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Gail P. Thorpe
Supervisor, Contract Administration
New York State Gaming Commission
One Broadway Center
Schenectady, NY 12301-7500

Re: Application to Develop and Operate a Gaming Facility in New York State (RFA) -
Lago Resort & Casino, LLC

Dear Ms. Thorpe:

In response to the Request for Applications to Develop and Operate a Gaming Facility in
New York State, dated March 31, 2014 (hereinafter the “RFA”), and pursuant to the
recommendations of the Gaming Facility Location Board detailed in its June 24, 2014
Application Delivery Preferences (Revised) memorandum (the “Revised Memorandum”),
enclosed please find the Application for a gaming facility in Region 5 (Finger Lakes/Southern
Tier) on behalf of Lago Resort & Casino, LLC (hereinafter “Lago”).

Copies of the RFA, in the requested number and form have also been sent via express
mail to the parties listed in the Revised Memorandum. Proof of each mailing and delivery will be
forwarded to the Commission under separate cover in the immediate future.

Certain segments of this Application contain information that is not subject to disclosure
pursuant to the state law. We respectfully request the New York State Gaming Commission
(“Commission”) and the New York Gaming Facility Location Board (“Board”) protect these
segments of the Application from public disclosure, pursuant to the New York State Freedom of
Information Law (“FOIL”), Personal Privacy Protection Law (“PPPL”), and other applicable
statutes. Where the Application contains confidential information exempt from disclosure
through FOIL or other applicable laws, we have redacted the confidential information and
labeled the page(s) accordingly.

In the event that any information in this Application is the subject of a FOIL request or
other request for disclosure, please be advised that the undersigned requests notification pursuant
to Public Officers Law §§ 89(5)(b) and 94.

The enclosed Application contains information exempt from public disclosure under one or
more of the following categories:

1. Exempt from Disclosure by Federal Law – Pursuant to Public Officers Law (“POL”) §
87(2)(a), any records or portions thereof that are “specifically exempted from disclosure
by state or federal statute” are exempt from public disclosure.

2. Exempt from Disclosure by State Law - Pursuant to Public Officers Law (“POL”) §
87(2)(a), any records or portions thereof that are “specifically exempted from disclosure
by state or federal statute” are exempt from public disclosure.



3. Trade Secret / Commercial Information – Pursuant to Public Officers Law (“POL”) §
87(2)(d), any records or portions thereof that consist of “trade secrets or are submitted to
an agency by a commercial enterprise . . . and which if disclosed would cause substantial
injury to the competitive position of the subject enterprise” are exempt from public
disclosure.

4. Competitively Sensitive / Proprietary – Pursuant to Racing, Pari-Mutuel Wagering,
and Breeding Law (“PML”) § 1313(2), “trade secrets, competitively-sensitive or other
proprietary information provided in the course of an application for a gaming license
under [Article 13], the disclosure of which would place the applicant at a competitive
disadvantage, may be withheld from disclosure.” Such information is also exempt from
disclosure under FOIL pursuant to POL § 87(2)(a).

5. Personal Privacy – Pursuant to POL §§ 87(2)(b) and 96, any records or portions thereof
that, if disclosed, would constitute an “unwarranted invasion of personal privacy” under
POL § 89(2), are exempt from disclosure under FOIL and the PPPL.

6. Tax Information – Pursuant to federal and state tax laws and regulations, including but
not limited to New York Tax Law § 211(8), any record or portions thereof that consist
of confidential information related to tax returns. Such information is also exempt from
disclosure under FOIL pursuant to POL § 87(2)(a).

7. Law Enforcement – Pursuant to POL § 87(2)(e), any records or portions thereof that are
compiled for, or is the duplicative equivalent of material and information compiled for
law enforcement purposes, which if disclosed, would interfere with law enforcement
investigations [State Police background investigation], are exempt from public
disclosure.

Below please find a redaction log identifying the section of the RFA in which
information has been redacted, a brief description of the redacted material, and the statutory basis
for exemption from public disclosure.

RFA Section Description of Redacted Material Basis for Exemption
VI.B Contact Person Personal Privacy; Exempt by Federal

and/or State Law
VI.C Applicant’s Place of Business and Contact

Information
Personal Privacy; Exempt by Federal
and/or State Law

VI.D Company Information: Tax ID &
Associated Documents

Exempt by Federal and/or State Law; Tax
Information

VI.E Table of Ownership Exempt by Federal and/or State Law;
Personal Privacy

VI.F Organizational Chart Exempt by Federal and/or State Law;
Personal Privacy

VI.G Names, Addresses, Experience of Directors Exempt by Federal and/or State Law;
Personal Privacy

VI.H Names, Addresses and Ownership and
Other Interests

Exempt by Federal and/or State Law;
Personal Privacy

VI.I Names and Addresses of Promoters, Exempt by Federal and/or State Law;



Sponsors and Others Personal Privacy
VI.K Conflicts of Interest Exempt by Federal and/or State Law;

Personal Privacy
VI.O Casino Manager Exempt by Federal and/or State Law;

Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.1 Certificate of Incorporation. Articles of
Incorporation or Corporate Charter

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.2 Bylaws as amended through the date of
Application

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.3 Certificate of Formation or Articles of
Organization of a Limited Liability
Company

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.4 Limited Liability Company Agreement or
Agreement as amended through the date of
Application

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.5 Certificate of Limited Partnership Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.6 Partnership Agreement as amended through
the date of Application

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.7 Certificate of Limited Partnership Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.8 Limited Partnership Agreement as amended
through the date of Application.

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.9 Other legal instrument of organization. Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.10 Joint Venture Agreement Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.11 Trust Agreement or Instrument, as
amended through date of Application

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement



VI.P.12 Voting Trust or Similar Agreement Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VI.P.13 Stockholder, member or similar agreement Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.2..a Minimum Capital Investment Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.3 Market/Revenue Study Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.4 Pro-Forma Financial Information Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.5 Business Plan Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.6.a Financing Source Schedule Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.6.b Financing Descriptive Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.6.c Financing plans, arrangements, and
agreements

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.6.d Financing plan analysis Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.6.e Anticipated Financing Sources Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.7.a Financing Source Financial Statements Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.7.b Financing Source Audits Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;



Law Enforcement
VIII.A.8.a Documentation of Financial Suitability and

Responsibility
Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.8.b Financial References Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.8.c Securities analysts’ and credit ratings
agencies reports

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.9 U.S. Securities and Exchange Commission
Filings; Notices and Reports to Financing
Sources and Equity Holders

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.10 Legal Actions Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.A.12 Breach of Contract Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary

VIII.A.14.a Gaming Licenses Issued Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.1 Market Analysis Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.2 Player Database and Loyalty Program Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.3.a Municipality, Region, & State economic
benefit impact studies

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.3.b Local and regional economic impact
study

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.4 Projected Tax Revenue to the State Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.5. Regional Economic Plan Coordination Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;



Law Enforcement
VIII.B.6 NYS Subcontractors & Suppliers Exempt by Federal and/or State Law;

Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.7.a Tables for total employees/pay rate/in
region and instate employees

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.8 Competitive Environment Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.9.a Target Market Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.9.b Marketing Plans Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.B.9.c Strategy to Endure Maximum Use Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.9.a Description of Entertainment Venues Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary

VIII.C.9.b Marketing of Entertainment Venues Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.9.c Entertainment Venues Contemplated Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.4.c Gaming Facility building program Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement;
Law Enforcement

VIII.C.5.a
(1-12)

Designs and Layout Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.5.d Photos/descriptions of analoqous
resorts

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.6.a (1-
10)

Casino – Description of Proposed
Gaming Area

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;



Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.6.b Description of Plans, Programs and
Amenities for High Limit & VIP
Sections

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.6.c Plans to Differentiate Casino from
Competition

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.6.d Description of Casino Slot Accounting
System

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.7.b Determination of Number of Hotel
Rooms/Service etc…

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.7.d Usage and Allotment of Hotel Rooms Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.7.e Spa, Fitness and Pool \areas Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.7.f Plans to Differentiate Hotel from
Competitors

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.7.h Outsourcing of Linen, Housekeeping &
Laundry

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.8.a Proposed Meeting and Convention
Space

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.9.a Description of Entertainment Venues Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary

VIII.C.9.b Marketing of Entertainment Venues Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.9.c Entertainment Venues Contemplated Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.10.a
(1-5)

Non-Gaming Amenities Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;



Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.13 Back of House Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIIIC.15 Dock and Loading Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.18.b Contact Information for associated
project firms

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.19 Construction Budget Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.C.21 Construction Jobs Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.D.1.a Proposed Internal Controls Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

VIII.D.1.b Projected Table of Organization Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

IX.B.1 Local Business Promotion Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary

IX.B.2.a Agreements w/ impacted entertainment
venues

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

IX.B.2.b Declined Agreements Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

IX.B.5 Cross Marketing Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

X.B.3 Job Opportunities & Training for
Unemployed

Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

X.B.4 Experience with Hiring Unemployed Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;



Competitively Sensitive / Proprietary;
Law Enforcement

X.B.5 Treatment & Prevention Exempt by Federal and/or State Law;
Trade Secret / Commercial Information;
Competitively Sensitive / Proprietary;
Law Enforcement

If you have any questions concerning the above please do not hesitate to contact me.
Thank you for your attention to this matter.

Very truly yours,

Karl J. Sleight
Partner

HARRIS BEACH PLLC
ATTORNEYS AT LAW
Albany Office
677 Broadway, Suite 1101
Albany, NY 12207
518.701.2716 Direct
518.427.9700 Main
518.427.0235 Fax
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V EXECUTIVE SUMMARY
Wilmorite, Inc., an Upstate family development company since the 1940s, has a history of meeting

consumer demands from affordable housing to regional malls to student housing. Wilmorite has

developed millions of square feet in the Northeast and remains well suited for development in

Upstate New York. Wilmorite formed Whitetail 414, LLC to acquire an option on 84 acres of land

northeast of the intersection of the New York State Thruway and NYS Route 414 at Exit 41 in the

Town of Tyre, Seneca County (an area with lower median income and higher unemployment and

poverty than most areas in Region 5). In December 2013 representatives of Wilmorite met with

Town of Tyre officials and agreed to fund all direct and indirect costs to the community and, after

an extensive six-month review costing more than $2 million, the Town of Tyre passed all necessary

approvals and town officials recently participated in the public roll out of the “Lago Resort &

Casino.”

This proposal involves a budget of $425 million – with more than $300 million in qualifying costs under

the “minimum capital investment” calculations (225 percent of the minimum required); a

guarantee of 1,000 new jobs during operations – with direct and indirect jobs estimated at 1,800;

construction jobs estimated at 1,200 direct jobs and more than 1,800 total construction jobs. The

Applicant has entered into a Project Labor Agreement and a Labor Peace Agreement; reached

agreement with the Finger Lakes Workforce Investment Board; finalized a Host Community

Agreement, paying all direct and indirect costs of the Town to its satisfaction; agreed to fund the

Seneca County Health Offices to address problem gaming issues; finalized an agreement with

Finger Lakes Community College for training and career advancement; and, has agreements with

CMAC regarding the local, live entertainment venue. The design of the facility is meant to

enhance the wine and food tourism industry of the Finger Lakes and Southern Tier areas. The

Applicant will be working with local businesses to promote their products, has intentionally limited its

on-site hotel to 208 rooms to encourage visitors to stay in local hotels, and has a cross-promotion

agreement with Hart Hotels which owns the Clayton Hotel, Watkins Glen Harbor Hotel and a

Holiday Inn in downtown Ithaca.

Wilmorite has partnered with an experienced casino development and management team. M.

Brent Stevens, Jonathan Swain and Natalie Schramm were responsible for one of the best success

stories in regional gaming. They were the leadership team behind the development of similar

gaming facilities in the Midwest under the name Peninsula Gaming (now owned by Boyd Gaming).

If this combined, experienced team is awarded a Gaming License in late 2014, they will have

gaming operations open in 2015 with all amenities completed by early 2016.

Picture a resort featuring a gorgeous premium hotel, state-of-the-art spa, outstanding, locally-

inspired culinary options, and a tasteful, bustling casino. Imagine this resort and casino employing

more than one thousand local residents who can share their knowledge of the beauty and history

of the surrounding area with more than three million annual visitors, many making their first trip to

this tourist magnet. See this resort with an architectural design, style and ambiance that

encompasses and highlights the majestic natural landscape of sprawling agricultural lands and

picturesque lakes and shores.

Welcome to the Lago Resort & Casino in Tyre, Seneca County, the heart of the New York’s Finger

Lakes region, just steps away from Exit 41 of the New York State Thruway.

Lago – the Italian word for lake – takes its inspiration from the magnificent Finger Lakes, and nearby

geologic features like the Gorges of Ithaca, surrounded by some of New York’s most outstanding

vineyards and wineries, reminiscent of a part of the Old World right here in Upstate New York. We
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capture not just the meaning of the Italian lago in what we’re creating, but really the essence of

Lago as well. Lago brings together the Finger Lakes and the vineyards and acts as a gateway

drawing upon and adding to the rich history of tourism in the area including Mark Twain country in

Chemung County, Ithaca Gorges, Watkins Glen park and raceway, Corning Museum of Glass. It

merges rural, agricultural and suburban with a small town feeling yet big time attraction.

Lago’s design is not the result of accident or coincidence, nor was it created in a vacuum. It is the

outcome of six months of working with and listening to local residents and businesses. The facilities

are designed to reflect the charm and character of the lake and wine region which will be Lago’s

home. They are designed as low-rise structures, a good distance away from surrounding residential

and agricultural areas, with plentiful green space on the property. The project will contract with the

local dairy farm to buy energy created by the celebrated manure bio-digester process at

Lawnhurst Farms and incorporate LEED design features.

Lago Resort & Casino will attract tourists from near (Rochester, Syracuse, the Southern Tier) and far

(New York City, Long Island, the Hudson Valley, as well as Pennsylvania, Ohio and Canada). It is

designed as a centerpiece destination resort – working in partnership with local businesses, arts and

entertainment venues, historic and recreational sites – that will create thousands of new jobs,

significantly boost economic activity throughout the region and serve as a catalyst for unifying the

diverse communities throughout this region.

The vision – simple yet expansive – is for Lago Resort & Casino to become the centerpiece of the

region, attracting new visitors and delivering quality services and a valuable entertainment

experience in a comfortable environment which will keep visitors returning again and again.

Lago Resort & Casino is prepared to commence construction – employing a New York State

contractor – within one week of being awarded a casino license. Lago is shovel-ready, has

completed the State’s SEQR process and has received all local approvals required for construction.

In addition, a project labor agreement (PLA) has been entered into with the Finger Lakes Building

Trades Council and its 19 affiliated labor unions to ensure efficient, safe, quality, and timely

completion of the project, guaranteeing the employment of local tradespeople.

The Town Board of Tyre voted unanimously in support of a resolution supporting the project. The

Tyre Town Board also unanimously approved the proposed development plan, site plan and host

community agreement. All potential impacts were addressed to the Town’s satisfaction.

Lago Resort & Casino not only has the support of our host community, Tyre, we have the strong

support of the Seneca County Board of Supervisors, the Seneca County Town Boards of Covert,

Lodi, Seneca Falls, Varick, and Waterloo. Lago is also strongly supported by the Schuyler County

Legislature and Wayne County Board of Supervisors.

In addition to the overwhelming support from the local governments, Lago has the support of the

Seneca County Chamber of Commerce, IDA and Advisory Commission on Tourism; the Rochester

Business Alliance; and, virtually every local union affiliate. Well over 100 local businesses, wineries,

breweries, distilleries have also committed their strong support for the project. The Seneca County

Planning Department has confirmed this project is consistent with the Regional Plan.

With 100 percent of financing for construction and operations fully in place, Lago Resort & Casino’s

gaming facility can be completely constructed in 18 months. All gaming related program areas,

restaurants and structured parking will be open within 14 months of being awarded a casino
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license. All other facilities, including the hotel and spa, will be completed and open within 18

months of license approval.

Once completed and opened, Lago’s full-service casino will feature 85 table games and 2,000 slot

machines. It will generate $263 million in gaming revenue in its first year, with revenue expected to

grow to $348 million by 2026. Over $54 million of gaming revenue will be “repatriated” to New York

by out of state visitation and taking back revenue currently lost to other States.

While approximately half of that $263 million first-year gaming revenue is expected to be drawn

from existing New York gaming facilities (21 percent from existing New York racinos and 30 percent

from current New York Native American facilities), the other half is forecasted to be new gambling

revenue to New York State, including the 14 percent that will be “repatriated” from gambling

facilities outside of New York.

At the outset, the $263 million in gaming revenue results in Seneca County and the Town of Tyre

being able to expect to receive approximately $6.45 million in tax and fee revenues annually and

New York State being able to expect approximately $85 annually million in tax and fee revenues.

Additionally, local governments can expect approximately $5.9 million and New York State can

expect approximately $66.7 million in one-time tax and fee revenues from expenditures resulting

from the development and construction of the Lago Resort & Casino.

Once completed, the Lago Resort & Casino will create approximately 1,800 permanent jobs for

New York residents. Lago Resort & Casino’s payroll will be approximately $50 million annually. Lago

has already reached agreements with and will partner with the Finger Lakes Workforce Investment

Board and Finger Lakes Community College to help recruit, train and hire as many local residents as

possible. Lago is committed to working with those entities to try and employ unemployed, long-

term unemployed, underemployed, veterans and other New York residents.

Lago has adopted an Affirmative Action Program, is working with various Veteran Groups and has

included the helmet to hardhats provision in the PLA. Throughout the hiring of employees both for

construction and permanent jobs, every consideration will be given to boosting participation by

minority and women owned businesses and to ensuring that Lago’s workforce is diverse and reflects

the face of New York.

In addition, Finger Lakes Community College will create a curriculum and offer a pre-employment

Dealer Training School and a career track course for mid-level management. All of these actions

taken together – along with Lago’s commitment to purchase at least 90 percent of the available

goods and services they buy from New York vendors – will provide an additional major economic

boost for families and communities throughout the Finger Lakes and help solidify Lago’s place as an

economic and social centerpiece for the entire region.

When guests arrive at Lago, their entertainment, shopping and culinary opportunities will be

plentiful, and more importantly, extraordinary. And that’s before visitors head out to enjoy local

restaurants, stores and entertainment venues, which will be cross-promoted, as many of these

venues and businesses are participants in the Lago Rewards Partners program.

Restaurants planned for Lago include everything from a New York pizza stand to the Farmers

Market Buffet, featuring locally secured produce, fruits, dairy products, meats and more, to Portico,

a contemporary interpretation of a charming lakeside eatery, which will be the finest steak and

seafood restaurant in the region. The assortment of restaurants was carefully selected to appeal to

all target markets, and all will – of course – feature local wines, brews and distilled beverages. Plus,
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Centrifico is one of the most exciting lounges and bars that will be found in the entire region, and

The Vine, which will feature the hottest big name entertainment, the coolest local drinks and a

menu complete with fun food, much of it local.

Lago visitors will relish Savor New York, where local vendors will bring the region directly to them with

a wide variety of local fruits, cheeses, irresistibly delicious baked goods, and other area specialties.

And they’ll be right at home in Shop New York, featuring Lago gear, as well as quality merchandise,

gifts and products made in New York.

Additionally, Lago will feature a 10,000 square foot full-service spa featuring massages, facials,

wraps, as well as a nail salon, styling salon and relaxation lounge. And the pool area will be

spectacular, encompassing about 40,000 square feet, able to accommodate up to 900 guests.

From the vineyard and wineries, breweries and distilleries to the Outlet Mall, local shops and

galleries to the state and local parks, amusement and theater venues and national historic sites,

Lago’s concierge service will be helping guests see, feel and explore the Finger Lakes and its

attractions like they never have before – and for many of the guests this will be their first time.

With more than two dozen local businesses already enrolled in the Lago Rewards Partners program,

and scores more expected to join, guests will have unlimited opportunities to explore. And Lago

Rewards Players Club members will be able to use their points earned at Lago to buy local goods

and services from Lago Rewards Partners. The entire local economy will benefit from Lago’s direct

and indirect spending, further cementing Lago as a regional centerpiece.

When they are not exploring the myriad of attractions in the magnificent Finger Lakes region, or

spoiling themselves in the spa, or treating themselves to a marvelous meal, Lago guests will have

24-hour access to a casino second to none in New York. Both frequent and casual casino visitors

will want to join the Lago Rewards Players Club and avail themselves of all the special perks of

membership, which are as good if not better than any similar casino club in the state or nation.

Although most adults enjoy gambling for the entertainment it’s intended to be, Lago will also

actively encourage responsible gambling and provide extensive services for those who have or feel

they may have problem gambling issues. Lago’s Responsible Gambling Resource Center will be

there for those who need help, providing information about safer gambling practices and referral

to problem gambling treatment if desired.

If awarded one of New York’s casino licenses, Lago Resort & Casino will be ready to open its doors

to guests within a year and a half. It will quickly become the centerpiece of one of the state’s top

tourist and vacationing regions. It will provide significant, positive economic impact to local

governments and to the State of New York— more than $90.8 million annually and approaching $1

billion in distributions by 2026. This development fits its environment well and by design, has

positioned Lago to become an integral part of its community. The Finger Lakes’ newest and most

exciting tourist destination centerpiece is Lago Resort & Casino.
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Submit as Exhibit VI. A. the Applicant’s and, if applicable, the Manager’s, full name as it

appears on its certificate of incorporation, charter, by-‐laws or other official document. Also

include any d.b.a. or trade name.

VI.A. NAME OF APPLICANT/MANAGER

The name of Applicant is Lago Resort & Casino, LLC

The name of Manager is JNB Gaming, LLC



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.B - Contact Person 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.C - Applicant’s Place of Business 
and Contact Information 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.D - Company Information: Tax ID 
& Associated Documents 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.E  - Table of Ownership 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.F - Organizational Chart 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.G - Names, Addresses, 
Experience of Directors 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.H - Names, Addresses and 
Ownership and Other Interests 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.I - Names and Addresses of 
Promoters, Sponsors and Others 
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Submit as Exhibit VI. J. the Region and the Host Municipalities in which the Gaming Facility is

proposed to be located. Also provide the name, business address, email address, telephone

number and fax number of the Applicant’s primary contact at the Host Municipalities.

Exhibit VI.J REGION AND HOST MUNICIPALITIES

The proposed Lago Resort and Casino site is located in Region 5. The site is located at the

intersection of the NYS Thruway Exit 41and Highway 414 in the Town of Tyre, Seneca County.

The Town of Tyre, New York is the host community. Lago Resort and Casino’s primary contact in

the Town of Tyre is Ronald F. McGreevy, town supervisor. His information follows:

Name: Ronald F. McGreevy

Town of Tyre Supervisor

Business Address: 1907 West Tyre Road

Seneca Falls, NY 13148-2600

E-mail Address: mcgreevy@wildblue.net

Telephone: 315-568-2600

Fax: 315-568-8023

Seneca County New York is the host county. Lago Resort and Casino’s primary contact in

Seneca County is Robert W, Hayssen, Chairman, Seneca County Board of Supervisors. His

information follows:

Name: Robert W. Hayssen

Chairman, Seneca County Board of Supervisors

Address: 1 DiPronio Drive

Waterloo, NY 13165

E-Mail Address: rhayssen@rochester.rr.com

Telephone: 315-549-7121

Fax: 315-539-0207



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.K - Conflicts of Interest 
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Submit as Exhibit VI. L. a list of names, titles, addresses and telephone numbers of any Public

Officials or officers or employees of any governmental entity, and Immediate Family

Member(s) of said Public Officials, officers or employees, who, directly or indirectly, own any

financial interest in, have any beneficial interest in, are the creditors of, hold any debt

instrument issued by, or hold or have an interest, direct or indirect, in any contractual or

service relationship with the Applicant, the Manager or their Affiliates. Also submit a

statement listing all persons and entities not listed in the immediately preceding sentence

who or that have any arrangement, written or oral, to receive any compensation from

anyone in connection with the Application, the RFA process or obtaining of a License from

the State, describing the nature of the arrangement, the service to be provided and the

amount of such compensation, whether actual or contingent.

VI. L. PUBLIC OFFICIALS
There are no public officials who, directly or indirectly, have any interest in the Applicant, the

Manager or their Affiliates.
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Submit as Exhibit VI. N. a list of any current or previous contracts that the Applicant has had

with, and any current or previous licenses that the Applicant has been issued by or under, any

department or agency of the State. Include the contract or license name and number and

a concise explanation of the nature of the contract or license.

VI. N. CONTRACTS WITH THE STATE OF NEW YORK
The Applicant has no contracts with the State of New York or licenses issued by the State of New

York.



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.O - Casino Manager 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.1 - Certificate of Incorporation. 
Articles of Incorporation or Corporate 
Charter 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.2 - Bylaws as amended through 
the date of Application 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.3 - Certificate of Formation or 
Articles of Organization of a Limited 
Liability Company 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.4 - Limited Liability Company 
Agreement or Agreement as 
amended through the date of 
Application 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.5 - Certificate of Limited 
Partnership 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.6 - Partnership Agreement as 
amended through the date of 
Application 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.7 - Certificate of Limited 
Partnership 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.8 - Limited Partnership 
Agreement as amended through the 
date of Application. 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.9 - Other legal instrument of 
organization. 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.10 - Joint Venture Agreement 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.11 - Trust Agreement or 
Instrument, as amended through date 
of Application 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.12 - Voting Trust or Similar 
Agreement 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VI.P.13 - Stockholder, member or 
similar agreement 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.2..a - Minimum Capital 
Investment 
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Rather, the Applicant shall submit as Exhibit VIII. A.2.b. (i) a description of any capital 

investment made by the Applicant prior to the Effective Date including the date, type and 

dollar amount of any such investment and the reason for making the investment; (ii) the 

current fair market value of capital assets obtained from such prior capital investment; 

(iii) the amount of VLT Capital Award funds or other external reimbursement of such prior 

capital investment costs; and (iv) state whether the Applicant believes such capital 

investment(s) should be included in calculating the Applicant’s Minimum Capital Investment 

and if yes, the reasons why such amounts should be included.  Pursuant to PML Section 1315, 

the Board may, in its sole discretion, determine what portion, if any, of such capital 

investments may be included toward computing the Applicant’s  Minimum Capital 

Investment. 

VIII.A.2.b. PRIOR CAPITAL INVESTMENT 
This section does not apply to this applicant. 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.3 - Market/Revenue Study 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.4 - Pro-Forma Financial 
Information 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.5 - Business Plan 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.6.a - Financing Source 
Schedule 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.6.b - Financing Descriptive 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.6.c - Financing plans, 
arrangements, and agreements 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.6.d - Financing plan analysis 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.6.e - Anticipated Financing 
Sources 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.7.a - Financing Source 
Financial Statements 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.7.b - Financing Source Audits 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.8.a  - Documentation of 
Financial Suitability and 
Responsibility 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.8.b - Financial References 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.8.c - Securities analysts’ and 
credit ratings agencies reports 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.9 - U.S. Securities and 
Exchange Commission Filings; 
Notices and Reports to Financing 
Sources and Equity Holders 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.10 - Legal Actions 
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Submit as Exhibit VIII. A.11. a description of any bankruptcies (voluntary or involuntary), 

assignments for the benefit of creditors, appointments of a receiver or custodian or similar 

insolvency proceedings made, commenced or pending during the past ten (10) years by or 

involving any Applicant Party. Provide the name of the parties, the case number, the name 

of the court, and a description of the matter and its status. 

VIII.A.11  BANKRUPTCY OR OTHER INSOLVENCY MATTERS 
There are no bankruptcy or insolvency matters affecting any Applicant Party. 

 

 

 

 

  



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.12 - Breach of Contract 



Lago Resort & Casino Application Exhibits 

 

1 

 

Submit as Exhibit VIII. A.13. a description of any delinquencies in the payment of or in dispute 

over the filings concerning or the payment of any fees or tax required under any Federal, 

state or municipal law within the past ten (10) years by an Applicant Party. 

VIII. A. 13.  TAX AUDIT 
There are no delinquencies, disputes concerning the payment of any fees or tax by the 

Applicant. 

There are no delinquencies, disputes concerning the payment of any fees or tax by the 

Applicant. 

The following additional information is provided: 

Certain Applicant Parties who own interests in Wilmot Gaming, LLC also own limited partner 

interests in limited partnerships that are in default under obligations for commercial properties 

owned by the limited partnership. 

 

Rochwil Associates, L.P.  

Owes Payments In Lieu Of Tax obligations to the City of Rochester, New York. 

The City of Rochester brought legal action in July 2003, but the suit has been inactive. 

 

 

 

  



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.A.14.a - Gaming Licenses Issued 
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Submit as Exhibit VIII. A.14.b.  a description of any disciplinary action brought against an 

Applicant Party by any gaming licensing authority during the past five (5) years. 

VIII. A. 14. b.   Disciplinary actions brought 
No disciplinary action has been brought against an Applicant Party 

by any gaming licensing authority. 
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Submit as Exhibit VIII. A.15.a. a description of the Applicant’s and, if applicable, the 

Manager’s experience, training and expertise in developing, constructing and operating 

casinos and related facilities (e.g., hotels, restaurants and entertainment facilities).  For each 

such project, include the name and location, the total dollar investment, number of gaming 

devices, number of hotel rooms, amenities, total gaming revenues for the last three (3) years, 

total non-‐gaming revenues for the last three (3) years, number of full-‐ time employees, and 

approximate size of the site on which the project is located.  For any such project no longer 

owned or operated, include a description of the disposition of the project or termination of its 

operations. 

VIII.A.15.a PAST SIMILAR APPLICANT/MANAGER EXPERIENCE 

Lago Resort & Casino, LLC (Applicant) 

Lago Resort & Casino is owned through its ownership structure by WilPac Holdings, LLC which is 

ultimately owned by Wilmorite and Peninsula Pacific/PGP Investors, LLC.  Below is information 

regarding the experience of each: 

Wilmorite 

Wilmorite, a leading commercial real estate development and management company with 

more than six decades of experience as one of America's top builders, construction managers 

and real estate developers, has overseen myriad projects including state-of-the-art shopping 

centers, office buildings, academic facilities, first-class hotels, casinos, and resorts.  In the past 

decade, Wilmorite has built in excess of 4 million square feet of commercial space.   A family-

owned business, Wilmorite demonstrates consistency, quality and commitment in every project it 

tackles and takes pride in being actively engaged in philanthropy and as a good corporate 

citizen in every community it which it operates. 

Peninsula Pacific 

PGP Investors, LLC (d/b/a Peninsula Pacific) is an investment management firm focused on 

providing customized capital solutions to the gaming industry and middle market 

manufacturing, distribution and services companies. Founded in 1999 by M Brent Stevens, 

Peninsula Pacific/PGP Investors was created to provide a platform for an investment in Peninsula 

Gaming, a company founded and led by Mr. Stevens and which was sold to Boyd Gaming 

Corporation in November 2012 in a transaction valued at $1.45 billion.  The investment results 

experienced by Peninsula Pacific/PGP Investors and its members in the context of Peninsula 

Gaming was the outcome of twelve years of a highly disciplined investment strategy which 

yielded among the best investment results seen in the gaming industry. During this time, Mr. 

Stevens also was a senior executive and Head of Capital Markets at Jefferies & Company, Inc. 

where he financed hundreds of middle market and growing companies across many industries 

during his 20 year tenure. Continuing on its proven strategy, Peninsula Pacific/PGP Investors seeks 

to make investments in gaming and other industries by aligning with management, developing 

opportunities in underserved markets, improving business process and operating results and 

creating long term shareholder value. Peninsula Pacific/PGP Investors and its affiliates employ 

seven investment professionals. 
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JNB Gaming LLC, (Manager) 

JNB Gaming is owned and operated by Jonathan Swain, Brent Stevens and Natalie Schramm.  

These three individuals were officers and owners of Peninsula Gaming, LLC until its sale to Boyd 

Gaming Corp in 2012.  With more than five decades of combined casino operations experience, 

this leadership team has an admired history of financial discipline, business insight and operating 

acumen. The ability to develop thoughtful projects which are built on a solid foundation of local 

partnerships is part of this leadership team’s ongoing success. The experience, training and 

expertise in developing, constructing and operating the casinos in Peninsula Gaming, LLC’s 

portfolio along with their resumes are outlined below. 

Peninsula Gaming, LLC developed and managed casinos in three jurisdictions – Iowa, Louisiana 

and Kansas. From its first acquisition in 1999 until its sale in 2012, Peninsula was at the forefront of 

some of the most successful green field projects in the gaming industry. Developing four casinos 

and acquiring one over thirteen years, the company grew to own and manage full-service 

casinos, OTB’s with Video Lottery Terminals, and a racino. With more than 2,500 employees, 

Peninsula became recognized by Inc. Magazine as the fastest growing, privately held casino 

company in 2011. In November, 2012, Peninsula Gaming sold to Boyd Gaming Corp for $1.45 

billion dollars.  

Below are the consolidated gaming and non-gaming revenues for the last full three years of 

Peninsula Gaming’s casino operations prior to the sale to Boyd Gaming Corp: 

 

 

Detail of development projects 

Diamond Jo Dubuque, 301 Bell Street, Dubuque, Iowa 

When purchased in 1999, the Diamond Jo was the first acquisition into the Peninsula Gaming 

portfolio.  At that time, it was a classic casino riverboat operating on water within the Port of 

Dubuque, a waterfront development on the Mississippi River in Dubuque, Iowa.  Peninsula began 

redevelopment efforts in 2006, to build a new state of the art land based facility within the Port 

of Dubuque, while donating its existing Portside building to the National Mississippi River Museum 

to allow for their continued expansion.  In 2008, Diamond Jo opened its new land-based casino 

to the public.  The land based Diamond Jo is a two-story, approximately 188,000 square foot 

facility located on approximately 12 acres of land and is accessible from each of the major 

highways in the area.  The Diamond Jo includes 987 slot machines and 19 table games, a 30-

lane state of the art bowling center, a 33,000 square foot event center and two banquet 

rooms.  The facility also features five dining outlets, The Kitchen Buffet, a 184-seat live action 

buffet, 133-seat Woodfire Grille, the casino’s signature high-end restaurant, 124-seat Mojo’s 

sports bar, a deli and a snack shop, as well as three full service bars located on or near the 

casino floor.  For the last three years under Peninsula ownership, Diamond Jo Casino employed 

approximately 350 full time equivalents.   

