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PROJECT AUTHORIZING RESOLUTION 
(Beacon Communities LLC Project) 

 
A regular meeting of the Tompkins County Industrial Development Agency was 

convened in public session on Wednesday, August 12, 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 PROJECT AS DESCRIBED BELOW; (iii) 
APPOINTING THE COMPANY AS AGENT OF THE AGENCY; (iv) 
AUTHORIZING THE NEGOTIATION, EXECUTION AND DELIVERY OF 
AN AGENT AND FINANCIAL ASSISTANCE AND PROJECT AGREEMENT, 
LEASE AGREEMENT, LEASEBACK AGREEMENT, TAX AGREEMENT, 
MORTGAGE 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, (B) A PARTIAL MORTGAGE RECORDING TAX 
EXEMPTION AND (C) 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, BEACON COMMUNITIES 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: (A) the acquisition by the Agency of a leasehold interest in 
approximately 9.04 acres of land located at 810 Danby Road and 620-40 Aurora Street, in the 
Town of Ithaca and City of Ithaca, Tompkins County, New York, respectively (collectively, the 
"Land"; being more particularly described as a portion of tax parcel numbers 40.-3-3 and 106-1-
82, as may be subdivided); (B) the planning, design, engineering, construction and equipping of 
approximately 230 apartment units, comprised of 100 one-bedroom units, 105 two-bedroom 
units and 25 three-bedroom units, all to be rented at regulated rents between 50-80% of area 
median income ("AMI"), together with related tenant amenity spaces, lobbies, common areas, 
site improvements, roadway improvements, access and egress improvements, storm water 
improvements, utility and infrastructure improvements, signage, curbage, sidewalks, and 
landscaping improvements (collectively, the "Improvements"); and (C) the acquisition of and 
installation in and around the Land and Improvements by the Company of certain 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 

and 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, (b) a partial mortgage recording tax exemption and (c) a partial 
real property tax abatement structured though the Tax Agreement ((a) through (c) are hereinafter 
collectively referred to as the "Financial Assistance"); and  
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WHEREAS, on July 8, 2026, the Agency, by duly approved motion, accepted the 

Application and directed that a public hearing be held; and  
 
WHEREAS, pursuant to Section 859-a of the Act, on (i) Wednesday, July 29, 2026, at 

11:00 a.m., local time, at the offices of the Tompkins County Industrial Development Agency 
(the "Agency") at 119 East Seneca Street, Suite 200, Ithaca, New York 14850 and (ii) Tuesday, 
August 11, 2026, at 1:00 p.m., local time, at the Tompkins County Legislative Chambers at 121 
E. Court Street, Ithaca, New York 14850, the Agency held public hearings with respect to the 
Project and the proposed Financial Assistance being contemplated by the Agency (collectively, 
the "Public Hearing"), whereat interested parties were provided a reasonable opportunity, both 
orally and in writing, to present their views. A copy of the Notice of Public Hearing published 
and forwarded to the affected taxing jurisdictions at least ten (10) days prior to said Public 
Hearing are attached hereto as Exhibit A; 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 City of Ithaca Planning and Development Board (the "Planning Board"), 

as an involved agency under SEQRA in connection with the Project, designated itself to act as 
Lead Agency for purposes of reviewing the Project as a proposed action under SEQRA and 
conducted a coordinated review of the Project; and 

 
WHEREAS, on October 2, 2014, the Planning Board issued a Positive Declaration of 

environmental significance requiring the preparation of the Draft Environmental Impact 
Statement ("DEIS") for the Project; and 

 
WHEREAS, at the conclusion of the SEQRA process, the Final Environmental Impact 

Statement (the "FEIS") was accepted by the Planning Board on March 26, 2019; and 
 
WHEREAS, at its March 26, 2019 meeting pursuant to SEQRA, the Planning Board, 

after considering the relevant environmental impacts, facts and conclusions disclosed in the 
DEIS and FEIS and weighing and balancing the relevant environmental impacts with social, 
economic and other essential considerations, adopted a resolution adopting its findings (the 
"Findings Statement") determining that (1) the requirements of 6 NYCRR Part 617 have been 
met; and (2) that consistent with social, economic and other essential considerations from among 
the reasonable alternatives available, the proposed action is one that avoids or minimizes adverse 
environmental impacts to the maximum extent practicable, and that adverse environmental 
impacts will be avoided or minimized to the maximum extent practicable by incorporating as 
conditions to the decision those mitigative measures that were identified as practicable; and 
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WHEREAS, pursuant to Article 18-A of the Act, the Agency desires to adopt a resolution 
approving the Project and the Financial Assistance that the Agency is contemplating with respect 
to 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 
area 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. Based on the DEIS, the FEIS and the Findings Statements, the Agency hereby 

finds and determines as follows: (i) the Agency concurs with the Planning Board that the 
"proposed action" is a "Type I" action, as that term is defined under SEQRA, (ii) that the 
environmental review of the "proposed action" pursuant to SEQRA was conducted by the 
Planning Board, (iii) the requirements of SEQRA have been met, and (iv) the Agency concurs 
with the Findings Statement and adopts said findings as its own. A copy of said materials are 
attached hereto as Exhibit B.  

 
Section 2. The Public Hearing held by the Agency on July 29, 2026 and August 11, 

2026, concerning the Project and the Financial Assistance, was duly held in accordance with the 
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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, (b) a partial mortgage recording tax 
exemption and (c) 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 $117,186,724.00, which result in New 
York State and local sales and use tax exemption benefits ("Sales and Use Tax Exemption 
Benefits") not to exceed $9,374,938.00.  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.   

 
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, 
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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, 2028 (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 not to exceed $166,997,063.00, to 
acquire the Facility and/or finance or re-finance equipment and other personal property and 
related transactional costs (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. 

