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TOMPKINS COUNTY INDUSTRIAL DEVELOPMENT AGENCY 
BOARD OF DIRECTORS MEETING 

• Wednesday, March 9, 2022 • 2:30 – 4:00 PM 
 

On Friday, January 14, 2022, Governor Kathy Hochul signed legislation A8591/S7623A which extends provisions of the law authorizing 
“public bodies” to meet remotely until the state disaster emergency declaration either expires or is terminated by the New York State 
Heath Commissioner. The legislation (A8591/S7623A) extends virtual access to public meetings under New York State's Open Meetings 
Law, which allows New Yorkers to virtually participate in local government meetings during the COVID-19 pandemic. The legislation, 
which was initially implemented by Executive Order during last year's State of Emergency, allows state and local government meetings 
that are normally held in person to be held remotely instead, as long as the public has the ability to view or listen to the meeting and as 
long as the meeting is recorded and later transcribed.  

Via Zoom Conference 
THIS MEETING WILL BE LIVESTREAMED 

Link to live stream channel: https://tinyurl.com/weo3tkk 
 

Anyone who wishes to address the Board in person during privilege of the floor may email Ina Arthur 
(inaa@ithacaareaed.org) no later than 12:00 Noon on March 8, 2022. A Zoom Conference link will be forwarded 30 minutes 

prior to the meeting. 
 

Anyone who wishes to submit written comments to be read at privilege of the floor may email them to Ina Arthur 
(inaa@ithacaareaed.org) no later than 9:00 am on March 9, 2022 

 
AGENDA 

1. CALL TO ORDER 

2. PRIVILEGE OF THE FLOOR 

3. ADDITIONS TO AGENDA 
4. BUSINESS          Page 
 Appointment of Administrative Director 
 Election of Officers (Vice Chair, Secretary/Treasurer) 
 Appointment of Committee Members (Governance, Finance & Audit, Housing) 
 Authorization of Finance & Audit Committee to review and approve 2021 Audit 
 Authorization of input of 2021 Audit data into PARIS by March 31st deadline 
 BVSHF III (McKinley) Project County Housing Development Fund (CHDF) Payment 
 Application - Proposed Addition         2 
5. CHAIRS REPORT 
6. STAFF REPORT 

 4Q 2021 Financial Report         3 

7. COMMITTEE MINUTES – INFORMATIONAL 
 Housing Committee          4 

 Audit & Finance Committee         6 
8. MINUTES - APPROVAL  
 January 12, 2022 meeting         7  
9. ADJOURNMENT 
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TCIDA/TCDC	Application	–	(2022	draft)	 9	

	
Please	describe	your	strategy	for	ensuring	diversity	in	hiring:			 	 	 	 	 	

	
VII.		CONSTRUCTION	LABOR	
Note:	Applicants	will	be	required	to	comply	with	the	Agency’s	Local	Labor	Utilization	Policy.	
	
Will	you	use	contractors	who:	

Have	a	certified	apprenticeship	program	 	Yes	 	 	 	 	 	 	 %	 	No	

Pay	a	prevailing	wage	 	Yes	 	 	 	 	 	 	 %	 	No	

Use	local	labor	 	Yes	 	 	 	 	 	 	 %	 	No	
	

Estimate	the	number	of	construction	jobs	 	 	 	 	 	 	 	 	 	
	
VIII.		ENVIRONMENTAL	REVIEW	AND	PERMITTING	

Environmental	Assessment	Form	–	 	Short	Form						 	Long	Form		

Submitted	to:		 	 	 	 	 	 	
Agency	Name:		 	 	 	 	 	 	
Agency	Address:		 	 	 	 	 	 	
City:		 	 	 	 	 	 	 State:	 	 	 	 	 	 	 Zip:	 	 	 	 	 	 	 	 	
Date	of	submission:	 	 	 	 	 	 	 	 Status	of	submission:	 	 	 	 	 	 	
	
The	Applicant	must	comply	with	the	State	Environmental	Quality	Review	Act	(SEQRA)	before	the	Agency	can	vote	on	proposed	
financial	incentives.	It	is	the	applicant’s	responsibility	to	provide	a	copy	of	the	SEQRA	determination	by	another	entity.		
	
