Tompkins County Industrial Development Agency /
Tompkins County Development Corporation

Application for Incentives

Date: 8/24/2022

I. APPLICANT INFORMATION (company receiving benefit)

Name of Company/Applicant: SERED407, LLC

Owner: SERED407, LLC

Address: 1080 Chenango St Suite B

City: Binghamton State: NY Zip: 13901

Primary Contact (First, Last): _G. Lincoln Morse

Phone: (607) 592 -8071 Email: lincmorse@gmail.com Fax: (607)722-6701

If a separate company will hold title to/own the property, please provide the name and contact
information for that entity:

Name of (Holding) Company: N/A

Owner:

Address:

City: State: Zip:
Primary Contact (First, Last):

Phone: ( ) - Email: Fax: ()} -

Describe the terms and conditions of the lease between the applicant and the owner of the property:
NA '

Select the type of incentives being requested (select all that apply):
|:| Tax-Exempt Bonds |:| Taxable Bonds
X Real Property Tax Exemption
l:| Standard Tax Exemption (7-year)
[} oOther (attach justification)
[ 1 CHTAP: O7-year
X CIITAP: O10-year (requires determination of financial need - see CIITAP for details)
X Sales Tax Exémption ‘ Mortgage Recofding Tax Exemption
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Applicant Attorney: Randy Marcus (Bousquet Holstein PLLC)
Address: 200 E Buffalo St

City: Ithaca State: NY Zip: 14850

Primary Contact (if different from above:);

Phone: (607}273-6841 Email: _rmarcus@bhlawpllc.com Fax: (607)272-8806

Applicant Accountant: Jeff Gorsky Sciarabba Walker and Co, LLP
Address: 410 East Upland Rd

City: Ithaca State: NY Zip: 14850

Primary Contact (if different from above:}: Same as above

Phone: (607)272-5550 Email: _jgorsky@swecllp.com Fax: [ ) -

Applicant Engineer/Architect (if known): Architect - Stream Collaborative (Engineer — Taitem Eng.)
Address: 108 West State St

City: Ithaca State: NY Zip: 14850

Primary Contact (if different from above:): Craig Modisher

Phone: (607)351-1915 Email: _craig@strearmcolab.com Fax: () -

Applicant Contractor (if known): Panko Electric

Address: 1080 Chenango St Suite B

City: Binghamton  State: NY Zip: 13901

Primary Contact (if different from above:): Mike Panko

Phone: (607)722-6455 Email: mpanko@pankoelectric.com Fax: (607)722-6701

| H.. BUSINESS HISTORY

Year company was founded: 2022 NAICS Code: N/A

Type of ownership (i.e. C-Corp, LLC): LLC

Describe in detail company background, products, customers, goods and services:

The principals of SERED407, LLC together specialize in acquisition and/or redevelopment of older
service and manufacturing facilities. These redevelopments are adaptively converted to mixed-use
(Residential, Commercial, Retail and Hospitality) projects.

The principals of SERED407, LLC are Rich Gianforti, Jr., Mike Panko, Steve Hale, Lincoln Morse,
and Dan Yannoy. : :
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With over 50 years combined experience in the construction and development industry, the
owners of this project plan on utilizing their local construction companies and associated talents
to develop/adaptively reuse an existing manufacturing facility located at 407 Cliff Street into a
“Neighborhood Friendly” mixed use project.

Below is a brief background of the owners of this development

To begin in the late 1990s, Richard Gianforti, Jr,, purchased Flower City Glass from his father and
uncle, taking the helm as the third-generation owner of this business. Flower City Glass thrives
today with its core focus on commercial glazing products and services and is a leading provider
of these services in our region.

Mike Panko and his wife Kelly are owners of a woman-owned electrical Construction company,
Panko Electrical & Maintenance, Inc. This business has been family-owned and operated for more
than 45 years. Panko Electrical & Maintenance, Inc. was created in 1975 and incorporated on
February 12, 1985. Panko recognized the need for a dependable and professional electrical
contractor in the Southern Tier. Throughout the company’s growth it was vital to hold onto the
family values to set the company apart and ensure success, and as a result the company was
passed to Mike and his wife, Kelly, who continue to carry those founding values on with the
operation of their successful electrical business.

Steve Hale and his son John own Hale Roofing, Inc. Hale Roofing, Inc. is a full-service commercial &
residential roofing and siding company located in Horseheads, NY, serving both the Southern Tier of
New York and Northern Tier of Pennsylvania. The company culture is based on exceeding
customers’ expectations by providing a quality roof as well as a positive customer service
experience. The Company’s team is comprised of highly-trained professionals aided by a
knowledgeable and friendly staff. Hale's mission and passion is to be the very best roofers in the
six-county area it serves: Chemung, Steuben, Schuyler, Tompkins, Tioga and Broome. Hale
Roofing has been standing behind the quality of its workmanship for over 25 years of successful
operation.

