
 

GENEVA INDUSTRIAL DEVELOPMENT AGENCY 
CITY HALL- 47 CASTLE STREET- GENEVA, NEW YORK 14456 
tracy.verrier@mrbgroup.com – www.cityofgenevany.com  

 

Notice of Board Meeting 

Date:  February 20, 2023 

To:  Rick Bley 

 Irene Rodriguez 

 R.J. Passalacqua 

 Benjamin Vasquez 

 Lowell Dewey 

 Jason Fulton 

From:  Anne Nenneau, Chair 

Re:  Notice of Board of Directors’ Meeting 

 

The Geneva Industrial Development Agency will hold their regular monthly Board Meeting on Friday, 

March 3, 2023 at 8:30am. The meeting will be held in the 2nd floor conference room at City Hall, 47 

Castle Street, Geneva, NY. The meeting agenda is attached and available at 

https://cityofgenevany.com/295/Industrial-Development-Agency-IDA. The meeting will also be 

livestreamed on the IDA’s YouTube Channel: 

https://www.youtube.com/channel/UCVz4jDNtxuIiy4SyugqQ8eg.  

Please confirm your attendance with Tracy Verrier, tracy.verrier@mrbgroup.com.  

 

Cc:  Mayor Steve Valentino, City of Geneva 

 Amie Hendrix, City of Geneva 

Tracy Verrier, Executive Director 

 Matt Horn, MRB Group  

 Maureen Lee, Geneva City School District 

 Myles Webster, Webster Properties 

Erica Collins, City of Geneva 

 Media: Steve Buchiere, Finger Lakes Times 
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City of Geneva Industrial Development Agency
Meeting Agenda

Title: City of Geneva IDA

Geneva City Hall, 47 Castle Street, Geneva  

2nd Floor Conference Room and Zoom

Date & Time: 3/3/2023 at 8:30am

Agenda Item Potential Outcome Person Responsible

Call to Order Anne Nenneau

Administrative Reports

Minutes from February 2023 Motion to approve minutes Anne Nenneau

Financial Report February 2023 Motion to approve financial report Tracy Verrier

Updates

Geneva City School District Informing board of status Maureen Lee, Geneva CSD 

GEDC Informing board of status Myles Webster, Webster Properties

GEDC Committee Update Motion regarding additional studies Tracy Verrier

City Council Report Informing board of status Mayor Valentino & Amie Hendrix

IDA Projects Informing board of status Tracy Verrier

New Business

Nardozzi PILOT Application Motion to schedule public hearing Tracy Verrier

Board Evaluation Results Informing board of status Tracy Verrier

Unfinished Business 

Executive Session

Executive Session (if needed) Anne Nenneau

Adjournment Motion to adjourn Anne Nenneau

Quorum (Confirmation Required)

Anne Nenneau, Chair

R.J. Passalacqua 

Rick Bley

Irene Rodriguez

Lowell Dewey

Benjamin Vasquez 

Jason Fulton

Staff

Tracy Verrier

Matt Horn

Emma Falkenstein

Location:

Zoom will be available, and the meeting can be viewed on the GIDA's YouTube 
Channel 

Join Zoom Meeting
Meeting ID: 870 1787 3256 
Passcode: 887348 
Dial in: 929-205-6099

https://us02web.zoom.us/j/87017873256?pwd=VW95cGxnbitTb0hkaTIyQ052YV
JiZz09
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Geneva Industrial Development Agency 

City Hall, 47 Castle Street, Geneva, New York 

And via Zoom livestreamed to GIDA’s YouTube Page 

February 3, 2023 at 8:30am 

Meeting Minutes 

 

In Attendance: 

Anne Nenneau  

Rick Bley 

Irene Rodriguez 

Lowell Dewey  

Benjamin Vasquez* 
*remote attendance 

Others present:  

Tracy Verrier, MRB Group 

Emma Falkenstein, MRB Group 

Amie Hendrix, Geneva City Manager 

Myles Webster, Webster Properties* 

 

   

MEETING CALL TO ORDER 

Chair Anne Nenneau called meeting to order at 8:33am. 

 

ADMINISTRATIVE REPORTS 

Meeting Minutes: 

• Motion to approve the minutes from January 2023 regular meeting by Lowell Dewey, 

second by Irene Rodriquez. Motion carried unanimously.  

