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Neighboitorks:

CHARTERED MEMBER

Chair Shawna Black
Tompkins County Legislature
121 E. Court Street

Ithaca, NY 14850

RE: Request for extension of PiLOT — Conifer Village
Dear Chair Black:

I’'m writing to request that Tompkins County extend the term of the existing Payment in Lieu of Tax Agreement
(PILOT) for the Conifer Village project in the Town of Ithaca. Conifer Village was approved for a PILOT
pursuant to Section 577 of the New York State Private Housing Finance Law (PHFL) in 2007. Paragraph 3 of the
PILOT Agreement, “Term of Exemption”, specifies an initial 15-year term and allows for the extension of the
agreement for an additional twenty-five years upon mutual agreement of the parties, as long as the Project
continues to adhere to the low-income use restrictions required in the agreement.

Fee ownership of Conifer Village is held by Conifer Village Ithaca Housing Development Fund Corporation
(CVHDEC). Better Housing Development Corporation (BHDC) is the sole shareholder of CVHDFC. The existing
PILOT Agreement for Conifer Village is between the Town of Ithaca and CVHDFC, and it is in my capacity as
President of the Board of Directors of BHDC, sole shareholder of CVHDFC, that | am requesting the extension
of the PILOT Agreement.

Included with this letter is a draft agreement that would extend the existing PILOT Agreement at Conifer
Village for 25 years. Thank you for your consideration of this request. We look forward to the continuation of
Conifer Village as affordable housing that will serve our community for many years to come.

Sincerely,

1.9 Lo~

Michael Cannon
President
Better Housing Development Corporation

@ 115 West Clinton Street « Ithaca, New York 14850 « (607) 277-4500 » (607) 277-4536 : fax
St www.ithacanhs.org



Tompkins County Industrial Development Agency /
Tompkins County Development Corporation

Application for Incentives

Date: 9/27/2023

I. APPLICANT INFORMATION (company receiving benefit)

Name of Company/Applicant: ~ Conifer Realty, LLC

Owner: Conifer Realty, LLC

Address: 1000 University Avenue, Suite 500

City: Rochester State: NY  Zip: 14607

Primary Contact (First; Last): _Kevin Day

Phone:r _ (646)584-8352 Email: _kday@coniferllc.com Fax: (585)510-5925

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

Naine of (Holding) Company: _Conifer Village Ithaca Housing Development Fund Corporation

Owner:

Address: 1000 University Avenue, Suite 500

City: Rochester State: NY Zip: 14607
Primary Contact (First, Last): _Kevin Day
Phone: (646)584-8352 Email: kday@coniferlic.com Fax: (585)510-5925

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

Applicant is the managing member of the holding company.

Select the type of incentives being requested (select all thatapply):
[] Tax-Exempt Bonds [] Taxahle Bonds
X] Real Property Tax Exemption
[ Standard Tax Exemption (7-year)
[XI Other (attach justification)
[ clTAP: 1 7-year
[] CITAP: (110-year (requires determination of financial need - see CIITAP for details)
[ ] sales Tax Exemption ] Mortgage Recording Tax Exemption
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Applicant Attorney: Lillian Plata

Address: 1000 University Avenue, Suite 500

City: Rochester State: NY Zipr _14607

Primary Contact (if different fromrabove:): N/A

Phone: (585)324-0564 Emiail: _Lillian.plata@coniferllc.com  Fax: N/A

A_nnlicant Accountant: Flaherty Salmin

Address: 2300 Buffalo Road, Building 200

City: Rochester State: NY Zip: _14624

Primary Contact {if different from above:): _Michael Hays

Phone:  {585]397-1350. . Email: _mhay@fs-cpa.com Fax: N/A

Applicant Engineer/Architect (if known): N/A
Address;

City: _ State: Zip:

Primary Contact (if different from above:}:

Phone: ( ] - Email: Fax: () -

Applicant Contractor (if known): N /A

Address:

City: State: Zip:

Primary Contact (if different from above:):

Phone: ( ) - Email: CFaxr () -

Year company was founded; 1975 NAICS Code: 624229

T_ypeio’f ownership (i.e. C-Corp, LLC):. LLC.

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

Threughout our history, Cotifer has developed more than 21,000 apariment-hames.through the northeast and mid-Atlantic,.
currently owning-and managing nearly 15,000, Our extensive resume has-allowed us to be experts in affordable, mixed income.
‘and market rate housing. A5 a fully integrated, full-service develaper, management agent, general contractor and owner, Conifer
develops sustainahle and transformative comniunities contributing to the stabilization of rieighborlioods threugliout the
Northeast.