Lincoln Morse has over 40 years’ experience in construction management and development in
Tompkins County. Morse Project Management was formed in 2006 to pursue development and
construction opportunities specific to the Ithaca community. The following projects are
representative of the role Morse has played locally:

. INHS Breckenridge Place

. INHS Executive Office Expansion
. College Town Terrace - Student Housing icon on Ithaca’s East Hill
. Finger Lakes School of Massage - Downtown Relocation Project
. Student Agencies Foundation - eHub
. Center for Jewish Living at Cornell - Facilities Consultant
g College Town Crossing
. City Harbor - Waterfront Development
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. Green Star Cooperative Market - West End Expansion

Additionally, in recent years, Morse Project Management has dedicated its efforts and vision to
revitalizing Ithaca’s waterfront. That effort cultivated the relationship between GreenStar
Cooperative Market and Morse Project which resulted in a successful restructure and
development for the Greenstar organization on Cascadilla Street. Morse Project and collaborative
partners continue to pursue projects along Ithaca's waterfront as well as other unique
rehabilitative project opportunities, such as the Cliff Street project, with other developments in
the City of Ithaca. These projects ultimately improve the City which Lincoln has grown up in and
loves.

Dan Vannoy has owned and operated Vannoy Electric since 2008 from Wasilla Alaska and has
served the needs of the state. Through many visits to the Northeast, Dan always has liked the
Ithaca region and all that it has to offer to the people visiting.

These members of SERED407, LLC believe that in these difficult economic times this vertical
integration in ownership, with the major functions in the construction industry as noted above, is
optimal for this project and provides for a combination of resources in property development
and construction t that will result in a cost-effective, successful project and development.

Qur team is very excited about the opportunity to rehabilitate the 407 Cliff Street facility into a
successful mixed-use development to benefit this neighborhood and the City.

Major Customers: Incodema-Core Fathom; Coughlin & Gearhart Attorneys; BCA Architects; and

Green Star COOP have been assisted in their developments by some of same individuals who make up
SERED407, LLC.

Major Suppliers: Note: The ownership team on this development is from this area and as a result values
supporting local business and local suppliers to add value to the local economy and community. As such,
we will endeavor in our business and development to seek local suppliers and business to support the
local economy. The major suppliers are also integral to the LLC's membership group. Brand specific
information can be provided once specific products have been selected by the LLC.

Flower City Glass:

1. Insulated metal panels

2. Curtain wall Glazing Systems, Storefront Glazing systems
3. Residential windows

4. Custom Break Metal

Hale Companies: . .

1. All Membrane Roof Systems (TPO and EPDM)
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2. All Insulated Metal Roof Systems
3. All Custom Coping Systems
Panko Electric
1. All Electrical Distribution Products
2. All Electric Panel and Disconnect Systems
3. AllInterior and Exterior LED Lighting
4. Electric Based HVAC Systems
5. All Data and Communication Distribution
Has your business ever received incentives that required job creation? [ Yes No

If yes, please describe:
Were the goals met? [(JYes {No

If no, why were the goals not met?

Annual sales to customers in Tompkins County: $ NA
Percent of annual sales subject to local sales tax: NA %

Value of annual supplies, raw materials and vendor services that are purchased from firms in Tompkins
County: $NA

11l PROJECT DESCRIPTION AND DETAILS

Project Location (all addresses and tax parcels): 407 Cliff Street, [thaca; 42-2-6,8.9 and 42-2-2.1,2.3,5 -
Please note that we are in the process of consolidating all these parcels under 1 tax number, this single
parcel number will be complete site.

Property Size (acres): ' Same 2.85

existing: 2.85 Acres proposed: Acres
Building Size (square feet): existing: 25,297 sq/ft proposed: 17,788 sq/ft
Proposed Dates: start: November 2022 end: August 2023
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Please provide a narrative of the Project and the purpose of the Project (new build, renovations, and/or equipment
purchases, etc.). Identify specific uses occurring within the Project. Describe any and all tenants and end users:

The CIliff Street Retreat is an adaptive reuse of an existing manufacturing facility at 407 Cliff Street

in the City of [thaca, Tompkins County, New York, consisting of Tax Parcels 42.-2-5, 42.-2-6, 42.-2-8, 42.-2-9,
and 42.-2-2.1, 2.3 (collectively, the "Property”). These independent Parcels are in the process of being
combined under one Tax Parcel Number.

This project received incredible support from the community, City Planning Board and Common Council.
The plan is to convert a 25,297-SF industrial building into a 43,085-SF multi-use building which will
include six (6) residential apartments, four (4) Penthouses, and ten (10) hotel/loft retreat rentals with
hospitality and visitor experience including restaurant with food and beverage components, lounge
spaces, three (3) office spaces, two (2) retail spaces, and five {5) Live/Work/Flex Spaces. All of these
components combine to truly bring together the mixed use atmosphere. Site improvements include new
building fagades, more well-defined parking areas, landscaping, dark-sky compliant site lighting, street-
facing entries, and garden/terrace spaces facing the hillside. As noted, Common Council approved a
Planned Unit Development (PUD)] for this property, and the renovated building will comply with 2020
NYS Building Code and the Ithaca Energy Code Supplement.