 

Financial Report:  

Tracy Verrier reviewed the January financial statements. She has not received the January rent yet 

from Downtown Winery. Irene is signing the January MRB bill. The IDA received a bill from 

Harris Beach for $300 and from Plumly for $1,700. Tracy moved $50,000 from the money market 

account to the checking account in January to ensure money is accessible for future expenses. The 

$75,000 rolled into a new 6-month CD as discussed in the January meeting.   

• Motion to approve January financial statements by Ben Vasquez, second by Rick 

Bley. Motion carried unanimously.  

 

UPDATES 

Geneva City School District:   

No report. 

 

GEDC: 

Myles Webster noted that the GEDC added a new tenant in January. The new tenant might be a 

candidate to move into more space in the building. Myles noted that they have some showings 

coming up to fill vacant space. Upon inquiry from Anne Nenneau, Myles noted that the new heater 

was installed in the Pretzel Logic space, and the boilers are running.  

 

GEDC Committee Update:  

Tracy provided an update on the quotes she gathered for the GEDC committee. The contractors 

quoted between $15,100 - $20,500 to create floor plans. For the asbestos assessment, the contractor 

quoted $9-15k if floor plans were provided, but without floor plans, the assessment would cost an 

additional $3,000. The contractor quoted $1,000 for a roof condition assessment. The Phase 1 ESA 
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quote was $3,500. Tracy noted she also received a quote for a building appraisal ranging from 

$7,000 for a summary appraisal to $9,500 for a full-documented appraisal. Lowell Dewey and 

Rick Bley raised questions as to whether an asbestos assessment was necessary as there is no 

immediate action to be taken on the GEDC building.  

 

Following discussion, the board determined to hold off on the asbestos assessment and move 

forward with the floor plans, roof assessment, and phase 1 as these actions would be beneficial for 

all potential future decisions regarding the GEDC building.  

• Motion to move forward with the quotes for the floor plans ($15,100), roof assessment, 

and phase 1 made by Rick Bley, second by Irene Rodriguez. Motion carried unanimously.  

  

City Council Report:  

Amie Hendrix, City Manager, reported that the Council is relaunching the search for a Director of 

Planning and Economic Development, and the team is meeting soon to come to an agreement on 

the priorities and responsibilities of the position. Amie noted that Pretzel Logic submitted the 

Round 7 Restore NY application to ESD. Amie noted that the Council plans to review the zoning 

update one more time before submission to the county.  

 

IDA Projects: 

Tracy provided the following updates: 

• The Gateway parcel’s new submission to DEC went in last week. Upon hearing back from 

the DEC, the IDA should know if they can move forward.  

• The BID beautification project is moving forward. Anne and BID have signed the contract 

already, and Dave will sign it later today for the LDC. The IDA’s $30,000 contribution 

will be dispersed against expenses. 

• Mark McGroarty is still working on the Trinity project. Anne noted that Mark is aware that 

the board will need to review his project plans prior to closing as an expansion in the project 

budget will likely have an impact on the abatement schedules.   

 

NEW BUSINESS 

 

Budget for legal expenses: Rick Bley stated that it might be prudent to make an adjustment to the 

legal line in the budget due to increased legal expenses.  

• Motion to increase legal expense budget to $10,000 moved by Rick Bley, second by Irene 

Rodriquez. Motion carried unanimously.  

 

EXECUTIVE SESSION 

 

Executive Session was moved up on the agenda.  

• Motion to enter executive session to discuss the proposed sale or lease of real property at 

9:07am by Lowell Dewey, second by Ben Vasquez. Motion carried unanimously.  

• Motion to exit executive session at 9:14am by Lowell Dewey, second by Rick Bley. Motion 

carried unanimously 

 

UNFINISHED BUSINESS 
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MRB Group Contract Discussion:  

Anne explained that following last month’s meeting, Emma Powlin from Harris Beach reviewed 

the 2023 MRB Group contract and indicated that everything looked good.  

• Motion to approve the MRB Group 2023 services contract by Lowell Dewey, second by 

Irene Rodriquez. Motion carried unanimously.  

 

Pretzel Logic Lease: 

Tracy provided an update on the Pretzel Logic lease stating she had been in contact with Anthony 

regarding the new lease terms. The new terms state that the lease will end at the end of March with 

the potential for a one-month extension. The lease should be signed by Anthony soon.  

