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COMMUNITY BENEFIT MEMO 
Beacon Communities, LLC (SouthWorks Affordable Housing) 
7/8/26 

Project Overview 

Beacon Communities – a full-service multi-family housing development, ownership, and 
management company – is proposing the new construction of 230 1-, 2-, and 3-bedroom 
apartments for households ranging between 50-80% Area Median Income (AMI). This project will 
span 10 buildings: 2 buildings totaling 100 apartments in the City of Ithaca (i.e., “The Gateway”) 
and 8 buildings totaling 130 apartments in the Town of Ithaca (i.e., “The Woods”). Table 1 shows 
the project composition and proposed income by unit type. 

Table 1. Composition and income by unit type, Beacon Communities, LLC. 
Unit Type 50% AMI 60% AMI 70% AMI 80% AMI TOTAL 
1-bedroom 43 41 8 8 100 
2-bedroom 45 42 9 9 105 
3-bedroom 10 11 2 2 25 
TOTAL 98 94 19 19 230 

This project is in partnership with Shift Chainworks Owner 1 LLC (Shift). In 2024, the TCIDA 
approved Shift’s request for an incentives package for the planning, design, reconstruction, 
renovation, construction and leasing of approximately 1 million square feet of multi-family space, 
including residential units, commercial, and industrial/manufacturing space along with myriad 
additional amenities. Among other terms, the package included: 

• 10-year Base PILOT (with allowable 5-year extensions) with 20-year PILOT for Sub-Areas.
As Sub-Areas are completed or under construction within the first 5 years of TCIDA
approval, a new PILOT will be put in place administratively without additional TCIDA
approval, and the Base PILOT will be amended to remove the proportionate ‘pre-project’
value of the associated land and/or building for that Sub-Area.

• 915 residential housing units, of which 183 (20%) are affordable

Beacon is proposing to remove two tax ID parcels from the Base PILOT. At 230 affordable units 
(25% of total), this project will exceed the terms set forth therein. This project is financed by NYS 
HCR using 4% Low-Income Housing Tax Credit tax-exempt bond financing, State Low-Income 
Housing Tax Credits, and Housing Finance Agency subsidy. This project will be subject to, and 
governed by, a 30-year NYS HCR regulatory agreement. Other sources include equity, a first 
mortgage, short-term bonds, a construction loan, and a deferred developer fee. 
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Cost-Benefit Analysis 

1. Private sector job creation/retention 

Beacon proposes to create six FTEs within the first year of operation (2 professional, 1 
clerical, 3 services). An estimated 225 temporary construction jobs will also be created; 
on-site construction trades training program and incubator are planned for the campus. 

2. Estimated value of tax exemption 

$17,526,330 (PILOT - $7,733,899; Sales Tax - $9,374,938; Mortgage Tax - $417,493) 

3. Estimate of private sector investment generated by the project 

$177,066,308 

4. Likelihood of completing the project in a timely manner 

Beacon is a mission-driven multi-family housing developer, owner, and manager with 150 
communities with 19,000 residences across the Northeast, Mid-Atlantic, and Midwest. It 
has completed more than 945 units in New York State. Beacon and its development team 
have a proven record of completing projects on time, within budget, and in accordance 
with all lender requirements. A Generic Environmental Impact Statement has been 
completed, and Beacon has secured site plan approval. 

5. Extent to which project would generate additional sources of revenue for local taxing 
jurisdictions 

The as-built assessment of the two tax ID parcels is estimated at $12.5 million. Based on 
2026 rates, they would have a combined tax levy of $297,237 ($189,116 due Ithaca City 
School District) starting in the first year after project completion. However, Beacon is 
requesting a Sub-Area PILOT fixed at 12% of NOI (before taxes and debt service) in Year 1 
with a 2% annual increase for 30 years (i.e., Year 1 - $173,564, Year 2 - $177,036, etc.). 

6. Other benefits 
Accessibility 

The project is in direct proximity to Ithaca’s downtown core. A bus stop is planned for near 
the project site and others are available at the South Hill Business Campus and Ithaca 
College, both a short walk away. The missing link in a regional rail-trail is under 
development and intended to connect the campus to surrounding areas. 

Affordable Housing 

This project is the first phase of the Base PILOT and exceeds its terms by adding 230 
affordable housing units ranging between 50-80% AMI. 

Energy Efficiency 

All buildings will be fully electric and will meet or exceed certification standards for various 
programs. The project will utilize on-site solar via rooftop mounts. 

Neighborhood Revitalization 
The project is part of the larger, transformative project SouthWorks project that aims to 
develop the former industrial site into a mixed-use community and destination. 