As a brief history on the evolution of this project: Strategic Elements Real Estate Development 1920, LLC
(arelated company to the Applicant) was hired by Incodema/CORE to expand and build a new facility in
Tompkins County. One of the requirements of this relocation was that SERED purchase the old facility
and adapt it to a “Neighborhood Friendly” mixed use project. The project team was excited about this
challenge and began the planning and development with Stream Collaborative and are looking forward
to completing the plans and re-construction of this manufacturing facility into a mixed-use development
that will add value to this neighborhood and community.

Construction for the project will integrate and, in some cases, exceed, the new Green Building Code. Below are
specific building component that reflect the importance of the green initiative.

1. Al HVAC systems to be electric-based air source heat pumps

2. All Glazing systems to be replaced or added will be highly thermally efficient and sound attenuating
3. Allsiding and roofing will meet or exceed Green Building standards

4. Allinterior and exterior lighting will be LED-based technology

The Mixed-Use Components - Cliff Street Retreat (CSR) will have a blend of commercial spaces and hospitality
loft style hotel retreat rentals as well as residential apartments. There will be a café and bar/lounge that reflect the
quiet elements of the West Hill neighborhood. CSR will also have “boutique” retail spaces that will promote a more
entrepreneurial start-up opportunity. Spaces will range from 500-900 sq/ft. Even the retail spaces have the
flexibility to act as live/work residences. Completing the programing for CSR is about 5,300 sq/ft of professional
office space. Live-work-play will be a theme of the redevelopment.

Additionally, The Cliff Street Retreat will partner with Discover Ithaca to manage and lease the hospitality
program’s being developed at Cliff Street with its “Life Style” hotel rooms and associated amenities. See the
attached description of Discover Ithaca’s vision towards utilizing the space at Cliff Street in their business plan.
Discover Ithaca currently employs three (3} full time staff members in current rolls from marketing to operations,
but with this expansion, at least two (2) positions will be added in dealing with the hospitality venue in additional
reservations and management. As you will note, their vision and associated business plan heavily promotes
tourism in Ithaca and this development is a big part of their vision.

Below is the composition of the spaces.
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Cliff Street Program

Average
Unit
Total Sq
Description Units Square Feet ft %
6 1075 6450 15%
6 883 5303 12%
4 1437 5749 13%
4 800 3200 8%
5 877 4389 10%
1 502 502 1%
1 3976 3976 9%
1 3330 3330 8%
1 729 729 2%
1 1267 1267 3%
1 1267 1267 3%
3925 3925 9%
2998 2998 7%
Totals 31 43085 100%
Square
Description Feet %
23963 56%
'Apa:rtmentsq.tfrare-ﬁeet _ o 12199 28%
TotalSquﬁgi%};ggt N 36152
; RaCH 6923 16%
Total SF 43085 100%

Is there a likelihood that the Project would not be undertaken but for the financial assistance provided by

the Agency? P Yes [ | No

etc.:

If yes, describe the reasons why the Agency’s financial assistance is necessary and the effect the Project
will have on the Applicant’s business or operations. Focus on competitiveness issues, project shortfalls,

Financial assistance is necessary in order for this project to move forward. The municipal approval and
PUD process for CSR identified a critical requirement for the project. The development must be “right
sized” for the iconic neighborhoad. This requirement kept the density of the project very small. The
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ability to amortize the development and construction cost over a larger economic engine was not an
option. Escalating costs due to the pandemic and inflation have made the project financially

difficult. Our development team has seen an increase in interest rates from 3.25% in 2020 to 5.0%

in 2022, and rates are expected to increase further. Based on these factors TCIDA Assistance will be
required for the project’s financial feasibility.

If no, provide a narrative indicating why the Project should be undertaken by the Agency:

If the Applicant is unable to obtain financial assistance for the Project what will be the impact on the
County/City/Town /Village?

This project will not occur. The economic impact is evidenced in the potential gain from additional
property taxes that will be generated over time. The public will lose all the benefits and amenities we
have included in our plan for this project. These amenities will help promote tourism in Ithaca and the
surrounding area.

Cliff Street Retreat is an economic engine for the West Hill neighborhood and City of Ithaca. It will
promote job creation and will expand tourism and visitor spending. The unique location allows for
neighborhood individuals to find employment opportunities within walking distance from their homes.

Recently, the Cliff Street Retreat hosted the First Annual Finger Lakes Boat Show. Marine retailers from
across the Finger Lakes region gathered to promote outdoor recreation. Ithaca identity for a unique
visitor experience is growing due to events and facilities like CSR. It is estimated that the Boat Show
created $1.2 - $1.5 million in watercraft sales.

Describe what green building practices you plan to use:

=

Cliff Street Retreat will start its redevelopment with a strong recycling component. SERED407
plans to recycle or re-use 85% of the debris stream from the start of the construction.

All HVAC systems will be electric-based air source heat pumps

The building envelope will be upgraded with new insulation and metal panels

All glazing to meet or exceed new green building code

All interior and exterior lighting to be LED

AT R

Special Note:

Companies related to and made up of some of the members of SERED407 have specialized in adaptively
reusing older building structures. This dramatically reduces the carbon footprint of a project. Cliff Street
Retreat will be re-using the following building components.