• Motion to approve new lease terms by Lowell Dewey, second by Rick Bley. Motion carried 

unanimously.  

 

Nardozzi Land Sale: 

Tracy provided an update regarding the Nardozzi land sale. James is going to have some 

information for the planning board in February and an official site plan application in March.  

Tracy expects to have the PILOT application ready for the March IDA meeting and notes that this 

process will likely take at least two meetings since it requires a public hearing and approval. Bob 

Ryan from Harris Beach is drafting a new agreement with limited updates to the language, which 

will expire May 1st, 2023.  

 

Budget for legal expenses:  

• Motion to increase the legal expense budget to $10,000 moved by Rick Bley, second by 

Irene Rodriquez. Motion carried unanimously.  

 

ADJOURNMENT 

• Motion to adjourn at 9:20am by Rick Bley, second by Irene Rodriguez. Motion carried 

unanimously.  
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Feb 1 - 23, 23 Oct 1, '22 - Feb 23, 23

Income
4020 · Income from Investments 0.00 12.41
4030 · Downtown Winery 195.00 975.00

Total Income 195.00 987.41

Expense
5000 · Economic Development Support

5003 · GEDC Support 0.00 841.15

Total 5000 · Economic Development Support 0.00 841.15

5040 · Professional Services
5041 · Legal Services 0.00 1,008.00
5043 · Administrative Services 4,920.00 19,620.00
5049 · Other Professional Services 671.25 23,335.84

Total 5040 · Professional Services 5,591.25 43,963.84

Total Expense 5,591.25 44,804.99

Net Income -5,396.25 -43,817.58

11:59 AM Geneva Industrial Development Agency
02/23/23 Profit & Loss YTD Comparison
Accrual Basis February 1 - 23, 2023

Page 1
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Feb 23, 23 Feb 23, 22

ASSETS
Current Assets

Checking/Savings
1002 · LNB - City of Geneva IDA 59,758.22 272,313.00
1003 · LNB Money Market 100,032.22 0.00
1050 · Certificates of Deposit

1051 · Lyons National Bank 75,000.00 15,042.05

Total 1050 · Certificates of Deposit 75,000.00 15,042.05

Total Checking/Savings 234,790.44 287,355.05

Accounts Receivable
11000 · Accounts Receivable

11050 · GEDC Roof Loan 90,010.00 90,010.00
11000 · Accounts Receivable - Other 195.00 195.00

Total 11000 · Accounts Receivable 90,205.00 90,205.00

Total Accounts Receivable 90,205.00 90,205.00

Total Current Assets 324,995.44 377,560.05

Other Assets
1110 · Industrial Park Investment 47,000.00 47,000.00
1120 · 2 N Exchange St 27,616.59 27,616.59

Total Other Assets 74,616.59 74,616.59

TOTAL ASSETS 399,612.03 452,176.64

LIABILITIES & EQUITY
Liabilities

Current Liabilities
Accounts Payable

20000 · Accounts Payable 5,983.25 7,473.03

Total Accounts Payable 5,983.25 7,473.03

Other Current Liabilities
20500 · Committed- BID Beautification 30,935.00 0.00

Total Other Current Liabilities 30,935.00 0.00

Total Current Liabilities 36,918.25 7,473.03

Total Liabilities 36,918.25 7,473.03

Equity
3000 · Opening Bal Equity 483,253.37 514,188.37
3001 · Retained Earnings -76,742.01 -293,716.83
Net Income -43,817.58 224,232.07

Total Equity 362,693.78 444,703.61

TOTAL LIABILITIES & EQUITY 399,612.03 452,176.64

11:58 AM Geneva Industrial Development Agency
02/23/23 Balance Sheet
Accrual Basis As of February 23, 2023

Page 1
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GEDC Tenant Activity Report

Banner Door (B104)
No activity to report

City of Geneva DPW (A311)
No activity to report

David Lee Foster, Esq. (A107)
No activity to report

Designing Sunny (A301)
No activity to report

FLX Glassware (Chad Lahr) (A104)
No activity to report

FLX Hospitality (B102)
No activity to report

Food Justice (B101)
No activity report

Geneva Sound Factory (A102)
No activity report

Geneva Theatre Guild (A305)
No activity to report

Gleichauf Agency, LLC (A103)
- Lease ends 2/28/23 and will not be renewing

Hudson Data, LLC (A302)
No activity to report

Ibero American Action League (A100)
No activity report

JB Paper Company (VIRTUAL)
No activity to report

Jason G. Swartley / Financial Partners of Upstate NY  (A203)
- Renewal signed - rent increasing to $500/month

