‘ ! \wRea It I_I_C P.O. Box 90  Elmira, NY 14902
% ' s y Phone: 607.732.9882  Fax: 607.732.7987

June 6, 2002

Mr. Michael Stamm, Executive Director
Tompkins County Area Development Inc.
200 East Buffalo Street

Ithaca, New York 14850

Re: Proposed Development of 35 Thornwood Drive, Ithaca, New York

Dear Mr. Stamm,

Please consider this as JSW Realty’s formal application for the tax abatement for the project
contemplated at 35 Thornwood Dr. Ithaca, NY. The below explanation will give you the rationale
for the tax abatement sought to ensure the successful, and timely beginning of this important project
which will allow the expansion of a number of young local companies. In addition, I have enclosed
all of the application materals you requested.

The project is being co-developed by JSW Realty and Cornell University, each bringing their
respective strengths to the benefit of the tenant companies. JSW Realty will own the improvements
and will construct and finance the approximate 35,000SF building it at their risk. Cornell will master
lease the entire building for a ten year period to enable the financing and will bear the lease-up risk.
This arrangement is similar to arrangements the university has made in the past with other
developers. The lease also gives the university options to acquire the building at certain dates.

Without Cornell’s credit enhancement, small companies like the International Food Network, Viral
Therapeutics, and ERS could not get new buildings built for them. They do not have the financial
strength and cannot sign a commitment for a long enough lease for banks to make mortgage loans
to the developer. All three of the companies will only enter a five year lease, some with options to
renew, but none long enough to entice bank financing.

Under the lease terms, the companies are responsible for real estate tax payments. The benefits of
the abatement will pass directly to them. Along with the efficiencies of the new building, the
abatement is critical for the successful expansion of these companies.

At present, there is no room for these companies to grow. The buildings they are presently in are
completely full. Also, they are at stages of growth where the upgraded identity, increased visibility
and security of a new building is essential for their continued success. Without the requested
abatement, these companies will not be able to afford the increased cost of 2 new structure and their
company will not grow and job growth will be severely hampered.



A fifteen year abatement is being sought, abating 75% of the taxes on the increased assessment for
the first five years, 50% for years 6-10, and 25% for years 11-15. This structure will generate an
immediate increase in tax revenues for local municipalities.

Thank you for your consideration of this important matter. We anticipate a successful real estate
development that will enhance Tompkins County’s tax base and insure the creation of many new
jobs that pay well in the future.

/o)
Stephe D. Campbell
Managing Partner



II.

TOMPKINS COUNTY
INDUSTRIAL DEVELOPMENT AGENCY

Application for Financial Assistance _

APPLICANT INFORMATION

Name of Company JSW Realty, LLC

Contact

Address 911 Stowell St. City Elmira State N.Y. Zip 14901
Contact _Stephen D. Campbell Phone (607) 732-9882

| Attorney _J.D. Young, Esq.
Address _ 911 Stowell St. City _Elmira g N.Y. Zip 14901

Phone (607) 732-9882

BUSINESS HISTORY AND DESCRIPTION

Year Founded

1988 SIC Code

Product or Service:

Real Estate Development

Property Management

Major Customers: U.S. Postal Service
New York State
Corning Incorporated
SCT BOCES
Major Supplicrs: New York State Electric & Gas

Current Employment: 1

Percentage of current employees that are rt331dents of Tompkins County:

Current Sales:

‘tdﬂﬁ ﬂnﬂ ¢/ /Vr\j\ﬂ




II.

VIL

CURRENT FACILITY

Location 35 Thornwood Drive

Property Size _ 4.19 acres Building Size 35,350 sq. ft.

PROJECT DESCRIPTION
Construction of new 35,350 sq. ft. single story, steel frame. masonry
facade multi-tenant office building with dedicated on-site parking.

PROJECT COST
Amount

Land Acquisition & Development $ 584,000

Building Renovation/Expansion/Acquisition 2,325,000 (material only)

Machinery & Equipment 45,000

Other 581,000

TOTAL $3,535,000
IMPACT OF PROJECT PROJECTED

Current 1 year 2 years 3 years

Employment o) 30 i S0
Sales o . o 4 wun g [Z mm ,$/5 A
PERMITS

Describe permits required and status of application/approval process.
Town of Lansing Bui lding Permit

Approval from Lansing Planning Board




VIII. YALUE OF INCENTIVES

Property tax abarement

County |
City/Town
Village
School
TOTAL

Sales T'ax Abatement

FINANCING

First year debrt service

Present value total debt service

X. CERTIFICATION
See Attached

See Attached
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$1,440,000 x 8% = $115,200

With Bonds

Without Bonds
N/A N/A
NA N/A

revised 1/97



CERTIFICATION

Jeffrey S. Welliver

] ‘deposes that he is the
(Name of MWWMKOE company submitting application)

Member of _ JSW Realty, LLC ,
(Title) (Company name)

limited liability company
the gompemidon named in the attached application; that he has read the foregoing application
and knows the contents thereof; that the same is true to his knowledge.