Total Investment (includes purchase price and land based): Approximately $160 Million 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2011 $308,080 $62,732 $370,812 
2010  293,619  58,410  352,029 
2009  258,427  55,827  314,254 
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Below are the gaming and non-gaming revenues for the last full three years of Diamond Jos’ 

operations prior to the sale to Boyd Gaming Corp: 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2011 $68,709 $9,926 $78,635 

2010  67,712  9,935  77,647 

2009  70,639  10,312  80,951 
 

Evangeline Downs, 2235 Creswell Ln Ext, Opelousas, LA 

The Evangeline Downs Racetrack and Casino was acquired by Peninsula Gaming in 2002.  Upon 

acquisition, the facility was located in Lafayette, Louisiana.  Peninsula Gaming developed a 

greenfield racino in Opelousas, LA and successfully moved the license in 2003.  This land-based 

facility has a southern Louisiana Cajun roadhouse theme on the exterior, with a complimentary 

regional Acadian atmosphere on the interior.  The racino currently includes a casino with 1,424 

slot machines, an approximately 23,000 square foot event center which opened in February 

2010, parking spaces for approximately 2,345 cars, and several dining options.  Dining venues 

include a 353-seat Cajun buffet, a 140-seat fine-dining Blackberry’s restaurant, a 60-seat Gumbo 

bar, a 90-seat Café 24/7 and a 120-seat Mojo’s sports bar with an 88-seat patio.  In addition, a 

raised bar and lounge area known as Zydeco’s occupies the center of the casino floor.  In the 

clubhouse, Silk’s Fine Dining offers a varied menu and the grandstand area contains a 

concession and bar for casino patrons’ convenience.  The racino includes a one-mile dirt track, 

a 7/8 mile turf track, stables for 980 horses, a grandstand and clubhouse seating for 1,295 

patrons, and apron and patio space for an additional 3,000 patrons.  The site is approximately 

600 acres. For the last three years under Peninsula ownership, Evangeline Downs employed 

approximately 560 full time equivalents. 

In addition, an affiliate of Evangeline Downs Racetrack and Casino, opened a 117-room hotel 

connected to the racino in November 2010. The hotel includes [xx rooms], 41 suites, two meeting 

rooms and an indoor pool. 

Evangeline Downs Racetrack and Casino also operates four OTBs in Louisiana located in Port 

Allen, Henderson, Eunice, and St. Martinville.  Each of these OTBs offers simulcast pari-mutuel 

wagering and video poker seven days a week and is equipped to serve alcoholic and non-

alcoholic beverages and food. The Port Allen facility offers off-track betting, 64 video poker 

machines, a full-service bar, a cafe and a VIP lounge.  The Henderson OTB offers off-track 

betting, 42 video poker machines and features a restaurant and full service bar.  The Eunice 

facility offers off-track betting, 69 video poker machines, a full service bar and private parking for 

its patrons.  The St. Martinville OTB offers pari-mutuel wagering, 66 video poker machines and 

food and beverage options.   

Total Investment:  Approximately $175 million  
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Below are the gaming and non-gaming revenues for the last full three years of Evangeline 

Downs’ operations prior to the sale to Boyd Gaming Corp: 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2011 $95,620 $32,134 $127,754 

2010  93,417  31,189  124,606 

2009  100,436  33,394  133,830 
 

Diamond Jo Worth, 777 Diamond Jo Ln, Northwood, IA  

Peninsula Gaming was granted a license in April 2004 from the Iowa Racing and Gaming 

Commission to develop a land based casino in north central Iowa near the Minnesota border 

named Diamond Jo Worth.  The property opened in April 2005, and immediately began 

expansion plans, which expansion was then completed in April 2006.  The casino is situated on a 

36-acre site approximately an equal distance between Minneapolis, Minnesota and Des Moines, 

Iowa at the intersection of Interstate 35 and Highway 105. The exterior design of Diamond Jo 

Worth incorporates a regional gristmill and riverboat theme, with a complementary riverside 

docking facility atmosphere on the interior. The Diamond Jo Worth casino currently has 972 slot 

machines, 22 table games and 7 poker tables in operation, as well as parking spaces for 1,283 

vehicles, a 5,200 square foot event center and several dining options, including the Kitchen 

Buffet, a 190-seat buffet restaurant and the 114-seat Woodfire Grille, the casino's high-end 

restaurant. Diamond Jo Worth is open 24 hours per day, seven days a week. There is a 160-room 

hotel adjacent to the casino, which is owned and operated by a third party. For the last three 

years under Peninsula ownership, Diamond Jo Worth employed approximately 300 full time 

equivalents.   

Total Investment: Approximately $75 million 

Below are the gaming and non-gaming revenues for the last full three years of Diamond Jo 

Worths’ operations prior to the sale to Boyd Gaming Company: 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2011 $87,377 $15,333 $102,710 

2010  81,022  12,958  93,980 

2009  79,231  11,334  90,565 
 

Amelia Belle Casino, 500 Lake Palourde Rd, Amelia, LA 

On October 22, 2009, Peninsula Gaming acquired the Amelia Belle Casino, in Amelia, Louisiana, 

which is located in south-central Louisiana. The Amelia Belle Casino is a three level riverboat with 

gaming located on the first two decks and includes 838 slot machines, 17 table games and 3 

poker tables. The third deck of the riverboat includes a 119-seat buffet and a banquet room. The 

site is approximately 10 acres. For the last three years under Peninsula ownership, Amelia Belle 

Casino employed approximately 280 full time equivalents.  

Total Investment: Approximately $105 million 
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Below are the gaming and non-gaming revenues for the last full three years of Amelia Belles’ 

operations prior to the sale to Boyd Gaming Company: 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2011 $50,604 $5,057 $55,661 
2010  51,468  4,328  55,796 

2009**  8,121  787  8,908 

** Period from October 22, 2009- December 31, 2009. Belle of Orleans was acquired 10/22/2009 

 

Kansas Star Casino, 777 Kansas Star Dr, Mulvane, KS 

Peninsula Gaming was granted a gaming facility manager license in January 2011 by the Kansas 

regulatory bodies to allow for the development and management of Kansas Star Casino.  

Peninsula Gaming served as Lottery Gaming Facility Manager for the South Central Gaming 

Zone on behalf of the Kansas Lottery pursuant to the Lottery Gaming Facility Management 

Contract with the State of Kansas. In December 2011, casino operations began in the162,000 

square foot interim facility, while the permanent casino facility was being constructed. The 

permanent casino facility opened in December 2012. Kansas Star is comprised of 1,854 slot 

machines, 50 table games, 13 poker tables, 150 hotel rooms, a 250-seat buffet, a 140-seat 

steakhouse, deli, noodle bar, and a casino bar as well as a poker themed bar and 

approximately 2,800 parking spaces. The Kansas Star site is approximately 120 acres. During the 

time period under Peninsula Gaming ownership, Kansas Star Casino employed approximately 

650 full time equivalents. 

Total Investment (estimated for all phases): Approximately $329 million 

Below are Kansas Stars’ gaming and non-gaming revenues for the periods December 2011 and 

January – November 20, 2012 prior to the sale to Boyd Gaming Company: 

($ In thousands) Gaming 

Revenue 

Non-Gaming 

Revenue 

Total 

Revenue 

2012** $162,047 $6,503 $168,550 
2011***  5,770  282  6,052 

**Kansas Star Casino was sold on Nov 20, 2012 as part of the sale of Peninsula Gaming, LLC to Boyd Gaming.  Numbers 

are from January – November 20, 2012. 

*** Kansas Star Casino opened Dec, 2011. 

 

Resumes of JNB Gaming Principals for additional experience information: 

 

Brent Stevens, Mr. Stevens is the founder and Chairman of Peninsula Pacific, a private investment 

fund focusing on gaming and middle market companies.  Prior to Peninsula Pacific, Mr. Stevens 

was the founder of the Investment Banking Department of Jefferies & Company, Inc. in 1009 

where he most recently was the Head of Capital Markets until his retirement in 2010.  In 1997, Mr. 

Stevens founded Peninsula Gaming Company, LLC and served as its Chairman and CEO from 

inception, through the development of five gaming properties in three states, until its sale to 
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Boyd Gaming in 2012.  Mr. Stevens received his M.B.A. from the Wharton School at the University 

of Pennsylvania and his B.A. from the University of Southern California. Since 2008, he has been a 

member of the Board of Directors of the School of Accounting at the University of Southern 

California 

Jonathan Swain, Mr. Swain was Chief Operating Officer of Peninsula Gaming LLC from July 2004 

until November 2013. During his time with Peninsula Gaming, Mr. Swain developed and 

completed construction of three casinos in three states. He was responsible for casino 

operations, marketing, establishing standards of service and brand continuity. Prior to Peninsula, 

Mr. Swain served from 2000 through July 2004 as Vice President and General Manager of Palace 

Station, Santa Fe Station and Sunset Station, three properties of Station casinos Inc., a hotel and 

gaming company headquartered in Las Vegas, Nevada.  In 1999 and 2000, Mr. Swain served as 

Vice President and General Manager of the Hard Rock Hotel and Casino in Las Vegas.  From 

1995 through 1999, Mr. Swain worked for the Aztar Resorts Inc., serving as the Corporate Vice 

President of Marketing and President of the Las Vegas Tropicana. Aztar Resorts, Inc. is a hotel 

and gaming company headquartered in Phoenix, Arizona. From 1993 to 1995, Mr. Swain served 

as Vice President of Marketing and as Executive Director of International Marketing at the Trump 

Taj Mahal in Atlantic City, New Jersey. 

Natalie Schramm, Ms. Schramm was Chief Financial Officer and Principal Accounting Officer of 

Peninsula Gaming, LLC from July 1999 until November 2012. She has helped finance and build 

Peninsula Gaming casinos in three states. She was responsible for the financial operations of the 

company, including the operational finance teams, internal audit, corporate accounting and 

SEC reporting. Prior to Peninsula, Ms. Schramm held leadership roles in Finance with Greater 

Dubuque Riverboat Entertainment Company, LC November 1996 - July 1999. Prior to this she was 

employed by Aerie Hotels and Resorts in Illinois as Corporate Accounting Manager where she 

was responsible for the corporate accounting functions of a casino and several hotels. She is a 

graduate of the University of Iowa with a degree in Accounting and is a Certified Public 

Accountant. 

 

 

 

 















Thomas Wilmot is president and chairman of the Board of Wilmorite, a 
leading commercial real estate development and management 
company that has developed 16 regional shopping centers in eight 
states encompassing more than 20 million square feet of retail space.  
Wilmot began his career as an assistant project manager for Wilmorite 
by overseeing construction of several regional projects.  Over the 
years, he continued his dedication to the family business by creating 
and successfully managing other companies such as Page Airways, 
Genesee Management, Wilmorite Properties, and Wilmorite 
Construction.  As Wilmorite's Chairman he oversees the day-to-day 
activities of the Company and takes part in every major business 
decision.  During his career and the evolution of Wilmorite, the 
company has successfully contracted over 30 million square feet of 
premium retail, hotel, office, health, housing, airport and convention 
facilities in nine states.

Wilmot is a leading member of the Rochester community serving as a 
member of the Greater Rochester Chamber of Commerce; and as a 
Trustee of Rochester Institute of Technology, University of Rochester, 
Syracuse University, Nazareth College of Rochester, St. Bernard 
Institute and the James P. Wilmot Cancer Center.  He is also a member 
of the American Society of Civil Engineers.

Tom and his wife Colleen are parents of Paul, Thomas Jr., Loretta and 
Jim.

Thomas C. Wilmot
Chairman of the Board

Phone: 585-464-9400
twilmot@wilmorite.com

THE  TEAM
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Mr. Wilmot serves as President of Resort and Gaming Development and 
Management for Wilmorite, a commercial real estate company based in 
Rochester, NY. Mr. Wilmot has led his team through the development of 
two resort and gaming properties - Buena Vue, Ione, California and First 
Council, Newkirk, Oklahoma. Tom acts as Wilmorite's liaison to capital 
markets, providing guidance on all regulatory issues including those 
related to assets, tax, and financing.

Mr. Wilmot began his career at Wilmorite in finance and ventured into 
the gaming industry by opening the company's first west coast office. 
Throughout his tenure, Mr. Wilmot has established long-term lasting 
relationships with politicians, activists, lobbyists, local community 
groups and Native American Tribe members. His responsibilities envelop 
all facets of the gaming industry from government approvals, 
environmental issues, gaming jurisdiction to community concerns. 
Through his foresight, diligence and complex knowledge of the gaming 
industry, Wilmorite has been able to successfully break through the 
many barriers that are involved with large scale resort and casino 
developments.

Mr. Wilmot graduated from Skidmore College with a B.S. in Business 
and is on the Skidmore Presidential Advisory Council of 100. He is on 
the Al Sigl Center Finance Committee, a not-for-profit organization that 
serves children and adults with disabilities and special needs. He is also 
an active member of the James P. Wilmot Cancer Center Fund Raising 
Committee.

Thomas C. Wilmot Jr.
Vice President

Phone: 585-464-9400
twilmotjr@wilmorite.com

THE  TEAM
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Jim holds a Bachelor of Science degree in Civil Engineering from Ohio 
University and has over 15 years experience in the construction industry. 
Before joining the Wilmorite team in 2008, Jim worked for a general 
contractor as a project superintendent, and as a project manager for 
projects ranging in size from $10,000,000 to $680,000,000.

As Vice President of Construction at Wilmorite, Jim manages projects across 
a wide variety of markets using his extensive experience and knowledge of 
development and construction. Jim’s daily responsibilities include the 
oversight of: project design and development, project scheduling, 
estimating, permitting, bidding, procurement, contract negotiation and 
award, and construction. 

Jim is also an active member in the community and currently serves on the 
board of the Rochester Businessman’s Charitable Organization. 

Noteworthy Wilmorite Projects:
The Mall at Greece Ridge 2013 Redevelopment - Rochester, NY
Eastview Mall 2013 Redevelopment - Victor, NY
Park Point New Paltz
Park Point at RIT - Rochester, NY

L. L. Bean at Eastview Mall -  Victor, NY
Fidelity at Pittsford Plaza - Pittsford, NY

Park Point Syracuse at Syracuse University - Syracuse, NY

James E. McKenna
Vice President of Construction

Phone: 585-783-3209
jmckenna@wilmorite.com
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Jimmy joined Wilmorite immediately after graduating from Indiana University 
with a Bachelor of Science degree in Management. He began his career in the 
student housing business division where he worked with his team to achieve 
100% occupancy. His responsibilities quickly expanded in to strategic 
management and planning, operational coordination, and university relations. 
Day-to-day duties included: apartment leasing, accounting, customer 
relationship software integration, and collections. Jimmy's hands-on operational 
experience and insight will have a positive influence on future development and 
construction projects that Wilmorite works on at other universities across the 
country.

Jimmy is one of the co-founders of The Wish List Society at the University of 
Rochester's Wilmot Cancer Center. The Wish List Society is a group of young 
professionals who came together to support the Wilmot Cancer Center's Patient 
Needs Program. The Patient Needs 'wish list' consists of actual items and 
equipment needed at the cancer center facility. It also includes gift cards and 
cash items since a cancer diagnosis and treatment can have a devastating effect 
on a patient's finances.

Noteworthy Projects

Park Point at RIT- Rochester, NY
Buena Vista Casino - Ione, CA 

In his current role as Assistant Vice President of Gaming, his responsibilities 
include: identifying new casino development opportunities and assisting in the 
oversight of current gaming activity. This position also requires the coordination 
between Wilmorite and local, state, and federal regulatory agencies as it relates 
to approvals, compliance, and contracts.  

Park Point Syracuse at Syracuse University - Syracuse, NY

James A. Wilmot
Assistant Vice President of Gaming

Phone: 585-464-9400 Ext. 283
jawilmot@wilmorite.com

THE  TEAM
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BUENA VUE
RESORT
Ione, CA



BUENA VUE
CASINO
Ione, CA

Project Highlights

Rising out of the Sierra Nevada foothills, this 
proposed gaming facility is a low-rise building 
of approximately 71,000 SF (54,000 SF Main 
Floor and 17,000 SF Mezzanine Floor). The main 
floor is designed to accommodate 950 slot 
machines and 20 gaming tables, with a total 
gaming floor area of 25,000 SF. Dining 
amenities will include a three meal casual 
restaurant that opens to an expansive patio 
offering outside dining as well as fire pit 
seating. Stage areas located both inside and 
outside will accommodate evening 
entertainment. Additional amenities will include 
a food court comprising of four outlets with a 
themed dining area as well as a coffee and 
pastry outlet. 

The Main Floor will also accommodate some of 
the Back of House functions such as player 
services, kitchen areas and warehouse space. 
The mezzanine will accommodate the employee 
dining area, mechanical space and the balance 
of the Back of House functions such as 
administration, surveillance and low voltage 
server rooms. The exterior features large 
contemporary overhangs with stone accents at 
the entrances, dramatic water wall, infinity pool 
at the restaurant patio and plantings. 

Proposed parking facilities are comprised of 
1,000 surface parking spaces adjacent to three 
entrances to the gaming and entertainment 
facility. Bus loading/unloading is accommodated 
immediately adjacent to the entrance near 
player services. 

Site development will include water and 
wastewater treatment plants, site utilities, 
retaining walls, extensive landscaping with site 
lighting and water feature near the main 
entrance. 

Owner
Buena Vista Tribe 
of Me-Wuk Indians
Sacramento, CA
Phone: (916)491-0011

Architect
Steelman Partners
Las Vegas, NV
Phone: (702)873-0221
www.paulsteelman.com

Project Value
$200M

Project Duration
2011-2015

Wilmorite’s Role
Developer
Pre-Construction Services 
Construction Manager
www.wilmorite.com
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EASTVIEW REDEVELOPMENT
& VON MAUR ADDITION
Victor, NY

I T EW I L M O R



Project Highlights

The existing Bon-Ton department 
store was demolished and site 
work was completed for the 
140,000 square foot Von Maur 
department store to be built in it 
place. 

On the interior, a 40,000 square 
foot renovation was completed in 
the corridor connecting the new 
Von Maur department store to the 
2003 redevelopment area. A stone 
fireplace is the new centerpiece 
with soft seating surrounding the 
oversized hearth. Additional 
upgrades included: energy 
efficiencies and ceiling, wall, and 
floor finishings. Custom lighting 
fixtures replaced the existing glitter 
bulbs, improving aesthetics and 
soft seating areas with couches, 
lamps, end tables and chairs were 
installed throughout the wing. 

EASTVIEW REDEVELOPMENT
& VON MAUR ADDITION
Victor, NY

Owner
Wilmorite
Rochester, NY
Management Company
Wilmorite Management Group
Rochester, NY
Phone: (585)464-9400
www.wilmorite.com
Site Engineer
BME Associates, PC
Fairport, NY
Phone: (585)377-7360
www.bmepc.com
Architect
Bergmann Associates
Rochester, NY
Phone: (585)232-5135

Developer/Construction Manager
Wilmorite Construction, LLC
Rochester, NY
Phone: (585) 464-9400
www.wilmorite.com

Project Value
$30M
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LEASING
C O A C H

ANN TAYLOR

J. CREW. CREW

P    O    T    T    E    R    Y    B    A    R   N

J. Jill
TEAM APPROACH
Wilmorite has six full time 
leasing agents, all of which 
have extensive experience 
and knowledge of the 
business. Combined, the team 
has more than sixty years of 
experience. The leasing 
department also manages 
specialty, kiosk, food court 
and seasonal tenants. 
Additionally, Wilmorite’s  
in-house Legal Division 
supports all leasing 
negotiations, contracts 
and leases.   

STRONG RELATIONSHIPS
Wilmorite has long standing 
relationships with national 
tenants and department 
stores that go back forty 
years. This working 
relationship with a cache of 
the industry’s best retailers 
and restaurants is the 
platform for continued growth 
and success. 

PROVEN SUCCESS
Wilmorite shopping center 
portfolio enjoys an average 
occupancy of 95%, above 
average for the industry. 
However, continued success 
will require a proactive 
approach to merchandising 
the shopping centers with the 
most desirable tenants 
targeting the core customers. 
Productivity not only benefits 
the tenants, but enables the 
landlord to maximize the 
potential of the asset. 
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Dennis A. Wilmot : 585-783-3257

Senior Vice President of Leasing and Development dwilmot@wilmorite.com

Dennis has over 20 years experience in retail leasing and development. His responsibilities include 
oversight and management of the leasing and development for Wilmorite’s retail portfolio. Dennis 
has solid, long-standing relationships with the most coveted national and regional retailers. 

Dennis successfully oversaw the development and leasing for the $25M lifestyle expansion at 
Eastview Mall in Victor, NY and the $15M redevelopment at Pittsford Plaza in Pittsford, NY. These 
projects increased small shop sales productivity and increased average occupancy to 95%. In 2004, 
Dennis was part of a team responsible for the $180M redevelopment of Tysons Corner Center in 
McLean, VA. This project resulted in a dramatic increase in sales at one of the nations top ten 
shopping centers. 

Dennis has an Bachelor’s Degree in Civil Engineering from Union College and a M.B.A. in Finance 
from the University of Rochester's William E. Simon Graduate School of Business Administration. 

Currently, Dennis’ team has three projects in the initial development 
phase with anticipated costs between $60-80M. 

Phone

Greg Hofmann Phone: 585-464-9400

Treasurer ghoffman@wilmorite.com

As Treasurer, Greg is responsible for financial reporting, forecasting, cash analysis and oversight for 
all accounting functions related to the retail segment of the company's portfolio along with an 
investment company that is affiliated.

Greg is a certified public accountant who holds a B.S. degree in Business Administration from the 
State University of New York at Buffalo. After graduating summa cum laude from Buffalo in 1991, 
Greg worked in the audit and consulting departments of Price Waterhouse. He then worked for 
Chapman, Collins, Agostinelli and Shaw prior to joining Wilmorite in 1996.

James R.  Wilmot Phone: 585-783-3214

Chief Operating Officer jwilmot@wilmorite.com

Jim has played a major role in Wilmorite's growth and success over the past thirty years. As Chief 
Operating Officer, Jim provides strategic direction to all divisions within Wilmorite. Jim previously 
served as Executive Vice-President and Senior Vice-President of Operations, where he administered 
mall operations, acquisitions, expansions, and renovations for fifteen shopping centers. 

Jim's particular expertise in leasing, operations, and commercial real estate is paired with his long-
term commitment to the company, its clients, and the Wilmorite team. He has contributed greatly 
to Wilmorite's continuing growth, while not losing sight of the company's roots. 

Jim has diversified business interests that extend beyond real estate and include being a past 
President of Cobblestone Creek Country Club and current board member. Jim was previously a 
corporate pilot and became Vice-President at Page Avjet Corporation, which is now known as 
Signature Aviation. He is also a member of the International Council of Shopping Centers. 

THE  TEAM
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Douglas G. Swetman Phone: 585-464-9400

Vice President and Director of Corporate Security dswetman@wilmorite.com

Doug is the Director of Corporate Security and a Vice President of Wilmorite. He is responsible for 
the administration of a security department consisting of over one hundred employees. His staff 
provides security services to Wilmorite shopping centers, office/residential complexes and other 
interests owned by the company. Doug maintains a close relationship with the local, state and 
federal law enforcement agencies to address any security related events and homeland security 
matters. 

In addition to its security company, Wilmorite maintains its own New York State approved security 
training school, in which Doug is the director. 

Doug is a graduate of SUNY Brockport with a degree in criminal justice and he is a member of the 
International Council of Shopping Centers and serves on their Security Subcommittee. He began his 
career with Wilmorite in 1996 after serving 23 years and retiring as a captain from the Monroe 
County Sheriff's Office in Rochester, New York. 

Gregory E. Hogan : 585-783-3289

Vice President of Operations ghogan@wilmorite.com

Phone

As Vice President of Operations, Greg's primary responsibility is to oversee Wilmorite's Property 
Management Division including long-term strategic planning and on-site operations. He also 
manages the company's information technology initiatives. 

Greg leads the Property Strategic Planning Committee which governs the approval and 
implementation of each property's business plan. He also chairs the Operations Group Committee 
which supervises the on-site operations for all Wilmorite's real estate properties. These 
responsibilities include mall operations, security, human resources, marketing and risk 
management. He is also involved in establishing and maintaining relationships with regional and 
national service accounts. 

Greg is a member of the International Council of Shopping Centers and holds a B.S. degree in 
Finance from the University of Dayton as well as an M.B.A. from the University of Rochester's 
Simon Graduate School of Business Administration. 

THE  TEAM

I T EW I L M O R

Kevin Wilmot : 585-464-9400

Vice President of Finance kwilmot@wilmorite.com

Phone

Kevin works directly with various banks, investors and other lending institutions to structure 
financing for new projects and refinance existing loans. Kevin brings an extensive 
background in banking and finance. In his previous position, Kevin served as a Middle-
market Commercial Lender with M&T Bank where he was responsible for managing a 
portfolio of 50+ companies (with revenues ranging from $5million to $1 billion) with total 
loan commitments of $250,000,000. He originated approximately $25,000,000 in new 
loans/commercial relationships each year while managing complex, multi-bank syndicated 
credits. Prior to joining M&T Bank, Kevin was employed at the State Street Bank in Boston, 
MA. 

Along with his experience, Kevin's education includes an MBA from the William E. Simon 
School of Business at the University of Rochester and an undergraduate degree from Union 
College. 

Kevin also works closely with Wilmorite's development team on new projects. 
He has been with the company since 2005.
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Additionally, submit as Exhibit VIII. A.15.b. a brief description of any destination casino resort 

or other gaming projects that the Applicant and, if applicable, the Manager, has publicly 

announced that it is in the process of acquiring, developing or proposing to acquire or 

develop.  For each such project, include the name and location, the estimated total dollar 

investment, number of gaming devices, number of hotel rooms, amenities, and the 

timeframe within which Applicant or Manager expects to acquire or develop such project. 

 

VIII.A.15.b PUBLICLY ANNOUNCED ACQUISITION, DEVELOPMENT OF GAMING PROJECTS 

 
While neither Applicant nor Manager is in the process of acquiring, developing or proposing to 

acquire to develop a destination casino, it is important to note that partners of Manager have 

the following responsibilities related to Hard Rock Hotel and Casino Sioux City (SCE Partners, LLC) 

which is expected to open August 1, 2014. 

 

Brent Stevens, Investor and Board Member, SCE Partners, LLC 

Jonathan Swain, Board Member, SCE Partners, LLC 

Natalie Schramm, Board Member, SCE Partners, LLC 
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Submit as Exhibit VIII. A.16. a description of all financial commitments and guarantees the 

Applicant or, if applicable, the Manager, or its Affiliates is prepared to provide to the 

Commission over and above the deposit or bond required by PML Section 1315.1 to ensure 

that the Gaming Facility is completed, license conditions are fulfilled and sufficient working 

capital is available to allow continuous operation in a  manner described in the Applicant’s 

financial forecasts.   Include examples of letters of credit, construction completion guaranties, 

performance bonds, keep-well agreements, MOUs or other agreements or commitments the 

Applicant, the Manager or their Affiliates commit to provide in connection with the Gaming 

Facility. 

 

VIII.A.16 ADDITIONAL FINANCIAL COMMITMENTS 

Applicant has no additional financial commitments or guarantees over and above the deposit 

or bond required by PML Section 1315.1. 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.1 - Market Analysis 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.2 - Player Database and 
Loyalty Program 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.3.a - Municipality, Region, & 
State economic benefit impact 
studies 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.3.b - Local and regional 
economic impact study 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.4 - Projected Tax Revenue to 
the State 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.5.  - Regional Economic Plan 
Coordination 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.6 - NYS Subcontractors & 
Suppliers 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.B.7.a - Tables for total 
employees/pay rate/in region and 
instate employees 
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Submit as Exhibit VIII. B.7.b. a description of how the Applicant proposes to ensure that it 

provides a high number of quality jobs in the Gaming Facility and the Applicant’s 

commitment to hire a minimum number of employees, both full-‐time and part-‐time, at the 

opening of the Gaming Facility. 

VIII. B.7.b.  COMMITMENT TO HIRE A MINIMUM NUMBER OF EMPLOYEES

Based on Lago’s financial model, we would expect to provide between 1,250-1,500 quality jobs 

directly at the facility.  At its highest capacity, Lago could provide as many as 1,800 direct jobs. 

Lago Resort & Casino is committed to hiring a minimum of 1,000 employees directly, including 

approximately 700 full time employees and 300 part time.  We expect total jobs created in the 

region including direct and indirect jobs to exceed 1,800 in all revenue cases. 

Once hired, Lago is committed to providing a positive working environment where individuals 

from a wide variety of background and experience come together as a team to provide 

friendly customer service and a great experience for each of our guests.  

The majority of the positions do not require casino experience. Once open, Lago Casino and 

Resort will give internal candidates preference in hiring process. This policy supports the 

Manager’s mission to promote from within the company to provide continuity of service and a 

career path for team members.  

During orientation, team members will receive comprehensive information based in company 

policy and culture including: responsible gaming education, customer service, property 

knowledge, personal conduct, diversity, team member benefits, internal communication, safety 

training, casino brand and values,  and open-door policy.  

Specialized training in accordance with regulatory requirements and as needed for specific 

tasks within each department or work area includes: standard operating procedures, food 

handling and safety training, responsible beverage service certification, crisis communication 

training, internal controls and regulatory compliance.  

In an effort to maintain an environment of exceptional customer service and professional 

growth, the casino will post updated information daily in designated areas back of house, e-mail 

it to users on internal email, and supervisors will review daily information during pre-shift huddles 

with front-line team members. This communication structure serves as a method to update team 

members regarding events and customer service, Human Resource announcements, upcoming 

travel groups, responsible gaming education and when necessary; property information, safety 

or security issues. 

All costs associated with required certification, certification updates, training which are required 

for team members to serve in their designated role will be paid for by Lago Resort & Casino. 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 

VIII.B.8 - Competitive Environment 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 

VIII.B.9.a - Target Market



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 

VIII.B.9.b - Marketing Plans



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 

VIII.B.9.c - Strategy to Ensure Maximum 
Use
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Submit as Exhibit VIII. B.10. a statement as to whether the Applicant agrees to pay a binding 

supplemental fee if the Applicant is awarded a License.  If yes, describe the amount of the 

binding supplemental fee.  Any agreement to pay a binding supplemental fee will become a 

condition to the License.  If the Applicant does not agree to pay a binding supplemental fee, 

it should explicitly state such. 

VIII. B. 10.  SUPPLEMENTAL TAX PAYMENT 
The Applicant does not agree to pay a binding supplemental fee. 
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If an Applicant agrees to pay a licensing fee in excess of the fee set forth above for its 

proposed Gaming Facility, the Applicant shall submit as Exhibit VIII. B.11. a statement as to the 

Applicant’s agreement to pay a licensing fee in excess of the amount set forth above and 

state  the amount Applicant agrees to pay.  If an Applicant agrees to pay only the licensing 

fee set forth above for its proposed Gaming Facility, then the Applicant shall so state. 

The Board, if requested by an Applicant or Applicants at the mandatory applicant 

conference, may, in its discretion, thereafter choose to establish an alternative licensing fee 

required of a Licensee in a Region in the event that the Board selects two Applicants from 

such Region to proceed to the Commission for consideration of licensure. 

VIII.B.11  LICENSING FEE
The Applicant does agree to pay only the $50,000,000 licensing fee for the proposed Gaming 

Facility in Region 5 in Wayne or Seneca Counties. 
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Submit as Exhibit VIII. C.1.a. the address, legal description, maps, book and page numbers 

from the appropriate registry of deeds for the location of the Applicant’s gaming facility. 

VIII.C.1.a. LOCATION INFORMATION 
The subject property is located on the northeast intersection of the Governor Thomas E. Dewey 

Thruway and NYS Route 414 in the Town of Tyre, Seneca County and having tax account 

number 12.00-01-36. The current deed of record is Liber 548 of deeds, Page 240.  An instrument 

survey and legal description have been included as Attachments 1 and 2.  
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Exhibit VIII.C.1.a, Attachment 2 of 2 
 

Proposed Description of 

Lands of Tax Account No. 12.00-01-36 

 

ALL THAT TRACT OR PARCEL OF LAND containing 84.957 acres more or less, 

situate in the Military Tract, Junius Township, Lot 45, Town of Tyre, County of 

Seneca, and State of New York, as shown on the drawing entitled "Lands of James R. & 

Jeanne C. Leonard, Instrument Survey (Exhibit VIII.C.1.a, Attachment 1 of 2)" 

prepared by BME Associates, having drawing number 2392-07, dated March, 2014, 

being more particularly bounded and described as follows: 

 

Beginning at the intersection of the easterly right-of-way line of State Route 414 

(Right-of-Way width varies) with the northerly right-of-way line of the Governor 

Thomas E. Dewey Thruway (Right-of-Way width varies), said point having a Thruway 

baseline station 343+04.65 and offset 148.20 feet, said point also having a Route 414 

baseline station 26+86.00 and offset 70.00 feet; thence 

 

1. N 07°37'42" W, along said easterly right-of-way line, a distance of 265.99 

feet to a point having Route 414 baseline station 29+50.00 and offset 70.00 

feet; thence  

 

2. N 13°51'23" W, continuing along said easterly right-of-way line, a distance 

of 402.30 feet to a point having Route 414 baseline station 33+50.00 and 

offset 27.00 feet; thence  

 

3. N 07°58'55" W, continuing along said easterly right-of-way line, a distance 

of 657.17 feet to a point having Route 414 baseline station 40+07.16 and 

offset 24.00 feet; thence  

 

4. N 85°42'49" E, along the southerly boundary line of lands now or formerly 

of John D. and Jane A. Morelli (T.A. No. 12.00-01-4.2), a distance of 

304.66 feet to the southeast corner thereof, marked by a 2 foot tall 1” pipe; 

thence  

 

The following five (5) courses are along the southerly boundary line of lands 

now or formerly of Lorraine H. Newcomb (T.A. No. 12.00-01-4.11) 

 

 

5. N 87°56'08" E, a distance of 1268.14 feet to a point; thence  



 

6. S 02°21'39" E, a distance of 639.75 feet to a point; thence  

 

7. N 87°34'10" E, a distance of 895.00 feet to a point; thence  

 

8. N 00°10'52" E, a distance of 492.27 feet to a point; thence  

 

9. N 84°16'48" E, a distance of 409.87 feet to the southwest corner of lands 

now or formerly of Desiree Dawley (T.A. No. 12.00-01-4.12), marked by a  

1” pipe; thence  

 

10. N 87°24'40" E, along the southerly boundary line of said lands of Desiree 

Dawley (T.A. No. 12.00-01-4.12), a distance of 550.00 feet to a point on 

the westerly boundary line of lands now or formerly of James Nearpass 

(T.A. No. 12.00-01-5.11); thence  

 

11. S 03°41'17" E, along said westerly boundary line and lands now or 

formerly of  James Nearpass (T.A. No. 12.00-01-38.1), a distance of 

1031.96 feet to a point on the aforementioned northerly right-of-way line 

of the Governor Thomas E. Dewey Thruway having baseline station 

376+65.00 and offset 140.00 feet; thence  

 

12. S 75°26'35" W, along said northerly right-of-way line, a distance of 464.83 

feet to a concrete monument having Thruway baseline station 372+00.17 

and offset 139.67 feet; thence  

 

13. S 82°14'28" W, continuing along said northerly right-of-way line, a 

distance of 856.05 feet to a concrete monument having Thruway baseline 

station 363+01.46 and offset 175.23 feet; thence  

 

14. S 87°30'37" W, continuing along said northerly right-of-way line, a 

distance of 597.35 feet to a concrete monument having Thruway baseline 

station 357+04.26 and offset 161.52 feet; thence  

 

15. S 88°16'47" W, continuing along said northerly right-of-way line, a 

distance of 1399.68 feet to the Point of Beginning 
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Submit as Exhibit VIII. C.1.b The assessed value each parcel of the land for the proposed gaming 

facility and of the existing facilities, improvements and infrastructure thereon, if any, as of the 

time of the Application. Provide a Schedule of the real estate taxes paid on such property for 

the past five (5) years 

VIII. C.1.b ASSESSED VALUE OF LAND

The total project site is located on 83.4 acres of land that is identified as tax parcel 12.00-01-36 

and has an assessed total value of $118,500.00 according to the 2014 Seneca County Tax 

Assessment.  