3



TCIDA/TCDC Application – (2026) 1 

Tompkins County Industrial Development Agency /  
Tompkins County Development Corporation 

Application for Incentives 
 

  Date:  6/17/2026 
 

I.   APPLICANT INFORMATION (company receiving benefit) 

Name of Company/Applicant:  Beacon Communities LLC 

Owner:  Shift Chainworks Owner 1 LLC 

Address: 2 Center Plaza, Suite 700 

City:  Boston State: MA Zip: 02108    

Primary Contact (First, Last):  Daniel Bellgraph 

Phone:  (716)704-3699 Email:  
dbellgraph@beaconcommuniti
esllc.com 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:  Southworks Affordable LLC 

Owner:  Southworks Affordable LLC 

Address: 2 Center Plaza, Suite 700 

City:  Boston State: MA Zip: 02108    

Primary Contact (First, Last):  Daniel Bellgraph 

Phone:  (716)704-3699 Email:  
dbellgraph@beaconcommunitiesll
c.com Fax:  (   )   -      

 
Describe the terms and conditions of the lease between the applicant and the owner of the property: 
Chainworks Owner 1 LLC is the current owner of the larger Southworks redevelopment parcel. The 
applicant is requesting incentives for a 230-unit affordable housing community that will be located on 2 
parcels that will be subdivided from the larger parcel. The project will close on construction financing in 
October 2026. At that time, title to the 2 parcels will be transferred to Southworks Affordable LLC.  

 
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: Affordable Housing Project (attach justification)  

 CIITAP:   7-year     

 CIITAP: 10-year (requires determination of financial need – see CIITAP for details) 

 Sales Tax Exemption  Mortgage Recording Tax Exemption 
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TCIDA/TCDC Application – (2026) 2 

Applicant Attorney:  Cannon Heyman & Weiss, LLP 

Address: 726 Exchange Street, Suite 500 

City:  Buffalo State: NY Zip: 14210    

Primary Contact (if different from above:):  Stephen Yonaty 

Phone:  (716)800-8735 Email:  syonaty@chwattys.com Fax:  (   )   -      
 

Applicant Accountant:  Cohn Reznick 

Address: One Post Office Square, Suite 2950 

City:  Boston State: MA Zip: 02109    

Primary Contact (if different from above:):  Nicholas Ratti 

Phone:  (617)648-1405 Email:  Nick.ratti@cohnreznick.com Fax:  (   )   -      
 

Applicant Engineer/Architect (if known):  SWBR Architects 

Address: 260 East Main Street, Suite 4000 

City:  Rochester State: NY Zip: 14604    

Primary Contact (if different from above:):  Brett Gawronski 

Phone:  (585)504-7172 Email:  bgawronski@swbr.com Fax:  (   )   -      
 

Applicant Contractor (if known):  Pike Construction Services, Inc. 

Address: One Circle Street 

City:  Rochester State: NY Zip: 14607    

Primary Contact (if different from above:):  Jason Socola 

Phone:  (585)259-1659 Email:  jsocola@pikecs.com Fax:  (   )   -      
 

II.  BUSINESS HISTORY 

Year company was founded:  2004 NAICS Code:  531110 

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

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

Beacon Communities LLC is a full-service multi-family housing development, ownership, and management 
company that employs more than 800 people across the Northeast and Mid-Atlantic. Beacon and its 
affiliates own and manage more than 150 properties with more than 20,000 rental units across 11 states 
and the District of Columbia.  

Beacon has completed more than 11,000 units of housing as developer or co-developer, including 
development of 945 units in New York State. Additionally, Beacon currently owns and manages more than 
2,100 units of affordable and mixed-income rental housing in New York State. Known throughout the 
country as a leading affordable and mixed-income housing developer, Beacon has demonstrated the 
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capacity to undertake complex financing transactions. All Beacon developments have some element of 
planning and permitting, constructability, or financing complexities – and most involve all of them. 

Beacon’s mission is to provide exceptional residential and mixed-use communities, to make enduring 
contributions to the vitality of the cities and towns where its communities are located, and to serve a diverse 
cross-section of society. Beacon’s portfolio evidences its commitment to development through community 
partnerships, having successfully collaborated with municipalities, public housing authorities, non-profits 
and religious institutions, local grassroots organizations, and local citizens.  

In all cases, Beacon communities promote inclusiveness, diversity, sustainability, and accessibility. Our 
portfolio includes historic preservation and adaptive reuse, new construction, and rehabilitations. We strive 
to meet the needs of our residents and communities by developing new, modern, and equitable housing for 
individuals and families, senior housing, supportive housing for the homeless, and housing for persons with 
disabilities. We pride ourselves on being on the cutting edge of energy efficiency and green building, 
promoting sustainability, smart growth, and environmental justice. 

Beacon’s Community Engagement Department provides best in class resident services across our portfolio.  
Beacon’s dedicated team of more than 60 Resident Service Coordinators (“RSCs”) provide direct services 
and coordinate on-site programming in five key areas: housing stabilization, health and wellness, economic 
mobility and education, community building and civic engagement, and youth enrichment. Our Resident 
Services Program aligns with social determinants of health strategies that believe integrating housing and 
health services is critical to supporting independent living and housing stability among our most vulnerable 
populations. 