“ Deponent further says that the reason this verification is made by the deponent and not by
limited liabilit
JSW Realty, LLC is because the said company is a e lno v e tind Comgany
(Company name) ‘

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
Y¥XXIRLIOXX company .

- company _
As an officer of said xovpoxatkorx (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 to exceed an
amount equal to 1% of the total project cost. The cost incurred by the Agency and paid by the
Applicant, including bond coupsel, the Agency’s general counsel’s fees and the Agency’s =
admjristrative fees, may beConsidered as a cost of the project and included as part of the

flcdr pany submitting

Jeffrgy g%éwel i¥er, Member

NOTARY
Sworn to before me this
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VERA J. CADY
Notary Public, State of New York
Chemung County No. 01CA4724459

Commismien Expires Sept. 3020022
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(corporate seal)
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Company Name:

JSW Realty, LLC

Employment Plan ‘

(Projections Based on Future Tenant Occupancy)

Address: 911 Stowell St., Elmira, N.Y.

Cantact Person.___Stephen D. Campbell

(Name and Title)

County:__Chemung

Telephone No.: ( 60%") 732-9882

Cufrent Permanent Full-Time Projection of New j
Jobs By Occupation Permanent Full-Time Jobs
Permanent _
Qccupation ]
in Company Annual Salary Number of Total
or Hourly Wage | Employees 1st Year 2ndYear | 3rdYear | New Jobs
Professional :‘?50 _ UK /7 4, ( 20
| Clerical ey b 2 1 s 10
Sales v - Gox =4 | J / 5
| Services |
| Construction | L
| Manufacturing: ’
Skilled
Semi-Skilled
Unskilled
Other (Describe):
—/_E('d'-iﬂ /I(Zt.a.;n ‘&715 TOC K 3 / / 5
Total: IS
Total:]| #o 4 ;0 S

Prepared by:

Stephen D. Campbell #

Title: Member

Signature:

Date: June 10, 2002
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i:ROJECT 1.0. NUMBER _} 617.20 SEQR

Appendix C -
State Environmental Quality Review
SHORT ENVIRONMENTAL ASSESSMENT FORM
For UNLISTED ACTIONS Only
FART I—PROJECT INFORMATION (To be completed by Applicant or Project sponsor)
1. APPLICANT /18PONSOR 2. PROJECT NAME
JSW Realty, LLC

3. PROJECT LOCATION: _

Municipatiy  Town of Lansing County Tompkins
4. PRECISE LOCATION (Stree! address and road Intersections, prominent landmarks, elc., or provide map)

35 Thornwood Drive
Lansing, New York

5. IS PROPOBED ACTION: .

New D Expansion D Modlficatlon/alteration
6. DESCRIBE PROJECT BRIEFLY: :
Construction of new 35,350 sq. ft., single story, steel frame with masonry facade
building. For use as a multi-tenant office building with dedicated on-site parking
located in Cornell Business and Technology Park. .

7. AMOUNT OF LAND AFFECTED:

l'nllllliy 4.19 acres Ultimately acres
8. WILL PROPOSED ACTION COMPLY WITH EXISTING ZONING OR OTHER EXISTING LAND USE RESTRICTIONS?

Kves ~ ONo 1 No, describe briefly '

B. WHAT IS PRESENT LAND USE IN VICINITY OF PROJECT?

D Resldential D Industrial EE Commercial D Agriculture D Pari/Forest/Open space [:] Other
Describe: ’ .

Located in Cornell Business and Technology Park.

10. DOES ACTION INVOLVE A PERMIT APPROVAL, OR FUNDING, NOW OR ULTIMATELY FROM ANY OTHER GOVERNMENTAL AGENCY (FEDERAL,
STATE OR LOCAL)?

[K] Yes D No Il yes, Iist agency(s) and permit/approvals
Town of Lansing Building Permit

11. DOES ANY ASPECT OF THE ACTION HAVE A CURRENTLY VALID PERMIT OR APPROVAL?
Yes [XJ No I yes, list agency name and.permlt/approval

12. AS A RESULT OF PROPOSED ACTION WILL EXISTING PERMIT/APPROVAL REQUIRE MODIFICATION?
O Yes No~

| CERTIFY THAT THE INFORMATION PROVIDED ABOVE IS TRUE TO THE BEST OF MY KNOWLEDGE

ephey D. gampbell . | oate: 6/10/02

Applicant/sponsor

Signature:

el 4
/AN 074 §
If the action Is in the Coastal Area, and you are a state agency, complete the
Coastal Assessment Form before Proceeding with this assessment
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