1. Concrete Foundations and Slabs
2. Structural Steel Frame
3. Various Metal Panels
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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: 50-200
Average duration of stays (days): 7-10
Gccupancy

Select Project type for all end users at Project site (select all that apply):

D Industrial Service® **
[ 1] Acquisition of existing facility Back office

N

X< Housing > Mixed use
|:| Multi-tenant [] Facility for aging
X commercial ] civie facility (not for profit)
Xl Retait®, ** L] oOther

* For Purposes of this question, the term “retail sales” means (1) sales by a registered vendor under Article
28 of the Tax Law of New York (the “Tax Law”) primarily engaged in the retail sale of tangible personal

property (as defined in Section 1101(b){(4)(i) of the Tax Law, or (2) sales of a service to customers who
personally visit the project location.

** If Applicant checked “retail” or “service,” complete the Retail Questionnaire contained in Section X,

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):

Business Nature of Business % of total square footage
1.  Discover Ithaca Recreation/Hospitality 29%

2.

3.

IV. PROJECT COSTS AND FINANCING

Project Costs

Amount ($)

Land and/cr Building Acguisition: 285 acres 25,297 squarefeet  $1,370,000

New Building Construction: square feet

Building Addition(s): 17788 square feet $3,300,000
Infrastructure Work: $
Reconstruction/Renovation: 25297  square feet $3,900,000
Manufacturing Equipment: $
Non-Manufacturing Equipment (furniture, fixtures, etc.): $

Soft Costs (professional services, etc.): $1,110,264
Other (Specify): ' ' $

TOTAL: $9,680,264
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Have any of the abave costs been paid or incurred as of the date of this application? Yes [INo

Ityes, describe particulars: The land has been purchased and design costs have been paid

Sources of Funds for Project Costs

Bank Financing $7,744,211
Equity $1,936,052
Tax Exempt Bond [ssuance (if applicable) : $
Taxable Bond Issuance (if applicable) $
Public Sources (Include sum total of all state and federal grants and tax credits)
$
Identify each State and federal grant/credit:
Total saurces of funds for Project costs: $9,680,264
Project refinancing of existing debt only (estimated): $0
Amount of anticipated financing from a lending institution: $ 7,744,211

Note: The applicant must inform the TCIDA/TCDC at the time of issuance of commitment letter if the
financing will exceed the amount stated here.

V. VALUE OF INCENTIVES

Property Tax Exemption: (Agency staff will fill out property tax exemption information based on
information submitted by the applicant).

Assumptions: See attached exhibit

If the applicant is requesting incentives that are greater than the Agency’s Standard Tax Exemption (7
years), please provide a description of the incentive and a justification:

The upgrades and renovations that we are planning are compatible with the surrounding neighborhood
and will remove the unsightly commercial nature of this property while adding useful amenities, housing,
retail, and food services. In today’s climate, with soring material prices and record-breaking inflation,
trying to keep costs in budget while still achieving the goals for quality projects that satisfy applicable
building code and energy code standards is incredibly difficult. The benefits of such an incentive will
make this project a reality to complete. The financial stresses of a build such as this are incredibly taxing
and without this added incentive, this project may not be possible.
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Sales and Use Tax Benefit:

Gross amount of costs for goods and services that are subject to State and local sales
and use tax - said amount to benefit from the Agency’s sales and use tax exemption

benefit: $ 3,770,000

Estimated State and local sales and use tax benefit (product of sales and use tax
amount as indicated above multiplied by 8%) $ 301,600

Note: The estimate provided above will be provided to the New York State Department of Taxation and
Finance and represents the maximum amount of sales and use tux benefit that the Agency may authorize with
respect to the application.

Mortgage Recording Tax Benefit:

Mortgage Amount (include construction/permanent/bridge financing/refinancing): $7,744,211

Estimated mortgage recording tax exemption henefit
{product of mortgage amount as indicated above multiplied by .0025): $ 19,361

Complete for bond applicants only: (Projected 25 year borrowing term)

Without Bonds With Bonds
First Year Debt Service $_ $
Total Debt Service $_ $

Percentage of Project costs financed from public sector:

A. Total Project Cost $9,680,264
B. Estimated Value of PILOT $759,951
C. Estimated Value of Sales Tax Incentive $301,600
D. Estimated Value of Mortgage Tax Incentive $19,361
E. Total Other Public Incentives $0

(tax credits, grants, ESD incentives, etc.)

Calculation of percentage of Project costs financed from public sector: 11.16%
(Total B+ C+ D + E above / Total Project Cost)

VI. EMPLOYMENT INFORMATION

Note: Annual employment rporting will be required during the course of the abatement.

Describe the benefits you offer to your employees:  Vacation, Health Insurance, 401k, Sick Time,
Bereavement pay, Employee life insurance.