Total Property Taxes paid at the county, school, and town level in the last 5 years equates to: 

2009 $1,467.28 

2010 $1,507.34 

2011 $599.91 

2012 $1,799.09 

2013 $1,977.87 

Please note that school tax data was unavailable in 2011 from the county website. See tax 

summary for Tax Parcel 12.00-01-36 from the Seneca County Website included as attachment 1.  





Lago Resort & Casino Application Exhibits 

1 

Submit as Exhibit VIII. C.1.c. a description of, and aerial and surface photography 

demonstrating, the salient topographic, geographic, and vegetative characteristics of the 

land for the proposed gaming facility as well as any significant existing facilities, 

improvements or infrastructure thereon. Provide schematics/maps of topographical, 

geographic and vegetative features and facilities, improvements and infrastructure. Describe 

and provide schematics/maps illustrating (in scale) the relationship to surrounding 

development and infrastructure. 

VIII.C.1.c. DESCRIPTION OF LAND  

The parcel contains a mix of land uses including agricultural, woods, meadow as well as state 

and federal regulated wetlands. Rows of trees bisect several agricultural fields located along 

NYS Route 414 and the eastern portion of the subject property. There is a large wooded area on 

the site located on the eastern portion, which also contains the state wetlands. The state 

regulated wetland and a majority of the eastern wooded portion of the site will remain 

undisturbed with the proposed development. Almost all of the existing tree rows along the 

property boundaries will be preserved providing screening of the development to surrounding 

properties. The site contains a small barn and the remnants of a former home 

basement/foundation. An aerial photo showing the project site has also been provided as 

Attachment 1. An existing conditions plan, “Existing Conditions Plan” has been included as 

Attachment 2,  this plan depicts existing site features including, wooded areas, state and federal 

wetlands, and site topography. The only utility serving the site at this time is overhead electric 

lines located along NYS Route 414.  
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Submit as Exhibit VIII. C.1.d. a reasonably detailed description, including the dimensions and 

total acreage, and provide a schematic/map illustrating the boundary of the area of the 

land constituting the Project Site. 

VIII.C.1.d. DESCRIPTION OF PROJECT SITE 

An instrument survey and boundary description has been included as Attachments 1 and 2, 

which provides detailed information regarding site acreage, and metes and bounds for the 

property boundary. 





2392 

GDB 

6/13/14 

Revised 

 

Exhibit VIII.C.1.d, Attachment 2 of 2 
 

Proposed Description of 

Lands of Tax Account No. 12.00-01-36 

 

ALL THAT TRACT OR PARCEL OF LAND containing 84.957 acres more or less, 

situate in the Military Tract, Junius Township, Lot 45, Town of Tyre, County of 

Seneca, and State of New York, as shown on the drawing entitled "Lands of James R. & 

Jeanne C. Leonard, Instrument Survey (Exhibit VIII.C.1.d, Attachment 1 of 2)" 

prepared by BME Associates, having drawing number 2392-07, dated March, 2014, 

being more particularly bounded and described as follows: 

 

Beginning at the intersection of the easterly right-of-way line of State Route 414 

(Right-of-Way width varies) with the northerly right-of-way line of the Governor 

Thomas E. Dewey Thruway (Right-of-Way width varies), said point having a Thruway 

baseline station 343+04.65 and offset 148.20 feet, said point also having a Route 414 

baseline station 26+86.00 and offset 70.00 feet; thence 

 

1. N 07°37'42" W, along said easterly right-of-way line, a distance of 265.99 

feet to a point having Route 414 baseline station 29+50.00 and offset 70.00 

feet; thence  

 

2. N 13°51'23" W, continuing along said easterly right-of-way line, a distance 

of 402.30 feet to a point having Route 414 baseline station 33+50.00 and 

offset 27.00 feet; thence  

 

3. N 07°58'55" W, continuing along said easterly right-of-way line, a distance 

of 657.17 feet to a point having Route 414 baseline station 40+07.16 and 

offset 24.00 feet; thence  

 

4. N 85°42'49" E, along the southerly boundary line of lands now or formerly 

of John D. and Jane A. Morelli (T.A. No. 12.00-01-4.2), a distance of 

304.66 feet to the southeast corner thereof, marked by a 2 foot tall 1” pipe; 

thence  

 

The following five (5) courses are along the southerly boundary line of lands 

now or formerly of Lorraine H. Newcomb (T.A. No. 12.00-01-4.11) 

 

 

5. N 87°56'08" E, a distance of 1268.14 feet to a point; thence  



 

6. S 02°21'39" E, a distance of 639.75 feet to a point; thence  

 

7. N 87°34'10" E, a distance of 895.00 feet to a point; thence  

 

8. N 00°10'52" E, a distance of 492.27 feet to a point; thence  

 

9. N 84°16'48" E, a distance of 409.87 feet to the southwest corner of lands 

now or formerly of Desiree Dawley (T.A. No. 12.00-01-4.12), marked by a  

1” pipe; thence  

 

10. N 87°24'40" E, along the southerly boundary line of said lands of Desiree 

Dawley (T.A. No. 12.00-01-4.12), a distance of 550.00 feet to a point on 

the westerly boundary line of lands now or formerly of James Nearpass 

(T.A. No. 12.00-01-5.11); thence  

 

11. S 03°41'17" E, along said westerly boundary line and lands now or 

formerly of  James Nearpass (T.A. No. 12.00-01-38.1), a distance of 

1031.96 feet to a point on the aforementioned northerly right-of-way line 

of the Governor Thomas E. Dewey Thruway having baseline station 

376+65.00 and offset 140.00 feet; thence  

 

12. S 75°26'35" W, along said northerly right-of-way line, a distance of 464.83 

feet to a concrete monument having Thruway baseline station 372+00.17 

and offset 139.67 feet; thence  

 

13. S 82°14'28" W, continuing along said northerly right-of-way line, a 

distance of 856.05 feet to a concrete monument having Thruway baseline 

station 363+01.46 and offset 175.23 feet; thence  

 

14. S 87°30'37" W, continuing along said northerly right-of-way line, a 

distance of 597.35 feet to a concrete monument having Thruway baseline 

station 357+04.26 and offset 161.52 feet; thence  

 

15. S 88°16'47" W, continuing along said northerly right-of-way line, a 

distance of 1399.68 feet to the Point of Beginning 
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Submit as Exhibit VIII. C.1.e. a description of any geological or structural defect of the Project 

Site, and include a description of the engineering, design, and construction plans to remedy 

the defect.  Indicate whether or not any of the Project Site is proposed to be located in a 

floodplain and, if so, include a description of the flood history of the site. 

VIII.C.1.e. GEOLOGICAL OR STRUCTURAL DEFECT IN PROJECT SITE 

There are not geological or structural defects associated with the project site. The site is not 

located in a designated floodplain and there is not history of any flooding on the site.  
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Submit as Exhibit VIII. C.1.f. copies of any Phase I and II reports or any other investigations of 

site, sub-‐surface, geotechnical or environmental conditions or hazardous materials that have 

been completed relating to the condition of the Project Site. 

VIII.C.1.f. PHASE I OR PHASE II ENVIRONMENTAL REPORTS 

A Phase I Environmental Site Assessment for the property was completed by Leader Professional 

Services, Inc. and has been included as Attachment 1 and the findings are summarized below: 

• No On-Site Recognized Environmental Conditions (“RECs”) were identified with

the Site.

• No Off-Site RECs were identified in connection with the Site.

• No Historical RECs were found in connection with the Site

• No Controlled RECs were found in connection with the Site.

• Two additional areas were noted in connection with the Site:

 The Site has been used for agricultural purposes since at least 1973. It is

common practice for owners of agricultural land to use and store

pesticides, herbicides, fertilizers on their property. No information is

readily attainable that would indicate the use of pesticides, herbicides

or fertilizer at the Site.

 According to a Geotechnical Evaluation report performed by

Foundation Design, P.C., on April 10, 2014, there is a groundwater well

at the Site. Leader could not locate the well at the time of the Site

Reconnaissance performed on April 28, 2014. No further information or

documentation regarding this well was provided to Leader.

A geotechnical report was prepared by Foundation Design, P.C. in April of 2014 for the 

project site and is included as Attachment 2. The report does not identify any geological 

concerns for the site, and also evaluates subsurface soil and water table conditions as 

determined by tests pits that were excavated throughout the site. 
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Notice: IMPORTANT LIMITATIONS and YOUR LIABILITY

Reliance on information in Report: This report DOES NOT replace a full Phase I Environmental Site Assessment but is solely
intended to be used as a database review on environmental records. 

License for use of information in Report: No page of this report can be used without this cover page, this notice and the project
property identifier. The information in Report(s) may not be modified or re-sold.

Your Liability for misuse: Using this Service and/or its reports in a manner contrary to this Notice or your agreement will be in breach
of copyright and contract and ERIS may obtain damages for such mis-use, including damages caused to third parties, and gives ERIS
the right to terminate your account, rescind your license to any previous reports and to bar you from future use of the Service.

No warranty of Accuracy or Liability for ERIS: The information contained in this report has been produced by EcoLog Environmental
Risk Information Services Ltd ("ERIS") using various sources of information, including information provided by Federal and Provincial
government departments. The report applies only to the address and up to the date specified on the cover of this report, and any
alterations or deviation from this description will require a new report. This report and the data contained herein does not purport to be
and does not constitute a guarantee of the accuracy of the information contained herein and does not constitute a legal opinion nor
medical advice. Although ERIS has endeavored to present you with information that is accurate, EcoLog ERIS disclaims, any and all
liability for any errors, omissions, or inaccuracies in such information and data, whether attributable to inadvertence, negligence or
otherwise, and for any consequences arising therefrom. Liability on the part of EcoLog ERIS is limited to the monetary value paid for
this report. 

Trademark and Copyright: You may not use the ERIS trademarks or attribute any work to ERIS other than as outlined above. This
Service and Report(s) are protected by copyright owned by EcoLog ERIS Ltd.  Copyright in data used in the Service or Report(s) (the
"Data") is owned by EcoLog ERIS  or its licensors. The Service, Report(s) and Data may not be copied or  reproduced in whole or in
any substantial part without prior written  consent of EcoLog ERIS.

http://www.erisinfo.com


2 erisinfo.com| EcoLog ERIS Ltd.                                                                   Order #: 20140429028
851.001    Route 414 Tyre NY 

Executive Summary

Property Information:

 Project Property: 851.001
Route 414  Tyre NY 

Order Information:

 Order No.: 20140429028
 Date Requested: 30/04/2014
 Requested by: Leader Professional Services,Inc.
 Report Type: Database Report + Fire Insurance Maps

Additional Products:

Aerial Photographs 4-5 Historical Aerials
Fire Insurance Maps US Fire Insurance Maps
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Executive Summary: Report Summary

Database  Name Searched Project 
Property

Boundary
to 1.00km

Total

AST The Bulk Storage Program Database - AST Y   0 0 0

BROWNFIELD
S 

Brownfields Site List (Subset of Site Remediation) Y   0 0 0

CBS Chemical Bulk Storage (CBS) Y   0 0 0

CERCLIS Comprehensive Environmental Response, Compensation
and Liability Information System- CERCLIS

Y   0 0 0

CERCLIS 
LIENS 

CERCLIS Liens Y   0 0 0

CERCLIS 
NFRAP 

CERCLIS - No Further Remedial Action Planned Y   0 0 0

CORTLAND 
TANKS 

Cortland County Storage Tanks Y   0 0 0

DELISTED 
NPL 

Delisted NPL Y   0 0 0

E-
DESIGNATION

New York City E-Designated Sites Y   0 0 0

ERNS Emergency Response Notification System Y   0 0 0

ERNS 1982-
1986 

Emergency Response Notification System Y   0 0 0

ERNS 1987-
1989 

Emergency Response Notification System Y   0 0 0

ERP Environmental Restoration Program Listing Y   0 0 0

FED 
BROWNFIELD
S 

The Assessment, Cleanup and Redevelopment Exchange
System (ACRES) Brownfield Database

Y   0 0 0

FED ENG Federal Engineering Controls-ECs Y   0 0 0

FED INST Federal Institutional Controls- ICs Y   0 0 0

FINDS/FRS Facility Registry Service/Facility Index Y   0 0 0

HMIRS Hazardous Materials Information Reporting System Y   0 0 0

INDIAN LUST Leaking Underground Storage Tanks on Indian Lands Y   0 0 0

INDIAN UST Underground Storage Tanks on Indian Lands Y   0 0 0

IODI EPA Report on the Status of Open Dumps on Indian 
Lands

Y   0 0 0

LEAKING 
TANKS 

Leaking Storage Tanks Y   0 0 1

MOSF Major Oil Storage Facilities (MOSF) Y   0 0 0

NASSAU 
TANKS 

Nassau County Storage Tanks Y   0 0 0

NCDL National Clandestine Drug Labs Y   0 0 0

NPL National Priority List Y   0 0 0

NY ENG Registry of Engineering Controls in New York State Y   0 0 0

NY INST Registry of Institutional Controls in New York State Y   0 0 0

NY SPILLS Spill Incidents Database Y   0 0 0

ODI Inventory of Open Dumps, June 1985 Y   0 0 0

PROPOSED 
NPL 

National Priority List - Proposed Y   0 0 0

RCRA 
CORRACTS 

RCRA CORRACTS- Corrective Action Y   0 0 0

RCRA GEN RCRA Generator List Y   0 0 0

RCRA NON RCRA Non-Generators Y   0 0 0

http://www.erisinfo.com
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Database  Name Searched Project 
Property

Boundary
to 1.00km

Total

GEN 

RCRA TSD RCRA  non-CORRACTS TSD Facilities Y   0 0 0

ROCKLAND 
TANKS 

Rockland Storage Tanks Y   0 0 0

SHWS Registry of Inactive Hazardous Waste Disposal Sites in 
New York State

Y   0 0 0

SUFFOLK 
TANKS 

Suffolk Storage Tanks Y   0 0 0

SWF/LF Solid Waste Facilities and Landfills Y   0 0 0

TANKS Petroleum Bulk Storage Y   0 0 0

TRIS Toxics Release Inventory (TRI) Program Y   0 0 0

UST Underground Storage Tanks- UST-Petroleum Bulk 
Storage (PBS)

Y   0 0 0

VAPOR Vapor Intrusion Legacy Site List Y   0 0 0

VCP Voluntary Cleanup Agreements Y   0 0 0

WESTCHESTE
R TANKS 

Westchester Storage Tanks Y   0 0 0

Total:   0 0 1
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Executive Summary: Site Report Summary – Project Property

Map
Key

DB  Company/Site Name Address Page 
Number

No records found in the selected databases for the project property.
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Executive Summary: Site Report Summary – Surrounding 
Properties

Map
Key 

DB Company/Site Name  Address Page 
Number

1 LST PETRO TRUCK STOP 1255 ROUTE 414 
WATERLOO NY 

10
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Executive Summary: Summary By Data Source

LEAKING TANKS - Leaking Storage Tanks

A search of the LEAKING TANKS database, dated Jan 19, 2014 has found that there are 1 LEAKING TANKS 
site(s) within approximately 0.50 Kilometers of the project property. 

Site Address Map Key
PETRO TRUCK STOP 1255 ROUTE 414 

WATERLOO NY  
1 

http://www.erisinfo.com
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Detail Report

 Map Key Number of 
Records

Elevation
 m

 Site DB

1 1 of 1 158.3 PETRO TRUCK STOP
1255 ROUTE 414 
WATERLOO NY 

LST 

Site ID: 379245 Spill #: 0700014 
Spill Date: 02-APR-07 Program Type: ER 
Facility #: PETRO TRUCK STOP DER Fac ID: 312716 
County: Seneca SWIS Code: 5038 
DECREG: 8 Lead DEC: tghall 
Refer to: Rcvdda: 02-APR-07 
CID: 76 Contr Facility: Tank Overfill 
Water Body: Source: Commercial Vehicle 
Reported By: Other CAC Date: 02-APR-07 
Meets Std: True Inspection Date:  
Penalty: False UST Trust: False 
Class: C3 Close Date: 03-APR-07 
Rem Phase: 0 Create Date: 02-APR-07 
Update Date: 11-APR-07 Spiller Name:  
Spiller Company: UNKNOWN Spiller Address:  
Spiller City: Spiller State: NY 
Spiller Zip: Spiller Country: 999 
Contact Name: CHIEF MAGEE FIRE DEPT. Contact Phone: (315) 539-9241 
Contact Ext.: After Hours: True 
Caller Rem: CALLER REPORTS SPILL AT TRUCK STOP ACROSS FROM EXIT 41 OF THE NEW YORK STATE

THRUWAY. SPILL IS CONTAINED TO PAVEMENT AT THE FUEL ISLAND.  CALLER 
REQUESTING CALL BACK FROM DEC REP. 

Remarks: 04/03/2007:  CLEANUP COMPLETED BY FIRE DEPARTMENT AND PETRO PERSONNEL. NO 
FURTHER ACTION REQUIRED BY SPILLS AT THIS TIME-CLOSED. 

Spill Information:
-- --
Material Information:
-- --
Site id: 379245
Spill Number: 0700014
OP Unit ID: 1136733
OU: 01
Material ID: 2126684
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 20
Units: G
Recovered: 20
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
Med Subway: False

http://www.erisinfo.com
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 Map Key Number of 
Records

Elevation
 m

 Site DB

Med Utility: False
Oxygenate: 0
-- --

http://www.erisinfo.com
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Unplottable Summary

DB Company Name/Site Name        Address City Zip

AST G4S TECHNOLOGY LLC 
REGENERATION FAC #8, 
WATERLOO

WATERLOO TOLL STATION EXIT 41 WATERLOO NY

FRS RENEWABLE RESOURCE 
PK SOUTHERN EXP

NYS ROUTE 414 SENECA FALLS NY

FRS NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.31 TYRE NY

FRS THE SENECA PETRO 
TRAVEL

ST RTE 414 & ST RTE 318 WATERLOO NY

FRS CHESAPEAKE ENERGY RT 414 WATERLOO NY

FRS TYRE WATER DISTRICT #1 RT 318 & 414, SHAWN DR, STRONG & 
WORDEN RDS 

TYRE NY

FRS 6 INCH GAS LINE IN AA OF 
FWW SF-1 & SF-5

NYS ROUTE 414 SENECA FALLS NY

FRS NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.83 TYRE NY

FRS NYS THRUWAY AUTH THRUWAY BRIDGE MP 315.96 TYRE NY

FRS NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.82 TYRE NY

FRS SUGAR CREEK STORE, 
TYRE

RT 414 TYRE NY

RNGN NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.82 TYRE NY

RNGN NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.83 TYRE NY

RNGN NYS THRUWAY AUTH THRUWAY BRIDGE MP 313.31 TYRE NY

RNGN NYS THRUWAY AUTH THRUWAY BRIDGE MP 315.96 TYRE NY

RNGN EXIT 41 NICE N EASY RTE 318 & 414 MOUND RD SENECA FALLS NY

SPL UNKNOWN MOTOTRIST INTERSECTION OF RTE 318 AND 414 TYRE NY

SPL STATE ROUTE 318 MVA EAST OF STATE ROUTE 414 TYRE NY

http://www.erisinfo.com
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SPL INTERSECTION OF STATE 
HWY 414 & I-90

Intersection of State Hwy 414 & I-90 Waterloo NY

SPL B E WRIGHT INC MOUND ROAD (ROUTE 414) SENECA FALLS NY

SPL NYS THRUWAY- JUNIUS 
PONDS

NYS THRUWAY WATERLOO NY

SPL NYS THRUWAY 
EASTBOUND

NYS THRUWAY WATERLOO NY

SPL NYS THRUWAY 
EASTBOUND

NYS THRUWAY WATERLOO NY

SPL NYS TRUWAY NYS THRUWAY WATERLOO NY

SPL NYS THRUWAY NYS THRUWAY TYRE NY

SPL NYS THRUWAY MM 319 
WESTBOUND

NYS THRUWAY WATERLOO NY

SPL NEW YORK STATE 
THRUWAY

NYS THRUWAY 4MI E RT 414 TYRE NY

SPL NYS THRUWAY MM 313 NYS THRUWAY MM 313 TYRE NY

SPL NYS THRUWAY - MM 315W NYS THRUWAY MM 315W TYRE NY

SPL NYS THRUWAY NYS THRUWAY WB MM 318 TYRE NY

SPL NYS THRUWAY 
WESTBOUND

NYS THRUWAY WEST MM 314 TYRE NY

SPL NYS THRUWAY NYS THRUWAY/WB MM 314.4 TYRE NY

SPL NICE AND EASY ROUTE 318/ROUTE 414 TYRE NY

SPL STATE ROUTE 414 
ROADWAY

STATE ROUTE 414 SENECA FALLS NY

SPL PETRO TRUCK STOP RT 414 TYRE NY

SPL NYS THRUWAY 
EASTBOUND

NYS THRUWAY EASTBOUND WATERLOO NY

SPL NYS THRUWAY EXIT 41 
RAMP

NYS THRUWAY EAST WATERLOO NY

SPL SENECA 
MEADOWS/FARNEY 
TRUCKING

RT 414 WATERLOO NY

SPL NICE N EASY STORE 21 ROUTES 414 & 318 SENECA FALLS NY

SPL NICE & EASY #21 ROUTE 414/ROUTE 318 TYRE NY

http://www.erisinfo.com
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SPL ROUTE 414/ROUTE 318 
ABANDONED DRUM

ROUTE 414/ROUTE 318 SENECA FALLS NY

SPL NICE & EASY ROUTE 414 & ROUTE 318 WATERLOO NY

SPL NICE & EASY CONVIENENT ROUTE 414 & ROUTE 318 TYRE NY

SPL SHOULDER OF ROAD ROUTE 414 SENECA FALLS NY

SPL Spill Number 0211688 ROUTE 414 TYRE NY

SPL SENECA IRON & STEEL ROUTE 414 TYRE NY

SPL SENECA MEADOWS 
LANDFILL

ROUTE 414 SENECA FALLS NY

SPL NYSDOT ROUTE 414 ROUTE 414 SENECA FALLS NY

SPL NICE & EASY GAS ROUTE 414 TYRE NY

SPL SHERIDAN OIL COMPANY ROUTE 414 SENECA FALLS NY

SPL SHERIDAN OIL COMPANY ROUTE 414 SENECA FALLS NY

SPL PETROL STATION ROUTE 414 TYRE NY

SPL SENECA MEADOWS ROAD 
SWEEPER

ROUTE 414 SENECA FALLS NY

SPL RODMAN LOTT FARM ROUTE 414 SENECA FALLS NY

SPL SENECA MEADOWS 
LANDFILL

ROUTE 414 WATERLOO NY

SPL PETRO STOPPING ROUTE 414 SENECA FALLS NY

SPL KEMPNEY TRUCKING ROUTE 414 WATERLOO NY

UST NICE N EASY GROCERY 
SHOPPE #21

STATE ROUTES 414 & 318 SENECA FALLS NY

http://www.erisinfo.com
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Unplottable Report

Site: G4S TECHNOLOGY LLC REGENERATION FAC #8, WATERLOO 
WATERLOO TOLL STATION EXIT 41 WATERLOO NY

Database:
AST

Site ID: 437550 Site Type: Other
Program #: 8-601488 Program Type: Petroleum Bulk Storage Program
Site Status: Active Expiry: 2015/07/16
UTM X: UTM Y:
County: Seneca

Tank Information
-- --
Tank ID: 235227
Tank No: 001
Tank Model:
Pipe Model:
Tank Location: Aboveground-contact w/ impervious barrier
Tank Status: In Service
Install Date: 01-JUN-98
Capacity(g): 1500
Tank Type: Steel/Carbon Steel/Iron
Test Method: NN
Date Tested:
Next Test:
Close Date:
Register: 1
Modified By: MAPERSSO
Last Modified: 26-APR-12
-- --
Material Code: 0008
Material Name: Diesel
Percent: 100
-- --
Equipment: B01
Code Name: Painted/Asphalt Coating
Type: Tank External Protection
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: I04
Code Name: Product Level Gauge (A/G)
Type: Overfill
Equipment: K01
Code Name: Catch Basin
Type: Spill Prevention
Equipment: C01
Code Name: Aboveground
Type: Pipe Location
Equipment: E00
Code Name: None
Type: Piping Secondary Containment
Equipment: J02
Code Name: Suction Dispenser
Type: Dispenser
Equipment: L09
Code Name: Exempt Suction Piping
Type: Piping Leak Detection

http://www.erisinfo.com
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Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: D11
Code Name: Flexible Piping
Type: Pipe Type
Equipment: I05
Code Name: Vent Whistle
Type: Overfill
Equipment: H01
Code Name: Interstitial - Electronic Monitoring
Type: Tank Leak Detection
Equipment: G09
Code Name: Modified Double-Walled (Aboveground)
Type: Tank Secondary Containment
-- --
Affiliation Information
-- --
Affiliation Type: 04
Affiliation Name: On-Site Operator
Company: G4S TECHNOLOGY LLC REGENERATION FAC #8, WATERLOO
Contact Type:
Contact Name: CLIP INGLIS
Address:
Address2:
City:
State: NN
Zip Code:
Country Code: 001
Phone: (315) 539-0981
Phone Ext:
Email:
Fax:
Modified By: MAPERSSO
Last Modified: 26-APR-12
-- --
Affiliation Information
-- --
Affiliation Type: 11
Affiliation Name: Emergency Contact
Company: G4S TECHNOLOGY LLC
Contact Type:
Contact Name: G4S VIDEO MONITORING CTR
Address:
Address2:
City:
State: NN
Zip Code:
Country Code: 999
Phone: (888) 637-2344
Phone Ext:
Email:
Fax:
Modified By: MAPERSSO
Last Modified: 26-APR-12
-- --
Affiliation Information
-- --
Affiliation Type: 01
Affiliation Name: Facility Owner
Company: G4S TECHNOLOGY LLC
Contact Type: PROJECT MANAGER SR
Contact Name: ANDREW MCADOO
Address: 4 WALKER WAY SUITE 1
Address2:

http://www.erisinfo.com


17 erisinfo.com| EcoLog ERIS Ltd.                                                                   Order #: 20140429028
851.001    Route 414 Tyre NY 

City: ALBANY
State: NY
Zip Code: 12205
Country Code: 001
Phone: (518) 869-5053
Phone Ext:
Email: ANDREW.MCADOO@USA.G4S.COM
Fax:
Modified By: MAPERSSO
Last Modified: 26-APR-12
-- --
Affiliation Information
-- --
Affiliation Type: 07
Affiliation Name: Mail Contact
Company: G4S TECHNOLOGY LLC
Contact Type: PROJECT MANAGER SR
Contact Name: ANDREW MCADOO
Address: 4 WALKER WAY SUITE 1
Address2:
City: ALBANY
State: NY
Zip Code: 12205
Country Code: 001
Phone: (518) 869-5053
Phone Ext:
Email: ANDREW.MCADOO@USA.G4S.COM
Fax:
Modified By: MAPERSSO
Last Modified: 26-APR-12
-- --

Site: RENEWABLE RESOURCE PK SOUTHERN EXP 
NYS ROUTE 414 SENECA FALLS NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11004124507
9

Registry ID: 110041245079
Program Acronyms: NPDES
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num: 24
Census Block Code: 360999504001021
HUC Code: 04140201
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 28-MAY-10
Update Date: 05-MAR-13
US Mexico Border Ind:
Interest Types: ICIS-NPDES NON-MAJOR
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83: 42.93
Longitude83: -76.847972
Conveyor: ICIS
Coord Collection Method:

http://www.erisinfo.com
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Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.31 TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11000450078
1

Registry ID: 110004500781
Program Acronyms: RCRAINFO
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 01-MAR-00
Update Date: 09-AUG-10
US Mexico Border Ind:
Interest Types: UNSPECIFIED UNIVERSE
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: THE SENECA PETRO TRAVEL 
ST RTE 414 & ST RTE 318 WATERLOO NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11001941009
2

Registry ID: 110019410092
Program Acronyms: FIS
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code:
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02

http://www.erisinfo.com
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Site Type Name: STATIONARY
Create Date: 19-NOV-04
Update Date: 29-JUN-13
US Mexico Border Ind:
Interest Types: STATE MASTER
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: CHESAPEAKE ENERGY 
RT 414 WATERLOO NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11004233397
1

Registry ID: 110042333971
Program Acronyms: ICIS
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 23-NOV-10
Update Date: 05-MAR-13
US Mexico Border Ind:
Interest Types: ENFORCEMENT/COMPLIANCE ACTIVITY
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: TYRE WATER DISTRICT #1 
RT 318 & 414, SHAWN DR, STRONG & WORDEN RDS TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11001932792
2

Registry ID: 110019327922
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Program Acronyms: FIS
Supplemental Location:
Location Description: RT 318 & 414, SHAWN DR, STRONG & WORDEN RDS
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 19-NOV-04
Update Date: 27-JAN-07
US Mexico Border Ind:
Interest Types: STATE MASTER
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: 6 INCH GAS LINE IN AA OF FWW SF-1 & SF-5 
NYS ROUTE 414 SENECA FALLS NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11001943245
2

Registry ID: 110019432452
Program Acronyms: FIS
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code:
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num: 24
Census Block Code: 360999504003032
HUC Code: 04140201
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 20-NOV-04
Update Date: 27-JUN-13
US Mexico Border Ind:
Interest Types: STATE MASTER
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83: 42.879673
Longitude83: -76.842821
Conveyor: FIS
Coord Collection Method:
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Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.83 TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11000449340
5

Registry ID: 110004493405
Program Acronyms: RCRAINFO
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 01-MAR-00
Update Date: 09-AUG-10
US Mexico Border Ind:
Interest Types: UNSPECIFIED UNIVERSE
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 315.96 TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11000448300
5

Registry ID: 110004483005
Program Acronyms: RCRAINFO
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
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Site Type Name: STATIONARY
Create Date: 01-MAR-00
Update Date: 09-AUG-10
US Mexico Border Ind:
Interest Types: UNSPECIFIED UNIVERSE
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.82 TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11000450079
0

Registry ID: 110004500790
Program Acronyms: RCRAINFO
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code: 36099
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 01-MAR-00
Update Date: 09-AUG-10
US Mexico Border Ind:
Interest Types: UNSPECIFIED UNIVERSE
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: SUGAR CREEK STORE, TYRE 
RT 414 TYRE NY

Database:
FRS

Facility Detail Report URL: http://iaspub.epa.gov/enviro/fii_query_detail.disp_program_facility?p_registry_id=11005529446
2

Registry ID: 110055294462
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Program Acronyms: FIS
Supplemental Location:
Location Description:
County Name: SENECA
FIPS Code:
Federal Facility Code:
Federal Agency Name:
Tribal Land Code:
Tribal Land Name:
Congressional Dist Num:
Census Block Code:
HUC Code:
EPA Region Code: 02
Site Type Name: STATIONARY
Create Date: 27-JUN-13
Update Date:
US Mexico Border Ind:
Interest Types: STATE MASTER
NAICS Codes:
NAICS Code Descriptions:
SIC Codes:
SIC Code Descriptions:
Latitude83:
Longitude83:
Conveyor:
Coord Collection Method:
Accuracy Value:
Reference Point:
HDatum: NAD83
Source:

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.82 TYRE NY

Database:
RNGN

Epa Handler ID: NYD987027976
Activity Location: NY
Location Street 2:
Contact Name: GEORGE  TURNES
Contact Email:
Generator Status Universe: N
Importer Activity: N
Mixed Waste Generator: N
Transporter Activity: N
Transfer Facility: N
Recycler Activity: N
Onsite Burner Exemption: N
Furnace Exemption: N
Underground Injection Activity: N
Receives Waste From Off Site: N
Used Oil Transporter:
Used Oil Transfer Facility:
Used Oil Processor:
Used Oil Refiner:
Used Oil Burner:
Used Oil Market Burner:
Used Oil Specification Marketer:
Mailing Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Contact Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Land Type:
Generator Status Universe: No Report
TSD Activity: N
Current Site Name: NYS THRUWAY AUTH
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-- --
Owner/Operator Information

Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CP
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY  120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
NAICS Information
-- --
Naics Code: 92119
Naics Description: OTHER GENERAL GOVERNMENT SUPPORT
-- --
Handler Information
-- --
Date Received: 20060101
Facility Name: NYS THRUWAY AUTH
Date Received: 20070101
Facility Name: NYS THRUWAY AUTH
Date Received: 19930205
Facility Name: NYS THRUWAY AUTH
Classification: Large Quantity Generator
-- --
Date Received: 19980127
Facility Name: NEW YORK STATE THRUWAY AUTHORITY
Classification: Large Quantity Generator
-- --
Hazardous Waste Information
-- --
Waste Code: D008
Waste: LEAD
-- --
Violation/Evaluation Information
-- --

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.83 TYRE NY

Database:
RNGN

Epa Handler ID: NYD987010832
Activity Location: NY
Location Street 2:
Contact Name: GEORGE  TURNES
Contact Email:
Generator Status Universe: N
Importer Activity: N
Mixed Waste Generator: N
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Transporter Activity: N
Transfer Facility: N
Recycler Activity: N
Onsite Burner Exemption: N
Furnace Exemption: N
Underground Injection Activity: N
Receives Waste From Off Site: N
Used Oil Transporter:
Used Oil Transfer Facility:
Used Oil Processor:
Used Oil Refiner:
Used Oil Burner:
Used Oil Market Burner:
Used Oil Specification Marketer:
Mailing Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Contact Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Land Type:
Generator Status Universe: No Report
TSD Activity: N
Current Site Name: NYS THRUWAY AUTH

-- --
Owner/Operator Information

Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 122010189
Owner/Operator Phone: 3154362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CP
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 122010189
Owner/Operator Phone: 3154362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY  122010189
Owner/Operator Phone: 3154362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
NAICS Information
-- --
Naics Code: 92119
Naics Description: OTHER GENERAL GOVERNMENT SUPPORT
-- --
Handler Information
-- --
Date Received: 20060101
Facility Name: NYS THRUWAY AUTH
Date Received: 20070101
Facility Name: NYS THRUWAY AUTH
Date Received: 19920803
Facility Name: NYS THRUWAY AUTH
Classification: Large Quantity Generator
-- --
Date Received: 19980127
Facility Name: NEW YORK STATE THRUWAY AUTHORITY

http://www.erisinfo.com


26 erisinfo.com| EcoLog ERIS Ltd.                                                                   Order #: 20140429028
851.001    Route 414 Tyre NY 

Classification: Large Quantity Generator
-- --
Hazardous Waste Information
-- --
Waste Code: D008
Waste: LEAD
-- --
Violation/Evaluation Information
-- --

