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OCIDA PROJECT MEMO –AUGUST 13, 2021 

Project Name:  Air City Lofts Phase 3 

Location: 1371 Floyd Ave, Rome  

Applicant: B240 LLC, 18 Division St, Saratoga Springs, NY 12866 

BQOZF New York LLC  18 Division St., Suite 401, Saratoga Springs, NY 12866    21% 
QOZ Saratoga LLC  659 N. Broadway, Saratoga Springs, NY 12866      79% 

Proposed Project: 

Phase 3 of The Air City Lofts project is the construction of 2, 4-story building housing a total of 
100 residential apartment units on a 2 acre site. The apartments will be a mix of studio and 1 & 
2 bedroom layouts. The buildings will be mirror images of the buildings constructed in prior 
phases. Parking accommodations for this project were completed in the prior project phase. 3. 
Under the Agency’s Market-Rate Rental Housing Development Scoring System, no points were 
awarded for Mixed-Use (20 potential points), as there is no retail space planned for this phase 
of the Air City project. Scoring the full number of points in the other categories (80 total points), 
the project, is eligible for the Tier 1 Housing PILOT (60 minimum), and that is what the 
estimated Agency PILOT benefit value reflects.  

 Employment:  Create: 2 FTE 

See next several pages for previous B240 – Air City Apartments Project Memos 

Project Costs

Land Acquisition 171,667$  

Existing Building(S) RENOVATION -$  

NEW Building(s) CONSTRUCTION 19,512,004$       

Site Preparation/Parking Lot Construction 1,976,831$         

Architectural & Engineering 269,447$  

Legal Fees (applicant, IDA, bank, other counsel) 48,000$  

Financial (all costs related to project financing) 557,954$  

Other 152,499$  

Agency Fee 81,928$  

TOTAL COST OF PROJECT 22,770,330$       

Estimated IDA Benefit Values

Real Property Taxes Abatement 753,348$  Tier 1 Housing

Mortgage Tax Abatement $  136,628

Estimated Sales Tax Abated During Construction 648,925$  

Total: $        1,538,901
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OCIDA PROJECT MEMO –MAY 13, 2019 

Project Name:   B240 Site Mixed Use Project Phase 1 

Location: 1371 Floyd Ave, Rome  

Applicant: B240 LLC, 18 Division St, Saratoga Springs, NY 12866 

Principal Owners: Alfio Bonaccio, Jr and Hampstead America LLC 

Proposed Project: 

Phase 1 is the purchase of 4± acres (bisected by entry street from Route 825/Hangar 
Rd. roundabout (1.7 acre & 2.6 acres respectively) 

New Construction: 
2 Buildings (one on each side of the entry street) 
1St Floor Office/Retail/Commercial. Sq. Ft.: 30,600 estimated sq. ft. total. 
2nd through 4th Floors: 84 market rate residential one and two bedroom apartments. 

Estimated Project Costs 
Acquisition of Land  $    294,000 
New Construction  $     18,137,754 
Fees/Permits  $      20,450 
Legal Fees  $      45,700 
A&E  $    499,363 
Finance Interest  $    397,844 
Other  $    412,050 
Agency Fee  $      76,963 

Total  $     19,884,124 

Employment:        Create: 47 FTE    

Estimated Incentives Request Values 
Tier 1 Housing PILOT 
Score: 100 pts 

 $      2,397,783 

Mortgage Tax Exemption  $     119,310 
Sales Tax Exemption  $     620,000 

Total  $      3,137,093 

SEE NEXT PAGE FOR APPROVED PILOT
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APPROVED May 2019
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OCIDA PROJECT MEMO –MAY 11, 2020‐ CORRECTED MAY 15 2020 