Please	describe	any	short-term	construction	impacts	or	other	long-term	impacts	to	existing	or	adjacent	
businesses/tenants	as	well	as	any	mitigations	that	were	identified	as	part	of	the	environmental	review	
and	or	permitting	process:			 	 	 	 	 	

	
Permits:		Describe	other	permits	required	and	status	of	approval	process.	
	
	 Permit	 Status	
1. 		 	 	 	 	 	 	 	 	 	 	 	 	 	 	

2. 	 	 	 	 	 	 	 	 	 	 	 	 	 	 	

3. 	 	 	 	 	 	 	 	 	 	 	 	 	 	 	
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Tompkins County Industrial Development Agency
Quarter #4 Financial Report
December 31, 2021

2021 Year to Date % of Budget
Budget 2021

 Starting Balance 664,664$        

Income
Fees from Projects 515,068$        2,409,285$   468%
Other 20$               
Interest 600$               417$             69%

Total 515,668$        2,409,722$   467%

Expenses
Administration 444,829$        444,829$      100%
Other Fees 20$               
Misc Studies 20,000$          0%
COVID Grants 90,000$          83,159$        
Attorney Fees 8,000$            -$              0%
Audit 7,500$            8,000$          107%

Total 570,329$        536,008$      94%

Ending Balance 610,003$        2,538,378$   

416.59
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Housing Committee  
Meeting Agenda 
January 13, 2022 

11:00am via zoom 
 

 
Committee Members:  Martha Robertson, Laura Lewis, John Guttridge, Nels Bohn (IURA), (Jennifer Kusznir (City 
of Ithaca) 
 
Staff: Heather McDaniel, Ina Arthur 
 
Guests: Megan McDonald (County Planning), Theresa Alt 

 
Martha Robertson called the meeting to order at 11:03 am 
 
Heather McDaniel asked that the project housing fee and timing of payment be added to the agenda. 
 

1. Suggested Short Term Rental Language addition to Policy: 
 
The TCIDA will not deliver incentives to housing projects that include short term rentals 
defined as “Residential or non-commercial structures used for transient lodging with 
occupancy under 30 consecutive days” 
 
Heather McDaniel referenced the suggested language that could be added to the policy to 
address short term rentals/AirBnB. The question was raised about hotels also being a 
“short term rental.” It was pointed out that hotels are considered a commercial project and 
would not be subject to the housing policy. 
 
Concerns of apartment tenants turning their apartments into AirBnB units was discussed. 
Heather McDaniel stated that developers of the apartment complexes have prohibited this 
via tenant lease agreements. 
 
Heather McDaniel will add language prohibiting short term rentals in housing project and 
circulate the red line to the committee for further comment. Any approved changes will 
go to the full IDA board for approval. 
 

2. Discuss potential for increasing area the TCIDA will deliver incentives for housing projects to maximize 
payments into CHDF 

 
Background: Heather met with Megan McDonald and Susan Landfried from County 
Planning to look at Development Focus Areas and identify areas where there is 
infrastructure and likelihood of sufficient project density to allow for large enough mullti- 
unit residential rental projects in which to deliver a TCIDA incentive. Consclusion:  Likely the 
Urban Core is the only Development Focus Area that could support the density needed. 
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401 East State Street, Suite 402B, Ithaca, NY 14850 | phone: 607.273.0005 | fax: 607.273.8964 | www.TompkinsIDA.org 

Recommendation:  Expand TCIDA Housing Policy from CIITAP downtown density to the 
County defined Urban Core Development Focus Area (map to be provided before the 
meeting). 
 
John Guttridge asked about adding smaller municipal nodes to the map. Heather McDaniel 
commented that smaller projects in those areas usually do not see many benefits (costs 
outweigh benefits) and thus developers usually do not come to the IDA. Nels Bohn stated 
that there have been tax-credit housing projects outside of the Ithaca urban core that have 
been IDA projects. Yes, those have been considered on a case-by-case basis. It was 
suggested that instead of just increasing the housing map, perhaps the full CIITAP map 
boundary could be increased. 
 