 
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. 
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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:  
 

       Yea    Nay  Abstain Absent 
Deborah Dawson  [ ] [ ] [ ] [ ] 
Jeff Gorsky   [ ]  [ ] [ ] [ ] 
Ducson Nguyen  [ ] [ ] [ ] [ ] 
Shawna Black   [ ] [ ] [ ] [ ] 
Jerry Dietz   [ ] [ ] [ ] [ ] 
Prentice Smith   [ ] [ ] [ ] [ ] 

 Greg Mezey   [ ] [ ] [ ] [ ]  
  

The Resolution was thereupon duly adopted.  
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SECRETARY'S CERTIFICATION 
(Beacon Communities 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 August 12, 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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Exhibit A 
 

Notice Letter, Notice of Public Hearing, 
Affidavit of Publication of The Ithaca Journal 

and Minutes of Public Hearing 
 

[See Attached]
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Exhibit B 
 

SEQRA Materials 
 

[Attached Hereto] 
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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 Wednesday, July 29, 2026, at 11:00 a.m., local time, at the Agency's 
offices at 119 East Seneca Street, Suite 200, Ithaca New York 14850, in connection with the 
following matter:  

 
 BEACON COMMUNITIES 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: 
(A) the acquisition by the Agency of a leasehold interest in approximately 9.04 acres of land 
located at 810 Danby Road and 620-40 Aurora Street, in the Town of Ithaca and City of Ithaca, 
Tompkins County, New York, respectively (collectively, the "Land"; being more particularly 
described as a portion of tax parcel numbers 40.-3-3 and 106-1-82, as may be subdivided); (B) 
the planning, design, engineering, construction and equipping of approximately 230 apartment 
units, comprised of 100 one-bedroom units, 105 two-bedroom units and 25 three-bedroom units, 
all to be rented at regulated rents between 50-80% of area median income ("AMI"), together with 
related tenant amenity spaces, lobbies, common areas, site improvements, roadway 
improvements, access and egress improvements, storm water improvements, utility and 
infrastructure improvements, signage, curbage, sidewalks, and landscaping improvements 
(collectively, the "Improvements"); and (C) the acquisition of and installation in and around the 
Land and Improvements by the Company of certain 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, 
(ii) a partial mortgage recording tax exemption, and (iii) 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. 
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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 "Beacon Communities", no later than 1:00 
p.m. on Tuesday, July 28, 2026. 

 
Dated: July 16, 2026    TOMPKINS COUNTY INDUSTRIAL   
      DEVELOPMENT AGENCY 
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Minutes of Public Hearing 
Beacon Communities, LLC 
July 29, 2026 @ 11:00 am 

Ithaca Area Economic Development Office 
119 E. Seneca Street, Suite 200, Ithaca, NY 14850 

Present: Deborah Dawson, Prentice Smith, Jerry Dietz (TCIDA Board), Robert Lewis (SHIFT Capital), Kurt 
Anderson, Ina Arthur (IAED) 

1. Kurt Anderson called the public hearing to order at 11:01 am.

2. Kurt Anderson gave an overview of the project and the proposed initiative. He noted that the
Ithaca City School District submitted a letter to the TCIDA Board which will be provided to the
board at the August 12, 2026 board meeting for consideration.

3. Written comments submitted prior to the hearing were read into the record:

Vinh Le

Dear Members of the Tompkins County Industrial Development Agency, I am writing to strongly
oppose the proposed 30-year tax abatement for the SouthWorks housing development. While I
support affordable housing, I do not support granting decades of tax breaks based on speculation
and assumptions. If the financial impact on the Ithaca City School District and taxpayers is
unknown, the answer should not be to spend additional taxpayer money on yet another study.
The burden should be on the developer to demonstrate that this project will not harm local
schools and taxpayers.

At this point, there is insufficient justification for providing such an extraordinary tax benefit. Tax
abatements shift costs onto everyone else. Residents and businesses continue paying property
taxes while the developer receives a substantial reduction for 30 years. If the project cannot
move forward without such a large public subsidy, the public deserves a clear explanation why.

ICSD is already facing significant financial challenges. Approving a long-term abatement without
knowing whether school revenues will cover the costs of serving additional students creates
unnecessary risk for taxpayers. Families, seniors, and homeowners should not be expected to
absorb higher taxes or reduced services to offset a private developer's tax break.

I urge the IDA to reject this 30-year tax abatement proposal. If the IDA chooses to consider any
abatement, it should be limited to the standard terms available to comparable nonprofit
affordable-housing developments, not a special agreement that places additional burdens on
taxpayers.
Affordable housing is important, but so are fiscal responsibility, tax fairness, and protecting
public schools. The public should not be asked to subsidize a project of this scale without
compelling evidence that the benefits outweigh the costs. Thank you for your consideration.

Rhoda Maurer – 43 Woodcrest Ave.

As a resident of the city of Ithaca, I'm concerned about the unsustainable system currently 
in place to assist with affordable housing in the city.  From my current understanding, taxes 
are often waived and/or abated for an agreed amount of time for these developments, but 
the increase in operational costs for the increased number of children going to city schools 
and services provided by the city is burdened on existing tax-paying residents.  I am not 
against paying a fair level of taxes in the city or school district for services that support the 
well-being of our community.  But I also believe this reliance on existing homeowners is not 
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solving the systemic problem, only widening the gap between those who can afford to live in 
the city and those who cannot.  The city and school district should be looking at the totality 
of our tax system and finding new ways to transition the burden of new developments away 
from existing and future residents.   
 
At a very minimum, the Southworks Project and any other new development projects need a 
full study before any agreements are made.   

  
 Louisa Smieska 
 

To whom it may concern: 
 
I am extremely concerned to hear about the proposed 30-year tax abatement for the 
SouthWorks housing project. This is an extraordinary request given that typical property tax 
abatements for similar projects are on the order of 7-10 years.  
 