As’an’industry pioneer with portfolic management, asset management, legal, finance, design and constructien services ithouse,
Conifer is uniquely situated to take a full 360° development-approach that allows us to better manage projects. This holistic
approach-ensures every property Conifer designs; builds, and manages complements the community while providing residents
with lasting quality. - .
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‘Major-Customers: Affordable and Senior Housing Residents

‘Major Suppliers: Contracted services (trash, landscaping, plumbing, etc.), utilities, etc.

Has your business every received incentives that required job creation? Yes [ INo
N ) Conifer-ofter receives funding with associated requirements, the company always
If yes, please describe: meetand/or exceed requireiments.
Were the goals met?: ]Z} Yes |:| No
If no, why were the goals not met? N/A

Annual sales to castomers in Tompkins County: $8.650,000

Percent of annual sales subject tolocal sales tax: 0%

Value of annual supplies, raw materials and vendor services that are purchased from firms in Tompkins
County: $1,500,000

Project Location (all addresses.and tax parcels): 200 Conifer Dr. Ithaca, NY 14850.— 503089-27.-1-13.121

Property Size (acres): existing: 891 proposed: N/A
Building Size (square feet): existing: 88,221 proposed: N/A
Proposed Dates: start: N/A end: N/A

Please providea narrative of the Project-and the purpose of the Project (new build, renovations, and/or
‘equipment purchases, etc.). [dentify specific uses occurring within the Project. Describe any and all
tenants and end users:

Completed in 2008, Conifer Village at Ithaca offers a total of 72 affordable housing units to seniors at
income levels of 80%, 65%, and 50% of area median income: (AMI). The average age of our current
residents is 74.5 and the dverage total income is just $26,120. Across the United States, there is a critical
shortage of affordable homes for this population, and itis: of paramount importance to Conifer that we
continue to provide an affordable option in an increasingly costly market.

In recent years, increased expenses have put extra strain on the property's operations. Due to the.
affordable rents, the property struggles to cover these expenses through operations revenue alone.
Additionally, as the property ages, operating costs will only increase, making it more-difficult to provide a
quality, affordable home to our residents.

The current PILOT became active at the time of construction, with a term of 15 years, meaning that it will.
expire at the end of this year. Should the PILOT agreement. expire without renewal, Conifer will not be
able to cover expenses or reinvest in the property to address impending capital needs.

Conifer is requesting that the TCIDA authorize a new PILOT agreement that is coterminous with the
affordability period (2058}, so that the project can continue to operate and provide a high quality,
affordable home for our senior residents.
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Is there a likelihood that the Project would not be undertaken but for the financial assistance provided by
the Agency? DX Yes [JNo

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 conipetitiveness issues, preject shortfalls,
etc.:

The property currently struggles to cover its expenses on operations alone and has begun to show signs
of-age which will require a. significant amount of capital to remedy. Instituting a PILOT agreement that is
coterminous with the affordability period (2058), would allow Conifer to better address the needs of our
residents and the property. Without such an agreement, the property will struggle, and may be forced to
cease operation.

If no, provide a harrative indicating why the Project should be undertaken by the Agency:
N/A

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

The property will be unable to address the needs of our residents, or the impending capital needs of the
property, and could leave seniors in Ithaca with féwer options for quality affordable housing.

Describe what green building practices you plan to use:

While there is not currently a building planin place Conifer has a history of and remains committed to
implementing green practices, specifically ‘with the installation of high efficiency water fixtures, lighting,
appliances,.and solar.

Will this project result in a regular increase in overnight visitors to your facility (e.g: for training
programs)?{ |Yes [XINo

1f yes, number of visitors per year: N/A
Average duratjon of stays {days): N/A
ccupan

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

|:| Industrial D Service®, **

[ Acquisition of existing facility [] Backoffice

E Housing [] Mixed use

Multi-tenant U] Facility for aging

[ Commercial [ civicfacitity (not for profit)
[] Retail* ** [ other '

* 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’j primarily engaged in the retail sale of tangible personal
property (as defined in Section 1101(b)(4)(1) 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.
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List the name(s), nature of business of proposed tenarit(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. Multi-Family Residents Housing 100%

2.

3.