Heather McDaniel will work with Meghan McDonald on developing a concept paper that 
can be presented to the municipalities interesting in being included in the housing policy 
boundary. 

 
3. Discuss aligning TCIDA payment amount with local subsidy required for tax credit projects 

 
Background: Heather met with Megan McDonald and Susan Landfried from County 
Planning to understand the needed subsidy amount based on their research with the CHDF. 
The amount varies widely from one project to the next and between LIHTC 4% and 9% 
projects. Conclusion: It is likely not feasible to establish a one size fits all. Recommendation: 
keep subsidy amount the same ($25,000 x 20% of project units). 
 
There was discussion as to how increasing the subsidy amount could “turn off” future 
development. The committee decided to keep the subsidy amount the same and to 
review periodically. 

 
4. Discuss expansion of policy to include student housing 

 
This discussion item was tabled. 
 

5. Housing Fee payment options and timing of payment 
 

John Guttridge commented on housing projects paying the required housing fee per the policy at the 
time of closing. Pushing payments out to when the project is operational will delay the money that 
comes into the fund and thus also delays affordable housing projects. He suggested creating an 
incentive for projects to pay at time of closing. If projects choose to delay payment then the fee should 
be increased. 
 
Heather McDaniel and Nels Bohn will work together on a possible solution to incentivize payment of 
the fee at closing. 
 
It was also decided that the following would be added to the policy regarding any deviation of the 
payment timing: “any deviation of payment will be reviewed at the board level.” 

 
Comment from Theresa Alt – The IDA’s job is not housing. It is to get people jobs which would help with 
better housing. 
 
The meeting was adjourned at 12:30 pm. 
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Finance/Audit Committee Meeting Minutes 
01/26/22 Via Zoom 

10:00 am 
 
Present:  Rich John, Jeff Gorsky, John Guttridge (TCIDA/TCDC Board), Rick Snyder (TC Finance), Leslie Spirgen, 

Evan Cleveland, Rita King (Insero & Co), Heather McDaniel, and Ina Arthur (IAED) 
 

The Committee met with representatives from Insero & Co. regarding the 2021 TCIDA/TCDC annual audit. Leslie 
Spirgen is the lead auditor. Evan Cleveland gave an overview of the audit process and updates to information 
that will be included in the Independent Auditor’s Report. The prior year’s management questions regarding 
board directors’ independence has been resolved by the County only appointing three legislators to the Board. 
 
It was noted that the NYS OSC audit of the TCIDA was completed with only minor findings regarding taxing 
jurisdictions using incorrect tax year rates. Corrective communications with the taxing jurisdictions will be 
implemented by the County Treasury office. 
 
The auditors were informed of updated, policies and projects that took place during 2021. Other items of note 
was the TCIDA did agree to purchase and lease a piece of equipment for the Knickerbocker Bed Company. The 
equipment has not yet been purchased. Lease calculations will be done by the auditors with County finance 
reviewing them. The timing of the BVSHF III project housing fee was discussed. The closing documents were 
signed in December 2021 and indicate that the payment will begin in the first year of project operation. 
However, the Housing Policy dictates that the fee should be paid at the time of closing.  
 
Fieldwork for the audit is scheduled to begin the week of January 31, 2022. 
 
The meeting was adjourned at 10:25 am. 
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Tompkins County Industrial Development Agency 
Board of Directors Meeting DRAFT Minutes 

January 12, 2022 – 2:30 - 4:00 PM 
 

Via Zoom and LiveStream 
 
Present:   Mike Sigler, Jeff Gorsky, Martha Robertson, John Guttridge, Faith Vavra, Rich John 
 
Guests:   Frost Travis (Ex Libris, LLC), Jim Brown (Le Chase Construction), Jeff Githens (BVHSF III), Shawna 

Black (TC Legislature), C. J. Randall (Town of Lansing), Todd Kurzweil, Deirdre Kurzweil 
 
Staff:  Heather McDaniel, Kurt Anderson, Chuck Schwerin, Ina Arthur (IAED), Russ Gaenzle, Kyle Gooch 

(Harris Beach) 
 
CALL TO ORDER    
 
Martha Robertson called meeting to order at 2:35 pm. Faith Vavra, Chief of Staff for the City of Ithaca, was 
introduced as the new at-large director on the TCIDA. 
 