Project Name:  Air City Lofts Phase 2 

Location: 1371 Floyd Ave, Rome  

Applicant: B240 LLC, 18 Division St, Saratoga Springs, NY 12866 

BQOZF New York LLC  18 Division St., Suite 401, Saratoga Springs, NY 12866      21% 
QOZ Saratoga LLC  659 N. Broadway, Saratoga Springs, NY 12866                         79% 

 

Proposed Project:  

Phase 2 is the purchase of 6± acres on the west side of the new boulevard entrance, across 
from Phase 1 buildings, and the construction of 2 mixed-use buildings, totaling 26,000 SF of 
commercial space for lease and 72 apartments for rent. Both buildings will be four stories and 
mirror images of Phase 1 architecture. 1st floors will be commercial and floors 2-4 residential. 

 

 

Proposed PILOT (approved May 15, 2020) 

  

      
 

Employment:  Create: 34.5 FTE  

Project Costs

Land Acquisition 441,527$            

NEW Building(s) CONSTRUCTION 16,515,079$       

Site Preparation/Parking Lot Construction 3,102,505$         

Architectural & Engineering 366,950$            

Legal Fees (applicant, IDA, bank, other counsel) 78,000$              

Financial (all costs related to project financing) 517,961$            

Permits 250$                  

Other 271,189$            Soft costs associated with

Agency Fee 78,425$              development & leasing

TOTAL COST OF PROJECT 21,371,886$       

Year No PILOT % Abatement FIXED Payments

1 167,882.76$              100% ‐$                             

2 170,401.00$              100% ‐$                             

3 172,957.02$              100% ‐$                             

4 175,551.37$              75% 43,887.84$                 

5 178,184.64$              70% 53,455.39$                 

6 180,857.41$              65% 63,300.09$                 

7 183,570.27$              60% 73,428.11$                 

8 186,323.83$              55% 83,845.72$                 

9 189,118.68$              50% 94,559.34$                 

10 191,955.46$              45% 105,575.51$               

11 194,834.80$              40% 116,900.88$               

12 197,757.32$              35% 128,542.26$               

13 200,723.68$              0% 200,723.68$               

14 203,734.53$              0% 203,734.53$               

15 206,790.55$              0% 206,790.55$               

Total  $         2,800,643.32  1,374,743.90$           

 $                              ‐    Est. PILOT Value (1,425,899.42)$          

Estimated Benefit Values

PILOT 1,425,899$     

Mortgage Recording Tax 128,235$        

Sales Tax Exemption 598,993$        

Total: 2,153,127$     
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OCIDA PROJECT MEMO –JULY 14, 2020 

Project Name:  Air City Lofts Phase 2 

Location: 1371 Floyd Ave, Rome  

Applicant: B240 LLC, 18 Division St, Saratoga Springs, NY 12866 

Request: 

Increase Sales Tax Exemption Value from $598,993 to $752,364 due to increased estimated 
project costs. Project total increases to $21,758,808 from $21,371,886 

APROVED August 14, 2020
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11(c) Have you experienced any employment changes (+ or -) in the last three (3) years?

assistance is granted.

(17)

Number of Jobs 
BEFORE Project 

Location 
1 

Location 
2 

Location 
3 

Location 
4 

Location 
5 

Total 

Address in NYS 

Full-Time Company 

Full-Time Independent 
Contractors 

Full-Time Leased 

Total Full-Time BEFORE 

Part-Time Company 

Part-Time Independent 
Contractors 

Part-Time Leased 

Total Part-Time BEFORE 

Continued on next page

Part IX: Employment Information

"FTE" shall mean a full time employee that has a minimum of thirty-five (35) scheduled hours per week, or any 
combination of two or more part-time employees that work a minimum of fifteen (15) scheduled hours per week, 
when combined together, constitute the equivalent of a minimum of thirty-five (35) scheduled hours per week, and 
whose workplace location is the project facility. For this purpose an employee shall include a leased employee 
regularly retained by the company.

11(a) Estimate how many construction jobs will be created or retained as a result of this project.