IV. PROJECT COSTS AND FINANCING.

Project Costs
Amount ($)

Land ahd/o r-Bui'iding_Acqu'isition: “_()_ acres O square feet $0
New Building Construction: 0 _ square feet $0
Building Addition(s): 0 square feet $0
Infrastructure Work: 30
Reconstruction/Renovation: 0 sguare feet. $0
Manufacturing Equipment: -$0
Non-Manufacturing Equipment (furniture; fixtures, etc.): $0.
Soft Costs (professional services, etc.): $0
Other (Specify): 0 $0

TOTAL:  $N/A
Have any of the above costs been paid or incurted as of the date of this-application? [ 1Yes X No
If yes, describe particulars: M

Sources of Funds for Project Costs
BankFinancing $0
Equity $0
Tax Exempt Bond Issuance (if applicable) 50
Taxable Bond Issuance (if applicable) $0
Public Sources {Include sum total of ali state and federal grants and tax credits) ;
0
Identify each State and federal grant/credit:

Total sources of funds for Project costs: $N/A
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Project refinancing of existing debt only (estimated): $N/A

Amount of anticipated financing from alending institution: $ ‘N/A

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 _EX xemption: (Agency staff will fill out property tax-exemption information based on
information submitted by the applicant].
SEE ATTACHED
Assumptions: $ Value of increase in assessment
Annual increase in assessmerit/tax rate
New taxes paid: $ Taxes Abated: $

Year County  School City/Town Village Total County  School City/Town Village  Total
1

N WY NN

‘Totals

If the applicantis 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 current PILOT beécame active at the time of construction, with a term of 15 years, meaning that it will
expire at the end of this year. Conifer is requesting that the TCIDA authorize a new PILOT agreement that
is coterminous with the affordability period of the property (2058} to allow Conifer to better address the

needs of our residents and reinvest in the property to remedy any current and future capital needs.

In recent years, increased expenses have put extra strain on the property’s operations. Due to the
affordable rents, the property struggles to cover these expenses through operations revenue alone.
Additionally, as the property ages, operating costs will only increase, making it more difficult to provide a
quality, affordable home to our residents. A PILOT agreement: will allow the property to remain viable as
affordable senior housing through the entirety of its term and beyond.

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’ssales and use tax exemption

benefit; _ $0
Estimated State and local sales and use tax benefit (product of sales'and use tax

amount as indicated above multiplied by 8%} $0
TCIDA/TCDC Application - (2023) 6



Note: The estimate provided above will be provided to.the New York State Department of Taxation and
Finance and repres_ents:_thé maximium amount af sales and use tax benefit that the Agency may authorize with.
respect to the application. '

Mortgage Recording Tax Benefit:

Mortgage Amount (iniclude construction/permanent/bridge financing/refinancing):  $N/A

Estimated mortgage recording tax exemption benefit :
(product of mortgage amount as indicated above multiplied by .0025): $0

1 (Projected 25 year borrowing term)

Without Bonds With Bonds.
First Year Debt Service $SN/A $N/A
Total Debt Service $N/A $N/A

Percentage of Project costs financed from public sector:

A. Total Project Cost 50
B, Estimated Value of PILOT $2,507.764
C. Estimated Value of Sales Tax Incentive $0
D. Estimated Value of Mortgage Tax Incentive $0
E. Total Other Public Incentives: $0

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

Calculation of percentage of Project costs financed from public sector: N /A%
(Total B +C + D+ E.above / Total Project Costj

VI, EMPLOYMENT INFORMATION
Note: Annual employment reporting will be Fequired during the course of the abatement.

Describe the benefits you offer to your employees:
CORE BENEFITS

L] Medi(_:al'lnsurance_

®  Dental [nsurance

s Vision Insurance

&  Dependent Care Flexible Spending Account

s Commuter Benefits

&  Company Paid Short-Term Disability

@  Company Paid Long-Term Disability

. Company_Paid Life Insurance

»  Employee Assistance Program {'EAPj
401{K) SAVINGS PLAN

. 401 (k) Retirement Plan with Employer Match
VOLUNTARY BENEFITS

e  ldentity Theft Protection
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e Additional Life Insurance

®  Additional.-Spousal /Chiid{ren) Life Insufance
‘TIME AWAY

&  Paid Time Off

«  Holiday Pay

* Voluntéerismi Program

e PTD Donation Program.
WELLBEING PROGRAM
APARTMENT DISCOUNT

COMPETITIVE PAY
DIRECT DEPOSIT

‘EMPLOYEE RE_FERRAL.PROGRAM
CAREER DEVELOPMENT + TRAINING

Describe theinternal training and advancement opportunities you offer to your employees:

Canifer leverages software to assess the skill set of our prospective- employees to insure they are a good fit for the role and help
position them for ¢areersuccess. Through quarterly canversations with immediate supervisors, employees are provided the-
‘opportunity to régularly communicate their career aspirations. Conifer offers DISC Behavior Training toalt employees, 1nclud1ng
interns, to help them develop a greater sense of self-awareness thatwill allow them to collaborate more effectively within their
‘teams as well as with our-custamers. Additiona! professional development training opportunities include’ ‘Emmotional Intelligence,
Motivators, Resiliency and Project. Management. In addition to trainer led sessions, Conifer has a robust online library with a wide
breadth of learning opportunities that employees have access to upan hire.

