
6/10/2025

Project 3101-24-05A
Town

Village

7.Total Project Cost 3,700,000$                                                8.   Total Jobs 3
Land Acquisition -$                                                                 8A. Job Retention 0
Site Work/Demo 265,500$                                                    8B: Job Creation 3
Building Construction & Renovation 3,010,500$                                                         (Next 5 Years)
Furniture & Fixtures 178,000$                                                    
Equipment -$                                                                 
Project Soft Cost 246,000$                                                    

Community Investment /Abatement

Abatement Summary $747,053

     Sales Tax Abatement $178,556
     Mortgage Tax Abatement $24,375

     Property Tax Relief (PILOT) $544,122

Community Investment $7,423,905
PILOT Payments ( - ) $475,030
Project Salaries and Benefits Estimated (10 yrs) $891,000
Construction Benefit Estimate $2,357,875
Total Project Cost $3,700,000

Investment:Abatement Ratio 10 :1

© 2024 Onondaga County Industrial Development Agency. All rights reserved.

Fiscal Impact ($)

Manlius
025.-09-15.0, 025.-09-14.0

Project Description

The applicant is proposing to demolish the existing dilapidated building located at 111 
and 117 Seneca St E and construct an approximately 14,520 square foot mixed-use 
building in its place. The new building will contain 13 residential units and a small 

commercial space. 

Tax Parcel(s)

School District

Project Type

Project Number
Fayetteville-Manlius

Demolition and New Construction

Paradise Companies 10, LLC
Manlius



254,000$                   

 $               3,010,500 

 $               1,937,000 

2,191,000$                

118,149$                   

475,030$                   

PILOT YEAR Exemption %
County PILOT 

Amount
Town School District Village Total PILOT

Full Tax 
Payment w/o 

PILOT
Net Exemption

1 100% 939$                   835$               5,328$                1,707$                8,809.15$       75,988$          67,178$                     
2 100% 958$                   851$               5,435$                1,741$                8,985.33$       77,507$          68,522$                     
3 100% 977$                   868$               5,544$                1,776$                9,165.04$       79,058$          69,892$                     
4 90% 1,756$                1,561$            9,967$                3,193$                16,477.37$     80,639$          64,161$                     
5 80% 2,567$                2,281$            14,564$              4,666$                24,078.53$     82,251$          58,173$                     
6 70% 3,409$                3,030$            19,342$              6,197$                31,977.15$     83,896$          51,919$                     
7 60% 4,283$                3,807$            24,305$              7,787$                40,182.07$     85,574$          45,392$                     
8 50% 5,192$                4,614$            29,459$              9,438$                48,702.41$     87,286$          38,583$                     
9 40% 6,134$                5,452$            34,809$              11,152$              57,547.48$     89,032$          31,484$                     
10 30% 7,113$                6,322$            40,361$              12,931$              66,726.88$     90,812$          24,085$                     
11 20% 8,128$                7,224$            46,122$              14,776$              76,250.43$     92,628$          16,378$                     
12 10% 9,181$                8,160$            52,097$              16,690$              86,128.24$     94,481$          8,353$                       

TOTAL 50,637$              45,007$          287,333$             92,054$              475,030$        1,019,153$     544,122$                   

0 1 2 3 4 5
Jobs
Current/Actuals

Creation Goals 0 3 0 0 0
Total 
Employment 
Goals 0 0 3 3 3 3

© 2024 Onondaga County Industrial Development Agency. All rights reserved.

Scheduled PILOT payments

Year

Taxes that would have been collected if the project did not occur

Paradise Companies 10, LLC

OCIDA estimate of current market value

Projected investment

OCIDA estimate of increase in value

OCIDA estimated value after project is completed

A) PILOTS Estimate Table Worksheet
for 12 years
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C) 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%) ________________ 

 

Applicant /Owner History:  

1. Is the Owner and/or Applicant or any manager or owner of the Owner and/or Applicant now a 

plaintiff or defendant in any civil or criminal litigation? ☐  No ☐  Yes, explain  

 

2. Has any owner of manager of the Owner and/or Applicant listed above ever been convicted of a 

criminal offense (other than a minor traffic violation)?   ☐  No ☐  Yes, explain  

 

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

☐  No ☐  Yes, explain   

 

D) Has the Applicant/Owner received assistance from Onondaga County Industrial Development 

Agency (OCIDA, Syracuse Industrial Development Agency (SIDA), New York State or the 

Onondaga Civic Development Corporation (OCDC) in the past?    

