
7/7/2023

1. Project 3101-23-03A

3. Location

7.Total Project Cost 27,736,203$                                              8.   Total Jobs 3

Land 1,200,000$                                                8A. Job Retention 0

Site Work 1,904,400$                                                8B: Job Creation 3

Building 21,194,674$                                                       (Next 3 Years)

Furniture & Fixtures -$                                                                

Equipment -$                                                                

Engineering/Architecture Fees 260,000$                                                    

Financial Charges 1,878,500$                                                

Legal Fees 35,000$                                                      

Other 1,263,629$                                                

Management/Developer Fees -$                                                                

Community Investment /Abatement QP2 Properties, LLC

Abatement Summary $1,514,275

     Sales Tax Abatement $1,347,857

     Mortgage Tax Abatement $166,418

     Property Tax Relief (PILOT) $0

Community Investment $41,684,648

PILOT Payments $0

Project Wages Estimate $889,445

Construction Benefit Estimate $13,059,000

Employee Benefits Estimate $0

Total Project Cost $27,736,203

Investment:Abatement Ratio 27.53 :1

4. School District

6. Project Type

Onondaga County Industrial Development Agency 

Project Summary Draft

2. Project Number

North Syracuse Central School District

New construction 

QP2 Properties, LLC

Clay 

Project Description

The project includes the construction of two (2) three-story residential apartment 

buildings, with 96 garden style apartments and various tenant amenities. The project 

includes six (6) garages representing 48 garage parking spaces. The project also 

includes three (3) commercial buildings totaling 33,200 square feet of commercial 

development.

5. Tax Parcel(s)

Fiscal Impact ($)

045.-01-02.1



Onondaga County Industrial Development Agency Page 1 
 

 

 

 

ONONDAGA COUNTY INDUSTRIAL DEVELOPMENT AGENCY 

APPLICATION FOR BENEFITS 

 

 

1. In accordance with Section 224-a(8)(d) of Article 8 of the New York Labor Law, the Agency has identified 

that any “financial assistance” (within the meaning of Section 858 of the General Municipal Law) granted 

by the Agency to the Applicant consisting of sales and use tax exemption benefits, mortgage recording tax 

exemption benefits and real property tax exemption benefits, constitutes “public funds” within the meaning 

of Section 224-a(2)(b) of Article 8 of the New York Labor Law and such funds are not excluded under 

Section 224-a(3) of Article 8 of the New York Labor Law.  The Agency hereby notifies the Applicant of 

the Applicant’s obligations under Section 224-a (8)(a) of Article 8 of the New York Labor Law. 

 

2. Fill in all blanks using “none”, “not applicable” or “not available”.  If you have any questions about the 

way to respond, please call the Onondaga County Industrial Development Agency (the “Agency” or 

“OCIDA”) at 315-435-3770. 

 

3. If providing an estimate put “(est.)” after the figure or answer.  If more space is needed to answer any 

specific question, attach a separate sheet.   

 

4. If the OCIDA Board approves benefits, it is the company’s responsibility to obtain and submit all necessary 

forms and documents.  

 

5. All projects approved for benefits by the OCIDA Board will close with the Agency within 6-months of the 

inducement date. If this schedule cannot be met, the applicant will need to submit a closing schedule 

modification written request to the Executive Director that will be presented to OCIDA Board for 

consideration.  

 

6. When completed, return this Application by mail or fax to the Agency at the address indicated below. A 

signed application may also be submitted electronically in PDF format to Nancy Lowery at 

nancylowery@ongov.net.  An Application will not be considered by the Agency until the Application fee 

has been received. 
 

7. The Agency will not give final approval for this Application until the Agency receives a completed NYS 

Full Environmental Assessment Form concerning the project which is the subject of this Application.  

The form is available at http://www.dec.ny.gov/permits/6191.html. 

 

8. Please note the Public Officers Law declares all records in the possession of the OCIDA (with certain limited 

exceptions) are open to public inspection and copying. If the Applicant is of the opinion that there are 

elements of the project which are in the nature of trade secrets which, if disclosed  to the public or otherwise 

widely disseminated, would cause substantial injury to the Applicant’s competitive position, this Applicant 

must identify such elements in writing and request that such elements be kept confidential. In accordance 

with Article 6 of the Public Officer’s Law, the OCIDA may also redact personal, private, and/or proprietary 

information from publicly disseminated documents. 