11(b) Will the project preserve permanent, private sector jobs or increase the overall number of
permanent, private sector jobs in the State of New York?

No Yes  If Yes, explain below.

11(d) Job Information related to project ***

Estimate below how many jobs will be created and retained as a result of this project, if OCIDA 

Total FTE BEFORE*

*For Total FTE BEFORE add full-time employees (line A) plus part-time employees that have been converted to FTE (line B).

A.

B.

PLEASE MAKE SURE PART-TIME EMPLOYEES ARE TURNED INTO FULL 
TIME EQUIVALENTS (FTE) IN THE TOTALS ON THE BOTTOM-See Pg. 19.  

Yes      No If Yes, explain below.

25

✔

construction employment, management company employment

0 0

0 0

✔

Page updated by applicant Aug 12, 2021



























 

B240 LLC – Air City Lofts Phase 3 
 

 

Oneida County Industrial Development Agency Uniform Tax Exemption and 
Agency Benefits Policy Market Rate Rental Housing Development Initiatives 
(Effective March 1, 2015 and revised on April 20, 2018) 

1. Criteria: 
 

OCIDA will entertain applications for assistance that fall within the following criteria, using the following 100 
point scoring system for each application received: 

 

            B240 LLC - Air City Lofts Phase 3 Scoring 
Criteria Description of 

Criteria 
Possible  
Points 

Score 

Adaptive Reuse 
Projects 

Projects that propose a change in use to an existing building (e.g., reuse 
of vacant or underutilized facility) or propose development on a vacant 
urban infill site2 that is being repurposed or redeveloped for an eligible 
housing project. 

25 25 

Eligible Area 
Locations 

Projects located within Eligible Areas (see attached map) that have a 
minimum of 5 units in a renovation or conversion of a building and 24 units 
for new construction, except for urban infill development projects where the 
IDA will entertain applications for projects located on a vacant urban infill site 
that has less than 24 units of eligible housing.                                       100 Units 

20 20 

Utilizes Existing 
Infrastructure 

Projects that utilize existing infrastructure (i.e. utilizing both existing sewer 
and water services and do not require system expansion. Modernizations, 
such as replacing existing pipes where service is already provided, are viewed 
favorably). 

20 20 

Community 
Benefits 

Projects that create other benefits that inure to the benefit of the 
community that may include: rebuilding  community infrastructure, pays 
sewer credits, creates or contributes to a community amenity, dedicates 
land to a municipality for a public improvement which benefits health and 
safety,  removes slums and blighting influences (e.g., demolition or supports 
in-fill development within a neighborhood, commercial corridor, downtown, 
or main street area), provides an environmental enhancement (e.g., flooding 
wetlands creation/restoration, is part of a Brownfield, utilizes federal/state 
historic tax credit programs, provides mixed income rental units to support 
workforce housing, or provides other benefits deemed important and 
relevant by OCIDA.                                                        GBTP Workforce Housing 

5 5 

2 Urban infill site would include infill rental housing being constructed on vacant or underutilized property. 
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B240 LLC – Air City Lofts Phase 3 
 

 

 

2. Scoring of Housing Applications: 
OCIDA shall use this scoring system to determine the level of Agency benefits: 

• Tier 1 Benefits: projects that score at least 60 points may receive abatement of 
real property taxes, exemptions from sales taxes and exemptions from 
mortgage recording taxes 

• Tier 2 Benefits: projects that score between 50 to 59 points may receive 
abatement of real property taxes, exemptions from sales taxes and exemptions 
from mortgage recording taxes 

• Tier 3 Benefits: projects that score 40 to 49 points may receive exemptions 
from sales taxes and exemptions from mortgage recording taxes (not eligible 
for abatement of real property taxes) 

