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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.	
	
I	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	
	
• 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.		
• Estimated	value	of	tax	exemption	–	$2,507,764	over	35	years	
	
• 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.		
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• 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.	
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