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Memorandum
To: Tompkins County Industrial Development Agency (TCIDA)/Development Corporation (TCDC) Board
Members
From: Kellea Bauda, Administrative Director
Date: February 11, 2025
Re: 2026 TCIDA/TCDC Board Officer and Committee Appointments

This memo is to request approval from the full Board for the proposed IDA/DC Board officer
appointments for the current term as recommended by Board Chair, Deborah Dawson.

The TCIDA and TCDC Boards will be led by the following officers:

e Deborah Dawson, Chair
o Jeff Gorsky, Vice Chair
e Ducson Nguyen, Secretary

In addition, the Chair has recommended the following committee appointments for Board
consideration:

Governance Committee
o Chair: Deborah Dawson
o Shawna Black
o Ducson Nguyen
o Jeff Gorsky
Finance & Audit Committee
o Chair: Jeff Gorsky
o Jerry Dietz
o Deborah Dawson
Housing Committee ad hoc, TCIDA Only
o Chair: Greg Mezey
o Jerry Dietz
o Shawna Black
o Nels Bohn —Ithaca Urban Renewal Agency, City of Ithaca
o David West — Housing and Community Development Director, Tompkins County
Construction Labor Committee ad hoc, TCIDA Only
o Chair: Prentice Smith
o Ducson Nguyen
o Greg Mezey
o Rick Warner — Pipefitters and Plumbers Union Representative

Thank you to our officers and committee members for their willingness to serve and for their
continued commitment to the work of the IDA.

119 East Seneca Street, Suite 200, Ithaca, NY 14850 | phone: 607.273.0005 | fax: 607.273.8964 | www.TompkinsIDA.org
2



PROJECT AUTHORIZING RESOLUTION
(TJA-NY-Newfield Solar Farm, LLC Project)

A regular meeting of the Tompkins County Industrial Development Agency was
convened in public session on Wednesday, February 11, 2026, at 2:00 p.m., local time, at 121 E.
Court Street, Ithaca, New York 14850.

The meeting was duly called to order by the Chair, with the following members being:

PRESENT:

ABSENT:

ALSO PRESENT:

On motion duly made and seconded, the following resolution was placed before the
members of the Tompkins County Industrial Development Agency:

RESOLUTION OF THE TOMPKINS COUNTY  INDUSTRIAL
DEVELOPMENT AGENCY (THE "AGENCY"): (i) ACKNOWLEDGING THE
PUBLIC HEARING HELD BY THE AGENCY WITH RESPECT TO THE
PROEJCT AS DESCRIBED BELOW; (ii)) MAKING A DETERMINATION
WITH RESPECT TO THE PROJECT PURSUANT TO ARTICLE 8 OF THE
ENVIRONMENTAL CONSERVATION LAW AND 6 N.Y.C.R.R. PART 617
IN CONNECTION WITH THE PROEJCT AS DESCRIBED BELOW; (iii)
APPOINTING THE COMPANY (DEFINED HEREIN) AS AGENT OF THE
AGENCY; (iv) AUTHORIZING THE NEGOTIATION, EXECUTION AND
DELIVERY OF AN AGENT, FINANCIAL ASSISTANCE AND PROJECT
AGREEMENT, LEASE AGREEMENT, LEASEBACK AGREEMENT, TAX
AGREEMENT AND RELATED DOCUMENTS; (v) DESCRIBING AND
AUTHORIZING THE FINANCIAL ASSISTANCE TO BE PROVIDED BY
THE AGENCY TO THE COMPANY IN THE FORM OF (a) A SALES AND
USE TAX EXEPTION AND (b) A PARTIAL REAL PROPERTY TAX
ABATEMENT STRUCTURED THROUGH THE TAX AGREEMENT.
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WHEREAS, by Title I of Article 18-A of the General Municipal Law of the State of New
York (the "State"), duly enacted into law as Chapter 1030 of the Laws of 1969 of the State, as
amended, and Chapter 535 of the Laws of 1971 of the State as amended and codified as Section
895-b of the General Municipal Law (collectively, the "Act"), the TOMPKINS COUNTY
INDUSTRIAL DEVELOPMENT AGENCY (the "Agency") was created with the authority
and power to acquire, construct, renovate, reconstruct, lease, improve, maintain, equip and sell
land and any building or other improvement, and all real and personal properties, including, but
not limited to, machinery and equipment deemed necessary in connection therewith, whether or
not now in existence or under construction or renovation, which shall be suitable for
manufacturing, warehousing, research, commercial or industrial facilities, in order to advance
job opportunities, health, general prosperity and the economic welfare of the people of the State
and to improve their standard of living; and

WHEREAS, TJA-NY-NEWFIELD SOLAR FARM, LLC, for itself and/or on behalf
of an entity or entities formed or to be formed (the "Company"), has submitted an application
(the "Application") to the Agency requesting the Agency's assistance with a certain project (the
"Project") consisting of: (i) the acquisition by the Agency of a leasehold interest in certain real
property located at 1246 Elmira Road in the Town of Newfield, New York (the "Land", being
more particularly described as a portion of tax parcel No. 4.-1-40, as may be subdivided); (ii) the
planning, design, construction and operation of a SMWac PV solar electrical generation system,
including panel foundations, inverters, transformers, interconnect wiring, utility connections,
sitework, landscaping, fencing, security and related improvements (collectively, the
"Improvements"); (iii) the acquisition of and installation in and around the Land and
Improvements by the Company of machinery, equipment, fixtures and other items of tangible
personal property (the "Equipment" and, collectively with, the Land and the Improvements, the
"Facility"); and

WHEREAS, pursuant to Article 18-A of the Act, the Agency desires to adopt a resolution
describing the Project and the Financial Assistance (as such term is defined below) that the
Agency is contemplating with respect to the Project; and

WHEREAS, it is contemplated that the Agency will (i) negotiate and enter into an agent,
financial assistance and project agreement (the "Project Agreement"), a lease agreement (the
"Lease Agreement"), a leaseback agreement (the "Leaseback Agreement"), a payment-in-lieu-of-
tax agreement (the "Tax Agreement") and related documents with the Company, (ii) take title to
or a leasehold interest in, the Land, the Improvements, the Equipment and the personal property
constituting the Project (once the Lease Agreement, the Leaseback Agreement and the Tax
Agreement have been negotiated), and (iii) provide financial assistance to the Company in the
form of (a) an exemption from sales and use tax for the purchase or rentals of goods and services
in connection with the Project and (b) a partial real property tax abatement structured though the
Tax Agreement ((a) through (b) are hereinafter collectively referred to as the "Financial
Assistance"); and

WHEREAS, on December 10, 2025, the Agency, by duly approved motion, accepted the
Application and directed that a public hearing be held; and
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WHEREAS, pursuant to Section 859-a of the Act, on Monday, January 12, 2026, at
11:00 a.m., local time, at the offices of the Town of Newfield Town Hall located at 166 Main
Street, Newfield, New York 14867, the Agency held a public hearing with respect to the Project
and the proposed Financial Assistance being contemplated by the Agency (the "Public Hearing"),
whereat interested parties were provided a reasonable opportunity, both orally and in writing, to
present their views; and

WHEREAS, pursuant to the New York State Environmental Quality Review Act, Article
8 of the Environmental Conservation Law and the regulations adopted pursuant thereto at 6
N.Y.C.R.R. Part 617, as amended (collectively referred to as "SEQRA"), the Agency must
satisfy the applicable requirements set forth in SEQRA, as necessary, prior to making a final
determination whether to undertake the Project; and

WHEREAS, the Project Agreement, the Lease Agreement, the Leaseback Agreement, the
Tax Agreement and related documents are being negotiated and will be presented to the Agency
for execution upon approval of this resolution.

NOW, THEREFORE, BE IT RESOLVED BY THE TOMPKINS COUNTY
INDUSTRIAL DEVELOPMENT AGENCY AS FOLLOWS:

Section 1. The Company has presented the Application in a form acceptable to the
Agency. Based upon representations made by the Company to the Agency in the Application,
the Agency hereby finds and determines that:

A. By virtue of the Act, the Agency has been vested with all powers necessary and
convenient to carry out and effectuate the purposes and provisions of the Act and to exercise all
powers granted to it under the Act; and

B. The Agency has the authority to take the actions contemplated herein under the
Act; and

C. The action to be taken by the Agency will induce the Company to develop the
Project in Tompkins County, New York, and otherwise further the purposes of the Agency as set
forth in the Act; and

D. The Project will not result in the removal of a civic, commercial, industrial or
manufacturing plant of the Company or any other proposed occupant of the Project from one
arca of the State to another area of the State or result in the abandonment of one (1) or more
plants or facilities of the Company or any other proposed occupant of the Project located within
the State; and the Agency hereby finds that, based on the Company’s Application, to the extent
occupants are relocating from one plant or facility to another, the Project is reasonably necessary
to discourage the Project occupants from removing such plant or facility to a location outside the
State and/or is reasonably necessary to preserve the competitive position of the Project occupants
in their respective industries; and

E. The Project involves a "Type 1" action and the Town of Newfield Town Board
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(the "Board"), acting as lead agency and having undertaken a coordinated review, issued a
negative declaration with respect to the Project on October 9, 2025 (the "Negative Declaration").
The Agency acknowledges the "hard look" taken by the Board with respect to the Project and
hereby ratifies the Negative Declaration issued by the Board. The Agency further determines that
all of the provisions of SEQRA that are required to be complied with as a condition precedent to
the approval of the Financial Assistance contemplated by the Agency with respect to the Project
have been satisfied.

Section 2. The Public Hearing held by the Agency on January 12, 2026, concerning
the Project and the Financial Assistance, was duly held in accordance with the Act, including,
but not limited to, the giving of at least ten (10) days published notice of the Public Hearing,
affording interested parties a reasonable opportunity, both orally and in writing, to present their
views with respect to the Project.

Section 3. The Agency is hereby authorized to provide to the Company the Financial
Assistance in the form of (a) an exemption from sales and use tax for the purchase or rentals of
goods and services in connection with the Project and (b) a partial real property tax abatement
structured though the Tax Agreement.