 
Term of PILOT 

Exemption Schedule 
Tier 1 – PILOT 

Exemption Schedule 
Tier 2 – PILOT 

Exemption Schedule 
1 100% 75% 
2 100% 75% 
3 100% 75% 
4 100% 75% 
5 75% 50% 
6 50% 25% 
7 50%  
8 25%  
9 10%  

10 10%  
Applicants will pay 100% of all taxes due and owed until a Certificate of Occupancy is issued for 
a project, and then the first exemption year in the schedule will begin effective the first taxable 
status date after a Certificate of Occupancy is issued.                                                         Page 2 of 2 

Green 
Projects 

(1) Projects to be constructed on a New York State or federal defined Brownfield, 
such as a site designated as a federal or state Superfund site; a participant in the 
State Voluntary Cleanup Program; a former, verified Manufacturing Gas Plant, or 
within a Brownfield Opportunity Area; or (2) Projects whose plans qualify for a 
LEED Certification from the US Green Building Council (final certification required 
prior to commencement of the PILOT Agreement); or (3) Projects that incorporate 
geothermal technologies that are projected to make a significant impact on the 
stability, reliability and resilience of the grid. The physical geothermal plant 
providing energy to the Project must be located within Oneida County, turned on 
and connected to the grid, the energy generated must provide at least fifty 
percent (50%) of the energy needs for the Project, and more than fifty percent 
(50%) of the energy generated must be used in Oneida County. 

10 10 
 
 

GBTP 

Mixed  
Use 
Dev. 
Projects 

Projects that are mixed use development with housing being at least –50% or 
more of a building’s total area and the project induces job growth (mixed use 
development project proposes direct job creation with non-residential uses).  
To reach 20 points, must create at least 2 FTEs. 

Project is not mixed use 

20 0 

Total Points:  100 80 



From: Kate Jarosh
To: Steven J. Dimeo; Shawna Papale
Cc: Mark Kaucher; Christian Mercurio
Subject: RE: Ph 3 IDA
Date: Wednesday, August 11, 2021 11:08:24 AM
Attachments: image001.png

Here you go.
 

 

From: Steven J. Dimeo <sjdimeo@mvedge.org> 
Sent: Tuesday, August 10, 2021 6:59 PM
To: Kate Jarosh <kate@bonacio.com>; Shawna Papale <spapale@mvedge.org>
Cc: Mark Kaucher <mkaucher@mvedge.org>; Christian Mercurio <cmercurio@mvedge.org>
Subject: RE: Ph 3 IDA
 
Kate
 
How did you arrive at PILOT abatement estimate of $753,348. Do you have spreadsheet on this?  I presume you are
using OCIDA’s PILOT  per its Housing policy.
 
 
Steven J. DiMeo
President
Mohawk Valley EDGE
584 Phoenix Dr.
Rome, NY 13441
Office:   (315) 338-0393
Mobile: (315) 796-1995
sjdimeo@mvedge.org
 
 
 

From: Kate Jarosh <kate@bonacio.com> 
Sent: Monday, August 9, 2021 4:08 PM
To: Shawna Papale <spapale@mvedge.org>; Steven J. Dimeo <sjdimeo@mvedge.org>
Cc: Mark Kaucher <mkaucher@mvedge.org>; Christian Mercurio <cmercurio@mvedge.org>
Subject: Ph 3 IDA
 

mailto:kate@bonacio.com
mailto:sjdimeo@mvedge.org
mailto:spapale@mvedge.org
mailto:mkaucher@mvedge.org
mailto:cmercurio@mvedge.org
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13-Aug-21

COST/BENEFIT ANALYSIS

Required by §859-a(3) of the

New York General Municipal Law

Name of Applicant: B240 LLC Air City Phase 3

Description of Project: Two, four story residential rental apartment buildings

100 Units total

Name of All Sublessees or Other Occupants of 

Facility:

Principals or Parent of Applicant: Alfio Bonacio Jr.