Describe the internal training and advancement opportunities you offer to your employees: We will
emphasize development and training. We will encourage their employees to continue their education and
provide a yearly budget available to all employees for their continued education. We realize we are only as
good as our employees. We will provide saftey, sexual harrassment and employee practices training upon
hire,
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Employment Plan

Current (Retaé;mdl]] Permanent Projected New Permanent FTE* Johs
Occupation in FTE* Jobs

Company Average Annual Number of Total New

Salary Ranges/
Hourly Wage Employees Year1 Year 2 Year 3 Jobs

Professional

Clerical

Sales

Services 16.61 3 3 1 1 5

Construction

Manufacturing

High Skilled

Medium
Skilled

Basic Skilled

Other
(describe)

Retail NA NA

Office NA NA

Total

* Full Time Equivalent (FTE) employee is equal to 40 hours a week worked. Two or more Part-time
employees whose total weekly hours add up to 40 hours are counted as one FTE.

What percentage of your current positions are cccupied by women? 0 %

What percentage of your current positions are occupied by minorities? 0 %
Estimated percentage of new hires who would be unemployed at time of hire: NA%
Estimate the number of residents of the labor market area in which the Project is located that will fili the
projected new jobs to be created. (The Agency defines the labor market area as Tompkins County and the

contiguous counties; Cayuga, Seneca, Schuyler, Chemung, Tioga, and Cortland Counties) 100%

Are you willing to pay a livable wage, as defined by the Alternatives Federal Credit union {AFCU) of Tthaca,
NY to all employees for the duration of the abatements? Yes [ |No
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If no, estimate the percentage of the current workforce whose wages meet or exceed the livable wage, as
defined by AFCU. NA%

Please describe your strategy for ensuring diversity in hiring: Hiring managers will be required to
attend hiring for diversity and inclusion in the workplace training on a regular basis. It will also be a
mandated practice of the management team to hire diverse and inclusive candidates. We will require
our HR team to continue to develop systems to support this initiative. We will maintain relationships
with community centers and individuals representing diverse communities as a"pipeline” for new
applications and recommendations for positions. We will also comply with the IDA’s diversity and
inclusion policy, seeking to continuously improve efforts to retain and attract a diverse warkforce.

Vil. 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 25 % [1No

Pay a prevailing wage i_]Yes % No

Use local labor Yes % I No
Estimate the number of construction jobs 50

VIIL. ENVIRONMENTAL REVIEW AND PERMITTING

Environmental Assessment Form - [_] Short Form Long Form

Submitted to: City of Ithaca Planning Board

Agency Name: City of [thaca

Agency Address: 108 E. Green Street

City: Ithaca State: NY Zip: 14850
Date of submission: 8-24-2022 Status of submission: Neg. Dec.

The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency can vote on proposed
Sfinancial incentives. It is the applicont’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: None

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

Permit Status

TCIDA/TCDC Application - (2022)

13



IX. OTHER '

Do you have anything else you would like to tell the TCIDA regarding this project?

The owners are extremely excited about this project and the benefits that the transformation of the
manufacturing facility will have for all involved. The fact that this development is an adaptive creative re-
use of an existing manufacturing facility is worth noting, The vision related to this development is to
create a pedestrian friendly community that emphasizes health and wellness, public inclusion and overall
a transformational improvement to this neighborhood that we believe when completed will add
tremendous value to the City, its citizens, the local tourism market and everyone who wishes to visit. Once
complete, we will all be very proud of what we have been able to collectively accomplish in this
transformation.

We believe the final result will benefit the City and public long after its completion. These benefits are
much more than the economics of additional property tax and commerce that will occur as a result of this
development.

One of many examples of this assertion is the benefit to the City’s tourism. With the City of Ithaca’s
expanding tourism and visitors’ market, this facility and location will help promote tourism for the City.

X. RETAIL QUESTIONNAIRE (Fill outif end users are “retail” or “service” asidentified in Section I1I)

To ensure compliance with Section 862 of the New York General Municipal Law, the Agency requires
additional information if the proposed Project is one where customers personally visit the project site to
undertake either a retail sale transaction or to purchase services.

A, Will any portion of the Project (including that portion of the cest to be financed
from equity or other sources) consist of facilities or property that are or will be 5 Yes []No
primarily used in making sales of goods or services to customers who
personally visit the project site?

If yes, please continue. If no, do not complete the remainder of the retail questionnaire and proceed to
the next section of the application.

For Purposes of this question, the term “retail sales” means (1) sales by a registered vendor under Article
28 of the Tax Law of New York (the “Tax Law”) primarily engaged in the retail sale of tangible personal
property (as defined in Section 1101(b){4)(i} of the Tax Law, or (2) sales of a service to customers who
personally visit the project location.

B.  What percentage of the cost of the Project will be expended on such facilities or
property primarily used in making sales of goods or services to customers who
personally visit the Project? 33 %

If the answer is less than 33.33% do not complete the remainder of the retail determination and
proceed to the next section of the application.

Ifthe answer to Question A is Yes AND the answer to Question B is greater than 33.33%, indicate
which of the following questions below apply to the Project:

1. Will the Project be operated by a not-for-profit corporation? [)Yes [INo

2. Isthe Project location or facility likely to attract a significant number of visitors [ Yes [ No
from outside Tompkins County?

[f yes, please provide a third-party market analysis or other documentation supporting your response.

TCIDA/TCDC Application - (2022) 14



3. Will the Project make available goods or services which are not currently

reasonably accessible to the residents of the municipality within which the Clyes [INeo
proposed Project would be located?