Employment Plan - N/A

Occupation in
Company

Current {Retained) Permanent

FTE* Jobs

Projected New Permanent FTE* Jobs

Average Annual
Salary Raiiges/
Hourly Wage

Number of
Employees

Total New
Year1l Year2 Year 3 Jobs

Professional

Clerical

Sales

Services

Construction

Manufacturing

High Skilled

Mediam
Skilled

Basic Skilled

‘Other
(describe)

TCIDA/TCDC Application - {2023}
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| Totak

* 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 occupied by women? _ 495 %

What percentage of your current positions are occupied by minorities? 419 %
Estimated percentage of new hires who would be unemployed at time of hire: N/A%
Estimate the number of residents:of the labor market area in which the Project is located that will fill the
projected new jobs to be created. (The Agency defines thelabor market area as Tom pkins County and the
contiguous counties; Cayuga, Seneca, Schuyler, Chemung, Tioga, and Cortland Counties) N/A
Are you willing to pay'a:_liva'_ble'wage, as--_deﬁ_ned by the Alternatives Federal Credit union (AFCU) of Iithaca,
NY to all employees for the duration of the abatements? [ Yes []No

If no, estimate the percentage of the current workforce whose wages meet or.exceed the livable wage, as-
defined by AFCU. N/A%

Please describe your strategy for ensuring diversity in hiring: N/A

VH. CONSTRUCTION LABOR.
Note: Applicants will be required to comply with the Agency’s Local Labor Utilization Policy.

N/A |

Will you use contractors who:
Have a certified apprenticeship program [ Yes N/A % CNo
Pay a prevailing wage ClYes _ N/A % [ No
Use local labor []ves N/A % [1No

_N/A

imate the number of construction jobs

Viil. ENVIRONMENTAL REVIEW AND PERMITTING

Environmental Assessment Form - [_] Short Form [[] Long Form N/A
Submitted to:
Agency Name:

Agency Address: _
City: State: o Zips _
Date of submission: _ _ ‘Status of submission:

The Applicant must corply with the State Enl,?irpnme_ntqf 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.

TCIDA/TCDC Application - (2023) 9
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Please deéscribe. any short-term construction impacts or other long-term impacts to existing or-adjacent
busmesses/tenants as well as any mitigations that were identified as part of the environmental review
and or permitting process:

N/A

Permits: Describe other permits required dand status-of approval process. N/ A

Permit Status
1.

2.

3.

IX. OTHER

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

Conifer currently owns and operates 10 affordable multi-family and senior preperties, with a total of 655
units in Tompkins County. We-are committed to providing quality, affordable homes to all of our
Tompkins County residents, and hope that we are able to continue domg so'through the implementation
ofthis PILOT agreement.

X. RETAIL QUESTIONNAIRE {Fill out if end usersare “retail” or “service” as identified in Section III)

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

A.  Will any portion of the Project (including that portion of the cost to be financed
from equity or othér sources) consist of facilitiés or property thatare or will be [ ves ] No
primarily used in making sales of goods or services to customers who " '
personally visit the project site?

[f yes, please continue. If no, donot 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 of services to customers who
personally visit the Project? %

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.

If the answer to Question A is Yes AND the answer to Question B is greater than 33.3 3%, indicate
which of the following questions below apply to the Project:

1. Will the Project be operated by a hot-for-profit corporation? OJYes [No.

TCIDA/TCDC Application - (2023) 10
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2. Is the Project location orfacility likely to attract a significant number of visitors Clves [N
from outside Tompkins County? es °

If yes, please provide a third party market analysis or other documentation supporting your response.
3.  Will the Project make available goods or services which are not currently

reasonably accessible to the residents of the municipality within: which the [lYes []No
proposed Project would be located?