The proposed project for which incentives are sought will involve the new construction of 230 affordable 
and mixed-income rental apartments for households with incomes ranging between 50% and 80% of the 
area median income (AMI). The proposed project, which includes 100 apartments in the City of Ithaca 
(referred to as The Gateway) and 130 apartments in the Town of Ithaca (referred to as The Woods) will 
provide much-needed affordable housing opportunities to individuals and families. Beacon’s 
comprehensive and holistic approach to development, ownership and management has and will continue 
to be a cornerstone of the proposed project as it moves forward. 

 

Major Customers:  

Beacon is a full-service development, ownership, and management company that specializes in affordable, 
mixed-income and market-rate rental housing. The organization currently owns more than 150 
communities with more than 20,000 rental apartments in 11 states and the District of Columbia. Beacon’s 
primary customers are renter households, ranging from extremely low-income renters to households 
renting market-rate rental apartments. 

 

Major Suppliers:  

As a developer, owner and real estate management company, the list of Beacon’s suppliers is extensive and 
is directly tied to the local communities in which the organization develops, owns and manages apartment 
complexes. In all cases, Beacon and its development team partners seek to utilize local suppliers, 
subcontractors, consultants, and property maintenance companies to the greatest extent possible. This 
includes employing local firms to assist with property development, hiring of local suppliers and 
subcontractors during construction, and procuring local third-party vendors when a property is completed 
and in operations. 

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

If yes, please describe:  

As an affordable housing developer, owner, and management company, 
Beacon regularly applies for incentives to help make its affordable 
rental communities financially feasible during development and 
operations. Incentives include Payment in Lieu of Tax Agreements 
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(PILOTs) to ensure rents at properties are affordable to households at 
a range of incomes as well as sales tax exemptions and mortgage 
recording tax exemptions to ensure the financial feasibility of projects 
during development and construction. Incentives for its communities 
are provided through local municipalities (towns, cities, villages and 
counties) and through local IDAs. Beacon is committed to and works to 
achieve all goals established by approving entities when incentives are 
provided. 

Were the goals met?   Yes  No  

If no, why were the goals not met?  N/A 
 
Annual sales to customers in Tompkins County: Please see attached project description for detailed 
information on the affordable housing community for which incentives are requested. 
 
Percent of annual sales subject to local sales tax: Please see attached project description for detailed 
information on the affordable housing community for which incentives are requested. 
 
Value of annual supplies, raw materials and vendor services that are purchased from firms in Tompkins 
County: Please see attached project description for detailed information on the affordable housing 
community for which incentives are requested. 
 

III.  PROJECT DESCRIPTION AND DETAILS 
Project Location (all addresses and tax parcels): 
 
The project is part of the larger Southworks redevelopment site located in both the City and Town of Ithaca. 
The project includes 2 locations within the larger Southworks redevelopment site.  
 
Site 1 is in the Town of Ithaca (Address: 810 Danby Road; Tax ID: 40-3-3).  
 
Site 2 is in the City of Ithaca (Address: 620-40 Aurora St S; Tax ID: 106-1-8.2).  
 
The project sites will be subdivided from the larger parcels when the project closes on construction financing 
with NYS Homes & Community Renewal in October 2026. 
 

Property Size (acres): existing:  
Site 1: 7.4 acres 
Site 2: 1.64 acres proposed:  

Site 1: 7.4 acres 
Site 2: 1.64 acres 

     

Building Size (square feet): existing:  N/A proposed:  
Site 1: 174,331 
Site 2: 97,421 

     
Proposed 
Dates: Construction start:  11/1/26 Construction end:  11/1/28 
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TCIDA/TCDC Application – (2026) 5 

Please provide a narrative of the Project and the purpose of the Project (new build, renovations, and/or 
equipment purchases, etc.). Identify specific uses occurring within the Project. Describe any and all 
tenants and end users:  

Beacon Communities Services LLC (Beacon), in partnership with Shift Chainworks Owner 1 LLC (“Shift”), is 
proposing the new construction of a mixed-income community located in both the City and Town of Ithaca, 
New York. The project will involve the new construction of 230 1-, 2-, and 3-bedroom apartments spanning 
10 buildings, two of which will be located within the City of Ithaca (referred to as “The Gateway”), and the 
remaining eight within the Town of Ithaca (referred to as “The Woods”). 

The target populations for the project include single and family households. Beacon and Shift are proposing 
to utilize income averaging to create a mixed-income community. The proposed income levels are 50%, 
60%, 70% and 80% AMI. The overall income average is 58% AMI. The following chart illustrates the 
project’s unit mix and proposed income levels by unit type: 

 
Unit Type 50% AMI 60% AMI 70% AMI 80% AMI TOTAL 
1-Bedroom 43 41 8 8 100 
2-Bedroom 45 42 9 9 105 
3-Bedroom 10 11 2 2 25 

TOTAL 98 94 19 19 230 

 

The project will involve the new construction of 10 buildings, including 2 mid-rise apartment buildings, 3 
low-rise apartment buildings, 2 mansion apartment buildings, and 3 townhome buildings. The two mid-rise 
apartment buildings in The Gateway will include 100 1- and 2-bedroom units. The 3 low-rise apartment 
buildings will include 84 1-, 2-, and 3-bedroom units. The 2 mansion apartment buildings will include 18 1-
, 2-, and 3-bedroom apartments, and the 3 townhome buildings will include 27 1-, 2-, and 3-bedroom 
apartments. The buildings will be wood frame construction and feature a mix of corrugated metal siding, 
fiber cement board, wood cladding, and aluminum composite panels on the exterior. 