If yes, please provide a third-party market analysis or other documentation supporting your response.
4. Willthe Project preserve permanent, private sector jobs or increase the overall [ ves [ No
number of permanent, private sector jobs in the State of New York?

If yes, explain:

. XI. INTER-MUNICIPAL MOVE DETERMINATION

The Agency is required by State law to make a determination that, if completion of a Project benefiting from
the Agency financial assistance results in the removal of an industrial or manufacturing plant of the Project
occupant from one area of the State to another area of the State or in the abandonment of one or more
plants or facilities of the project occupant located within the State, Agency financial assistance is required
to prevent the Project occupant from relocating out of the State, or is reasonably necessary to preserve the
Project occupant’s competitive position in its respective industry.

Will the Project result in the removal of an industrial or manufacturing plant of the [ yes No
Project occupant from one area of the state to another area of the State? =

Will the Praject result in the abandonment of one or more plants or facilities of the [ Ves No
Project occupant located within the State? o

If yes to either question explain how notwithstanding the aforementioned closing or activity reduction the
Agency’s financial assistance is required to prevent the Project from relocating out of the State or is
reasonably necessary to preserve the Project occupant’s competitive position in its respective industry:

Does the Project involve relocation or consolidation of a Project occupant from another municipality?
Within New York State: [ JYes [X]No
Within County/City/Town/Village: [ ]Yes [XNo

If yes to either question above, please explain:
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REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION

Mike Panko (name of CEO or other authorized representative of Applicant)

confirms and says that he/she is the managing partner (title) of SERED407, LLC (name of corporation or
other entity) named in the attached Application (the “Applicant”), that he/she has read the foregoing
Application and knows the contents thereof, and hereby represents, understands, and otherwise agrees with
the Agency and as follows:

A. |ob Listings. In accordance with Section 858-b(2) of the New York General Municipal Law, the applicant

understands and agrees that, if the proposed Project receives any Financial Assistance from the Agency,
except as otherwise provided by collective bargaining agreements, new employment opportunities
created as a result of the proposed Project must be listed with the New York State Department of Labor
Community Services Division (the "DOL") and with the administrative entity (collectively with the DOL,
the "JTPA Entitle") of the service delivery area created by the Federal Job Training Partnership Act
(Public Law 97-300) ("JTPA") in which the proposed Project is located.

First Consideration for Employment. In accordance with Section 858-b(2) of the General Municipal Law,
the applicant understands and agrees that, if the proposed Project receives any Financial Assistance from
the Agency, except as otherwise provided by collective bargaining agreements, where practicable, the
applicant must first consider persons eligible to participate in JTPA programs who shall be referred by
the JTPA Entities for new employment opportunities created as a result of the proposed Project.

Employment Reports. The Applicant understands and agrees that, if the proposed Project receives any
Financial Assistance from the Agency, the Applicant agrees to file, or cause to be filed, with the Agency,
at least annually or as otherwise required by the Agency, reports regarding the number of people
employed at the project site, salary levels, contractor utilization, local construction labor utilization and
such other information (collectively, “Employment Reports”) that may be required from time to time on
such appropriate forms as designated by the Agency. Failure to provide Employment Reports within 30
days of an Agency request shall be an Event of Default under the PILOT Agreement between the Agency
and Applicant and, if applicable, an Event of Default under the Project Agreement between the Agency
and Applicant.

D. Local Labor Utilization Reporting. The Applicant understands and agrees that, if the proposed Project

E.

receives any Financial Assistance from the Agency, the Applicant agrees to comply with the Local Labor
Utilization Policy, which requires providing documentation that construction bids were solicited from
local firms and monthly construction labor reporting as outlined in the Policy.

Diversity and Inclusion. The Applicant understands and agrees that, if the proposed Project receives
Financial Assistance from the Agency, the Applicant agrees to comply with the Diversity and Inclusion
Policy, which requires owner-occupied facilities and facilities with on-site employees to join the
Tompkins County Diversity Consortium and provide annual reports on the make up of the workforce and
efforts to increase diversity and inclusion as outlined in the Policy.

Y
Hold Harmless Provision, The Applicant acknowledges and agrees that the Applicant shall be and is
responsible for all costs of the Agency incurred in connection with any actions required to be taken by
the Agency in furtherance of the Application including the Agency’s costs of general counsel and/or the
Agency’s bond/transaction counsel whether or not the Application, the proposed Project it describes, the
attendant negotiations, or the issue of bonds or other transaction or agreement are ultimately ever
carried to successful conclusion and agrees that the Agency shall not be liable for and agrees to
indemnify, defend, and hold the Agency harmless from and against any and all liability arising from or
expense incurred by: (i) the Agency's examination and processing of, and action pursuant to or upon, the
attached Application, regardless of whether or not the Application or the Project described therein or the
tax exemptions and other assistance requested therein are favorably acted upon by the Agency, (ii) the
Agency's acquisition, construction and/or installation of the Project described therein and (iii) any
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further action taken by the Agency with respect to the Project; including without limiting the generality
of the foregoing, all causes of action and attorneys' fees and any other expenses incurred in defending
any suits or actions which may arise as a result of any of the foregoing.