 

9. The Applicant will be required to pay the Agency Application fee and, if accepted as a project of the Agency, 

all administrative and legal fees as stated in Section VI of the Application. 

 

mailto:nancylowery@ongov.net
http://www.dec.ny.gov/permits/6191.html
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10. A complete Application consists of the following 9 items: 

 This Application 

 Local Access Agreement 

 Employment Plan 

 Conflict of Interest 

 A feasibility statement indicating the need for the requested benefits 

 Description of Project, Site Plans/Sketches, and Maps 

 NYS Full Environmental Assessment Form 

 A check payable to the Agency in the amount of $1,000 

 A check payable to Barclay Damon LLP in the amount of $2,500 

 

11. This Application was adopted by the OCIDA Board on January 18, 2022.  
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It is the policy of the Agency that any project receiving benefits from the Onondaga County 

Industrial Development Agency will utilize 100% local contractors and local labor for the 

construction period of the project unless a waiver is granted in writing by the Agency. 

Return to: 

Onondaga County Industrial Development Agency 

Attn: Nancy Lowery  

333 W. Washington Street, Suite 130 

Syracuse, NY 13202 

Phone: 315-435-3770 | Fax: 315-435-3669 
nancylowery@ongov.net  

 

Please answer all questions.  Use “None”, “Not Applicable” and “See Attached” where 

necessary. 

 

   Submittal Date:  _____________ 

 

A) Applicant/Project Operator information (company receiving benefits): 

Applicant/Project Operator:  Click here to enter text.   

Applicant/ Project Operator Address: 

Phone:   Fax:  

Website:  E-mail:  

Federal ID#:   NAICS:  

State and Year of Incorporation/Organization:  __________________________________________   

Owner (if different from Applicant/Project Operator):  ____________________________________ 

Owner Address:      

Federal ID#:      

State and Year of Incorporation/Organization:     

List of stockholders, members, or partners of Owner: 

________________________________________________________________________________ 

 

B) Individual Completing Application: 

Name:    

Title:    

Address:    

Phone:   Fax:  

E-mail:      

Section I: Applicant Information 

mailto:nancylowery@ongov.net
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C) Company Contact (if different from individual completing application): 

Name:      

Title:      

Address:      

Phone:    Cell Phone:    

E-mail:      

 

D) Company Counsel: 

Name of Attorney:       

Firm Name:       

Address:      

Phone:     Cell Phone:    

E-mail:      

 

E) Business Organization (check appropriate category): 

☐ Corporation ☐ Partnership 

☐ Public Corporation ☐ Joint Venture 

☐ Sole Proprietorship ☐ Limited Liability Company 

☐ Other (please specify):     

Year Established:     

State in which Organization is established:      

 

F) List all stockholders, members, or partners with % of ownership greater than 5%: 

 

Name % of ownership 
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G) Applicant Business Description: 

 

Estimated % of sales within Onondaga County: ________________________________________ 

Estimated % of sales outside Onondaga County but within New York State:     

Estimated % of sales outside New York State but within the U.S.:     

Estimated % of sales outside the U.S.:      

(*Percentage to equal 100%) 

 

H) Applicant History: If the answer to any of the following is “Yes”, please explain 

below. If necessary, attach additional information. 

 

 

 

 

 

 

3. Has any person listed in Section I ever been in receivership or declared bankruptcy? 

 Please attach any explanations.       ☐Yes ☐No 

 

I) Has the Project Beneficiary received assistance from OCIDA, Syracuse Industrial Development 

Agency (SIDA), New York State or the Onondaga Civic Development Corporation (OCDC) in the 

past? If yes please attach an explanation and please give year, project name, and description of 

benefits and address of project.    

☐ Yes ☐No  

1. Is the company or management of the Company now a 

plaintiff or defendant in any civil or criminal litigation? 

 

☐Yes 

 

☐No 

2. Has any person listed above ever been convicted of a 

criminal offense (other than a minor traffic violation)? 

 

☐Yes 

 

☐No 
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A) Project Location: Location where the investment will take place. If Company is moving, 

the new location should be entered here and the current location should be in Section I. 

