-8-5; W. Va. Code §11-31; W. Va. Code §11-1A-3(a).
BNA-PRTN WV 12.5.

BNA-PRTN TN 12.5.

Business, Commercial, and Industrial
Property
Machinery and Equipment

Taxable
In Kentucky, machinery that is used for
manufacturing, products in the course of
manufacture, and raw material for the
purpose of manufacture are subject to ad
valorem taxation for state purposes only.
Ky. Rev. Stat. Ann. § 132.200(4).
BNA-PRTN KY 12.6.

Depends
North Carolina does not have a general
exemption for machinery and equipment;
therefore such property is generally
taxable. However, exemptions are
provided for specific types of machinery
and equipment.
N.C. Gen. Stat. § 105-274; see N.C. Gen.
Stat. § 105-275.

Nontaxable
Manufacturing equipment that is classified
as personal property is exempt from
taxation.
Ohio Rev. Code Ann. § 5711.22(F); Ohio
Rev. Code Ann. § 5711.22(I); Ohio Admin.
Code § 5703-3-03, as amended, effective
Dec. 19, 2020.
BNA-PRTN OH 12.6.

BNA-PRTN NC 12.6.

Nontaxable
Property taxes in Pennsylvania apply
only to real estate, land and buildings.
Tangible personal property, such as
machinery and equipment not affixed to
real property, is not taxed, listed, or
valued.
72 Pa. Stat. § 4782; 72 Pa. Stat. § § 3242
through 3250-15, as repealed by 2019 Pa.
H.B. 1085, effective Jan. 6, 2020
(repealing the State Personal Property
Tax Act); Pa. Governor's Center for Local
Govt. Svcs., Taxation Manual.

Taxable
Commercial and industrial tangible
personal property in Tennessee includes
goods, chattels, machinery, and other
articles of value that are used principally
for commercial or industrial purposes and,
if affixed or attached to real property, that
can be detached without material injury to
the real property.
Tenn. Code Ann. §67-5-501(2); Central
Woodwork, Inc. v. Johnson, 2015 BL
387156, No. W2015-00040-COA-R3-CV
(Tenn. Ct. App. Nov. 24, 2015).

BNA-PRTN PA 12.6.

BNA-PRTN TN 12.6.

Depends
In Virginia, all tangible personal property,
unless declared intangible, is reserved for
local taxation. Included in this locally taxed
tangible personal property category are
machinery, tools, motor vehicles, and
delivery equipment of a manufacturing
business.
Va. Const. art. X, § 4; Va. Code Ann. §
58.1-3103; Va. Code Ann. § 58.1-3983.1.
BNA-PRTN VA 12.6.

Depends
Under West Virginia law, manufacturing
and industrial equipment and materials, as
well as employee-owned tools that are not
used for residential purposes, are
classified and listed on the personal
property book as Class III property when
located outside of a municipality or Class
IV property when located inside of a
municipality.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.
BNA-PRTN WV 12.6.

Business, Commercial, and Industrial
Property
Fixtures

Taxable
In Kentucky, fixtures and improvements
are deemed part of the real property to
which they are attached, and they are
assessed and taxed at 100 percent of
their fair cash value.
Ky. Const. § 174; Ky. Rev. Stat. Ann. §
132.191.
BNA-PRTN KY 12.7.

Taxable
In North Carolina, real property includes
buildings, structures, improvements, and
permanent fixtures on land.
N.C. Gen. Stat. § 105-273(13)(b).
BNA-PRTN NC 12.7.

Depends
Fixtures and improvements on real
property in Ohio are themselves
considered real property, and are
therefore valued, listed, and classified
along with the underlying land. However,
business fixtures are considered items of
personal property which are generally not
subject to property taxation, unless
belonging to a public utility.
Ohio Rev. Code Ann. § 5701.02(A); Ohio
Rev. Code Ann. § 5701.03(A); SSN II, Ltd.
v. Warren Cty. Bd. of Revision, No.
CA2012-04-037, 2013 Ohio 1112 (Ohio
Ct. App., March 25, 2013).
BNA-PRTN OH 12.7.

Taxable
See Primary Sources
In Pennsylvania, personal property
In Tennessee, fixtures are subject to
becomes a fixture and is valued and
property taxation unless exempted by law.
assessed as part of the real estate when Tenn. Const. art. II, § 28; Tenn. Code
it is used in connection with real estate
Ann. §67-5-101.
and annexed to the property so that it
cannot be removed without material injury BNA-PRTN TN 12.7.
to the real estate or to itself.
In re Sheetz, Inc., 657 A.2d 1011,
1012–1013 (Pa. Commw. Ct. 1995),
petition for allowance of appeal denied,
666 A.2d 1060.