The first building in the Gateway is a 5-story, rectangular podium building totaling just over 55,677 SF. The 
second building is a 5-story rectangular-shaped building totaling 48,148 SF. The total residential square 
footage in the Gateway is 103,825 SF. In the Woods, the two mansion apartments are 3 stories and 9,245 SF 
each. The townhome buildings are 3 stories. The first building is 7,400 SF, the second 11,047 SF, and the 
third building is 14,222 SF. The low-rise apartment buildings are 4-stories each. The first building is 36,511 
SF, the second building 39,317 SF, and the third building is 38, 111 SF. The total residential square footage 
in the Woods is 165,098 SF. 

The grounds of the proposed project are intended to take advantage of the project’s location in a scenic, 
natural area overlooking the City of Ithaca. Surrounding the buildings will be seating areas, a playground, 
and open spaces designed to promote outdoor recreation and connect the project to the larger 95-acre 
planned community. Central to the Woods portion of the site, there will be a green throughway penetrating 
the site, featuring green space, seating areas, shaded areas, a ramp system, and outlook area. 

The project is in both the City (the Gateway) and the Town (the Woods) of Ithaca in direct proximity to the 
City of Ithaca’s downtown area and will provide residents access to employment opportunities, recreation, 
and services. Ithaca also has a robust public transportation system. A bus stop is planned near the area 
where the proposed project will be located to serve the project residents and residents in future 
development phases. There are also bus stops located at the adjacent business park and Ithaca College – 
both within a short walking distance of the project. The project is also part of a larger, transformative project 
that will redevelop the former Morse Chain/Emerson Transmission Plant site into a placemaking 
neighborhood with mixed-income residential, commercial space, and public and outdoor space – a major 
destination for future residents and overall surrounding communities. 
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The project will be financed by New York State Homes & Community Renewal (NYS HCR) using 4% Low-
Income Housing Tax Credit (LIHTC) tax-exempt bond financing, an allocation of State Low-Income Housing 
Tax Credits (SLIHC), and subsidy through HFA’s New Construction Capital Program and Middle Income 
Housing Program. The project will be subject to a regulatory agreement with NYS HCR with a term of at 
least 30 years. 100% of the project units are affordable to households at or below 80% of the AMI, which 
will be governed by the NYS HCR regulatory agreement. 
 
Additional sources include LIHTC and SLIHC equity, a SONYMA first mortgage, HFA short-term bonds, a 
taxable construction loan and deferred developer fee. Funds that have already been awarded to the project 
include $1 million of Tompkins County ESD Infrastructure Funds, $5 million of Town of Ithaca ESD Pro-
Housing Infrastructure Funds, and NYSERDA incentives. 
 
Development Team: 
Beacon Communities Services LLC (Owner, Developer, Management Agent) is a mission-driven multi-
family housing developer, owner, and manager with extensive experience using LIHTC and other available 
resources to develop mixed-use and affordable housing, including partnerships with not-for-profit 
organizations. Beacon owns and manages over 150 communities that provide over 19,000 residences 
across the Northeast and Midwest, including New York. With a local office in Buffalo, Beacon will be 
responsible for securing project financing, obtaining public approvals, closing on financing sources and all 
other due diligence required to complete the project. Beacon will control the owner entity’s Managing 
Member, with Beacon Residential Management as the Property Manager. 
 
Shift Chainworks Owner 1 LLC (Co-Developer/Co-Owner) is Beacon’s co-development partner and will 
be co-owner of the project. The Shift team is leading the overall comprehensive redevelopment of the larger 
95-acre project. Over years of community involvement and engagement, the Shift team has developed 
strong working relationships and significant local support for the project. As co-developer, Shift will 
continue its role in obtaining local approvals, coordinating community outreach and support, assist in 
securing financing and work with Beacon to complete all due diligence. 
 
SWBR (Architect) has extensive experience in the design and oversight of both new construction and 
historic adaptive reuse projects financed by HCR/HFA under the 9% and 4% programs. SWBR will be 
responsible for preparing architectural drawings and specifications which comply with HCR 
design/sustainability guidelines and building code requirements, monitoring construction work, and 
verifying completion per approved plans and specifications. 
 
Pike Construction Services (General Contractor) is a general contracting firm with significant 
experience building impactful, sustainable, mixed-income properties – including many financed by 
HCR/HFA. Providing a full-service team from pre-construction through completion, Pike will be responsible 
for ensuring construction is completed within budget according to approved plans and specifications and 
within the established development timetable. 

In addition to the above-listed team members, the development team also includes Taitem Engineering as 
the energy consultant and Cannon Heyman & Weiss LLP as the transaction attorney. 