☐No    ☐  Yes, explain (Provide year, project name, benefit description, amounts, address)  

 

E) Individual Completing Application: 

Name:    Title: _______________________________ 

Address:    Phone: ______________________________ 

Cell Phone:    E-mail:______________________________ 

 

F) Company Contact (if different from individual completing application): 

Name:    Title: ____________________________ 

Address:    Phone: ___________________________ 

Cell Phone:    Email:  ___________________________ 

100%

N/A

N/A

N/A

MANAGING MEMBER

315-299-6292

GZAZZARA@THEICONCOMPANIES.COM

GRAZIANO ZAZZARA JR

344 S WARREN STREET, STE 202, SYRACUSE, NY 13202

315-299-6292
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A) Project Location is where the investment will take place. If Applicant is moving, the new 

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

 

Address:     

Legal Address (if different):         

City:    Town: _______________Village:   

Zip Code:    School District:      

Tax Map Parcel ID(s):      

Full Market Value: _______________   Square Footage of Existing Building(s):_______________ 

 

B) Project Activity (Check all that apply): 

 

☐  New construction ☐  Acquisition of existing facility 

☐  Expansion to current facilities ☐  Brownfield/Remediated Brownfield 

☐  Renovation of existing facility ☐  Demolition and construction 

 ☐  Purchase of machinery/equipment  

 

C) Select Project Type or Project End Use at site (you may check more than one): 

 

☐  Manufacturing ☐  Mixed Use 

☐  Retail (see Section V) ☐  Facility of Aging 

☐  Housing Project (see Section VII)  ☐  Distribution/Wholesale 

☐  Civic Facility (not for profit) ☐  Commercial 

☐  Industrial  ☐  Renewable Energy Project (see Section VI) 

☐  Other, explain    

 

D) Project Narrative:  Please check one of the two boxes below and attach statement.  

 

☐  A statement that the Project described in this application would not be undertaken but for 

the financial assistance provided by the Agency.    

 

☐  If the Project is going to advance regardless of any financial assistance from the Agency, 

please provide a statement indicating why the project should be considered by the Agency 

for any financial assistance.   

Section II: Project and Site Information 

MANLIUS

284,000 2,694

111 and 117 Seneca Street E

344 S WARREN STREET, STE 202, SYRACUSE, NY 13202

MANLIUS

13104 FAYETTEVILLE MANLIUS

025.-09-15.0, 025.-09-14.0
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E) Description of Project:  Please attach a detailed narrative of the proposed Project.  Please 

attached 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;  

 

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

 

F) 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?   

☐  No   ☐  Yes    

 

G) Please describe any compelling circumstances the Agency should be aware of while reviewing 

this application.   

 

H) Local Approvals (Site Plan and Environmental Review)  

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

☐  No. When will the plans be submitted? _____☐  Yes, what is the status?______  

Has the project received site plan approval from the town or local planning board?      

☐  No, anticipated approval date. _____      ☐Yes, date ______  

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.) 

 

1. Environmental Review Information 

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

to the SEQR forms: https://extapps.dec.ny.gov/docs/permits_ej_operations_pdf/feafpart1.pdf 

b. Has Lead Agency been established?  ☐  No      ☐  Yes, name of Lead Agency 

__________________ 

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

☐  No ☐ Yes, explain    

08/2024
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B) Employment and Payroll Information 

Full Time Equivalent (FTE) is defined as one employee working no less than 35 hours per 

week or two or more employees together working a total of 35 hours per week. 

 

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

☐  No   ☐  Yes, provide number of FTE jobs at the project site   ___________ 

 If you are relocating, are all employees moving to new site?  ☐  No, explain   ☐  Yes  

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 including the 
benefit cost:  

 

Average salary amount that is an 

employee benefit (%): 

 

Average annual growth salary/wage 

rate (%) 

 

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: 

 

 

C) New Employment Benefits 

Complete the following chart indicating the number of FTE jobs currently employed by the 

Applicant, FTE jobs currently 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.   

3 (refer to attached narrative)

65

10 months
N/A

N/A
N/A

3
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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 

 

 

Projected 

Annual Pay 

 

FTE Jobs 

Created 

Year 1 

FTE Jobs 

Created 

Year 2 

FTE Jobs 

Created 

Year 3 

FTE Jobs 

Created 

Year 4 

FTE Jobs 

Created 

Year 5 

       

       

       

       

       

       

       

       

 

 

D) Financial Assistance sought: 

☐  Real Property Tax Abatement (PILOT): Agency Staff will provide draft and final   

PILOT schedule: _____________________ 

 

☐  Mortgage Recording Tax Exemption (.75% of mortgage):  _____________________ 

 

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

 

☐  Tax Exempt Bond Financing (Amount Requested): ___________________________ 

 

☐  Taxable Bond Financing (Amount Requested):    

n/a

retail/commercial employee 33,000 0 3 0 0 0

$24,375

$178,556































Section I 

D: Has the Applicant/Owner ever received assistance in the past? 