Address:     

Legal Address (if different):             

City:    Village/Town:  

Zip Code:    School District:      

Tax Map Parcel ID(s):            

Full Market Value: ________________  Footage of Existing Building: _________________ 

Census Tract: ___________________________________________________________________ 

 

B) Type (Check all that apply): 

 

☐New construction ☐Purchase of machinery and/or equipment 

☐Expansion/Addition to current facilities ☐Brownfield/Remediated Brownfield 

☐Renovation of existing facility ☐LEED Certification 

☐ Housing Project ☐Demolition and Construction 

☐ Renewable Energy Project    ☐Acquisition of existing facility/property 

☐ Retail ☐Other: 

 

C) Project Narrative:  A statement that there is a likelihood that the project would not be 

undertaken but for the financial assistance provided by the Agency or, if the project could be 

undertaken without financial assistance provided by the Agency, a statement indicating why 

the project should be undertaken by the agency. 

* For a Retail Project (also see page 14) 

* For a Renewable Energy Project (also see page 15) 

* For a Housing Project (also see page 17) 

 

D) Description of Project: Please provide a detailed narrative of the proposed Project.  Please 

separately attach the description and any copies of site plans, sketches or maps. This narrative 

should include, but is not limited to:  
 

☐ i) a description of your Company’s background, customers, goods and services and the 

principal products to be produced and/or the principal activities that will occur on the 

Project site;  

☐ (ii) the size of the Project in square feet and a breakdown of square footage per each 

intended use;  

☐ (iii) the size of the lot upon which the Project sits or is to be constructed;  

☐ (iv) the current use of the site and the intended use of the site upon completion of the 

Project;  

☐ (vi) describe your method for site control (Own, lease, other). 

Section II: Project and Site Information 

wlougnot
Typewritten text
See Attachment #1

wlougnot
Typewritten text
See Attachment #1
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E) Select Project type for all end users at Project site (you may check more than one): 

**Please check any and all end users as identified below 

 

☐ Industrial ☐ Bank Office 

☐ Acquisition of Existing Facility ☐   Retail ( see page 14) 

☐ Housing Project ( see page 17 )  ☐Mixed Use  

☐ Equipment Purchase ☐ Facility for Aging 

☐ Multi-Use Tenant ☐ Civic Facility (not for profit) 

☐ Renewable Energy Project ( see page 15)  ☐ Other  ______________________ 

☐ Commercial  

   

F) If applicant will not occupy 100% of the building in a real estate transaction, provide information on 

tenant(s) that includes name, present address, and percentage of project to be leased, type of 

business organization, relationship to applicant, date and term of lease.   

 

G) For the Agency to consider this Project, please provide the following information: 

1. Does the Project consist of new construction or expansion or substantial renovation of an 

existing facility? 

☐Yes ☐No 

2. Will the Project create new employment opportunities or retain existing jobs that may 

otherwise be lost? 

☐Yes ☐No 

3. Does the Project beneficiary serve a customer base primarily outside of Onondaga 

County? 

☐Yes ☐No 

 

H) Will the completion of the Project result in the removal of an industrial or manufacturing plant of 

the company from one area of the state to another area of the state OR in the abandonment of one 

or more plants or facilities of the company located within the state?  Please explain if you answer 

“Yes” by attaching a response. 

 

☐Yes ☐No 

 

I) Please attach a description of any compelling circumstances the Agency should be aware of 

while reviewing this application. 

 

 

J) Local Approvals (Site Plan and Environmental Review)  

1. Have site plans been submitted to the appropriate town or local planning department? 

☐Yes. What is the status?  ☐No. When will the plans be submitted?  

_______________________________________________________   

 

wlougnot
Typewritten text
See Attachment #2

wlougnot
Typewritten text
See Project Narrative (Attachment #1)
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2.  Has the project received site plan approval from the town or local planning board? 

 ☐Yes ☐No 

3. If no, what is the anticipated approval date?  ________________________________ 

4. If yes, provide the Agency with a copy of the Planning Board’s approval resolution along with 

the related SEQR determination.  (NOTE:  SEQR determination is required for final approval 

and sales tax agency appointment.) 

5. Environmental Information 

a. Please attach the appropriate Environmental Impact Forms to your application. Here is a 

link to the SEQR forms:  http://www.dec.ny.gov/permits/6191.html 

b. Have any environmental issues been identified on the property? 