Timeline: 

The project will be financed with resources from NYS HCR through its tax-exempt bond financing path.  
NYS HCR has set a deadline to close on construction financing in October 2026. Construction will begin in 
November 2026 and is anticipated to be completed within 24 months. 

 
Is there a likelihood that the Project would not be undertaken but for the financial assistance provided by 
the Agency?  Yes       No 
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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.:  
 
Financial assistance is necessary to ensure the proposed affordable housing community is financially 
feasible to develop and to ensure its long-term financial stability. Similar to other affordable housing 
communities, the project faces challenges related to rising construction costs, high interest rates, 
increasing operational costs, and limited revenue to maintain rents that are affordable to low and 
moderate-income households. 

The proposed project is being undertaken to serve households with incomes ranging between 50% and 
80% of the area median income, which restricts rental income that can be generated to support 
operations. Unlike market-rate housing developments, the project cannot offset higher development costs 
and high operating expenses by increasing rents because the rents need to be affordable to the households 
living there. The requested financial assistance are critical to ensure the project can be constructed and 
to ensure the project is financially stable for the long-term when construction is completed. 

The requested PILOT will help to reduce operating expenses and improve debt service coverage – 
allowing the project to maintain affordability and remaining financially sustainable. The sales tax 
exemption on materials, equipment, and services will reduce development costs and close the financing 
gap created by high construction costs. The mortgage recording tax exemption will reduce financing costs 
– allowing more resources to go directly to development of the project. 

Without the requested incentives, the project would be financially infeasible to develop and operate over 
the long-term. As a project utilizing LIHTC and public subsidy from NYS HCR, the sources of funds needed 
to complete the project are severely limited – oftentimes resulting in financing gaps if not for the financial 
assistance requested. The requested assistance will help leverage other public and private resources and 
ensure the project can move forward while maintaining affordability for low and moderate-income renter 
households. 

The proposed project will result in a variety of public benefits in the City of Ithaca, Town of Ithaca, 
Tompkins County and the region as a whole. The project will create 230 new 1, 2, and 3-bedroom 
affordable housing units, generate construction-period employment and economic activity, increase local 
spending, result in a long-term investment in the area, and support local and regional housing goals. 

 
If no, provide a narrative indicating why the Project should be undertaken by the Agency:  
 
Financial assistance is necessary to ensure the proposed affordable housing community is financially 
feasible to develop and to ensure its long-term financial stability. 

 
If the Applicant is unable to obtain financial assistance for the Project what will be the impact on the 
County/City/Town/Village?   
 
Financial assistance is necessary to ensure development and long-term operations of the community are 
financially feasible and sustainable. Without the requested financial assistance, the project will have a 
development financing and operational revenue gap that will not be overcome because of limited 
development resources and rents that need to remain affordable to low and moderate-income renter 
households. Due to these gaps, financial assistance is necessary in order to move forward with the project 
and provide much-needed affordable housing opportunities in the City of Ithaca, Town of Ithaca, 
Tompkins County and region as a whole. 
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Describe what green building practices you plan to use:  

The project is employing an integrated design process to evaluate and optimize building performance in 
alignment with its sustainability goals, including achieving certification under the selected energy and 
sustainability programs and compliance with HCR’s 2025 Sustainability Guidelines. All buildings will be 
fully electric and will meet the requirements of the Energy Star Multifamily New Construction (MFNC) 
Program using the ERI Pathway, achieving an Energy Rating Index (ERI) performance of 0.75 * MFNC v1.1 
ERI target. In addition, the project will utilize on-site solar power to further reduce the project’s carbon 
footprint and increase the use of renewable energy, including evaluation of both rooftop and ground-
mounted photovoltaic systems as part of the overall sustainability strategy. 

 
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: 

The proposed project is an affordable housing community that will provide 230 units of affordable housing 
in a mix of 1, 2, and 3-bedroom apartments. 

 
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 
1.  Affordable Housing  Residential  100%  
2.                       
3.                       

 
IV.  PROJECT COSTS AND FINANCING 
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Project Costs 

 Amount ($) 

Land and/or Building Acquisition: 9.04 acres       square feet $5,750,000 

New Building Construction: 271,752 square feet $101,606,404 

Building Addition(s): 0 square feet $0 

Infrastructure Work: $10,000,000 

Reconstruction/Renovation: 0 square feet $0 

Manufacturing Equipment: $0 

Non-Manufacturing Equipment (furniture, fixtures, etc.): $5,580,320 

Soft Costs (professional services, etc.): $54,129,584 

Other (Specify): Construction Contingency  $0 

TOTAL: $177,066,308 
 

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

If yes, describe particulars:   
 
The project has been in the pre-development phase for approximately 1 year. Costs paid and/or incurred 
to date include the following Soft Costs: architecture/engineering, environmental reports, geotechnical 
investigation/reports, and legal. No Construction Costs have been paid or incurred. 
 