 

The applicant has not, but the principals of the applicant have received assistance in the past 

from SIDA for two projects.  The downtown Syracuse projects were Icon Tower, at 344 S Warren 

Street (Paradise Companies 2, LLC), Corbett Corner at 444 East Genesee Street (444 East 

Genesee Street LLC). 

 

Icon Tower was the redevelopment of a 233,000 square foot vacant office building into a mixed-

use property containing 89 market rate apartments, two floors of commercial space and on-site 

enclosed parking.   Applied for assistance in 2016.  The project received a 12-year tax PILOT, 

mortgage recording and sales tax exemptions (SIDA). 

 

Corbett Corner was the redevelopment of a 28,000 square foot vacant office building into 24 

affordable housing units, commercial space and on-site parking.  Applied for Assistance in 2021. 

The project received a 15-year tax PILOT ($529,699), mortgage recording ($29,942) and sales 

tax exemptions ($151,400) through SIDA 

 

 

 

Section II 

D: Project Narrative, and Statement of Need. 

E:  Description of Project,  

 

 

Paradise Companies 10, LLC, is a single purpose entity, controlled by The Icon Companies 

(developer).  Paradise Companies 10, LLC, acquired clear title to the subject property in 2021, 

located at 111 and 117 Seneca Street E in the Village of Manlius. 

 

111 &117 Seneca Street E is a vacant 2,694 square foot residential property and parking lot that is 

falling into disrepair, containing four empty apartments. Situated on .52 acres combined, the 

property is located right in between two popular local eateries, and its dilapidated state greatly 

diminishes the appeal of these community gems and the nearby pocket park that was created with 

Main Street revitalization funds.  

 

The current redevelopment plan is to demolish the existing building and construct a 14,520 square 

foot mixed-use building in its place.  The new building would contain 13 residential units and a 

small commercial space. The commercial space would represent less than 20% of the total project 

size, and, the total cost estimate to complete the commercial space is around $450,000, also under 

20% of the total project cost.  The 13 residential units would be a combination of 2 Workforce 

Housing units and 11 Market Rate apartments, all units would be one bedroom and one bathroom.  

The balance of the property would include on-site parking, landscaping, outdoor seating and 

walkways.   Not accounting for common area, the approximate breakdown of the building would 

be 10,140 square feet of housing, and 2,500 square feet of commercial space.  

 



A development team has been assembled, consisting of In-Architects (Architect), Icon 

Construction Management (Construction), Keplinger Freeman (Landscape Architect), and 

Tompkins Community Bank (lender).  Preliminary plans are being sent to Village and 

Planning Board in August 2024. 

 

The project was awarded a $700,000 Restore Grant to the Village of Manlius through NYS, the 

balance of the project cost would be funded by a combination of Developer Equity, Permanent and 

Construction loan from Tompkins Community Bank.   

 

Statement of Need: 

Prior to any new construction commencing, the project would require demolition of an existing 

structure, and a significant amount of site work.  The site work is not only due to grading change 

requirement, but it requires the relocation of existing storm sewer system beneath the ground.  The 

easements and locations of the existing storm sewers require these alterations to construct the 

proposed size and layout of the building.  While the projects scale is appropriate for the size of the 

parcel and the Village setting, the economies of scale that are seen with larger mixed use building 

projects cannot be achieved.  Due to the above-mentioned challenges, The Village’s successful 

application to New York State for a $700,000 Restore Grant is one crucial component to making 

this project financially viable.  This is a reimbursable grant upon completion of the project. The 

other part needed to ensure the project is financially viable is with a PILOT.  Without a PILOT, the 

developer would need to abandon the current redevelopment plan. This would be a disappointing 

setback for Village officials who have invested so much in obtaining NYS restore grant to help get 

this site redeveloped. 

 

 

This project will address a wide variety of issues present in the Village of Manlius. This blighted, 

vacant property causes a negative impact on both the overall visual appeal of the Village’s main 

street and reduces the appeal of the businesses that border them. Additionally, like many other 

municipalities across New York and the country, Manlius and Onondaga County have been dealing 

with housing shortages. The 2020 Consolidated Plan for Onondaga County calls attention to the 

significant housing shortages in the county outside of the City of Syracuse, with low vacancies 

and single-earner households struggling to find both housing and live-work opportunities. The 

completion of this project would add 13 residential units to the Village, which is nothing short of 

a windfall. This revitalization effort would make these units both habitable and attractive to young 

professionals, while also attracting businesses to the newly renovated commercial space, leading 

to a cascading positive impact on the Village’s prosperity and economy. 