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 313.31 TYRE NY

Database:
RNGN

Epa Handler ID: NYD987027968
Activity Location: NY
Location Street 2:
Contact Name:
Contact Email:
Generator Status Universe: N
Importer Activity: N
Mixed Waste Generator: N
Transporter Activity: N
Transfer Facility: N
Recycler Activity: N
Onsite Burner Exemption: N
Furnace Exemption: N
Underground Injection Activity: N
Receives Waste From Off Site: N
Used Oil Transporter:
Used Oil Transfer Facility:
Used Oil Processor:
Used Oil Refiner:
Used Oil Burner:
Used Oil Market Burner:
Used Oil Specification Marketer:
Mailing Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Contact Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Land Type:
Generator Status Universe: No Report
TSD Activity: N
Current Site Name: NYS THRUWAY AUTH

-- --
Owner/Operator Information

Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CP
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY  120210189
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Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
NAICS Information
-- --
Handler Information
-- --
Date Received: 19990708
Facility Name: NYS THRUWAY AUTH
Date Received: 20060101
Facility Name: NYS THRUWAY AUTH
Date Received: 20070101
Facility Name: NYS THRUWAY AUTH
Date Received: 19930205
Facility Name: NYS THRUWAY AUTH
Classification: Large Quantity Generator
-- --
Hazardous Waste Information
-- --
Waste Code: D008
Waste: LEAD
-- --
Violation/Evaluation Information
-- --

Site: NYS THRUWAY AUTH 
THRUWAY BRIDGE MP 315.96 TYRE NY

Database:
RNGN

Epa Handler ID: NYD986986875
Activity Location: NY
Location Street 2:
Contact Name:
Contact Email:
Generator Status Universe: N
Importer Activity: N
Mixed Waste Generator: N
Transporter Activity: N
Transfer Facility: N
Recycler Activity: N
Onsite Burner Exemption: N
Furnace Exemption: N
Underground Injection Activity: N
Receives Waste From Off Site: N
Used Oil Transporter:
Used Oil Transfer Facility:
Used Oil Processor:
Used Oil Refiner:
Used Oil Burner:
Used Oil Market Burner:
Used Oil Specification Marketer:
Mailing Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Contact Address: PO BOX 308, , EAST SYRACUSE, NY, 130570308, US
Land Type:
Generator Status Universe: No Report
TSD Activity: N
Current Site Name: NYS THRUWAY AUTH

-- --
Owner/Operator Information

Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
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Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CP
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY US 120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CO
Owner/Operator Name: NYS THRUWAY AUTH
Owner/Operator Address: PO BOX 189  ALBANY NY  120210189
Owner/Operator Phone: 5184362911
Owner/Operator Type: S
Date Became Current:
Date Ended Current:
-- --
NAICS Information
-- --
Handler Information
-- --
Date Received: 19990708
Facility Name: NYS THRUWAY AUTH
Date Received: 20060101
Facility Name: NYS THRUWAY AUTH
Date Received: 20070101
Facility Name: NYS THRUWAY AUTH
Date Received: 19920124
Facility Name: NYS THRUWAY AUTH
Classification: Large Quantity Generator
-- --
Hazardous Waste Information
-- --
Waste Code: D000
Waste: DESCRIPTION
-- --
Waste Code: D008
Waste: LEAD
-- --
Violation/Evaluation Information
-- --

Site: EXIT 41 NICE N EASY 
RTE 318 & 414 MOUND RD SENECA FALLS NY

Database:
RNGN

Epa Handler ID: NYD987013729
Activity Location: NY
Location Street 2:
Contact Name:
Contact Email:
Generator Status Universe: N
Importer Activity: N
Mixed Waste Generator: N
Transporter Activity: N
Transfer Facility: N
Recycler Activity: N
Onsite Burner Exemption: N
Furnace Exemption: N
Underground Injection Activity: N
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Receives Waste From Off Site: N
Used Oil Transporter:
Used Oil Transfer Facility:
Used Oil Processor:
Used Oil Refiner:
Used Oil Burner:
Used Oil Market Burner:
Used Oil Specification Marketer:
Mailing Address: RTE 318 & 414 MOUND RD, , SENECA FALLS, NY, 13148, US
Contact Address: RTE 318 & 414 MOUND RD, , SENECA FALLS, NY, 13148, US
Land Type:
Generator Status Universe: No Report
TSD Activity: N
Current Site Name: EXIT 41 NICE N EASY

-- --
Owner/Operator Information

Owner/Operator Indicator: CO
Owner/Operator Name: JOHN MACDOUGALL NICE N EASY GROCERY
Owner/Operator Address: RD 3 OXBOW RD  CANASTOTA NY US 13032
Owner/Operator Phone: 3156972081
Owner/Operator Type: P
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CP
Owner/Operator Name: JOHN MACDOUGALL NICE N EASY GROCERY
Owner/Operator Address: RD 3 OXBOW RD  CANASTOTA NY US 13032
Owner/Operator Phone: 3156972081
Owner/Operator Type: P
Date Became Current:
Date Ended Current:
-- --
Owner/Operator Indicator: CO
Owner/Operator Name: JOHN MACDOUGALL NICE N EASY GROCERY
Owner/Operator Address: RD 3 OXBOW RD  CANASTOTA NY  13032
Owner/Operator Phone: 3156972081
Owner/Operator Type: P
Date Became Current:
Date Ended Current:
-- --
NAICS Information
-- --
Handler Information
-- --
Date Received: 19990708
Facility Name: EXIT 41 NICE N EASY
Date Received: 20060101
Facility Name: EXIT 41 NICE N EASY
Date Received: 20070101
Facility Name: EXIT 41 NICE N EASY
Date Received: 19920902
Facility Name: EXIT 41 NICE N EASY
Classification: Small Quantity Generator
-- --
Hazardous Waste Information
-- --
Waste Code: D000
Waste: DESCRIPTION
-- --
Waste Code: D018
Waste: BENZENE
-- --
Waste Code: D001
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Waste: IGNITABLE WASTE
-- --
Violation/Evaluation Information
-- --

Site: UNKNOWN MOTOTRIST 
INTERSECTION OF RTE 318 AND 414 TYRE NY

Database:
SPL

Site ID: 418787 Spill #: 0906452
Program Type: ER Program 

Facility:
UNKNOWN MOTOTRIST

DER Facility ID: 367884 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: jrmarchi Refer To:
Spill Date: 03-SEP-09 Rcvdda: 03-SEP-09
CID: Contr Facility: Human Error
Water Body: Source: Unknown
Reported By: Fire Department CAC Date: 03-SEP-09
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 03-SEP-09
Rem Phase: 0 Create Date: 03-SEP-09
Update Date: 03-SEP-09 Spiller Name:
Spill Company: Spiller Address:
Spiller City: Spiller State:
Spiller Zip: Spiller Country:
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: CALLER REPORTS THAT MCGEE AND RED JACKET FIRE DEPARTMENTS HAVE 

RECEIVED REPORTS THAT A DRIVER MAY HAVE INADVERTANTLY FAILED TO 
REPLACE A FUEL CAP ON A VEHICLE AND MAY HAVE SPILLED MATERIAL EACH TIME 
THEY TURNED LEFT AT AT LEAST THREE INTERSECTIONS. (ROUTE 318 AND ROUTE 
414, ROUTE 318 & ROUTES 5 and 20, AND THE THRUWAY TOLL PLAZA). CLEANUP 
COMPLETED BY FIRE DEPARTMENTS.

Remarks:
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 418787
Spill Number: 0906452
OP Unit ID: 1174951
OU: 01
Material ID: 2167364
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 15
Units: G
Recovered: 15
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
Med Subway: False
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Med Utility: False
Oxygenate: 0
-- --

Site: STATE ROUTE 318 MVA 
EAST OF STATE ROUTE 414 TYRE NY

Database:
SPL

Site ID: 358238 Spill #: 0511985
Program Type: ER Program 

Facility:
STATE ROUTE 318 MVA

DER Facility ID: 308253 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 18-JAN-06 Rcvdda: 18-JAN-06
CID: 444 Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 02-FEB-06
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: B2 Close Date: 02-FEB-06
Rem Phase: 0 Create Date: 18-JAN-06
Update Date: 08-SEP-08 Spiller Name:
Spill Company: UNKNOWN Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: DISPATCHER MCCANN Contact Phone: (315) 539-9241
Contact Ext.: After Hours: False
Caller Rem: MVA INVOLVING A DUMP TRUCK AND CARS OCCURRED.  SADDLE TANKS HAVE BEEN

RUPTURED.  HAZMAT AND FRIE AND POLICE ON SCENE.
Remarks: 01/18/06 JM RESPONDING TO SCENE.  LAW ENFORCEMENT COPIED.

01/18/2006 JM ON SITE.  ACCIDENT OCCURRED AT ENTRANCE TO GAS STATION OFF 
OF ROUTE 318.  HALF SADDLE TANK OF DIESEL FUEL SPILLED TO PAVEMENT AND 
INTO DRAINAGE DITCH.  WATER IN DRAINAGE DITCH. OPTECH HIRED TO PERFORM 
CLEANUP.  SPEEDY DRY APPLIED TO DRIVEWAY AND SID EOF ROAD. VAC TRUCK 
SUCKED UP LIQUID FROM DITCH AND FROM CULVERT PIPE THAT GOES UNDER 
ENTRANCE. BOOM PLACED AT CULVERT PIPE.

02/02/2006 JM ON SITE. NO ADDITIONAL FROM CULVERT. CLEANUP COMPLETE. NO 
FURTHER ACTION NECESSARY AT THIS TIME.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 358238
Spill Number: 0511985
OP Unit ID: 1115488
OU: 01
Material ID: 2105556
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 120
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
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Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: INTERSECTION OF STATE HWY 414 & I-90 
Intersection of State Hwy 414 & I-90 Waterloo NY

Database:
SPL

Site ID: 467256 Spill #: 1204371
Program Type: ER Program 

Facility:
INTERSECTION OF STATE HWY 414 & I-
90

DER Facility ID: 421582 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: CAHETTEN Refer To:
Spill Date: 02-AUG-12 Rcvdda: 02-AUG-12
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: Responsible Party CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 02-AUG-12
Rem Phase: 0 Create Date: 02-AUG-12
Update Date: 02-AUG-12 Spiller Name: ROB DOUGHERTY
Spill Company: WECARE TRANSPORTATION Spiller Address: INTERSECTION OF STATE HWY 414 & I-

90
Spiller City: WATERLOO Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: ROB DOUGHERTY Contact Phone: (315) 952-2288
Contact Ext.: After Hours: True
Caller Rem: Leaked from a tractor trailer hauling waste.  Crews are putting down speedy dry to absorb at 

this time.
Remarks: 08/02/12: CH TELECON WITH ROBERT DOUGHERTY OF WE CARE. TANK TRUCK 

CARRYING LANDFILL LEACHATE WAS STOPPING AT TRAFFIC LIGHT AT 
INTERSECTION OF NYS THRUWAY AND RT 414 AND THE LOAD SHIFTED POPPING 
ONE OF THE TOP COVERS OFF THE TANKER. THE MATERIAL SPILLED TO THE 
ROADWAY. WE CARE HAS 4 MEN WITH SPEEDY DRY ON SCENE. SENECA MEADOWS 
IS BRINGING THEIR STREET SWEEPER TO THE SITE. VACUUM TRUCK ALSO 
RESPONDING TO THE SITE TO PUMP SOME OF THE MATERIAL OFF THE TANKER TO 
ALLOW IT TO RETURN TO THE LANDFILL TO PUMP REMAINDER OFF. CH INSPECTS 
THE SITE AT APPROXIMATELY 1030 HRS. THE CLEANUP HAS BEEN COMPLETED.THE 
ROADWAY HAS NO EVIDENCE OF ANY OF THE LEACHATE. THERE APPEARED TO 
HAVE BEEN A SMALL AMOUNT OF THE LEACHATE THAT MAY HAVE RUN OFF THE 
EAST SIDE OF THE ROADWAY FOR AN APPROXIMATE 50 FT LONG STRETCH. THERE 
IS VERY MINIMAL SOIL IMPACT AS IT DIDN'T APPEAR TO HAVE MIGRATED MORE 
THAN 6 INCHES TO A FOOT MAXIMUM OFF THE EDGE OF THE PAVEMENT. GIVEN THE
SMALL AMOUNT OF SOIL IMPACT, THE DEPT SEES NO THREAT TO THE 
ENVIRONMENT OR HUMAN HEALTH. REMOVAL OF THE SMALL AMOUNT IMPACTED 
SOIL WOULD POSE TOO MUCH OF A HAZARD TO WORKERS FROM TRAFFIC AND VICE
VERSA. BASED ON THE DEPARTMENT'S SITE INSPECTION, NO FURTHER ACTION IS 
NECESSARY.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 467256
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Spill Number: 1204371
OP Unit ID: 1217212
OU: 01
Material ID: 2215478
Material Code: 1178A
Material NA: LANDFILL RUNOFF
CAS NO:
Material FA: Other
Quantity: 500
Units: G
Recovered:
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: B E WRIGHT INC 
MOUND ROAD (ROUTE 414) SENECA FALLS NY

Database:
SPL

Site ID: 190408 Spill #: 9405643
Program Type: ER Program 

Facility:
B E WRIGHT INC

DER Facility ID: 158835 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: SARODABA Refer To:
Spill Date: 25-JUL-94 Rcvdda: 26-JUL-94
CID: Contr Facility: Other
Water Body: Source: Commercial/Industrial
Reported By: Responsible Party CAC Date: 30-JUN-98
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: B3 Close Date: 30-JUN-98
Rem Phase: 0 Create Date: 27-JUL-94
Update Date: 06-MAY-10 Spiller Name:
Spill Company: B E WRIGHT INC Spiller Address: SAME
Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: 13148 Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: WHILE OKAR EQUIPMENT WAS REMOVING TWO 10,000 GAL UNDERGROUND 

STORAGE TANKS (1-DIESEL & 1-GASOLINE) CONTAMINATION WAS ENCOUNTERED. 
OKAR DUG OUT OF CONTAMINATION AT 13 FT BELOW GRADE.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "SR"
07/26/94: WATER ENCOUNTERED AT 13 FT. OKAR TO STOCKPILE SOIL & TEST TANK 
PIT PER NYSDEC STARS MEMO; FORWARDING RESULTS & REMEDIAL PLAN FOR 
STAGED ON SITE CONTAMINATED SOIL. 

07/26/94: BS MET ON SITE W/PEDEVILL OF OKAR EQUIP WHO HAD ALREADY 
REMOVED BOTH TANKS. EXCAVAITON STILL OPEN & CONTAMINATED SOIL (APPROX 
200 CU YDS) STOCKPILED ON SITE. PEDEVILLE ALREADY COLLECTED COMPOSITE 
SOIL SAMPLES OF EXCAVATION TO CONFIRM EXTENT.  EXCAVATION APPROX 12 FT 
DEEP W/SMALL AMOUNT OF WATER IN BOTTOM.  BS REQUESTED ANALYTICAL OF 
WATER AS WELL.  OKAR TO INSTALL A 10,000 GAL DIESEL. 
 REQUESTED ANALYTICAL OF WATER AS WELL. OKAR TO INSTALL A 10,000 GAL 
DIESEL & 4,000 GAL GASOLINE (BOTH UNDERGROUND).  CONTAMINATED SOIL WILL 
BE PLACED ON & COVERED WITH PLASTIC ACCORDING TO PEDEVILLE WITH 
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CONTAMINATED SOIL MOST LIKELY BEING TREATED ON-SITE.  

09/28/95:  This is additional information about material spilled from the translation of the old 
spill file: & DIESEL.

03/16/98: TRANSFERED BS TO SR.

06/22/98  SR CONTACTED RICH WRIGHT, GENERAL MANAGER: SOIL WAS 
STOCKPILED ON SITE FOR FEW YEARS AND LATER LANDSCAPED BACK INTO 
PROPERTY.  BASED ON THIS AND FACT THAT POST EXC. CONFIRMATORY SAMPLES 
WERE WITHIN STARS CRITERIA, NO FURTHER ACTION.

05/06/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 190408
Spill Number: 9405643
OP Unit ID: 1002852
OU: 01
Material ID: 382228
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY- JUNIUS PONDS 
NYS THRUWAY WATERLOO NY

Database:
SPL

Site ID: 263996 Spill #: 8401106
Program Type: ER Program 

Facility:
NYS THRUWAY- JUNIUS PONDS

DER Facility ID: 215183 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: UNASSIGNED Refer To:
Spill Date: Rcvdda: 23-JUL-84
CID: Contr Facility: Unknown
Water Body: Source: Unknown
Reported By: Other CAC Date: 01-JUN-86
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: Close Date: 01-JUN-86
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 19-FEB-04 Spiller Name:
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Spill Company: Spiller Address:
Spiller City: ***Update*** Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: A PIPE FLANGE IN A MANHOLE RUPTURED ALLOWING GASOLINE TO ESCAPE
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was " "

2004/02/19 - Spill_Time was previously blank and replaced with RCVD_Time to fix a data 
translation problem... Bob Corcoran

  /  /  : CONTAINMENT ACTION: EXISTING OBSERVATION WELLS FROM PREVIOUS 
SPILL SHOWED NO    PRODUCT. SUBSURFACE WAS FLUSHED VIA MANHOLE TO 
DRAIN TILES;COLLECTED IN DITCH.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 263996
Spill Number: 8401106
OP Unit ID: 894165
OU: 01
Material ID: 481892
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 900
Units: G
Recovered: 0
Med Soil: False
Med Air: True
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY EASTBOUND 
NYS THRUWAY WATERLOO NY

Database:
SPL

Site ID: 297708 Spill #: 7880620
Program Type: ER Program 

Facility:
NYS THRUWAY EASTBOUND

DER Facility ID: 279101 County: Seneca
SWIS Code: 5024 DECREG: 8
Lead DEC: BWFINSTE Refer To:
Spill Date: 20-JUN-78 Rcvdda: 20-JUN-78
CID: Contr Facility: Traffic Accident
Water Body: JUNIUS PONDS Source: Commercial Vehicle
Reported By: Local Agency CAC Date: 22-JUN-78
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 22-JUN-78
Rem Phase: 0 Create Date: 02-DEC-03
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Update Date: 27-APR-10 Spiller Name:
Spill Company: MVA Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: TRUCK ACCIDENT ALLOWING SADDLE TANK TO DRAIN INTO CULVERT DITCH. SAND 

DUMPED IN DITCH BY THRUWAY AUTHORITY. COASTAL SERVICES INC. SKIMMED   
OIL OFF SURFACE

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "BF"
2004/02/19 - RCVD_Time was previously blank and replaced with Spill_Time to fix a data 
translation problem... Bob Corcoran

04/27/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 297708
Spill Number: 7880620
OP Unit ID: 891913
OU: 01
Material ID: 552208
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 60
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY EASTBOUND 
NYS THRUWAY WATERLOO NY

Database:
SPL

Site ID: 145566 Spill #: 0012016
Program Type: ER Program 

Facility:
NYS THRUWAY EASTBOUND

DER Facility ID: 369504 County: Seneca
SWIS Code: 5024 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 08-FEB-01 Rcvdda: 08-FEB-01
CID: 207 Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 26-JUN-03
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C4 Close Date: 26-JUN-03
Rem Phase: 0 Create Date: 08-FEB-01
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Update Date: 22-APR-10 Spiller Name: JOE PISTELLO
Spill Company: KEY FREIGHT Spiller Address: 1111 WASHINGTON
Spiller City: CHICAGO HEIGHTS Spiller State: IL
Spiller Zip: 60411- Spiller Country: 001
Contact Name: TROOPER WAITE Contact Phone: (518) 436-2825
Contact Ext.: After Hours: False
Caller Rem: BECAUSE OF A TRAFFIC ACCIDENT, A TRUCK RUPTURED A SADDLE TANK, SPILLING 

APPROXIMATELY 60 GALLONS OF DIESEL TO AN OPEN FIELD IN A CAMPGROUND. 
KEY FREIGHT WILL HIRE A CONTRACTOR TO DO THE CLEANUP AND WILL UPDATE 
THE DEPARTMENT.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
02/08/2001: PM TELCON WITH SERGEANT WAITE. A KEY FREIGHT TRACTOR RAN OFF 
THE THRUWAY AND THROUGH A FENCE ONTO PRIVATE PROPERTY. ABOUT 50 
GALLONS OF DIESEL WAS LOST TO THE GROUND.  NO WATER BODIES HAVE BEEN 
AFFECTED.  THRUWAY REQUESTING RESPONSE FROM DEPARTMENT. JOE 
MARCHITELL TO RESPOND AND ASSESS NEED FOR CLEANUP.

02/08/2001: JM ON SITE.  TRUCK STILL UPRIGHT APRROX. 50 FT FROM FENCE LINE.  
DRIVER SIDE SADDLE TANK RUPTURED.  SOME BOOM AND PDAS PLACED AROUND 
TANK.  EVIDENCE OF OIL IN SNOW AND ON PADS.  PROPERTY IS PART OF JUNIUS 
PONDS CABIN AND CAMPGROUNDS.  AADITIONAL CLEANUP WILL BE NECESSARY 
ONCE THE TRUCK HAS BEEN REMOVED.  ENV. PRODUCTS AND SEVICES HAS BEEN 
HIRED BY KEY FREIGHT. ENV PRODUCTS REMOVED 6 DRUMS OF SNOW AND DEBRIS
AND 1/2 DRUM OF FUEL.  BOOMS PLACED DOWN.

06/23/2003 NO FURTHER ACTION NEEDED.

04/22/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 145566
Spill Number: 0012016
OP Unit ID: 833375
OU: 01
Material ID: 542302
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 60
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS TRUWAY 
NYS THRUWAY WATERLOO NY

Database:
SPL

Site ID: 179693 Spill #: 7680513
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Program Type: ER Program 
Facility:

NYS TRUWAY

DER Facility ID: 150809 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: PEARSON Refer To:
Spill Date: 13-MAY-76 Rcvdda: 13-MAY-76
CID: Contr Facility: Equipment Failure
Water Body: Source: Tank Truck
Reported By: Other CAC Date: 13-MAY-76
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: Close Date: 13-MAY-76
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 19-FEB-04 Spiller Name:
Spill Company: CHEMICAL LEAMAN TANK LINE Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: CHEMICAL LEAMAN TANK LINES TRUCK LOST A PLUG ON A TANK CONTAINING 800 

GAL OF VACMUL A. REMAINING LIQUID PUMPED TO OTHER COMPARTMENT.
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "TP"

2004/02/19 - RCVD_Time was previously blank and replaced with Spill_Time to fix a data 
translation problem... Bob Corcoran

05/13/76: FLUSHED OFF EXIT RAMP TO SHOULDER OF ROAD BY MCGEE FIRE DEPT 
PERSONNEL.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 179693
Spill Number: 7680513
OP Unit ID: 892038
OU: 01
Material ID: 483090
Material Code: 0016A
Material NA: NON PCB OIL
CAS NO:
Material FA: Petroleum
Quantity: 35
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --
Material Information:
-- --
Site id: 179693
Spill Number: 7680513
OP Unit ID: 892038
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OU: 01
Material ID: 483089
Material Code: 0013
Material NA: Lube Oil
CAS NO:
Material FA: Petroleum
Quantity: 0
Units:
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY 
NYS THRUWAY TYRE NY

Database:
SPL

Site ID: 145568 Spill #: 0300391
Program Type: ER Program 

Facility:
NYS THRUWAY

DER Facility ID: 283142 County: Seneca
SWIS Code: 5000 DECREG: 8
Lead DEC: DLTILTON Refer To:
Spill Date: 11-APR-03 Rcvdda: 11-APR-03
CID: 297 Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: B3 Close Date: 11-APR-03
Rem Phase: 0 Create Date: 11-APR-03
Update Date: 15-APR-03 Spiller Name: MARTIN BRUNO
Spill Company: CHAMPAGNE TRUCKING Spiller Address: 7 BINGHAMTON STREET
Spiller City: ALBANY Spiller State: NY
Spiller Zip: 12202- Spiller Country: 001
Contact Name: SGT MICHAEL WHITE Contact Phone: (315) 437-2831
Contact Ext.: After Hours: False
Caller Rem: NYS POLICE & THE MAGEE FIRE DEPARTMENT ARE ON THE SCENE OF A TRAFFIC 

ACCIDENT INVOLVING A TRACTOR TRAILER AND A GARBAGE TRUCK. DIESEL HAS 
BEEN SPILLED AT MILE MARKER 314 ON THE NYS THRUWAY. PADS HAVE BEEN 
APPLIED TO THE SPILL FOR CONTAINMENT. THE SPILL IS NEXT TO THE MONTEZUMA 
WILDLIFE REFUGE. THIS IS A DUPLICATE SPILL. ALL FOLLOW UP WILL BE HANDLED 
UNDER SPILL #0370019. COPY TO LE.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "DT"
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 145568
Spill Number: 0300391
OP Unit ID: 868697
OU: 01
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Material ID: 508472
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 80
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY MM 319 WESTBOUND 
NYS THRUWAY WATERLOO NY

Database:
SPL

Site ID: 368826 Spill #: 0605626
Program Type: ER Program 

Facility:
NYS THRUWAY MM 319 WESTBOUND

DER Facility ID: 279101 County: Seneca
SWIS Code: 5024 DECREG: 8
Lead DEC: jrmarchi Refer To:
Spill Date: 15-AUG-06 Rcvdda: 15-AUG-06
CID: 74 Contr Facility: Other
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 12-JUN-09
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C1 Close Date: 12-JUN-09
Rem Phase: 0 Create Date: 15-AUG-06
Update Date: 04-DEC-12 Spiller Name: SAFETY DEPARTMENT
Spill Company: JB HUNT TRUCKING Spiller Address: 615 CORPORATE DRIVE
Spiller City: LOWELL Spiller State: AR
Spiller Zip: 72745 Spiller Country: 001
Contact Name: TROOPER BOSWORTH Contact Phone: (518) 436-2825
Contact Ext.: After Hours: True
Caller Rem: CALLER STATES THAT A TRACTOR TRAILER RAN OVER SOMETHING IN THE 

ROADWAY AND PUNCTURED THE FUEL TANK.  THE JUNIUS FIRE DEPARTMENT IS ON 
THE SCENE.

Remarks: 08/15/2006:  TOM HALL CONTACTED SGT. MALONE OF THE NEW YORK STATE POLICE 
DEPARTMENT. THE THRUWAY AUTHORITY IS ON SCENE. SOME OF THE PRODUCT 
SOAKED INTO THE SOIL OFF OF THE PAVEMENT. JOE MARCHITELL RESPONDING.

08/15/2006:  MARCHITELL UPDATES SPILLS UNIT. AN 18' (NARROW) STRETCH OF 
IMPACTED SOIL NEEDS TO BE REMOVED. ATTEMPTING TO CONTACT TRUCKING 
COMPANY.

08/15/2006:  JB HUNT WILL RETAIN A CONTRACTOR FOR CLEANUP.

08/16/2009:  JM ON SITE. OPTECH EXCAVATING PETROLEUM IMPACTED AREA. SOIL 
BEING PLACED IN ROLL OFF. AREA TO BE BACKFILLED PER THRUWAY 
REQUIREMENTS. AREA BACKFILLED AND SEEDED.

06/03/2009:  DISPOSAL DOCUMENTATION RECEIVED FROM OPTECH. 22 TONS OF SOIL
DISPOSED OF AT HIGH ACRES LANDFILL. CLEANUP COMPLETE. NO FURTHER 
ACTION NECESSARY AT THIS TIME.
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12/4/2012:  PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 368826
Spill Number: 0605626
OP Unit ID: 1126684
OU: 01
Material ID: 2116236
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 30
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NEW YORK STATE THRUWAY 
NYS THRUWAY 4MI E RT 414 TYRE NY

Database:
SPL

Site ID: 328571 Spill #: 7881117
Program Type: ER Program 

Facility:
NEW YORK STATE THRUWAY

DER Facility ID: 264431 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: PEARSON Refer To:
Spill Date: 17-NOV-78 Rcvdda:
CID: Contr Facility: Traffic Accident
Water Body: MONTEZUMA SWAMP Source: Passenger Vehicle
Reported By: Other CAC Date: 04-DEC-78
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 04-DEC-78
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 13-MAY-10 Spiller Name:
Spill Company: MVA Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: MVA/ CONTAINED IN ROADSIDE DITCH. PICKED UP BY CONTRACTOR.
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "TP"

2004/02/19 - Both Spill_Time and RCVD_Time were previously blank and replaced with 
"00:00" to fix a data translation problem... Bob Corcoran

05/13/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
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.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 328571
Spill Number: 7881117
OP Unit ID: 891972
OU: 01
Material ID: 562612
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 70
Units: G
Recovered: 70
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY MM 313 
NYS THRUWAY MM 313 TYRE NY

Database:
SPL

Site ID: 127529 Spill #: 0370019
Program Type: ER Program 

Facility:
NYS THRUWAY MM 313

DER Facility ID: 110101 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 11-APR-03 Rcvdda: 11-APR-03
CID: Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 06-APR-05
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: B3 Close Date: 06-APR-05
Rem Phase: 0 Create Date: 11-APR-03
Update Date: 19-MAY-05 Spiller Name: MARTIN BRUNO
Spill Company: CHAMPAGNE TRUCKING Spiller Address: 7 BINGHAMTON STREET
Spiller City: ALBANY Spiller State: NY
Spiller Zip: 12202- Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: A GARBAGE TRUCK HIT THE BACK END OF A TRACTOR TRAILER TRUCK WHILE 

HEADING WESTBOUND ON THE THRUWAY. THE GARBAGE TRUCK OVERTURNED 
SPILLING THE TRASH IT WAS HAULING.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
04/11/2003: JM SPOKE TO GUY HULBERT OF THE NYS THRUWAY, 315-438-2345. 
THRUWAY MAINTENANCE IS PICKING UP THE TRASH. NO DIESEL FUEL HAS 
REPORTED TO HAVE SPILLED. ONE LANE OF THE THRUWAY HAS BEEN CLOSED. 
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04/11/03: SPILL WAS ALSO REPORTED UNDER SPILL O300391, WHICH WAS CALLED IN 
BY THE NYS POLICE AND THEY REPORTED APPROXIMATELY 80 GALLONS OF FUEL 
BEING LOST. THE FUEL WAS REPORTEDLY CONTAINED BY THE MAGEE FIRE 
DEPARTMENT, WHO APPLIED PADS. THE AREA OF THE SPILL IS ADJACENT TO THE 
MONTEZUMA WILDLIFE REFUGE. ALL FOLLOW UP WILL BE DONE UNDER THIS SPILL. 
SPILL O3OO391 WILL BE CLOSED OUT.

4/6/05:  DD/JM FILE AND DATABASE REVIEW. SPILL CLEANUP COMPLETED.  NO 
FURTHER ACTIONS REQUIRED BY SPILLS UNIT AT THIS TIE - SPILL FILE CLOSED.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 127529
Spill Number: 0370019
OP Unit ID: 883031
OU: 01
Material ID: 493511
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 80
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --
Material Information:
-- --
Site id: 127529
Spill Number: 0370019
OP Unit ID: 883031
OU: 01
Material ID: 493512
Material Code: 0051A
Material NA: GARBAGE
CAS NO:
Material FA: Other
Quantity: 0
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --
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Site: NYS THRUWAY - MM 315W 
NYS THRUWAY MM 315W TYRE NY

Database:
SPL

Site ID: 143764 Spill #: 8701873
Program Type: ER Program 

Facility:
NYS THRUWAY - MM 315W

DER Facility ID: 122578 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: BLUEY Refer To:
Spill Date: 05-JUN-87 Rcvdda: 05-JUN-87
CID: Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Other CAC Date: 05-JUN-87
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: Close Date: 05-JUN-87
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 02-DEC-03 Spiller Name:
Spill Company: UNKNOWN Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: SPILL CONTAINED TO ROADWAY
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "CB"

  /  /  : NYS POLICE & NYS THRUWAY MAINTENANCE ON SCENE, THRUWAY USING 
SPEEDY DRI TO CLEAN UP. 

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 143764
Spill Number: 8701873
OP Unit ID: 906274
OU: 01
Material ID: 471763
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 35
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY Database:
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NYS THRUWAY WB MM 318 TYRE NY SPL

Site ID: 286394 Spill #: 0311853
Program Type: ER Program 

Facility:
NYS THRUWAY

DER Facility ID: 232128 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 22-JAN-04 Rcvdda: 22-JAN-04
CID: 74 Contr Facility: Traffic Accident
Water Body: Source: Tank Truck
Reported By: Police Department CAC Date: 22-JAN-04
Meets Std: False Inspection 

Date:
22-JAN-04

Penalty: False UST Trust: False
Class: B3 Close Date: 22-JAN-04
Rem Phase: 0 Create Date: 22-JAN-04
Update Date: 03-FEB-04 Spiller Name: LARRY F FRARY
Spill Company: RICCELLI ENTERPRISES INC Spiller Address: PO BOX 6418
Spiller City: SYRACUSE Spiller State: NY
Spiller Zip: 13217 Spiller Country: 001
Contact Name: TROOPER LOTEMPLE Contact Phone: (518) 436-2825
Contact Ext.: After Hours: True
Caller Rem: A TRACTOR TRAILER HIT DEBRIS (RIMS DROPPED OFF ANOTHER VEHICLE) IN 

ROADWAY ON THE DECELERATION RAMP OF THE NYS THRUWAY AT MM 318, 
RUPTURING DIESEL SADDLE TANK.  COMPANY IS COMING TO CLEAN UP SPILL.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
01/22/04 JM ON SITE.  DIESEL FUEL FROM PUNCTURED SADDLE TANK ON RICELLI 
TRUCK PUDDLED WITHIN RUMBLE STRIPS ALONG THE SHOULDER OF THE 
THRUWAY.  ALSO, DIESEL SPILLED WHERE THE TRUCK STOPPED.  THRUWAY 
AUTHORITY TO USE ABSORBENT PADS TO REMOVE DIESEL FUEL.  DEPARTMENT TO 
BE ADVISED IF MORE EXTENSIVE CLEANUP IS NECESSARY.

JM SPOKE TO MATT SIMMONS OF RICELLI.  CLEANUP HAS BEEN COMPLETED.  
THERE WAS NOT MUCH FUEL WHERE THE TRUCK STOPPED.  NO FURTHER ACTION 
NEEDED AT THIS TIME.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 286394
Spill Number: 0311853
OP Unit ID: 877152
OU: 01
Material ID: 559954
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 100
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
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Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY WESTBOUND 
NYS THRUWAY WEST MM 314 TYRE NY

Database:
SPL

Site ID: 112151 Spill #: 9402896
Program Type: ER Program 

Facility:
NYS THRUWAY WESTBOUND

DER Facility ID: 97977 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 27-MAY-94 Rcvdda: 27-MAY-94
CID: Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 15-JUN-94
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 15-JUN-94
Rem Phase: 0 Create Date: 01-JUN-94
Update Date: 13-MAY-10 Spiller Name:
Spill Company: UNKNOWN DUMP TRUCK Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: BOAT TRAILER LOST AXLE; DUMP TRUCK RAN INTO AXLE AND SPILLED DYRAULIC 

FLUID FROM HOSE. THRUWAY MAINENANCE ON WAY TO SCENE TO APPLY 
ABSORBENTS. SOME SOIL EXCAVATION MAY BE NECESSARY.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
05/27/94: TALKED W/TROOPER GENOVESE, ON SCENE. THRUWAY DEPT WILL SOP UP 
POOLED AREA OF LIQUID OFF SHOULDER OF ROAD. ASKED HIM TO HAVE CREW 
SCRAPE UP TOP FEW INCHES OF SOIL IN POOLED AREA. TOLD HIM THAT .... 