PRIVILEGE OF THE FLOOR   
 
Marcus Williamee (statement read into the record) 
 
I am Marcus Williamee, Tompkins County resident and Business Representative for Plumbers and Steamfitters 
Local 81 here in Ithaca. On behalf of the Plumbers and Steamfitters and all of Labor we would like to thank you 
for your service and your effort on creating and implementing a Local Labor policy for Ithaca Area Economic 
Development tax abatements. These new stipulations should benefit local workers and the local economy more 
than in the past. This area is booming with new development and the local workers are looking forward to 
benefiting from the policy you have created. Again, thank you for listening, thank you for acting, and thank you 
again for your service. 
 
Dierdre Kurzweil & Todd Kurzweil 
 
Thank for your consideration today and for hearing us. We are coming to see if something can be done to 
improve the process so that other small businesses are not impacted by development as we have been. During 
the time that The Ithacan project came to the TCIDA (January 2020) the building owner of the Rothschilds 
building indicated that businesses would be displaced. There were negotiations to stay in the building, then 
COVID hit and business was frozen. On December 9, 2020, the Ithacan project received final approval by the IDA. 
Our business has felt the effects of construction of that project. We are asking that the IDA board “watch out” 
for small businesses perhaps by adding a question to the application so that future development projects are 
focusing on the impacts to other businesses. 
 
Heather McDaniel commented that municipal environmental review does take into consideration economic 
impacts of a building project. 
 
Rich John thanked the Kurzweils. 
 
ADDITIONS TO THE AGENDA – None 
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	 2	

BUSINESS 
 
Ex Libris, LLC – Sales Tax Exemption Extension 
 
Frost Travis (Ex Libris, LLC) and Jim Brown (Le Chase Construction) presented the sales tax exemption extension 
request for the Ex Libris, LLC project. Due to several reasons the construction schedule has slipped beyond 
original expectations. The project is now ready to start construction again. 
 
Heather McDaniel explained that the current sales tax exemption expired 12/31/2020 while the project was 
stalled. Due to the actual expiration, this cannot be extended administratively but needs board approval. 
 
Mike Sigler made a motion to approve the extension of the sales tax exemption for the Ex Libris, LLC project. 
John Guttridge seconded the motion. 
 
Mike Sigler commented that he is inclined to support the sales tax exemption extension to keep the project 
moving. He feels that the project is taking a long time. 
 
Rich John stated that approving the extension makes sense to keep the project moving. 
 
A vote on the motion was called. The motion passed 5-0-1 (Gorsky abstaining). 
 
Heather McDaniel stated that when a project comes to the IDA, the developer makes a best guess as to when 
construction will be completed, and this guides the timing of when the PILOT agreement begins. Due to the shift 
in the construction timeline, she would like to request a shift in the PILOT agreement with Ex Libris to reflect 
when the project will be operational/completed. She asked that the PILOT agreement be amended to begin with 
the 2024 school taxes. 
 
Frost Travis stated that while they are still working out the final construction timeline, they hope to be 
completed by Spring of 2023. 
 
Martha Robertson made a motion to approve an amendment to the Ex Libris, LLC PILOT agreement to begin 
with the 2024 school tax year. John Guttridge seconded the motion. 
 
Martha Robertson stated that this will move the project forward. The IDA board has approved similar PILOT 
agreement shifts for other projects. This project is on a critical corner of the City and we need the housing. 
 
Mike Sigler commented that he does not want to lose potential leverage with the project. He is not supportive 
of this request. Perhaps we should wait and see if the project starts to move forward. John Guttridge agreed 
with Mike Sigler. 
 
