
1.  Project: 3101‐15‐14A

3.  Location: 4.  School Districts:    

5.Tax Parcel(s):  6. Type of Project:

7.Total Project Cost:  323,560,000$     8.   Total Jobs 0 TBD

Land 2,700,000$          8A. Job Retention 0

Site Work 16,075,000$       

Building 238,368,980$    

Furniture & Fixtures 4,300,000$          8B: Job Creation 0

Equipment 2,300,000$                   (Next 5 Years)

Equipment Subject to NYS Production 

Exemption ‐$                         

Engineering/Architecture Fees 11,800,000$       

Financial Charges 10,456,020$       

Legal Fees 560,000$            

Other 37,000,000$       

Cost Benefit Analysis:  COR Inner Harbor Company, LLC

Fiscal Impact ($)

Abatement Cost:

     Sales Tax $12,942,400

     Mortgage Tax  $2,912,040

     Property Tax Relief (PILOT) 15yr $28,432,647

New Investment:

PILOT Payments 15yrs $18,178,248

Project Wages (15 yrs) $191,952,458

Construction Wages  $391,770,000

Employee Benefits (10 years) $22,074,533

Project Capital Investment $275,543,980

New Sales Tax Generated   $120,000

Agency Fees $3,236,600

Benefit:Cost Ratio 20.39 :1

Onondaga County Industrial Development Agency 
Project Summary

COR Inner Harbor Company, LLC

Syracuse Syracuse City School District

2.  Project Number:

$902,875,818

$44,287,087

0

The “Project” consists of the development of the Inner Harbor Parcels A1, A2, A3, A4, B and C 

(the “Parcels”) through a series of sub‐projects, with a diversity of uses and users, in order to 

create a unique urban, mixed‐use neighborhood in the area of the Inner Harbor in the City of 

Syracuse, New York.

The Project will capitalize on the Onondaga Lake waterfront as a geographic asset and 

proximity to existing regional transportation infrastructure (I‐81, I‐690, Regional 

Transportation Center,etc.). The Project will link together the City of Syracuse, Franklin 

Square, Destiny USA and Onondaga Lake, and it is strategically located to promote future 

additional development.

7. Description:

Mixed Use Development
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other affiliates,

TBD

COR Inner Harbor Company, LLC

540 Towne Drive

Fayetteville New York 13066

(315) 663-2100

Catherine K. Johnson

cjohnson@corcompanies.com

Mixed-use project development

Paul Joynt 25%
540 Towne Drive
Fayetteville, NY 13066

(315) 663-2100 pjoynt@corcompanies.com

Joseph Gerardi 25%
540 Towne Drive
Fayetteville, NY 13066

(315) 663-2100 jgerardi@corcompanies.com

Jeffrey Aiello 25%
540 Towne Drive
Fayetteville, NY 13066

(315) 663-2100 jaiello@corcompanies.com

Steven F. Aiello 25%
540 Towne Drive
Fayetteville, NY 13066

(315) 663-2100 saiello@corcompanies.com

8

07/27/12 in New York

Not Applicable

8

531300 45-3649934
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While the Company has not received any prior assistance for the Project, an anticpat tenant has received

grant funding for one of the

While the Company has not received any prior assistance for the Project, an anticipated tenant has received

grant funding from the State of New York for an anticipated educational, community-focused sub-project. The

Company has also received assistance with respect to other property in the area, but not included in the Project,

with respect to infrastructure improvements, etc.

The Company received grant funding in 2011 from the State of New York (NYS Regional Economic Council/ESDC)

for the purpose of remediating certain environmental conditions on Parcel B within the Project Parcels.

Also, while not received by the Company, an anticipated tenant has received grant funding from the State of New

York for an anticipated educational, community-related sub-project. The Company has also received assistance

with respect to other property in the area, but not included in the Project, with respect to infrastructure

improvements, etc.