05/27/94: ...MATERIAL MAY BE TRANSPORTED TO THRUWAY AUTHORITY 
MAINTENANCE AREA & STAGED. AVON SPILLS TO CALL BACK TUESDAY FOR 
FOLLOW-UP &* INPSECTION IF NECESSARY. 

06/15/94: JM ON SITE; OIL STAIN ON SHOULDER OF ROAD. RESIDUAL SPEEDY DRY 
PRESENT. NO FREE PRODUCT OR ADDITIONAL CLEANUP NECESSARY. 

09/28/95:  This is additional information about material spilled from the translation of the old 
spill file: HYDRAULIC FLUID.

05/13/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 112151
Spill Number: 9402896
OP Unit ID: 996681
OU: 01
Material ID: 383072
Material Code: 0066A
Material NA: UNKNOWN PETROLEUM
CAS NO:
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Material FA: Petroleum
Quantity: 55
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY 
NYS THRUWAY/WB MM 314.4 TYRE NY

Database:
SPL

Site ID: 271674 Spill #: 0304426
Program Type: ER Program 

Facility:
NYS THRUWAY

DER Facility ID: 221101 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 28-JUL-03 Rcvdda: 28-JUL-03
CID: 216 Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 29-JUL-03
Meets Std: False Inspection 

Date:
29-JUL-03

Penalty: False UST Trust: False
Class: B3 Close Date: 29-JUL-03
Rem Phase: 0 Create Date: 28-JUL-03
Update Date: 12-MAY-10 Spiller Name:
Spill Company: UNKNOWN Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip:      - Spiller Country: 001
Contact Name: TROOPER HAND Contact Phone: (315) 521-2046
Contact Ext.: After Hours: True
Caller Rem: THERE IS A SPILL OF APPROXIMATELY 70 GALLONS OF DIESEL FROM A MOTOR 

VEHICLE ACCIDENT ON THE TRUWAY IN THE WESTBOUND LANE AT MILE MARKER 
314.4. THE LOCAL FIRE DEPARTMENT AND STATE POLICE ARE ON SCENE. DIESEL 
HAS IMPACTED THE SHOULDER OF THE ROAD.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
07/29/2003 JM ON SITE.  OPTECH WAS HIRED BY INSURANCE COMPANY OF 
RESPONSIBLE PARTY.  OPTECH HAD EXCAVATED SOIL YESTERDAY.  CHECKED 
AREA ON THRUWAY WHERE SPILL OCCURRED.  SOIL EXCAVATED ALONG SHOULDER
OF ROAD.  NO SIGNIFICANT EVIDENCE OF IMPACTED SOIL BEYOND EXCAVATED 
AREA.  THRUWAY IS SATISFIED WITH CLENUP.  CLEANUP COMPLETE.  NO FURTHER 
ACTION NEEDED.

05/12/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 271674
Spill Number: 0304426
OP Unit ID: 872688
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OU: 01
Material ID: 505288
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 70
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE AND EASY 
ROUTE 318/ROUTE 414 TYRE NY

Database:
SPL

Site ID: 297311 Spill #: 0370436
Program Type: ER Program 

Facility:
NICE AND EASY

DER Facility ID: 240553 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 23-OCT-03 Rcvdda: 23-OCT-03
CID: Contr Facility: Unknown
Water Body: Source: Gasoline Station
Reported By: Other CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: B3 Close Date: 16-DEC-11
Rem Phase: 0 Create Date: 23-OCT-03
Update Date: 16-DEC-11 Spiller Name: GARY GAROFALO
Spill Company: NICE AND EASY Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: KERT SIBLEY Contact Phone: (585) 243-0320
Contact Ext.: After Hours: False
Caller Rem: WHILE TRENCHING THROUGH A DRIVEWAY AT THE NICE AND EASY TO PLACE A 

WATER MAIN, CONTAMINATED SOILS WERE ENCOUNTERED. TO STOCKPILE SOILS 
ON PLASTIC. WOULD LIKE REPRESENTATIVE FROM DEC ON SITE.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
BARBER CORPORATION IS DOING THE EXCAVATING.

12/02/03 JM ON SITE WITH SENECA COUNTY HEALTH DEPARTMENT, FRAZIER WILLEY 
ASSOCIATES, AND TOWN OF TYRE.  DISCUSSED WATER LINE AND PIPE TO BE USED 
IN AREA ACROSS WEST SIDE OF NICE-N-EASY WHERE CONTAMINATION WAS FOUND.
DEC TO WRITE A LETTER ABOUT REUSE OF SOIL.

ADDITIONAL CLEANUP BEYOND REMOVAL OF IMPACTED SOILS SURROUNDING 
WATER LINE WAS NOT NECESSARY. SPILL CLOSED.

.:
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.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 297311
Spill Number: 0370436
OP Unit ID: 883455
OU: 01
Material ID: 493940
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: STATE ROUTE 414 ROADWAY 
STATE ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 394467 Spill #: 0712801
Program Type: ER Program 

Facility:
STATE ROUTE 414 ROADWAY

DER Facility ID: 344029 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: jrmarchi Refer To:
Spill Date: 06-MAR-08 Rcvdda: 06-MAR-08
CID: 81 Contr Facility: Unknown
Water Body: Source: Unknown
Reported By: Local Agency CAC Date: 14-APR-08
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: B1 Close Date: 17-DEC-08
Rem Phase: 0 Create Date: 06-MAR-08
Update Date: 23-MAY-11 Spiller Name:
Spill Company: MATH'S SERVICE Spiller Address: 206 DEERFIELD ROAD
Spiller City: EAST SYRACUSE Spiller State: NY
Spiller Zip: 13057 Spiller Country: 999
Contact Name: DISPATCHER SHRIER Contact Phone: (315) 539-9241
Contact Ext.: After Hours: True
Caller Rem: CALLER STATES THAT A DRIVE SHAFT ON A GARBAGE TRUCK BROKE AND 

PUNCTURED THE FUEL LINE.  MAGEE FIRE DEPARTMENT ON THE SCENE.  CLEANUP 
IN PROCESS.  SENECA COUNTY 911 CALLED AT 4:58 PM INQUIRING FOR AN 
ESTIMATED TIME OF ARRIVAL.  HORNELL FIRE DEPARTMENT TO CONTACT 
DIRECTLY.

Remarks: 03/06/2008:  TH SPOKE WITH FIRE CHIEF.  DEPARTMENT HIRED OP-TECH TO 
CLEANUP SPILL.  SHOULDER OF ROAD AND ROAD TO BE CLEANED UP.  FAXED TO JM
FOR FOLLOW-UP.  COPY TO LAW ENFORCEMENT.
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04/14/2008:  CLEANUP HAS BEEN COMPLETED.

12/17/2008:  FINAL ISR SUBMITTED TO ALBANY.  NO FURTHER ACTION REQUIRED BY 
SPILLS UNIT.  PIN AND SPILL CLOSED.

06/25/2009:  INITIAL DEMAND LETTER SENT OUT.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 394467
Spill Number: 0712801
OP Unit ID: 1151420
OU: 01
Material ID: 2142129
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 150
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: PETRO TRUCK STOP 
RT 414 TYRE NY

Database:
SPL

Site ID: 414245 Spill #: 0902210
Program Type: ER Program 

Facility:
PETRO TRUCK STOP

DER Facility ID: 363350 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: tghall Refer To:
Spill Date: 25-MAY-09 Rcvdda: 25-MAY-09
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: DEC CAC Date: 25-MAY-09
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 12-JUN-09
Rem Phase: 0 Create Date: 25-MAY-09
Update Date: 12-JUN-09 Spiller Name:
Spill Company: US EXPRESS LEASING CO Spiller Address: 10220 W RENO AVE
Spiller City: OKLAHOMA CITY Spiller State: OK
Spiller Zip: Spiller Country: 999
Contact Name: ECO KRAEMER Contact Phone: (607) 339-6796
Contact Ext.: After Hours: False
Caller Rem: Hole in bottom of 275 gallon plastic tote in rear of trailer. Concrete curing compound. 

Approximately 140 gallons has been released. Leak is on going and spill has been contained 
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by fire department. An unknown quantity of material has spilled to storm drain.
Remarks: 05/25/2009:  TH SPOKE TO ECO KRAEMER AT 1515 HRS. EP&S IS RESPONDING FROM 

SYRACUSE TO VAC LIQUID FROM STORM DRAIN AND TOTE AND COMPLETE THE 
CLEANUP WORK. ECO KRAEMER WILL OBTAIN AN MSDS AND NOTIFY TH IF FURTHER 
ASSISTENCE IS NEEDED.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 414245
Spill Number: 0902210
OP Unit ID: 1170635
OU: 01
Material ID: 2162373
Material Code: 0508A
Material NA: CONCRETE ADDITIVE
CAS NO:
Material FA: Other
Quantity: 140
Units: G
Recovered:
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: True
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY EASTBOUND 
NYS THRUWAY EASTBOUND WATERLOO NY

Database:
SPL

Site ID: 413387 Spill #: 0901394
Program Type: ER Program 

Facility:
NYS THRUWAY EASTBOUND

DER Facility ID: 362528 County: Seneca
SWIS Code: 5024 DECREG: 8
Lead DEC: cahetten Refer To:
Spill Date: 05-MAY-09 Rcvdda: 05-MAY-09
CID: Contr Facility: Equipment Failure
Water Body: Source: Tank Truck
Reported By: Police Department CAC Date: 06-MAY-09
Meets Std: True Inspection 

Date:
05-MAY-09

Penalty: False UST Trust: False
Class: B3 Close Date: 18-MAY-09
Rem Phase: 0 Create Date: 05-MAY-09
Update Date: 18-MAY-09 Spiller Name: MARK A NELSON
Spill Company: SWIFT COMPANY Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: JANET Contact Phone: (315) 539-9241
Contact Ext.: After Hours: True
Caller Rem: THE CALLER ADVISED DISPATCH THAT THE DRIVER HEARD A LOUD SOUND AND 

SAW DIESEL FUEL LEAKING ON THE ROAD.  CLEANUP IS PENDING AT THIS TIME.  NO 
WATERWAYS AFFECTED AT THIS TIME.
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Remarks: 05/05/2009 TW SPOKE TO SENECA COUNTY 911 DISPATCH. FIRE DEPARTMENT HAS 
RESPONDED. REQUESTS NYSDEC RESPONSE. THRUWAY STATE POLICE ON SITE. 
TRUCK HIT AN OBJECT IN THE DRIVING LANE AND PULLED TO SHOULDER, WHERE 
SADDLE TANK CONTINUES TO LEAK FROM BOTTOM OF TANK.  FD HAS PLACED 
ABSORBENT BOOM ON SHOULDER UNDERNEATH AND AROUND THE LEAKING 
SADDLE TANK, BUT HAS NOT YET COMPLETELY STOPPED THE LEAK. TW SPOKE TO 
DRIVER WHO HAS CONTACTED SWIFT'S CALL CENTER. TW CONTACTS SWIFT CALL 
CENTER BY PHONE AT 800467-2793 AND SPEAKS TO AMANDA AND ADVISES HER 
THAT SWIFT IS RESPONSIBLE TO COMPLETE CLEANUP. CLAIMS IS AWARE OF THE 
SPILL AND WILL HIRE A CLEANUP COMPANY AND ADVISE NYSDEC OF THE COMPANY
AND ETA TO THE SITE. ESTIMATED SPILL VOLUME IS 88 GALLONS BASED ON 140 
GALLON TANK BEING 5/8 FULL AT TIME OF IMPACT.
CH RESPONDS TO THE SCENE AND MEETS WITH DAVE ENGERT OF SAW ENV., WHO 
HAS BEEN HIRED BY RP TO PERFORM THE NECESSARY CLEANUP. ENGERT CLEANS 
UP AND DRUMS THE SPEEDY DRY ON THE FUEL ON THE SHOULDER OF THE ROAD. 
ENGERT CALLS FOR A STAKE OUT. THE DEPT DRAFTS VIRGIN WASTE LETTERS TO 
FACILITATE EXCAVATION AND HAULING OF THE IMPACTED SOIL. THE SOIL REMOVAL
WILL BE PERFORMED ON 5/6/09. THERE IS A FIBER OPTIC LINE DIRECTLY UNDER THE
AREA WHERE THE FUEL POOLED AT THE TOE OF THE SLOPE OF THE ROADSIDE. CH 
DIRECTS ENGERT TO HAVE FIBER OPTIC COMPANY ON SITE WHEN REMOVING THE 
SOIL.

5/18/09: CH REVIEWS DOCUMENTATION FORWARDED TO THE DEPT FROM SAW FOR 
THE REMOVAL, DISPOSAL AND CONFIRMATORY SAMPLING OF IMPACTED SOILS. 
22.13 TONS OF SOIL WAS DISPOSED OF AT HIGH ACRES LANDFILL. CONFIRMATORY 
SAMPLING HAD SOME SLIGHT IMPACTS OF SEMI-VOLATILE COMPOUNDS REMAINING
IN SOIL, BUT NOTHING OF SIGNIFICANCE OR CONCERN. NO FURTEHR ACTION IS 
NECESSARY.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 413387
Spill Number: 0901394
OP Unit ID: 1169812
OU: 01
Material ID: 2161493
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 20
Units: G
Recovered:
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYS THRUWAY EXIT 41 RAMP 
NYS THRUWAY EAST WATERLOO NY

Database:
SPL

Site ID: 198752 Spill #: 9505315
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Program Type: ER Program 
Facility:

NYS THRUWAY EXIT 41 RAMP

DER Facility ID: 165416 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: BWFINSTE Refer To:
Spill Date: 25-JUL-95 Rcvdda: 25-JUL-95
CID: Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Affected Persons CAC Date: 28-NOV-00
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: D3 Close Date: 28-NOV-00
Rem Phase: 0 Create Date: 01-AUG-95
Update Date: 18-MAY-10 Spiller Name:
Spill Company: NEW OPTIONS ON WASTE Spiller Address: 877 SOUTH PEARL ST
Spiller City: ALBANY Spiller State: NY
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: GARBAGE TRUCK OVERTURNED ON THRUWAY AT EXIT 41 WATERLOO EXIT, 

SPILLING HYDRAULIC TO GROUND. CONTACT: CALLER
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JF"

07/25/95: USED PADS TO ABSORB SPILLED PRODUCT. ISLER TO CALL ACK 07-26 WITH
MORE INFORMATION. 

07/26/95: ISLER CALLED ON 07-26 STATING THAT TRUCK IS BEING UPRIGHTED. FOR 
MORE INO WE SHOUL CONTACT DICK LIDDIARD 315-834-9093 OF WEEDSPORT 
MAINENANCE AREA SUPERVISOR. 

07/26/95: JIM FLICK TO FOLLOW-UP AND FIND OUT HOW OIL CONTAMINATED 
MATERIAL WAS DISPOSED OF. 

08/03/95: J FLICK ON SITE; DETERMINES MORE CLEANUP IS NEEDED. ZAMIARSKI TO 
MAKE ARRANGEMENT. 

11/28/00:  NO FURTHER ACTION REQUIRED BY NYS DEC SPILLS UNIT AT THIS TIME.

05/18/10: PAPER FILE REMOVED PER FILE RETENTION POLICY. 

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 198752
Spill Number: 9505315
OP Unit ID: 1016241
OU: 01
Material ID: 363305
Material Code: 0010
Material NA: Hydraulic Oil
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: L
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
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Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --
Material Information:
-- --
Site id: 198752
Spill Number: 9505315
OP Unit ID: 1016241
OU: 01
Material ID: 363306
Material Code: 0016A
Material NA: NON PCB OIL
CAS NO:
Material FA: Petroleum
Quantity: 20
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SENECA MEADOWS/FARNEY TRUCKING 
RT 414 WATERLOO NY

Database:
SPL

Site ID: 486490 Spill #: 1305904
Program Type: ER Program 

Facility:
SENECA MEADOWS/FARNEY 
TRUCKING

DER Facility ID: 441603 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 04-SEP-13 Rcvdda: 04-SEP-13
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: Other CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: D3 Close Date: 05-SEP-13
Rem Phase: 0 Create Date: 04-SEP-13
Update Date: 05-SEP-13 Spiller Name:
Spill Company: FARNEY TRUCKING LLC Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: CARL FARNEY Contact Phone: 3152770533
Contact Ext.: After Hours: True
Caller Rem: Dump Truck blew motor at landfill enterance.  FD is on scene for spill clean up.  Spill was apx 

5 gallons of oil to the roadway.  Speedy Dry is down.
Remarks: 09/04/2013 JM SPOKE TO CARL FARNEY, FARNEY TRUCKING. MOTOR OIL FROM 

TRUCK SPILLED TO ROADWAY. FD RESPONDED AT APPLIED SPEEDY DRI. MATERIAL 
BEING CLEANED UP AND TO BE DISPOSED OF AT LANDFILL. NO FURTHER ACTION 
NECESSARY AT THIS TIME.
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.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 486490
Spill Number: 1305904
OP Unit ID: 1236139
OU: 01
Material ID: 2235481
Material Code: 0015
Material NA: Motor Oil
CAS NO:
Material FA: Petroleum
Quantity: 5
Units: G
Recovered:
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE N EASY STORE 21 
ROUTES 414 & 318 SENECA FALLS NY

Database:
SPL

Site ID: 406718 Spill #: 0809273
Program Type: ER Program 

Facility:
NICE N EASY STORE 21

DER Facility ID: 355974 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: jrmarchi Refer To:
Spill Date: 16-NOV-08 Rcvdda: 16-NOV-08
CID: Contr Facility: Equipment Failure
Water Body: Source: Gasoline Station
Reported By: Responsible Party CAC Date: 02-DEC-08
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 02-DEC-08
Rem Phase: 0 Create Date: 16-NOV-08
Update Date: 18-DEC-08 Spiller Name: KATE FARWELL
Spill Company: NICE N EASY Spiller Address: STORE 21
Spiller City: WATERLOO Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: KATE FARWELL Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: SPILL OF UP TO 9 GALLONS ESTIMATED.  ALL ON PAVEMENT AT THIS TIME.  

CLEANUP IS UNDERWAY.  CUSTOMER CLAIMS IT IS AN EQUIPMENT FAILURE.  
UPDATE - CHANGED FROM DIESEL TO GASOLINE ON 11/17/2008 AT 9:07 AM.

Remarks: 12/02/2008 JM SPOKE TO KATE FARWELL, NICE N EASY.  CLEANUP COMPLETED 
USING ABSORBENT MATERIAL. NO FURTHER ACTION NECESSARY AT THIS TIME.

.:

.:

.:
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Spill Information:
-- --
Material Information:
-- --
Site id: 406718
Spill Number: 0809273
OP Unit ID: 1163297
OU: 01
Material ID: 2154610
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 9
Units: G
Recovered:
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE & EASY #21 
ROUTE 414/ROUTE 318 TYRE NY

Database:
SPL

Site ID: 69264 Spill #: 0370401
Program Type: ER Program 

Facility:
NICE & EASY #21

DER Facility ID: 65869 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: CAHETTEN Refer To:
Spill Date: 05-OCT-03 Rcvdda: 05-OCT-03
CID: Contr Facility: Equipment Failure
Water Body: Source: Gasoline Station
Reported By: Affected Persons CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: True
Class: D5 Close Date: 07-OCT-03
Rem Phase: 0 Create Date: 06-OCT-03
Update Date: 08-OCT-03 Spiller Name:
Spill Company: NICE & EASY Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: MNGR Contact Phone: (315) 539-8876
Contact Ext.: After Hours: True
Caller Rem: CALLER STATES THAT THE NOZZLE ON DISPENSER #4 AT NICE & EASY #21 STATION 

FAILED TO SHUT OFF WHEN SHE WAS FILLING HER CAR, SPILLING APPROXIMATELY 
1 GALLON OF GASOLINE TO THE PAVEMENT. CALLER REPORTED THE INCIDENT TO 
THE SHIFT MANAGER. NO FURTHER ACTION NEEDED BY SPILLS.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "CH"
.:
.:
.:

Spill Information:
-- --
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Material Information:
-- --
Site id: 69264
Spill Number: 0370401
OP Unit ID: 881864
OU: 01
Material ID: 493901
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 1
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: ROUTE 414/ROUTE 318 ABANDONED DRUM 
ROUTE 414/ROUTE 318 SENECA FALLS NY

Database:
SPL

Site ID: 351527 Spill #: 0550866
Program Type: ER Program 

Facility:
ROUTE 414/ROUTE 318 ABANDONED 
DRUM

DER Facility ID: 298794 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: jrmarchi Refer To:
Spill Date: 23-AUG-05 Rcvdda: 23-AUG-05
CID: Contr Facility: Abandoned Drums
Water Body: Source: Unknown
Reported By: Fire Department CAC Date: 08-SEP-05
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: B2 Close Date: 08-JUN-09
Rem Phase: 0 Create Date: 23-AUG-05
Update Date: 08-JUN-09 Spiller Name: JOHN PANNUCCI
Spill Company: FINGER LAKES WATERPROOFING Spiller Address: 54 RUMSEY STREET
Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: 13148 Spiller Country: 999
Contact Name: CHARLIE MCCANN Contact Phone: (315) 639-1756
Contact Ext.: After Hours: False
Caller Rem: CALLER STATES THAT A 5 GALLON PAIL APPEARS TO HAVE FALLEN OFF THE BACK 

OF A TRUCK, SPILLING SOME MATERIAL TO THE SHOULDER OF THE ROAD.  MAGEE 
FIRE DEPARTMENT APPLIED SPEEDY DRY TO CONTAIN.  JM ON SCENE AND OP-TECH
RETAINED TO CLEAN UP AND DISPOSE OF THE MATERIAL PROPERLY.  COPY TO LAW
ENFORCEMENT.  FAXED TO MCHD ON 08/23/05.

Remarks: 09/08/2005:  CLEANUP HAS BEEN COMPLETED BY OPTECH AND FINGER LAKES 
WATERPROOFING PAID OPTECH DIRECTLY.

JM ON SITE AT TIME OF SPILL. 5 gallon pail fell off back of truck spilling some material to 
shoulder of road. Container labeled corrosive. Optech hired by Department to cleanup 
material. From the labels on container it was determined that the container fell off a truck 
owned by Finger Lakes Waterproofing. Finger Lakes Waterproofing representative responded 
to site and accepted responsibility for spill.  Optech cleaned up material and disposed of waste
generated.  Finger Lakes Waterproofing paid Optech directly for the cost of the cleanup. No 
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payment was submitted to the Department. Cleanup complete. ISR SUBMITTED.

06/08/2009:  FINAL ISR SUBMITTED TO ALBANY.  NO FURTHER ACTION REQUIRED BY 
SPILLS UNIT.  SPILL CLOSED.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 351527
Spill Number: 0550866
OP Unit ID: 1109035
OU: 01
Material ID: 2099014
Material Code: 0063A
Material NA: UNKNOWN HAZARDOUS MATERIAL
CAS NO:
Material FA: Hazardous Material
Quantity: 5
Units: G
Recovered: 5
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE & EASY 
ROUTE 414 & ROUTE 318 WATERLOO NY

Database:
SPL

Site ID: 328278 Spill #: 0101505
Program Type: ER Program 

Facility:
NICE & EASY

DER Facility ID: 277973 County: Seneca
SWIS Code: 5000 DECREG: 8
Lead DEC: DLTILTON Refer To:
Spill Date: 09-MAY-01 Rcvdda: 09-MAY-01
CID: 257 Contr Facility: Human Error
Water Body: Source: Commercial Vehicle
Reported By: Affected Persons CAC Date: 09-MAY-01
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 09-MAY-01
Rem Phase: 0 Create Date: 09-MAY-01
Update Date: 09-MAY-01 Spiller Name:
Spill Company: UNKNOWN Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip:      - Spiller Country: 001
Contact Name: RON ROWLAND Contact Phone: (315) 439-4720
Contact Ext.: After Hours: True
Caller Rem: A tractor trailer pulled away from a fueling island, striking a saddle tank on a pole and ripping a

hole in the tank. Up to 50 gallons of diesel have spilled to the asphalt and some grass. No 
sewers have been impacted, however. The local Fire Department is on scene.
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Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "DT"
05/09/01:  SENECA COUNTY HAZ MAT CALLED AND STATED ONLY 10-15 GALLONS HAS
ACTUALLY SPILLED TO THE ASPHALT.  TO BE SWEPT UP AND CLEANUP FINISHED BY 
IRA CONKLIN. NO FURTHER ACTION NEEDED BY SPILLS.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 328278
Spill Number: 0101505
OP Unit ID: 838378
OU: 01
Material ID: 537209
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE & EASY CONVIENENT 
ROUTE 414 & ROUTE 318 TYRE NY

Database:
SPL

Site ID: 328279 Spill #: 9104092
Program Type: ER Program 

Facility:
NICE & EASY CONVIENENT

DER Facility ID: 264201 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 16-JUL-91 Rcvdda: 16-JUL-91
CID: Contr Facility: Other
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 17-JAN-92
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 17-JAN-92
Rem Phase: 0 Create Date: 17-JUL-91
Update Date: 13-MAY-10 Spiller Name:
Spill Company: MIKE MILLER Spiller Address:
Spiller City: PORT GIBSON Spiller State: NY
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: FUEL TANK ON TRACTOR TRAILER WAS PUNCTURED WHEN COVER TO 

UNDERGROUND TANK FILL PORT FLEW UP AS IT WAS DRIVEN OVER. PRODUCT 
SPILLED TO A HARD PACKED GRAVEL PARKING AREA.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
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07/16/91: SHERIFF'S DEPT & MCGEE FIRE DEPT ON SCENE. ON SCENE OFFICER 
MARK REA (315-539-9544). COMPLAINT REPORT #07-687-91. JM TO DO FOLLOW-UP. 

07/16/91: J MARCHITELL ON SITE 07-16-91. STONE DUST APPLIED TO SPILLED FUEL. 
TRUCK OWNER MIKE MILLER CONTACTED ENVIRON PRODUCTS TO PICK UP 
CONTAMINATED MATERIAL. CLEANUP TO BE COMPLETED ON 07-17-91. 

01/17/92: CONTAMINATED SOIL DISPOSED OF BY ENVIRONMENTAL PRODUCT ON 01-
17. NO FURTHER ACTION NECESSARY.

05/13/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.  

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 328279
Spill Number: 9104092
OP Unit ID: 954875
OU: 01
Material ID: 423189
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 75
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SHOULDER OF ROAD 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 485702 Spill #: 1305147
Program Type: ER Program 

Facility:
SHOULDER OF ROAD

DER Facility ID: 253638 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: TGHALL Refer To:
Spill Date: 12-AUG-13 Rcvdda: 12-AUG-13
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: Other CAC Date: 12-AUG-13
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: D3 Close Date: 13-AUG-13
Rem Phase: 0 Create Date: 12-AUG-13
Update Date: 14-AUG-13 Spiller Name: MARTIN MILLER
Spill Company: SENECA MEADOWS Spiller Address: ROUTE 414
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Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: MARTIN MILLER Contact Phone: (315) 539-5624
Contact Ext.: After Hours: False
Caller Rem: blown hydraulic line. Clean up is almost complete.
Remarks: 08/12/2013:  TH SPOKE TO MARTIN MILLER AT 16:20. THE CLEANUP HAS BEEN 

COMPLETED. NO FURTHER ACTION IS ANTICIPATED BY SPILLS UNIT AT THIS TIME.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 485702
Spill Number: 1305147
OP Unit ID: 1235360
OU: 01
Material ID: 2234576
Material Code: 0010
Material NA: Hydraulic Oil
CAS NO:
Material FA: Petroleum
Quantity: 15
Units: G
Recovered: 15
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: Spill Number 0211688 
ROUTE 414 TYRE NY

Database:
SPL

Site ID: 314579 Spill #: 0211688
Program Type: ER Program 

Facility:
Spill Number 0211688

DER Facility ID: 282342 County: Seneca
SWIS Code: 5000 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 25-FEB-03 Rcvdda: 25-FEB-03
CID: 281 Contr Facility: Traffic Accident
Water Body: UNKOWN WETLAND Source: Commercial Vehicle
Reported By: Police Department CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 30-JUN-03
Rem Phase: 0 Create Date: 25-FEB-03
Update Date: 30-JUN-03 Spiller Name:
Spill Company: unkown Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: SUSAN ALLEN Contact Phone: (585) 398-4100
Contact Ext.: After Hours: False
Caller Rem: A TRAFFIC ACCIDENT CAUSED A GARBAGE TRUCK TO OVERTURN AT THE ABOVE 

http://www.erisinfo.com


62 erisinfo.com| EcoLog ERIS Ltd.                                                                   Order #: 20140429028
851.001    Route 414 Tyre NY 

LOCATION, SPILLING DIESEL TO THE GROUND. THE LOCAL FIRE DEPARTMENT IS ON 
SCENE ATTEMPTING CLEANUP. CALLER IS REQUESTING CALL BACK AND 
RESPONSE.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
06/30/2003 BASED ON REVIEW OF DATABASE,NO FURTHER ACTION IS NEEDED.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314579
Spill Number: 0211688
OP Unit ID: 862741
OU: 01
Material ID: 511476
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: True
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SENECA IRON & STEEL 
ROUTE 414 TYRE NY

Database:
SPL

Site ID: 314593 Spill #: 9416253
Program Type: ER Program 

Facility:
SENECA IRON & STEEL

DER Facility ID: 282342 County: Seneca
SWIS Code: 5000 DECREG: 8
Lead DEC: DLTILTON Refer To:
Spill Date: 14-MAR-95 Rcvdda: 15-MAR-95
CID: Contr Facility: Deliberate
Water Body: Source: Commercial/Industrial
Reported By: Citizen CAC Date: 17-MAR-95
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 17-MAR-95
Rem Phase: 0 Create Date: 17-MAR-95
Update Date: 21-MAR-95 Spiller Name:
Spill Company: SENECA IRON & STEEL Spiller Address: SAME
Spiller City: Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: ANONYMOUS CALLER TO ECO STATES EMPLOYEES DUMP GASOLINE ON GROUND.
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "DT"

03/15/95: ECO KUSTYN TO INSPECT SITE AND REPORT BACK. 
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03/17/95: ECO KUSTYN INVESTIGATED SPILL. NO GSOLINE CONTAMINATION NOTED. 
SPILL REPORT IS UNFOUNDED ACCORDING TO KUSTYN. NO FURTHER ACTION 
NEEDED AT THIS TIME. 

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314593
Spill Number: 9416253
OP Unit ID: 1009713
OU: 01
Material ID: 371418
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SENECA MEADOWS LANDFILL 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 373106 Spill #: 0651474
Program Type: ER Program 

Facility:
SENECA MEADOWS LANDFILL

DER Facility ID: 253638 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 06-NOV-06 Rcvdda: 06-NOV-06
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: Responsible Party CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 06-NOV-06
Rem Phase: 0 Create Date: 06-NOV-06
Update Date: 06-NOV-06 Spiller Name:
Spill Company: SENECA MEADOWS Spiller Address: ROUTE 414
Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: Spiller Country: 001
Contact Name: CALLER Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: ROAD SWEEPER ON ROUTE 414 BLEW HYDRAULIC LINE. 2ND ONE OF THE DAY.  ALL 

CLEANED UP BY LANDFILL PERSONNEL.
Remarks:
.:
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.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 373106
Spill Number: 0651474
OP Unit ID: 1130829
OU: 01
Material ID: 2120501
Material Code: 0010
Material NA: Hydraulic Oil
CAS NO:
Material FA: Petroleum
Quantity: 8
Units: G
Recovered: 8
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NYSDOT ROUTE 414 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 314590 Spill #: 9101594
Program Type: ER Program 

Facility:
NYSDOT ROUTE 414

DER Facility ID: 389518 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 26-APR-91 Rcvdda: 26-APR-91
CID: Contr Facility: Unknown
Water Body: Source: Unknown
Reported By: Affected Persons CAC Date: 03-JUL-91
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 03-JUL-91
Rem Phase: 0 Create Date: 10-MAY-91
Update Date: 11-MAY-10 Spiller Name:
Spill Company: UNKNOWN Spiller Address:
Spiller City: Spiller State: NY
Spiller Zip: Spiller Country: 999
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: WHILE CLEANING OUT A CULVERT PIPE OF SILT & DIRT WHICH HAS ACCUMULATED 

OVER THE YEARS, NYSDOT ENCOUNTERED A PETROLEUM ODOR & CONTAMINATED 
SOIL IN MATERIAL REMOVED FROM THE PIPE.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "JM"
04/26/91: JM ON SITE 04-26-91. MATERIAL TANKEN OUT OF PIPE, STOCKPILED ON 
SITE. DEC TO ARRANGE FORM SAMPLING AND DISPOSAL OF MATERIAL. 

04/27/91: COVERED DIRT W/PLASTIC.  WATER IN DITCH CLEAR, NOTHING COLLECTED
IN PADS.  EP&S SAMPLED AND DISPOSED.
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02/09/01:  PAPER FILE REMOVED AS PER PAPER RETENTION POLICY.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314590
Spill Number: 9101594
OP Unit ID: 955174
OU: 01
Material ID: 564845
Material Code: 0066A
Material NA: UNKNOWN PETROLEUM
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: True
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE & EASY GAS 
ROUTE 414 TYRE NY

Database:
SPL

Site ID: 360789 Spill #: 0551728
Program Type: ER Program 

Facility:
NICE & EASY GAS

DER Facility ID: 299299 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 09-MAR-06 Rcvdda: 09-MAR-06
CID: Contr Facility: Human Error
Water Body: Source: Gasoline Station
Reported By: Police Department CAC Date:
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: B2 Close Date: 16-DEC-11
Rem Phase: 0 Create Date: 10-MAR-06
Update Date: 16-DEC-11 Spiller Name:
Spill Company: Spiller Address:
Spiller City: Spiller State:
Spiller Zip: Spiller Country:
Contact Name: MELISSA LYNN ROBERTS Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: CALLER STATES THAT A GAS PUMP WAS LEFT UNATTENDED, SPILLING 6 GALLONS 

TO THE ASPHALT AND SOME TO SEWER. JM TO INSPECT.
Remarks: NO ADDITIONAL ACTION IS NECESSARY FOR THIS SPILL.
.:
.:
.:
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Spill Information:
-- --

Site: SHERIDAN OIL COMPANY 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 314581 Spill #: 8080210
Program Type: ER Program 

Facility:
SHERIDAN OIL COMPANY

DER Facility ID: 389518 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: PEARSON Refer To:
Spill Date: 09-FEB-80 Rcvdda: 09-FEB-80
CID: Contr Facility: Other
Water Body: Source: Unknown
Reported By: Responsible Party CAC Date: 14-FEB-80
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 14-FEB-80
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 12-MAY-10 Spiller Name:
Spill Company: Spiller Address:
Spiller City: ***Update*** Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: NO SPILL - DRIPPING FROM TRUCK CAUSED STAIN.  OPERATOR CHECKED 

RECORDSCOULD NOT ACCOUNT FOR 700 GALLONS.  700 TURNED UP IN A 
TRANSFER.  NO  LOSS.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "TP"
2004/02/19 - Spill_Time was previously blank and replaced with RCVD_Time to fix a data 
translation problem... Bob Corcoran

05/12/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314581
Spill Number: 8080210
OP Unit ID: 892438
OU: 01
Material ID: 483748
Material Code: 0012A
Material NA: Kerosene
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: False
Med Air: True
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
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Med Utility: False
Oxygenate: 0
-- --

Site: SHERIDAN OIL COMPANY 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 314580 Spill #: 7780217
Program Type: ER Program 

Facility:
SHERIDAN OIL COMPANY

DER Facility ID: 389518 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: BWFINSTE Refer To:
Spill Date: 17-FEB-77 Rcvdda: 17-FEB-77
CID: Contr Facility: Unknown
Water Body: Source: Commercial/Industrial
Reported By: Other CAC Date: 17-FEB-77
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 17-FEB-77
Rem Phase: 0 Create Date: 02-DEC-03
Update Date: 12-MAY-10 Spiller Name:
Spill Company: SHERIDAN OIL Spiller Address:
Spiller City: Spiller State: ZZ
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem:
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "BF"

2004/02/19 - RCVD_Time was previously blank and replaced with Spill_Time to fix a data 
translation problem... Bob Corcoran

12/17/77: POOLED MATERIAL FOAMED BY SENECA FALLS FIRE DEPT. 

