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I. General

Tompkins County is preparing a master plan and economic development strategy for a new
industrial/business park (Park), located at the northwestern corner of the intersection of Warren
Road and Cherry Road in the Town of Lansing, New York, just north of the City of Ithaca. This
project will provide an opportunity to create a new business park that will utilize locational
advantages, provide additional markets for Tompkins County, create new jobs, and add to the
local tax base.

This report summarizes the findings of the feasibility study completed for the Park. The
feasibility study includes a market analysis and financial feasibility review, and an analysis of
the various opportunities and site constraints including environmental restrictions, utilities, and
zoning. The development of conceptual plans and cost estimates were also completed for this
study.

II. Market Analysis

A. Executive Summary

Camoin Associates conducted a market analysis, which examined economic and real
estate trends in the Tompkins County market area to identify opportunities and
constraints for commercial and light industrial development at the Park. The market
analysis involved a review of prior reports and existing materials, analysis of economic
trends (past and projected), real estate market research, and phone interviews with
regional industry and market experts (brokers, developers, investors, lenders, etc.) to
obtain further data on the real estate market and overall economic trends.

The Tompkins County market area is small, but healthy, with low vacancy rates and a
relatively diverse product compared to many similarly sized communities. Over the past
10-years, the region has experienced slow, consistent growth both in terms of the real
estate environment and the economy as a whole. Looking forward, this slow-and-steady
growth pattern is expected to continue with just over 200,000 SF of additional office
space projected to be needed by 2025. With proposals for well over 500,000 SF of new
space to enter the local market, projects currently in the pipeline will easily meet the
projected demand in the coming years.

The Park's location next to the Cornell Technology Park is a competitive advantage over
other locations as this is the most desirable location in the region for many businesses.
However, the Cornell Technology Park still has development pads available and would
likely be the first choice for most prospects. To be successful, the airport property will
need to differentiate from other properties already on the market or in the development
pipeline such as strategic innovative accommodations to attract a younger, tech-based
workforce and incorporating sustainable design features and energy sources.
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The complete marketing analysis for the proposed Park in Tompkins County is included
in Appendix A. Cost estimates developed for the project are included in Appendix B and
are discussed in Section VI of this study.

III. Project Area

A. Town of Lansing

The total potential project area consists of 3 individual parcels and approximately 53
acres, with a potential 30 acre expansion to the west, as shown in Figure 1 of this report.
Conceptual layouts were reviewed as part of this study and are discussed in the following
sections of this report. A photograph log of the site is included in Appendix C.

B. Property Owners and Stakeholders

Tompkins County owns the three (3) parcels that make up the proposed Park. The
following is a summary of the parcels included in this study:

Owner Tax Account # Total Acreage Developable Acreage
Tompkins County 44.0-1-47 12.50 10.71
Tompkins County 44.0-1-20.1 40.13 38.48
Tompkins County 44.0-1-22.1 30.00 21.03

TOTALS: 82.63 70.22

The developable acreage listed factors in any wetlands, streams and buffers on the site
and removes this area from the total acreage available.

C. Environmental Resources Present

There is one unnamed tributary located within the Park and one wetland located within
the potential park expansion area, as shown in Figure 2. However, there are no foreseen
environmental conditions that would unduly impede the project or that would prevent the
construction of a new business park. Permitting may be required for any stream impacts
proposed by the project. In addition, the site is not located within an existing Agricultural
District as shown in the Agricultural District Map included in Appendix D. All
environmental mapping reviewed as part of this analysis is included in Appendix D.

The soils for the project site were also reviewed and the soils map and summaries are
included in Appendix D. The primary soils on the site include Erie Channery Site Loam
(EbB), the Lanford Channery Silt Loam (LaB), the Bath and Valois Soils (BgC), and the
Erie-Chippewa Channery Silt Loam (ErA). According to the USDA Natural Resources
Conservation Service Web Soil Survey, the BgC soils are well drained, while the EdB
and ErA soils are somewhat poorly drained. The clay content of these soils range from 12
to 22 percent and the hydrologic soil group rating is C and D. The design of drainage
features at the site will be important for the overall development. While infiltration may
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be possible in areas of the site, it is likely that underdrains and detention/retention ponds
will be required. In addition, geogrid material may be required for roadways to minimize
movement due to frost heave and prevent roadway cracking.

D. Zoning

Two of the three development parcels located within the potential project area are zoned
as Industrial/Research (IR) property according to the Town of Lansing zoning code,
while the other parcel is zoned Residential — Medium Density (R2). A summary of
zoning for the parcels is as follows:

Owner Tax Account # Total Acreage Zoning
Tompkins County 44.0-1-47 12.50 IR
Tompkins County 44.0-1-20.1 40.13 IR
Tompkins County 44.0-1-22.1 30.00 R2

A summary of some of the zoning requirements for the Industrial/Research district is
listed in the following table.

Min. Lot Req. Open Max
Zone Size S ’ ace Height
(Acres) P (feet)
Industrial/ None Minimum of 35
Research 20%

The Industrial/Research district appears to be flexible in the type of use and site
limitations. Each new tenant will be required to submit plans to the Town of Lansing for
a site plan review. It does not appear that any of the property identified for the initial
project will require rezoning; however, the potential expansion to the west of the park
will require rezoning, as it is currently zoned Residential — Medium Density (R2).

Federal Aviation Administration (FAA) regulations and requirements will apply to the
development site. According to preliminary findings and the FAA online Notice Criteria
Tool, this project would not exceed an instrument approach area regulation and the
proposed structures and roadways would be acceptable. FAA review would be required
to confirm these findings. In addition, the proposed development is close enough to the
airport that it could impact the assurance of navigation signal reception. For these
reasons, FAA review would be required. A conceptual site plan was submitted to the
FAA for review during this feasibility study. The FAA has requested that all structure
plans be submitted to them for review during the design process.

In addition, the airport runway clear zone extends onto the Tompkins County property as
shown in the conceptual plans developed for this feasibility study. No buildings or
structures may be constructed within this zone. Therefore, the southeastern corner of the
property between Warren Road and Cherry Road will be will not be considered in the
developable acreage for the business park. However, recent discussions with the
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Department of Motor Vehicles (DMV) has indicated that the southeastern corner would
be an ideal location to construct a vehicle testing area. As a result, this area has been
shown on the concept plans developed for this study.