Section 4. Based upon representations and warranties made by the Company in the
Application, the Agency hereby authorizes and approves the Company, as its agent, to make
purchases of goods and services relating to the Project, that would otherwise be subject to New
York State and local sales and use tax in an amount up to $1,843.987.00, which result in New
York State and local sales and use tax exemption benefits ("Sales and Use Tax Exemption
Benefits") not to exceed $147.519.00. The Agency agrees to consider any requests by the
Company for increase to the amount of Sales and Use Tax Exemption Benefits authorized by the
Agency upon being provided with appropriate documentation detailing the additional purchases
of property or services.

Section 5. Pursuant to Section 875(3) of the New York General Municipal Law, the
Agency may recover or recapture from the Company, its agents, consultants, subcontractors, or
any other party authorized to make purchases for the benefit of the Project, any Sales and Use
Tax Exemption Benefits taken or purported to be taken by the Company, its agents, consultants,
subcontractors, or any other party authorized to make purchases for the benefit of the Project, if
it is determined that: (i) the Company, its agents, consultants, subcontractors, or any other party
authorized to make purchases for the benefit of the Project, is not entitled to the Sales and Use
Tax Exemption Benefits; (ii) the Sales and Use Tax Exemption Benefits are in excess of the
amounts authorized to be taken by the Company, its agents, consultants, subcontractors, or any
other party authorized to make purchases for the benefit of the Project; (iii) the Sales and Use
Tax Exemption Benefits are for property or services not authorized by the Agency as part of the
Project; or (iv) the Sales and Use Tax Exemption Benefits are taken in cases where the
Company, its agents, consultants, subcontractors, or any other party authorized to make
purchases for the benefit of the Project, fails to comply with a material term or condition to use
property or services in the manner approved by the Agency in connection with the Project.
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As a condition precedent to receiving Sales and Use Tax Exemption Benefits, the
Company, its agents, consultants, subcontractors, or any other party authorized to make
purchases for the benefit of the Project, shall (i) cooperate with the Agency in its efforts to
recover or recapture any sales and use tax exemption benefits, and (ii) promptly pay over any
such amounts to the Agency that the Agency demands.

Section 6. Subject to the Company executing the Agency Documents and the
delivery to the Agency of a binder, certificate or other evidence of a liability insurance policy for
the Facility satisfactory to the Agency, the Agency hereby authorizes the Company to proceed
with the undertaking of the Project and hereby appoints the Company as the true and lawful
agent of the Agency, pursuant to the provisions of the Agency Documents: (i) to construct,
reconstruct, renovate, refurbish and equip the Facility; (ii) to make, execute, acknowledge and
deliver any contracts, orders, receipts, writings and instructions as the stated agent for the
Agency with the authority to delegate such agency, in whole or in part, to agents, subagents,
contractors, and subcontractors of such agents and subagents and to such other parties as the
Company chooses; and (iii) in general, to do all things which may be requisite or proper for
completing the Project, all with the same powers and the same validity that the Agency could do
if acting in its own behalf; provided, however, the Company’s status as agent of the Agency and
related sales tax exemption letter shall expire on December 31, 2026 (unless extended for good
cause by the Administrative Director or other authorized representative of the Agency).

Section 7. The Chair, Vice Chair and/or Administrative Director of the Agency is
hereby authorized, on behalf of the Agency, to negotiate and enter into (A) the Project
Agreement, (B) the Lease Agreement, pursuant to which the Company leases the Project to the
Agency, (C) the related Leaseback Agreement, pursuant to which the Agency leases its interest
in the Project back to the Company, and (D) the Tax Agreement, provided, that (i) the rental
payments under the Leaseback Agreement include payments of all costs incurred by the Agency
arising out of or related to the Project and indemnification of the Agency by the Company for
actions taken by the Company and/or claims arising out of or related to the Project; and (ii) the
terms of the Tax Agreement are consistent with the Agency’s Policy or the procedures for
deviation have been complied with.

Section 8. The Chair, Vice Chair and/or Administrative Director of the Agency are
hereby authorized, on behalf of the Agency, to execute and deliver any mortgage, assignment of
leases and rents, security agreement, UCC-1 Financing Statements and all documents reasonably
contemplated by these resolutions or required by any lender/financial institution identified by the
Company (the "Lender") up to a maximum principal amount necessary to undertake the Project
(hereinafter, with the Lease Agreement, Leaseback Agreement and Tax Agreement, collectively
called the "Agency Documents"); and, where appropriate, the Secretary or Assistant Secretary of
the Agency is hereby authorized to affix the seal of the Agency to the Agency Documents and to
attest the same, all with such changes, variations, omissions and insertions as the Chair, Vice
Chair and/or Administrative Director of the Agency shall approve, the execution thereof by the
Chair, Vice Chair and/or Administrative Director of the Agency to constitute conclusive
evidence of such approval; provided in all events recourse against the Agency is limited to the
Agency’s interest in the Project.

Page 5



Section 9. The officers, employees and agents of the Agency are hereby authorized
and directed for and in the name and on behalf of the Agency to do all acts and things required
and to execute and deliver all such certificates, instruments and documents, to pay all such fees,
charges and expenses and to do all such further acts and things as may be necessary or, in the
opinion of the office, employee or agent acting, desirable and proper to effect the purposes of the
foregoing resolutions and to cause compliance by the Agency with all of the terms, covenants
and provisions of the documents executed for and on behalf of the Agency.

Section 10.  All actions heretofore undertaken by the Agency with respect to the
foregoing are hereby ratified and approved.

Section 11.  These Resolutions shall take effect immediately.

The question of adoption of the foregoing Resolutions was duly put to vote on roll call,
which resulted as follows:

=<
(¢}
&

Nay Abstain Absent
Deborah Dawson
Jeff Gorsky
Ducson Nguyen
Shawna Black
Jerry Dietz
Prentice Smith
Greg Mezey
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The Resolution was thereupon duly adopted.
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SECRETARY'S CERTIFICATION
(TJA-NY-Newfield Solar Farm, LLC Project)

STATE OF NEW YORK )
COUNTY OF TOMPKINS ) SS.:

I, the undersigned Secretary of the Tompkins County Industrial Development Agency,
DO HEREBY CERTIFY:

That I have compared the annexed extract of the minutes of the meeting of the Tompkins
County Industrial Development Agency (the "Agency"), including the resolution contained
therein, held on February 11, 2026, with the original thereof on file in the Agency's office, and
that the same is a true and correct copy of the proceedings of the Agency and of such resolution
set forth therein and of the whole of said original insofar as the same related to the subject
matters therein referred to.

I FURTHER CERTIFY, that all members of the Agency had due notice of said meeting,
that the meeting was in all respects duly held and that, pursuant to Article 7 of the Public
Officers Law (Open Meetings Law), said meeting was open to the general public, and that public
notice of the time and place of said meeting was duly given in accordance with such Article 7.

I FURTHER CERTIFY, that there was a quorum of the Directors of the Agency present
throughout said meeting.

I FURTHER CERTIFY, that as of the date hereof, the attached resolution is in full force
and effect and has not been amended, repealed or modified.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of said
Agency this day of , 2026.

Secretary
[SEAL]
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NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN that a public hearing pursuant to Article 18-A of the New
York General Municipal Law will be held by the Tompkins County Industrial Development
Agency (the "Agency") on Monday, January 12, 2026, at 11:00 a.m., local time, at the Town of
Newfield Town Hall located at 166 S. Main Street, Newfield, New York 14867, in connection
with the following matter:

TJA-NY-NEWFIELD SOLAR FARM, LLC, for itself and/or on behalf of an entity or
entities formed or to be formed (the "Company"), has submitted an application (the
"Application") to the Agency requesting the Agency's assistance with a certain project (the
"Project") consisting of: (i) the acquisition by the Agency of a leasehold interest in certain real
property located at 1246 Elmira Road in the Town of Newfield, New York (the "Land", being
more particularly described as a portion of tax parcel No. 4.-1-40, as may be subdivided); (ii) the
planning, design, construction and operation of a SMWac PV solar electrical generation system,
including panel foundations, inverters, transformers, interconnect wiring, utility connections,
sitework, landscaping, fencing, security and related improvements (collectively, the
"Improvements"); (iii) the acquisition of and installation in and around the Land and
Improvements by the Company of machinery, equipment, fixtures and other items of tangible
personal property (the "Equipment" and, collectively with, the Land and the Improvements, the
"Facility").

The Agency will acquire title to or a leasehold interest in the Facility (as well as an
interest in the Equipment) and lease the Facility back to the Company. The Company will own
and operate the Facility during the term of the lease. At the end of the lease term, the Company
will purchase the Facility from the Agency, or if the Agency holds a leasehold interest, the
leasehold interest will be terminated. The Agency contemplates that it will provide financial
assistance (the "Financial Assistance") to the Company in the form of: (i) an exemption from all
New York State and local sales and use taxes with respect to the qualifying personal property
included within the Facility or used in the acquisition, construction and equipping of the Facility
and (ii) a partial real property tax abatement structured under an agreement or agreements
between the Company and the Agency regarding payments in lieu of real property taxes for the
benefit of each municipality having taxing jurisdiction over the Facility.

A representative of the Agency will be at the above-stated time and place to present a
copy of the Company's Application and hear and accept written and oral comments from all
persons with views in favor of, opposed to or otherwise relevant to the proposed Financial
Assistance.

The Agency will broadcast the public hearing live on YouTube at the following LIVE
STREAM LINK: https://tinyurl.com/weo3tkk.

The Agency also encourages all interested parties to submit written comments to the
Agency, which will be included within the public hearing record. Any written comments may
be sent to the Agency at: Tompkins County Industrial Development Agency, Attention: Ina
Arthur, 119 East Seneca Street, Suite 200, Ithaca, New York 14850 and/or via email at



info@ithacaareaed.org, with the subject line being "TJA-NY-Newfield Solar Farm, LLC", no
later than 1:00 p.m. on Friday, January 9, 2026.