12/20/77:  CITY OF CANANDAIGUA WILL REQUIRE TANKS TO BE TESTED FOR LEAKS 
ON THIS DAY.  SAMPLES WILL BE COLLECTED. SAMPLE 1413 TAKEN FROM AMOCO 
SERVICE STATION, LISTED AS A GASOLINE STANDARD, CONTAINED A THIN ORGANIC
LAYER OF FUEL OIL.

03/25/2004:  PAPER FILE REMOVED PER FILE RETENTION POLICY.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314580
Spill Number: 7780217
OP Unit ID: 892083
OU: 01
Material ID: 483168
Material Code: 0009
Material NA: Gasoline
CAS NO:
Material FA: Petroleum
Quantity: 250
Units: G
Recovered: 0
Med Soil: False
Med Air: True
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Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: PETROL STATION 
ROUTE 414 TYRE NY

Database:
SPL

Site ID: 352001 Spill #: 0506731
Program Type: ER Program 

Facility:
PETROL STATION

DER Facility ID: 299299 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 31-AUG-05 Rcvdda: 31-AUG-05
CID: 71 Contr Facility: Unknown
Water Body: Source: Commercial Vehicle
Reported By: DEC CAC Date: 01-SEP-05
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 01-SEP-05
Rem Phase: 0 Create Date: 01-SEP-05
Update Date: 06-SEP-05 Spiller Name:
Spill Company: TRANS AM TRUCKING Spiller Address: 910 NORTH SECOND STREET
Spiller City: BELLEVUE Spiller State: IL
Spiller Zip: 62220 Spiller Country: 001
Contact Name: NANCY Contact Phone: (315) 220-6577
Contact Ext.: After Hours: True
Caller Rem: A 2003 FREIGHTLINER, OWNED BY TRANS AM TRUCKING, BEGAN LEAKING DIESEL 

ON THE THRUWAY FROM A FAULTY CROSS OVER LINE. THE VEHICLE WAS STOPPED 
AT EXIT 41 BY AN OFF-DUTY DOT EMPLOYEE, AND IS BEING HELD AT THE PETROL 
STATION.  CONTACT CAYUGA COUNTY 911 FOR FURTHER INFORMATIN. DISPATCHER
WELLS - 315-834-9754.

Remarks: DUE TO HEAVY RAIN, NO CLEANUP IS POSSIBLE. NO FURTHER ACTION IS NEEDED 
BY SPILLS.

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 352001
Spill Number: 0506731
OP Unit ID: 1109516
OU: 01
Material ID: 2099526
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity:
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
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Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SENECA MEADOWS ROAD SWEEPER 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 373078 Spill #: 0651472
Program Type: ER Program 

Facility:
SENECA MEADOWS ROAD SWEEPER

DER Facility ID: 322811 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: MFZAMIAR Refer To:
Spill Date: 06-NOV-06 Rcvdda: 06-NOV-06
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial Vehicle
Reported By: Responsible Party CAC Date:
Meets Std: True Inspection 

Date:
Penalty: True UST Trust: True
Class: D4 Close Date: 06-NOV-06
Rem Phase: 0 Create Date: 06-NOV-06
Update Date: 07-NOV-06 Spiller Name: MARTIN MILLER
Spill Company: SENECA MEADOWS LANDFILL Spiller Address:
Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: 13148 Spiller Country: 001
Contact Name: MARTIN MILLER Contact Phone: (315) 539-5624
Contact Ext.: After Hours: False
Caller Rem: CALLER STATES THAT A ROADSWEEPER BLEW A HYRDAULIC LINE SPILLING 

APPROXIMATELY 10 GALLONS TO THE ROAD SURFACE.  SPEEDI DRY APPLIED AND 
SWEPT UP.

Remarks: NO FURTHER ACTION REQUIRED BY SPILLS UNIT AT THIS TIME. SPILL CLOSED.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 373078
Spill Number: 0651472
OP Unit ID: 1130803
OU: 01
Material ID: 2120475
Material Code: 0010
Material NA: Hydraulic Oil
CAS NO:
Material FA: Petroleum
Quantity: 10
Units: G
Recovered: 10
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: True
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Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: RODMAN LOTT FARM 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 314584 Spill #: 8904202
Program Type: ER Program 

Facility:
RODMAN LOTT FARM

DER Facility ID: 389518 County: Seneca
SWIS Code: 5032 DECREG: 8
Lead DEC: BLUEY Refer To:
Spill Date: 27-JUL-89 Rcvdda: 27-JUL-89
CID: Contr Facility: Other
Water Body: Source: Commercial/Industrial
Reported By: Fire Department CAC Date: 15-AUG-89
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 15-AUG-89
Rem Phase: 0 Create Date: 31-JUL-89
Update Date: 11-MAY-10 Spiller Name:
Spill Company: RODMAN LOTT Spiller Address: ROUTE 414
Spiller City: SENECA FALLS Spiller State: NY
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: True
Caller Rem: BARN FIRE INVOLVING BLADEX (125 LB) (CYANAZINE) SENCOR (METRIBUZIN) (750 LB)

AND PROZINE (PENDIMETHALINE 2500 LB).  RODMAN LOTT, CONTACT.
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "CB"

07/27/89: 07/27/89 FIRE CONSUMED BARN & CONTENTS, HERBICIDES ONLY 
PARTIALLY INVOLVED IN FIRE.  CB ON SITE 0330 07/28/89.  RUNOFF ATTEMPTED TO 
BE CONTAINED - INEFFECTIVE. 

07/27/89: 07/27/89 WASTE DISPOSAL GUIDANCE REFERRED TO DHSR- DICK ROLLINS 
AND GAIL MORTIMER.

05/11/10: PAPER FILE REMOVED PER FILE RETENTION POLICY.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314584
Spill Number: 8904202
OP Unit ID: 931953
OU: 01
Material ID: 554672
Material Code: 0052A
Material NA: HERBICIDES
CAS NO:
Material FA: Other
Quantity: 3375
Units: L
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
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Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: SENECA MEADOWS LANDFILL 
ROUTE 414 WATERLOO NY

Database:
SPL

Site ID: 314577 Spill #: 0070534
Program Type: ER Program 

Facility:
SENECA MEADOWS LANDFILL

DER Facility ID: 284679 County: Seneca
SWIS Code: 5000 DECREG: 8
Lead DEC: DLTILTON Refer To:
Spill Date: 19-DEC-00 Rcvdda: 19-DEC-00
CID: Contr Facility: Equipment Failure
Water Body: Source: Tank Truck
Reported By: Responsible Party CAC Date: 19-DEC-00
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: C3 Close Date: 19-DEC-00
Rem Phase: 0 Create Date: 19-DEC-00
Update Date: 20-DEC-00 Spiller Name: MARK STEVENSON
Spill Company: ARG TRUCKING Spiller Address: BOSTWICK ROAD
Spiller City: PHELPS Spiller State: NY
Spiller Zip: Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: CALLER STATES THAT ARG TRUCKING WAS MAKING A DIESEL FUEL DELIVERY TO A 

20,000 GALLON ABOVEGROUND FUEL STORAGE TANK, WHEN THE HOSE FROM THE 
TRUCK BLEW APART, SPILLING 30 GALLONS OF DIESEL TO THE GROUND SURFACE. 
SAND AND SORBENT MATERIAL IMMEDIATELY WAS APPLIED TO GROUND SURFACE 
AND SPILL WAS CLEANED UP. FORWARDED TO NYSDEC MONITOR TO CONFIRM 
CLEANUP. NO FURTHER ACTION NEEDED BY SPILLS. CLOSED.

Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "DT"
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 314577
Spill Number: 0070534
OP Unit ID: 837708
OU: 01
Material ID: 538391
Material Code: 0008
Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 30
Units: G
Recovered: 30
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
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Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: PETRO STOPPING 
ROUTE 414 SENECA FALLS NY

Database:
SPL

Site ID: 369604 Spill #: 0650896
Program Type: ER Program 

Facility:
PETRO STOPPING

DER Facility ID: 319654 County: Seneca
SWIS Code: 5034 DECREG: 8
Lead DEC: JRMARCHI Refer To:
Spill Date: 31-AUG-06 Rcvdda: 31-AUG-06
CID: Contr Facility: Equipment Failure
Water Body: Source: Commercial/Industrial
Reported By: Local Agency CAC Date: 31-AUG-06
Meets Std: False Inspection 

Date:
Penalty: False UST Trust: False
Class: D4 Close Date: 31-AUG-06
Rem Phase: 0 Create Date: 31-AUG-06
Update Date: 05-SEP-06 Spiller Name:
Spill Company: Spiller Address:
Spiller City: Spiller State:
Spiller Zip: Spiller Country:
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: CALLER STATES THAT OIL/WATER SEPARATOR OVERFILLED, SPILLING OIL TO THE 

SANITARY SEWERS. CLEAN HARBOURS HIRED TO PUMP OUT SEPERATOR. DAVE 
PERSSON OF WATER WORKING WITH PETRO SHOPPING REGARDING PERMITS.

Remarks: NO FURTHER ACTION REQUIRED BY SPILLS UNIT AT THIS TIME.  SPILL CLOSED.
.:
.:
.:

Spill Information:
-- --
Material Information:
-- --
Site id: 369604
Spill Number: 0650896
OP Unit ID: 1127439
OU: 01
Material ID: 2117034
Material Code: 0022
Material NA: Waste Oil/Used Oil
CAS NO:
Material FA: Petroleum
Quantity: 0
Units: G
Recovered: 0
Med Soil: False
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: True
Med Surf: False
Med Subway: False
Med Utility: False
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Oxygenate: 0
-- --

Site: KEMPNEY TRUCKING 
ROUTE 414 WATERLOO NY

Database:
SPL

Site ID: 94692 Spill #: 9401446
Program Type: ER Program 

Facility:
KEMPNEY TRUCKING

DER Facility ID: 84771 County: Seneca
SWIS Code: 5038 DECREG: 8
Lead DEC: DLTILTON Refer To:
Spill Date: 29-APR-94 Rcvdda: 29-APR-94
CID: Contr Facility: Traffic Accident
Water Body: Source: Commercial Vehicle
Reported By: Police Department CAC Date: 30-APR-95
Meets Std: True Inspection 

Date:
Penalty: False UST Trust: False
Class: B2 Close Date: 17-MAR-97
Rem Phase: 0 Create Date: 03-MAY-94
Update Date: 19-MAY-10 Spiller Name:
Spill Company: KEMPNEY TRUCKING Spiller Address: ROUTE 3 FARGO ROAD
Spiller City: CARTHAGE Spiller State: NY
Spiller Zip: 13619 Spiller Country: 001
Contact Name: Contact Phone:
Contact Ext.: After Hours: False
Caller Rem: HEAD ON MOTOR VEHICLE ACCIDENT INVOLVING TRACTOR TRAILER & PASSENGER 

CAR. SPILLED MATERIAL IN DITCH HEADING TOWARD WATERWAY.
Remarks: Prior to Sept, 2004 data translation this spill Lead_DEC Field was "DT"

04/29/94: CONTACT CHIEF MARK MARQUART 315-246-8501. 

04/29/94: TILTON ON SITE; KEMPNEY TRUCKING HAS A TRACTOR TRAILER IN DITCH 
ON EAST SIDE OF ROUTE 414 HEADING NORTH NEAR MM 3504-1309. EP&S WAS 
RETAINED TO PERFORM CLEANUP. EP&S SUBCONTRACTED SENECA MEADOWS TO 
REMOVE SOIL W/BACKHOE AND HAUL TO SENECA MEADOWS FOR PROPER 
DISPOSAL.  EP&S TO FORWARD PROPER DISPOSAL RECEIPTS TO DEPT.  

04/29/94: SPILLER'S INSURANCE CO: U.S. FIDELITY & GAUR POLICY #1AB300584691. 
COLUMBIA DIVERSIFIED COVERAGE INC.; PO BOX 119, SYRACUSE NY 13209. 

05/03/94: TILTON SPOKE W/DEBBIE BERMOND OF KEMPNEY TRUCKING AND 
EXPLAINED TO HER THAT REGARDLESS OF WHO WAS AT FAULT THAT UNDER 
ARTICLE 12 WHOEVER WAS IN POSESSION OF PETROLEUM IS RESPONSIBLE FOR 
CLEANUP. 

05/19/10: PAPER FILE REMOVED PER FILE RETENTION POLICY. 

.:

.:

.:

Spill Information:
-- --
Material Information:
-- --
Site id: 94692
Spill Number: 9401446
OP Unit ID: 998670
OU: 01
Material ID: 385200
Material Code: 0008
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Material NA: Diesel
CAS NO:
Material FA: Petroleum
Quantity: 50
Units: G
Recovered: 0
Med Soil: True
Med Air: False
Med In Air: False
Med GW: False
Med SW: False
Med Sewer: False
Med Surf: False
Med Subway: False
Med Utility: False
Oxygenate: 0
-- --

Site: NICE N EASY GROCERY SHOPPE #21 
STATE ROUTES 414 & 318 SENECA FALLS NY

Database:
UST

Site ID: 50064 Site Status: Active
Program #: 8-426717 Program Type: Petroleum Bulk Storage Program
Expiry: 2018/02/25 Site Type: Retail Gasoline Sales
County: Seneca Utm X: 349412.10044
Utm Y: 4758344.40952

Tank Information
-- --
Tank ID: 149804
Tank No: 001
Tank Model:
Pipe Model:
Tank Location: Underground
Tank Status: Closed - Removed
Install Date: 01-AUG-82
Capacity(g): 11000
Tank Type: Steel/Carbon Steel/Iron
Test Method: 20
Date Tested: 01-SEP-98
Next Test:
Close Date: 01-JUL-99
Register: 1
Modified By: TRANSLAT
Last Modified: 04-MAR-04
-- --
Material Code: 0009
Material Name: Gasoline
Percent: 100
-- --
Equipment: I00
Code Name: None
Type: Overfill
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: D02
Code Name: Galvanized Steel
Type: Pipe Type
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: F00
Code Name: None
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Type: Pipe External Protection
Equipment: B00
Code Name: None
Type: Tank External Protection
Equipment: G00
Code Name: None
Type: Tank Secondary Containment
Equipment: H99
Code Name: Other
Type: Tank Leak Detection
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
-- --
Tank Information
-- --
Tank ID: 149805
Tank No: 002
Tank Model:
Pipe Model:
Tank Location: Underground
Tank Status: Closed - Removed
Install Date: 01-AUG-82
Capacity(g): 11000
Tank Type: Steel/Carbon Steel/Iron
Test Method: 20
Date Tested: 01-SEP-98
Next Test:
Close Date: 01-JUL-99
Register: 1
Modified By: TRANSLAT
Last Modified: 04-MAR-04
-- --
Material Code: 0009
Material Name: Gasoline
Percent: 100
-- --
Equipment: I00
Code Name: None
Type: Overfill
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: D02
Code Name: Galvanized Steel
Type: Pipe Type
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: B00
Code Name: None
Type: Tank External Protection
Equipment: G00
Code Name: None
Type: Tank Secondary Containment
Equipment: H99
Code Name: Other
Type: Tank Leak Detection
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
-- --
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Tank Information
-- --
Tank ID: 149806
Tank No: 003
Tank Model:
Pipe Model:
Tank Location: Underground
Tank Status: Closed - Removed
Install Date: 01-AUG-82
Capacity(g): 10000
Tank Type: Steel/Carbon Steel/Iron
Test Method: 20
Date Tested: 01-SEP-98
Next Test:
Close Date: 01-JUL-99
Register: 1
Modified By: TRANSLAT
Last Modified: 04-MAR-04
-- --
Material Code: 0009
Material Name: Gasoline
Percent: 100
-- --
Equipment: I00
Code Name: None
Type: Overfill
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: G00
Code Name: None
Type: Tank Secondary Containment
Equipment: H99
Code Name: Other
Type: Tank Leak Detection
Equipment: D02
Code Name: Galvanized Steel
Type: Pipe Type
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: B00
Code Name: None
Type: Tank External Protection
-- --
Tank Information
-- --
Tank ID: 149807
Tank No: 004
Tank Model:
Pipe Model:
Tank Location: Underground
Tank Status: Closed - Removed
Install Date: 01-AUG-89
Capacity(g): 4000
Tank Type: Steel/Carbon Steel/Iron
Test Method: NN
Date Tested:
Next Test:
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Close Date: 01-MAY-99
Register: 1
Modified By: TRANSLAT
Last Modified: 04-MAR-04
-- --
Material Code: 2722
Material Name: Kerosene [#1 Fuel Oil] (Resale/Redistribute)
Percent: 100
-- --
Equipment: B02
Code Name: Original Sacrificial Anode
Type: Tank External Protection
Equipment: I00
Code Name: None
Type: Overfill
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: J02
Code Name: Suction Dispenser
Type: Dispenser
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: F04
Code Name: Fiberglass
Type: Pipe External Protection
Equipment: H99
Code Name: Other
Type: Tank Leak Detection
Equipment: D06
Code Name: Fiberglass Reinforced Plastic (FRP)
Type: Pipe Type
Equipment: G04
Code Name: Double-Walled (Underground)
Type: Tank Secondary Containment
-- --
Tank Information
-- --
Tank ID: 157713
Tank No: 1
Tank Model: 108
Pipe Model:
Tank Location: Underground
Tank Status: In Service
Install Date: 01-JUN-99
Capacity(g): 20000
Tank Type: Urethane Clad Steel
Test Method: NN
Date Tested:
Next Test:
Close Date:
Register: 1
Modified By: WLSTEVEN
Last Modified: 11-FEB-13
-- --
Material Code: 0008
Material Name: Diesel
Percent: 100
-- --
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: H01
Code Name: Interstitial - Electronic Monitoring
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Type: Tank Leak Detection
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: K01
Code Name: Catch Basin
Type: Spill Prevention
Equipment: D11
Code Name: Flexible Piping
Type: Pipe Type
Equipment: G04
Code Name: Double-Walled (Underground)
Type: Tank Secondary Containment
Equipment: L07
Code Name: Pressurized Piping Leak Detector
Type: Piping Leak Detection
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: B09
Code Name: Urethane
Type: Tank External Protection
Equipment: I01
Code Name: Float Vent Valve
Type: Overfill
Equipment: I03
Code Name: Automatic Shut-Off
Type: Overfill
Equipment: E04
Code Name: Double-Walled (Underground)
Type: Piping Secondary Containment
Equipment: L02
Code Name: Interstitial - Manual Monitoring
Type: Piping Leak Detection
Equipment: H05
Code Name: In-Tank System (ATG)
Type: Tank Leak Detection
-- --
Tank Information
-- --
Tank ID: 157714
Tank No: 2
Tank Model: 108
Pipe Model:
Tank Location: Underground
Tank Status: In Service
Install Date: 01-JUN-99
Capacity(g): 20000
Tank Type: Urethane Clad Steel
Test Method: NN
Date Tested:
Next Test:
Close Date:
Register: 1
Modified By: WLSTEVEN
Last Modified: 11-FEB-13
-- --
Material Code: 2712
Material Name: Gasoline/Ethanol
Percent: 10
-- --
Equipment: H05
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Code Name: In-Tank System (ATG)
Type: Tank Leak Detection
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: H01
Code Name: Interstitial - Electronic Monitoring
Type: Tank Leak Detection
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: K01
Code Name: Catch Basin
Type: Spill Prevention
Equipment: D11
Code Name: Flexible Piping
Type: Pipe Type
Equipment: E04
Code Name: Double-Walled (Underground)
Type: Piping Secondary Containment
Equipment: L02
Code Name: Interstitial - Manual Monitoring
Type: Piping Leak Detection
Equipment: G04
Code Name: Double-Walled (Underground)
Type: Tank Secondary Containment
Equipment: L07
Code Name: Pressurized Piping Leak Detector
Type: Piping Leak Detection
Equipment: B09
Code Name: Urethane
Type: Tank External Protection
Equipment: I01
Code Name: Float Vent Valve
Type: Overfill
Equipment: I03
Code Name: Automatic Shut-Off
Type: Overfill
-- --
Tank Information
-- --
Tank ID: 157715
Tank No: 3
Tank Model: 108
Pipe Model:
Tank Location: Underground
Tank Status: In Service
Install Date: 01-JUN-99
Capacity(g): 10000
Tank Type: Urethane Clad Steel
Test Method: NN
Date Tested:
Next Test:
Close Date:
Register: 1
Modified By: WLSTEVEN
Last Modified: 11-FEB-13
-- --
Material Code: 2712
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Material Name: Gasoline/Ethanol
Percent: 10
-- --
Equipment: H05
Code Name: In-Tank System (ATG)
Type: Tank Leak Detection
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: H01
Code Name: Interstitial - Electronic Monitoring
Type: Tank Leak Detection
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: J01
Code Name: Pressurized Dispenser
Type: Dispenser
Equipment: G04
Code Name: Double-Walled (Underground)
Type: Tank Secondary Containment
Equipment: L07
Code Name: Pressurized Piping Leak Detector
Type: Piping Leak Detection
Equipment: E04
Code Name: Double-Walled (Underground)
Type: Piping Secondary Containment
Equipment: L02
Code Name: Interstitial - Manual Monitoring
Type: Piping Leak Detection
Equipment: D11
Code Name: Flexible Piping
Type: Pipe Type
Equipment: B09
Code Name: Urethane
Type: Tank External Protection
Equipment: I01
Code Name: Float Vent Valve
Type: Overfill
Equipment: I03
Code Name: Automatic Shut-Off
Type: Overfill
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: K01
Code Name: Catch Basin
Type: Spill Prevention
-- --
Tank Information
-- --
Tank ID: 157716
Tank No: 4
Tank Model: 108
Pipe Model:
Tank Location: Underground
Tank Status: Closed - In Place
Install Date: 01-JUN-99
Capacity(g): 4000
Tank Type: Urethane Clad Steel
Test Method: NN
Date Tested:
Next Test:
Close Date: 01-NOV-12
Register: 1
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Modified By: WLSTEVEN
Last Modified: 11-FEB-13
-- --
Material Code: 2722
Material Name: Kerosene [#1 Fuel Oil] (Resale/Redistribute)
Percent: 100
-- --
Equipment: H05
Code Name: In-Tank System (ATG)
Type: Tank Leak Detection
Equipment: F00
Code Name: None
Type: Pipe External Protection
Equipment: K01
Code Name: Catch Basin
Type: Spill Prevention
Equipment: D11
Code Name: Flexible Piping
Type: Pipe Type
Equipment: B09
Code Name: Urethane
Type: Tank External Protection
Equipment: I01
Code Name: Float Vent Valve
Type: Overfill
Equipment: I03
Code Name: Automatic Shut-Off
Type: Overfill
Equipment: C02
Code Name: Underground/On-ground
Type: Pipe Location
Equipment: H01
Code Name: Interstitial - Electronic Monitoring
Type: Tank Leak Detection
Equipment: G04
Code Name: Double-Walled (Underground)
Type: Tank Secondary Containment
Equipment: L07
Code Name: Pressurized Piping Leak Detector
Type: Piping Leak Detection
Equipment: A00
Code Name: None
Type: Tank Internal Protection
Equipment: J02
Code Name: Suction Dispenser
Type: Dispenser
Equipment: E04
Code Name: Double-Walled (Underground)
Type: Piping Secondary Containment
Equipment: L02
Code Name: Interstitial - Manual Monitoring
Type: Piping Leak Detection
-- --
Affiliation Information
-- --
Affiliation Type: 01
Affiliation Name: Facility Owner
Company: NICE N EASY GROCERY SHOPPES INC
Contact Type: PRESIDENT
Contact Name: JOHN MACDOUGALL
Address: 7840 OXBOW ROAD
Address2:
City: CANASTOTA
State: NY
Zip Code: 13032
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Country Code: 001
Phone: (315) 697-2287
Phone Ext:
Email: JOHN@NICENEASY.COM
Fax:
Modified By: CGFREEDM
Last Modified: 19-APR-13
-- --
Affiliation Information
-- --
Affiliation Type: 07
Affiliation Name: Mail Contact
Company: NICE N EASY GROCERY SHOPPES INC
Contact Type: PRESIDENT
Contact Name: JOHN MACDOUGALL
Address: 7840 OXBOW ROAD
Address2:
City: CANASTOTA
State: NY
Zip Code: 13032
Country Code: 001
Phone: (315) 697-2287
Phone Ext:
Email: JOHN@NICENEASY.COM
Fax:
Modified By: CGFREEDM
Last Modified: 19-APR-13
-- --
Affiliation Information
-- --
Affiliation Type: 11
Affiliation Name: Emergency Contact
Company: NICE N EASY GROCERY SHOPPES INC
Contact Type:
Contact Name: JOHN MACDOUGALL
Address:
Address2:
City:
State: NN
Zip Code:
Country Code: 999
Phone: (315) 697-2287
Phone Ext:
Email:
Fax:
Modified By: WLSTEVEN
Last Modified: 11-FEB-13
-- --
Affiliation Information
-- --
Affiliation Type: 04
Affiliation Name: On-Site Operator
Company: NICE N EASY GROCERY SHOPPE #21
Contact Type:
Contact Name: MANAGER
Address:
Address2:
City:
State: NN
Zip Code:
Country Code: 001
Phone: (315) 539-8876
Phone Ext:
Email:
Fax:
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Modified By: WLSTEVEN
Last Modified: 11-AUG-09
-- --
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Appendix: Database Descriptions

Ecolog Environmental Risk Information Services Ltd can search the following databases. The extent of Historical 
information varies with each database and current information is determined by what is publicly available to Ecolog ERIS 
at the time of update. Note: Databases denoted with " * " indicates that the database will no longer be updated. See the 
individual database description for more information.

The Bulk Storage Program Database - AST: Jan 22, 2014 State AST
Facilities within the Petroleum Bulk Storage (PBS) that have aboveground storage tanks. Aboveground petroleum storage
facilities with a combined storage capacity over eleven hundred (1,100) gallons.

Brownfields Site List (Subset of Site Remediation): Jan 20, 2014 State BROWNF
IELDS

Brownfield Cleanup Program  was developed to enhance private-sector cleanups of brownfields and to reduce 
development pressure on "greenfields". A brownfield site is real property, the redevelopment or reuse of which may be 
complicated by the presence or potential presence of a contaminant. Contaminants include hazardous waste and/or 
petroleum. Subset of Environmental Site Remediation Database.

Chemical Bulk Storage (CBS): Jan 22, 2014 State CBS
Facilities that store regulated hazardous substances in underground tanks . "Hazardous substance" means any substance
listed as hazardous or acutely hazardous in 6 NYCRR Part 597 or a mixture thereof. Any mixture which contains a 
hazardous substance or any combination of hazardous substances in quantities of 1% or more by weight or volume is a 
hazardous substance and is regulated.

Comprehensive Environmental Response, 
Compensation and Liability Information System- 
CERCLIS:

Oct 25, 2013 Federal CERCLIS

CERCLIS is a database of potential and confirmed hazardous waste sites at which the EPA Superfund program has some
involvement. It contains sites that are either proposed to be or are on the National Priorities List (NPL) as well as sites that
are in the screening and assessment phase for possible inclusion on the NPL.

CERCLIS Liens: Mar 2013 Federal CERCLIS 
LIENS

A Federal Superfund lien exists at any property where EPA has incurred Superfund costs to address contamination 
("Superfund site") and has provided notice of liability to the property owner (see topic CERCLA "Superfund" Liens).

CERCLIS - No Further Remedial Action Planned: Oct 25, 2013 Federal CERCLIS 
NFRAP

An archived site is one at which EPA has determined that assessment has been completed and no further remedial action
is planned under the Superfund program at this time.
The Archive designation means that, to the best of EPA's knowledge, assessment at a site has been completed and that 
EPA has determined no further steps will be taken to list this site on the National Priorities List (NPL). This decision does 
not necessarily mean that there is no hazard associated with a given site; it only means that, based upon available 
information, the location is not judged to be a potential NPL site.

Cortland County Storage Tanks: Jan 10, 2014 County CORTLA
ND 
TANKS

Listing of aboveground and underground storage tanks in Cortland County. *NYSDEC does not maintain the PBS 
registration records for this county.
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Delisted NPL: Oct 25, 2013 Federal DELISTE
D NPL

The National Oil and Hazardous Substances Pollution Contingency Plan (NCP) establishes the criteria that the EPA uses 
to delete sites from the NPL. In accordance with 40 CFR 300.425.(e), sites may be deleted from the NPL where no further
response is appropriate.

New York City E-Designated Sites: Oct 31, 2013 County E-
DESIGNA
TION

List of sites with an E-Designation - a NYC zoning map designation that indicates the presence of an environmental 
requirement pertaining to potential hazardous materials contamination, window/wall noise attenuation, or air quality 
impacts on a particular tax lot. The New York City Office of Environmental Remediation administers the  E-Designation 
Environmental Review Program to avoid significant adverse impacts to human health or the environment through 
exposure to these hazards.

Emergency Response Notification System: Dec 2012 Federal ERNS
Database of oil and hazardous substances spill reports controlled by the The National Response Center. The primary 
function of the National Response Center is to serve as the sole national point of contact for reporting all oil, chemical, 
radiological, biological, and etiological discharges into the environment anywhere in the United States and its territories.

Emergency Response Notification System: 1982-1986 Federal ERNS 
1982-
1986

Database of oil and hazardous substances spill reports controlled by the The National Response Center. The primary 
function of the National Response Center is to serve as the sole national point of contact for reporting all oil, chemical, 
radiological, biological, and etiological discharges into the environment anywhere in the United States and its territories.

Emergency Response Notification System: 1987-1989 Federal ERNS 
1987-
1989

Database of oil and hazardous substances spill reports controlled by the The National Response Center. The primary 
function of the National Response Center is to serve as the sole national point of contact for reporting all oil, chemical, 
radiological, biological, and etiological discharges into the environment anywhere in the United States and its territories.

Environmental Restoration Program Listing: Jan 20, 2014 State ERP
Environmental Restoration Program - Provides municipalities with financial assistance for site investigation and 
remediation at eligible brownfield sites. In an effort to spur the cleanup and redevelopment of brownfields, New Yorkers 
approved a $200 million Environmental Restoration Fund as part of the $1.75 billion Clean Water/Clean Air Bond Act of 
1996 (Bond Act). Under the Environmental Restoration Program, the State provides grants to municipalities to reimburse 
up to 90 percent of on-site eligible costs and 100% of off-site eligible costs for site investigation and remediation activities.
Once remediated, the property may then be reused for commercial, industrial, residential or public use.
Subset of Environmental Site Remediation Database.

The Assessment, Cleanup and Redevelopment 
Exchange System (ACRES) Brownfield Database:

Mar 21, 2014 Federal FED 
BROWNF
IELDS

Brownfields are real property, the expansion, redevelopment, or reuse of which may be complicated by the presence or 
potential presence of a hazardous substance, pollutant, or contaminant. Cleaning up and reinvesting in these properties 
protects the environment, reduces blight, and takes development pressures off greenspaces and working lands.

Federal Engineering Controls-ECs: Jul 2013 Federal FED ENG
Engineering controls (ECs) encompass a variety of engineered and constructed physical barriers (e.g., soil capping, sub-
surface venting systems, mitigation barriers, fences) to contain and/or prevent exposure to contamination on a property. 
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Federal Institutional Controls- ICs: Jul 2013 Federal FED INST
Institutional controls are non-engineered instruments, such as administrative and legal controls, that help minimize the 
potential for human exposure to contamination and/or protect the integrity of the remedy. Although it is EPA's expectation 
that treatment or engineering controls will be used to address principal threat wastes and that groundwater will be 
returned to its beneficial use whenever practicable, ICs play an important role in site remedies because they reduce 
exposure to contamination by limiting land or resource use and guide human behavior at a site. For instance, zoning 
restrictions prevent site land uses, like residential uses, that are not consistent with the level of cleanup.

Facility Registry Service/Facility Index: Dec 5, 2013 Federal FINDS/FR
S

The US Environmental Protection Agency (EPA)'s Facility Registry System (FRS) is a centrally managed database that 
identifies facilities, sites or places subject to environmental regulations or of environmental interest. FRS creates high-
quality, accurate, and authoritative facility identification records through rigorous verification and management procedures 
that incorporate information from program national systems, state master facility records, data collected from EPA's 
Central Data Exchange registrations and data management personnel.

Hazardous Materials Information Reporting System: Mar 16, 2014 Federal HMIRS
US DOT - Department of Transportation Pipeline and Hazardous Materials Safety Administration (PHMSA) Incidents 
Reports Database taken from Hazmat Intelligence Portal,  U.S. Department of Transportation.

Leaking Underground Storage Tanks on Indian 
Lands:

Mar 2013 Tribal INDIAN 
LUST

LUSTs on Tribal/Indian Lands in Region 2, which includes New York and New Jersey.

Underground Storage Tanks on Indian Lands: Mar 2013 Tribal INDIAN 
UST

USTs on Tribal/Indian Lands in Region 2, which includes New York and New Jersey.

EPA Report on the Status of Open Dumps on Indian 
Lands:

Dec 31, 1998 Federal IODI

Public Law 103-399, The Indian Lands Open Dump Cleanup Act of 1994, enacted October 22, 1994, identified 
ongressional concerns that solid waste open dump sites located on American IIndian or Alaska Native (AI/AN) lands 
threaten the health and safety of residents of those lands and contiguous areas. The purpose of the Act is to identify the 
location of open dumps on Indian lands, assess the relative health and environment hazards posed by those sites, and 
provide financial and technical assistance to Indian tribal governments to close such dumps in compliance with Federal 
standards and regulations or standards promulgated by Indian Tribal governments or Alaska Native entities.

Leaking Storage Tanks: Jan 19, 2014 State LEAKING 
TANKS

Subset from Spill Incidents Database and has records dating back to 1978. This database contains records of chemical 
and petroleum spill incidents. They include leaking aboveground storage tanks or leaking underground storage tanks, with
incidents of tank test failures, tank failures and tank overfill.