Kevin R. McAuliffe

Barclay Damon, LLP

One Park Place, 300 S. State Street

Syracuse New York 13202

(315) 425-2875

kmcauliffe@barclaydamon.com

Lou Kruth

D'Arcangelo & Co.

401 N. Salina Street

Syracuse New York 13203

(315) 475-7213 (315) 475-7206

mlkruth@darcangelo-cny.com
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Inner Harbor, Census Tract #1

Hotel

Parking Garage

Educational

ApartmentsApartments, condos, etc.

ResidentialHotel

Residential

Educational, Community & Not-for-Profit

Please see attached Exhibit B.

City of Syracuse School Dist.

Syracuse

Bear St (north), Solar St (east), W. Kirkpatrick St (south) and Geddes St. (west)

8

8

88

Please see attached Exhibit A.

11,000 sf4,424,000

13202

The Company owns certain parcels comprising the Project; for the others, the Company has a purchase
agreement with the City of Syracuse and a purchase agreement with the State of NY.

88

approx. 108,000 square feet

Retail approx. 197,000 square feet

Other approx. 436 apartments

Other approx. 78,000 sq. feet (123 rooms)

Other approx. 225,000 sq. ft.

Other approx. 199,000 square feet

Office
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Mixed Use

8

Mixed-use development: office, retail, residential, hotel, garages, educational & community spaces

8

8

To be provided on a sub-project basis.

8

8

8

8
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See Exhibit C. A DEIS, FEIS and

Findings Statement adopted by

SIDA have also been provided.

8

8

Sales & Use Tax Exemption: $12,942,400.00
Mortgage Recording Tax Exemption: $ 2,912,040.00
Real Property Tax Exemption/PILOT: To be determined.

To assist in financing of unique, urban mixed-use development that will link the City of Syracuse, Franklin
Square, Destiny USA, and Onondaga Lake, will bring new office, retail, restaurant and housing to formerly
vacant properties and create new permanent jobs in the City Syracuse, and open up an area on Onondaga
Lake to public access, recreation and educational/community/not-for-profit use.

8

Yes, certain issues were identified on Parcel B and addressed, as set forth in the EIS and
Findings Statement (provided separately).

8

All phases over 5-10 years

Summer of 2017 for initial sub-project.

January 2016

A second sub-project is anticipated to be constructed and occupied by December
2017.

8
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Exhibit A

Project Description

The “Project” consists of the development of the Inner Harbor Parcels A1, A2, A3, A4, B and C
(the “Parcels”) through a series of sub-projects, with a diversity of uses and users, in order to
create a unique urban, mixed-use neighborhood in the area of the Inner Harbor in the City of
Syracuse, New York.

The Project will capitalize on the Onondaga Lake waterfront as a geographic asset and proximity
to existing regional transportation infrastructure (I-81, I-690, Regional Transportation Center,
etc.). The Project will link together the City of Syracuse, Franklin Square, Destiny USA and
Onondaga Lake, and it is strategically located to promote future additional development.

The development vision for the Project is to create a mixed-use community that focuses public
access at the water’s edge. The design reflects an urban, mixed-use character area as defined in
the Syracuse Land Use and Development Plan 2040. Special attention has been paid to creating
an environment that is pedestrian friendly, inviting to visitors and unique to the City of Syracuse.
The sub-projects that comprise the overall Project, will include a mix of commercial retail space
(approximately 196,478 square feet), commercial office space (approximately 108,000 square
feet), residential units (approximately 436 apartments, comprising 460,064 gross square feet), an
extended stay hotel (approximately 78,000 square feet with 123 rooms), a parking garage
(approximately 225,000 square feet) and spaces for educational, community and other not-for-
profit purposes (approximately 199,000 square feet). The Project will complement and further
enhance the existing public access and recreational facilities in the area, including the Onondaga
Creekwalk, the Inner Harbor Amphitheater and public marina facilities.