Dated: December 31, 2025 TOMPKINS COUNTY INDUSTRIAL
DEVELOPMENT AGENCY



Tompkins County
Industrial Development Agency

Administration provided by Ithaca Area Economic Development

Minutes of Public Hearing
TJA NY Newfield Solar Farm, LLC
January 12, 2026 @ 11:00 am
Town Hall, Town of Newfield
166 Main Street, Newfield NY 14867
and
Via Zoom and Livestreamed on YouTube

Present: Kellea Bauda (IAED for Tompkins County IDA), Ina Arthur (IAED), Mike Allinger (Supervisor, Town of
Newfield), Jesse Harper (Superintendent Newfield Central Schools), Michael Frateschi (remote) (TJA NY Newfield
Solar Farm, LLC), TJ Stone (Tompkins Weekly)

1. Kellea Bauda called the public hearing to order at 11:00 am.

2. Kellea Bauda gave an overview of the project and the proposed incentive.

3. Public comment — None

4. The hearing was adjourned at 11:09 am.
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Ithaca Tech Park LLC
C/O Tompkins Community Bank
118 East Seneca Street
Ithaca, NY 14850

January 29, 2026
TO:  Tompkins County Industrial Development Agency

RE: 9 Brown Road & 20 Thornwood Drive, Ithaca, NY 14850 (“Premises™)
TRANSFER OF PILOT AGREEMENTS

To Whom It May Concern:

Ithaca Tech Park, LLC (“ITP”), a New York limited liability formed in 2025, took ownership of office buildings
located at 9 Brown Road and 20 Thornwood Drive, Ithaca, as part of a larger acquisition via foreclosure on June
30™, 2025. These two properties (together, the “Premises”) currently have PILOT agreements in place which are
not due to expire for several years.

ITP is currently beneficially owned by several local banks that do business in Tompkins County. These owners
include:

Tompkins Community Bank

NBT Bank, NA

Community Bank, NA

Tioga State Bank, NA

Five Star Bank

Arrow Bank, NA

The Premises are part of a 67.03-acre business and technology park commonly referred to as the “Cornell Business
& Technology Park™ and 13.6-acre Parkview Healthcare Campus. The buildings located in the business park
contain general office space and tech-specific space such as clean rooms

The Premises are currently occupied by multiple businesses and provide employment to several local residents. If
the Premises are able to continue to enjoy the benefits of the existing PILOT agreements, it would materially
enhance ITP’s ability to continue put the Premises and the larger Cornell Business & Technology Park of which
they constitute a part to productive use, which will inure to the benefit of not only of its tenants but also the
community and the region.

Accordingly, approval is requested that the Tompkins County Industrial Development Agency consent to the
assignment of the PILOT agreements to ITP. It is understood that the request will require an all-in fee of $10,000,
that ITP intends to pay with the assignment and transfer of the PILOT.

Please contact me should you have any questions or if we can be of other assistance to you as you consider this
request.

Very truly yours,

Ithaca Tech Park LLC

BY: d/yana/tﬁm Leister,
Name: Jonathan Leister
Title: Authorized Representative



Tompkins County
Industrial Development Agency

Administration provided by Ithaca Area Economic Development

Memorandum
To: Tompkins County Industrial Development Board Members
From: Kellea Bauda, Administrative Director
Date: February 2, 2026
Re: PILOT Transfer Request: 9 Brown Road & 20 Thornwood Drive, Ithaca, NY 14850

Ithaca Tech Park, LLC is requesting approval to transfer the existing PILOT agreements for 9 Brown Rd. and 20
Thornwood Dr. in Ithaca, NY. These properties were previously owned by Ithaca B&T Associates, LLC and were
acquired by the Ithaca Tech Park, LLC ownership group through foreclosure in June 2025. Ithaca Tech Park, LLC is
made up of the following entities:

- Tompkins Community Bank

- NBT Bank, NA

- Community Bank, NA

- Tioga State Bank, NA

- Five Star Bank

- Arrow Bank, NA

PILOT agreements were initiated in 2007 and later amended in 2014 to the current terms, which freeze the
assessed values of the properties for the duration of the PILOT period through 2031.

e 9 Brown Rd. — Assessed value is frozen at $960,000 under the PILOT. Without the PILOT, the value
would be $1,500,000, resulting in approximately $14,500 per year in tax savings, or about $72,500 in
total savings through the end of the PILOT term.

e 20 Thornwood Dr. — Assessed value is $2,250,000 both with and without the PILOT.

The 2014 PILOT terms were established to support the growth of BinOptics, a Cornell spinoff semiconductor
microchip laser company. BinOptics occupied nearly 29,000 square feet at 9 Brown and 20 Thornwood and was
slated to add 2,500 square feet during its acquisition by MACOM, a Massachusetts-based company.

MACOM acquired BinOptics who, at the time, employed over 140 people and planned to add 100 more with the
expansion. However, the expansion was contingent on extending the natural gas line to further serve the facility,
which did not occur due to the natural gas moratorium implemented in 2017. Consequently, MACOM expanded
its facility in Lowell, Massachusetts instead. Adding to these challenges, the company cited unfavorable
economic conditions and laid off 47 employees at the Lansing locations in late 2018. As of 2024, staffing at the
site has declined to 7 employees, who work in the Thornwood Dr. location.

Current tenants at the two locations include the following. Insero Advisors—an accounting, tax, and business
advisory firm—employs approximately 38 people at 20 Thornwood Dr., along with the remaining MACOM team.
Lit Thinking, a company headquartered in Orlando, FL, has also taken occupancy at 9 Brown Rd. for its research
and development team. Founded in 2022, Lit Thinking uses Ultraviolet-C radiation to reduce airborne pathogens
and improve indoor air quality. The company partners with Cornell’s NanoScale Facility on advanced fabrication
techniques and expects to create 9 new jobs over the next three years.
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PAYMENT IN LIEU OF TAX AGREEMENT
9 Brown Road, Village of Lansing tax parcel number 45.-1-1-55.9

THIS AGREEMENT is made by and between ITHACA B&T ASSOCIATES, LLC, a limited liability
company duly organized and existing under the laws of the State of Delaware, having offices at 15 Thornwood
Drive, P.O. Box 4860, Ithaca, New York 14852-4860, (the “Company”), and the TOMPKINS COUNTY
INDUSTRIAL DEVELOPMENT AGENCY, a public benefit corporation of the State of New York, having
its offices at 401 East State Street, Suite 402B, Ithaca, New York 14850 (the “Agency”™).

WITNESSETH:

WHEREAS, the parties entered into a Payment In Lieu of Tax (“PILOT”) Agreement on January 18,
2007 (“the 2007 PILOT Agreement”), which covered property located at 9 Brown Road (Village of Lansing

tax parcel number 45.1-1-55.9) and 19 Brown Road (separated into Village of Lansing tax parcel number
45.1-1-55.22 in 2008); and

WHEREAS, the Agency adopted a resolution on January 8, 2015, which authorized amendment of
the 2007 PILOT Agreement by limiting its applicability to the property located at 19 Brown Road only; and

WHEREAS, the parties are entering into an Amended and Restated Payment in Lieu of Tax
Agreement concurrently herewith, which amends the 2007 PILOT Agreement to apply to 19 Brown Road
only; and

WHEREAS, this PILOT Agreement will apply to property located at 9 Brown Road only; and

WHEREAS, the Agency was created pursuant to Title 1 of Article 18-A ofthe General Municipal Law
of the State of New York as amended by Chapter 535 of the Laws of 1971, of the State of New York
(collectively, the “Act”), as a body corporate of the State of New York, and

WHEREAS, the Agency has been asked to participate in the project whereby it will take title or a
leasehold interest in a facility (“the Facility”) to be constructed by the Company on premises located at 9
Brown Road in the Village of Lansing, County of Tompkins, State of New York, currently designated as tax
parcel number 45.1-1-55.9; and

WHEREAS, in order to assist the Company in constructing the Facility, the Agency is willing to take
title to or a leasehold interest in the land, improvements and personal property constituting the Facility by
assignment of the existing Ground Lease between Cornell University and the Company to the Agency (the
“Lease Assignment”) and lease said land, improvements and personal property back to the Company pursuant
to the terms and conditions of a certain Sublease Agreement to be dated on or about the date hereof (the
“Sublease Agreement”); and

WHEREAS, the premises and the buildings thereon will be exempt from town, county, village and
school real estate taxes pursuant to the laws of the State of New York, and

WHEREAS, the Company, however, has agreed to pay sums of money in lieu of real property taxes
during the term of the Sublease Agreement,
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NOW THEREFORE, in consideration of $1.00 each to the other in hand paid and receipt of which
is hereby acknowledged, and other good and valuable consideration, the parties agree as follows:

(1) (a) The parties hereto understand that the tax exemption extended to the Agency by Section
874 of the General Municipal Law and Section 412-a of the Real Property Tax Law does not entitle the
Agency to exemption from special assessments and special ad valorem levies, service charges and
improvement district charges or similar tax equivalents. Pursuant to the Sublease Agreement described
herein, the Company is required to pay all special assessments and special ad valorem levies, service charges
and improvement district charges or similar tax equivalents lawfully levied and/or assessed against the
Facility.

(1) (b) Itis agreed and understood by the parties that the total premises leased by the Company
at 9 Brown Road within the Cornell Business and Technology Park in the Village of Lansing upon which an
approximately 2,500-square-foot expansion of the existing building is to be constructed are being conveyed
to the Agency by means of an assignment of the Ground Lease. As long as the total premises are owned by
the Agency and, therefore, exempt from general real property taxation, the Company agrees to pay annually
to such Taxing Jurisdictions, i.e., the Village of Lansing, the Town of Lansing, County of Tompkins and the
Lansing Central School District (or cause any mortgagee to release any escrow for payments hereunder
annually to such Taxing Jurisdiction) as a payment in lieu of general real property taxes respecting the
conveyed premises, an amount equal to 100% of the real property taxes which would be due but for record
ownership by the Agency based on the assessed value of the land and all improvements, as of March 1, 2014,
and that the March 1, 2014 assessed value be multiplied by the tax rate for each taxing jurisdiction each year,
for a period of fifteen (15) years. The first PILOT payments will be for the 2015-16 Lansing Central School
District taxes, the 2016 Town of Lansing and County of Tompkins taxes, and the 2016-17 Village of Lansing
taxes, and the last PILOT payments will be for the 2029-30 Lansing Central School District taxes, the 2030
Town of Lansing and County of Tompkins taxes, and the 2030-31 Village of Lansing taxes. Full real property
taxes, based on the 2030 assessed value, will resume with the 2030-31 Lansing Central School District taxes,
the 2031 Town of Lansing and County of Tompkins taxes, and the 2031-32 Village of Lansing taxes. The
property at 9 Brown Road shall remain subject to the terms of the 2007 PILOT Agreement until the date of
this PILOT Agreement.