I agree that there is a strong need for affordable housing in the community but entering into a 
tax abatement agreement that will impact the taxpayers and therefore city services for decades 
should not be done lightly. 
 
I support the ITA's request to delay the IDA's decision on this proposal until impacts on the Ithaca 
and surrounding school districts can be fully studied. The current proposal does not include 
enough detail to make a fully informed decision.  
 
If the decision cannot be delayed, I would strongly support limiting the terms of a tax abatement 
to the standard 7-10 years available to comparable projects. The potential for exploitation and 
mismanagement under a 30-year abatement is just way too high.  

 
 Rebecca Stevenson 
 

I am writing to express my concern for the  long-term financial impact of the proposed 
SouthWorks projects and the tax abatement request on our schools.  As a concerned ITA 
member I would like to clarify my position. 
 
• We support the creation of high-quality, affordable housing at SouthWorks and want the 

project and its future residents to thrive. 

• A 30-year tax abatement should not be approved without a clear understanding of its long-

term impact on ICSD and neighboring school districts. 

• The application does not estimate the number of students the development may bring into 

ICSD or the educational resources they may require. 

• The application does not show ICSD’s annual or cumulative revenue under the proposed 

PILOT. 

• State aid does not necessarily increase by the amount ICSD will need to educate additional 

students. 
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• The IDA should delay its decision and study the school impact. If it will not delay, limit the 

abatement to the standard terms available to a comparable nonprofit affordable-housing 

development such as INHS. 

So, please delay the SouthWorks PILOT decision until its likely long-term impact on ICSD and 
neighboring school districts has been studied publicly. If the IDA will not delay, limit the 
abatement to the standard terms available to a comparable nonprofit affordable-housing 
development such as INHS. 

 
 Theresa Alt – 206 Eddy Street, City of Ithaca 
 

To the Board and staff of the Tompkins County Industrial Agency 
 
I am neither saying do nor don’t to the request of Beacon Communities for a major tax 
abatement. Rather I have questions. 
 
Have you done due diligence in verifying the claims of Beacon Communities as to their excellent 
reputation? 
 
Why do we now get this new request for a major tax abatement, when the whole Southworks 
project already got one? Should this one be limited to the additional workforce housing units 
beyond the number originally projected? 
 
Is there an estimate of the number of new children who will attend South Hill Elementary School, 
a junior high, and the high school? 
 
Should the abatement be limited to the years of construction, but, for school taxes, end when 
families move in and  the children actually add to the expenses of the schools? 
 
Should the abatement be similar to those previously granted to Ithaca Neighborhood Housing 
Services, not far bigger? 
 
It has already been argued that schools in this county need to be represented on the IDA, but this 
has not happened yet. 

 
 Kristin Herman 

 
Please delay the SouthWorks PILOT decision until its likely long-term impact on ICSD and 
neighboring school districts has been studied publicly. If the IDA will not delay, limit the 
abatement to the standard terms available to a comparable nonprofit affordable-housing 
development such as INHS.  
 
I am a teacher in the ICSD and a taxpayer in the City of Ithaca. I want to support all students as 
our community grows and ensure our budget is sustained through this growth without passing 
the cost on to me as a taxpayer. 
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Todd Kurzweil 
 

Must delay Southworks public hearing 
 
Totally opposed to giving Southworks any abatement and or additional financial assistance to 
make this project move forward 
 
TCIDA vote NO on Southworks  

 
Caitlin Eger 

 
 To the Members of the Tompkins County Industrial Development Agency: 
 

I am writing as a Tompkins County property owner, an Ithaca City School District taxpayer, and the 
parent of a child enrolled in the Ithaca City School District. I am deeply concerned that the 
proposed tax abatement for the Beacon Communities SouthWorks development places an unfair 
and unsustainable burden on our public schools. 
 
From the information presented publicly at the school board meeting, the tax abatement proposal 
appears to differ significantly from the standard tax abatement structures used for affordable 
housing developments. Rather than relying on a traditional assessed-value approach, the 
developer is requesting a 30-year PILOT based on a percentage of the project's first-year Net 
Operating Income (NOI), with annual increases limited to just two percent. 
 
As a taxpayer, I find this troubling for several reasons. 
 
First, the proposed payment structure appears to tie future tax payments to financial assumptions 
made during the first year of operation rather than to the property's assessed value. Unlike 
property assessments, which are conducted through an independent public process, first-year NOI 
is largely determined by the developer's operating decisions, creating a conflict of interest. If the 
initial NOI is understated or intentionally manipulated, taxpayers could be locked into decades of 
artificially low tax payments. 
 
Second, the proposed two-percent annual increase does not reflect the reality of educational cost 
projections. If this development generates additional students—(the school board estimated 
between 50 and 150 additional students in this phase of the project alone)—the School District 
will face higher costs for teachers, classrooms, transportation, special education services, and 
other essential programs. From what I understood in the Board of Education meeting, the 
district's back-of-the-envelope estimate is that the project will generate between $1.5M and $4M 
annual costs to ICSD in 2026 dollars. Those costs will not be limited to two-percent annual 
increases. 
 
I feel it is unreasonable to expect ICSD to educate additional students without receiving sufficient 
revenue to support them. The impact of this financing structure would trickle down negatively 
into large class sizes, delayed school building maintenance, and reductions in programming. 
Eventually, the shortfall will have to be addressed, and historically the burden has been on 
property owners such as myself in the form of increased taxes. None of those outcomes serves 
our community well. 
 
I am also concerned about the precedent this proposal could establish. The SouthWorks project is 
a planned multi-phase redevelopment  that will ultimately include many (possibly 800?) additional 
residential units in future phases. If this tax abatement is approved for the first phase, it seems 17



likely that similar requests will follow. The cumulative financial impact on the School District could 
become substantial, possibly destabilizing. 
 