8



GEDC  |  Monthly Report for IDA

J. Anderson, Cabinetmaker
No activity to report

KitGen (City of Geneva) (B102)
No activity to report

Lyons National Bank (A308)
No activity to report

Pretzel Logic (A303)
- In discussions regarding lease extension and payment plan

Real Eats America, Inc. (B100, B103, A204, A301)
- Balance has been paid off
- Still holding their security deposit. Working with DPW to come up with an amount to withhold.

Super Casuals (A310)
No activity to report

Uncharted Spirits (A312)
No activity to report

Unity House of Cayuga County (A206)
No activity report

Big D’s Auction (A306)
- Will be signing a renewal to extend lease

Impact Earth (Warehouse B103A)
- Lease ends 3/31 and will not be renewing

Misc:
- Collecting tenant insurance information and forklift certifications

Current Prospects:
1. Jim - showed space - light manufacturing business that would be interested in Pretzel Logic’s space

VACANCY:
A101: 1251sqft
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GEDC  |  Monthly Report for IDA

A104: 380sqft
A105: 210sqft
A106: 350sqft
A109: 119sqft
A204: 663sqft
A205: 585sqft
A209: 1150sqft
A210 (asbestos): 1369sqft
A211 (asbestos): 1177sqft
A216 (asbestos): N/A
A307: 2,610sqft
A309: 9,250sqft
B103: 19,432sqft
TOTAL: 46,498sqft

Maintenance:
- Asbestos in section 210,211,216 should be addressed to get space rented

Accounting:
(attached)
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Real Property Tax Benefits (Detailed): 

** This section of this Application will be: (i) completed by IDA Staff based upon information 
contained within the Application, and (ii) provided to the Applicant for ultimate inclusion as part 
of this completed Application.  
 
PILOT Estimate Table Worksheet 
 

Dollar Value 
of New 
Construction 
and 
Renovation 
Costs 

Estimated 
New 
Assessed 
Value of 
Property 
Subject to 
IDA* 

County Tax 
Rate/1000 

Local Tax Rate 
(Town/City/Village)/1000 

School Tax 
Rate/1000 

$2,500,000 $2,668,000 7.084025 17.515493 21.425306 

*Apply equalization rate to value 
 

PILOT 
Year 

%  
Payment 

County 
PILOT 
Amount 

Local 
PILOT 
Amount 

School 
PILOT 
Amount 

Total 
PILOT 

Full Tax 
Payment 
w/o PILOT 

Net 
Exemption 

1 15% $2,835 $7,010 $8,574 $18,419 $122,794 $104,375 

2 20% $3,780 $9,346 $11,433 $24,559 $122,794 $98,235 

3 25% $4,725 $11,683 $14,291 $30,699 $122,794 $92,096 

4 30% $5,670 $14,019 $17,149 $36,838 $122,794 $85,956 

5 35% $6,615 $16,356 $20,007 $42,978 $122,794 $79,816 

6 40% $7,560 $18,693 $22,865 $49,118 $122,794 $73,677 

7 45% $8,505 $21,029 $25,723 $55,257 $122,794 $67,537 

8 50% $9,450 $23,366 $28,581 $61,397 $122,794 $61,397 

9 55% $10,395 $25,702 $31,439 $67,537 $122,794 $55,257 

10 60% $11,340 $28,039 $34,298 $73,677 $122,794 $49,118 

11 65% $12,285 $30,375 $37,156 $79,816 $122,794 $42,978 

12 70% $13,230 $32,712 $40,014 $85,956 $122,794 $36,838 

13 75% $14,175 $35,049 $42,872 $92,096 $122,794 $30,699 

14 80% $15,120 $37,385 $45,730 $98,235 $122,794 $24,559 

15 85% $16,065 $39,722 $48,588 $104,375 $122,794 $18,419 

TOTAL 50% $141,751 $350,485 $428,720 $920,957 $1,841,913 $920,957 

 
*Estimates provided are based on current property tax rates and assessment values 
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Cost Benefit Analysis: 

