Tompkins County
Industrial Development Agency

Industrial Application for Incentives
A pplicant Information Date; 8/5/15

Name of Company/Applicant:
209-215 Dryden Associates, 1LLC

" Owner:
209-215 Dryden Associates, LLC, ¢/o Philip Proujansky

Address:
15 Thormwood Drive

City/State/ZIP:
Ithaca, NY 14850

Primary Contact:
Philip Proujansky

Phone: 607-257-5050 Fax: 607-257-6060
Email: philp @inteprop.com

Will a separate company hold title to/own the property in question that is separate from the operating
company/applicant? If yes, please provide the name and contact information for that entity. No

Name:

Address:

City/State/Zip:

Contact:

Phone: Fax:
Email:

Owner:

Describe the terms and conditions of the lease between the applicant and the owner of the property.

Applicant Attorney: C. Daniel Shulman, Esq.

Address: Shulman Grundner Etoll & Danaher, P.C., 250 S. Clinton St., Suite 502

City/State/ZIP: Syracuse, NY 13202

Primary Contact: C. Daniel Shulman, Esq.

Phone: 315-424-8944 Fax: 315-424-8205
Email: dshulman@shulmanlawpc.com
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Avpplicant Accountant: L. Richard Pascarella

~ Address: DiMarco, Abiusi & Pascarella, 4 Clinton Sq., Suite 104

City/State/ZIP: Syracuse, NY 13202

Primary Contact: L. Richard Pascarella

Phone: 315-475-6954 Fax: 315-475-2937
Email: rpascarella@dimarcocpa.com

kApplicant Engineer/Architect (if known): ikon.5 Architects

Address: 864 Mapleton Road

City/State/ZIP: Princeton, NJ 08540

Primary Contact: Arvind Tikku

Phone: 609-919-009% Fax 609-919-00388
Email: atikku@ikonSarchitects.com

Applicant Contractor (if known):

Address:

City/State/ZIP:

Primary Contact:

Phone: Fax:

Email:

Business History

Year Company was Founded: 20135 Type of Ownership (Corporation, LLC, Sole Proprietor)
NAICS Code:

Product or Service:

Commercial real estate development and operations

Major Customers:

Commercial tenants

The IDA avoids offering incentives to businesses that will compete with or displace existing Tompkins County businesses.
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Major Suppliers:

Tocal subcontractors and service providers

‘Who are your major competitors in Tompkins County? N/A

Has your business ever received incentives tied to job creation from local governments in New York State?
X Yes* No

*Related Party Entities
If Yes, please describe. Various tax abated projects in the Cornell Business & Technology Park as well
as long term fixed assessment pilots for taxable and tax exempt entities.
Were the goals met? X Yes No

If No, why were goals not met?

Affer expansion:

Annual Sales to customers in Tompkins County 3 IN/A Percent subject to sales tax N/A %

Annual purchases of operating items subject to local sales tax $ N/A %

Business profit history. Please supply in spreadsheet format five (5) years of Past History and Three (3) years
future projections.

Historical Projected
Years 1 2 3 4 5 i 2 3
Revenues | Confidential Confidential
Profits Confidential Confidential
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Project Description

Please give a brief narrative description of the project.

Please see attachment #1

Location: 209-211 Dryden Road Tax Parcel #64.-10-3, 213 Dryden Road Tax Parcel #64.-10-4, 215 Dryden
Road Tax Parcel #64.-10-5, and 240 Linden Avenue Tax Parcel #64.-10-6, City of Ithaca

Property size (acres) — both existing and proposed: ~ 0.2824 acres

Building size (square feet) — both existing and proposed: 73,000 sq. ft.

Proposed project start and completion dates: _ Start: Nov. 2015 Completion: May 2017

What types of green building practices do you plan to use, if any?  Please see attachment #2

Do you certify that the project will not result in the relocation of all or part of any business or jobs from within
New York State to Tompkins County? X Yes No

Will this project result in a regular increase in overnight visitors to your facility (e.g. for training programs)?
X Yes No

If Yes, number of visitors per year 150/week Average duration of stay (days) 4 days-
3
weeks

QOccupancy

List the name(s), nature of business of proposed tenant(s), and percentage of total square footage to be used for
each tenant (Additional sheets may be attached if necessary).