Major Oil Storage Facilities (MOSF): Jan 22, 2014 State MOSF
In 1977, the New York State Legislature passed the "Oil Spill Prevention, Control and Compensation Act" (Article 12 of 
the Navigation Law). This law regulates all oil terminals and transport vessels operating in the waters of the State which 
have a storage capacity of 400,000 gallons or more. (Terminals and vessels with a capacity of 400,000 gallons or more 
are commonly referred to as major oil storage facilities or MOSFs).

Nassau County Storage Tanks: Jul 9, 2013 County NASSAU 
TANKS

Listing of aboveground and underground storage tanks in Nassau County. This database does not include tanks of 
gasoline, diesel and kerosene.  *NYSDEC does not maintain the PBS registration records for this county.
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National Clandestine Drug Labs: Feb 4, 2014 Federal NCDL
The U.S. Department of Justice ("the Department") provides this data as a public service. It contains addresses of some 
locations where law enforcement agencies reported they found chemicals or other items that indicated the presence of 
either clandestine drug laboratories or dumpsites. In most cases, the source of the entries is not the Department, and the 
Department has not verified the entry and does not guarantee its accuracy. Members of the public must verify the 
accuracy of all entries by, for example, contacting local law enforcement and local health departments.

National Priority List: Oct 25, 2013 Federal NPL
National Priorities List (Superfund)-NPL: EPA's list of the most serious uncontrolled or abandoned hazardous waste sites 
identified for possible long-term remedial action under the Superfund program. The NPL, which EPA is required to update 
at least once a year, is based primarily on the score a site receives from EPA's Hazard Ranking System. A site must be 
on the NPL to receive money from the Superfund Trust Fund for remedial action. 
Please see our NPL Polygon data for site boundary information.

Registry of Engineering Controls in New York State: Jan 20, 2014 State NY ENG
Registry of Engineering Controls in New York State taken from the Environmental Site Remediation Database. 
Engineering Control (EC) means any physical barrier or method employed to actively or passively contain, stabilize, or 
monitor contamination, restrict the movement of contamination to ensure the long-term effectiveness of a remedial 
program, or eliminate potential exposure pathways to contamination. Engineering controls include, but are not limited to, 
pavement, caps, covers, subsurface barriers, vapor barriers, slurry walls, building ventilation systems, fences, access 
controls, provision of alternative water supplies via connection to an existing public water supply, adding treatment 
technologies to such water supplies, and installing filtration devices on private water supplies.

Registry of Institutional Controls in New York State: Jan 20, 2014 State NY INST
Registry of Institutional Controls in New York State taken from the Environmental Site Remediation Database.
Institutional Control (IC) means any non-physical means of enforcing a restriction on the use of real property that limits 
human and environmental exposure, restricts the use of groundwater, provides notice to potential owners, operators, or 
members of the public, or prevents actions that would interfere with the effectiveness of a remedial program or with the 
effectiveness and/or integrity of operation, maintenance, or monitoring activities at or pertaining to a remedial site.

Spill Incidents Database: Jan 19, 2014 State NY 
SPILLS

Spill Incidents Database has records dating back to 1978. This database contains records of chemical and petroleum spill 
incidents.  The DEC Spill Response program receives and compiles reports of hazardous material spills occurring 
anywhere in New York State. These reports are submitted through the Spill Hotline and other mechanisms, and entered 
by DEC spill response staff into the state's official data base of Spill Incidents Reports. Under State law, petroleum and 
hazardous chemical spills that can impact the waters of the state must be reported by the spiller (and, in some cases, by 
anyone who has knowledge of the spills).

Inventory of Open Dumps, June 1985: Jun 1985 Federal ODI
The Resource Conservation and Recovery Act (RCRA of the Act) provides for publication of an inventory of open dumps.
The Act defines "open dumps" as facilities which do not comply with EPA's "Criteria for Classification of Solid Waste 
Disposal Facilities and Practices" (40 CFR 257)

National Priority List - Proposed: Oct 25, 2013 Federal PROPOS
ED NPL

Includes sites proposed (by the EPA, the state, or concerned citizens) for addition to the NPL due to contamination by 
hazardous waste and identified by the Environmental Protection Agency (EPA) as a candidate for cleanup because it 
poses a risk to human health and/or the environment
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RCRA CORRACTS- Corrective Action: Feb 11, 2014 Federal RCRA 
CORRAC
TS

RCRAInfo is EPA's comprehensive information system, providing access to data supporting the Resource Conservation 
and Recovery Act (RCRA) of 1976 and the Hazardous and Solid Waste Amendments (HSWA) of 1984.
RCRA (Corrective Action Program) requires TSDF owners and operators to investigate and cleanup hazardous waste 
releases at hazardous waste facilities. The RCRA Corrective Action Program allows these facilities to address the 
investigation and cleanup of these hazardous releases themselves.
RCRA Corrective Action facilities include many current and former chemical manufacturing plants, oil refineries, lead 
smelters, wood preservers, steel mills, commercial landfills, and a variety of other types of entities. Due to poor practices 
prior to environmental regulations, Corrective Action facilities have left large stretches of river sediments laden with PCBs;
deposited lead in residential yards and parks beyond site boundaries; polluted drinking water wells in rural areas with 
chlorinated solvents; tainted municipal water supplies used by millions; and introduced mercury into waterways, 
necessitating fish advisories. At these sites, the Corrective Action Program ensures that cleanups occur. EPA and state 
regulators work with facilities and communities to design remedies based on the contamination, geology, and anticipated 
use unique to each site.

RCRA Generator List: Feb 11, 2014 Federal RCRA 
GEN

RCRAInfo is EPA's comprehensive information system, providing access to data supporting the Resource Conservation 
and Recovery Act (RCRA) of 1976 and the Hazardous and Solid Waste Amendments (HSWA) of 1984. RCRAInfo 
replaces the data recording and reporting abilities of the Resource Conservation and Recovery Information System 
(RCRIS) and the Biennial Reporting System (BRS).
A hazardous waste generator is any person or site whose processes and actions create hazardous waste (see 40 CFR 
260.10). Generators are divided into three categories based upon the quantity of waste they produce: 
1.	Large Quantity Generators (LQGs) generate 1,000 kilograms per month or more of hazardous waste, more than 1 
kilogram per month of acutely hazardous waste, or more than 100 kilograms per month of acute spill residue or soil. 
2.	Small Quantity Generators (SQGs) generate more than 100 kilograms, but less than 1,000 kilograms, of hazardous 
waste per month. 
3.	Conditionally Exempt Small Quantity Generators (CESQGs) generate 100 kilograms or less per month of hazardous 
waste, or 1 kilogram or less per month of acutely hazardous waste, or less than 100 kilograms per month of acute spill 
residue or soil. 

RCRA Non-Generators: Feb 11, 2014 Federal RCRA 
NON GEN

RCRAInfo is EPA's comprehensive information system, providing access to data supporting the Resource Conservation 
and Recovery Act (RCRA) of 1976 and the Hazardous and Solid Waste Amendments (HSWA) of 1984. RCRAInfo 
replaces the data recording and reporting abilities of the Resource Conservation and Recovery Information System 
(RCRIS) and the Biennial Reporting System (BRS).
A hazardous waste generator is any person or site whose processes and actions create hazardous waste (see 40 CFR 
260.10).   Non-Generators do not presently generate hazardous waste.

RCRA  non-CORRACTS TSD Facilities: Feb 11, 2014 Federal RCRA 
TSD

RCRAInfo is EPA's comprehensive information system, providing access to data supporting the Resource Conservation 
and Recovery Act (RCRA) of 1976 and the Hazardous and Solid Waste Amendments (HSWA) of 1984. This database 
includes Non-Corrective Action sites listed as treatment, storage and/or disposal facilities of hazardous waste as defined 
by the Resource Conservation and Recovery Act (RCRA).
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Rockland Storage Tanks: Jan 7, 2014 County ROCKLA
ND 
TANKS

Listing of aboveground and underground storage tanks in Nassau County. *NYSDEC does not maintain the PBS 
registration records for this county.

Registry of Inactive Hazardous Waste Disposal Sites 
in New York State:

Jan 20, 2014 State SHWS

State-and tribal- equivalent CERCLIS. State Superfund Program (Inactive Hazardous Waste Disposal Site Remedial 
Program) (IHWDS) - Oversees the identification, investigation and cleanup of sites where consequential amounts of 
hazardous waste exist.  These sites go through a process of investigation, evaluation, cleanup and monitoring that has 
several distinct stages.

Suffolk Storage Tanks: Jan 14, 2014 County SUFFOLK
TANKS

Listing of aboveground and underground storage tanks in Nassau County. *NYSDEC does not maintain the PBS 
registration records for this county.

Solid Waste Facilities and Landfills: Dec 12, 2013 State SWF/LF
Solid Waste Information Management System (SWIMS) is an inventory containing active and inactive facilities throughout 
the state.

Petroleum Bulk Storage: Jan 22, 2014 State TANKS
The Bulk Storage Program Database maintains the registrations of active and inactive bulk storage sites statewide. This 
database includes Petroleum Bulk Storage (PBS) tanks where no information is available on whether they are ASTs or 
USTs.  For some facilities only basic facility information is provided because the Department has determined that 
releasing additional information could endanger the life or safety of persons or the security of critical infrastructure (Public 
Officers Law Sections 86.5, 87.2(f), 89.5(a)(1)(1-a)).

Toxics Release Inventory (TRI) Program: 1987-2012 Federal TRIS
The EPA's Toxics Release Inventory (TRI) is a database containing data on disposal or other releases of over 650 toxic 
chemicals from thousands of U.S. facilities and information about how facilities manage those chemicals through 
recycling, energy recovery, and treatment. One of TRI's primary purposes is to inform communities about toxic chemical 
releases to the environment.

Underground Storage Tanks- UST-Petroleum Bulk 
Storage (PBS):

Jan 22, 2014 State UST

Facilities within the Petroleum Bulk Storage (PBS) that have underground storage tanks. Underground petroleum storage 
facilities with a combined storage capacity over eleven hundred (1,100) gallons

Vapor Intrusion Legacy Site List: Jan 2013 State VAPOR
New York is currently re-evaluating previous assumptions and decisions regarding the potential for soil vapor intrusion 
exposures at sites. As a result, all past, current, and future contaminated sites will be evaluated to determine whether 
these sites have the potential for exposures related to soil vapor intrusion.

Voluntary Cleanup Agreements: Jan 20, 2014 State VCP
New York established its Voluntary Cleanup Program (VCP) to address the environmental, legal and financial barriers that
often hinder the redevelopment and reuse of contaminated properties. The Voluntary Cleanup Program was developed to 
enhance private sector cleanup of brownfields by enabling parties to remediate sites using private rather than public funds
and to reduce the development pressures on "greenfield" sites.  Subset of Environmental Site Remediation Database.
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Westchester Storage Tanks: Jan 29, 2014 County WESTCH
ESTER 
TANKS

Listing of aboveground and underground storage tanks in Westchester County.
*NYSDEC does not maintain the PBS registration records for this county.
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Definitions

Database Descriptions: This section provides a detailed explanation for each database including: source, information
available, time coverage, and acronyms used. They are listed in alphabetic order.

Detail Report: This is the section of the report which provides the most detail for each individual record.  Records are
summarized by location, starting with the project property followed by records in closest proximity.

Distance:  The distance value is the distance between plotted points, not necessarily the distance between the sites'
boundaries". All values are an approximation.

Direction:  The direction value is the compass direction of the site in respect to the project property and/or center point 
of the report.

Elevation:  The elevation value is taken from the location at which the records for the site address have been plotted.
All values are an approximation. Source: Google Elevation API.

Executive Summary:  This portion of the report is divided into 3 sections:

'Report Summary'- Displays a chart indicating how many records fall on the project property and, within the report search
radii.

'Site Report Summary'-Project Property'- This section lists all the records which fall on the project property.  For more
details, see the 'Detail Report' section.

'Site Report Summary-Surrounding Properties'- This section summarizes all records on adjacent properties, listing them
in order of proximity from the project property. For more details, see the 'Detail Report' section.

Map Key: The map key number is assigned according to closest proximity from the project property. Map Key numbers
always start at #1. The project property will always have a map key of '1' if records are available. If there is a number in
brackets beside the main number, this will indicate the number of records on that specific property.  If there is no number
in brackets, there is only one record for that property.

The symbol and colour used indicates 'elevation': the red inverted triangle will dictate 'ERIS Sites with Lower Elevation',
the yellow triangle will dictate 'ERIS Sites with Higher Elevation' and the orange square will dictate 'ERIS Sites with Same
Elevation.'

Unplottables: These are records that could not be mapped due to various reasons, including limited geographic
information.  These records may or may not be in your study area, and were included as reference.
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Lago Resort & Casino Application Exhibits 

1 

Submit as Exhibit VIII. C.2.a. a description of all ownership interests in the land for the past 

twenty (20) years, including all easements, options, encumbrances, and other interests in the 

property. 

VIII.C.2.a. ALL OWNERSHIP INTEREST IN PAST 20 YEARS 

James R. and Jeanne C. Leonard are the current owners of record since December 10, 1996 per 

Liber 548 of Deeds, Page 240 as filed at the Seneca County Clerk’s office. Prior to Leonard 

acquiring the property, John H. Hause was the owner since February 17, 1960 per Liber 294 of 

Deeds, Page 325 as filed at the Seneca County Clerk’s office.  An Instrument Survey has been 

included as Attachment 1 and should be referred to for any easements, encumbrances or other 

observed interests on the property. 

Whitetail 414, LLC, currently has a purchase option on the property with the current owners 

James R. and Jeanne C. Leonard. A copy of this agreement has been included as Attachment 

2.
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Lago Resort & Casino Application Exhibits 

1 

Submit as Exhibit VIII. C.2.b. copies of any lease, deed, option, or other documentation and 

provide an explanation as to the status of the land upon which the proposed Gaming Facility 

will be constructed.  If the Applicant does not currently possess an ownership interest in the land, 

provide an agreement and description of its plan as to how it   intends to own or acquire, within 

sixty (60) days after a License has been awarded, the land where the Gaming Facility is 

proposed to be constructed.  Further, state whether the land that the Applicant purchased or 

intends to purchase is publicly owned.  

EXHIBIT VIII. C.2.b. STATUS OF LAND 

The Applicant has complete control and the ability to acquire fee title to the land where the 

Gaming Facility will be located under the Option.  The Applicant made the contemplated 

extension payment under the Option Agreement such that the Applicant can acquire fee title 

at any time through September 2015.  The Applicant intends to exercise the option immediately 

upon award of the Region 5 license.   
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This Certificate of Title has been prepared by CHICAGO TITLE INSURANCE COMPANY, herein 

called “The Company”. 

CERTIFICATE OF TITLE – PRELIMINARY REPORT 

 
Amount of Insurance: $TBD 

 

Proposed Insured:   Whitetail 414, LLC 

Premises:  Route 414 (T.A.# 12-1-36) 

Town:    Tyre 

County:  Seneca 

State:   New York 

   

 

The Certificate of Title has been prepared in accordance with the information and instructions 

received.  If any changes or additions are desired, please notify The Company promptly. 

 

THIS Commitment is preliminary to the issuance of such policy or policies of title insurance and shall 

become null and void and all liability and obligations hereunder shall cease and terminate six months 

after the effective date hereof or when the policy or policies committed for shall issue, whichever first 

occurs, provided that the failure to issue such policy or policies is not the fault of The Company. 

 
Questions concerning the within certificate should be directed to: HARRIS BEACH, PLLC, Glenn D. 

Mattison, Esq., (585) 419-8500. 

 

Abstract:  Chicago Title Insurance Company # 1318-02467 

Premium:  (TBD) 

 

Report Issued:  January 8, 2014 

 

Report Certified as of:  December 4, 2013 

 

Certified by:  ___GDM______________ 

Authorized Signature  

Redated by:  _____________________ 

Authorized Signature  
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Amount of Insurance:  $TBD 

 

1. Name of Proposed Insured: 

 

Whitetail 414, LLC  

 

2. The estate or interest in the land which is encumbered by the insured instrument is: 

 

Fee Simple 

 

3. Title to the estate or interest in the land is currently vested in: 

 

James R. Leonard and Jeanne C. Leonard by Executor’s Deed dated December 10, 

1996 and recorded December 11, 1996 in the Seneca County Clerk’s Office in Liber 548 

of Deeds, page 240. 

 

4. The land referred to in this policy is described as follows: 

 

(Schedule A – Description) 

Consisting of One (1) Page(s) 

See Attached 
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Schedule A – Description 

 

(RE for information only property is about 85 acres on east side of Route 414, just north of NYS 

Thruway (Rte. 90), (T.A.# 12.-1-36), Town of Tyre, County of Seneca) 

 

 

ALL THAT TRACT OR PARCEL OF LAND, situate in the Town of Tyre, County of Seneca 

and State of New York, bounded and described as follows:  On the west by the Ridge Road; on the north 

by lands now or formerly owned by John Anderson; on the east by lands owned formerly of Tunis 

VanCleef and John Pearson’s estate; on the south by the Bishop farm and land owned by George 

Decker, CONTAINING 85 acres of land, be the same more or less. 

 

EXCEPTING from the above described premises two certain parcels appropriated for the New 

York State Thruway, Ontario Section, Maps 31 and 75, Parcels 36 and 109, Seneca County, recorded in 

the Office of the Seneca County Clerk in Liber 245 of Deeds at pages 9 and 12, and CONTAINING 

0.471 of an acre of land, more or less (Map 75-Parcel 109 ) and 2.017 acres, more or less (Map 32, 

Parcel 36). 

 

 



CHICAGO TITLE INSURANCE COMPANY 
 

Owner’s Title No.: RO143512  

 

 

 

 

4 of 5 

 

SCHEDULE B – SECTION I 

EXCEPTIONS FROM COVERAGE 

 

The policy will not insure against loss or damage (and The Company will not pay costs, attorneys’ fees 

or expenses) which arise by reason of: 

A) Continuation of all searches to date of closing. 

B) Proper execution, delivery and recordation of conveyance and/or mortgage necessary to 

consummate the transaction contemplated herein. 

C) Lien Clause pursuant to Section 13 of Lien Law in all deeds and mortgages to be recorded. 

D) If a Power of Attorney is to be used to close this transaction, said Power must be submitted to 

The Company for approval, prior to closing, and certain Requirements must be complied with, 

before The Company will insure said transaction: (Contact company for requirements). 

E) Any state of facts an inspection of the premises would disclose. 

F) Person(s) or parties in possession other than the insured or owner. 

 

1. Re: Whitetail 414, LLC (Buyer) 

Proof of Proper Formation 

Proof of Authorization for transaction including for Person(s) signing documents. 

 

2. Proof of payment of all taxes, water, sewer and special Assessments. 

 

3. Any state of facts a current Survey Map made may show. 

NOTE: description is very vague (‘old style’) NEED current description drawn from a 

current survey. 

 

4. Oil and Gas Lease made by John Hause to Charles A. Lucido dated May 1, 1982 and recorded 

May 4, 1982 in the Seneca County Clerk’s Office in Liber 393 of Deeds, page 1050. 

 

Oil and Gas Lease Assignment made by Charles A. Lucido to Mitchell Energy Corporation, 

d/b/a Mitchell Exploration Company dated October 17, 1985 and recorded October 25, 1985 in 

the Seneca County Clerk’s Office in Liber 409 of Deeds, page 159. 

 

Oil and Gas Lease Amendment made by John Hause aka John Henry Hause aka John H. Hause 

to Charles A. Lucido dated October 4, 1985 and recorded August 18, 1986 in the Seneca County 

Clerk’s Office in Liber 418 of Deeds, page 103. 

 

5. Bankruptcies vs. James Leonard 

A. James E. Leonard Chp 7 # 96-15645, filed 12/9/1996 

B. James T, Leonard Chp 7 # 09-10186, filed 01/16/2009 

 

6. NOTE: Informal information provided that there is a small ‘cemetery’ on the premises.  

FURTHER information is needed, additional exceptions will apply. 
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SCHEDULE B – SECTION II 
EXCEPTIONS WHICH WILL APPEAR IN TITLE POLICY 

 

THE FOLLOWING ESTATES, INTERESTS, DEFECTS, OBJECTIONS TO TITLE, LIENS, AND 

ENCUMBRANCES AND OTHER MATTERS ARE EXCEPTED FROM THE COVERAGE OF THE 

POLICY TO BE ISSUED: 

 

 

1. Subject to any state of facts an inspection of the premises would show.  

 

2. Rights of lessees or any parties in possession of the premises other than the insured or owner.  

 

3. Easement to Empire Gas and Electric Company dated August 12, 1936 and recorded January 26, 

1937 in the Seneca County Clerk’s Office in Liber 172 of Deeds, page 21. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note:  Final Policy will be issued on the ALTA Owner’s Policy (6/17/06) with New York Endorsement 

Modifications and with the additional endorsements noted above. 

 

Note:  Copies of curatives etc. should be directed to Harris Beach, PLLC, attention Glenn D. Mattison, 

Esq. 

 

Note:  Any mortgages still open or recorded at closing will be an exception on the Final Owner’s Title 

Policy. 
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Submit as Exhibit VIII.C.2.c. the total amount the Applicant has spent or proposes to spend to 

acquire or occupy the land for the proposed Gaming Facility. If other than a lump sum, provide 

a table indicating the amount spent or proposed to be spent in each year. If different from the 

amount spent, describe Applicant’s total investment in the land.  

Exhibit VIII.C.2.c. TOTAL AMOUNT SPENT / PROPOSED TO SPEND  

 

Under the Option Agreement the land cost is $600,000.  The Applicant paid $20,000 in 

September 2013 towards this amount and paid an additional $20,000 on Tuesday June 24, 2014 

such that the option period runs until September 2015. The Applicant will exercise the option 

immediately upon award of a Region 5 gaming license by paying the balance of $520,000 due 

under the option. 
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Submit as Exhibit VIII. C.3.a. copies of current local zoning approvals and any rezoning or 

variances that are required and any land use approvals, a detailed explanation of the status 

of any request for any of the foregoing with copies of all filings, including a specific schedule 

of applications for zoning approvals and anticipated approval dates. 

VIII.C.3.a. CURRENT ZONING/PROPOSED REZONING OR VARIANCE 
 

The current designated zoning classification for the property is Planned Unit Development (PUD). 

The proposed casino along with the hotel/spa and associated restaurants and specialty shops 

are all allowable uses under the current PUD zoning designation.  The Town approved the site for 

PUD zoning designation as well as final Site Plan approval on June 12, 2014. 

Copies of resolutions of land use approvals have been included as Attachment 1 and 2.  
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Submit as Exhibit VIII. C.3.b. a description of the applicable zoning designation for the Project 

Site. 

VIII.C.3.b. APPLICABLE ZONING DESIGNATION 
 

The property is currently zoned Planned Unit Development (PUD). A copy of the PUD Local Law 

which is being utilized for the proposed development has been included as Attachment 1 of 1.  
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LOCAL LAW NO. 1 OF 2014 

 

A local law to amend the Town of Tyre Zoning Law in relation to enacting new Article 

II.A. Planned Unit Development. 

 

BE IT ENACTED by the Town Board of the Town of Tyre as follows: 

 

SECTION 1. 

ARTICLE II.A.  PLANNED UNIT DEVELOPMENT 

 

Section 2A.201.  STATEMENT OF PURPOSE 

 

A. Purpose.  The purpose of this Planned Unit Development (PUD) Article is to facilitate 

through flexible land use and design regulations the location of commercial and recreational 

uses in a manner that will achieve appropriate balance in land use variety and design, and in 

the layout and type of new structures, thereby enhancing the efficiency of the use of land 

overall.  A PUD will likely contain individual building sites and common property that are 

planned and developed as a unit without necessarily needing the participation of other 

building sites or common property to function as a neighborhood.  This Article will enhance 

the ability of the Town to promote business and employment opportunities and ensure that 

such developments contribute positively to the community, while ensuring sound land use 

planning consistent with the goals and intentions of the Town of Tyre’s Comprehensive Plan.   

 

B. Further, these regulations recognize that a strict application of space requirements, along with 

bulk and use specifications, would frustrate the application of the planned unit development 

concept. Thus, where PUD techniques are deemed appropriate through the rezoning of land 

to a planned unit development by the Town Board, the set of use and dimensional 

specifications in these regulations are herein replaced by an approval process in which an 

approved plan becomes the basis for continuing land use controls during the development 

period. Only after the sketch plan has been approved by the Town Board, will the land be 

rezoned to planned unit development, and these provisions will apply to the land. 

    

 

Section 2A.202.  GENERAL REQUIREMENTS FOR PLANNED UNIT DEVELOPMENT 

 

A. General Guidelines.  The establishment of a PUD district shall require two steps: (a) creation 

of PUD district in the Zoning Map of the Town of Tyre as provided for in § 2A.203; and (b) 

approval of a project in a PUD district as provided for in § 2A.204. 

 

B. Permitted uses.  The following uses and their accessory uses are permitted in a PUD district: 

 

(1) Commercial, retail, office, service and other non-residential uses, including, but not 

limited to, restaurants, food services, hotels and/or motels and shopping centers and/or 

plazas; and 
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(2) Public and private institutional and recreational facilities, including, but not limited to, 

casino and casino complexes, and their accessory uses, which may include (a) retail; (b) 

restaurants, food services, theatres, entertainment venues and other accessory uses 

associated with the development and operation of a casino and casino complexes; (c) 

hotels and motels; (d) accessory parking; (e) indoor place of amusement(s); (f) outdoor 

place of amusement(s) developed in association with any gambling structure such as pool 

areas and recreational uses; (g) support services; (h) banking facilities; (i) personal 

services uses such as spas and salons; and (k) other complementary uses which enhance 

the success of the overall project as a viable, high quality entertainment venue.  

 

C. Minimum Dimensional Requirements. 

 

(1) Minimum Area.  The minimum area requirements to qualify for a PUD district shall be 

seventy-five (75) contiguous acres of land.   

 

(2) Maximum Height of Structures.  No structure in a PUD district shall exceed the lesser of 

six (6) stories or eighty (80) feet in height.  Chimneys and utility infrastructure attached 

to such structures may extend above the highest point of the building structure.   

 

(3) Dimensional and Intensity Regulations.  Because land is used more efficiently in a PUD 

district, improved environmental quality can often be produced with greater density or 

intensity (e.g. amount of floor space per building) than is usually permitted in 

traditionally-zoned districts.  The Town Board shall determine in each case the 

appropriate land use intensity and/or density for individual projects, including but not 

limited to, the total land area, if any, devoted to open space.   

 

Section 2A.203.  APPLICATION AND PUD DISTRICT APPROVAL PROCEDURES 

 

A. General.  Whenever a PUD district is proposed, and before any permit for the erection of a 

permanent building is granted, the applicant or its authorized agent shall apply for an 

approval of such PUD district in accordance with the following procedures. 

 

B. Creation of PUD District.  Application for the creation of a PUD district in the Zoning Map 

of the Town of Tyre shall be made to the Town Board. 

 

C. Submission of Development Plan.  Together with its application for the creation of a PUD 

district, the applicant shall submit a Development Plan, at an appropriate scale, illustrating 

the type, uses and design of the proposed development. 

 

(1) Sketch Plan.  The Development Plan shall include a sketch plan that includes the 

following information: 

 

(a) Description of the area involved by tax map numbers, legal description, address, and 

ownership; 
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(b) An area map prepared by a licensed engineer showing applicant’s entire holding, that 

portion of the applicant’s property under consideration, and all properties, streets, and 

easements within 500 feet of the applicant’s property; 

(c) A location map showing existing and proposed uses and proposed lot lines, and 

ownership and use of abutting lands; 

(d) Topography, soil conditions, utilities and drainage; 

(e) Land uses, building locations and signage; 

(f) Roads, parking and walks; 

(g) Open space areas; 

(h) Landscaping and screening; and 

(i) Principal ties to the community at large with respect to transportation, water supply, 

and stormwater, sanitary and solid waste disposal. 

  

(2) The Development Plan shall also include the following documentation: 

 

(a) Evidence that the proposal is compatible with the goals of the Comprehensive Plan 

for the Town of Tyre; 

(b) If the development is to be staged, a general indication of how the staging is to 

proceed, together with evidence that the applicant has the technical and financial 

competence to carry out the plan; and 

(c) A Full Environmental Assessment Form. 

 

D. Action by Town Board upon Receipt of Application.  Upon its receipt of an application for 

creation of a PUD district under this Article, the Town Board shall refer the Development 

Plan to the Town Planning Board and Seneca County Planning Board, for their review and 

recommendation. 

 

(1) Referral to the Planning Board.  The Town Board shall refer the Development Plan to the 

Planning Board for review, which shall review the Development Plan and render its 

recommendations on the proposed PUD district to the Town Board.  The Planning Board 

may recommend approval, disapproval or conditional approval subject to modifications 

being made to the Development Plan.  The Planning Board shall report its 

recommendation(s) on the proposed PUD district to the Town Board within thirty (30) 

days of the referral by Town Board.  In evaluating the Development Plan, and 

formulating its recommendations to the Town Board, the Planning Board shall consider 

the following factors: 

 

(a) Whether the proposal meets the Town zoning and planning goals for the area in 

question; 

(b) Whether the proposal meets the intent and objectives of this Article; 

(c) Whether the proposal is conceptually sound and conforms to accepted design 

principles for any proposed functional roadway, wastewater treatment and disposal, 

pedestrian system, land use and configuration, open space system, and drainage 

system; and 

(d) Whether there are adequate services and utilities available and/or proposed to be 

made available for the Development Plan. 
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(2) Compliance with SEQRA.   

 

(a) The applicant shall submit a Full Environmental Assessment Form pursuant to 

SEQRA, which shall consider both the PUD district as provided for in this § 2A.203 

and, to the extent feasible, the design elements of the proposed development as set 

forth in the sketch plan.   

 

(b) In its review and approval of the application for the creation of a PUD district, the 

Town Board will comply with the provisions of the State Environmental Quality 

Review Act (“SEQRA”) under Article 8 of the Environmental Conservation Law and 

its implementing regulations set forth at 6 NYCRR Part 617.      

 

(3) General Municipal Law § 239-m.  Applications for the creation of a PUD district shall be 

referred to the Seneca County Planning Board in accordance with § 239-m of the General 

Municipal Law. 

 

E. Public Hearing.  The Town Board shall conduct a public hearing on the PUD district 

application and Development Plan after proper notice is given as required by the Town of 

Tyre Zoning Law. 

 

F. Within thirty (30) days of the close of the public hearing being held pursuant to § 2A.203(E), 

and subject to compliance with the requirements of SEQRA, the Town Board shall consider 

the recommendations of the Planning Board and render its decision on the Development 

Plan, by written resolution, taking into consideration the following factors: 

 

(1) Adequacy and arrangement of traffic access and circulation including intersections, 

road widths, channelization structures and traffic controls; 

(2) Adequacy and arrangement of pedestrian access and circulation including separation of 

pedestrian from vehicular traffic, walkway structures, control of intersections with 

vehicular traffic, and pedestrian convenience; 

(3) Location, arrangement, appearance and sufficiency of parking; 

(4) Location, arrangement, size and design of buildings, lighting and signs; 

(5) Relationship of the various uses to one another and their scale; 

(6) Adequacy, type and arrangement of trees, shrubs and other landscaping constituting a 

visual and/or a noise deterring buffer between adjacent uses and adjoining lands; 

(7) Location and adequacy of open space; 

(8) Adequacy of stormwater and sanitary waste disposal facilities; 

(9) Adequacy of structures, roadways and landscaping in areas with moderate to high 

susceptibility to flooding and ponding and/or erosion; 

(10) Protection of adjacent properties against noise, glare, unsightliness, or other 

objectionable features; 

(11) Compliance with SEQRA; and 

(12) Conformance with other goals of the Town of Tyre which have been stated in the Town 

of Tyre Zoning Law or the Comprehensive Plan for the Town of Tyre.  
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G. Architectural Requirements.  The Town Board may require the exterior design of all 

structures be made by, or under the direction of, a registered architect whose seal shall be 

affixed to the plans. The Town Board may impose architectural style requirements so that the 

buildings and improvements within the project are internally harmonious and appropriate to 

the community as a whole. 

 

H. Zoning for Planning Unit Developments.  If the Town Board approves the Development 

Plan, within ten (10) days of its decision the Town Board shall amend the Zoning Map of the 

Town of Tyre to establish and define the type and boundaries of the PUD district.  The Town 

Board may condition approval of the Development Plan upon submission by the applicant of 

a letter of credit, performance bond, and/or other financial documentation demonstrating the 

adequacy of the applicant’s financial resources to complete the Development Plan.   

 

Section 2A.204.  SITE PLAN APPROVAL PROCESS 

 

A. Site Plan Approval.  An application for site plan approval, which site plan shall be consistent 

with that set forth in the Development Plan approved as part of the PUD district designation, 

shall be made to the Town Board and shall be accompanied by the following information 

prepared by a licensed engineer, architect and/or landscape architect: 

 

(1) A topographic map showing contour intervals of not more than five feet of elevation shall 

be provided. 

 

(2) A site plan including the following information: 

 

(a) Title of drawing, including name and address of applicant; 

(b) North point, scale and date; 

(c) Boundaries of the property plotted to scale; 

(d) Existing watercourses; 

(e) A site plan showing location, proposed use and height of all buildings; location of all 

parking and truck loading areas, with access and egress drives thereto; location and 

proposed development of all open spaces including parks, playgrounds and open 

reservations; location of outdoor storage, if any; location of all existing or proposed 

site improvements, including drains, culverts, retaining walls and fences; description 

of method of sewage disposal and location of such facilities; location and size of all 

signs; location and proposed development of buffer areas; location and design of 

lighting facilities; and the amount of building area proposed for non-residential uses, 

if any; and 

(f) Proposed signage in accordance with § 2A.205(B). 

 

B. Town Board Review of Site Plan Application.  No site plan approval shall be issued until the 

Town Board has evaluated the application based on the following considerations: 

 

(1) Consistency with the preliminary development plan; 

(2) The existing character of the neighborhood and the relationship, beneficial or adverse, of 

the proposed development to this neighborhood; 
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(3) The location of principal and accessory buildings on the site in relation to one another 

and to other structures and uses in the vicinity, including bulk and height; 

(4) The provision for pedestrian circulation and open space in the PUD; 

(5) The traffic circulation features within the site, including the amount of, location of and 

access to automobile parking and terminal loading areas; 

(6) The amount of traffic generated at peak hours and the provisions for adequately handling 

such volumes, with particular reference to points of ingress and egress, potential hazards, 

such as inadequate sight distances and intersection design, and the nature and suitability 

of the connecting street or highway system to absorb the anticipated changes; 

(7) The provisions for storm, sanitary and solid waste disposal, and other utilities for the 

property; 

(8) The proposed landscaping and signage; and 

(9) The manner in which the physical design makes adequate provision for service demands 

(water, sewer, fire, etc.) and adequate traffic control. 

 

C. General Municipal Law § 239-m.  All applications for site plan approval shall be referred to 

the Seneca County Planning Board in accordance with § 239-m of the General Municipal 

Law.   