In addition, the Company agrees to pay on the date of execution and delivery by the Agency of any
mortgage on the Facility, to Tompkins County as a payment in lieu of mortgage tax which would be due in
respect of such mortgage on the Facility but for its record ownership by the Agency, an amount equal to 3/4
of 1% of the maximum amount secured by any such mortgage except such amount as reflects repayment of
prior indebtedness, to the Town of Lansing and the Village of Lansing, with said amount allocated between
them as follows: (I) Town of Lansing: 83.04119% and (ii) Village of Lansing: 16.95881%.

(2) (a) Special district charges, special assessments, and special ad valorem levies, unless
otherwise exempt, and pure water and sewer charges, if any, are to be paid in full in accordance with normal
billing practices.

2) (b) The Company shall pay to the Taxing Jurisdictions, at the times real estates taxes are
due and prior to incurrence of any penalty, the amounts set forth in paragraph 1(b).

(2) (c)  Ifthe Company shall fail to make any payment required by this Agreement when due,
its obligation to make the payment so in default shall continue as an obligation of the Company until such
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payment in default shall have been made in full, and the Company shall pay the same together with interest
thereon, to the extent permitted by law, at the same rate per annum as if such amounts were delinquent taxes,
until so paid in full.

(3) In the event that the Facility is transferred from the Agency to the Company, and the Company
is ineligible for a continued tax exemption under some other tax incentive program, or the exemption is less
than that described in paragraph 1(b) herein, the Company agrees to pay no later than the next tax lien date
(plus any applicable grace period) to the Taxing Jurisdictions an amount which would have been levied on
the Facility if the Facility had been classified as fully taxable, pro rata for the unexpired portion of the year
of transfer.

The Company agrees that in the event the Facility covered by this Agreement is sold, the purchaser
will be required by the Company to continue to make payments in lieu of taxes according to the terms of this
Agreement until the property being sold has been returned to the taxable assessment rolls and until payment
of property taxes becomes due according to the Real Property Tax Law of the State of New York. Any
amounts paid in lieu of taxes will be eligible for proration up to the time of payments of property taxes.

The intent of this paragraph is to ensure that the current and future owners are at all times paying either
the payment in lieu of taxes or real estate taxes as assessed from time to time on the property conveyed. There
shall be no duplication of payments in any year.

(4)  The Company shall have all of the rights and remedies of a taxpayer with respect to any tax,
service charge, special benefit, ad valorem levy, assessment, or special assessment or service charge in lieu
of which the Company is obligated to make a payment pursuant to this Agreement, as if and to the same extent
as if the Company were the owner of the Facility.

(5) Following the expiration of the term of the Sublease Agreement executed concurrently
herewith, and the conveyance of the Facility to the Company by the Agency, the Company shall thereafter pay
100% of all such taxes which would be due but for the Agency's ownership of the Facility based on the then
current assessment.

(6)  While the Agency is the owner of the Facility and the Lessee pursuant to the Ground Lease,
to the extent permitted by law, the Company or any tenant of the Facility shall have all of the rights and
remedies of a taxpayer as if and to the same extent as if the Company or any tenant of the Facility were the
owner of the Facility and Lessee pursuant to the Ground Lease with respect to any proposed assessment or
change in assessment with respect to the Facility by any of the Taxing Jurisdictions and likewise shall be
entitled to protest before and be heard by the appropriate assessors or Board of Assessment Review, and shall
be entitled to take any and all appropriate appeals or initiate any proceedings to review the validity or amount
of any assessment or the validity or the amount of any tax equivalent provided for herein. The Agency agrees
to sign any papers, petitions, notices or other documents to permit the Company or any tenant of the Facility
to contest assessments of the Project Facility and to otherwise cooperate, at the Company's or tenant's cost,
with efforts of the Company or tenant to contest assessments of the Project Facility.

(7 To the extent the Facility is declared to be subject to general real property taxation by an
amendment to the Act, other legislative change, or by final judgment of a Court of competent jurisdiction, the
obligations of the Company hereunder shall, to such extent be null and void.
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(8) If payments are not made as provided for herein, the Agency and/or the Taxing Jurisdictions,
collectively, shall be entitled to pursue any and all remedies afforded a municipal taxing entity at law or in
equity.

9 The rights and obligations of the Company hereunder may not be assigned, transferred or
assumed without the prior written consent of the Agency which consent shall not be unreasonably withheld
or delayed.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the ﬁzg IAday of

teb. .2015.

TOMPKINS COUNTY INDUSTRIAL ITHACA B&T ASSOCIATES, LLC

DEVELOPMENT AGENCY By: B&T Visions Investors, LLC,
5 Administrative Member

MichaelB. Stamm, Administrative Director Philip Proujansky, Man%_@gMgmber

STATE OF NEW YORK )
COUNTY OF TOMPKINS ) ss:

Onthe 75 dayof v b vy | in the year 2015, before me, the undersigned, a Notary Public
in and for said State, personally appearedjV[ICHAEL B. STAMM, personally known to me or proved to me
on the basis of satisfactory evidence to be the individual whose ?ame is subscribed to the within instrument,
and acknowledged to me that he executed the same in his capdcity, and that by his.signature on the instrument,

the individual, or the person on behalf of whom the indi utgd th¢ instrument.
A Al
Notary Public ~ wakARTHUR
STATE OF NEW YORK ) NOTARY Puiklcgf”?;gﬁ Gl i
COUNTY OF TOMPKINS ) ss.: QUALIFIED IN TOM '7‘;7_&'_‘7

COMMISSION EXPIRES DECEW

On the ir(‘i’ay of 6(’jv‘u,u-;ut-/' , in the year 2015, before me, the undersigned, personally
appeared PHILIP PROUJANSKY, persénally known to me or proved to me on the basis of satisfactory
evidence to be the individual whose name is subscribed to the within instrument, and acknowledged to me
that he executed the same in his capacity, and that by his signature on the instrument, the individual, or the

person on behalf of whom the individual acted, executed the instrum e%t.‘_/ _
- A e BT

Notary Public

9Brown-IthacaBT Expansion PILOT.agr 2/24/15 - Page 4 -
18



PAYMENT IN LIEU OF TAX AGREEMENT

THIS AGREEMENT is made by and between TWENTY THORNWOOD/ITHACA B&T, LLC, a
limited liability company duly organized and existing under the laws of the State of New York, having offices
at 15 Thomwood Drive, P.O. Box 4860, Ithaca, New York 14852-4860, (the “Company™), and the
TOMPKINS COUNTY INDUSTRIAL DEVELOPMENT AGENCY, a public benefit corporation of the State
of New York, having its offices at 401 East State Street, Suite 402B, Ithaca, New York 14850 (the “Agency”).

WITNESSETH:

WHEREAS, the Agency was created pursuant to Title 1 of Article 18-A of the General Municipal Law
of the State of New York as amended by Chapter 535 of the Laws of 1971, of the State of New York
(collectively, the “Act™), as a body corporate of the State of New York, and

WHEREAS, the Agency has been asked to participate in the project whereby it will take title or a
leasehold interest in a facility (“the Facility) to be constructed by the Company on premises located at 20
Thomwood Drive in the Village of Lansing, County of Tompkins, State of New York, known as tax parcel
number 45.1-1-55.11; and

WHEREAS, in order to assist the Company in acquiring, constructing and equipping the Facility, the
Agency is willing to take title to or a leasehold interest in the land, improvements and personal property
constituting the Facility by assignment of the existing Ground Lease between Cornell University and the
Company to the Agency (the “Lease Assignment”) and lease said land, improvements and personal property
back to the Company pursuant to the terms and conditions of a certain Sublease Agreement to be dated on or
about the date hereof (the “Sublease Agreement”); and

WHEREAS, the premises and the buildings therecon will be exempt from town, county, village and
school real estate taxes pursuant to the laws of the State of New York, and

WHEREAS, the Company, however, has agreed to pay sums of money in lieu of real property taxes
during the term of the Sublease Agreement,

NOW THEREFORE, in consideration of $1.00 each to the other in hand paid and receipt of which
1s hereby acknowledged, and other good and valuable consideration, the parties agree as follows:

(1) (@) The parties hereto understand that the tax exemption extended to the Agency by Section
874 of the General Municipal Law and Section 412-a of the Real Property Tax Law does not entitle the
Agency to exemption from special assessments and special ad valorem levies, service charges and
improvement district charges or similar tax equivalents. Pursuant to the Sublease Agreement described
herein, the Company is required to pay all special assessments and special ad valorem levies, service charges
and improvement district charges or similar tax equivalents lawfully levied and/or assessed against the
Facility.

@) (b) Itisagreed and understood by the parties that the total premises leased by the Company
at 20 Thornwood Drive within the Cornell Business and Technology Park in the Village of Lansing upon
which the renovation of the existing building will be located are being conveyed to the Agency by means of
an assignment of the Ground Lease. As long as the total premises are owned by the Agency and, therefore,
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exempt from general real property taxation, the Company agrees to pay annually to such Taxing Jurisdictions,
i.e., the Village of Lansing, the Town of Lansing, County of Tompkins and the Lansing Central School
District (or cause any mortgagec to release any escrow for payments hereunder annually to such Taxing
Jurisdiction) as a payment in lieu of general real property taxes respecting the conveyed premises, an amount
equal to 100% of the real property taxes which would be due but for record ownership by the Agency based
on the assessed value of the land and all improvements, as of the first tax status date following the date hereof
(i.e.. March 1, 2015), and that the March 1, 2015 assessed value be multiplied by the tax rate for each taxing
jurisdiction each year, for a period of fifteen (15) years. The first PILOT payments will be for the 2015-16
Lansing Central School District taxes, the 2016 Town of Lansing and County of Tompkins taxes, and the
2016-17 Village of Lansing taxes, and the last PILOT payments will be for the 2029-30 Lansing Central

School District taxes, the 2030 Town of Lansing and County of Tompkins taxes, and the 2030-31 Village of
Lansing taxes. Full real property taxes, based on the 2030 assessed value, will resume with the 2030-31

Lansing Central School District taxes, the 2031 Town of Lansing and County of Tompkins taxes, and the
2031-32 Village of Lansing taxes (it being understood and agreed that from the date hereof until the 2015 tax
status date, said date being the first day of March following the execution of this agreement, the Company
shall be obligated to pay or cause to be paid annually to the Taxing Jurisdictions normal real property taxes;
in addition, the Company shall be obligated to pay the 2015-16 Village tax in full as billed).