☐Yes ☐No  

If yes, please attach an explanation. 

http://www.dec.ny.gov/permits/6191.html
wlougnot
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See Attachment #3
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A) Project Costs and Finances 

 

Description of Costs Total 

Budget 

Amount 

% of Total 

Budget to be 

Procured in 

Onondaga 

County 

Total Private Expenditure 

(should be less than or 

equal to total budget 

amount) 

Land Acquisition    

Site Work/Demo    

Building Construction 

& Renovation 

   

Furniture & Fixtures    

Equipment*    

Engineering/Architect

s 

   

Financial Charges    

Legal    

Other    

Management/Developer Fees    

Total Project Cost    

 

Note: Do not include OCIDA fees, OCIDA application fees or OCIDA legal fees as part of the 

Total Project Cost. You may attach a separate chart if needed.  

 

 

B) TOTAL Capital Costs $    

 

Project refinancing: estimated amount 

(For refinancing of existing debt only) $    

 

Sources of Funds for Project Costs: 

1.  Bank Financing $  _______________ 

2. Equity (excluding equity that is attributed to grants/tax credits) $      

3. Tax Exempt Bond Issuance (if applicable) $   _______________ 

4.  Taxable Bond Issuance (if applicable) $     

Section III: Construction 

wlougnot
Typewritten text
(5% contingency)
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5. Public Sources (Include sum total of all state and federal grants  

and tax credits) $      

 

-Identify each state and federal grant/credit: 

$     

$      

$      

6. Total Sources of Funds for Project Costs                                           $   _______________ 

 

 

C) Employment and Payroll Information 

*Full Time Equivalent (FTE) is defined as one employee working no less than 40 hours 

per week or two or more employees together working a total of 40 hours per week. 

 

1. Are there people currently employed at the project site? 

☐Yes ☐No If yes, provide number of FTE jobs at the facility:     

2. Complete the following: 

 

Estimate the number of FTE jobs to be 

retained as a result of this Project: 

 

Estimate the number of construction jobs to 

be created by this Project: 

 

Estimate the average length of construction 

jobs to be created (months): 

 

Current annual payroll at facility: 
 

Please list, if any, benefits that will be 

available to either full and/or part time 

employees: 

 

Average annual benefit paid by the 

company ($ or % salary) per FTE job: 

 

Amount or percent of wage employees pay 

for benefits: 

 

Provide an estimate of the number of 

residents in the Economic Development 

Region (Onondaga, Madison, Cayuga, 

Oneida, Oswego, and Cortland Counties) to 

fill new FTE jobs: 
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D) New Employment Benefits 

i. Complete the following chart indicating the number of FTE jobs presently employed at 

the Project and the number of FTE jobs that will be created at the Project site at the end 

of the first, second, and third, years after the Project is completed. Jobs should be listed 

by title of category (see below), including FTE independent contractors or employees of 

independent contractors that work at the Project location. Do not include construction 

workers.   

ii. Feel free to include additional information or a substitute chart if you think additional 

material would add clarity.  

 

Please use this chart to illustrate the current employment: 

 

Job Title/Category Current Annual Pay Current Employment (FTE) 

   

   

   

   

   

 

Please use this chart to illustrate the projected employment growth: 

 

Job Title/Category Current Annual Pay Jobs Created  

Year 1 
Jobs Created  

Year 2 

Jobs Created  

Year 3 

     

     

     

     

     

  

If you prefer, you may attach a job chart of your own that outlines the job growth projections 

regarding the Project. 

 

E) Financial Assistance sought (estimated values): 

☐ Real Property Tax Abatement (PILOT):    

 

☐ Mortgage Recording Tax Exemption (.75% of amount mortgaged):   

 

☐ Sales and Use Tax Exemption (4% Local, 4% State):   

 

☐ Tax Exempt Bond Financing (Amount Requested):   

 

☐ Taxable Bond Financing (Amount Requested):   
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F) Mortgage Recording Tax Exemption Benefit Calculator: Amount of mortgage that would 

be subject to mortgage recording tax: 

Mortgage Amount (include sum total of construction/permanent/ 

bridge financing): $     

 

Estimated Mortgage Recording Tax Exemption Benefit (product of 

mortgage amount as indicated above, multiplied by .0075): $     

 

G) Sales and Use Tax Benefit Calculator: Gross amount of costs for goods and services that are 

subject to State and local Sales and Use Tax – said amount to benefit from the Agency’s Sales 

and Use Tax exemption benefit: 

$                   

 

Estimated State and local Sales and Use Tax Benefit (product of 8% multiplied by the 

figure, above) (This should match the amount in section “E” on page 9, this calculation 

only exists to help you with your estimate): 

$                     
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Section IV 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 prior to the completed application being provided to the OCIDA 

Board. 