Rich John stated that not aligning the project timeline with the PILOT agreement could introduce uncertainty for 
the overall financing of the project. 
 
Heather McDaniel stated that the tax status date is March 1st. If this body does not act prior to that date, the 
project will loose 2 years of incentive. The request is not changing the incentive, just aligning it with the 
construction schedule. 
 
Frost Travis stated that this could change the underwriting and impact the project financing. 
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	 3	

Mike Sigler stated that he just wants some assurance that the project will move forward. 
 
Jim Brown of Le Chase construction spoke to the delays and shift in construction schedule. A large part of the 
delay was that the site contractor was lost and they have finally hired a new one. The project is slated to begin 
work again on February 1, 2022. They have also completed structural steel off-site and that is ready to be set 
after some masonry work is finished. 
 
Heather McDaniel stated that the IDA still has to the ability to terminate the PILOT if the terms of the document 
are not met. Russ Gaenzle stated that legal verbiage can be put into the documents to hold the project to 
deadlines.  
 
He suggested adding “the PILOT will be extended two years with the condition that the structural steel is 
being installed within six months of the approval of the extension of the PILOT and that certification will be 
required.” This additional language was added as friendly to the existing motion on the table. 
 
A vote was called on the motion. The motion passed 5-0-1 (Gorsky abstaining) 
 
BVSHF III (McKinley) – Increase in Sales Tax and Mortgage Recording Tax Exemption 
 
Heather McDaniel reported that the BVSHF III (McKinley) project closed on its legal documents at the end of 
December 2021. The project has submitted a request to increase the sales tax exemption and mortgage 
recording tax exemption due to increased construction costs. 
 
 The total project budget has been revised as follows:  
• Land acquisition - $12,115,000 (same as in the original IDA application)  
• New building construction - $98,000,000 (versus $82,000,000 in the original IDA application)  
• Soft costs - $16,142,155 (versus $15,834,894 in the original IDA application)  
• Fees and interests - $8,307,300 (versus $7,681,214 in the original IDA application)  
• Total costs - $134,801,491 (versus $117,631,108 in the original IDA application)  
 
The sources of funds for Project costs are:  
• Bank financing – _$87,620,969 (versus $72,931,287 in the original IDA application)  
• Equity - $47,180,522 (versus $44,699,821 in the original IDA application)  
 
Given the increase in Project costs, we seek to increase our estimated sales and use tax benefit and mortgage 
recording tax benefit as follows:  
• Gross amount of costs for goods and services that are subject to State and local sales and use tax - 
$45,746,760 (versus $33,526,500 in the original IDA application)  
• Estimated State and local sales and use tax benefit - $3,659,741 (versus $2,682,120 in the original IDA 
application)  
• Mortgage amount - $87,620,969 (versus $72,931,287 in the original IDA application)  
• Estimated mortgage recording tax exemption benefit - $219,052 (versus $182,328 in the original IDA 
application)  
 
John Guttridge made a motion to approve the increase of the sales tax exemption and mortgage recording tax 
exemption benefit for the BVSHF III IDA project. The motion was approved 5-0-1 (Gorsky abstaining). 
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Martha Robertson asked when the fee to the housing fund would be paid. Heather McDaniel stated that the fee 
will be paid in three equal increments beginning in the year the project becomes operational (2024).  
 
John Guttridge stated that he feels that the approval of when the fee is paid should be reviewed and approved 
by the board. The current housing policy states that the fee will be paid in full at the time of project closing. 
 
Heather McDaniel stated that this agreement was made administratively similarly to other housing projects. The 
prior two projects were allowed to pay out of operating income over the first three years. This project originally 
anticipated making the payment at closing, however, increases in costs and a decrease in units (i.e. operating 
revenue) required a shift in timing of the payment.  
 
Martha Robertson made a motion to allow an exemption from the housing policy regarding timing of the 
housing fee payment for the BVSHF III project to allow the housing fee to be paid in three equal increments 
beginning at the end of the first year of operations (2024/2025). Mike Sigler seconded the motion. 
 