Taxable
Fixtures and improvements in Virginia are
assessed as part of the real property on
or in which they are located. For example,
household appliances in residential real
property are considered fixtures and are
assessed along with the real property.
Tangible personal property that does not
qualify as fixtures may be subject to
taxation as business personal property.
Va. Code Ann. §58.1-3504(B).

BNA-PRTN WV 12.7.
BNA-PRTN VA 12.7.

BNA-PRTN PA 12.7.

Depends
In West Virginia, fixtures and
improvements are classified and listed on
the real or personal property book
according to its use.
W. Va. Code §11-3-2; W. Va. Code §11-42; W. Va. Code §11-5-2; W. Va. Code §115-13a; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.

Business, Commercial, and Industrial
Property
Raw Materials

Taxable
In Kentucky, machinery that is used for
manufacturing, products in the course of
manufacture, and raw material for the
purpose of manufacture are subject to ad
valorem taxation for state purposes only.
Ky. Rev. Stat. Ann. § 132.200(4).
BNA-PRTN KY 12.8.

Taxable
In North Carolina, raw materials are
generally taxable and typically valued and
listed each year by local assessors at
their true value, which is synonymous with
market value.
N.C. Gen. Stat. § 105-274; N.C. Gen.
Stat. § 105-283; N.C. Gen. Stat. § 105284; N.C. Gen. Stat. § 105-285.
BNA-PRTN NC 12.8.

Nontaxable
Ohio does not impose property taxes on
tangible personal property.
Ohio Rev. Code Ann. § 5711.22; see,
e.g., Ohio Admin. Code § 5703-3-03, as
amended, effective Aug. 8, 2014 (general
personal property taxpayers no longer
need to file returns after the 2008 tax
year, but relevant rules remain effective
for the 2008 tax year and prior years to
the extent that a taxpayer has failed to
comply with the law prior to its effective
repeal), and as amended, effective Dec.
19, 2020 (removing references to general
personal property returns after the 2008
return year); Ohio Dept. of Taxn.,
Property Tax—Tangible Personal
Property; Ohio Dept. of Taxn.,
FAQs—Personal Property—Phase-Out
Information.

Nontaxable
Raw materials are tangible personal
property and are not taxed in
Pennsylvania. These items are not
required to be listed, valued or assessed
by the county assessor.
72 Pa. Stat. § § 3242 through 3250-15, as
repealed by 2019 Pa. H.B. 1085, effective
Jan. 6, 2020 (repealing the State Personal
Property Tax Act); Pa. Governor's Center
for Local Govt. Svcs., Taxation Manual.

Taxable
In Tennessee, raw materials are
assessed at 30 percent of value as of
Jan. 1.
Tenn. Code Ann. §67-5-502(a)(1); Tenn.
Code Ann. §67-5-801; Tenn. Comp. R. &
Regs. §0600-05.01, as amended by
Sequence No. 02-17-17, effective May 22,
2017.

Depends
In Virginia, all tangible personal property,
unless declared intangible, is reserved for
local taxation. Included in this locally taxed
tangible personal property category are
machinery, tools, motor vehicles, and
delivery equipment of a manufacturing
business.
Va. Const. art. X, §4; Va. Code Ann.
§58.1-3103; Va. Code Ann. §58.1-3983.1.

BNA-PRTN TN 12.8.
BNA-PRTN VA 12.8.

BNA-PRTN PA 12.8.

Depends
Under West Virginia law, manufacturing
and industrial equipment and materials, as
well as employee-owned tools that are not
used for residential purposes, are
classified and listed on the personal
property book as Class III property when
located outside of a municipality or Class
IV property when located inside of a
municipality.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.
BNA-PRTN WV 12.8.

BNA-PRTN OH 12.8.
Business, Commercial, and Industrial
Property
Computer Equipment, Hardware, and
Software

Taxable
All property in Kentucky is subject to
taxation, including computer equipment.
Ky. Rev. Stat. Ann. § 132.190(1).
BNA-PRTN KY 12.9.

Taxable
In North Carolina, computer software and
any related documentation constitutes a
special class of property excluded from
the tax base.
N.C. Const. art. V, § 2(2); N.C. Gen. Stat.
§ 105-277.10; N.C. Gen. Stat. § 105275(40)(b), as amended by 2013 N.C. S.
490, effective July 1, 2014.
BNA-PRTN NC 12.9.

Nontaxable
Computers, equipment, hardware, and
software, regarded as “other personal
property used in business,” are not
subject to property taxation, but are listed
as being assessed at 0 percent of their
true values, and not listed for taxation.
Ohio Rev. Code Ann. § 5711.22(G); Ohio
Rev. Code Ann. § 5711.22(I); Ohio Admin.
Code § 5703-3-03, as amended, effective
Dec. 19, 2020 (removing references to
general personal property returns after
the 2008 return year).