Please see attachment #1
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Attachment #1
SITE PLAN BEVIEW APPLICATION REFORT

Project Location and Overview

The 12,301 SF project site is located at the corner of Dryden Road and Linden Avenue in the heart of College-
town. The site is zoned Mixed Use-2 (MU-2) and the project proposat is in full-compliance with the existing zon- -
ing. The proposed use - education and professional offices - is consistent with allowable uses in the MU-2 zone.
A large atrium accommodates public assembly and provides street level active uses. The proposed height is
consistent with the zoning at 6 stories/80". No parking is required, and none is propesed. It is expected that the
overwhelming majority of users will walk or ride the bus. The site is currently accessed by 3 curb cuts — one on
Dryden Road and two on Linden Avenue ~ this will be reduced to a single curb cut on Linden Avenue to service

the loading dock for the new building.
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Attachment #1

SITE PLAN REVIEW APPLICATION REPORT

Proposed Project Program

The building will house the Comnell University Johnsen School of Management Executive Education Program,
This program is currently housed in Sage Hall on the Cornell University Campus, but has outgrown its space in
that location. The existing program will be relocated to this new building in Collegetown. Cornell will be the
tenant in a privately financed and managed building. The project will generate additional property tax revenue.

The building will have the capacity for approximately 600 persons. Approximately 70% utilization and occupan-
cy is expected initiaily, allowing yoom for growth. The facifity will be staffed by existing faculty and staff initially
and new hires are expected to meet the demands of the program as it grows.

Exacutive Education programs are conducted year round and have the highest levels of utilization when Cornell
is not in session, such as in January and during the summer months. Evening programs could include activities
such as guest speakers and company recruitment events. Other Cornell departments are expected to utilize the
space as well. On occasion, there could be events open to the public.

Consistency With Community Plans

We have reviewed the City’s 2009 Collegetown Urban Plan & Conceptual Design Guidelines as endorsed by the
City of lthaca Cornmaon Council on August 5, 2009. This project is consistent with the vision of that plan. The
Plan envisions that new office development with Cornell as a tenant would create 2 captive employee market
to benefit retatlers throughout the year, By providing year round office space and executive education pro-
gramming throughout the year, the project is expected to generate foot traffic and economic activity for other
Collegetown businesses and contribute to strengthening a 365-day economy. The Plan states:

“ust as Collegetown’s current economy is inexorably linked to Cornell, so, touo, Is its future revitalization.
The University can be instrumental in helping to create a 365-tay economy in Collegetown......As a cata-
lyst project, such a development would not only alter perceptions of Collegetown significantly, but help
cultivate the much-desired year-round workforce that could strengthen the retail health of the area.”

Transportation Plan

Cornell faculty and staff in the existing Executive Education Program currently park at A-Lot and in campus
parking garages and then take the bus to their office. Attendees of the Executive Education Program travel to
Cornell from out of town and stay at the Statler Hotel, Mast do net have a car while in Ithaca. Attendees take
the bus or walk to class at Sage Hall. Relocating the program to the Collegetown location is not axpected to
have any impact on transportation and travel patterns. Faculty, staff and attendees will confinue to take the bus
or walk to the facility. The diagram on the next page illustrates bus routes and bus stops and walking distances
to the project site.




Attachment #1l
SITE PLAN BEVIEW APPLICATION REPORT

TRANSPORTATION PLAN DIAGRAM
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Attachment #2

SITE PLAN REVIEW APPLICATION REPORT

Energy Use Efficiency and Sustainability Features

The new Dryden Road Building will be developed using a highly sustainable design and construction process.

- Energy use in a sustainably designed building can be substantially reduced when compared to a tradition-
ally designed building. Initial energy modeling has been coordinated to predict the building energy usage.
The goals for the building’s energy use are 50 kBTU/sf/year and 30% below a baseline bullding referred to as
ASHRAE 90.1 2007. The initial modeling shows that, with optimization of the building envelope and the me-
chanical/electrical systems as proposed, the building shall be ahle to achieve this high level of energy efficient

performance,

The following outlines some of the majar sustainable features to be incorporated into the mechanical and
electrical systems for the new facility. This approach allows for smaller, high efficiency systems that will result
in reduced energy use with minimal increase on construction costs,

Mechanical Systems:

1. Dedicated Outside Air Systems {DOAS) which utilize supply air only for ventilation purposes, including
the energy associated with conditioning and moving air in the building.