IV. Existing Infrastructure
A. Water

Existing water mains in the project vicinity are shown in Figure 3 of this report. There is
an existing 16-inch water main located along Warren Road and 12-inch water main
located along Cherry Road. The static pressure along Warren Road, near the proposed
main entrance to the Park is approximately 50 pounds per square inch (psi). The water
mains are primarily located within the road right-of-ways or easements.

The Town of Lansing owns and operates the water system in the project area, including a
1.0 million gallon water storage tank on Village Circle just north of the proposed project.
The Town of Lansing has a direct connection to the Southern Cayuga Lake
Intermunicipal Water Commission (Bolton Point) system at the Burdick Hill Pump
Station. The Bolton Point water treatment facility currently produces approximately 4.23
million gallons per day (MGD), which is below the permitted capacity of 6.0 MGD.

Based on conversations with the Town of Lansing and Town Engineer, it appears that the
current system without any modifications can accommodate 30,000 gallons per day. Any
demand above 30,000 gallons per day will need to be reviewed by the Town in detail. To
date, Bolton Point has not performed any fire flow testing of the system in the area of the
proposed project. Fire flow testing and water modeling may be required to determine if
any offsite improvements would be required. Record mapping of the water system is
included in Appendix E.

B. Sanitary Sewer

Existing sanitary sewer mains in the project vicinity are shown in Figure 3. There is an
existing 8-inch sanitary sewer main located along Warren and Cherry Road. The
proposed project is located within the Warren Road sewer district. The collection system
eventually discharges to the Village of Cayuga Heights Wastewater Treatment Facility
(WWTF), located along East Shore Drive in Ithaca.

The Village of Cayuga Heights Wastewater Treatment Facility is currently permitted to
discharge 2.0 MGD, but is currently operating at 1.477 MGD. There are limitations on
expansion of the WWTF because of the limited space available for expansion.

Based on conversations with the Town of Lansing and Town Engineer, it appears that the
current system without any modifications can accommodate 30,000 gallons per day.
However, the entire development area is not located within the Warren Road Sewer
District. Parcel 44.0-1-47 is currently within the Warren Road Sewer district while Parcel
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44.0-1-20.1 and Parcel 44.0-1-22.1 are not located within the Warren Road Sewer
District. The boundaries of the existing Warren Road Sewer District are shown in
Appendix F. Since the Park’s building development is not expected to be located on
Parcel 44.0-1-47, the remaining two parcels will need to be added to the Warren Road
Sewer District in order to allow a useful sanitary sewer connection. There is a process to
amend the Warren Road Sewer District to include the entire development area. This
process will include negotiations between Tompkins County, The Village of Lansing, the
Village of Cayuga Heights and the Town of Lansing.

It is not anticipated that any offsite improvements to the collection system or WWTF will
be required for this project. Record mapping of the sewer system is included in Appendix
E.

C. Natural Gas

Currently, there are New York State Electric and Gas (NYSEG) gas mains located along
Warren Road and Cherry Road. The County is currently conducting studies to determine
the existing capacity of natural gas in critical economic development areas, with the
project area identified as an area of constrained natural gas supply. Potential alternative
energy options have been explored as part of this study and are discussed in Section V of
this report. Specific capacity will need to be determined during design development for
potential tenants. Record mapping is included in Appendix E.

Other heating options include ground or air source heat pumps, heating oil and propane.
The fossil fuel options would be a hurdle for businesses looking for shovel ready
solutions and the “green” image goal of this business park.

D. Electric

There are power lines according to record mapping provided by NYSEG, along Warren
Road and Cherry Road as shown in Figure 3. Electrical availability cannot be determined
at this time; however the County and NYSEG are in the process of evaluating the
capacity and condition of their infrastructure. Specific capacity will need to be
determined during design development for potential tenants.

E. Transportation

Current access to the Park would be proposed along Warren Road. A secondary access
road may be possible along Cherry Road and would require approval from the Town of
Lansing. Additional park connections could include Triphammer Road in the future and
will be dependent on Town approval and overall development plans. Access to NYS
Route 13 and NYS Route 34 is approximately 2 miles from the Park. The NYS Thruway
is approximately 40 miles to the north of the Park. A traffic study would be required to
analyze the impacts of a new roadway and increased traffic in the area, and to determine
if any mitigation would be required.
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The Tompkins Consolidated Area Transit, Inc. (TCAT) provides public transportation for
the Ithaca area. The TCAT system has many bus routes throughout many of the major
centers in Tompkins County. One of these bus routes includes Warren Road along the
proposed project. This would provide public transportation and access to a larger
workforce for any potential businesses. Two bus stops along Warren Road have been
included in the conceptual plan for the proposed park, including a crosswalk for
pedestrian access across Warren Road.

V.  Alternative Energy

A. Summary

Alternative energy concepts will be considered for the Park development. The installed
costs, funding opportunities, and cost savings will be evaluated for each system. The New
York State Energy Research and Development Authority (NYSERDA) provides various
funding opportunities to encourage the construction of renewable energy systems in an
effort to reduce the demand on the local grid infrastructure. NYSERDA also offers
energy efficiency programs to incentivize efficient building and system designs. Below
is a summary of both on-site energy production systems and renewable system
technologies.

Considerations that may affect funding opportunities include the ownership of the site
(private vs. municipal), one land parcel vs. multiple parcels, and utilities metering
(separate building meters owned by multiple tenants vs. a single meter with one owner).
The implications of these factors will be reviewed in further detail as the project
development continues to evolve.

B. Photovoltaic (PV) System

NYSERDA offers performance-based incentives for the installation of new grid-
connected solar photovoltaic (PV) systems greater than 200 kW that offset the use of
grid-supplied electricity. PV systems must be sized primarily to serve project load.
Incentives will be allocated on a first-come, first-served basis and Incentive Applications
will be accepted on a rolling basis through December 31, 2023, or until funds are fully
committed, whichever comes first.