G. Sales Tax. In accordance with Section 874(8) of the General Municipal Law, the Applicant understands
and agrees that, if the proposed Project receives any sales tax exemptions as part of the Financial
Assistance from the Agency, in accordance with Section 874(8) of the General Municipal Law, the
applicant agrees to file, or cause to be filed, with the New York State Department of Taxation and Finance,
the annual form prescribed by the Department of Taxation and Finance, describing the value of all sales
tax exemptions claimed by the applicant and all consultants or subcontractors retained by the applicant.
Copies of all filings shall be provided to the Agency.

Applicant hereby understands and agrees, in accordance with Section 875(3) of the New York General
Municipal Law and the policies of the Agency that any New York State and local sales and use tax
exemption claimed by the Applicant and approved by the Agency in connection with the Project, may be
subject to recapture and/or termination by the Agency under such terms and conditions as will be
established by the Agency and set forth in transaction documents to be entered into by and between the
Agency and the Applicant.

H. Fees. By executing and submitting this Application, the applicant covenants and agrees to pay the following
fees:

(i) A non-refundable application fee of $1,000 due at time of application submission.

(i} An Administrative Fee in accordance with the "fees” section of the Agency’s Uniform Tax Exemption
Policy (UTEP) effective as of the date of this application, to be paid at transaction closing (unless
otherwise outlined in the Project Agreement or authorizing resolution). This fee (unless otherwise
outlined in the UTEP) will be equal to 1% of the project costs that are positively impacted by IDA
incentives. This includes the value of construction or renovations of improvements to property that
is impacted by property and sales tax abatement and the value of machinery, furniture, fixtures and
equipment that are impacted by the sales tax abatement.

(iii) All fees, costs and expenses incurred by the Agency for (1) legal services, including but not limited to
those provided by the Agency’s general counsel or bond/transaction counsel, and (2) other
consultants retained by the Agency in connection with the proposed Project; with all such charges to
be paid by the Applicant at the closing or, if the closing does not occur, within ten (10) business days
of receipt of the Agency’s invoices therefore please note that the Applicant is entitled to receive a
written estimate of fees and costs of the Agency’s bond/transaction counsel; Agency transaction
counsel fees shall be an amount equal to one-third (1/3) of the Agency’s Administrative Fee set forth
in (ii) above with a minimum fee of $20,000 plus out of pocket expenditures unless otherwise agreed
to in writing for smaller projects.

(iv) The costincurred by the Agency and paid by the Applicant, including bond/transaction counsel and
the Agency’s general counsel!’s fees and the processing fees, may be considered as a cost of the Project
and included in the financing of costs of the proposed Project, except as limited by the applicable
provisions of the Internal Revenue Code with respect to tax-exempt bond financing.

If the Applicant fails to conclude or consummate necessary negotiations, or fails, 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 Applicant is unable to find buyers willing to purchase the bond issue
requested, or if the Applicant is unable to facilitate the sale/leaseback or lease/leaseback transaction,
then, upon presentation of an invoice, the Applicant shall pay to the Agency, its agents or assigns, all costs
incurred by the Agency in the processing of the Application, including attorneys' fees, if any.

. FOIL. The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information
Law (FOIL). Applicant understands that all Project information and records related to this application are
potentially subject to disclosure under FOIL subject to limited statutory exclusions.
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|.  Financial Review. The Applicant acknowledges that the Agency shall undertake an assessment of all
material information included in connection with the Application for Financial Assistance as necessary to
afford a reasonable basis for the decision by the Agency to provide Financial Assistance for the Project,
including, but not limited to qualification of the proposed project under the GML (including any retail
analysis, as applicable), conducting a full application review, review of applicant financial history and
project pro-formas, and consideration of all local development priorities.

K. The Applicant represents and warrants that the information contained in this Application, to the best of
the Applicant’s knowledge, is true, accurate and complete.

L. The Applicant confirms and acknowledges that the owner, occupant, or operator receiving Financial
Assistance for the proposed Project is in substantial compliance with applicable local, State and federal tax,
worker protection and environmental laws, rules and regulations.

M. The Applicant confirms and hereby acknowledges that as of the date of this Application, the Applicant is
in substantial compliance with all provisions of Article 18-A of the New York General Municipal Law,
including, but not limited to, the provisions of Section 859-a(5) and Section 862(1) of the New York
General Municipal Law.

N. The Applicant confirms and acknowledges that the submission of any knowingly false of knowingly
misleading information may lead to the immediate termination of any Financial Assistance and the
reimbursement of an amount equal to all or part of any tax exemption claimed hy reason of the Agency’s
involvement in the Project.

0. The Applicant and the individual executing this application on behalf of Applicant acknowledge that the
Agency and its counsel will rely on the representations and covenants made in this application when acting
hereon and hereby represents that the statements made herein do not contain any untrue statement of a
material fact and do not omit to.statg a material fac essary to make the statements contained herein
not misleading.