 
 

To be completed/calculated by AGENCY 
 
 

 Costs = 
Financial Assistance 
 

Benefits =  
Economic Development 

 
*Estimated Sales Tax Exemption 
 
 

 
$168,750   

New Jobs Created  
      Permanent _12-15_ 
      Temporary ____ 
 
Existing Jobs Retained  
     Permanent _40-60___ 
     Temporary ____ 

 
Estimated Mortgage Tax 
Exemption 

 
$19,743.75   

 
Expected New Yearly Payroll $618,466 
 

 
Estimated Property Tax 
Abatement 

 
$920,957   

Expected Gross Receipts $     
 
Additional Revenues to School Districts 
$428,720 PILOT payments vs. no project 
($0 property tax, currently exempt) 
_____________________________ 
 
Additional Revenues to Municipalities 
$492,236 PILOT payments vs. no project 
($0 property tax, currently exempt) 
_____________________________ 
 
Other Benefits     

 
Estimated Interest Savings 
IRB Issue 
 

 
$n/a    

 
Private Funds invested $292,500 
 
Likelihood of accomplishing proposed 
project within three (3) years 

   
 Likely or   Unlikely 

 

         
* Estimated Value of Goods and Services to be exempt from sales and use tax as a result of the 

Agency’s involvement in the Project.  PLEASE NOTE: These amounts will be verified and there is a 

potential for a recapture of sales tax exemptions (see “Recapture” on page 11).        

$_2,250,000_ (to be used on the NYS ST-60) 
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City of Geneva Industrial Development Agency

MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date

Project Title

Project Location

Summary of Economic Impacts over the Life of the PILOT

Project Total Investment

$2,925,000 Temporary (Construction)

Direct Indirect Total

Jobs 7 2 9

Earnings $478,536 $89,282 $567,818

Local Spend $1,462,500 $377,310 $1,839,810

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 9 8 17

Earnings $9,827,752 $5,140,938 $14,968,690

             Figure 1

          Net Benefits chart will always display construction through year 10, irrespective of the length of the PILOT.

Figure 2

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

Economic Impacts

March 3, 2023

Nardozzi Industrial Park Project

Forge Ave - West, Geneva (tax map 90.16-3-11.110)

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $920,953 $818,023

Sales Tax Exemption $168,750 $168,750

Local Sales Tax Exemption $78,750 $78,750

State Sales Tax Exemption $90,000 $90,000

Mortgage Recording Tax Exemption $19,744 $19,744

Local Mortgage Recording Tax Exemption $6,581 $6,581

State Mortgage Recording Tax Exemption $13,163 $13,163

Total Costs $1,109,447 $1,006,517

State and Local Benefits

Nominal Value Discounted Value*

Local Benefits

To Private Individuals

Temporary Payroll

Ongoing Payroll

Other Payments to Private Individuals

To the Public

Increase in Property Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Other Local Municipal Revenue

State Benefits

To the Public

Temporary Income Tax Revenue

Ongoing Income Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 

Ratio

Local 16:1

State 7:1

Grand Total 15:1

*Discounted at 2% 

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C.

$14,739,366$17,360,524

$14,739,366 $1,006,517

$673,591

$3,975

$104,781

Cost*

$14,052,360

$687,006

$903,355

$103,163

$88,507

$25,552

$568,972

$3,975

$807,898 $687,006

$807,898 $687,006

$25,552

$13,211,650

$567,818

$14,968,690

$567,818

$12,643,832

0

Fiscal Impacts

Additional Comments from IDA

Benefit*

$16,552,625 $14,052,360

$15,536,507

$0 $0

$0 $0

$1,016,118 $840,710

$920,957 $759,789

$3,478 $3,478

$91,683 $77,443
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Confidential Evaluation of Board Performance 

 
Criteria 

 
Agree 

Somewhat 
Agree 

Somewhat 
Disagree 

 
Disagree 

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

7    

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

7    

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

7    

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

7    

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

4 3   

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

6 1   

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

7    

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

6 1   

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

6 1   

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

6  1  

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

7    

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

6 1   

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

7    

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

6  1  

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

5 1 1  

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

7    

 
Name of Authority: _City of Geneva Industrial Development Agency ____________ 
 
Evaluation of FY 2021-22, submitted October-December 2022 
 
COMMENTS: 
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