 
Sources of Funds for Project Costs 

Bank Financing $0 

Equity  $87,581,699 

Tax Exempt Bond Issuance (if applicable) $46,240,000 

Taxable Bond Issuance (if applicable) $27,460,454 

Public Sources (Include sum total of all state and federal grants and tax 
credits) 

 
$78,444,609 

Identify each State and federal grant/credit:  

  NYS HCR Subsidy Loans $71,496,609 

  NYSERDA Incentives $948,000 

  Empire State Development Infrastructure 
Fundings 

$6,000,000 

Total sources of funds for Project costs: $239,726,762* 
*Note On Total Sources: The sources of funds exceed the total project costs in the previous section by 
$62,660,454. This is because $35,200,000 of the tax exempt bonds and all of the taxable bonds 
($27,460,454) are construction-period sources only. After removing these construction period sources, 
total project costs equal total sources of funds ($239,726,762-$35,200,000-$27,460,454=$177,066,308). 
 

Project refinancing of existing debt only (estimated): $0 

Amount of anticipated financing from a lending institution: $ 73,700,454*  
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*Note: The tax exempt bonds and taxable bonds will be backed by a Letter of Credit from a lending 
institution that is not NYS HCR. 
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                                                             
3                                                             
4                                                             
5                                                             
6                                                             
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:        
 
The applicant is requesting a property tax payment fixed at 12% of net operating income (before taxes and 
debt service) in year one with a 2% annual increase for thirty years. The requested assistance will ensure 
the project is financially sustainable over the long-term and also allow the project to maintain rents at 
affordable levels for the future low and moderate-income households who will live in the community. 
 

 
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: 

 
 
 

 
$ 117,186,724 

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

 
$ 9,374,938 

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

$ 166,997,063 

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

 
$ 417,493 

 
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 $177,066,308 

B. Estimated Value of PILOT $7,733,899 

C. Estimated Value of Sales Tax Incentive $9,374,938 

D. Estimated Value of Mortgage Tax Incentive $417,493 

E. Total Other Public Incentives $78,444,609 
(tax credits, grants, ESD incentives, etc.)  

 
Calculation of percentage of Project costs financed from public sector: 54% 
(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:  
 
At the core of Beacon Communities is the talent on our teams, and we are committed to taking care of our 
team members so they can deliver great experiences to our residents. We are proud to provide 
competitive compensation and comprehensive benefits that support a healthy life, including:  
 

• Health & Wellness Benefits. Plans for quality medical, dental, and vision coverage to all 
employees regularly scheduled to work a minimum of 24 hours or more per week. HSA/FSA 
options are also available. 

• Work-Life Balance. On top of offering 13 paid holidays per year, Beacon has an attractive paid 
time off policy that includes vacation days, personal days, sick time, wellness days, summer flex 
time, volunteer days and early close Fridays. 

• Retirement planning.  401k program with a company match. 
• 100% Company-Paid Life Insurance. With affordable options to elect voluntary life, critical 

illness, hospital care or accidental injury coverage. 
• Access to an Employee Assistance Program (EAP),Childcare & Eldercare Support, Career 

Development and Advancement Opportunities. 
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Describe the internal training and advancement opportunities you offer to your employees:  
 
All open positions at Beacon are posted internally first and any employee who applies is guaranteed an 
interview. Beacon also offers a variety of training modalities, including live in-person sessions at annual and 
regional events, as well as e-courses on a wide range of topics available to all employees. At the corporate 
level, Beacon also offers the Career Connections program, a six-part professional development series 
created in response to employee feedback requesting more opportunities for career growth, mentorship, 
skill-building, and connection with leaders across Beacon. The program provides meaningful conversations 
and practical insights designed to support career development, increase visibility into career pathways, 
foster mentorship, and strengthen leadership engagement across the organization. 

 
Employment Plan 

Occupation in 
Company 

Current (Retained) Permanent  
FTE* Jobs Projected New Permanent FTE* Jobs 

Average Annual  
Salary Ranges/ 

Hourly Wage 

Number of 
Employees 

 
Year 1 

 
Year 2 

 
Year 3 

Total New 
Jobs 

Professional             2 0 0 2 

                                          

Clerical             1 0 0 1 

Sales                                     

Services             3 0 0 3 

                                          

Construction                                     

                                          

Manufacturing                                     

   High Skilled                                     
   Medium 
   Skilled                                     

   Basic Skilled                                     

       
Other 
(describe)       

                                          

                                          

                                          

Total             6 0 0 6 
*    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?  52 % (approx.) 
 

What percentage of your current positions are occupied by minorities? 38 % (approx.) 
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Estimated percentage of new hires who would be unemployed at time of hire:  16% 
 
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) 6 
 
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 – 5 Positions       No – 1 Position 
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:   
 
Beacon Communities LLC is an Equal Opportunity Employer that seeks a diverse pool of candidates. We 
are committed to a policy of equal employment opportunity without regard to race, color, ancestry, 
national origin, religion, disability, gender, gender identity, sexual orientation, age, veteran status or other 
protected class. 

 
VII.  CONSTRUCTION LABOR 

Note: Applicants will be required to comply with the Agency’s Local Labor Utilization Policy. 
 