The Program establishes incentives based on a Megawatt (MW) Block design that
allocates MW targets to specific regions of the State; breaks those MW targets into
blocks to which incentives are assigned; awards incentives to applications based on the
block in effect at the time of Incentive Application submission; and then moves to the
next block, which has a decreased incentive, when a MW Block is fully subscribed.
Once all of the blocks within a region are fully subscribed, an incentive is no longer
offered in that region. This program will likely have sufficient funding capability for the
next few years, but the specific incentive block available at the time of application cannot
be determined.
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The NY-Sun Commercial/Industrial Program provides incentives based upon the
performance of the PV System as a function of annual energy production. In addition to
performance-based incentives, the program includes additional incentives for project
installations in utility-identified strategic locations as well as projects that integrate
energy storage or comprehensive energy efficiency.

Participating Contractors are responsible for preparing and submitting all required PV
Incentive Application documentation to NYSERDA. Incentives are paid directly to the
Participating Contractor that submits the Incentive Application. The Participating
Contractor is required to disclose the full amount of the NYSERDA incentive to the end-
use customer. The tax-exempt status of the County may affect the incentive amount for a
directly-owned system.

A second financial option for an on-site PV system is a Power Purchase Agreement
(PPA) in which the contractor/holding company maintains ownership of the system for
the duration of the PPA contract. A typical contract duration is 15-20 years. The County
receives a reduced electric rate for the quantity of electricity generated. At the end of the
contract term, the County may extend the agreement, purchase the system at the market
rate, or the contractor will remove the system. There is no upfront cost to the Owner to
install the system. A PV system could either be ground-mounted or roof-mounted.

C. On-Site Wind Turbines

The NYSERDA on-site wind turbine program expired on February 29, 2016, and it is not
known at this time if the program will be extended in the future. Based on the site
location, and the predicted wind energy potential, this site has rating of “Very Poor”,
which would preclude any funding opportunities through a future program offering.
Proximity to the airport runway would also likely rule out wind energy at this location.

D. Combined (Cooling,) Heating, and Power — C(C)HP System

NYSERDA will provide financial incentives for the installation of pre-qualified, pre-
engineered CHP systems by approved CHP system vendors at customer sites that pay the
SBC surcharge on their electric bill provided that the CHP system will be fueled by
natural gas that is subject to the SBC surcharge on the gas bill. Incentive funds will be
allocated on a site-by-site, first-come-first-served basis in the order of application receipt
until December 30, 2016 or until all funds are committed, whichever comes first. The
maximum CHP system size is 1.3MW. NYSERDA will only contract with approved
CHP system vendors, and all incentives will be paid to approved CHP system vendors.

NYSERDA has developed a set of conservative CHP system sizing guidelines for
common building types based on combinations of site characteristics and CHP system
sizes that have been shown to perform well. Applications that fall within the sizing
guidelines require significantly less engineering analysis and will receive a streamlined
review by NYSERDA.
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A CHP system may consist of more than one prime mover/generator units, and may also
include an absorption chiller. In general, only one CHP system can be installed per site.
The generator(s) provide an on-site power source, with a parallel connection to the
electric utility service, and can also be configured as a stand-by power source during a
utility outage. The generator exhaust heat is captured to provide heating potential for
HVAC system use. The addition of an absorption chiller allows the generator waste heat
to be used for both heating and cooling potential, known as a CCHP system.

NYSERDA PON 2568 offers incentives based on pre-qualified systems and vendors.
This system will likely not yield a simple payback within the operational life expectancy
of the equipment. The best application for a CHP or CCHP system is for a larger facility
with extended hours of operation and a fairly continuous thermal load. Current questions
regarding natural gas availability are also likely to limit the feasibility of CHP at this
location.

E. Geothermal (Ground-Source) Heat Pump System

Geothermal (Ground-Source) technology is viable alternative when coupled with a heat
pump HVAC system. A common well field could serve all buildings with an
underground network of piping or individual systems could be developed for each
building. A concept level size of the well field is 350°x350°, with each well
approximately 400’ deep. The well field can be installed under site features such as
sidewalks and parking lots. In order to evaluate the viability of a geothermal system,
drilling a test well is required to determine the thermal conductivity of the geologic
conditions.

Heat pump HVAC systems solely utilize electric energy for both heating and cooling, so
a geothermal heat pump system incorporated with an on-site power production system
will offer added benefits by minimizing the electric utility costs and providing a
consistent load.

NYSERDA does not offer incentives for geothermal systems, and the cost of construction
for the well field in conjunction with the heat pump system is more than other HVAC
system types. Air source heat pumps will also be considered for HVAC system design
even if geothermal technology is not pursued.

F. Biomass Boiler System

The use of a central Biomass Boiler System(s) for the Business Park may not be a
practical alternative due to the heating capacity requirement and the multiple buildings
layout, but individual biomass boiler systems for distinct buildings may be feasible
depending on the operational characteristics and thermal loading of the building. The
logistics of biomass fuel storage and automatic feed systems should be considered in
construction planning and engineering.
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VI. Development Alternatives
A. Project Amenities

One of the goals of the Park would be to enhance the atmosphere and provide a unique
working experience for any tenants locating within the Park. The following items should
be considered for the Park:

Bicycle lanes

Walking paths and gazebos or picnic areas
Benches

Street lighting

Bicycle parking enclosure/Bus Stop

Dedicated bicycle lanes would provide safety throughout the park for bicyclists. Walking
paths would also create a unique campus experience for tenants within the Park. Trees
and buffers will be important to provide shade and potentially reduce heating and cooling
costs for tenants.

Some options for roadway cross sections are shown in the figure below:
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Public Space

Typical Roadway Cross Section Options

The cost for some these items has been included in the cost estimates for the project as
outlined in the following sections. As plans for the Park become more defined, these
items should be reviewed as part of the overall master plan and budget.

A. Phasing

As the marketing study indicates, the supply of office space in the Ithaca area currently
exceeds the demand. However, there may be other industry potentials and office space
demand in the future to develop the Park to its full potential. For this reason, it would be
beneficial to the County to consider a phased development approach.