The Company is seeking a Master PILOT Agreement and Master Lease for the Project, as well
as sales and use tax and mortgage recording fee exemptions. As each sub-project is ready to be
developed and constructed, the Company will notify the Agency, and a Sub-Project PILOT
Agreement and Sub-Project Lease Agreement will be executed by the Company or a special-
purpose entity affiliated with the Company for each Sub-Project.

The Project is anticipated to have a significantly positive economic impact on the City of
Syracuse and surrounding area. The Project will create hundreds of full-time and part time
permanent jobs, as well as at least 1,000 construction jobs over a five to ten year construction
period, and act as a catalyst for future development in the area, indirectly leading to more
employment opportunities and economic development. As each sub-project is developed and
constructed, the Company will provide updated specific job creation information to the Agency.



COR Inner Harbor Company, LLC

IDA Application

Exhibit B

Tax Map ID

Re-subdivision

Map Designation Assessed Value Current Owner

117-01-01.2 Parcel B $171,000.00 COR Van Rensselaer Street Company LLC

117-01-01.3 Parcel B $203,000.00 COR Van Rensselaer Street Company LLC

117-01-01.4 Parcel B $188,000.00 COR Van Rensselaer Street Company LLC

117-01-01.5 Parcel B $345,000.00 COR Van Rensselaer Street Company LLC

117-01-01.6 Parcel B $345,000.00 COR Van Rensselaer Street Company LLC

117-01-02.2 Parcel A-4 $510,000.00 State of New York

117-01-06 Parcel A-3 $661,000.00 COR Spencer Street Company IV, LLC

117-01-07 Parcel A-2 $531,000.00 City of Syracuse

117-01-10 Parcel A-1 $504,000.00 COR West Kirkpatrick Street Company LLC

107-12-01.1/1.3 Parcel C $966,000.00 COR Van Rensselaer Street Company LLC

Total $4,424,000.00



Exhibit C

SEQRA Explanatory Statement

1

The Company is currently requesting financial assistance (sales and use tax exemption, mortgage
recording fee exemption, and a PILOT) in connection with a Project that was previously subject
to a comprehensive and coordinated SEQRA review by the Syracuse Industrial Development
Agency (“SIDA”), as lead agency.

That prior comprehensive coordinated SEQRA review consisted of the following:

 SIDA received an application from the Company for the Project on or about April 10,
2013.

 On April 25, 2013, SIDA adopted a resolution declaring its intent to act as lead agency
for the purposes of conducting a coordinated environmental review of the Project, as a
Type I action under SEQRA.

 By resolution dated June 18, 2013, after receiving no objection from any other involved
agencies regarding its intention to act as lead agency, SIDA issued a positive declaration
for the Project, thus requiring the Company to prepare a draft environmental impact
statement (“DEIS”), and determined that scoping would be conducted pursuant to 6
NYCRR § 617.8.

 Also, on June 18, 2013, SIDA adopted a resolution in which it acknowledged receipt of a
proposed draft scope from the Company and scheduled a public scoping session for July
16, 2013 with written comments concerning the draft scope to be accepted until July 19,
2013. SIDA adopted the final scope for the Project by resolution dated August 13, 2013.

 The Company submitted the DEIS to SIDA on or about September 4, 2013, and by
resolution dated September 17, 2013, SIDA determined the DEIS was adequate for the
purpose of commencing review by the public. The DEIS and Notice of Completion of
DEIS were filed in accordance with SEQRA on September 20, 2013.

 A forty-one (41) day comment period ensued regarding the DEIS. A public hearing was
held on October 15, 2013 and public comments were accepted until October 28, 2013.
Verbal and written comments were received during that period.

 The Final Environmental Impact Statement (“FEIS”) for the Project was subsequently
prepared to respond to all comments received, and by resolution dated November 19,
2013, SIDA determined that the FEIS was complete. The FEIS and Notice of Completion
of FEIS was filed in accordance with SEQRA on November 26, 2013.

 Pursuant to 6 NYCRR § 617.11(a), a reasonable period of time elapsed between the filing
of the FEIS and Notice of Completion of FEIS and the issuance of a Findings Statement
by SIDA.