Martha Robertson stated that the board has allowed this arrangement for other housing projects. The IDA 
Housing committee will be meeting tomorrow to review the policy and amending the policy to allow this can be 
considered then. 
 
John Guttridge stated that the affordable housing is needed now and that the funds from the fee can help now 
versus in the future. This first payment would come at the end of 2024. This is delay and would only be 1/3 of 
the payment. 
 
Jeff Gorsky asked if the project closed with the IDA and financing with the assumption of future payment over 
three years? Jeff Githens stated that yes, this assumption was made and that any change would impact the 
projects financing and they would need to go back to their investors and the bank. 
 
A vote was called on the motion. The motion failed (2 – 3 – 1 ) (yes, Robertson, Rich) (no, Guttridge, Sigler, 
Vavra) (abstain – Gorsky). 
 
Staff and the developer will work on a plan on how to resolve this request to be presented at next  IDA Board 
meeting. 
 
Town of Lansing Town Center Policy Extension 
 
C. J. Randall (Town of Lansing) presented the request from the Town of Lansing to extend the existing Lansing 
Town Center Policy by ten years to continue to support development in the town center. She reported that the 
boundary map has been clarified with tax parcels. The policy continues to allow housing developments in the 
Lansing town center area similar to the City of Ithaca’s CIITAP policy. 
 
Martha Robertson stated that she is happy to see this as it will help to fight climate change by encouraging 
density development in the town center. 
 
John Guttridge made a motion to approve the Town of Lansing Town Center Policy extension. Mike Sigler 
seconded the motion. 
 
Heather pointed out that the policy will also be updated with the IDA’s current fee policy and the need to 
comply with all other IDA policies. 
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A vote was taken on the motion. The motion was approved 6-0. 
 
TCIDA COVID Grant Program – Informational 
 
The memo was presented as information regarding the COVID-19 childcare grants. Rich John stated that the IDA 
should feel good about helping. 
 
2021 Year End Accomplishments - Informational 
 
Rich John commented that 2021 was an impressive year at the IDA. This report will be forwarded to the County’s 
HED committee at its next meeting. 
 
CHAIRS REPORT 
 
Rich John spoke regarding the Kurzweil’s comments during privilege of the floor. He reported that he had 
spoken with them prior to the meeting. He commented on how the board should be careful when dealing with 
land use control not to overstep boundaries. The IDA should also be aware of how development can impact 
small businesses. Perhaps the IDA’s application should include information regarding municipalities addressing 
these concerns. 
 
Heather McDaniel commented that any project in the City of Ithaca goes through an environmental review, and 
this includes land use and other economic impacts. She also mentioned that for The Ithacan project, the tax 
parcel has been subdivided. She also pointed out that the retail questionnaire on the application was for the 
project under consideration which had no retail. 
 
Rich John acknowledged that information is correct. However, he feels that the IDA should make sure of things 
as a good neighbor. 
 
Martha Robertson and John Guttridge suggested adding a question or two to the application so that applicants 
are aware of the impacts they could have on small business. 
 
STAFF REPORT 
 
Heather McDaniel reported that the NYS OSC TCIDA Audit Report has been released. This was a good clean audit 
with a few minor findings. 
 
There are two approved project that are still to be closed: Emmy’s Organics PILOT transfer and NYS Enfield Solar 
I, 2, 3. 
 
MINUTES 
 
Martha Robertson made a motion to approve the TCIDA Board meeting minutes from the November 30, 3021 
and December 8, 2021 meetings. Mike Sigler seconded the motion. 
 
Minutes will be edited to reflect who spoke on page 18. 
 
The motion was approved 6-0. 
 
EXECUTIVE SESSION 
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John Guttridge made a motion to take the meeting into executive session to discuss the Arrowhead project. 
Mike Sigler seconded the motion. The motion was approved 6-0. 
 
John Guttridge made a motion to bring the meeting out of executive session. Jeff Gorsky seconded the 
motion. The motion was approved 6-0. 
 
The meeting was adjourned at 4:28 pm. 
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