The master plan developed for this study has been separated into three (3) areas for
comparison as follows:

e Phase 1: NYSDOT Facility & Shovel Ready Enablement
e Main Campus
e Western Expansion
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B. Phase 1: NYSDOT & Shovel Ready Enablement

As discussed with the County during this study, the New York State Department of
Transportation (NYSDOT) would like to construct a new 56,000 square foot facility in
the Ithaca Area. This facility would consist of office space, workshop space, truck
parking and salt storage.

In conjunction with the NYSDOT Facility, the County would like to construct an
adequate level of infrastructure to enable some of the development for “shovel ready”
marketing. The first phase of the project would include constructing the main access
road, water main, sewer main and electrical service in order to establish the NYSDOT
facility as the first tenant within the Park while also providing an opportunity for “shovel
ready” sites within the planned Park. The County can then focus its efforts on attraction
and market the site to potential tenants. A Phase 1 conceptual plan for the NYSDOT
facility is shown in Figure 4.

This would include the construction of the following items (all lengths are approximate):

950 linear feet of new access roadway with bicycle lanes
900 linear feet of new water main

900 linear feet of new sanitary sewer main

900 linear feet of new electric

The following is a summary of the total capital costs for Phase I of the project:

Phase | Total Capital Cost
Utilities $306,500
Roadway (with Bicycle Lanes) $310,000
Soft Costs (35%) $215,900
Total Project Capital Cost: $832,400

Cost estimates for the first phase of the project discussed above are included in Appendix
B.

C. Main Campus

The conceptual master plan developed for the main campus is shown in Figure 5. The
conceptual plan was developed to maximize the buildable acreage available within the
Park while considering the site constraints. For all options considered, the New York
State Department of Transportation facility will be included as the potential first tenant of
the Park.

Based on this conceptual site plan, the main campus can accommodate approximately 8
buildings and 109,000 square feet of building space, plus an additional 56,000 square foot
NYSDOT facility. The total square footage of building development is approximately
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165,000 square feet. This does not include the southeastern corner designated for the
DMV testing facility as shown on the concept plan in Figure 5.

New utilities (including water, sanitary sewer and electric) will be located along the
proposed main access road, connecting at Warren Road and Cherry Road. This would
include the construction of the following items (all lengths are approximate):

2,800 linear feet of new access roadway with bicycle lanes
2,800 linear feet of new water main

2,800 linear feet of new sanitary sewer main

2,800 linear feet of new electric, telephone & communications
24,000 square feet of walking paths (6,000 linear feet)

2 Gazebo/picnic areas

1 Bicycle cover area

2 bus stops and pedestrian crosswalk

Natural gas has not been shown or included in the conceptual planning. This can be
adjusted after the results of the current gas supply study are known. Based on the lack of
natural gas supply in the area, it has been assumed that each individual development will
have to provide their own source of heating fuel or utilize alternative energy sources as
discussed in the previous section of this report.

Cost estimates for the master plan discussed above are included in Appendix B. The cost
estimates for the main campus include the costs of the Phase 1 project. If Phase 1 was
constructed first as planned, these costs could be subtracted from the main campus
buildout costs. The following is a summary of the total capital costs for the project:

Main Campus Total Capital Cost
Utilities $898,000
Roadway (with Bicycle Lanes) $865,000
Site Amenities $192,000
Soft Costs (35%) $684,300
Total Project Capital Cost: $2,639,300

Other conceptual site plans were developed as part of this feasibility study. These options
were not analyzed further for this study but have been included in Appendix G for
reference.

D. Western Expansion

A conceptual master plan was also developed for the western expansion area and is
shown in Figure 5. The conceptual plan was developed to maximize the buildable acreage
available with the expansion area while considering the site constraints. The County has
also expressed interest in locating a solar array on this property which has been shown in
Figure 5 as well.
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Based on this conceptual site plan, the western expansion can accommodate
approximately 4 buildings and 60,000 square feet of building space, plus an additional
90,000 square foot solar farm. The main access road would be extended for the park and
would include a new hammerhead turnaround or a cul-de-sac for fire and safety purposes.
These details would be developed during the site plan approval process with the County
and Fire Department. Additional access connections may also extend to Cherry Road or
Triphammer Road and will be dependent on Town approval and overall development
plans.

New utilities (including water, sanitary sewer and electric) will be located along the
proposed main access road, connecting to the main campus infrastructure. This would
include the construction of the following items (all lengths are approximate):

850 linear feet of new access roadway with bicycle lanes
850 linear feet of new water main

850 linear feet of new sanitary sewer main

850 linear feet of new electric

14,800 square feet of walking paths (3,700 linear feet)

2 Gazebo/picnic areas

Cost estimates for the western expansion discussed above are included in Appendix B.
The following is a summary of the total capital costs for the project:

Western Expansion Total Capital Cost
Utilities $258,250
Roadway $255,000
Site Amenities $108,400
Soft Costs (35%) $217,700
Total Project Capital Cost: $839,350

VII. Project Costs

A. Cost Estimate Summary

Cost estimates for the master plan sections as discussed above are included in Appendix
F. The costs for Phase 1 are included in the overall costs for the main campus. Therefore,
the following is a summary of the total capital costs for the project:

Section Total Capital Cost
Main Campus $2,639,300
Western Expansion $839,350
Total Project Capital Cost: $3,478,650
Airport Business Park Tompkins County
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B. Per Acre Cost Analysis

Based on the total infrastructure costs for the Park, legal, administration and engineering
fees, and contingency, a basic per acre cost analysis is shown below. These costs only
consider the main campus development campus of approximately 39.9 acres, subtracting
the undevelopable southeastern corner designated for the DMV testing area.