 SIDA adopted a resolution on December 17, 2013 authorizing the adoption of a Findings
Statement for the Project, finding that while the Project would result in impacts as a result
of site construction activities and post construction operation, none of the impacts
identified were determined to be significant adverse impacts and that consistent with the
social, economic and other essential considerations, from among the reasonable
alternatives available, the Project minimizes or avoids, to the maximum extent
practicable, adverse environmental impacts identified in the DEIS and FEIS. The
Findings Statement is attached hereto as Attachment 1. The DEIS and FEIS have also
been provided to OCIDA under separate cover.



Exhibit C

SEQRA Explanatory Statement

2

In May of 2014, the Company notified SIDA of certain changes to the Project, including the
elimination of a banquet facility from the proposed hotel, relocation of parking accommodations
from the hotel parcel to a property located across the street at 329 Kirkpatrick Street, and
addition of the construction of certain roads and related infrastructure (the “2014 Changes”). On
June 17, 2014, SIDA adopted a resolution reviewing the 2014 Changes to the Project under
SEQRA, and finding that the 2014 Changes to the Project, in the context of the prior SEQRA
review and Findings Statement, constituted insignificant changes to the Project that did not alter
its determinations and findings under SEQRA, and which did not warrant further review under
SEQRA.

Since that time, the Project has undergone some further minor changes in the configuration of the
anticipated uses, and square footage of buildings, that will be developed. Those changes include:
(1) the construction and development of a 30,000 square foot educational/science center and
accompanying 4,000 square foot boat storage building in place of the adaptive reuse of an
existing 24,000 square foot canal maintenance building for retail, restaurant and event space; (2)
the addition of a 78,000 square foot extended stay hotel building in place of what was formerly
planned as a 350-seat, 50,000 square foot hotel banquet facility; and (3) the construction of four
mixed-use residential/retail/office buildings, containing 88 apartment units and associated
parking, in place of 80 townhouse units with parking (the “2015 Changes”).

The uses proposed in the 2015 Changes, including educational and community-related uses,
residential uses and hotel uses, were all categories of uses that were previously contemplated by
SIDA in its comprehensive, coordinated review and which were the basis of its December 17,
2013 Findings Statement. The construction of these uses results in no greater impacts than those
impacts that were analyzed in the DEIS and FEIS and declared insignificant in the Findings
Statement and its supplement.

The present action under consideration by OCIDA involves the approval of the inducement of a
project by providing financial assistance; in and of itself, this approval does not qualify as a Type
I action as defined under SEQRA, and therefore, it is properly classified as an Unlisted Action.
In the course of conducting its uncoordinated review of the present action, it is respectfully
submitted that OCIDA should find that, based upon the SEAF and application materials provided
to OCIDA, the 2015 Changes to the Project are insignificant changes that do not alter the
determinations and findings made by SIDA in its December 17, 2013 Finding Statement or its
June 17, 2014 supplemental SEQRA resolution. Such a finding will complete OCIDA’s SEQRA
review responsibilities for the Project.



Short Environmental Assessment Form 
Part 1 - Project Information

Instructions for Completing              

Part 1 - Project Information.  The applicant or project sponsor is responsible for the completion of Part 1.  Responses 
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.  
Complete Part 1 based on information currently available.  If additional research or investigation would be needed to fully 
respond to any item, please answer as thoroughly as possible based on current information.   

Complete all items in Part 1.  You may also provide any additional information which you believe will be needed by or useful 
to the lead agency; attach additional pages as necessary to supplement any item. 

Part 1 - Project and Sponsor Information 

Name of Action or Project:  

Project Location (describe, and attach a location map): 

Brief Description of Proposed Action: 

Name of Applicant or Sponsor: Telephone:  

E-Mail: 

Address: 

City/PO: State:  Zip Code: 

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?

If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that 
may be affected in the municipality and proceed to Part 2.  If no, continue to question 2. 

