Tompkins County Industrial Development Agency
Board of Directors Meeting Final Minutes
September 10, 2025 2:00 - 4:00 PM
TC Legislative Chambers
121 E. Court Street
Ithaca, NY 14850

Present: Rich John, Jeff Gorsky, Ducson Nguyen, Deborah Dawson, Todd Bruer, Jerry Dietz
Admin: Kellea Bauda, Ina Arthur (IAED), Russ Gaenzle (remote) (Harris Beach Murtha, PLLC)
Guests: Jeremy Thomas (CU Real Estate), Ryan McCune (remote) (Nexamp/Carrowmoor Solar), Chet

Feldmann (Distributed Sun), Tyler Adams, Amber Hall (PureSky Energy), Mark Whitmer (Town of
Caroline), David West (TC Planning)

CALL TO ORDER

Rich John called the meeting to order at 2:01 pm.

PRIVILEGE OF THE FLOOR - None

ADDITIONS TO THE AGENDA

A Housing Committee Update and Request will be presented during the Staff Report
BUSINESS

209 — 215 Dryden Associates, LLC: Assignment of PILOT — Request and Approval

Jeremy Thomas, Associate VP, Asset Management, Cornell University, Outlined Cornell’s request. The University
is working on purchasing the 209-215 Dryden Associates building and would like to request the assignment of
the existing PILOT as the terms of the PILOT stipulate that any sale to Cornell require the continued payment of
the PILOT. Any outstanding PILOT payments will be resolved before closing on the purchase of the property.

Jeff Gorsky made a motion to approve the PILOT assignment of 209-215 Dryden Associates, LLC to Cornell
University. Deborah Dawson seconded the motion. The motion was approved (7-0).

Carrowmoor Solar, LLC: Energy Storage — Final Approval

Kellea Bauda reviewed the application. A public hearing was held on October 7, 2025 with no comment.

Todd Bruer made a motion to approve the Carrowmoor Solar, LLC: Energy storage authorizing resolution. Jeff
Gorsky seconded the motion. The motion was approved (7-0).

Caroline Solar: Applications

Chet Feldmann, Distributed Sun, Tyler Adams and Amber Hall, PureSky Energy, joined the meeting.

Kellea Bauda gave an overview of the 4 solar applications.



Caroline - 076 Solar | LLC, Caroline - 076 Solar Il LLC, Caroline - 076 Solar Il LLC, and Caroline - 076 Solar IV, LLC
(CS) is a combined 17.5MWac community solar energy facility for the purpose of generating renewable energy
for consumption by NYSEG and its customers in the area. The solar array is located along Seventy Six Road, aka
County Route 115, in the Town of Caroline, on tax parcels 30,.-1-2.23, 30.-1-1.12, 30.-1-2.22, and 30.-1-3.1, 30.-
1-2.21, & 30.-1-3.3, whose lease area occupies approximately 103 acres of former agricultural land.

CS are special project companies that were incorporated specifically to own and operate community distributed
generation projects in the State of New York. These companies were founded by Distributed Sun but have since
been purchased by PureSky Energy. PureSky Energy, a Denver, Colorado based company, is a developer, owner,
and operator of community solar, C&I, and storage projects across the US. The company has grown rapidly with
approximately 233MW of generation capacity across 44 sites and a strong pipeline in existing and emerging
markets.

The goal of CS is to provide renewable power to utilities, including NYSEG, community solar customers, and
universities, within Tompkins County. The Project will sign into subscriber agreements with customers of NYSEG
and sell them renewable energy credits which can be used to offset the customers' typical utility bills. Generally,
community solar projects allow NYSEG customers to save 10% on their monthly utility bills without having to
purchase their own solar electricity generating equipment.

This project is in late-stage development with 100% of interconnection deposits submitted to the connecting
utility. In addition, the portfolio has secured a special-use permit from the Review Board of the Town of
Caroline. For the proposed project, they intend to use a combination of domestic and non-domestic materials
which they source from a variety of suppliers.

The requested incentive deviates from the TCIDA Off-Site Commercial Solar Policy: A twenty-five-year PILOT
with a payment of $3,900 per megawatt in year one, with a 2% annual increase each year. Standard policy is
$4,200 per megawatt.

The addition of a 30% premium due to active farmland, would increase the standard policy per megawatt charge
to $5,460 in year 1 of the PILOT, equaling $95,550 for 17.5MW. This project is not located in an area designated
as USDA Prime Soil.

Due to the inclusion of agrivoltaics with landowner leases and operating preferences, the Project requests that
potential premiums over the standard rate also be eliminated. (This is in-line with Policy.)
See attached Incentive Schedule.