If yes, please provide a-third party market analysis or other documentation suppnrt’i'ng:_yo_ur response.
4. Will the Project preserve permanent, private sector jobs or increase the overall Clves [N
number of permanent, privadte sector jobs in-the State of New York? °

If yes, explain:

XL INTER-MUNICIPAL MOVE DETERMINATION

The Agencyis 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 occuparit from relocating out of the State, or is reasonably necessary to preserve the
Project.occuparit’s competitive position in its respective mdustry

Will the Project result isi the removal of an industrial or manufacturing plantof the []Yes No
Project occupant froin one area of the state to another area of the State? : T

Will the Project result in the'abandonment of one or more plants or facilities of the |:|.'Yes No
Project occupant located within the State? k

If yes to either question éxplain how notwithstanding the aferementioned closing or activity reduction the
Agency s financial assistance is required to prevent the Projéct from relocating out of the State or is-
reasonably. necessary topreserve the Project occupant s competltlve position in its 1espect1ve industry:

N/A

Does the Project involve relocation or consolidation of a Project occupant from another municipality:
Within New York State: [_|Yes XNe
Within County/City/Town/Village: [ Ives [XNo

If yes to either question above, please-explain: N/A

XIL PAYMENT INLIEU OF PROVIDING AFFORDABLEHOUSING UNITS =+~

If this project is subject to a payment in lieu of providing affordable housing units on site perthe Workforce
Housing Policy, when will the paymént be made?

O At PILOT closing

O Equal instaliments over the first three years of operation (subject to a deferral fee of 20% of the payment
amount due at closing)

TCIDA/TCDC Application — (2023) 11
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REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION

Kevin Day(name of CEQ or other authorized representative of Applicant)

confirms and says that he/she is the Senior Vice President, Portfolio Management (title) of Conifer Realty,

LLC (name of corporation or other-entity) named in the attached Application {the “Applicant”), that he/she

.

has read the foregoing Applicationand _knpws_ the contents thereof, and hereby represents, understands, and
otherwise agrees with the Agericy 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 agréements, 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 créated hy 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 Muricipal Law,
the appli¢ant understands and agrees-that, if the proposed Project receives any Financtal Assistance from
the Agericy, 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 timé on
such appropriate forms-as designated by the Agency. Failure to provide Employment Reports within 30
days of an Agency request shall be an Everit of Default under the PILOT Agreementbetween the Agency
and Applicant and, if applicable, an Event of Default under the Project Agreement between the Agency
and Applicant. '

Local Labor Utilization Reporting. The Applicdnt understands and agrees that, if the proposed Project.
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 Pr0]ect 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:

Hold Harmless Provision. The Appli_cant'-ackn_uwledg'es 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 dgrees that the Agency shall not be liable for and agrees to
mdem_mfy defend, and hold the Agency harmless from and against any and all liability arising from or
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expense incurred by: (i) the Agency's examination and processing of, and action pursuant to or upon, the
attached Application, regardless of whether or notthe Appllcatmn orthe Projectdescribed 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
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 othér eéxpenses 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 Genheral 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
éstablished 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 andsubmitting this Application, the applicant covenants and agrees to pay the following
fees: '

(i) Anon-refundable application fee of $1,000 due at time: of apphcatlon submission.

(i) An Administrative Fee in accordance with the "fees” section of the Agency’s Unifortii 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 equial 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 ::losmg does not occur, within ten (10) business days
of receipt of the Agency’s invoices therefore please note that the. Apphcant 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 oné-third (1/3) of the Agency’s. Admlmstra_twe Fee set forth
in (i) 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 pald 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 consurimate 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 assighs; all costs:
incurred by the Agency in the processing of the Application, including attorneys' fees, ifany.

TCIDA/TCDC Application - (2023) 13
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I FOIL. The Applicant acknowledges that the Agency is subject to New York State’s Freedom of Information
Law (FOIL). Applicant understands thatall Project information and records related to this application dre
potentially subject to disclosure under FOIL subject to limited statutory exclusions:

J. Financial Review. The Applicant acknowledges that the Agency shall undertake an assessment of all
materfal 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 findncial history and
project pro-formas, and consideration of all local development priorities.

K. The Applicant represents and warratits 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 F_ina'ncial
Assistancefor 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 informatien 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 claired by 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 counse] will rely on the representations and covenants made in thisapplication when acting
hereon and hereby represents that the statements made herein do niot contain any untrue statement of a
material fact and do not omit to state a material fact necessary to make the statéments contained herein

niot misleading. -
Signature: ;g___-e"l — )V

d

Print Name: Brian Ivy

Title: Senior Vice President, Property Finance
Company:: Conifer Realty, LLC

Date: 10/2/2023

STATE OF NEW YORK. )
Mo Ko ) 88.:.
‘COUNTY. OF FOMPKINS )
On the Q_'G{iay of DCkobse in the year 20_, before me, the undersigned, personally appeared
;3‘“6‘-" Tv U personally knowrt to‘me or proved to me-on the basis of satisfactory evidence to be

‘the mdwldual(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 capicity(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.