 

 

Section III 

C: 

 

Although the applicant itself will have zero new FTE jobs, there will be a positive job impact 

should the project move forward. There will be a commercial space within the building, anticipated 

to be office or retail.  An estimated 3 FTE jobs will be created as a result of a business operating 

here. The property management would be hired out and handled by The Icon Companies, creating 

more payroll and hours for Icon employees.   All maintenance would be hired out and contracted 



with 3rd parties, creating new/more payroll for theses companies (snow plowing, landscaping, 

cleaning, etc) 

 

 

 

 

Section VII: 

 

1) Prior to any new construction commencing, the project would require demolition of an existing 

structure, and a significant amount of site work.  The site work is not only due to grading change 

requirement, but it requires the relocation of existing storm sewer system beneath the ground.  The 

easements and locations of the existing storm sewers require these alterations to construct the 

proposed size and layout of the building.  While the projects scale is appropriate for the size of the 

parcel and the Village setting, the economies of scale that are seen with larger mixed use building 

projects cannot be achieved.  Due to the above-mentioned challenges, The Village’s successful 

application to New York State for a $700,000 Restore Grant is one crucial component to making 

this project financially viable.  With construction costs and interest rates still not being favorable 

to new construction, a sales tax and mortgage recording tax exemption would provide some relief 

to budget concerns. The other part needed to ensure the project is financially viable is with a 

PILOT.  Without a PILOT, the developer would need to abandon the current redevelopment plan. 

This would be a disappointing setback for Village officials who have invested so much in obtaining 

NYS restore grant to help get this site redeveloped. 

 

 

2) This project will address a wide variety of issues present in the Village of Manlius. This blighted, 

vacant property causes a negative impact on both the overall visual appeal of the Village’s main 

street and reduces the appeal of the businesses that border them. Additionally, like many other 

municipalities across New York and the country, Manlius and Onondaga County have been dealing 

with housing shortages. The 2020 Consolidated Plan for Onondaga County calls attention to the 

significant housing shortages in the county outside of the City of Syracuse, with low vacancies 

and single-earner households struggling to find both housing and live-work opportunities. The 

completion of this project would add 13 residential units to the Village, which is nothing short of 

a windfall. 2 of these units will be designated as Workforce Housing. This revitalization effort 

would make these units both habitable and attractive to young professionals, while also attracting 

businesses to the newly renovated commercial space, leading to a cascading positive impact on the 

Village’s prosperity and economy. 

 

 

 

3) (See attached market study from Aparments.com, plus the following)  The applicant is currently 

redeveloping a building in the Town of Manlius, very close to this proposed project, that consists 

of 19 market rate apartments.  The project is tentatively scheduled to be completed 11/1/2024.  

Although 2 months remain until completion, it has already achieved 60% pre-leased status.  

Feedback and results demonstrate a strong demand and need for market rate housing in the 

immediate area.  Additionally, The 2020 Consolidated Plan for Onondaga County calls attention 

to the significant housing shortages in the county outside of the City of Syracuse, with low 



vacancies and single-earner households struggling to find both housing and live-work 

opportunities 

 

4) The proposed project aligns with Plan Onondaga County comprehensive plan in 2 distinct ways.   

Strong Centers and Housing and Neighborhoods: 

 

“The variety of housing types and neighborhoods provide many attractive options in the 

county for different preferences and lifestyles and are normally available at many price 

points” The proposed project contributes to the many desirable options the County has to offer.  

13 Units in a mixed-use building at the center of a very walkable Village setting is attractive. In 

the east suburbs, there are not nearly as many apartments as there are single family homes.  

 

Strong Centers are.......walkable, people oriented places with a mix of jobs, housing, 

shopping, dining, culture, public spaces, entertainment, transportation, and services. In 

strong centers these components come together in ways that support a diverse population 

and attract people by providing a sense of community and opportunities for interaction 

which increase vitality and authenticity.    Those who would live in the proposed project would 

have immediate access to numerous local dining, shopping, fitness, and community options.  Other 

walkable attractions include the oldest Cinema in Central NY (est.1918), public parks and the 

Manlius Swan Pond.  

 

The proposed project also fits into the local trends from the Plan, listed below: 

 

Shifts in household size, makeup, lifestyle preference, willingness or ability to own a home, and 

available inventory, have led to an increase in demand for apartment units over detached owner 

occupied homes.  Since 2010 renter households grew by 5%, while the number of owner-occupied 

households decreased. 

 

In the City of Syracuse, over the last two decades, 3,722 permits were issued for multi-family 

projects. Many of these multi-family projects are mixed-use, meaning that they incorporate not 

only housing, but also commercial, retail, and community-based uses. 

 

  

5) The proposed project is an infill project. 

 

6) No 

 

7) No 

 

 


	F Sales and Use Tax Benefit Calculator Gross amount of costs for goods and services that aresubject to State and local Sales and Use Tax: 1,982,175
	Estimated State and local Sales and Use Tax Benefit product of 8 multiplied by the figureabove: 158,574
	fill_19: 3,009,500
	fill_20: 22,571.25