2. Hydronic (water based) heating and cooling systems which satisfy space conditioning needs much
more efficiently than air based systems.

3. Heat recovery using enthalpy wheel to precondition intake air using waste energy from building ex-
haust streams.

4. Demand control based ventilation which controls the supply of ventilation air in response to space
pccupancy.

5. Occupancy sensar based HVAC control which minimizes or eliminates space conditioning energy when
areas are not occupied.

6. Radiant heating cooling systems which allow for occupant comfart at lower winter or higher suntmer
space temperatures.

7. Use of “free cooling” to provide indoor space cooling using no mechanical refrigeration during cold
weather.

8. High efficiency air cooled chiller(s) providing low and medium temperature chilled water to saiisfy
building cooling requirements.

9. High efficiency condensing gas boilers and possibly a gas fired heat pump to minimize heating energy
usage.

10. Optimized control sequences and energy meeting through the building automation system fo ensure
all building systems operate as efficiently as possible.




Attachment #2
SITE PLAN REVIEW APPLICATION REPORT

Electrical Systems
1. Energy efficient lighting systems using LED or fluorescent technology.
2. Daylight dsmmmg systems to reduce or elrmmate !:ghtmg use In perimeter areas durlng daylight hours.

3. High efficiency harmonic suppressian transformers to minimize energy loss through transformers and
equipment.



Project Costs

Amount %o subject to sales tax
Value of land to be acquired (if any): N/A N/A
Value of building to be acquired (if any): N/A N/A
Cost of new construction: Shell & Core 60%
$12,000,000

Value of improvements to existing building: N/A %
Value of equipment to be acquired: $18,000,000 100%
Other: Soft Costs (inclusive of all design and $9,350,000 0%
(technical media consultants and financing costs)

TOTAL: $39,350,000 N/A

For IDA 1o fill out

Estimated reimbursement of soft costs based on project cost:

Agency Fee:
Agency Counsel Fee:
Agency Bond Counsel Fee:

Financing

Amount of anticipated financing from a lending institution  $ 50,000,000
(Please note: the applicant must inform the TCIDA at the time of issuance of commitment letter if the financing will
exceed the amount stated here.)

Value of Incentives

Property tax abatement See Attachment #3
Assumptions
3 Value of increase in assessment
4% Annual increase in assessment and tax rate
New Taxes Paid 3 Taxes Abated 3
Year County School City/Town Village Total County School  City/Town Village Total
1
2
3
4
3
6
7
Totals
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Attachment #3

Applicant is proposing a 50 year fixed pilot structure with the aggregate properiy assessment, inclusive of land,
of $5,200,000. The structure will require that in the event that the not-for-profit tax exempt tenant becomes an
owner of the propesty, the property will still be required to remain on the tax rofls for the entire 50 years

Juration of the agreement,

1 $30,473 50 $39.473
2 40,262 0 40,262
3 41,068 0 205,337
4 4,880 0 209,444
3 42,727 ¢ 213,633
6 43,381 0 217,905
7 44,453 0 222,263
8 45,342 0 226,709
9 46,249 Q 231,243
10 47,174 0 235,868
il 48,117 0 240,585
12 49,080 o 245,397
13 30,061 0 250,305
4 51,063 0 235,311
I3 52,084 0 260,417
6 53,125 0 265,625
17 54,188 0 270,938
13 55,272 0 276,357
19 56,377 g 281,884
20 57,505 0 287,521
21 58,655 0 293,272
22 59,828 4 299,137
23 61,024 9 303,120
24 62,245 g 311,222
25 63,490 g 317,447
16 64,760 ¢ 323,796
27 66,055 0 330,272
28 67,376 0 336,877
29 68,723 0 343,613
30 70,058 0 350,487
31 71,500 ] 357.497
32 72,930 0 364,647
33 74,388 0 371,940
34 75,876 0 379,378
35 77,394 ¢ 386,966
36 78,942 ¢ 394,705
37 80,520 0 402,599
38 82,131 0 410,651
39 83,774 0 418,364
40 85,449 0 427,242
41 87,158 0 435,786
42 88,901 0 444,502
43 90,679 tH 453,392
44 92,493 0 462,460
45 94,343 0 471,709
46 96,229 0 481,143
47 98,154 ] 490,766
48 100,117 0 500,582
49 102,119 0 510,593
50 104,162 &