Nontaxable
Computer equipment, hardware and
software are tangible personal property
and are not taxed in Pennsylvania. These
items are not required to be listed, valued
or assessed by the county assessor.
72 Pa. Stat. § § 3242 through 3250-15, as
repealed by 2019 Pa. H.B. 1085, effective
Jan. 6, 2020 (repealing the State Personal
Property Tax Act); Pa. Governor's Center
for Local Govt. Svcs., Taxation Manual.

Taxable
Computers, copiers, peripherals and
tools are classified as taxable commercial
and industrial tangible personal property in
Tennessee and are assessed at 30
percent of their value as of Jan. 1.
Tenn. Code Ann. §67-5-502(a)(1); Tenn.
Code Ann. §67-5-801.
BNA-PRTN TN 12.9.

BNA-PRTN PA 12.9.

Exempt
Computer application software is
considered intangible personal property in
Virginia, subject only to state taxation, and
currently exempt from tax.
Va. Code Ann. §58.1-1100; Va. Code
Ann. §58.1-1101(A)(8), as amended by
2019 Va. H.B. 2440, effective July 1,
2019; Va. Code Ann. §58.1-1101(A)(2);
Va. Code Ann. §58.1-1101(C), as
amended by 2019 Va. H.B. 2440, effective
July 1, 2019; Virginia Ruling of the
Commissioner PD 13-47 (April 4, 2013).

Depends
Computer equipment, hardware, and
software used for residential purposes in
West Virginia is classified and listed on the
personal property book as Class II
property. All other computer property will
be classified and listed on the personal
property book as Class III or Class IV
property.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
Guide for County Assessors.
BNA-PRTN WV 12.9.

BNA-PRTN OH 12.9.

Business, Commercial, and Industrial
Property
Employee-Owned Tools

See Primary Sources
In Kentucky, all property is subject to
taxation unless it is exempted.
Ky. Const. § 170; Ky. Const. § 3; Ky.
Rev. Stat. Ann. § 132.190(1); Ky. Rev.
Stat. Ann. § 132.208.

No Guidance
North Carolina does not provide specific
guidance on the taxability of employeeowned tools.
See N.C. Gen. Stat. § 105-271 through
N.C. Gen. Stat. § 105-395.1.

BNA-PRTN KY 12.10.

BNA-PRTN NC 12.10.

Nontaxable
Ohio does not impose property taxes on
tangible personal property.
Ohio Rev. Code Ann. § 5711.22; see,
e.g., Ohio Admin. Code § 5703-3-03, as
amended, effective Aug. 8, 2014 (general
personal property taxpayers no longer
need to file returns after the 2008 tax
year, but relevant rules remain effective
for the 2008 tax year and prior years to
the extent that a taxpayer has failed to
comply with the law prior to its effective
repeal), and as amended, effective Dec.
19, 2020 (removing references to general
personal property returns after the 2008
return year); Ohio Dept. of Taxn.,
Property Tax—Tangible Personal
Property; Ohio Dept. of Taxn.,
FAQs—Personal Property—Phase-Out
Information.

BNA-PRTN VA 12.9.

Nontaxable
Property taxes in Pennsylvania apply
only to real estate, land and buildings.
Tangible personal property, such as
employee-owned tools, is not taxed, listed,
or valued.
72 Pa. Stat. § 4782; 72 Pa. Stat. § § 3242
through 3250-15, as repealed by 2019 Pa.
H.B. 1085, effective Jan. 6, 2020
(repealing the State Personal Property
Tax Act); Pa. Governor's Center for Local
Govt. Svcs., Taxation Manual.

See Primary Sources
In Tennessee, all property is subject to
property taxation unless exempted by law.
Tenn. Const. art. II, §28; Tenn. Code
Ann. §67-5-101.
BNA-PRTN TN 12.10.

Varies
All tangible personal property is reserved
for local taxation by the Constitution of
Virginia.
Va. Const. art. X, §4; Va. Code Ann.
§58.1-3503; Virginia Ruling of the
Commissioner PD 17-16 (March 10,
2017); Virginia Ruling of the Commissioner
PD 16-171 (Aug. 29, 2016); Va. Assn. of
Assessing Officers, VAAO Manual.

Depends
Employee-owned tools that are not used
for residential purposes, are classified and
listed on the personal property book as
Class III property when located outside of
a municipality or Class IV property when
located inside of a municipality.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.

BNA-PRTN VA 12.10.
BNA-PRTN WV 12.10.

BNA-PRTN PA 12.10.

BNA-PRTN OH 12.10.
Business, Commercial, and Industrial
Property
Business Inventory

Taxable
In Kentucky, owners of certain business
inventory are required pay ad valorem tax
for state purposes on goods held for sale
in the regular course of business.
Ky. Rev. Stat. Ann. § 132.020, as
amended by 2013 Ky. H.B. 313, effective
June 24, 2013.; Ky. Rev. Stat. Ann. §
132.200(14); Kentucky Rev. Stat. Ann. §
132.200(16); Ky. Rev. State. Ann. §
132.200(23), as amended by 2014 Ky.
H.B. 301, effective July 14, 2014; Ky. Rev.
Stat. Ann. § 132.200(17); Ky. Rev. Stat.
Ann. § 132.200(22).