NO   YES 

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval: 

NO   YES 

3.a. Total acreage of the site of the proposed action?   ___________ acres 
b. Total acreage to be physically disturbed?  ___________ acres 
c. Total acreage (project site and any contiguous properties) owned

or controlled by the applicant or project sponsor?  ___________acres  

4. Check all land uses that occur on, adjoining and near the proposed action.
  9 Urban    9 Rural (non-agriculture)      9 Industrial      9 Commercial     9 Residential (suburban)   
  9 Forest 9 Agriculture   9 Aquatic 9 Other (specify): _________________________ 

  9 Parkland 

Page 1 of 3

http://www.dec.ny.gov/permits/90156.html
http://www.dec.ny.gov/permits/90178.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90533.html
http://www.dec.ny.gov/permits/90380.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90372.html
http://www.dec.ny.gov/permits/90390.html
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Geddes St. (to west)
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which were subject to coordinated review under SEQRA by SIDA in December of 2013.




Page 2 of 3 

5. Is the proposed action,
a. A permitted use under the zoning regulations?

b. Consistent with the adopted comprehensive plan?

NO   YES N/A 

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape? 

NO   YES 

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

8.   a. Will the proposed action result in a substantial increase in traffic above present levels? 

b. Are public transportation service(s) available at or near the site of the proposed action?

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?

NO   YES 

9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies: 
_______________________________________________________________________________________
_______________________________________________________________________________________ 

NO   YES 

10. Will the proposed action connect to an existing public/private water supply?

         If  No, describe method for providing potable water: ______________________________________ 
_______________________________________________________________________________________ 

NO   YES 

11. Will the proposed action connect to existing wastewater utilities?

If  No, describe method for providing wastewater treatment: ________________________________ 
_______________________________________________________________________________________ 

NO   YES 

12.  a. Does the site contain a structure that is listed on either the State or National Register of Historic 
Places?   

b. Is the proposed action located in an archeological sensitive area?

NO   YES 

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain 
wetlands or other waterbodies regulated by a federal, state or local agency? 

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

14. Identify the typical habitat types that occur on, or are likely to be found on the project site.  Check all that apply:
  Shoreline   Forest   Agricultural/grasslands   Early mid-successional

  Wetland    Urban   Suburban

15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
 by the State or Federal government as threatened or endangered? 

NO   YES 

16. Is the project site located in the 100 year flood plain? NO   YES 

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes, 

a. Will storm water discharges flow to adjacent properties?    NO       YES 

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
If Yes, briefly describe:                                                                                               NO       YES 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 

NO   YES 

http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90444.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90449.html
http://www.dec.ny.gov/permits/90454.html
http://www.dec.ny.gov/permits/90470.html
http://www.dec.ny.gov/permits/90492.html
http://www.dec.ny.gov/permits/90497.html
http://www.dec.ny.gov/permits/90507.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90512.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90517.html
http://www.dec.ny.gov/permits/90194.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90545.html
http://www.dec.ny.gov/permits/90565.html
http://www.dec.ny.gov/permits/90575.html
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This has been addressed in the EIS (DEIS at Sections 2.8.3 & 3.1.9 and App. H; FEIS at App. L, Section 3(3)).
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See DEIS at Sections 2.4 and 3.1.5.
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OFFICE

SYRACUSE INNER HARBOR MASTER PLAN

OCTOBER 2015

1    MIXED USE RETAIL / RESIDENTIAL

2    MIXED USE RETAIL / RESIDENTAIL

3    PARKVIEW LUXURY APARTMENTS

4    WATERFRONT LUXURY APARTMENTS

5 EDUCATIONAL

6 MIXED USE RETAIL / OFFICE

7 PIER RESTAURANTS

8 STARWOOD HOTELS

A ALOFT 134 ROOM SELECT SERVICE

B ELEMENT 123 ROOM ECTENDED STAY

9 ESF ONONDAGA LAKE SCIENCE CENTER

10 HARBOR MASTER’S HOUSE
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