Will you use contractors who: 

Have a certified apprenticeship program  Yes 10 % (approx.)  No 

Pay a prevailing wage  Yes       %  No 

Use local labor  Yes 15 % (approx.)  No 
 

Estimate the number of construction jobs 225 (approx.)   
 

VIII.  ENVIRONMENTAL REVIEW AND PERMITTING 

Environmental Assessment Form –  Short Form       Long Form  

Submitted to:  City of Ithaca Planning and Development Board 
Agency Name:  City of Ithaca Planning and Development Board 
Agency Address:  108 East Green Street 
City:  Ithaca State: NY Zip: 14850   
Date of submission: 5/30/2014  Status of submission: Final GEIS Accepted 
 
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.  
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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:   
 
The proposed project is part of the larger, transformative redevelopment of the former 95-acre Emerson 
Power/Morse Chain Facility site located in both the City of Ithaca and Town of Ithaca. 
 
A Generic Environmental Impact Statement (GEIS) for the larger 95 area site was developed. The City of 
Ithaca, as Lead Agency, elected to prepare a GEIS in accordance with the provisions of 6 NYCRR 617.9(b) 
and Section 176-9 of the Code of the City of Ithaca. 
 
The proposed project is located in both the City of Ithaca (Gateway) and the Town of Ithaca (Woods). The 
Town of Ithaca Town Board and Planning Board were two of the identified Involved Agencies. 
 
The final GEIS was accepted on February 26, 2019. The City of Ithaca’s Findings statement was approved 
on March 26, 2019 and the Town of Ithaca’s Findings Statement was approved on September 27, 2021, 
concluding the SEQR review process.  
 
There are no anticipated short-term construction impacts or other long-term impacts to existing or 
adjacent businesses/tenants that require mitigation. 

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

1.   City of Ithaca Site Plan Approval  Underway  

2.  Town of Ithaca Site Plan Approval  Underway  

3.  Building Permits  Permit Review Submission June 2026  
 

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 
primarily used in making sales of goods or services to customers who 
personally visit the project site? 

 Yes  No 

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

17



TCIDA/TCDC Application – (2026) 15 

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  No 

 
2.   Is the Project location or facility likely to attract a significant number of visitors 

from outside Tompkins County?  Yes  No 
 

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 
proposed Project would be located? 

 Yes  No 

 
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 

number of permanent, private sector jobs in the State of New York?    Yes  No 
 

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 
Project occupant from one area of the state to another area of the State?  Yes  No 

 
Will the Project result in the abandonment of one or more plants or facilities of the 
Project occupant located within the State?    Yes  No 
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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     No 
 
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? 
 
 At PILOT closing 
 
 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 

 
 
Dara Kovel confirms and says that he/she is the CEO of Beacon Communities LLC 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 
the Agency, except as otherwise provided by collective bargaining agreements, where practicable, the 
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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 
established by the Agency and set forth in transaction documents to be entered into by and between the 
Agency and the Applicant.  
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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.  
(ii) 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 cost incurred 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. 

 
I. 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. 

 
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. 
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Tompkins County Industrial Development Agency 
Board of Directors Meeting Draft Minutes 

June 10, 2026  
TC Legislative Chambers 

121 E. Court Street 
Ithaca, NY 14850 

 
 

Present: Jeff Gorsky, Ducson Nguyen, Jerry Dietz, Shawna Black, Prentice Smith, Greg Mezey 

Excused: Deborah Dawson 

Admin: Kellea Bauda, Kurt Anderson, Ina Arthur (IAED), Russ Gaenzle, Stephen Maier (Harris 
Beach Murtha, PLLC) 

CALL TO ORDER – Jeff Gorsky called meeting to order at 2:01 pm. 

PRIVILEGE OF THE FLOOR  
 
Amanda Kirchgessner – 4471 Jacksonville Rd., Trumansburg NY (comments were read by Kellea Bauda) 
 
Good afternoon. As I reviewed the 2025 Jobs Report, one question kept coming to mind. 
 
What level of underperformance actually triggers recapture, and can you show me a project besides Macom 
where that standard has been enforced? 
 
The report identifies thirteen projects that failed to meet their job creation or retention goals. Several missed by 
substantial margins. GreenStar reports 157 jobs against a baseline of 240. Tompkins Trust reports approximately 
251 jobs against a baseline of 300. Incodema, Carey Building, Ithaca Beer, and others all fell short of projections. 
Yet in case after case, the recommendation is "no action." 
 
I understand that COVID happened. Markets change. Businesses struggle. The issue is not whether there are 
explanations. The issue is accountability. 
 
If a project receives public subsidies based on promised economic outcomes, at what point do those promises 
matter? 
 
The report shows that projects benefited from nearly $11.8 million in tax exemptions in 2025 alone. Taxpayers 
are told these incentives are justified because they create jobs, retain jobs, and strengthen the local economy. 
But if significant underperformance consistently results in no recapture, no modification, and no consequence, 
then what purpose does the recapture policy actually serve? 
 
Macom appears to be the exception. My question is whether Macom represents the rule or whether it 
represents the only time the rule is applied. 
 