I am not asking the IDA to reject affordable housing or redevelopment. Rather, I respectfully ask 
that you ensure any tax abatement is both transparent and fiscally responsible, and (at minimum) 
should cover the additional costs expected to the public education system. Before approving this 
proposal, I urge the IDA to require: 
 
-An independent analysis of the anticipated fiscal impact on the Ithaca City School District. 
-A comparison between the proposed NOI-based PILOT and a conventional assessed-value-based 
PILOT used for comparable affordable housing projects. 
-A clear explanation of why this project requires a tax structure that differs from established 
affordable housing financing practices. 
-A payment structure that more appropriately reflects the long-term cost of educating students 
who will live in the development. 
 
Our community needs affordable housing, but we also need strong public schools. These goals 
should not be viewed as competing priorities. We should strive for development that supports 
both. 
 
As someone who contributes to our schools through property taxes and entrusts my child's 
education to the Ithaca City School District, I ask that you carefully consider the long-term 
consequences of this proposal before establishing what could become a precedent for future 
developments. 
 
Thank you for your time, your service, and your thoughtful consideration. 

 
4. Public comment was heard from the following: 

 
Kathryn Cernera – 1375 N. Cayuga Street 

 
Good morning, my name is Kathryn Cernera. I am the President of the Ithaca Teachers 
Association. The Ithaca Teachers Association (ITA) is a union of nearly 600 professional 
educators in the Ithaca City School District. We serve as classroom teachers, subject area 
specialists, academic support teachers, speech and occupational therapists, school 
counselors, social workers, and psychologists. We work with students in grades pre-K 
through twelve, and support students across 12 school buildings and in numerous private 
schools in and around Ithaca. The ITA exists to prepare, organize, support and advocate for 
educators so we are better able to advocate for the needs of our students, and effectively 
provide a safe and supportive learning environment for all. 

 
As we all know, Ithaca has a need for the development of safe, affordable housing for our 
working families, and the p_rospect of a major project that could bring this type of housing to 
Ithaca is something to be excited about. As a union, we support projects that help provide 
our students and their families with housing. And I am here today to urge the IDA to 
strongly consider the impact that the tax abatements the developers of the Southworks 
project are requesting would have on our schools and our community as a whole before 
making a decision to grant these abatements. 
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Some of you may remember the Ithaca City School District budget failure and 7-million-dollar 
budget deficit of 2023. That year helped us all to see how thin the margins of our school 
budgets are and how little room there is for absorbing budget deficits without directly 
impacting our students' day to day learning experiences. In the 2023-2024 school year, our 
students saw their class sizes increase, lost beloved educators, and had to change their 
schedules and graduation plans at the last minute to accommodate dissolved programs. 
Today, two full school years later, we still live with those larger class sizes, smaller teaching 
and support staff, and not a single dissolved program has been restored. In my line of work, 
I know that the constraints of a single failed budget will be felt for years since there is no 
mechanism for schools to recoup these losses unless a new source of school revenue is 
found within the community. The Southworks proposal does not create new revenue, but 
instead would create new, additional, and compounding operational costs to the district. 
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These costs would inevitably result in even larger class sizes, even fewer staff members, even less 
choice of engaging and diverse curricular programs, OR they would result in even higher taxes for 
individual homeowners to offset these costs. Given that the current ICSD financial projections for this 
plan indicate that it would create up to 4 million dollar’s  worth of additional per pupil expenditures 
for every year the abatement is in place, and knowing that any budget deficits compound over time, 
we the teachers of the ICSD are rightfully concerned about the impact of this proposal on the quality 
of education we can provide to our students. 
 
Additionally, we are concerned about how the location of this new development will impact the 
long-term organization of the Ithaca City School District. Due to current housing trends, the only 
housing sectors in the Ithaca community that are still affordable to the average working family 
seeking to buy are the South Hill and Danby communities, a trend that is currently reflected in 
crowding at South Hill Elementary School. Staff who work at South Hill describe their school as 
"bursting at the seams". Teachers at South Hill already hold classes and services in closets, 
hallways, unfinished basement spaces, on the stage during lunch periods, and stairwells. The 
Lunchroom is packed. All of this energy in a school full of children is a wonderful problem to have, 
but the potential to add a significant number of new housing units to the school's footprint 
without a clear plan for how to accommodate that growth, coupled with the possibility of having 
little to no new tax revenue to make these accommodations, is a challenge that we simply cannot 
overcome. 

 
The fact of the matter is simple, the Ithaca community is committed to maintaining high-
quality schools, and running high-quality schools isn't cheap. Funding our schools 
primarily through the local property taxes of people who already own their homes 
while granting generous tax abatements to out of town developers stacks the deck 
against our kids and our community. Our taxbase is currently tapped out and doing the 
best we can to support our schools. I am simply here today to ask on behalf of our 600 
members and countless current and future students that the IDA consider that this 
proposal only be approved if it includes a clear plan for the developers to pay their fair-
share of Ithaca City School District taxes throughout the entire project. 

 
Thank you for your consideration.
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Wayles Browne – 206 Eddy Street 
 
Mr. Browne commented that he agrees with the previous speaker. He is concerned with the 
length of the proposed PILOT agreement. He stated he was in favor of affordable housing. 
 
Jill Tripp – 112 First Street 
 
Ms. Tripp lives in Ithaca and is on the ICSD Board of Education but is speaking for herself. The 
length of the proposed PILOT is an issue. Thirty years is three generations of students. She feels 
that a study is needed to find out the number of children this project will bring and where they 
will be coming from. 
 
Peter Wissoker – 205 N Tioga Street 
 
Let me start by saying this is a great project. We should support it. The question, however, is how 
to best so this without hurting ourselves in the process. Along with applying the lessons of Arthus 
and Asteri when it comes to who will live in the complex, we need to come to terms with the 
generosity and necessity of the proposed tax abatement. I ask the IDA board to hold off voting on 
the project until you get the accurate, detailed information that will enable you to make an 
informed decision about whether support the developer’s requested PILOT in its current form or 
revise the offer to better protect the resources of our taxing jurisdictions.  
 