Products or Services of Applicant to be produced Residential Apartments

or carried out at facility:

Estimated Date of Completion of Project: Mar-23

Type of Financing/ Structure: Tax-Exempt Financing

Taxable Financing

X Sale/ Leaseback

Other

Type of Benefits being Sought by Applicant: Taxable Financing
Tax-Exempt Bonds

X Sales Tax Exemption on Eligible Expenses Until Completion
X Mortgage Recording Tax Abatement
X Real Property Tax Abatement

ONEIDA COUNTY INDUSTRIAL DEVELOPMENT AGENCY





C

Project Costs

Land Acquisition 171,667$             

Existing Building(s) ACQUISITION -$                     

Existing Building(S) RENOVATION -$                     

NEW Building(s) CONSTRUCTION 19,512,004$        

Installation Costs -$                     

Site Preparation/Parking Lot Construction 1,976,831$          

Machinery & Equipment (other than furniture) -$                     

Furniture & Fixtures -$                     

Architectural & Engineering 269,447$             

Legal Fees (applicant, IDA, bank, other counsel) 48,000$               

Financial (all costs related to project financing) 557,954$             

Permits -$                     

Other 152,499$             see application

Agency Fee 81,928$               

TOTAL COST OF PROJECT 22,770,330$        

Assistance Provided by the Following:

EDGE Loan:

MVEDD Loan:

Grants - Please indicate source & Amount: -$                     

Other Loans - Please indicate source & Amount:



Company Information

Existing Jobs 0 -$                                   

Created Jobs FTE  (over three years) 2 40,000$                              

Retained Jobs 0 -$                                   

Earnings Information for Oneida County

Average Salary of Direct Jobs for Applicant 40,000$               

Average of County Indirect Jobs 25,000$               

Average of Construction Jobs 32,000$               

Note: $1,000,000 in construction expenditures generates 15 person - years of employment

Construction Person Years of Employment: 107

Calculation of Benefits (3 Year Period)

Total Earnings Revenues

Direct Jobs

Created 240,000$             10,200$                              

Existing -$                     -$                                   

Indirect Jobs

Created 375,000$             15,938$                              

Existing 0 0

Construction - only one year

Person Years 3,438,214$          146,124$                            

TOTALS Calculation of Benefits (3 Yr Period) 4,053,214$          172,262$                            

Average Salary of these 

Positions



TAXABLE GOODS & SERVICES

Spending Rate Expenditures

State & Local Sales 

Tax Revenues

Direct Jobs

Created 36% 86,400$  8,424$  

Existing 0.36 -$  -$  

Indirect Jobs

Created 0.36 135,000$  13,163$  

Existing 0.36 -$  -$  

Construction - only one year

Person Years 0.36 1,237,757$  120,681$  

TOTAL TAXABLE GOODS & SERVICES 1,459,157$  142,268$  

Municipality

33.929098 Rome est.21-22

20.1959 Rome 2021

10.035983 Oneida 2021

Total Rate: 64.160981
Real Property Taxes Paid: 8,726$  

COSTS: IDA BENEFITS

Real Property Taxes Abatement 753,348$  Tier 1 Housing

Mortgage Tax Abated (.75%) $  136,628

Estimated Sales Tax Abated During Construction Period (8.75%) 648,925$  

Total: $  1,538,901

NOTE: If there is a tax-exempt financing of all or a portion of the project cost, there is a neutral cost/benefit because of lower 

interest rates by reason of exclusion of interest from gross income of bondholders for purposes of Federal and State income 

taxes.  Taxable financing carries the same cost/benefit for State Income Tax purposes. Such cost/benefits cannot be 

quantified.

Tax Rate for School District where facility is located: 

Tax Rate for Municipality where facility is located: 

Tax Rate for County:

Local (3 year) real property tax benefit (assuming 60% of jobs existing and created own a residence) 

with an average assessment of $80,000 and the remainder of jobs existing created pay real property 

taxes through rent based on an average assessment per apartment of $50,000.
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