In addition, the Company agrees to pay on the date of execution and delivery by the Agency of any
mortgage on the Facility, to Tompkins County as a payment in lieu of mortgage tax which would be due in
respect of such mortgage on the Facility but for its record ownership by the Agency, an amount equal to 3/4
of 1% of the maximum amount secured by any such mortgage except such amount as reflects repayment of
prior indebtedness, to the Town of Lansing and the Village of Lansing, with said amount allocated between
them as follows: (i) Town of Lansing: 85.04119% and (ii) Village of Lansing: 16.95881%.

@)) (a) Special district charges, special assessments, and special a# valorem levies, unless
otherwise exempt, and pure waters and sewer charges, if any, are to be paid in full in accordance with normal
billing practices.

) (b) The Company shall pay to the Taxing Jurisdictions, at the times real estates taxes are
due and prior to incurrence of any penalty, the amounts set forth in paragraph 1(b).

2) () If the Company shall fail to make any payment required by this Agrecement when due,
its obligation to make the payment so in default shall continue as an obligation of the Company until such
pavment in default shall have been made in full, and the Company shall pay the same together with interest
thereon, to the extent permitted by law, at the same rate per annum as if such amounts were delinquent taxes,
until so paid in full.

(3)  Intheevent that the Facility is transferred from the Agency to the Company, and the Company
is ineligible for a continued tax exemption under some other tax incentive program, or the exemption is less
than that descnibed in paragraph 1(b) herein, the Company agrees to pay no later than the next tax lien date
(plus any applicable grace period) to the Taxing Jurisdictions an amount which would have been levied on
the Facility if the Facility had been classified as fully taxable, pro rata for the unexpired portion of the year
of transfer.
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The Company agrees that in the event the Facility covered by this Agreement is sold, the purchaser
will be required by the Company to continue to make payments in lieu of taxes according to the terms of this
Agreement until the property being sold has been returned to the taxable assessment rolls and until payment
of property taxes becomes due according to the Real Property Tax Law of the State of New York. Any
amounts paid in lieu of taxes will be eligible for proration up to the time of payments of property taxes.

The intent of this paragraph is to ensure that the current and future owners are at all times paying either
the payment in lieu of taxes or real estate taxes as assessed from time to time on the property conveyed. There
shall be no duplication of payments in any year.

(4)  The Company shall have all of the rights and remedies of a taxpayer with respect to any tax,
service charge, special benefit, ad valorem levy, assessment, or special assessment or service charge in lieu
of which the Company is obligated to make a payment pursuant to this Agreement, as if and to the same extent
as if the Company were the owner of the Facility.

(5)  Following the expiration of the term of the Sublease Agreement executed concurrently
herewith, and the conveyance of the Facility to the Company by the Agency, the Company shall thereafter pay
100% of all such taxes which would be due but for the Agency's ownership of the Facility based on the then
current assessment.

(6) While the Agency is the owner of the Facility and the Lessee pursuant to the Ground Lease,
to the extent permitted by law, the Company or any tenant of the Facility shall have all of the rights and
remedies of a taxpayer as if and to the same extent as if the Company or any tenant of the Facility were the
owner of the Facility and Lessee pursuant to the Ground Lease with respect to any proposed assessment or
change in assessment with respect to the Facility by any of the Taxing Jurisdictions and likewise shall be
entitled to protest before and be heard by the appropriate assessors or Board of Assessment Review, and shall
be entitled to take any and all appropriate appeals or initiate any proceedings to review the validity or amount
of any assessment or the validity or the amount of any tax equivalent provided for herein. The Agency agrees
to sign any papers, petitions, notices or other documents to permit the Company or any tenant of the Facility
to contest assessments of the Project Facility and to otherwise cooperate, at the Company’s or tenant's cost,
with efforts of the Company or tenant to contest assessments of the Project Facility.

(7)  To the extent the Facility is declared to be subject to general real property taxation by an
amendment to the Act, other legislative change, or by final judgment of a Court of competent jurisdiction, the
obligations of the Company hereunder shall, to such extent be null and void.

(8) If payments are not made as provided for herein, the Agency and/or the Taxing Jurisdictions,
collectively, shall be entitled to pursue any and all remedies afforded 2 municipal taxing entity at law or in

equity.
%) The rights and obligations of the Company hereunder may not be assigned, transferred or

assumed without the prior written consent of the Agency which consent shall not be unreasonably withheld
or delayed.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the 30® day of
December, 2014.

TOMPKINS COUNTY INDUSTRIAL TWENTY THORNWOOD/ITHACA B&T,
DEVELOP GENCY BLE

By By: M
yﬁ?/el B. Stamm, Administrative Director Philip Proujansky, Managing Merfitjer

STATE OF NEW YORK )
COUNTY OF TOMPKINS ) ss:

On the 30" day of December, in the year 2014, before me, the undersigned, a Notary Public in and
for said State, personally appeared MICHAEL B. STAMM, personally known to me or proved to me on the
basis of satisfactory evidence to be the individual whose name is subscribed to the within instrument, and
acknowledged to me that he executed the same in his capacity, and that by his signature on the instrument,

the individual, or the person on behalf of whom the individual acted, executed the instrument.
/n/(\waMQ
WBlic ENHUYS

Notary ? Nomzvjusuc-swe OF NEW YORK
No. 02GE4947128
STATE OF NEW YORK ) Qualified in Tompkins County
COUNTY OF TOMPKINS ) ss.: My Commission Expires February 13, 20

On the 30® day of December, in the year 2014, before me, the undersigned, personally appeared
PHILIP PROUJANSKY, personally known to me or proved to me on the basis of satisfactory evidence to be
the individual whose name is subscribed to the within instrument, and acknowledged to me that he executed
the same in his capacity, and that by his signature on the instrument, the individual, or the person on behalf
of whom the individual acted, executed the instrument.

oy

Notary Public

MARIETTE GELDENKUYS
NOTARY PUBLIC-STATE OF NEW YORK
No. 02GE4947128
Qualified in Tompkins County
My Commission Expires February 13, 20 1'5
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Tompkins County Industrial Development Agency /
Tompkins County Development Corporation

Application for Incentives

Date:

I. APPLICANT INFORMATION (company receiving benefit)

Name of Company/Applicant:

Owner:

Address:

City: State: Zip:

Primary Contact (First, Last):

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

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:

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:

Select the type of incentives being requested (select all that apply):
|:| Tax-Exempt Bonds |:| Taxable Bonds
|:| Real Property Tax Exemption
|:| Standard Tax Exemption (7-year)
|:| Other (attach justification)
[] cuTAp: O 7-year
|:| CIITAP: O10-year (requires determination of financial need - see CIITAP for details)
|:| Sales Tax Exemption |:| Mortgage Recording Tax Exemption

TCIDA/TCDC Application - (2026) 1
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Applicant Attorney:

Address:

City: State: Zip:

Primary Contact (if different from above:):

Phone: () - Email: Fax: () -
Applicant Accountant:

Address:

City: State: Zip:

Primary Contact (if different from above:):

Phone: () - Email: Fax: () -
Applicant Engineer/Architect (if known):

Address:

City: State: Zip:

Primary Contact (if different from above:):

Phone: () - Email: Fax: () -
Applicant Contractor (if known):

Address:

City: State: Zip:

Primary Contact (if different from above:):

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

II. BUSINESS HISTORY

Year company was founded:

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

NAICS Code:

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

Major Suppliers:

Has your business ever received incentives that required job creation? |:| Yes |:| No

If yes, please describe:

Were the goals met? |:| Yes |:| No

If no, why were the goals not met?

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

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

III. PROJECT DESCRIPTION AND DETAILS

Project Location (all addresses and tax parcels):

Property Size (acres): existing: proposed:
Building Size (square feet): existing: proposed:
Proposed Dates: start: end:
TCIDA/TCDC Application - (2026) 3
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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.). [dentify specific uses occurring within the Project. Describe any and all
tenants and end users:

[s there a likelihood that the Project would not be undertaken but for the financial assistance provided by
the Agency? |:| Yes |:| No

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,
etc.:

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?

Describe what green building practices you plan to use:
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Will this project result in a regular increase in overnight visitors to your facility (e.g. for training
programs)? [ ]Yes [ ]No

If yes, number of visitors per year:

Average duration of stays (days):

Will the project owner, operator, and/or tenant provide onsite employee childcare or other benefit to
support employee childcare needs? [ ]Yes [ ] No

Explain

Occupancy

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

|:| Industrial |:| Service* **

|:| Acquisition of existing facility |:| Back office

|:| Housing |:| Mixed use

|:| Multi-tenant |:| Facility for aging

|:| Commercial |:| Civic facility (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”) 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

IV. PROJECT COSTS AND FINANCING

Project Costs

Amount ($)
Land and/or Building Acquisition: acres square feet $
New Building Construction: square feet $
Building Addition(s): square feet $
Infrastructure Work: $
Reconstruction/Renovation: square feet $
TCIDA/TCDC Application - (2026) 5
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Manufacturing Equipment:

Non-Manufacturing Equipment (furniture, fixtures, etc.):

Other (Specify):

$
$
Soft Costs (professional services, etc.): $
$
$

TOTAL:

Have any of the above costs been paid or incurred as of the date of this application? []Yes [ 1No

If yes, describe particulars:

Sources of Funds for Project Costs

Bank Financing

Equity

Tax Exempt Bond Issuance (if applicable)

“+ |&a |A |A

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 sources of funds for Project costs: $

Project refinancing of existing debt only (estimated): $

Amount of anticipated financing from a lending institution: $

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: $ Value of increase in assessment

Annual increase in assessment/tax rate

New taxes paid: $ Taxes Abated: $

Year County  School City/Town Village  Total County School City/Town Village Total
1
2
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7
Totals

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:

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: $

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

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 tax benefit that the Agency may authorize with
respect to the application.