At this point there is no schedule for the amount of the PILOT payments, nor is there any 
discussion in the paperwork of why the proposed PILOT should be considered instead of the 
IDA’s usual schedules for tax abatements. The supplied value of the building, from which we 
calculate the total value of the abatement, appears to understate the value of the completed 
project by a factor of two to three, compared to a cap rate-based estimate; it currently stands at 
is only two-thirds the assessed value of Ithaca Arthus. This is a problem. By their own estimate, 
we are talking about $7 million in property tax abatements alone. Without the schedule or 
pricing, it is hard to know what the real figure is. 
My concern is that we are being more generous than is appropriate, given the developer. I firmly 
believe we should give this the project the help it needs, but not the help it doesn’t. We’re 
talking about a company that according to its application owns 20,000 rental units, not a small, 
local builder. They see profit in the building. That’s fine, but let it be a fair profit rather than 
enriching their management by draining our coffers. We should not be giving them an abatement 
that is as generous as what we give INHS because they don’t need that level of support. Let me 
suggest a few issues with the agreement: 
 
1. According to Item 5 in the Community Benefits Memo, the suggested PILOT is calculated 

based on the first year’s net operating income. Even if you buy the idea that the PILOT should 
take this form rather than our traditional one, using Year 1 as the basis for the PILOT will peg 
the starting point for the PILOT at a lower point than it should be. It will take some months 
for the building to fill (or maybe more) and we are cheating ourselves if we use Year 1 
instead of Year 2 as the starting point. 
 

2. Item 5 also states that the PILOT payments are meant to increase by 2% annually. How could 
we agree to this? Even the Federal Reserve can hold costs down to 2%. It will only result in 
the real value of the payments shrinking over time, even as the value of the property itself 
increases and the costs to the city, town, and school district grow.  
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3. I believe the amount of the abatement is being dramatically understated, assuming (it’s hard 
to tell), if it is based on the $12.5M “as-built assessment of the two tax ID parcels” described 
in Item 5. (By comparison, Arthus is assessed at $19.16M and it has 123 apartments all in one 
building.) Given that the anticipated NOI of the project’s first year is $1,446,367 (calculated 
from the initial PILOT payment divided by 12.5%), and the area’s cap rate is somewhere 
between 4% and 6%, this suggests the value of the project is closer to between $24.1M (at 
6% cap rate) and $36.2M (at a 4% cap rate). You need to demand better information from 
staff and consider the amount of the PILOT based on it. 

  
4.  If you go ahead and fund the project, I’d ask the following: 

• Once it is completed, all jobs associated with the project should pay a living wage: The 
agency should require that all workers who are attached to the project through Beacon 
Communities, the LLC, or the services hired to do work such as janitorial services, 
security, etc., should be guaranteed a living wage. 

• Prevailing wage/apprenticeship should be attended to: The agency should require that 
the developer use a contractor who pays the prevailing wage as well as contractors who 
have an apprenticeship program. The developer should work with the contractor to meet 
these conditions.  

• Sale Contingency: Taxing entities should profit from the project’s sale: If the applicant 
resells either or both parcels and buildings, the state, city, county, and schools should 
either be repaid for any taxes they have foregone plus interest or be those taxes should 
be treated as invested equity and the taxing entities should be profit from the sale in an 
amount equal to the percentage of their equity in the project. 

 
Garrick Blalock – 411 Taylor Place 
 
Mr. Blalock worked on the environmental review for the Southworks site. He is also a member of 
the ICSD Board of Education. He would like to know the number of students this project will bring 
into the school district. He referenced a meeting the finance committee of the BOE had in 
December 2024 when Rich John visited. The questions the ICSD has asked in their letter to the 
TCIDA Board have been asked before and should be answered. 
 
Rich John – 502 E Seneca Street 
 

Thank you for your service to economic development in Tompkins County I 
come in support of this proposed development at Southworks. As you know I 
sat on the other side of the table and voted in support of moving this derelict 
property back into use. This was the biggest project any of us had voted on and 
we spent a substantial  amount of meeting time and non-meeting time 
studying it. We took input, we did tours, we hired consultants 
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For those of you who were not on the IDA when this project was originally approved, I want 
to assure you that we did the homework. You can always do more, but this project has 
been examined. And the IDA set up this structure to make sure as each of the phases were 
reached, a new review would occur. While that IDA had the authority to grant a blanket 
approval, the concern was that it would be an exercise of too much power. The thinking 
behind this structure was to make sure each phase still made sense and needed support as 
time went on. But please do not interpret the structure as anything other than support for 
getting the whole property back to life. The consensus then was a hope that future 
members of the IDA would also understand and support the long-term benefit of getting 
this project built. 

 
It is worthy of support from the standpoint of continuing the environmental clean-up of the 
site, jobs, job training, economic revitalization, and bringing an entirely new neighborhood 
to our community. With appropriate covenants on affordable housing management in this 
phase, this is a good and necessary improvement for our community. 

 
I decided to come and speak with you after reading the news article on objections from 
some members of the ICSD Board. 

 
First, I am concerned that the objections appear to be related to land use questions that 
should be addressed to the City and Town Planning Boards. If housing is not the right use, 
then those Boards should be making those decisions. Attempting instead to get the IDA to 
kill the project creates a conflict with the two Boards that are actually charged with 
balancing the concerns raised. Bringing the argument here also bypasses the County, City 
and Town that would all suffer if the project were not built. 
 