 

 

A)   PILOTS Estimate Table Worksheet 

 

OCIDA estimate of current value  

New construction and renovation costs  

OCIDA estimate of increase in value  

OCIDA estimated value of completed project  

OCIDA estimate of taxes that would have been collected if the 
project did not occur 

 

Scheduled PILOT payments  

 

 

 

PILOT 
Year 

Exemption

% 

 

County 

PILOT 

Amount 

Local 

PILOT 

Amount 

School 

PILOT 

Amount 

Total 

PILOT 
Full Tax 

Payment 

w/o PILOT 

Net Exemption 

1 100       

2 90       

3 80       

4 70       

5 60       

6 50       

7 40       

8 30       
9 20       

10 10       

TOTAL       

 

 

Estimates provided are based on current property tax rates and assessment value (current as of date of 

application submission) and have been calculated by IDA staff. 

 

 

 

 

 

 

 

 

 

Section IV: Estimate of Real Property Tax Abatement Benefits 
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 Tax  
1. Will the cost of the retail portion of the Project exceed one-third of the total project 

cost? 

☐Yes ☐No 

 

2. Is the Project located in a distressed area?  A distressed area is a census tract that has  

a) a poverty rate of a least 20% or at least 20% of households receiving public 

assistance, and (b) an unemployment rate of least 1.25 times the statewide 

unemployment rate for the year to which the date relates.  

☐Yes ☐No 

 

3. Is the Project likely to attract a significant number of visitors from outside of the  

                        economic development region?  

☐Yes  ☐No     

 

4. Is the predominate purpose of the Project to make available goods or services   

                       which would not, but for the Project, be reasonably accessible to the residents of the   

                       Town, City, County or Village of where the Project will be located.  

 ☐Yes ☐No 

         

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

For Retail Projects Only SECTION: V For Retail Projects Only  
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  Please complete the following as an addendum: P  

X, an 

1. Describe the reasons why the Agency’s financial assistance is necessary. Describe how the 

Project would be affected if these benefits were not provided. [see Section II (C)] 

 

2. Is the applicant leasing the property?   

☐ Yes, please provide a copy of the lease 

☐ No, purchased the property. Please provide documentation.  

3. Has the applicant provided written communication to the affected taxing jurisdictions 

notifying them of its intent to construct a renewable energy project?  

☐ Yes 

☐ No 

4. Has the applicant received a letter of support for the megawatt cost to be used as a basis for the 

PILOT from the town, city or village where the Project is located?  

☐ Yes. Please provide copy. 

☐ No 

5. Has the applicant received a letter of support for the megawatt cost to be used as a basis for 

PILOT from the school district?  

☐ Yes.  Please provide copy. 

☐ No 

6. Is the entire parcel being used for the solar project?  

☐ Yes 

☐ No, if not, have you reached out to the town assessor to discuss a subdivision or 

slash parcel?  Explain: ___________________________________________ 

7. Will the applicant enter into a decommissioning plan with the host community, including 

financial assurance the plan can be executed? 

☐ Yes, explain. 

☐ No 

 

 

     *PLEASE SEE FOLLOWING PAGE FOR OCIDA SOLAR GUIDANCE & BEST PRACTICE 

 

 

 

 

 

 

 

 

SECTION VI: For Solar Projects Only  
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OCIDA SOLAR PILOTs GUIDANCE AND BEST PRACTICE 
 

To be placed on the OCIDA meeting agenda, proposed solar projects must provide OCIDA with the 

following in advance of the Project’s first OCIDA meeting: 

 

1. Fully completed OCIDA application. 

2. Copy of Environmental Assessment Form. 

3. A SEQR resolution approved by a local municipality indicating municipality will be lead 

agency, the type of action (I, II, or unlisted) and, if completed, the SEQR determination made 

by the municipality. 