The request for the reduction in PILOT comes from multiple reasons stated by the developer.

e The Project is facing unusually high interconnection costs, totaling approximately $6.08MM, or
$0.34/W,,, including the NYSEG contingency budget at 15% of total interconnection expenditures. These
costs are well above market benchmarks: over 50% of interconnection projects in the NYISO queue
report IX costs below $0.10/W,., according to the Lawrence Berkeley National Laboratory.

o The primary drivers of these elevated IX costs include upgrades to several miles of overhead
transmission line along public roadways and major electrical infrastructure improvements within
the local NYSEG-owned substation that serves the area.

e The Project is encountering environmental challenges due to the presence of a breeding pair of
Northern Harriers, a state-listed threatened species. To address this, the Project is working closely with
the New York State Department of Environmental Conservation (DEC) and local landowners to



implement habitat conservation measures by paying for mitigation credits. These efforts, while
necessary, impose substantial upfront and ongoing financial obligations that further constrain the
Project’s economic viability.

e Recent federal policy changes have introduced new restrictions on the timing of equipment
procurement required to qualify for clean energy tax credits. As a result, the Project must now adhere to
procurement schedules that are operationally inefficient and economically burdensome to preserve
eligibility for these critical incentives.

The fee for solar projects is 1/2” of project costs.

Current town, County and School district taxes for the affected part of the parcels for 2025 are $3,861. The
unimproved portion of the parcels will remain vacant and taxable (i.e. not part of the solar project PILOT) and
would pay an estimated $12,838 in property taxes in addition to the PILOT payment in year one.

Mitigation efforts for the Northern Harriers were discussed.

Jeff Gorsky asked if the project would still move forward if the lower cost per MW was not granted. Most likely.

Would the upgrades to the interconnection benefit others? Yes. The cost estimates for this were requested and
will be provided.

Mark Whitmer, Supervisor for the Town of Caroline, joined the meeting. He asked about the possibility of a host
community agreement. For solar projects of this size, there is no provision for a HCA.

Ducson Ngyuen asked why there are 4 separate applications versus one. Four interconnections with NYSEG will
make energy delivery easier.

Jeff Gorsky made a motion to accept the applications as complete and to move them to public hearing.
Deborah Dawson seconded the motion. The motion was approved (7-0).

2026 Draft TCIDA Budget - Approval

David West, Housing and Community Development Director, joined the meeting. At the recent IDA Housing
Committee meeting as request was made to increase the funding from the TCIDA to support a housing demand
study from $50,000 to $75,000 (increase by $25,000) due to budget reductions by the County for 2026.

Deborah Dawson made a motion to increase the TCIDA funding support for the Housing Demand Study that
was previously approved by $25,000. Jerry Dietz seconded the motion. The motion was approved (7-0).

Jeff Gorsky reported that the Finance and Audit Committee did meet on September 19, 2025 and has
recommended approval of the 2026 Draft budget.

Kellea Bauda reviewed the draft 2026 budget with the board.

The Finance and Audit Committee did recommend moving an additional $500,000 from the TCIDA fund balance
into its high interest savings account. The money is immediately accessible and currently earning 3.85%. Based
on the amount that would be available, there would still be enough to cover expenses throughout the year. If
anything additional needed to be covered, it would be available immediately to transfer into the checking
account.



Todd Bruer made a motion to approve moving an additional $500,000 from the TCIDA checking account to its
high interest savings account. Deborah Dawson seconded the motion. The motion was approved (7-0).

Jerry Dietz made a motion to approve the 2026 TCIDA Budget as modified. Todd Bruer seconded the motion.
The motion was approved (7-0).

CHAIR’S REPORT

Rich John commented on the City Harbor project that is currently paused due to a financial gap of S4M. He
stated that it seemed like a good project. Perhaps the developer could come to the next meeting to give an
overview of the project currently and their needs.

STAFF REPORT

The Housing Committee has recommended that David West, Housing and Community Development Director,
replace Megan McDonald, Deputy Director of Planning, on the committee.

Greg Mezey made a motion to accept the recommendation of the TCIDA Housing Committee to replace
Megan McDonald with David west on the committee. Jerry Dietz seconded the motion. The motion was
approved (7-0).

Megan was thanked for all her hard work and contributions while serving on the committee.

Yellow Barn project update: The developer requested to postpone the public hearing as they are working with
the Towns to come to an agreement on the Host Community Agreement; they plan to have that by the end of
the month.

Moving forward, we will hold the public hearing prior to the November meeting, they would like to obtain
approval at the November meeting, close on the Sales and Use Tax portion of the incentive soon thereafter,
pay $25k to the IDA as a portion of the administrative fee and pay the outstanding legal fees. This way, they will
have the sales tax available to use as soon as they are ready and they will close on the PILOT and mortgage
recording tax in Q1/Q2 2026.

Todd Bruer asked if prompt payment language could be put into the final agreements. Russ Gaenzle stated that
prompt payment legislation is already in play. All project are required to comply with laws and any deviation is
considered a default of the agreement.

Russ will develop a memo outlining project payment legislation and this will be presented at the next meeting.

MINUTES

Deborah Dawson made a motion to approve the September 10, 2025 TCIDA Board minutes. Jerry Dietz
seconded the motion. The motion was approved (7-0).

The meeting was adjourned at 3:07 pm.

Minutes approve 11/12/25



Action/Follow Up Items

Updates as needed — ICSD School Board Representative Resolution

Updates as needed — Proposed State legislation prohibiting IDA’s from abating school taxes
Caroline Solar interconnect cost estimates to be provided

City Harbor developer to review project with board

Prompt Payment Legislation — HBM to present memo for discussion