I would appreciate a clear explanation of what objective standard triggers recapture, how often it has been 
used, and whether the board believes the current policy is functioning as intended. Thank you. 
 
ADDITIONS TO THE AGENDA – None  
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BUSINESS  
 
2025 Jobs Report 
 
Kellea Bauda presented the 2025 Jobs Report along with the 2025 Project Report Chart to assess the progress 
of active projects towards achieving job retention and creation goals. This assessment is required at least 
annually to comply with State rules and regulations as well as the TCIDA’s Recapture Policy.  
 

There were 59 active projects in 2025 that were approved between 2003 and 2025. Fifty-two of those 
projects were under a PILOT agreement in 2025; they paid $4,687,831 in new property taxes and benefited 
from property tax exemptions of $8,422,802. Nine projects benefited from sales tax exemptions totaling 
$3,102,463. One project secured mortgage financing and received an exemption from the State share of 
the mortgage recording tax totaling $259,000. Projects reported 1,854 jobs in 2025. Of those that 
reported, total payroll was over $142 million with an average wage of $38.40 per hour. There were 16 solar 
projects representing 69.6 megawatts of renewable energy and 2,724 new housing units, 27.3% of which 
are affordable units.  
 

In addition to the Project Report Chart, information was provided for projects that have been completed 
and are beyond the first three years of its PILOT but job creation or retention goals have not been met. 
Thirteen projects did not meet job creation or retention goals. A narrative for each of these projects was 
reviewed along with recommendations regarding termination and/or recapture. Three of the projects 
(Hotel Ithaca/Lenroc, Therm Inc., and Transonic Systems) ended their PILOT agreements December 31, 
2025, and so no narrative was provided. 
 
Shawna Black and Prentice Smith commented that they agree with Ms. Kirchgressner’s comments that the job 
numbers are disappointing. They proposed having a discussion on enforcement of the Recapture Policy in terms 
of job creation. 
 
Jerry Dietz stated that an overly punitive stance could keep potential projects away. 
 
Greg Mezey commented that the answer is somewhere in the middle. Balance is needed. Some of the projects 
may have overestimated job creation number. 
 
Shawna Black stated that consistency is needed. 
 
Jeff Gorsky recommended not taking any action in terms of recapture and that there should be a future 
discussion of the IDA’s recapture policy and how to enforce job creation consistently. 
 
Jerry Dietz made a motion to accept the 2025 Jobs Report as presented and to accept the recommendation to 
take no action in terms of recapture. Prentice Smith seconded the motion. The motion was approved 6-0. 
 
TCIDA Local Labor Policy - Amendment 
 
The TCIDA Local Labor Committee met on July 1, 2026 and made the following amendment recommendations to 
the Local Labor Utilization Policy: 
 

• Effective July 1, 2026 to update the contact for the Tompkins-Cortland Building and Construction Trades 
Council to the incoming President, Marcus Williamee. 
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• The TCIDA may on a case-by-case basis waive the local labor requirement for all or portions of a project. 
Warranty issues, documented lack of qualified local bids or available workers, documented need for 
specialized skills not available locally, or a cost differential of ten percent (10%) or more are subject to 
approval by the TCIDA board of directors; other extenuating circumstances will receive an administrative 
review. 

 
Shawna Black made a motion to approve the recommended amendments to the TCIDA Local Labor Policy 
effective July 1, 2026. Ducson Nguyen seconded the motion. The motion was approved 6-0. 
 
CHAIR’S REPORT – Jeff Gorsky reported that this is Kellea Bauda’s last TCIDA Board meeting as she and her 
family are relocating. It has been a pleasure to work with her during her short tenure as administrative directors. 
She will be missed. 
 
Russ Gaenzle echoed the comments stating that working with her has been a joy.  
 
IAED is working on hiring a new Director of Business Services who will step into the administrative director’s 
seat. During this transition it was indicated that Kurt Anderson, IAED’s Director of Operations, will serve as 
interim administrative director to the TCIDA and TCDC. 
 
Greg Mezey made a motion to appoint Kurt Anderson as the interim administrative director of the TCIDA and 
TCDC. Jerry Dietz seconded the motion. The motion was approved 6-0. 
 
STAFF REPORT – Kellea Bauda reported the local labor default fee has been received from 121-125 Lake Street. 
 
Greg Mezey asked if the funds could be used towards supporting a local workforce training program. It was 
suggested that the TCIDA Labor Committee review options for using the funds and report back. 
 
The ABO audit of the Broome County IDA was briefly discussed. 
 
MINUTES 
 
Greg Mezey made a motion to approve the May 13, 2026 TCIDA Board minutes. Prentice Smith seconded the 
motion. The motion was approved 6-0. 
 
EXECUTIVE SESSION 
 
Jerry Dietz made a motion to the take the meeting into executive session to discuss pending or threatened 
litigation. Greg Mezey seconded the motion. The motion was approved 6-0. 
 
Greg Mezey made a motion to being the meeting out of executive session. Jerry Dietz seconded the motion. 
The motion was approved 6-0.  
 
The meeting was adjourned at 3:13 pm. 
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