Mortgage Recording Tax Benefit:

Mortgage Amount (include construction/permanent/bridge financing/refinancing): $

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

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
B. Estimated Value of PILOT
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C. Estimated Value of Sales Tax Incentive
D. Estimated Value of Mortgage Tax Incentive
E. Total Other Public Incentives

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

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

VI. EMPLOYMENT INFORMATION

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

Describe the benefits you offer to your employees:

Describe the internal training and advancement opportunities you offer to your employees:

Employment Plan

Current (Retained) Permanent .
" ( FTE* ]ol))s Projected New Permanent FTE* Jobs
Occupation in
Company 1;‘;?:?'%;::“;;}] Number of Total New
Houi‘,ly nge Employees Year 1 Year 2 Year 3 Jobs
Professional
Clerical
Sales
Services
Construction
Manufacturing
High Skilled
Medium
TCIDA/TCDC Application - (2026) 8
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Skilled

Basic Skilled

Other
(describe)

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 occupied by women? %
What percentage of your current positions are occupied by minorities? %
Estimated percentage of new hires who would be unemployed at time of hire: %

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 the labor market area as Tompkins County and the
contiguous counties; Cayuga, Seneca, Schuyler, Chemung, Tioga, and Cortland Counties)

Are you willing to pay a livable wage, as defined by the Alternatives Federal Credit union (AFCU) of Ithaca,
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. %

Please describe your strategy for ensuring diversity in hiring:

VII. CONSTRUCTION LABOR

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

Will vou use contractors who:

Have a certified apprenticeship program [Yes % [ INo
Pay a prevailing wage []Yes % [ INo
Use local labor [ ]Yes % [ I No

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

Environmental Assessment Form - |:| Short Form |:| Long Form

Submitted to:

Agency Name:

Agency Address:
City: State: Zip:

Date of submission: Status of submission:

The Applicant must comply with the State Environmental Quality Review Act (SEQRA) before the Agency can vote on proposed
financial incentives. It is the applicant’s responsibility to provide a copy of the-SEQRA determination by another entity.

Please describe any short-term construction impacts or other long-term impacts to existing or adjacent
businesses/tenants as well as any mitigations that were identified as part of the environmental review
and or permitting process:

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

Permit Status

IX. OTHER

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

X. RETAIL QUESTIONNAIRE (Fill out if end users are “retail” or “service” as identified in Section III)

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 cost to be financed
from equity or other sources) consist of facilities or property that are or will be [ Yes [INo
primarily used in making sales of goods or services to customers who
personally visit the project site?
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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? %

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 33.33%, indicate
which of the following questions below apply to the Project:

1. Will the Project be operated by a not-for-profit corporation? []Yes [ 1No
2. Isthe PI‘O]-eCt locatlop or facility likely to attract a significant number of visitors [ Yes [INo
from outside Tompkins County?
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 []Yes [ 1No
proposed Project would be located?

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

4. Will the Project preserve permanent, private sector jobs or increase the overall [ Yes [INo
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 [INo
Project occupant from one area of the state to another area of the State?

Will the Project result in the abandonment of one or more plants or facilities of the [ Yes [INo
Project occupant located within the State?
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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: |:|Yes |:|No
Within County/City/Town/Village: [ ]Yes [ INo

If yes to either question above, please explain:

XII. PAYMENT IN LIEU OF PROVIDING AFFORDABLE HOUSING UNITS

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

U1 At PILOT closing

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

REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION

(name of CEO or other authorized representative of Applicant)
confirms and says that he/she is the (title) of (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. Job 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.

B. 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
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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.

C. 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
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.

E. 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.

F. 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
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
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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.

J. 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.
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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 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 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 state a material fact necessary to make the statements contained herein
not misleading.

Signature:

Print Name:
Title:
Company:

Date:

STATE OF NEW YORK )
) SS.:
COUNTY OF TOMPKINS )
On the __ day of in the year 20_, before me, the undersigned, personally appeared

, 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.

Notary Public

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 IDAs
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 Comptroller, 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.
TCIDA/TCDC Application - (2026) 15
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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 bond issues shall be listed and for each new bond issue, the following information is required:

Name of the project financed with the bond proceeds.

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 the bond was issued.

Bond interest rate at issuance and, if variable, the range of interest rates applicable.

Bond maturity date.

Federal tax status of the bond issue.

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.

S E@Eme AN o

me a0 o

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

Signature:

Print Name:
Title:
Company:

Date:
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Tompkins County
Industrial Development Agency

Administration provided by Ithaca Area Economic Development

Uniform Tax Exemption Policy (Mission, Policies and Procedures)

‘MlSS|ON‘ Commented [IA1]: The Governance and Bylaws
committee can review the mission. ABO recommends annual
The Tompkins County Industrial Development Agency delivers economic incentives to business and review.

industry to diversify and strengthen Tompkins County’s tax base and enhance community vitality, by
supporting job creation, business and industrial development, and community revitalization. We strive
to develop the local economy in an organized, sustainable and environmentally beneficial manner.

POLICIES
A. Eligible Projects

In general, the IDA avoids offering incentives to businesses that will compete with or displace existing
Tompkins County businesses. It prefers to assist those businesses that have a market for products or
services extending beyond Tompkins County including "back office" operations and regional or national
headquarters. The IDA will also assist companies selling their product or service in the County when it
is clear their primary competition is from outside of the County.

Types of eligible projects:

1. Industrial — The IDA targets the industrial sector because of the quality of the jobs this sector
creates and because it is unlikely applicants will be competing with other Tompkins County
businesses. The IDA defines 'industrial' very broadly to include computer software, agri-
business, printing, publishing, and research and development.

2. Retail/Commercial Projects — The IDA will only consider retail/commercial projects under the
following conditions:

a. The project is a critical part of a larger, planned development.

b. The project must be endorsed, by the appropriate municipal governing body or a
committee appointed by the municipal governing body.

c. In addition to these local policies, New York State prohibits projects where facilities or
property that are primarily used in making retail sales to customers who personally visit
such facilities constitutes more than one-third of total project costs unless it is considered a
tourism destination facility or it is located in a highly distressed area. In such cases, there
must be a determination that the project will preserve or increase the overall number of
permanent, private sector jobs in the state.

3. Asof January 2008, the TCIDA no longer issue tax-exempt bonds. Tompkins County
Development Corporation (TCDC) has been set up to take over this feature. Please see
www.tompkinsdc.org
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TCIDA continues to have the authority to issue tax-exempt bonds for other qualifying projects such

10.

as affordable housing, small manufacturing and solid waste disposal facilities.

Community Investment Incentive Tax Abatement Program (CHIITAP) for City of Ithaca Downtown
Projects — for application process and incentives to be delivered, please refer to the separate
policy.

Energy-Related Investment Projects — The IDA wishes to encourage local businesses to invest in
facilities and equipment that will increase energy efficiency and/or transition to renewable
energy sources, reduce operating costs, and lower emissions. The IDA will consider offering
sales tax abatement to encourage these types of investments. The IDA will require a completed
standard application and a separate statement that includes details on the proposed
investment and the resulting reduction in energy use. To be considered, projects should meet
NYSERDA or LEED criteria. The successful applicant will not need to report on job creation after
completion of the project, but will be expected to report on energy use, comparing pre project
and post project data.

IDA Lansing Town Center Incentive Zone Projects — for application process and incentives to be
delivered, refer to the Lansing Town Center Incentive Zone Program Policy.

Off-Site Commercial Solar Projects — for application process and incentives to be delivered,
refer to the Off-Site Commercial Solar Photovoltaic Policy

Enhanced IncentiveEnergy Projects — Projects that are otherwise eligible for an IDA incentive
can qualify for additional incentives as outlined in the Enhanced-Energy Incentive Policy.

Workforce Housing Projects — Multi-family rental housing projects that are otherwise eligible
will be required to either set aside affordable units or provide a payment in lieu to support
affordable housing development in Ithaca and Tompkins County. Refer to the Workforce
Housing Policy.

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
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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. Affordable housing projects are eligible anywhere in Tompkins County and will be
considered based on a review of financial need.

B. Fees

Application Fee: A non-refundable application fee of $1,000 is due at time of application for all projects
unless otherwise noted in this policy.

Legal Fees: The applicant is responsible for paying the IDA for all legal costs it incurs including IDA
Counsel and Bond Counsel fees. 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. 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 with a minimum fee of $20,000 plus out of pocket expenditures unless otherwise agreed to in
writing for smaller projects.

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 1/2% 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 1/2% of the total value of expenses that
are positively impacted the IDA incentives as outlined in the standard fee structure.

\Off-Site Community SolarFThe fee will be equal to 1/2% of the total value of expenses that are [commented [1A2]: 2 1/2% vs. 1% ? 1% seems to be the }
positively impacted by IDA incentives as outlined in the standard fee structure. iy gl

Sales Tax Exemption Only — If the applicant is only receiving a sales tax exemption, there will be
a fee of 5% of the projected exemption amount. For projects under $1.5 million where the
applicant is only seeking the sales tax benefit, the Agency will charge a single negotiated flat fee
between $5,000 and $10,000 which will include legal costs to be paid by the Agency. The
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amount of the fee will be based off legal and Agency costs to facilitate final approvals. There is
no application fee for a sales tax exemption only application.

Temporary Sales Tax Exemption — On occasion the Agency may grant a temporary sales tax
exemption certificate in advance of a formal closing. Should such a request be made, the
Agency will require payment of 50% of the calculated administrative fee as outlined above for
issuance of the sales tax exemption prior to the lease closing.

Transfer Fee — The Agency charges a flat fee of $5,000 for the transfer of Bonds or Leases to
new property owners.

Bond Transaction — Unless otherwise agreed to by the Agency for good cause, the fee will be
equal to 1% of the total value of the bonds issued.

C. Property Tax Abatement for Standard Industrial Applications

The IDA is not required to pay real property taxes on any property it acquires. The IDA will require the
applicant to make Payment In Lieu of Tax (PILOT) payments to all of the taxing authorities according to
the following guidelines.

1. The following will be the standard property tax abatements offered to qualified projects:

Enhanced Incentive-Erergy Small Project
(<$2 million assessment increase)

CIITAP CIITAP
Standard Financial Need Standard Financial Need
Year | Abatement Year | Abatement Year | Abatement Year | Abatement
1 90% 1 100% 1 100% 1 100%
2 77% 2 90% 2 100% 2 100%
3 64% 3 80% 3 100% 3 100%
4 51% 4 70% 4 100% 4 100%
5 39% 5 60% 5 85% 5 90%
6 26% 6 50% 6 70% 6 81%
7 13% 7 40% 7 55% 7 71%
8 30% 8 62%
9 20% 9 52%
10 10% 10 43%
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2.