Value of sales tax abatement:  $2,016,000

Estimated length of sales tax abatement (years): 3 years

Estimated value of abatement for facility construction including information on assumptions used in

calculations:
$576.000

Estimated value of abatement for furniture, fixtures and equipment including information on assumptions used

in calculations:
$1.440.000

Mortgage Recording tax abatement: $ 125,000.00

Other government incentives or support include summary of program, name of contact person and terms and
conditions of program:

Need for Incentives

Are you asking for a schedule of incentives that deviates from the IDA’s Standard property tax abatement (as
listed below)? See Attachment #3

X Yes No

Year Abatement
90%
77%
64%
51%
39%
26%
13%

~1 Oy by B L) N

If the applicant is requesting incentives that are greater than the IDA’s Standard Policies, please include a
detailed description and justification for this request.

See Attachment #3
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Em]g‘ loyment Information (please note that during the course of the abatement you will be required to provide
detailed employment information annually.)

Please provide a description of the benefits that you offer to your employees.

N/A

Please provide a description of internal training and advancement opportunities offered to your employees.

N/A

What percentages of your current positions do women occupy? N/A

What percentages of your current positions do minorities occupy? _IN/A

Are you willing to pay a livable wage as defined by the Alternatives Federal Credit Union (AFCU) of Ithaca,
NY (http://www.alternatives.org/2013livingwagechart.html) to all employees for the duration of the
abatements? N/A

Yes No

—_— —_———
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What pércent of current workforce and management are in: N/A

Tompkins County? %o
In New York State? %
Out of New York State? %
Do you have a strategy for ensuring diversity in hiring? Yes No
If yes, please describe.
Will you allow your building to used as a polling facility? Yes No
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Please provide your Employment Plan

Current Permanent Full-Time Projection of New
Permanent Jobs by Occupation Permanent Full-Time Jobs
Oc§11pations in Average Amnual | o e New Jobs | New Jobs | New Jobs
Company Salary Ranges/ | Lo | Addedin | Addedin | Addedin | Total New Jobs |
Hourly Wage pioy Year 1 Year 2 Year 3
Professional:
Clerical:
Sales:
Services:
Operations Manager | $40,000/year 1
Construction:
Manufacturing:
High Skilled:
Medium Skilled:
Basic Skilled:
Other (Describe):
Total:
Estimated percentage of new hires who would be unemployed at time of hire 0%

Construction Labor

*Prime general contractor not selected but to the extent possible we will try
to utilize focal subcontractors and have a history of deing such

Will you use contractors who:
Have a certified apprenticeship program
Pay a prevailing wage
Use Local Labor

Yes
Yes
Yes

X

No

X

No

X

No
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Haovironmental Review
Ervironmental Assessment Forin -{ short &

Submitted to:  City of Ithaca i

Agencyname: _City of Ithaca Planning and Development Board |

Agency address: 108 E. Green St., City Hall, Ithaca |

Date of submission: 6/24/15 Status of submission: Pending 8/25/15

(please note: an environmental review must be completed before TCIDA can vote on proposed financial
incentive. It is the applicant’s responsibility to provide a copy of the determination of environmental impact by
arntother agency to TCIDA. )

Permiis

Describe other permits required and status of approval process.

Expected negative declaration on 8/25/15.
Expected site plan approval on either 8/25/15 or 9/22/15.

Building permit at date TBD

Other

Do you have any thing else you would like to tell TCIDA regarding this project?

The proposed project is the construction of a new building to house the Cornell University Johnson School of
Management Executive Education Program, The building will include classrooms, meeting rocoms, staff and faculty
offices, and a large atrium for public assembly. The building is located in the Mixed-Use 2 district and fully conforms
with the requirements of the Collegetown Area Form Districts code. Cornell will be the tenant in this privately financed
and managed office building. The project will generate additional property tax revenue.,

We've reviewed the City’s 2009 Collegetown Urban Plan & conceptual Design Guidelines as endorsed by the City of
Ithaca Common Council — this project is consistent with the vision of that plan. V'd like to briefly quote from that plan.
The plan states:

“lust as Collegetown’s current economy is inexorably finked to Cornell, so, too, is its future revitalization, The
University can be Instrumental in helping to create a 365-day economy in Collegetown......As a catalyst project,
such a development would not only after perceptions of Collegetown significantly, but help cultivate the much-
desired year-round workforce that could strengthen the retail health of the area.”
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* [ The Executive Education program is currently housed in Sage Hall on the Cornell Univessity Campus, but has
outtgrown its’ space in that location. The existing program, faculty and staff will be relocated to this new
building in Collegetown. The facility will be staffed by existing faculty and staff initially and new hires are
expected to meet the demands of the program as it grows.