The total cost per acre for Tompkins County based on the assumptions above is approxi-
mately $72,400. This cost can be adjusted based on overall funding anticipated or
received, available cash from other sources and potential dedication of infrastructure to
the Town or County.
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TOMPKINS COUNTY
AIRPORT PARK FEASIBILITY STUDY
PER ACRE COST ANALYSIS - MAIN CAMPUS ONLY

August 11, 2016
Generic Environmental Impact Statement (GEIS)
ESTIMATED ESTIMATED |ESTIMATED TOTAL
ITEM DESCRIPTION UNIT

QUANTITY UNIT COST COST

1 GEIS 1 EA S 250,000.00 $ 250,000
Total GEIS Cost: S 250,000
Infrastructure Construction:
ESTIMATED ESTIMATED |ESTIMATED TOTAL
ITEM DESCRIPTION UNIT

QUANTITY UNIT COST COST
p Site Grading 1 LS S 100,000.00 S 100,000
3 Roadway Construction 2,800 LF S 300.00 S 840,000
4 Roadway Culvert Crossing 1 EA S 25,000.00 S 25,000
5 Install New Water Main 2,800 LF S 70.00 S 196,000
6 Install New Sanitary Sewer Main 2,800 LF S 125.00 $ 350,000
7 Install New Electric (by utility) 2,800 LF S 50.00 S 140,000
8 Install New Communications (by utility) 2,800 LF S 40.00 S 112,000
9 Walking Paths (Assumes 6,000 LF) 24,000 SF S 3.00 S 72,000
10 Gazebo/Picnic Areas 2 EA S 15,000.00 S 30,000
11 Bicycle Cover/Bus Stop 3 EA S 30,000.00 $ 90,000

Infrastructure Construction Subtotal S 1,955,000
12 Construction Contingency 10 % S - S 195,500
13 Legal, Administration, Engineering 25 % S - S 488,800
Total Infrastructure Capital Cost S 2,639,300

Total Estimated Project Cost: $ 2,889,300

Total Acreage: 39.90
Price Per Acre: S 72,414

Less Anticipated Grants:
Potential Grant (TBD - example only) S (500,000)
$ (500,000)
39.90
Net reduction per acre: S (12,531)

Note: Gas and electric costs have been included in the total cost per acre for simplicity. Cost sharing options may be
be available depending on the utility and businesses within the Park.
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VIII. Conclusion and Next Steps

A. Conclusion

The Ithaca region offers many benefits to any business that may wish to settle in the area.
While the County may not have a need for additional office space in the region, other
industry opportunities may be available in order to develop a new industrial park. For the
Airport business park to be a viable option, a strong action plan must be developed that
addresses and targets obstacles that are identified in the marketing analysis.

A phased approach would benefit the Airport Business Park significantly. With the
NYSDOT interested in building in the area, it would give the park its first tenant and
establish an access point and utilities onsite. This would allow many parcels on the site
to be shovel ready and be a viable option for developers.

B. Next Steps

The following is a list of recommended next steps for Tompkins County to consider.
Some of these tasks may be completed in phases and/or in parallel with each other.

e Seek funding to implement the project

o Sources may include the Consolidated Funding Application (CFA)
through Empire State Development, USDA Rural Development programs,
Office of Community Renewal (OCR), NYS Environmental Facilities
Corp (EFC), the US Economic Development Agency (EDA), and the
Upstate Revitalization Initiative (URI).

o Letters of support from local businesses, property owners, government
representatives and agencies should be solicited in order to be prepared for
the CFA process.

o The next CFA deadline has expired for 2016. An opportunity will be
available in 2017.

o URI funding can be submitted for at any time.

e Workforce Development
o Review locational implications, and the attraction and training efforts
needed to secure an adequate workforce.

e Utility Information
o Conduct fire flow testing

o Conduct geothermal testing

e Develop site land lease plan

Airport Business Park Tompkins County
Feasibility Study - 16- August 2016



e Preparation of a Generic Environmental Impact Statement (GEIS) as part of the
State Environmental Quality Review (SEQR). This may include some or all of
the following:

Topographical Land Surveying

Phase 1 Environmental Assessment

Archeological Studies

Geotechnical Studies

Drainage Studies

Wetland Delineations and Permitting

Wetland Avoidance and Mitigation Plans

Flood Plain Evaluations

Traffic Studies

Utility Studies or Coordination

Threatened and Endangered Species Evaluations

Visual Simulations, Concept Plans and Master Planning

Town Site Plan Approval and Rezoning

Subdivision Survey, Mapping, and Filing

New York State Shovel Ready Certifications

O O O O O O OO OO O0OO0O OO O0oOO0

e Design and permitting of bid ready infrastructure to enable Shovel Ready status.

e Construct infrastructure as funding allows.
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Camoin Associates has provided economic development consulting services
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outlets including Marketplace (NPR), Forbes magazine, and The Wall Street
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Summary Report

Project Overview

The team of Clark Patterson Lee and Camoin Associates (i.e. the Consultant Team) has been retained to complete a
development feasibility analysis to understand the potential for airport owned property to support new industrial
and commercial office space. The goal of this work is to create a Feasibility Plan that aligns with the Ithaca-Tompkins
Regional Airport’s planning, the Tompkins County Economic Development Strategy and the Tompkins County
Comprehensive Plan as well as providing new opportunities for commercial or industrial development.

The scope of this work includes:

e  Market Assessment

e Sketch Plan

e Infrastructure Analysis

e Shovel Ready Analysis

e Financial Feasibility Analysis

This reports presents the results of the first phase of the analysis completed by Camoin Associates, which includes a
market assessment highlighting opportunities and constraints for industrial and commercial development. Clark
Patterson Lee will take the findings from the market research and develop a sketch plan for the airport properties
grounded in market realities.

Once Clark Patterson Lee provides development scenarios and cost estimates for associated infrastructure
improvements, Camoin will prepare a financial feasibility study from the perspective of the Airport/investor. Utilizing
projections on price/rental points, construction and operating costs, market capture, and other key economic and
financial information, the financial feasibility analysis will estimate pre-tax cash flows to the Airport that will reflect
possible leasing options and funding required from outside sources to make the project financially viable (i.e. the
“funding gap”).

Findings Summary

The market analysis involved a review of prior reports and existing materials, analysis of economic trends (past and
projected), real estate market research, and phone interviews with regional industry and market experts (brokers,
developers, investors, lenders, etc.) to obtain further data on the real estate market and overall economic trends.

Findings from the market research are summarized below. Detailed results of the research and analysis can be found
in the body of this report.