Signatu

2
Pritit Name: Michael Panko

Title: Managing Member
Company: SERED407, LLC

Date: 8/24/2022

STATE OF NEW YORK )
] SS.:
COUNTY OF BROOME )

On the 24th day of August in the year 2022, before me, the undersigned, personally appeared Michael Panko,
personally known to me or proved to me on the basis of satisfactory evidence to be the individual(s) whose
name(s) is (are) subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their capacity(ies), and that by his/her/their signatures on the instrument, the
individual(s), or the person upon behalf of which the individual(s) acted, executed the instrument.

Cos wrie

Notary Public
CHRISTINE A TRAVIS
NOTARY PUBLIC-STATE OF NEW YORK
No. D1 TRE024680
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NEW YORK STATE FINANCIAL REPORTING
REQUIREMENTS FOR INDUSTRIAL DEVELOPMENT AGENCIES

Please be advised that the New York General Municipal Law imposes certain reporting requirements on [DAs
and recipients of IDA financial assistance. Of particular importance to IDA applicants is Section 859 (copy
attached). This section requires IDAs to transmit financial statements within 90 days following the end of an
Agency’s fiscal year ending December 31, prepared by an independent, certified public accountant, to the
New York State Comptroiler, the Commissioner of the New York State Department of Economic
Development. These audited financial statements shall include supplemental schedules listing the following
information:

1. All straight-lease (“sale-leaseback”) transactions and whether or not they are obligations of the
Agency.
2. All bonds and notes issued, outstanding or retired during the period and whether or not they are
obligations of the Agency.
3. Allnew bond issues shall be listed and for each new bond issue, the following information is required:
a. Name of the project financed with the bond proceeds.
b.  Whether the project occupant is a not-for-profit corporation.
c. Name and address of each owner of the project.
d. The estimated amount of tax exemptions authorized for each project.
e.  Purpose for which the bond was issued.
f.  Bond interest rate at issuance and, if variable, the range of interest rates applicable.
g.  Bond maturity date.
h.  Federal tax status of the bond issue.
i.  Estimate of the number of jobs created and retained for the project.

4, All new straight lease transactions shall be listed and for each new straight lease transaction, the
following information is required:

Name of the project.

Whether the project occupant is a not-for-profit corporation.

Name and address of each owner of the project.

The estimated amount of tax exemptions authorized for each project.

Purpose for which each transaction was made.

Method of financial assistance utilized for each project, other than the tax exemptions claimed

by the project.

g.  Estimate of the number of jobs created and retained for the project.

me AN T

Please sign below to indicate that you have réad and understood the above.

Signature:

N{n;,: Michael Panko

tle: Managing Member

Company: SERED407, LLC
Date: 8/24/2022
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The Cliff Street Retreat and Discover Ithaca.

Discover Ithaca is a locally based hospitality company that offers a
host of unique visitor experiences. Recently, Discover Ithaca began

a collaboration with Strategic Elements Real Estate Development to
create a collection of “Life Style” hotel rooms at various locations along
Ithaca’s waterfront, The Cliff Street Retreat (CSR) will act as the anchor
for this hotel concept. Cliff Street Retreat will have an intimate Bar

and Café that offers visitors and Ithacans a place to sit and relax while
planning the next day’s excursions or simply enjoying conversations
with friends. CSR will also act as a home base for couples or families that
are looking for unique lodging. There will be six “Timber Loft” hotels
suites. Each luxury suite will offer comfortable lodging for 2-4 guests.
One of the most important and appealing elements of each suite is the
inclusion of a kitchen and laundry, which long-stay vacationer’s desire.

Location-Location-Location - Cliff Street Retreat
sits on a terrace overlooking Ithaca's waterfront,
downtown and colleges. This proximity to the Cayuga
Waterfront and Black Diamond trails is significant for
the active visitor expecting to take in all of Ithaca’s
hatural beauty. A trail connection from the Retreat is
being designed and will solidify the synergy between
the waterfront and CSR. There is more to come!

Discover Ithaca is not new fo promoting exceptional
experiences along the waterfront. Paddle Ithaca and it’s
successors are lthaca icons. They have been renting all
types of unique paddle craft for over 15 years. All CRS
guests will be given special access to the waterfront
facilities and amenities. There is a catch phrase that
sums up the concept “Boats, Bikes and Hikes, Qutdoor

recreation and promoting the visitor experience is the
core mission of Discover Ithaca.
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Discover Ithaca at WaterWorks will be another important component of this unique hospitality collective.
WaterWorks will have 3 very special hotel suites on Ithaca’s waterfront. The WaterWorks Project is home
base for the Duffy Excursion Boats. Guests staying at either property will enjoy easy access to the electric
excursion boats, paddie craft, and urban touring bikes. Discover Ithaca will not have the most hotel rooms
in lthaca. They will have most unique!

RENTME
THIS SUMMER!

Supporting tourism & the economic engine
is not a concept. It is what we do best. We

will employ 10-15 local youth every year and
pay the local living wage. The growth of our
hospitality elements at Cliff Streat Retreat will
introduce 3-5 full time jobs and an additional
3 part time jobs. This combined with the
other mixed-use businesses at CSR, make for a
diversity of employment opportunities,
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