But, here we are. So, at the risk of stepping on the Planning Boards, 

 
If there has been one consistent message received from the County Legislature, the Planning 
Department, the Assessment Department, Social Services, the Continuum of Care, 
consultants, realtors, and as indicated by local real estate prices, it is that Tompkins County 
has needed more housing.
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Perhaps we have met the need in market rate housing, but still likely not in affordable and 
workforce housing. In answer to this expressed need, the IDA has been effective in helping to get 
new units of housing built. What is interesting is that the IDA has approved far more affordable 
units than the 230 proposed here, and at the same time ICSD enrollments have gone down at the 
same time. It is also interesting that the IDA has only heard objections about the Southworks 
project, but not the other affordable housing. I am not sure why. 

 
The concerns put before you today appear to contradict the ICSD consultants who in January 
indicated enrollments would continue to shrink by as much as 30% in the next decade. And the 
elementary schools are at 50 -60% capacity now. It is not clear how the number, a potential 150 
new students, was estimated, but this unlikely worst-case scenario would seem to be entirely 
manageable if it were to occur. 

 
And a second statistic that bears examination is the $25K per student leading to a claim of a 
potential financial impact of $4 Million. That $25K is arrived at by dividing the budget by the 
students. Adding or subtracting a student does not add or subtract $251< unless the budget is 
completely elastic. But, of course, all the fixed costs of running the school, both in the capital and 
operating budgets, would not change. What would be useful to see is what the true marginal cost 
difference of adding a student might really be. But it is not $4 Million. 

 
Further, Southworks should not be considered in a vacuum. This IDA has approved projects over 
the past many years that have added great value to the tax base. All of those prior projects have 
helped fund the schools. Residential school taxes would be much higher if all that value had not 
been developed. It is just wrong to look at Southworks without also including the continuum of 
projects that are paying taxes. Context matters. 

 
The present proposed phase is one among many that depend upon each other. 
Saying no would likely jeopardize the overall project from continuing. Get more information if you 
need it; information that is based on reasonable assumptions and good numbers. 
But remain clear eyed that delay can be death to the whole enterprise. The application is looking 
for an October start. Please help that happen. 
 

5. The hearing was adjourned at 11:38 am. 
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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 Tuesday, August 11, 2026, at 11:00 a.m., local time, at the Tompkins 
County Legislative Chambers at 121 E. Court Street, 2nd Floor, Ithaca, New York 14850, in 
connection with the following matter:  

 
 BEACON COMMUNITIES 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: 
(A) the acquisition by the Agency of a leasehold interest in approximately 9.04 acres of land 
located at 810 Danby Road and 620-40 Aurora Street, in the Town of Ithaca and City of Ithaca, 
Tompkins County, New York, respectively (collectively, the "Land"; being more particularly 
described as a portion of tax parcel numbers 40.-3-3 and 106-1-82, as may be subdivided); (B) 
the planning, design, engineering, construction and equipping of approximately 230 apartment 
units, comprised of 100 one-bedroom units, 105 two-bedroom units and 25 three-bedroom units, 
all to be rented at regulated rents between 50-80% of area median income ("AMI"), together with 
related tenant amenity spaces, lobbies, common areas, site improvements, roadway 
improvements, access and egress improvements, storm water improvements, utility and 
infrastructure improvements, signage, curbage, sidewalks, and landscaping improvements 
(collectively, the "Improvements"); and (C) the acquisition of and installation in and around the 
Land and Improvements by the Company of certain 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, 
(ii) a partial mortgage recording tax exemption, and (iii) 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. 
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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 "Beacon Communities", no later than 1:00 
p.m. on Monday, August 10, 2026. 

 
Dated: August 1, 2026    TOMPKINS COUNTY INDUSTRIAL  
       DEVELOPMENT AGENCY 
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​
Ithaca City School District 

Board of Education 
400 Lake Street 

Ithaca, New York 14850 
(607) 274-2102 

 
 
Tompkins County Industrial Development Agency​
119 East Seneca Street, Suite 200​
Ithaca, New York 14850 
 
Re: Proposed Beacon Communities LLC project at SouthWorks 
 
Dear Board of Directors: 
 
The Ithaca City School District Board of Education writes in reference to the proposed two-building 
project by Beacon Communities LLC at SouthWorks. In short, our position is that this project should be 
paused until the completion of a comprehensive study of its impact on the Ithaca City School District, the 
“District.” Our concerns are below: 
 

●​ As members of the Board of Education, we are stewards of the District’s fiscal health.  
●​ The District is responsible for providing every child residing in the District with a free, 

high-quality public education. 
●​ Approximately 70% of the District’s revenue comes from local property taxes. 
●​ Development that brings children but contributes little or no property tax revenue is a concern. 
●​ Based on the proposed configurations of the 230 units, we estimate that 150 children will attend 

District schools. 
●​ At our approximate marginal tuition cost of $25k per child, the total cost to the District could 

approach $4M per year if those children are new to the District. 
●​ We recognize that our revenue is based on development of the community as a whole, e.g., 

projects in Collegetown might pay property taxes with few or no children. 
●​ Nonetheless, even at its approximate assessed value of $12M, this project would generate about 

$180k in school taxes, the equivalent of about seven students. 
●​ The developers propose a PILOT payment of 12% of NOI, which would presumably result in 

school taxes well below the $180k. 
●​ The developer has significant control over the first-year NOI. E.g., the developer could increase 

operating costs, such as security patrols, and reduce revenue, such as parking fees, to ensure a 
first-year NOI close to zero. 

●​ This tax amount would increase by only 2% per year for 30 years, well below typical tax bill 
increases, ensuring a reduction in relative taxes over time. 

●​ Thus, whereas most TCIDA projects migrate to full tax bills after 7 or 10-year abatement, this 
project would pay little to no taxes for 30 years. 