General Market Trends

m  Small but healthy real estate market. Slow, consistent growth (real estate & overall economy).
m  Uncertainty around energy infrastructure constrains development for some areas.
m  Negative community attitudes toward development create challenges for growth.

Demand
m  Strong professional services sector will drive demand for office space.
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Projected 200,000 SF of additional office space needed by 2025; however, there are plans for well over
500,000 SF of new space to enter the local market, creating an oversupply of 400,000 SF. (Note: The
oversupply estimate includes existing vacancies.)

Small office suites (2,000 to 4,000 SF) are the most in demand with the ability to accommodate 2-10 people.
Limited high-quality “Class A" office space available.
Minimal need for space to accommodate manufacturing in the future.

Declining manufacturing sector in part due to infrastructure constraints, geographic isolation from large
markets, and lack of interstate access. Nationally, supply chain management and access to a skilled
workforce are driving growth and locational decisions in this sector.

High-tech manufacturing (specifically semiconductor manufacturing) is an exception.
“Incredibly difficult” to attract businesses to Ithaca from other locations.

Difficult to retain new businesses started in Ithaca.

Significant startup community, but space needs are small. Prefer “asset light” models.

Established Ithaca businesses are the most likely source of future demand for space (not relocation from
outside), particularly R&D firms that have a reason to be located near Cornell.

Cornell Technology Park has development pads available — most desirable location in the region.
South Hill Business Campus has plans for expansion once the market exists.
Property owners with vacant space tend to seek out tenants, and not vice versa.

Supply in the development pipeline includes the Emerson property, though the final mix of uses is not yet
determined.

Over 600,000 SF of office space vacant, planned, or in the pipeline.

“Easy” to find office space in region. Lab space, harder and must typically be customized.

Considerations

Weak demand, absorption will be slow.
High quality space is needed.

Flexibility to adapt to market fluctuations will be critical.
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To be successful, the airport property will need to differentiate from other properties already on the market or in the
development pipeline. Possible differentiating factors include:

m  Accommodations to attract younger/tech workforce. Creative things business parks are doing to compete
with downtown environments include:’

0 Accommodate the bike-to-work culture with wide bike lanes, trails, and weather-protected bike
parking.

o Utilize open space with parks, recreational trails, and athletic fields. Example: Luther Forest Bike
Trails in Malta, New York (Downtown areas cannot compete with the space.)

0 Design with smaller streets and wider sidewalks to promote walkability and offer an urban feel.
0 Allow and promote a mix of uses including fitness centers, rooftop decks, and child care centers.
o Offer a unique food court or arrange for food trucks; Farm to Fork might be a great partner.

o0 Create programming and activities

m Industries and businesses specifically interested in using green energy sources (photovoltaic, geothermal).
Regional activity in this sector is a plus.

m  Airport co-location opportunities

' The Research Triangle Park (RPT) near Raleigh, NC is the gold standard for implementing creative strategies to
compete with downtown urban environments. These strategies are outlined in the park Master Plan. This and other
case studies are presented in a recent Economic Development Navigator post: Are innovation districts remaking or
obsoleting university research parks?
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Market Assessment

Ithaca Region Market Overview
Employment Trends

Tompkins County added about 800 jobs over the last 10 years, representing an increase of 1.5%. It compared
favorably to Upstate New York overall, which experienced a decline of 1.4%, but lagged considerably behind
national growth of 5.1%. Employment trends are plotted in the chart below, which illustrates the impact of the 2008
recession and subsequent recovery.

Employment Trends
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Region 2005 Jobs 2015 Jobs Change % Change
D Tompkins County 54,407 55,213 806 1.5%
B Nation 148,660,331 156,237,788 7,577,457 5.1% X
Upstate New York 3,009,106 2,966,486 -42,620 -1.4% x
Industry Trends

The Tompkins County economy is heavily based around education, with almost one third of all the county’s jobs
falling within the Educational Services sector. This high concentration is evidenced by the county's location quotient
(LQ) of 12.62 for this sector.? This indicates that employment in the Educational Services sector in Tompkins County
is over 12 times more concentrated than it is in the nation as a whole. This sector is responsible for bringing money
into the region and a critical driver of the economy. Higher educational institutions including Cornell University and
Ithaca College comprise the vast majority of economic activity in this sector.

2 A location quotient (LQ) quantifies the concentration of a particular industry as compared to the nation. An LQ greater than 1
for a particular industry indicates that that industry is more concentrated in the study region than it is for the nation overall.
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Due to the dominance of the Educational Services sector in regional employment, all other 2-digit NAICS sectors?
have relatively low location quotients. The Agriculture, Mining, and Utilities sectors all have LQs of about 1,
indicating they are about as concentrated in Tompkins County as they are nationally. All other sectors have LQs
below 1. While these sectors may not be highly concentrated, in many cases, they have shown strong growth.

Employment growth in Tompkins County was driven by the Accommodation and Food Services sector, which added
578 jobs; Educational Services (+384 jobs); and Professional Scientific and Technical Services (+285 jobs). Retail
Trade and Manufacturing exhibited the highest job losses over the period, losing 442 and 381 jobs, respectively.

Due to infrastructure constraints, geographic isolation from large markets, and lack of convenient interstate access,
the Ithaca region is an increasingly poor fit for many manufacturing industries, especially those dependent on the
physical transport of goods. High-tech manufacturing is the exception, as access to a talented workforce (something
that Ithaca is well known to provide) supersedes infrastructure and transportation concerns.