4. Copies of your zoning applications submitted to the local municipality. 

5. Verification of parcel subdivision process with the town (if the entire parcel will not be used 

for the solar project). 

6. A statement clarifying whether the applicant will lease or purchase the real property on which 

the Project is situated.  If leased, provide a copy of the proposed or executed lease.  If lease 

parcel is less then entire parcel then see 5 above. 

7. A supporting document from the School District and the Town Board outlining the agreed 

upon cost per megawatt to be used as a basis for the PILOT.  OCIDA cannot create the PILOT 

schedule without this information. 

8. Absent a showing otherwise by the Company, deemed acceptable by the Agency in the sole 

and absolute discretion, the Company must close with the Agency on a project prior to 

consideration of any requested organizational structure or project entity ownership changes.  

 

 You will receive a draft Cost Benefit Analysis and a Draft PILOT schedule from this office.  You 

may use these documents as your Project progresses through the OCIDA approval process.  OCIDA 

staff are available to update these two documents as needed. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

OCIDA Solar PILOTs Guidance and Best Practice 
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   Please complete the following as an addendum: 

 

1. Describe the reasons why the Agency’s financial assistance is necessary. Describe how the 

project would be impacted if these benefits were not provided. [see Section II (C)] 

 

2. Is the Project being built in a blighted area? Please describe.  

3. Is the Project fulfilling an unmet need in the area? Please explain.  

4. Please provide a market study documenting a need for such housing. 

5. Is there support from local government officials for the Project and for the financial assistance 

being requested from the Agency? Please provide written documentation.  

 

6. Is the Project considered infill in a populated area? Please explain.  

7. Does the Project provide walkability? 

8. Is there additional county infrastructure necessary to service the Project? If, yes, please explain.  

9. Is the Project part of a larger mixed-use development? Please describe.  

 

 

 

 

 

SECTION VII:  For Housing Projects Only 

wlougnot
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See Attachment
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QP2 Properties, LLC 

OCIDA Application 

Attachment #1 

Section II(C) and (D) – Project Narrative/Description 

 

Description of the Applicant 

 

The Applicant, QP2 Properties, LLC, is a limited liability company formed by the owners of 

Syracuse Realty Group.  The primary purpose of the Applicant is the development of the instant 

Project. It should be noted that the Applicant was originally created in 2007 for the purpose of 

owning and redeveloping real property located at 106 South Main Street in the Village of North 

Syracuse, Town of Clay.  When the Applicant sold that property in 2021 it used the proceeds of 

the sale as downpayment on the purchase of the Clay Marketplace land.  Clay Marketplace is 

currently the sole asset of the Applicant and the sole purpose of the Applicant is the development 

of Clay Marketplace. 

 

Description of the Project 

 

The is proposing the development of the real property located at the intersection of NYS Route 31 

and Henry Clay Boulevard in the Town of Clay (Tax Map Number 045.-01-02.1) (the “Project 

Site”).   The Project Site is 14.95 acres and is currently vacant commercial property.  The Applicant 

intends to develop the Project Site into a mixed-use apartment project with 96 garden style 

apartments, 33,200 square feet of total commercial space on three out-parcels (the “Project”). 

 

The Project includes the construction of two (2) three-story residential apartment buildings, with 

96 garden style apartments and various tenant amenities (i.e. exercise room, meeting room, pet 

washing station, etc.).  This portion of the Project will include six (6) garages representing 48 

garage parking spaces, as well as 188 surface parking spaces, for a total of 236 parking spaces.  

The apartment buildings will include a total of 125,106 square feet of residential space.  The 96 

garden style apartments will be comprised of sixty (60) 2-Bedroom/2-Bathroom units and thirty-

six (36) 1-Bedroom/1-Bathroom units.  The main entrance for the apartments will be located on 

Henry Clay Boulevard. 

 

The Project also includes three (3) commercial buildings totaling 33,200 square feet of commercial 

development as well as 198 surface parking spaces, which will be developed and leased out by the 

Applicant.  While there are no signed Leases or LOIs for the commercial properties at this time, 

there has been interest shown by various entities (which far exceeds the actual rental space 

available) with respect to this property (See Attachment #2).  The main entrances for the 

commercial buildings will be located along New York State Route 31. 