Exempt
In North Carolina, inventories owned by
contractors, manufacturers, and retail and
wholesale merchants are special classes
that are excluded from tax.
N.C. Const. art. V, § 2(2); N.C. Gen. Stat.
§ 105-275.
BNA-PRTN NC 12.11.

Nontaxable
Merchandise held for sale and
manufacturing inventory are assessed at
0 percent of true value and are not listed
for taxation.
Ohio Rev. Code Ann. § 5711.22(E); Ohio
Rev. Code Ann. § 5711.22(I); Ohio Admin.
Code § 5703-3-03, as amended, effective
Dec. 19, 2020 (removing references to
general personal property returns after
the 2008 return year).
BNA-PRTN OH 12.11.

Nontaxable
Business inventory is not taxed in
Pennsylvania. Therefore, it is not valued
or listed on the assessment rolls.
Pa. Governor's Center for Local Govt.
Svcs., Taxation Manual.
BNA-PRTN PA 12.11.

Exempt
Tangible personal property that is held by
businesses and merchants for sale,
exchange, lease, or rental is considered
business inventory and is not subject to
property tax in Tennessee, but may be
subject to a franchise or excise tax.
Tenn. Code Ann. §67-5-901; Tenn. Code
Ann. §67-4-2007; Tenn. Code Ann. §67-42105; Nissan N. Am., Inc. v. Haislip, 155
S.W.3d 104, 107 (Tenn. Ct. App. 2004).
BNA-PRTN TN 12.11.

Varies
In Virginia, inventory of stock on hand,
daily rental vehicles, and all other taxable
personal property of any kind that is
offered for sale as merchandise is
considered merchants' capital and is
subject to local taxation only. Inventory
subject to the merchants' capital tax must
be valued on a cost basis.
Va. Code Ann. §58.1-3000 Va. Code Ann.
§58.1-3510(A); Virginia Ruling of the
Commissioner PD 17-16 (March 10,
2017). See also Virginia Ruling of the
Commissioner PD 17-15 (March 10,
2017).

BNA-PRTN KY 12.11.
BNA-PRTN VA 12.11.

Depends
In West Virginia, business inventory is
classified and listed on the personal
property book as either Class III property,
if the property is located outside of a
municipality, or Class IV property, if
located inside of a municipality.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.
BNA-PRTN WV 12.11.

Business, Commercial, and Industrial
Property
Other Business, Commercial, and
Industrial Property

No
Yes
Kentucky does not provide for other
Assessors in North Carolina may assess
business, commercial, manufacturing,
billboards as personal property and use
industrial, or financial property not already the cost approach.
discussed above.
In re Interstate Outdoor Inc., 763 S.E.2d
BNA-PRTN KY 12.12.
172 (N.C. Ct. App. 2014).
BNA-PRTN NC 12.12.

Yes
Ohio does not provide special property
tax treatment for consigned property. Like
all other tangible personal property, it is
exempt from taxation and need not be
listed on personal property returns after
the 2008 tax year.
Ohio Rev. Code Ann. § 5711.22; Ohio
Admin. Code § 5703-3-03, as amended,
effective Dec. 19, 2020 (removing
references to general personal property
returns after the 2008 return year).

Yes
See Primary Sources
In Pennsylvania, signs and structures
In Tennessee, all property is subject to
that are used primarily to display signs
property taxation unless exempted by law.
(i.e., billboards) are not classified or
Tenn. Const. art. II, §28; Tenn. Code
assessed as real property by local taxing Ann. §67-5-101.
entities regardless of whether the sign or
sign structure is affixed to the real estate. BNA-PRTN TN 12.12.
53 Pa. Cons. Stat. § 8811(b)(4).

Yes
Improvements to real property that are
designed and used primarily for the
purpose of manufacturing a product from
renewable energy is considered a
separate class of property and a
classification for local taxation separate
from other real property classifications.
Va. Code Ann. §58.1-3221.4.

BNA-PRTN PA 12.12.
BNA-PRTN VA 12.12.

Depends
Under West Virginia law, consigned
property is classified and listed on the
personal property book like all other
personal property not used for residential
or agricultural purposes, as Class III
property if it is located outside of a
municipality or as Class IV property if it is
located inside of municipality.
W. Va. Code §11-3-2; W. Va. Code §11-52; W. Va. Code §11-8-5; West Virginia
State Tax Dept., Prop. Tax Div., Guide for
County Assessors.

BNA-PRTN OH 12.12.
BNA-PRTN WV 12.12.