Historic Job Growth by Sector, Tompkins County, 2005-2015

ipti 2005 - 2015 2005 - 2015 U i
NAICS Description 2005 Jobs 2015 Jobs Total Location

Change % Change . .
Earnings Quotient

11 Crop and Animal Production 673 681 8 1% $42,621 1.01
51 Miningf Quarrying, and Oil and Gas 590 265 27 (9%) $86,635 1071
Extraction
22 Utilities 308 202 (106) (34%)  $130,440 1.01
23 Construction 1,373 1,316 (57) (4%) $44,497 0.45
31 Manufacturing 4,026 3,645 (381) (9%) $78,417 0.83
42  Wholesale Trade 519 512 (7) (1%) $51,927 0.24
44 Retail Trade 5,372 4,930 (442) (8%) $31,290 0.86
48  Transportation and Warehousing 616 594 (22) (4%) $48,205 0.33
51 Information 647 560 (87) (13%) $57,728 0.54
52 Finance and Insurance 1,079 1,167 88 8% $73,133 0.53
53 Real Estate and Rental and Leasing 754 606 (148) (20%) $38,403 0.66
54  Professional Scientific, and 2,663 2,948 285 1%  $69,067 0.84

Technical Services
Management of Companies and

55 . 37 248 211 570% $52,520 0.32
Enterprises

5g Administrative and Support 795 947 152 19%  $32,965 0.27
Services

61 Educational Services 17,201 17,585 384 2% $66,150 12.62

62 Health Care and Social Assistance 5,473 5,613 140 3% $51,963 0.81

71 Arts, Entertainment, and Recreation 631 658 27 4% $19,044 0.71

72 Accommodation and Food Services 3,364 3,942 578 17% $21,476 0.85

gy Other Services (except Public 1,676 2,124 448 27%  $25489 0.80
Administration)

90 Government 6,818 6,597 (221) (3%) $73,244 0.77

99 Unclassified Industry 88 73 (15) (17%) $36,538 0.81

54,407 55,213 806 1% $56,383

Source: EMSI Complete Employment 2016.1

3 Industry data organized by the North American Industrial Classification System (NAICS). See the Supplemental
Information section of this report for a detailed explanation of NAICS codes.
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Significant Industries

Taking a more detailed look at growing industries, there are a number of sectors that stand out. At the 4-digit
NAICS level, Restaurants and General Merchandise Stores showed the most growth in employment between 2005
and 2015, each adding over 350 jobs. Restaurants were thus strong drivers of growth in the Accommodation and
Food Services super-sector. While Retail employment contracted overall, the strong performance of General
Merchandise Stores (and Warehouse Clubs and Supercenters, specifically), suggest a shift in the retail landscape
toward consolidation.

Overall declines in Manufacturing were belied by significant growth in specialized high-tech subindustries, including
Semiconductor and Other Electronic Component Manufacturing, Machinery Manufacturing (specifically Scale and
Balance Manufacturing), and Aerospace Product and Parts Manufacturing. Within the Semiconductor and Other
Electronic Component Manufacturing industry, which added over 230 jobs over this ten-year period, Bare Printed
Circuit Board Manufacturing, Semiconductor and Related Device Manufacturing, and Printed Circuit Assembly
Manufacturing all showed significant gains.

Growth in breweries were responsible for notable job gains in Beverage Manufacturing.

Scientific Research and Development Services also experienced considerable growth adding 177 jobs. It is important
to note here that NAICS is a classification of businesses by their primary activity, which means that if a
manufacturing company also does some R&D, but their primary operation is production, they will be classified
within the manufacturing sector. Therefore, data for the Scientific Research and Development Services is not a
measure of total R&D activity in an economy.
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Top 25 Industries (4-digit NAICS) by Historic Job Growth, Tompkins County, 2005-2015
Average 2015

NAICS Description 2005 Jobs 2015 Jobs Tenge % Chenge Total Location

2005 - 2015 2005 - 2015

Earnings  Quotient
Restaurants and Other Eating

7225 2,574 2,939 365 14% $20,898 0.83
Places

4529 Other General Merchandise Stores 65 429 364 560% $26,662 0.65
Residential Intellectual &

6232 Developmental Disability, Mental 458 694 236 52% $37,728 3.15

Health, & Substance Abuse Facilities
3344 Semiconductor and Oth?r Electronic 198 430 532 117% $98.411 308
Component Manufacturing

Management of Companies and

5511 . 37 248 211 570% $52,520 0.32
Enterprises
6221 Ee"effllMed'ca' and Surgical 941 1,118 177 19%  $69,175 0.69
ospitals
5417 >cientific Research and 401 578 177 44%  $93,013 2.45
Development Services
g17 Automotive Repair and 275 419 144 52%  $31,917 1.06
Maintenance
6111 Elementary and Secondary Schools 134 271 137 102% $43,197 0.71
7224 E””k'”g P')aces (Alcoholic 83 220 137 165%  $15,826 162
everages
gozg -0c@l Government, Excluding 2,065 2,185 120 6%  $74,628 1.1
Education and Hospitals
6116 Other Schools and Instruction 209 329 120 57% $28,602 1.75
Continuing Care Retirement
6233 Communities and Assisted Living 289 406 117 40% $37,937 1.31
Facilities for the Elderly
5415 Computer Systems Design and 476 590 114 24%  $92,898 0.82
Related Services
8133 Social Advocacy Organizations 176 288 112 64% $31,534 3.93
8141 Private Households 161 269 108 67% $14,143 0.87
9026 Zducat'on at';d Hospitals (State 0 104 104  Insf.Data  $101,462 0.10
overnmen
4533 Used Merchandise Stores 67 167 100 149% $23,265 2.20
3339 Other Genelral Purpose Machinery 89 182 93 104% $75.720 196
Manufacturing
5418 Advertising, I'Dubllc Relations, and 38 128 90 2379% $82.024 0.64
Related Services
6243 Vocational Rehabilitation Services 175 263 88 50% $28,296 2.12
3121 Beverage Manufacturing 17 102 85 500% $47,132 1.37
7211 Traveler Accommodation 407 486 79 19% $21,581 0.75
5613 Employment Services 225 303 78 35% $29,038 0.24
3364 Aerospace Productand Parts 263 337 74 28%  $78,976 1.98

Manufacturing
Source: EMSI Complete Employment 2076.1
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Future Industry Growth

Job growth in Tompkins County over the next decade is projected to accelerate, with an overall anticipated
employment increase of 5.6%, compared to 1.5% over the previous ten years.* Most sectors will experience gains,
with Educational Services and Health Care and Social Assistance each projected to add over 1,000 jobs. The most
notable exception will be Manufacturing, which will continue to see significant declines, potentially further
contracting by 28% and shedding 1,000 jobs by 2025.