Enhanced IncentiveEnergy Large Non- Enhanced IncentiveEnergy Large Multi-
Residential Project (>$2 million assessment Family Project (>$2 million assessment
increase) increase)
CIITAP CIITAP
Standard Financial Need Standard Financial Need
Year | Abatement Year | Abatement Year | Abatement Year | Abatement
1 100% 1 100% 1 100% 1 100%
2 100% 2 100% 2 100% 2 100%
3 100% 3 100% 3 80% 3 90%
4 90% 4 90% 4 65% 4 80%
5 70% 5 81% 5 50% 5 70%
6 50% 6 71% 6 35% 6 60%
7 30% 7 62% 7 20% 7 60%
8 52% 8 50%
9 43% 9 40%
10 33% 10 30%

The standard abatement will only impact taxes on improvements to the property and not taxes
on existing property.

The IDA retains the ability to offer more than the standard abatement based on an analysis of
the impact on the economy and the needs of the business. All appropriate taxing authorities
will be notified of the reasons for deviation from standard policy and given an opportunity to
review and comment on each project seeking a higher level of abatement before final IDA
approval.

An applicant’s request for more than the standard abatement, should be supported by
appropriate financial documentation that clearly substantiates the need for the deviation. This
documentation should include a comparison of standard vs. proposed abatement, and an
explanation of the financial assumptions used in the analysis.

D. Sales Tax Abatement

The applicant will be exempt from both the local and State portion of sales tax on construction
materials, equipment, and furnishings associated with the project. Pursuant to GML Section 875, the
IDA shall confer an amount of sales tax exemption allowable on a project-by-project basis. The IDA is
required by State law to recapture sales tax exemptions claimed by project agents in excess of the
actual amount conferred by the IDA. Project agents are required to comply with all sales tax reporting
requirements pursuant to GML Section 875.

The IDA may grant sales tax abatement on the value of improvements to a project in which the IDA
already holds title. The project owner or occupant must submit a standard application to the IDA,
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providing information on the nature of the improvements, economic impact, and the need for IDA
incentives.

E. Miscellaneous Taxes and Fees

The applicant is responsible for paying all Special Assessments, Revenue Stamps, Recording and Filing
Fees, Transfer Taxes, Estate Taxes, and that portion of the Mortgage Tax ($7.50 per $1,000) that is
allocated to the local municipality. The applicant does not have to pay the portion of the Mortgage
Recording Tax ($2.50 per $1,000) that is allocated to the State.

F. Local Purchasing and Hiring Practices

The IDA requests all recipients of IDA incentives to make every effort to purchase goods and services
from Tompkins County businesses and to hire Tompkins County residents. The IDA is especially
supportive of projects that make a specific commitment to hire women and minorities during the
construction phase or as permanent full-time workers of the project’s operating businesses. The IDA
may require detailed information concerning the applicant's past and projected purchasing and
employment practices.

G. PILOT Mortgages

The Agency shall require the establishment of a PILOT Mortgage as a condition within the
closing documents in order to secure the position of the PILOT payments versus other secured
and unsecured claims.

The purpose of a PILOT Mortgage is to secure unpaid PILOT payments within a lien against the
project real estate. The lender agrees that the PILOT Mortgage will have priority over any
contemporaneous mortgage given to secure the rights of bondholders or to secure any
conventional financing. This would make the PILOT a secured obligation. The Agency may
negotiate alternate forms of security to insure payments under the PILOT. No mortgage
recording tax associated with the PILOT Mortgage will be paid.

H. Local Labor Utilization

Project applicants will be required to solicit bids from local contractors, report monthly on construction
labor utilization, and use local workers for seventy five percent (75%) of the cumulative construction of
new, expanded, or renovated facilities. Refer to the Local Labor Utilization Policy for additional
information.

I. Diversity and Inclusion

Applicants are encouraged to support diversity and inclusion in their workplace. Single occupant
projects (buildings developed specifically for one tenant or an owner-occupied facility) are required to
become and remain an active member of the Diversity Consortium of Tompkins County and to report
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annually on their efforts to support diversity and inclusion in the workplace. Refer to the Diversity and
Inclusion Policy for additional information.

J. Heat Pump Requirement

Multi-family housing and mixed-use projects must use heat pumps for space heating. Heat pumps
shall either be: ground source heat pumps; air source heat pumps listed by NEEP as cold-climate heat
pumps; or variable refrigerant flow heat pumps, approved for use as heat pumps below 5 degrees.

Heat pumps shall not be: packaged terminal heat pumps, including “VTAC” through-wall heat pumps;
“Boiler/tower water loops heat pump systems”, due to their reliance on fossil fuels; any heat pumps
that do not operate in heat pump mode down to 5 degrees (outdoor temperature) or lower; heat
pumps that are projected to use more than 10% backup heat in electric resistance heat, either within a
specific heat pump, or spatially within a building.

Multifamily buildings are defined here as buildings intended for residential housing, comprising five or
more apartments, and in which less than 40% of the building floor area is intended for non-housing
applications (such as mixed-use retail, office, etc.). In mixed-use buildings, the non-multifamily portion
of the building shall also use ground source heat pumps or air source heat pumps.

Heat pumps are encouraged but are not required for domestic hot water heating, ventilation makeup
air heating, and clothes dryers.

K. Transfer or Assignment of Incentives

Incentives are generally non-transferable. Should a project applicant wish to transfer incentives to
another entity the Agency shall review such a request and may, at its discretion, deny or otherwise
reduce the value of the incentive originally approved.

PROCEDURES
A. Application

Ithaca Area Economic Development (IAED) provides administrative and marketing services to the IDA.
Potential applicants should work with IAED to determine whether the proposed project is eligible. If
the project appears to be eligible, the applicant will be invited to submit an application for assistance.
The application will be presented to the IDA board for its review. Based on the nature of the project
and the incentives requested, the following will occur:

1. |If the project meets the goals of the IDA and the applicant is requesting the standard incentives
and the project’s value is less than $100,000, the IDA can approve the project at the initial
meeting. If the project’s value exceeds $100,000, the IDA will instead adopt a resolution
describing its intent to provide assistance and the nature of that assistance.
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2.

If the applicant is requesting more than the standard incentives, all local taxing authorities that
would be impacted will be notified and given an opportunity to comment on the project before
IDA approval.

If the project is commercial or retail in nature, the IDA can approve the project only if the
above-stated criteria have been met and contingent on support by the appropriate local
government.

For projects valued over $100,000, a Public Hearing will be held in the city, town or village
where the project is located, with ten days public notice and ten days notice to the CEO of each
affected municipality and school district.

If a requested amendment to an approved project results in an increase in incentive valued
over $100,000, a Public Hearing will be held in the city, town or village where the project is
located, with ten days public notice and ten days notice to the CEO of each affected
municipality and school district.

B. Notification and Reporting

1.

The appropriate municipal authorities will be notified and invited to comment if a proposed IDA
action will result in the relocation of a business from that municipality.

All appropriate taxing authorities will receive a copy of the PILOT Agreement not more than
fifteen days after the project closes, and have certain rights related to payment in lieu of taxes.
Late payments will be imposed a 5% penalty for the first month, plus one percent thereafter,
and tax-affected jurisdictions may take direct action against project occupants if payments are
delinquent.

Applicants will notify the State Job Service and any appropriate employment and training
agencies, such as PIC/JTPA, regarding job openings that result from the project. Except as
otherwise provided by collective bargaining agreements, applicants will agree to give first
consideration to appropriate referrals from these agencies.

Businesses will be required to submit an employment report on an annual basis to include
information on general job categories, salary, and women and minority employees, as well
as areport on outstanding debt associated with the project.

When the IDA approves issuing incentives to a developer who has presented certain tenant
companies as beneficiaries of these incentives, the IDA should be notified about any tenant
company changes. The IDA has the right to determine if a new tenant company falls within the
IDA’s project guidelines and may re-evaluate its original project approval based on this
determination.

Under certain circumstances, a Governor's order concerning affirmative action will be in effect.
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Adopted: July 16, 1992

Revised: December 16, 1993, March 20, 1997, September 16, 1999,

November 16, 2000, September 20, 2001, October 4, 2002, April 2, 2004, April 6, 2007, July 17, 2007,
December 7, 2007, January 16, 2009, December 8, 2009, May 18, 2012, January 2013, September
2013, June 2014, July 2015, April 2016, October 12, 2017, October 10, 2018, March 11, 2020, July 8,
2020, December 9, 2020, July 14, 2021, December 8, 2021, May 11, 2022, May 10, 2023,

August 9, 2023, July 10, 2024
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Summary Results of Confidential Evaluation of Board Performance

Criteria

Agree

Somewhat
Agree

Somewhat
Disagree

Disagree

Board members have a shared understanding
of the mission and purpose of the Authority.

7

The policies, practices and decisions of the
Board are always consistent with this mission.

6

Board members comprehend their role and
fiduciary responsibilities and hold themselves
and each other to these principles.

The Board has adopted policies, by-laws, and
practices for the effective governance,
management and operations of the Authority
and reviews these annually.

The Board sets clear and measurable
performance goals for the Authority that
contribute to accomplishing its mission.

The decisions made by Board members are
arrived at through independent judgment and
deliberation, free of political influence or self-
interest.

Individual Board members communicate
effectively with executive staff so as to be well
informed on the status of all important issues.

Board members are knowledgeable about the
Authority’s programs, financial statements,
reporting requirements, and other transactions.

The Board meets to review and approve all
documents and reports prior to public release
and is confident that the information being
presented is accurate and complete.

The Board knows the statutory obligations of
the Authority and if the Authority is in
compliance with state law.

Board and committee meetings facilitate open,
deliberate and thorough discussion, and the
active participation of members.

Board members have sufficient opportunity to
research, discuss, question and prepare before
decisions are made and votes taken.

Individual Board members feel empowered to
delay votes, defer agenda items, or table
actions if they feel additional information or
discussion is required.

The Board exercises appropriate oversight of
the CEO and other executive staff, including
setting performance expectations and
reviewing performance annually.