TCIDA/TCDC Application —(2023) 14
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ANITAIRENE MARRERO! _
vl it st o
o T - .
: Qualified in Menroe County Notary Public
My Commission Expires July 29,20 27

NEW YORK STATE FINANCIAL REPORTING
REQUIREMENTS FOR INDUSTRIAL DEVELOPMENT AGENCIES

Please be advised that the New York General Municipal Law imposes.certain reporting requiretments on IDAs:
and recipients of IDA financial assistance. Of particularimportance 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 dccountant; to the-
New York State Comptroller, the Commissioner of the New York State Department of Economic
Development These audited financial statements shall include supplemental schedules listing the following
information:.

L 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. All new hond 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 ptoject occupant is.a not-for-profit corporation.
.. Name and address of each owner of the project.
d. Theestimated amount of tax exemptions authorized for each project.
. Purpose for which the bond was issued.
f  Bond interestrate atissuance 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.
follomng information is required:
a. Name of the project.
b, Whether the project occupant is a not-for-profit corporation.
c. Name-andaddress of each owner of the project.
d. The estimated amount of tax exemptions authorized for-each project.
. Purpose for which each transaction was made.
f.  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.

Please sign below to indicate that you have read and understood the above.
Signature: % Q‘/—)/
Print Name: Brian Ivy

Title: Senior Vice President, Property Finance
Conipany: :Conifer Realty, LLC
Date: 10/2/2023

‘TCIDA/TCDC Application - (2023 15
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Tompkins County
Industrial Development Agency

Administration provided by Ithaca Area Economic Development

Conifer Realty, LLC (200 Conifer Drive)- Community Benefits Overview
October 11,2023

Project Overview

Completed in 2008, Conifer Village at Ithaca offers a total of 72 affordable housing units to seniors at
income levels of 80%, 65%, and 50% of area median income (AMI). The average age of our current
residents is 74.5 and the average total income is just $26,120. The Town of Ithaca originally provided a
PILOT agreement when the property was completed, with a term of 15 years with options to renew at the
end of that term. The end of that first 15-year PILOT has been reached. However, Tompkins County has
directed the applicant to the TCIDA as the appropriate entity to deliver a new PILOT agreement. The TCIDA
has a long history of delivering PILOTS, a method in place for billing, and legal counsel that specializes in
PILOT agreements.

[ reviewed the original PILOT agreement, which provided for a payment equal to 10% of net rents, which
were to be calculated each year based on the previous year’s financial reports. This is similar to the method
that the TCIDA used in the first affordable housing PILOT it delivered (210 Hancock Street). The TCAD has
since moved to a methodology that provides for more certainty for the taxing jurisdictions, eliminates an
off-tax-cycle review of financials, and an off-tax-cycle annual payment to the affected taxing jurisdictions
that previously made it difficult to predict payment amounts and thus annual budgets.

It is recommended that a new PILOT agreement be put in place by the TCIDA under the new criteria for
affordable housing PILOTS....

(per the Tompkins County Uniform Tax Exemption Policy) Multi-family rental housing

projects that are subject to a regulatory agreement from a local, state or federal agency

for a period 20 years or more and that would otherwise be eligible under section 581-a

of the Real Property Tax Law in which all housing units are subject to an income test

and are affordable to households earning 100% of area median income or less. The

PILOT payment amount would be equal to 12% of projected net operating income as

defined in RPT 581-a in year one with an annual increase of 2% each year. The incentive

would be coterminous with the regulatory period requiring the affordable units.

The proposed PILOT schedule is included at the end of this memo.
This project does not fit within the TCIDA’s fee schedule as there are no “project costs” to assess the fee. It

is recommended that a flat administrative fee of $5,000 be assessed along with legal fees commensurate
with the time it requires to provide the documents along with waiving the $1,000 application fee.

Cost-Benefit Analysis

e Extent to which project would create and/or retain private sector jobs - This is an affordable housing
project — there are no direct jobs associated with housing projects.

e Estimated value of tax exemption - $2,507,764 over 35 years

e Estimate of private sector investment to be generated by the project - N/A. The project was put in place
in 2008 and the original PILOT is being extended.