Future Job Growth by Sector, Tompkins County, 2015-2025

Average 2015
L 2015 - 2025 2015 - 2025 9 )
NAICS Description 2015 Jobs 2025 Jobs Total Location
Change % Change ) )
Earnings  Quotient

11 Crop and Animal Production 681 601 (80) (12%) $42,621 1.01
21 Mining., Quarrying, and Oil and Gas 265 244 1) (8%) $86,635 101
Extraction
22 Utilities 202 117 (85) (42%)  $130,440 1.01
23 Construction 1,316 1,584 268 20% $44,497 0.45
31 Manufacturing 3,645 2,642 (1,003) (28%) $78,417 0.83
42  Wholesale Trade 512 616 104 20% $51,927 0.24
44 Retail Trade 4,930 4,964 34 1% $31,290 0.86
48  Transportation and Warehousing 594 606 12 2% $48,205 0.33
51 Information 560 581 21 4% $57,728 0.54
52 Finance and Insurance 1,167 1,233 66 6% $73,133 0.53
53 Real Estate and Rental and Leasing 606 602 4) (1%) $38,403 0.66

54  Professional, Scientific, and 2,948 3,240 292 10%  $69,067 0.84
Technical Services

Management of Companies and

55 . 248 403 155 63% $52,520 0.32
Enterprises

5g  Administrative and Support 947 1,161 214 23%  $32,965 0.27
Services

61 Educational Services 17,585 18,790 1,205 7% $66,150 12.62

62 Health Care and Social Assistance 5,613 6,731 1,118 20% $51,963 0.81

71 Arts, Entertainment, and Recreation 658 734 76 12% $19,044 0.71

72  Accommodation and Food Services 3,942 4,234 292 7% $21,476 0.85

gy Other Services (except Public 2,124 2,592 468 22%  $25,489 0.80
Administration)

90  Government 6,597 6,545 (52) (1%) $73,244 0.77

99 Unclassified Industry 73 68 (5) (7%) $36,538 0.81

55,213 58,285 3,072 6% $56,383

Source: EMSI Complete Employment 2016.1

4 This time period included the 2008 recession, which had a significant impact on historic growth. Refer to the
Supplemental Information section of this report for an explanation of how EMSI uses historic trends to make
reasonable employment projections.
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Regional Assets & Challenges

The following is a summary of the key assets and challenges that drive locational decisions for the private sector
businesses.

Regional Assets

= High-Quality, Desirable Place to Live and Work — Ithaca is known nationally for its high quality of life, with its
superior schools, vibrant downtown, and numerous leisure and recreational amenities. This is probably the
region’s most important competitive advantage because its high quality of life and place attracts highly
talented people who want to live and work in the area and access to a talented labor pool is a top factor in
locational decisions for many companies.

s Talented Workforce — The Ithaca region has a highly educated population, attracted by the region’s
topnotch educational institutions and high quality of life. This workforce is innovative and entrepreneurial
and continues to drive economic growth. Over 21% of Tompkins County's 25+ population has a bachelor’s
degree, and almost 30% has a graduate or professional degree. This compares to 16% and 13%,
respectively, for Upstate New York.

= Small Innovation Ecosystem — Cornell University acts as an anchor for innovation in the region. Many
startups have some affiliation with Cornell, either research and development, technology licenses, or
student/faculty entrepreneurs that have started companies in the area. However, as these startups grow,
most experience increasing pressure to relocate (see challenges below). Cornell is increasingly participating
in supporting this ecosystem, having established the Regional Center for Economic Advancement (see
below).

m  Cornell Research and Development — Companies established here that have a strong tie to R&D at Cornell,
are most likely to stay and grow in the region.

Challenges

= Business Attraction and Retention — A major challenge for the Ithaca region is business attraction and
retention, which has obvious implications for the potential to fill a new business park. Interviews with real
estate professionals and entrepreneurs confirmed these attraction and retention challenges. One
interviewee commented that it was “almost impossible” to attract businesses to Ithaca from outside the
region. Moreover, companies that are started in Ithaca are often difficult to retain not only due to limited
market size but also a small labor pool. For example, while the region’s colleges and universities produce a
high number of highly educated workers, limited job opportunities lead to an exodus of talent from the
region. This makes it difficult for established companies to expand and hire when the need arises. Moreover,
the limited number of establishments in the region makes it difficult for workers to seek new jobs to
advance their careers. For a worker with a highly specific skillset, for instance, only a handful of firms in the
region would offer potential job opportunities.

= [solation from Markets and Access Limitations — Ithaca is located over 25 miles from the nearest limited-
access highway, which greatly constrains its ability to meet the transportation and logistics needs of many
businesses. These access issues contribute to its isolation from major markets and constrain capabilities for
the efficient distribution of goods. The City of Ithaca is over 50 miles from Syracuse, 90 miles from
Rochester, and 100 miles from Scranton, PA, which represent the largest concentrations of population in its
vicinity. This makes it difficult to compete with other communities with better highway access and closer
proximity to population centers.

I'i‘ Camoin Associates | Market Analysis: Airport Business Park, Tompkins County



s High Cost of Living — The region’s high cost of living came up numerous times during market research
interviews conducted for this analysis. Moreover, property taxes are perceived to be very high. The average
full value combined tax rate for all jurisdictions in Tompkins County in 2014 was 33.5 per $1,000 of full
value, which ranks among the middle of the pack as the 25" highest among 57 New York counties (New
York City excluded). The New York State average was 29.6.> Tax rates for individual sub-jurisdictions vary
considerably. For properties located within the Village and Town of Lansing (the location of the proposed
airport business park), the tax rate is considerably lower than it is for properties in the City of Ithaca: 28.27
versus 37.84.5 The City of Ithaca would rank 11" in New York in terms of property tax if it were its own
county.

m  Anti-Development Attitudes — The perception of negative community attitudes toward development

increases uncertainty and costs for real estate developers. This can dissuade developers less familiar with the
area from undertaking projects within the region in favor of more developer-friendly communities.

> New York State Department of Taxation and Finance.
https://www.tax.ny.gov/research/property/reports/fvtaxrates/overall_county_13.htm
6 Tompkins