The Board has identified the areas of most risk
to the Authority and works with management to
implement risk mitigation strategies before
problems occur.

Board members demonstrate leadership and
vision and work respectfully with each other.

Name of Authority: __Tompkins County Industrial Development Agency

Date Completed: January 13, 2026
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Tompkins County Industrial Development Agency
Quarter #4 Financial Report
December 31, 2025

2025 Year to Date % of Budget
Budget 2025
Starting Balance $ 1,726,685
Income
Fees from Projects $ 494,985 $ 353,232 71%
Other
Interest $ 500 $ 364 73%
Total $ 495,485 $ 353,596 71%
Expenses
Administration $ 475,314 $ 475,314 100%
D&O Insurance $ 1,600 $ 1,518 95%
Misc Studies $ - $ -
Contract Svc/broadband 2021 $ 255,500 $ - 0%
Contract Svc/wayfinding 2022 % 34,544 $ 24,322 70%
Attorney Fees $ - $ 2,661
Audit $ 13,000 $ 14,000 108%
IDA Academy Sponsorship 6/11/25 $ 5,000 $ 5,000
Total $ 784,958 $ 522,815 67%
Ending Balance $ 1,437,212 $ 1,557,467
$ (1,000,000) moved to high interst savings account
$ 557,467
Municipas Savings Account NOTE: additional funds moved to HSA in October
Starting Balance $ 1,000,000.00
Interest earned April 1452.71
May 1672.18
June 1623.56
July 1683.18
August 1688.78
September 1626.97
October 2455.58
November 3124.46
December 3180.14
Running Balance $ 1,018,507.56

Interest Earned $ 18,507.56



IDA Open Project Status - January 2026

Project Name IDA Approval Closing Current Status
City Harbor 6/10/20|Project Agreement only 8/21 on hold; seeking funds to fill budget gap. Awaiting ARC update
Carpenter Park Mixed Use 11/11/20|Closed 12/21 Under Construction
Closed 12/21 - all but MRT., amended 6/22 and
5/23, 1/25; MRT financing closed 3/28/25;
BVSHF Il Ithaca (401 E State) 6/9/21|Requested increase in STE and MRT - this was Under Uonstruction; housing payment made 3/28/25 $1.86Md
Wayfinding Signage (TCIDA) 11/9/22|total amount $100,000 $89,777.60 disbursed as of 12/25
121-125 Lake Street (The Breeze) 3/8/23|Closed: STE/MRT 12/23; PILOT 6/24 Under Construction
on hold; STE expired 12/31/24; back at City planning board re restructure
602 W Buffalo Street (The Citizen) 7/12/23 to 4 floors, less units and affordable housing
510 W State Street (The Stately) (PILOT only) 8/9/23|Closed 12/27/24 Under Construction
Closed 2/24; Battery Storage Application final
Carrowmoor Solar 1/10/24 |approval at 10/25 meeting/closed 12/23/25 Under Construction, Loewke-Brill doing labor monitoring
LIHTC award Rcvd 2025; Tent const fin closing 9/25; tent. COO 5/30/37;
Meadow on Seneca 6/12/24|Anticipated closing 3/26 tent. Permfinancing 3/28
First installment of $30,000 distributed 7/11/24. Status updated 10/24 -
pending discussions with county. Second installment of $ 30,000
Block 14 Loan (TCDC) 6/12/24|Agreement signed 7/24 $90,000 distributed 4/25, finalinstallment of $30,000 distributed 11/25
Southworks 10/9/24 [Base PILOT and STE closed 2/25 Under Construction
Yellow Barn Solar 12/10/25 Approval at 12/10/25 meeting
Caroline Solar 1,2,3,4 11/12/25 Approval at 11/12/25 meeting

TJA-NY-Newfield Solar

Public Hearing held January 12, 2026, final approval expected February
11,2026
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Tompkins County Industrial Development Agency
Board of Directors Meeting Final Minutes
December 10, 2025 2:00 - 4:00 PM
TC Legislative Chambers
121 E. Court Street
Ithaca, NY 14850

Present: Rich John, Greg Mezey, Ducson Nguyen, Deborah Dawson, Todd Bruer, Jerry Dietz
Excused: Jeff Gorsky
Admin: Kellea Bauda, Kurt Anderson, Ina Arthur (IAED), Russ Gaenzle (remote) (Harris Beach Murtha,

PLLC), Darel Tuttle (TC Finance)

Guests: Michael Frateschi (remote) (TJA Clean Energy/Newfield Solar), Joel Cannella (Green Spark Solar),
Ron Glandian (remote) (Kendall Sustainable Infrastructure), Anthony D’Ambra (remote) (Green
Spark Solar), Robert Panasci (remote) (Young and Sommer), Zoe Yang, lan Moskal (remote)
(Lydian Energy), Mitch Quine (remote) (CS Energy)

CALL TO ORDER

Rich John called the meeting to order at 2:03 pm.

PRIVILEGE OF THE FLOOR

Theresa Alt

She has no prepared remarks. But she wanted to comment on the TCIDA Housing Committee meeting she

attended earlier this week. She was very impressed by the discussion and feels that David West of the County

Planning Department will do a great job.

ADDITIONS TO THE AGENDA

A recommendation from the Finance and Audit Committee will be considered during the Staff Report.

BUSINESS

TJA NY Newfield Solar (TJA Clean Energy) - Application

Kellea Bauda and Michael Frateschi introduced the project.

TJA NY Newfield Solar Farm is a proposed 5MW community solar energy facility project on approx. 31 acres in
the Town of Newfield NY. The project will produce electricity to power the equivalent of more than 900 average
homes. No tree clearing will be required for the project. The project is not located in an area designated as USDA
Prime Soil and the land is not actively farmed. During operations, sheep grazing will be used for vegetation
management within the fenced area of the solar array. The requested incentive complies with the TCIDA Off-Site
Commercial Solar Policy: A twenty-five-year PILOT with a payment of $4,200 per megawatt in year one with a
2% annual increase each year.
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Joel Cannella of Green Spark Solar commented that they will be using union labor.

Todd Bruer made a motion to accept the application as complete. Ducson Nguyen seconded the motion. The
motion was approved 6-0-1 (Gorsky absent).

Todd Bruer made a motion to move the project to a public hearing. Jerry Dietz seconded the motion. The
motion was approved 6-0-1 (Gorsky absent).

Yellow Barn Solar — Final Approval

Kellea Bauda and Zoe Yang provided updates on the project. An all in number has been agreed upon between
the project developer and the Towns of Groton and Lansing that includes the Host Community Agreement,
PILOT payments to the taxing jurisdictions. This amount is $6,000 per megawatt. 60% of the amount will be
allocated to the two HCAs and the remaining 40% will be paid under the PILOT. The TCIDA administrative fee is
separate from this.

Todd Bruer made a motion to approve the authorizing resolution for the Yellow Barn Solar Project. Jerry Dietz
seconded the motion. The motion was approved 6-0-1 (Gorsky absent).

Rich John Introduced a memorandum of understanding between the TCIDA and the TCDC whereby the TCIDA
would deposit $500,000 of its administrative fee received from the Yellow Barn Solar project into the TCDC
account. The TCDC would then use the amount to further economic development in the Towns of Lansing and
Groton upon request. The towns will have three years to present qualified economic development projects. If no
requests are made after three years, the funds can be used by the TCDC as it sees fit.

Todd Bruer made a motion to approve the Memorandum of Understanding between the TCDC and the TCIDA
with acknowledgement by the Town of Lansing and Town of Groton. Ducson Nguyen seconded the motion.

The motion was approved 6-0-1 (Gorsky absent).

IAED 2026 Work Plan — Presentation

Kurt Anderson, Director of Operations, IAED, presented the IAED 2026 draft work plan.
It was noted that currently only one cohort for the Tompkins Build workforce programing will be held as the
grant funding for the program will end on September 30, 2026. TCIDA Board members commented that this

would be a worthwhile endeavor to fund moving forward.

TCIDA Foil Policy — Approval

While the TCIDA has always followed the public access to records (FOIL) policy used by Tompkins County, it is
best practice to have a policy of its own. The TCIDA Governance Committee recommends approval of the policy.

Deborah Dawson made a motion to approve the TCIDA Public Access to Records (FOIL) Policy. Jerry Dietz
seconded the motion. The motion was approved 6-0-1 (Gorsky absent).
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TCIDA Enhanced Incentive Policy - Approval

With the TCIDA Enhanced Energy Policy becoming obsolete, the TCIDA Enhanced Incentive Policy was developed
to broaden the scope to be considered when thinking of enhancing incentives offered to a project. The TCIDA
Governance Committee recommends approval of the policy.

Ducson Nguyen made a motion to approve the TCIDA Enhanced Incentive Policy. Deborah Dawson seconded
the motion. The motion was approved 6-0-1 (Gorsky absent).

CHAIR’S REPORT - None
STAFF REPORT

Kellea Bauda reported that the TCIDA was recognized at the Cornell Town Gown awards for its collaboration
with the County Development Housing Fund.

Rich John and Todd Bruer were thanked for their years of service on the TCIDA and TCDC Boards.

The Housing Needs Survey/Strategy is moving forward and the TCIDA is working with the County Planning
Department in this endeavor. A contract between the TCIDA and County Planning will be developed so that the
approved funding of $75,000 can be transferred to the County Planning Department to cover the consultant
work.

The TCIDA Finance and Audit Committee met on December 9,2025 and discussed the Agency’s current banking
structure and interest earning opportunities. The Committee is recommending that the County Finance Director
be authorized to transfer funds between the Agency’s checking and savings accounts as needed to maximize
interest earnings. Any transfers will continue to follow established financial controls and reporting
requirements.

Deborah Dawson made a motion to approve the recommendation from the Finance and Audit Committee
authorizing for fund transfers by the County Finance Director. Todd Bruer seconded the motion. The motion
was approved 6-0-1 (Gorsky absent).

MINUTES

Ducson Nguyen made a motion to approve the November 12, 2025 TCIDA Board minutes. Deborah Dawson
seconded the motion. The motion was approved (6-0-1 Gorsky absent).

The meeting was adjourned at 3:08 pm.
Action/Follow Up Items

e Updates as needed — ICSD School Board Representative Resolution
e Updates as needed — Proposed State legislation prohibiting IDA’s from abating school taxes
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