119 East Seneca Street, Suite 200, Ithaca, New York 14850 e phone: (607) 273-0005 ¢ www.tompkinsIDA.org
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Page 2 of 2
200 Conifer Drive Benefits

Likelihood of completing project in a timely manner - NA

Extent to which project would generate additional sources of revenue for local taxing jurisdictions -
Tax revenue projected at $2,732,428 over 35 years.

Other benefits that might result from the project:

Affordable Housing - The incentive will preserve 72 units of existing affordable housing for seniors at
income levels of 80%, 65%, and 50% of area median income.

401 East State Street, Suite 402B, Ithaca, NY 14850 | phone: 607.273.0005 | fax: 607.273.8964 | www.TompkinsIDA.org
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Tompkins County Industrial Development Agency
October 11, 2023
2023 Budget

2023 Budget
w/carryover &

2023 Budget

Aproved 10/12/22 Modifications YTD
Starting Balance S 2,308,755 S 2,308,755 S 2,625,750
INCOME
Fees S 286,854 S 286,854 S 214,415
Interest S 800 S 800 S 436
Total $ 287,654 S 287,654 S 214,851
EXPENSES
Administration mod 12/14/22 S 452,226 S 459,770 S 344,828
Contract svc/equipment from 2021 (Knickerbocker) S 500,000 S 500,000
D&O Insurance S 2,154 S 2,154 S 1,474
Contract svc/Broadband from 2021 S 350,000 S 94,500
Contract sve/Wayfinding mod 11/9/22 S 100,000 S -
Attorney Fees S 8,000 S 8,000 S 82,035
Misc. Studies S 20,000 S 20,000 S -
Audit $ 8,000 $ 8,000 $ 8,500
Total $ 490,380 S 1,447,924 S 1,031,336
Projected Ending Balance S 2,106,029 S 1,148,485 S 1,809,265

* actual balance

*
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TCIDA Local Labor Waivers

Last Updated 10/2/2023
APPLICANT DATE REVIEW

PROJECT NAME Name Affiliation Reason Notes Requested |Approved Admin/Board

The Dean Emily Zehr Purcell Construction Lack of qualified local bids or available workers  [Demolition; 4 invitations, 2 bids (none local) 7/25/23 8/8/23 Admin
Need for specialized skills not available locally

The Dean Emily Zehr Purcell Construction Lack of qualified local bids or available workers  [No local elevator contractors 8/1/23 8/8/23 Admin
Need for specialized skills not available locally

The Dean Emily Zehr Purcell Construction Lack of qualified local bids or available workers |6 invitations, 1 bid (none local); selected contractor (Burns Bros.) uses local labor 8/1/23 8/8/23 Admin
Need for specialized skills not available locally

The Dean Emily Zehr Purcell Construction Lack of qualified local bids or available workers  [No qualified local welders; six invitations, 1 bid; decided to self-perform work 8/1/23 8/8/23 Admin

Need for specialized skills not available locally
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IDA Labor Committee Meeting Minutes
Wednesday, September 6, 2023

In Person @ |AED Office
Present: Rich John, Nels Bohn, Todd Bruer, Deborah Dawson, Anne Koreman

Staff: Heather McDaniel, Kurt Anderson

POLICY & REPORTING REVIEW

Mr. John called the meeting to order at 1:06p.

Mr. John noted that this is the annual policy review as outlined in the policy.
Ms. McDaniel provided overview of TCIDA labor policy.

Ms. McDaniel provided the list of administrative approvals. All agreed that waivers can be
approved administratively as outlined in the policy, but that any TCIDA member can review the
file folder at IAED’s office at any time.

Mr. Bruer raised concerns about subcontractors not bidding because they don’t get paid by
certain contractors and/or developers. All agreed it is not the authority of the TCIDA to police
payment on past projects to encourage future bidding. However, past performance can be
considered when reviewing future applications submitted to the TCIDA by delinquent
contractors and/or developers.

There was some discussion about having recently revised the policy to require certified mail
notification within five days of TCIDA approval, which developers are following. Ms. Dawson
noted that a comprehensive list of local contractors and/or contractors that hire locally would
support developers and general contractors in meeting the local labor requirements. Mr. Bruer
offered to collate and curate the list.