 

The Applicant is aware of and supportive of the County’s development of it’s comprehensive plan 

(Plan ONondaga).  In developing this project the Applicant has utilized many of the key themes 

of Plan ONondaga into this Project, to the extent possible.  For example, one of the goals of the 

County is walkability.  The Project Site has been developed to encourage walkability between the 

residential and commercial/retail components of the Site.  There will be sidewalks throughout the 



site to allow for walkability among all components of the Site.  Another goal of the County is 

greenspace.  While the inclusion of greenspace into this Project was difficult due to the parking 

and other site requirements, the Applicant has built as much greenspace into the Project as possible.  

Behind the apartment buildings they have approximately eighty (80) feet of grassy and landscaped 

area for use of the residents and they have includes as much green space area along the periphery 

of the site as the site would allow.  The Applicant has also committed to various improvements at 

the intersection of New York State Route 31 and Henry Clay Boulevard (the cost of which is 

estimated to be approximately $900,000) which will benefit the overall traffic and transportation 

through the area.  In essence, this Project has been designed in a manner to create a strong walkable 

center of residential, commercial and green space area that is tailored to the County’s goals. 

 

The Applicant will be the owner of the Project and will contract with Syracuse Realty Group to be 

the exclusive managing and leasing agent for the Project. 

 

Project Narrative 

 

Given the extensive development in the Town of Clay, including the new Micron facility which 

will be coming to the area, a great need exists for housing and services that this Project will 

provide.  The applicant is requesting sales and use tax exemption and mortgage recording tax 

exemption to help finance the project, which has become very difficult due to a number of factors.  

First, capital market changes such as drastically increasing interest rates, decreasing finance 

options for new construction, stagflation and a pending recession have made obtaining financing 

for this project exceedingly difficult.  Second, as part of the municipal approval process, the 

Applicant has agreed to undertake a variety of public benefit improvements.  For example, the 

Applicant has agreed to widen Henry Clay Boulevard, add a traffic signal, etc.  Such concession 

by the Applicant have increased the cost of this Project and, simultaneously, provide a significant 

benefit to the public, in general, and the residents of the area.  Given these factors, the requested 

tax abatements are necessary for the project to be financially feasible.   

 

The Applicant has taken substantial efforts to move this project forward quickly.  The applicant 

has already received Planned Development District Approval and Site Plan Approval.  As a result, 

this project is shovel ready. 

 

 

 

 

  



 

QP2 Properties, LLC 

OCIDA Application 

Attachment #2 

Section II(F) – Tenant Information 

 

 The 96 garden style apartments which comprise the residential portion of the Project will 

be leased to various residential tenants.  The 33,200 square feet of total commercial space will be 

leased to commercial tenants.  While there have been no leases or LOIs entered into as of the date 

of this application, the following Potential Tenants have indicated interest in signing an LOI or 

Lease at Clay Marketplace: 

1. Fitness Studio: KW Fitness (3rd location) - 6,200 s/f building 

2. Convenience Store (2nd location) – 1,500 – 2,000 s/f 

3. Local Home Builder: MWG – 1,500 s/f 

4. Daycare Center – 3,000 – 4,000 s/f 

5. Tattoo Artist: Vessel Tattoo Co. – 2,000 s/f 

6. Insurance Agent: Framers Ins. – 1,500 s/f 

7. Regional Sub Shop – Jreck Subs (multiple locations) – 2,400 s/f 

8. Liquor Store – 4,000 – 6,000 s/f 

9. Financial Services: Edward Jones – 1,500 s/f 

10. Real Estate Office – Syracuse Realty Group – 2,000 s/f 

11. Salon – 1,500- 2,000 s/f 

12. Jewelry Store: Avani Jewelers – 1,000 s/f 

13. Photographer – 1,000 s/f 

14. Clothing Store: Slow Journey to Nowhere – 2,000 s/f 

15. Local Established Pizza Shop (multiple locations) – 2,100 s/f 

16. Coffee Shop – 2,000 s/f 

17. Bank – 2,000 s/f 

18. Barber Shop – 1600 s/f 

 

Potential Total Space requested: 42,700 s/f1 

 

 
1 Note that the potential tenant space requested far exceeds the available leasable area of 33,200 sq. ft. 
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