Executive Education programs are conducted year round and have the highest levels of utilization when Cornell is not in
session, such as in January and during the summer months. Evening programs could include activities such as guest
speakers and company recruitment events. Qther Cornell departments are expected to utilize the space as well, On
occasion, there could be events open to the public. By providing year round office space and executive education
prograraming throughout the year, the project is expected to generate foot traffic and economic activity for other
Collegetown businesses and contribute 1o sirengthening a 365-day economy.

Comell faculty and staff in the existing Executive Education Program currently park at A-Lot and in campus
parking garages and then take the bus to their office, Attendees of the Executive Education Program travel! to
Cornell from out of town and stay at the Statler Hotel. Most do not have a car while in Ithaca. Attendees take
the bus or walk to class at Sage Hall. Relocating the program to the Collegetown location is not expected to
have any impact on transportation and travel patterns. Faculty, staff and attendees will continue to take the
bus or walk to the facility.
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CERTIFICATION

Philip Proujansky deposes that he is the __Managing Member
(Name of chief executive officer of company submitting application) (Title)

of _209-215 Dryden Associates, LLC | the Limited Liability Company named in the attached application; that
{Company Name)

he has read the foregoing application and knows the contents thereof; that the same is true to his knowledge.

The grounds of deponent’s belief relative to all matters in the said application which are not stated upon his own
personal knowledge, are investigations which deponent has caused to be made concerning the subject matter of this
application as well as information acquired by deponent in the course of his duties as an officer of and from the books

and papers of said corporation.

As an officer of said LLC (hereinafter referred to as the “Applicant”), deponent acknowledges and agrees that
applicant shall be and is responsible for all costs incurred by the nonprofit Tompkins County Industrial Development
Agency (hereinafter referred to as the “Agency”) acting in behalf of the attached application whether or not the
application, the project it describes, the attendant negotiations and ultimately the necessary issue of bonds or transfer
of title are ever carried to successful conclusion. If, for any reason whatsoever, the Applicant fails to conclude or
consummate necessary negotiations or fails to act within a reasonable or specified period of time to take reasonable,
proper, or requested action, or withdraws, abandons, cancels, or neglects the application or if the Agency or Applicant
are unable to find buyers willing to purchase the total bond issue required or financing for the project, then upon
presentation of invoice, the Applicant shall pay to the Agency, its agents, or assigns all actual costs involved in
conduct of the application, up to that date and time, including but not limited to fees of bond counsel for the Agency
and fees of general counsel for the Agency. Upon successful conclusion and sale of the required bond issue or
transfer of title the Applicant shall pay to the Agency an administrative fee set by the Agency, not fo exceed an
amount equal to 1% of the total project cost. The cost incurred by the Agency and paid by the Applicant, including
bond counsel, the Agency’s general counsel’s fees and the Agency’s administrative fees, may be considered as a cost
of the project and included as part of the resultant bond issue.

Applicant hereby understands and agrees, in accordance with Section 875(3) of the New York General Municipal
Law, that any New York State and local sales and use tax exemption claimed by Applicant and approved by the
Agency in connection with the Project may be subject to recapture by the Agency under such terms and conditions as
will be set forth in the Agent Agreement to be entered into by and between the Agency and the Applicant. The
Applicant further represents and warrants that the information contained in this Application, including without
limitation information regarding the amount of New York State and local sales and use tax exemption benefits, is true,
accurate and complete.

SIGNATURE PAGE FOLLOWS ON SEPARATE PAGE
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CERTIFICATION
SIGNATURE PAGE

Slﬂnature of chief officer of company subm1 tin phcatlon

- NOTARY
Sworn to before me this

_ﬂ(_ﬁ__w_k_dayof 7Q 87L',2{} /

/

DEBRA ;. FOX
NOTARY PUBLIC, State of Hew York
No. 01F0SDBZ10}

Qualified mTu iuns
Commission Expires 7'0 _yl o
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