The meeting adjourned at 1:52 pm.
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Tompkins County Industrial Development Agency
Board of Directors Meeting DRAFT Minutes
August 9, 2023 - 2:00 - 4:00 PM
TC Legislative Chambers
121 E. Court Street
Ithaca NY 14850

Present: Jeff Gorsky, John Guttridge, Anne Koreman, Ducson Nguyen, Deborah Dawson

Staff: Heather McDaniel, Ina Arthur (IAED), Stephen Maier, Russ Gaenzle — remote (Harris Beach,
PLLC)

Excused: Rich John, Todd Bruer

CALL TO ORDER

Jeff Gorsky called meeting to order at 3:01 pm.
PRIVILEGE OF THE FLOOR
Theresa Alt — 206 Eddy Street

1. The Stately is the type of project you should be supporting.

2. Notices for public hearings should go beyond those who read the Ithaca Journal

3. The TCIDA was created to create good jobs. The organization should help attract and retain businesses
with good jobs. Perhaps it should also work to raise wages for existing jobs. For example, the local
Starbucks and its picket line should be supported.

ADDITIONS TO THE AGENDA
John Guttridge made a motion to add consideration of a modification to the TCIDA Uniform Tax Exempt Policy
(UTEP) concerning 1) the definition of an affordable housing project and 2) a reduction in the administrative

fee for affordable housing project. Anne Koreman seconded the motion. The motion was approved 5-0.

Anne Koreman made a motion to add a discussion about public hearings advertisement and inclusion issues.
John Guttridge seconded the motion. The motion was approved 5-0.

BUSINESS

TCIDA Uniform Tax Exemption Policy Modification

John Guttridge made a motion to approve the modifications to the TCIDA Uniform Tax Exemption Policy as
outlined in red:

Eligibility

10. Affordable Housing Projects — Multi-family rental housing projects that are subject to a regulatory

agreement from a local, state, or federal agency for a period 20 years or more and that would otherwise be

eligible under section 581-a of the Real Property Tax Law in which all housing units are subject to an income test
24



and are affordable to households earning 100% of area median income or less. The PILOT payment amount
would be equal to 12% of projected net operating income as defined in RPT 581-a in year one with an annual
increase of 2% each year. The incentive would be coterminous with the regulatory period requiring the
affordable units. Affordable housing projects are eligible anywhere in Tompkins County and will be considered
based on a review of financial need.

Fees

Administrative Fees: The applicant is responsible for paying the IDA Administrative Fee at the time of closing.
Unless otherwise outlined below, the fee will be equal to 1% of the total value of 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. Administrative fees for specific types of projects are as
follows:

Not for Profit Project — The fee will be equal to %% of the total value of expenses that are positively
impacted by IDA incentives as outlined in the standard fee structure.

Affordable Housing Project — The fee will be equal to %% of the total value of expenses that are
positively impacted the IDA incentives as outlined in the standard fee structure.

Deborah Dawson seconded the motion. The motion was approved 5-0.

Public Hearings — Inclusion

The Board discussed opportunities to include the public and board members in public hearings via zoom. It was
agreed that a Zoom link will be provided to board members for public hearings.

510 W State Street (The Stately) — Final Approval

Deborah Dawson made a motion to approve the authorizing resolution for The Stately Apartments subject to
the newly amended TCIDA UTEP as to reduction of the TCIDA administrative fee. John Guttridge seconded the
motion. The motion was approved 5-0.

CHAIRS REPORT

Jeff Gorsky stated that Rich John recommends the creation of an Ad Hoc Construction Labor Committee of the
TCIDA to review the current labor utilization policy. The committee would be comprised of the following
members: Rich John, Deborah Dawson, Anne Koreman, Todd Bruer and Nels Bohn of the City of Ithaca.

Anne Koreman made a motion to appoint an Ad Hoc Construction Labor Committee of the TCIDA with the
following members: Rich John, Deborah Dawson, Anne Koreman, Todd Bruer and Nels Bohn. John Guttridge

seconded the motion. The motion was approved 5-0.

The committee will meet to review the current TCIDA Local Labor Policy. The IDA’s attorney will attend the
meeting and/or review the local labor policy changes to ensure their legality.
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STAFF REPORT

Heather McDaniel reported that the Ithacan project has opened as well as the attached parking garage. 100% of
the market rate apartments have been leased. The affordable rate apartments are not fully leased.

2Q 2023 financial reports were provided for information.
MINUTES

Deborah Dawson made a motion to approve the minutes of the July 12, 2023 board of directors meeting.
Anne Koreman seconded the motion. The motion was approved.

EXECUTIVE SESSION

John Guttridge made a motion to take the meeting into executive session to discuss pending litigation.
Deborah Dawson seconded the motion. The motion was approved 5-0.

Deborah Dawson made a motion to bring the meeting out of executive session. John Guttridge seconded the
motion. The motion was approved 5-0.

The meeting adjourned at 4:04 pm.
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