●​ The District receives none of the sales tax revenue that this project could potentially generate. 
●​ It is our fiduciary duty to express caution and request a pause of this project pending the 

information requested below. 
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We are requesting a detailed year-by-year comparison showing: 
 

1.​ Full school taxes at projected assessed value. 
2.​ ICSD’s actual share of the proposed PILOT. 
3.​ Estimated school taxes forgone each year. 
4.​ Assumptions for net operating income, vacancy, rent growth, expenses, and management fees. 
5.​ Expected number of school-age children by unit type. 
6.​ Anticipated school assignments and transportation requirements. 
7.​ Treatment of future assessments, refinancing, ownership changes, and expansion. 
8.​ Audit rights and annual access to certified project financial statements. 
9.​ Clawback or renegotiation provisions if affordability restrictions are reduced or project 

finances outperform projections. 
10.​ Whether a minimum annual school payment or per-unit school impact payment is possible 

instead. 
11.​ The loss of state education aid to Tompkins County, to the extent that children drawn from rural 

districts, which receive ~70% per-child state aid, are moved to ICSD, which receives only 30% 
per-child state aid. 

 
The first sentence of the TCIDA “Programs and Policies” page states:​
​
“The primary mission of the Tompkins County Industrial Development Agency (TCIDA) is to offer 
economic incentives to Tompkins County businesses in order to create and retain quality employment 
opportunities and strengthen the local tax base.”​
​
The Board of Education of the Ithaca City School District does not believe that a project that will pay 
little to no taxes for 30 years is consistent with the TCIDA mission of “strengthening the local tax base.” 
We do believe, however, that a high-quality and fiscally sound school district will advance this mission. 
We ask that the TCIDA pause this project until the above questions can be investigated. 
 
 
Sincerely, 
 
BOARD OF EDUCATION OF THE 
ITHACA CITY SCHOOL DISTRICT 
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[DATE] 
 
In the first quarter of 20xx, you submitted the required [previous year] Annual Audit Employment 
Verification Report for your Tompkins County Industrial Development Agency (TCIDA) project. 
After reviewing the report, it appears that your company did not create the required jobs according 
to the Project  Agreement, which is an Event of Default (as defined in the Project  Agreement) and 
subject to review by the TCIDA Board of Directors. 
 
This Event of Default may be waived by the TCIDA Board of Directors if reasonable cause is given. 
Please complete and return this form by [DATE] via mail to the address below or email to 
info@IthacaAreaED.org. Failure to receive a waiver may result in termination of benefits through 
TCIDA. 
 
Should you have any comments, concerns, or questions, please contact [ADMINISTRATIVE 
DIRECTOR] at (607) 273-0005. 
 
 
 
 
Project Name: 
 
Project Location: 
 

Jobs Required per Agreement: __________ 
 
Jobs Reported as of 12/31/20xx: __________ 
 

1. Total jobs as of x/xx/20xx: __________ 
 

2. Please provide clarification and comment on why jobs were not met. (Include 
additional pages if needed). 
 
 
 
 
 

3. Please list ongoing efforts to maintain and create jobs. (Include additional pages if 
needed). 
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Tompkins County Industrial Development Agency
Quarter #2 Financial Report
June 30, 2026

2026 Year to Date % of Budget
Budget 2026

 Starting Balance 1,575,975$            

Income
Fees from Projects 1,194,981$            1,546,690$   129%
Fees from Penalty 94,991$        
Savings Interest 23,000$                 34,285$        149%
Checking Interest 400$                      26$               6%

Total 1,218,381$            1,675,991$   138%

Expenses
Administration 483,320$               241,660$      50%
D&O Insurance 1,600$                   1,362$          85%
Misc Studies Housing Study 75,000$                 -$              
Contract Svc/broadband 2021 255,500$               -$              0%
Contract Svc/wayfinding 2022 10,222$                 10,222$        100%
Attorney Fees -$                       -$              
Audit 16,000$                 13,700$        86%

Total 841,642$               266,944$      32%

Ending Balance 1,952,714$            2,985,022$   
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Local Labor Committee Meeting Minutes 
July 30, 2026 9:00 AM 

119 E. Seneca Street, Suite 200, Ithaca NY 
 

 
Committee Members:  Prentice Smith (Chair), Ducson Nguyen, Fred Swayze, & Rick Warner  
 
Staff: Kurt Anderson, Hailey Grasso, Ina Arthur (IAED) 

 
Meeting was called to order at 9;00 am 
 
Local Vendor List for projects 

The TCIDA Local Labor policy references the availability of a local vendor list for projects to contact while they 
are soliciting bids for construction work. This is to help them utilize available local labor. This list has not yet 
been obtained. How can this be rectified? 
 
Contacting the local union halls and requesting their bargaining contractor list was suggested. 
 
Staff will also attend the next Building Trades Council meeting to update that this request will be forthcoming. 
 
Workforce Development Training Fund 

 
Recently the TCIDA Board imposed a penalty fee on a project that fell short of the local labor policy requirement 
of 75% local labor use. The fee was determined using the difference between the required percentage and the 
actual percentage from the project. It has been suggested that this fee along with a future “good faith” payment 
from a large utility scale solar project be used to fund local workforce development training programs. 
 
The process on how training programs could apply for the funds was discussed. Items discussed were: 

• Notification process 
• Application creation and timeline 
• Review committee members (subset of labor committee, WFDB director, IAED staff) 
• How often a program can apply 
• Reporting requirements 
• Should money be paid up front or after work is completed 

 
Staff will review financial projections of funds for this opportunity. Staff will also review optics to see if projects 
may just pay the fee vs. utilizing local labor. 
 
Affordable housing projects exemption from local labor requirement 
 
Currently, affordable housing projects are exempt from the TCIDA local labor requirement. Should this change?  
 
It was suggested that affordable housing project be subject to the requirement but at a lower percentage. 
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Also, if the projects receive state or federal subsidized funding, perhaps that percentage could go up. 
 
Engaging with the TCIDA Housing Committee to discuss this further was discussed. 
 
The meeting was adjourned at 9:47 am. 
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Tompkins County Industrial Development Agency 
Board of Directors Meeting Draft Minutes 

July 8, 2026  
TC Legislative Chambers 

121 E. Court Street 
Ithaca, NY 14850 

 
 

Present: Deborah Dawson, Ducson Nguyen, Jerry Dietz, Shawna Black, Prentice Smith, Greg 
Mezey (remote) 

 
Excused: Jeff Gorsky 
 
Guests: Daniel Bellgraph, Teasha McKoy (Beacon Communities, LLC), Robert Lewis, Sarah Barden 

(Shift Capital) 

Admin: Kurt Anderson, Ina Arthur (IAED), Russ Gaenzle (Harris Beach Murtha, PLLC; remote) 

CALL TO ORDER – Deborah Dawson called meeting to order at 2:13 pm. 

PRIVILEGE OF THE FLOOR  
 
Theresa Alt – 206 Eddy Street, City of Ithaca 
 
I looked at the Beacon Community application. This is the workforce housing that this city and 
community needs. Of course, whether it actually works depends on whether the rents turn out to 
really be affordable to people at such incomes. Library Place long ago gained support from the IDA with 
claims that were not reflected in the resulting apartments. 
 
I hope the IDA also examines critically some of the other claims that the developers are making. For 
instance, they say that the apartments will be within easy walking distance of South Hill Business Park, 
where buses stop. I have tried to walk to South Hill Business Park. It was very hard. There is no 
sidewalk along the west side of Aurora Street where Southworks will be. The Town of Ithaca considers 
it enough to have a sidewalk along the east side of the street, but it is impossible to cross from high up 
a steep slope where the sidewalk is, with a ditch at the bottom, to the to the west side where the 
Business Park is. I had to walk all the way up to the light at Ithaca College, cross the road there, and 
then walk over grass to the parking lot where, I think, the bus stops. In my case I was looking for a 
meeting room. I worry that people will move in, and when they find out how difficult it is, will buy cars. 
I would also worry about whether the buses will go to Cornell, where the jobs are likely to be. 
 
I also see a problem with the partial financing by LIHTC. This lasts thirty years. Then the tenants are 
evicted and the apartments refurbished to be expensive. That happened recently at Chestnut Hill, now 
called Whispering Woods. 
 
Beacon claims to have a track record throughout New York State.  Please do due diligence and check it 
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out not only with business organizations but also with tenants’ unions in the places where they 
operate. 
 
Zachary Winn (remote) – Mr. Winn requested a status update of the agreement between the TCIDA 
and the Vecino Group (Asteri). The broken windows from three months ago are still broken. Conditions 
are still not remedied. Evictions are happening. 
 
ADDITIONS TO THE AGENDA – None  
 
BUSINESS  
 
Beacon Communities, LLC – Application 
 

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 additional amenities. 
 
Dan Bellgraph of Beacon Communities spoke to the Buffalo, NY-based company’s mission and the 
corporate team that supports the on-site management team. He stated that there will be no 
supportive housing component. The housing project originally started smaller with less than 100 units 
but in working with HCR, they were encouraged to increase to the 230 units in this application. Beacon 
will be working with HCR subsidy loans, tax credits, and ESD infrastructure fundings/grants that were 
awarded to the City and County for this project site. 
 
Shawna Black asked about the onsite management team and security plans. Mr. Bellgraph reponsed 
that there will be three property managers and three maintenance staff on site. The staff will have the 
full support of the Beacon home office team as well. Security will include cameras and secure access 
protocols. 
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Ducson Ngyuen asked about the high cost per unit figures. Mr. Bellgraph responded that the higher 
than normal cost per unit is driven by the infrastructure costs such as sewer and roads. The project will 
benefit from grants that were awarded to Tompkins County and City of Ithaca to support infrastructure 
costs for this site. Mr. Lewis noted that the $38M Achieve grant awarded to Southworks will not be 
available to support the housing development. 
 
Jerry Dietz asked about the unit mix, as there are not a lot of 3-bedroom units. Mr. Bellgraph 
responded that the decision is driven by demand for 3-bedroom units. Whereas the apartments will 
not have many 3-bedroom units, they will be featured in the townhomes in “The Woods” section. 
 
Other items that were discussed were: 

• The funding model through HCR, which includes tax credits via tax-exempt bonds, will generate 
65% of the project funding. 

• Property management approach and tenant selection plan includes evaluating household size 
and if potential tenants are housing stable. 

• The general contractor will be Pike Construction and although the estimated use of local labor 
is low, affordable housing projects are exempt from the Local Labor Utilization Policy. 

 
Jerry Dietz made a motion to accept the application and move it to a public hearing. Ducson Nguyen 
seconded the motion. The motion was approved 5-0 (Greg Mezey was unable to vote). 
 
Job Creation Accountability – Discussion 
 
It was noted that most IDAs in NYS ask for an explanation from projects when job projections are not 
met. Some like COMIDA have an actual form that is sent to delinquent projects. The use of a form was 
discussed and determined it would be useful for gathering metrics.  
 
The need to hold projects accountable as well as allow them the “ramp up” time to fulfil their 
projection was discussed. 
 
Harris Beach and staff were tasked with developing a draft form for discussion. 
 
CHAIR’S REPORT – None 
 
STAFF REPORT – Kurt Anderson reported that a second Local Labor Committee meeting has been set 
up for July 30, 2026. The committee will discuss use of funds (penalties or other) that could support 
workforce training. 
 
MINUTES 
 
Ducson Nguyen made a motion to approve the June 10, 2026 TCIDA Board minutes. Jerry Dietz 
seconded the motion. The motion was approved 5-0. 
 
EXECUTIVE SESSION 
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Jerry Dietz made a motion to the take the meeting into executive session to discuss pending or 
threatened litigation. Ducson Nguyen seconded the motion. The motion was approved 5-0. 
 
Jerry Dietz made a motion to being the meeting out of executive session. Prentice Smith seconded 
the motion. The motion was approved 5-0.  
 
The meeting was adjourned at 3:30 pm. 
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