 

D. Action on Site Plan by Town Board.  Within sixty-two (62) days after the application for site 

plan approval is received, the Town Board shall act on it.  The Town Board’s action shall be 

in the form of a written statement to the applicant stating whether or not the site plan is 

approved, denied, or conditionally approved.  A copy of the appropriate minutes of the Town 

Board shall be a sufficient report.  If no decision is made within said 62-day period, the site 

plan shall be considered conditionally approved. 

 

E. Request for Changes in the Sketch Plan.  If during review of the site plan application it 

becomes apparent that certain elements of the sketch plan, as it has been approved by Town 

Board are unfeasible and in need of significant modification, the applicant shall then present 

its solution to the Town Board as its site plan in accordance with the above procedures. The 

Town Board shall then determine whether or not the modified plan is still in keeping with the 

intent of the PUD district. If a negative decision is reached, the site plan shall be considered 

disapproved. The applicant may then, if the applicant wishes, produce another site plan in 

conformance with the approved sketch plan.  

 

F. Staging.  If the applicant wishes to stage its development, and it has so indicated as required, 

then it may submit only those stages it wishes to develop for site plan approval in accordance 

with its staging plan. Any plan which requires more than 24 months to be completed shall be 

required to be staged; and a staging plan must be developed. It is the intent of this Article that 

individual stages of the PUD district will have an integrity of use in their own right so that, if 

for any reason, the entire PUD district would not be completed, those portions of the PUD 

district already constructed will be an asset to the community by themselves. Staging plans 

must take in account this objective, and applicants proposing individual stages that deviate 

significantly from the overall character of the PUD district shall present evidence that such a 

stage is indeed in keeping with the Development Plan as approved by the Town Board. 
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G. Application for Building Permit.  If a building permit application for construction of the 

building(s) in accordance with the approved site plan has not been filed within one (1) year 

after the date of the resolution authorizing site plan approval, the site plan approval shall be 

revoked and vacated.  The Town Board may extend the 1-year period taking into 

consideration factors it considers reasonable, including the timing of any staging plan 

approved by the Town Board pursuant to § 2A.204(F). 

 

Section 2A.205.  SIGN REGULATIONS 

 

A. Generally.  With the exception of signage for a casino and casino complexes as permitted 

below in subsection (B), the approval of any signs shall be governed by the requirements of § 

5.512 of the Town of Tyre Zoning Law.  

 

B. Signs for public and private institutional and recreational facilities, including, but not limited 

to, casino and casino complexes.  Due to the unique signage associated with public and 

private institutional and recreational facilities, including, but not limited to, casino and casino 

complexes, a PUD district approved for such use shall allow for a wide range of unique 

signage and building lighting not contemplated in the underlying zoning.   

 

(1) The following specialty signage is allowed for casino and casino complexes, 

subject to the  approval of the Town Board, which shall confer with the Code 

Enforcement Officer (regarding any aspects related to applicable building codes 

and permits) and the New York State Department of Transportation (regarding 

any traffic safety hazard impacts): 

 

(a) Blade signs and theater marquee signs;  

(b) roof top parapet signs;  

(c) façade projection signs (static or animated);  

(d) animated electronic billboard signs;  

(e) pinned-off letter signs;  

(f) internally and externally illuminated signs;  

(g) first and second surface signs applied to glazing or facades;  

(h) banners;  

(i) seasonal and special event building and site lighting;  

(j) architectural building and site lighting to accent design features; 

(k) animated, lighted fountains; and 

(l) streetscape elements. 

 

(2) All specialty signage must be properly and fully maintained in good working 

condition at all times so as to not detract from development’s high quality 

appearance. 

 

SECTION 2:  Severability. 

 

If any clause, sentence, paragraph, section or part of any section of this title shall be adjudged by any 
court of competent jurisdiction to be invalid, such judgment shall not affect, impair or invalidate the 
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remainder thereof, but shall be confined in its operation to the clause, sentence, paragraph, section or 
part thereof directly involved in the controversy and in which such judgment shall have been 
rendered.   

 

SECTION 3: Effective date. 

 

This local law will take effect immediately on filing in the office of the Secretary of State.   
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Submit as Exhibit VIII. C.3.c. a list of any State and/or local permits or special use 

permits that the Applicant must obtain for the Project Site, and for such permits 

describe: (i) the procedure by which the Applicant shall obtain the permits; (ii) what 

conditions, if any, are likely to be placed on the permits; and (iii) the estimated dates 

by which the Applicant will obtain the permits. 

VIII.C.3.c NECESSARY PERMITS 
 

Permits from New York State, and Seneca County will be required with the proposed 

improvements for the gaming facility. These permits require the review of engineering plans and 

documents associated with the proposed improvements by each Agency. All permits will be 

obtained in the summer of 2014 and are described in detail below:  

 

• Coverage under the New York State Department of Environmental Conservation 

State Pollutant Discharge Elimination System (SPDES) General Permit (GP-0-10-001): 

(i) Coverage under the General SPDES Permit will be obtained after the 

NYSDEC completes its review of the site plans and engineering documents 

for the proposed site improvements. 

(ii) Conditions of the permit will be consistent with the current NYSDEC’s 

SPDES General Permit GP-0-10-001. 

(iii) Coverage under the General SPDES Permit will be obtained in the summer 

of 2014. 

 

• New York State Department of Transportation Utility and Non-Utility Work Permits: 

(i) These permits will be obtained after the NYSDOT completes its review of 

the proposed roadway and utility improvements located within the State 

highways right-of-ways. 

(ii) Conditions of these permits will be consistent with typical state highway 

permits for utility and non-utility improvements. 

(iii) All NYSDOT permits will be obtained in the summer of 2014. 

 

• New York State Thruway Authority Utility Permit & Bridge Permit: 

(i) These permits will be obtained after the NYS Thruway Authority completes 

its review of the proposed roadway and utility improvements within the 

State right-of-way for the NYS Thruway. 

(ii) Conditions of these permits will be consistent with typical NYS Thruway 

Authority permits for new utility crossings and bridge improvements. 

(iii) All permits will be obtained in the summer of 2014. 

 

• Seneca County Health Department Potable Water and Sanitary Permits: 

(i) These permits will be obtained after the Seneca County Health 

Department completes their review of the proposed on-site and off-site 

improvements related to the gaming facility. 

(ii) Conditions of the permits will be consistent with typical county permits for 

sanitary and potable water system improvements. 

(iii) All permits will be obtained in the summer of 2014. 
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• Seneca County Department of Building and Fire Code Enforcement Building Permit: 

(i) This permit will be obtained after review of the building plans and 

engineering documents for the proposed gaming facility has been 

completed. 

(ii) No special conditions are anticipated to be placed on the permit at this 

time. 

(iii) The building permit will be obtained in the summer of 2014. 
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Submit as Exhibit VIII. C.4.a. a description of, and provide schematics illustrating, the 

Applicant’s master plan for the land and the Project Site showing major activities and 

functions. Provide a phasing plan for the proposed components of the master plan, if 

applicable. 

VIII.C.4.a MASTER PLAN AND BUILDING PROGRAM 
 

The proposed Wilmot Casino and Resort is located in the Town of Tyre, Seneca County on 

NYS Route 414.  The proposed site consists of 84.9 acres and is located to the immediate 

north of the Thruway on the east side of NYS Route 414. The parcel contains a mix of land 

uses including agricultural, woods, meadow as well as State and Federal regulated 

wetlands.  Upon completion of the project, there will be approximately 52+/- acres of 

open/green space consisting of wooded areas, wetlands and green areas surrounding 

the buildings and parking fields. 

 

The applicant intends to develop the parcel with a number of uses including a casino, 

208 room hotel with multi-purpose meeting/conference rooms, concert venue, pool and 

spa as well as a number of supporting restaurants and bars. This space will also include a 

facility which will feature local New York products such as wine, cheese, maple syrup 

and possibly in-season fruits and vegetables. It is estimated that approximately 1,800 new 

jobs will be created as a result of the proposed development which will have a positive 

impact on the local economy. 

 

The project will not be phased, upon initiation of the site development, construction 

activities will continue until project full build out has been completed.  

 

A color rendering of the proposed project site has been included as Attachment VIII 

C.4.a. Attachment 1 of 1. 

 





Lago Resort & Casino Application Exhibits 

 

1 

 

VIII.C.4.b.  Submit as Exhibit VIII.C.4.b a detailed analysis of the suitability of the proposed Project 

Site for the proposed Gaming Facility and the ways the proposed Gaming Facility support 

revitalization , if applicable, and the proposed relationship of the Project Site to adjoining land 

uses and proposed land uses to ensure compatibility with those adjoining land uses. 

Exhibit VIII.C.4.b SUITABILITY OF PROJECT SITE 
On June 12, 2014 the Tyre, New York Town Board unanimously approved the Development Plan 

submitted by Lago Resort and Casino.  In addition to the topics raised in VIII.C.4.b, the 

Development Plan addresses the requirements of the Town Zoning Law, the Town 

Comprehensive Plan and the Town Planned Unit Development (PUD) ordinance.  This 

unanimously approved resolution is attached and labeled as:  Attachment 1 of 2. 

Additionally on June 12, 2014 the Tyre, New York Town Board unanimously approved the Site 

submitted by Lago Resort and Casino.  This approval further confirms the applicant’s 

compliance with the Town Zoning Law, the Town Comprehensive Plan and the Town Planned 

Unit Development (PUD) Plan.  The unanimously approved site plan is labeled as: Attachment 2 

of 2.   
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING 

THE DEVELOPMENT PLAN SUBMITTED WITH THE APPLICATION OF 

WHITETAIL 414, LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO 

ADD A PLANNED UNIT DISTRICT FOR THE PROPOSED 

WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed 

Development Plan and Part 1 of a Full Environmental Assessment Form (“EAF”) under the State 

Environmental Quality Review Act (“SEQRA”); and  

 

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of 

the New York State Thruway, (the “Property”); and 

 

 WHEREAS, the PUD District Application, the proposed Development Plan and the EAF 

are contained in a two-volume submission entitled “SEQRA Documentation and Engineer’s 

Report,” “Appendices to Engineer’s Report,”and a set of plan drawings, each dated March 2014; 

and 

 

 WHEREAS, the Town’s engineer, Barton & Loguidice, DPC, determined that the PUD 

District Application and the proposed Development Plan contained the elements required by 

section 2A.203(C)(1) and (2) of the Town’s Zoning Law, and that the EAF is complete and, 

therefore, that the PUD District Application and proposed Development Plan are complete for 

review; and  

 

 WHEREAS, among other information, the Town Board considered the April 9, 2014 

comments of Barton & Loguidice on the Development Plan Phase Documents for Wilmot 

Casino and Resort and the April 25, 2014 responses of BME Associates to comments received 

on the Wilmot Casino and Resort Development Plan; and  

 

 WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board 

referred the PUD District Application and the proposed Development Plan for review and 

recommendation to the Seneca County Planning Board pursuant to Sections 239-l and 239-m of 

the General Municipal Law and Section 2A.203(D) of the Town’s Zoning Law; and 

 

 WHEREAS, on April 10, 2014, the Seneca County Planning Board issued its 

recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it 

recommended that the Town of Tyre approve the proposed Development Plan; and 
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WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board 

referred the PUD District Application and the proposed Development Plan to the Town of Tyre 

Planning Board pursuant to Section 2A.203(D) of the Town’s Zoning Law; and 

 

WHEREAS, at a properly noticed meeting of the Town Planning Board on April 15, 

2014, after discussion and consideration of the factors set forth in Section 2A.203(D)(1)(a-d) of 

the Town’s Zoning Law, the Town Planning Board voted to recommend to the Town Board that 

the PUD District Application and proposed Development Plan be approved with three 

conditions; and 

 

 WHEREAS, the Town Board held a properly noticed public hearing to discuss the PUD 

District Application and proposed Development Plan on April 17, 2014, for the purpose of 

hearing public comment on these documents and heard comments regarding potential 

environmental and land use and social issues associated with the PUD District Application and 

proposed Development Plan; and 

 

 WHEREAS, the Town Board held a properly noticed regular meeting on April 17, 2014, 

at which it considered the April 15, 2014 recommendation with conditions of the Town Planning 

Board with respect to the proposed Development Plan; and  

 

 WHEREAS, the Town Board has thoroughly reviewed the information provided in the 

SEQRA Documentation and Engineer’s Report, as well as the other reports and correspondence 

submitted to the Board; and 

 

 WHEREAS, the Town Board considered all of the comments that were received during 

the public hearing and at the various other meetings at which this Action was considered; and 

 

 WHEREAS, the Town Board considered the recommendations of the Town Planning 

Board and the Seneca County Planning Board; and 

 

WHEREAS, the Town Board considered the PUD District Application and proposed 

Development Plan during its properly noticed regular business meetings on March 20, 2014, 

April 17, 2014 and May 15, 2014; and 

 

 WHEREAS, the Town Board conducted properly noticed special meeting on May 1, 

2014 and June 12, 2014 to discuss the PUD District Application and proposed Development 

Plan; and  

 

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the 

PUD District Application and the proposed Development Plan; and 

 

 WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.203 of the 

Town’s Zoning Law for the approval of a PUD Development Plan. 
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CHECK ONE OF THE FOLLOWING: 

 

_____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development 

Plan satisfies the requirements set forth in Section 2A.203 of Town’s Zoning Law, and, 

therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME 

Associates and dated March, 2014 is hereby approved.  The reasons supporting this 

determination are as follows: 

 

(1) The Development Plan provides adequate traffic access and circulation including 

intersections, road widths, channelization structures and traffic controls; 

(2) The Development Plan provides adequate pedestrian access and circulation 

including separation of pedestrian from vehicular traffic, walkway structures, control of 

intersections with vehicular traffic, and pedestrian convenience; 

(3) The Development Plan provides for adequate parking arrangements, including 

location, appearance and number of spaces; 

(4) The location, arrangement, size and design of buildings, lighting and signs is 

appropriate; 

(5) The relationship and scale of the various uses to one another is appropriate; 

(6) The Development Plan provides for adequate landscaping to provide both a visual 

and a noise deterring buffer between adjacent uses and adjoining lands; 

(7) The Development Plan provides for sufficient open space; 

(8) The Development Plan provides for adequate stormwater and sanitary waste 

disposal facilities; 

(9) The Plan has appropriately addressed roadways and landscaping in areas with 

moderate to high susceptibility to flooding and ponding and/or erosion; 

(10) The Development Plan adequately provides for the protection of adjacent 

properties against noise, glare, unsightliness, or other objectionable features; 

(11) The Town Board has previously complied with SEQRA; and 

(12) The Development Plan conforms to other goals of the Town of Tyre which have 

been stated in the Town of Tyre Zoning Law or the Comprehensive Plan for the Town of 

Tyre.  

 

 IT IS HEREBY FURTHER RESOLVED that the approval of the Development Plan for 

the Wilmot Casino and Resort is subject to the following conditions:  

 

(1) The Applicant shall ensure that the exterior design of all structures be made by, or 

under the direction of, a registered architect whose seal shall be affixed to the plans. 

 

(2) The Applicant shall obtain all other necessary local, state and federal permits and 

approvals required for the proposed development. 

 

OR 

 

_________ NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development 

Plan does not satisfy the requirements set forth in Section 2A.203 of Town’s Zoning Law, and, 



 

4 

 

therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME 

Associates and dated March, 2014 is not approved.   

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office 

of the Town Clerk in files that are readily accessible to the public and made available upon 

request, subject only to the limitations established by the Freedom of Information Law. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect 

immediately. 

 

The adoption of the foregoing Resolution was moved by Mr. Thomson, seconded by Mr. 

Delpapa, and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

 

Dated:  June 12, 2014 

 

 

2327674.4 6/13/2014 



 

1 

 

RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING 

THE SITE PLAN IN CONNECTION WITH THE APPLICATION OF WHITETAIL 414, 

LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO ADD A 

PLANNED UNIT DISTRICT FOR THE WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) district in the Town of Tyre (the “Town”), together with a proposed 

Development Plan, and Part 1 of a Full Environmental Assessment Form (“EAF”) under the 

State Environmental Quality Review Act (“SEQRA”) and the Town Board received a proposed 

Site Plan on April 16, 2014, last revised on June 3, 2014; and  

 

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of 

the New York State Thruway, (the “Property”); and 

 

 WHEREAS, the Town Board referred the Site Plan to the Seneca County Planning Board 

pursuant to Sections 239-l and 239-m of the General Municipal Law; and 

 

 WHEREAS, on May 8, 2014, the Seneca County Planning Agency issued its 

recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it 

recommended that the Town Board approve the application for Site Plan Review; and 

 

 WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the 

proposed Site Plan; and 

  

 WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.204 of the 

Town’s Zoning Law for the issuance of Site Plan approval. 

 

CHECK ONE OF THE FOLLOWING: 

 

______X______NOW THEREFORE IT IS HEREBY RESOLVED, that the Site Plan satisfies 

the requirements set forth in Section 2A.204 of the Town’s Zoning Law for the approval of the 

Site Plan; and, therefore, the proposed Site Plan for the Wilmot Casino and Resort prepared by 

BME Associates and dated April, 2014, last revised June 3, 2014, is approved on the conditions 

set forth below.  The reasons supporting this determination are as follows: 

 

(1) The Site Plan is consistent with the Development Plan for the Wilmot Casino and 

Resort prepared by BME Associates and dated March, 2014; 

(2) The Site Plan is consistent with an appropriate development of the neighborhood 

and surrounding area and is not unreasonably detrimental to the existing structures or 

uses in the surrounding neighborhood; 
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(3) The Site Plan provides for an appropriate and suitable development of the entire 

area as an integrated and harmonious unit considering the location, bulk and height of 

principal and accessory buildings on the site in relation to one another and to other 

structures and uses in the vicinity; 

(4) The Site Plan provides for adequate pedestrian circulation and open space; 

(5) The Site Plan provides for adequate traffic circulation features within the site, 

including the amount of, location of and access to automobile parking and terminal 

loading areas; 

(6) The Site Plan provides for adequately handling peak traffic volumes, including  

points of ingress and egress, sight distances and intersection design, and the nature and 

suitability of the highway system to absorb the anticipated changes; 

(7) The Site Plan makes adequate provisions for storm, sanitary and solid waste 

disposal, and other utilities for the property; 

(8) The proposed landscaping and signage is satisfactory; and 

(9) The physical design of the proposed project as set forth on the Site Plan makes 

adequate provision for service demands (water, sewer, fire, etc.) and provides for 

adequate traffic control. 

 

 IT IS HEREBY FURTHER RESOLVED, that the approval of the Site Plan for the 

Action is subject to the following conditions:  

 

(1) Final approval shall not be given until all legal, engineering, and professional 

review fees have been paid. 

(2) The comments in a letter entitled “Development Plan Phase Documents Review 

for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice, D.P.C. 

must be fully addressed. 

(3) The comments in a letter entitled “Preliminary Site Plan clarification requests and 

comments for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice, 

D.P.C. must be fully addressed. 

(4) The comments in a letter entitled “Site Plan Phase Documents Review for Wilmot 

Casino and Resort”, dated May 16, 2014, prepared by Barton & Loguidice, D.P.C. must be fully 

addressed. 

(5) The exterior design of all structures shall be shown on the design plans and shall 

bear the seal of a New York State licensed and registered architect who created the designs, or 

had sufficient, direct knowledge of the requirements of this project and directed the design. 

(6) All plans shall bear the seal of a New York State licensed professional engineer or 

architect, as applicable. 

(7) The final site plan shall be reviewed and accepted by the Chief of the Magee Fire 

Department. 

(8) Any additional specialty signage not previously shown on plans submitted at 

either the Development Plan or the Site Plan Phases shall be presented to the Tyre Town Board 

and Town Code Enforcement Officer, or designated Enforcement Officer, for their approval 

prior to construction in accordance with Section 2A. 205(B)(1) of Local Law No. 1 of 2014. 

(9) All applicable permits and approvals must be obtained from New York State 

Electric & Gas for electricity and natural gas supply. 
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(10) All applicable permits and approvals must be obtained from the New York State 

Department of Transportation prior to the commencement of construction activities within the 

respective right-of-ways. 

(11) All applicable permits and approvals must be obtained from the New York State 

Thruway Authority prior to the commencement of construction activities within the Thruway 

right-of-way boundaries. 

(12) Applicable approvals from the Seneca County Department of Health for the water 

supply system and decommissioning of the existing well on the project site shall be obtained. 

(13) Applicable approval, including a suitable out-of-district user agreement, from the 

Town of Seneca Falls for sewage treatment shall be obtained.   

(14) Building design and finished construction must meet the requirements stated in 

the latest version of the Uniform Fire Prevention and Building Code (Uniform Code) and State 

Energy Conservation Construction Code (Energy Code) and receive building permit approval 

and inspection from the Seneca County Department of Building and Fire Code Enforcement. 

(15) A final Wetland Delineation Report and Jurisdictional Determination shall be 

completed and sent to the U.S. Army Corps of Engineers for approval. 

(16) Applicant shall obtain coverage under the SPDES General Permit for Stormwater 

Discharges from Construction Activity and develop a Stormwater Pollution Prevention Plan 

(SWPPP) in accordance with the requirements in the General Permit for Stormwater Discharges 

from Construction Activity. 

(17) At no time shall the activities, such as construction or operational, related to this 

project, hinder or disrupt the agricultural practices, including, but not limited to farm equipment 

roadway access, field farming operations, manure spreading, or pesticide application, conducted 

on adjacent or surrounding agricultural properties. 

(18)      The Applicant shall obtain any other necessary permits or approvals required by 

local, state or federal law. 

(19)  Applicant shall inform the Town Engineer of any proposed changes to the final 

site plan and if, in the opinion of the Town Engineer, the proposed changes constitute substantial 

modifications to the existing project footprint, site design features, or site development 

improvements, for example, modifications to the stormwater ponds or parking areas, the 

Applicant shall submit an application to the Town Board for an amended site plan. 

 

OR 

 

__________NOW THEREFORE IT IS HEREBY RESOLVED, based on its review of all 

relevant information submitted by the Applicant and the Town’s consultants, the Town Board 

finds that the proposed Site Plan does not satisfy the requirements set forth in Section 2A.204 of 

Town’s Zoning Law, and, therefore, the proposed Site Plan for the Wilmot Casino and Resort 

prepared by BME Associates and dated April, 2014, last revised June 3, 2014, is not approved.   

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office 

of the Town Clerk in files that are readily accessible to the public and made available upon 

request, subject only to the limitations established by the Freedom of Information Law. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect 

immediately. 
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The adoption of the foregoing Resolution was moved by Mr. Aceto, seconded by Mr. Rogers, 

and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

 

Dated:  June 12, 2014 

 

 

2327819.4 6/13/2014 
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Submit as Exhibit VIII. C.5.b. a narrative description of the basis of the overall architectural and 

building plan, any unique or defining exterior and interior themes or characteristics and 

prevailing style.  Describe how various aspects of the proposed plans are designed to 

interrelate and principal decisions as to the layout of the building program, consolidation or 

segregation of major functions/activities/uses and configuration of the building program to 

meet any constraints or opportunities presented by the Project Site.  Describe how the 

programmatic and architectural decisions contribute to an overall superior customer 

experience or address unique challenges or opportunities of the proposed Gaming Facility 

and Project Site. 

VIII. C.5.b.  OVERALL ARCHITECTURAL AND BUILDING PLAN  
 

Inspired by the iconic estate farmhouses of Southern Italy, the Lago Resort & Casino is a warm, 

elegant resort with a focus on memorable hospitality experience.  This Mediterranean-influenced 

design concept is intended to create an attractive atmosphere that is both luxurious and 

approachable.  With a fresh, modern point of view, the Lago Resort & Casino planning was 

guided by the site access, the existing site conditions, and the proposed overall building 

program for the Casino, Entertainment venue, Food and Beverage venues, Hotel, Spa, on-site 

Parking, and all associated back of house support areas. 

Given the project site with access via the New York Thruway and Route 414, the site planning 

was focused on visibility and guest access.  This access is provided on the east side of Route 414 

and is planned with multiple traffic lanes to allow both the guest, and service vehicles to access 

the site at this location.  The building planning is organized to maximize the visibility from the New 

York Thruway, as well as from the Site Arrival/Entry point. The gentle rolling hills and sparkling blue 

waters of the Finger Lake Wine Country set the backdrop for this refined architectural edifice.  

Once arriving at the Main Entry Road, the guest will enter through a prominent stone “gateway” 

providing an immediate vision and understanding of the project components, and sets the tone 

for their arrival.  From this location, the Hotel, Casino, and Parking Structure are all visible, and 

immediately orient the guests to their preferred destinations.  The Parking structure is located at 

the northern end of the site, closest to the main entry road providing direct access to the Casino 

and Entertainment Venue, while the Hotel and Resort amenities anchor the southern end. 

Architecturally, the forms and materials of the property are authentic and sophisticated with 

clean lines; a hallmark of simple elegance.  Attention to detail and proportion are paramount.  

The architectural design reflects the special considerations taken to bring the massing down to 

human scale for a high-touch guest experience.  The harmonious massing is simultaneously 

formal and organic, with larger program components articulated with interpreted details 

including low roofs, stone walls, eaves, arches, and corbelling, to create a human scale and 

personal dimension. Fenestration along the buildings perimeter creates an active 

indoor/outdoor relationship between patrons, architecture and environs.  The articulation of the 

façade is meant to evoke the concepts’ Mediterranean influence, in particular, the natural 

luminosity of the interplay with the day’s sunlight. 

The resort amenities are interconnected and allow first time visitors to easily navigate the 

property, while returning guests quickly find their preferred indoor Valet Parking, Self-parking, or 

outdoor surface parking options. 
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With the parking structure located adjacent to the taller Casino and Entertainment building 

components, the scale of the overall property has also been designed to create a resort 

environment.  This resort scale has been achieved by planning and arranging the building 

elements within the existing site topography and providing internal vertical circulation to move 

guests through the property.  On the west side, at the lowest site arrival point, the Valet Parking is 

located inside the garage.  This entry point provides an ease of access with direct entry to the 

Valet operations.  The Valet guests will then be led directly to the Casino Level via an escalator 

or elevator.  On the east side of the Garage and Casino, the larger structures provide a physical 

separation, and visual screening of the service access and loading dock functions that support 

the overall facility. 

The casino is at the heart of the plan with all of the related program amenities visible and 

radiating from the center of the gaming area. These venues include the Specialty Portico 

Restaurant, Savor NY, Food Court, Feature Bar, Buffet, and The Vine event center.  These 

amenities not only provide a level of activity around the perimeter of the casino, they are all 

designed with feature terraces, patios and generous windows to bring the outdoors inside. 

At the south eastern portion of the site, the existing grade dictates a raised surface parking lot 

accommodating the Bus drop-off and Lobby, Bus Parking, as well as Employee Parking, 

Employee Child Care, and a Staff Entry.  This access accommodates both guests and 

employees on an upper level, and provides access to the Ground Floor functions via escalator 

and elevators. 

The Hotel/Resort is located at the south end of the site, and is a 6-story hotel tower with 207-

guestrooms and suites.  The Hotel has its own covered porte cochere leading guests to the 

distinctive Lobby with immediate adjacency to the Casino via the Promenade.  At the ground 

floor of the Hotel, the non-gaming amenities include a Café, Spa, Lanai Suites, and a resort Pool 

with Pool Bar and a luxurious deck space with Cabanas.  
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Submit as Exhibit VIII. C.5.c. a description of the types of materials, finishes and furnishings that 

are proposed and how those complement or interrelate with the chosen style or theme. 

VIII. C.5.c.  DESCRIPTION OF TYPES OF MATERIALS  

 

Casino Description 

Inspired by the interiors of iconic estate farmhouses of southern Italy, the Casino interior is warm 

and timeless with a modern resort-like atmosphere.  Octagonal columns of cream book 

matched stone, richly stained walnut ceilings with groin vault detailing, aged blonde wood 

beams, and cream and sand Venetian plaster surfaces create a distinct environment above the 

table game pits.  Modern light fixtures with glowing candle effects, inspired by outdoor lanterns, 

and custom modern carpets with Mediterranean- influenced patterns cover the gaming floor. 

Gaming seating, richly appointed in terra cotta-colored faux leather, and polished Roman 

Travertine marble pathways lead the guest to various venues surrounding the Casino.  The 

Casino, at 87,597sf, has 85 tables and 2000 slot machines. 

.  
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Submit as Exhibit VIII. C.6.e. any details of casino operation that the Applicant believes should 

be included in the evaluation of its operation. 

 

 

VIII.C.6.e. ADDITIONAL DETAILS 
 

Lago Resort & Casino will maximize economic output, support workforce development and 

education in Seneca County, bolster Tourism partnerships, and support responsible gaming, 

while creating the best possible outcome for gaming revenue in New York’s Southern Tier. 

Economic Development 
 

 NY First - Lago Resort & Casino will establish its “New York 

First” program which gives priority and advantage to 

local companies in upstate New York and the State of 

New York. This ensures that goods and services available 

in the region and the State will be used by the casino 

development.   

 

The Manager, JNB Gaming previously (Diamond Jo 

Dubuque and Diamond Jo Worth) purchased approximately 97% of the goods and 

services from Iowa businesses. This excludes specialized sourced goods which are not 

available from businesses in the State of Iowa. (Primarily Slot Machines and Slot products.)  

 

 Savor NY pavilion will feature local and regional 

products for sale to visitors and will be a prime location 

for local artists, vineyards and other businesses to display 

and sell goods made in New York. 

 

 

 Shop New York - The casino’s gift shop, Shop New York, will 

feature only products available from New York vendors. 

These carefully selected goods will showcase the best that 

NY has to offer and introduce travelers to a variety of local 

favorite things. 

 

 

 

 Lago Rewards Partnerships - Players’ club members will be able to purchase goods and 

services from local business partners using their Lago Rewards Players Club Points. 

Customers earn hundreds of thousands of dollars in points each year. This unique 

program will allow them to choose to spend their rewards throughout the region.  
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Bolster Tourism throughout the Region 
 Lago Resort & Casino will co-promote the entire destination in conjunction with its 

strategic marketing. The region which already attracts seasonal visitors will now have a 

centerpiece for the region, with full-service hotel and spa, casino and other amenities to 

help attract new visitors for longer lengths of stay.  

 Tourism Partnerships with Finger Lakes Tourism Association, local Chambers of Commerce 

and other organizations which promote tourism to the region will help reach adults 

throughout the outer market. These strategic alliances will be benefit from Lago’s 

marketing spend of $500,000 annually to promote the region and increased visitation. 

Lago Responsible Gambling Resource Center and Outreach/Education 
 Lago seeks to provide responsible gambling information and referrals in conjunction with 

Seneca County Mental Health. Lago Responsible Gambling Resource Center will be 

located off of the gaming floor at Lago and will be a resource center for consumers. 
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Submit as Exhibit VIII. C.7.a. a description of the proposed hotel(s), including the types of 

rooms, the numbers and proposed square footage of each type of room at full build-out and 

for each phase, if applicable.  Describe the level of service and, if known, the flag or brand 

of the proposed hotel.  If more than one level of service and/or flag or brand is intended, 

describe each level of service and/or flag or brand and how they will be developed, 

operated, and marketed separately but may be operationally combined. Provide copies of 

any arrangements or agreements relating to branding, franchising and hotel loyalty or 

patronage programs planned in connection to the proposed hotel(s) that are different from 

the Applicant’s or the Manager’s branding and customer loyalty or patronage programs. 

VIII. C.7.a. DESCRIPTION OF PROPOSED HOTEL 
 

Lago Resort & Casino will be positioned as a market leader with full-service amenities, 207 well-

appointed rooms, various dining options, retail outlets, casino and spa. The level of service in 

industry terms will be considered a 3 ½ star hotel, with luxurious amenities including spa, 

convenience market, business center, breakfast area, a welcoming promenade and an 

outdoor pool with bar. At this time, Applicant plans to own and operate the hotel and market it 

cooperatively under the collective brand of Lago Resort & Casino.  

Inspired by a Mediterranean style farmhouse, the hotel room includes finishes and furnishings 

that offer a sense of welcoming and comfort with a nod to the older Italian architecture with a 

modern flare.  

The flooring is a custom designed carpet in a rustic wood plank herringbone pattern with a 

cream millwork style wall base.  The walls will be covered in a beautiful linen texture cream wall 

covering, with an accent wall of light taupe.  The ceiling will be painted a warm cream color. 

The bed will include a double layer headboard consisting of a barn wood style back with an 

upholstered detailed layer in front.  Overhead there will be a cream fabric panel installed over 

the bed, cascading down the wall, washed with up lighting, adding an element of elegance.  

The bedding includes cozy accent pillows, luxurious bed scarves and throws to create restful 

sleep experience.  The upholstery is covered in a warm butterscotch fabric with a rustic wood 

back and legs.  A side chair near the window is covered in a warm cream fabric with wood 

arms and legs, and includes an accent pillow.  A desk will be made of the same barn wood, 

with a drawer/fridge component for guest convenience.  The nightstand will consist of the barn 

wood surround and a trunk style floating drawer.   

There is ambient lighting throughout, with pendants installed above nightstands made of metal 

and cream linen fabric highlighting custom designed upholstered panels above each 

nightstand. The upholstered panels consist of chrome nail heads giving the feeling of old world 

charm with a modern touch.  Accent electric candle lights are installed at the niches near the 

windows. 

Double glass doors will be located at the balcony suites with a framed stone surround inspired by 

the Italian-style architecture, a rustic wood beam framed overhead, and flanked with cream 

drapery on either side.  The standard guest room experience will include fixed full height 

windows with similar architectural detailing to the balcony suites.   
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The guestroom bathrooms will consist of a 4-fixture bathroom, stone floors and countertops, 

offering guests a personal retreat.  Suites will feature upgraded amenities and features. 

There are 5 room types planned for this hotel, all with varying square footages and quantities.  

They include:  Typical Suites, +/-427 SF and 145 rooms, Typical Suite Plus, +/-475 SF and 28 rooms, 

Junior Suites, +/-627 SF and 10 rooms, 2-Bay Suites, +/-854 SF and 21 rooms, and Lanai Suites, +/-

1,385 SF and 3 rooms.  The total room count is 207 rooms, with a total square footage of 152,607 

SF.   

 

 

 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.7.b - Determination of Number 
of Hotel Rooms/Service etc… 
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If any part of the hotel(s) is not to be managed or operated by the Applicant or the 

Manager, submit as Exhibit VIII. C.7.c. the name of the proposed manager or operator of 

such part and provide copies of any contracts, agreements or understandings between the 

Applicant and/or the Manager and such manager or operator. 

 

 

 

VIII.C.7.c. Proposed Manager of Hotel 

 
Lago Resort & Casino’s hotel will be managed by Gaming Facility Manager, JNB Gaming, LLC. 

 

 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.7.d - Usage and Allotment of 
Hotel Rooms 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.7.e - Spa, Fitness and Pool 
\areas 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.7.f - Plans to Differentiate Hotel 
from Competitors 
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Submit as Exhibit VIII. C.7.g. names of hotels of comparable quality to that of the proposed 

hotel(s) at the Gaming Facility. 

 

 

VIII.C.7.g. NAMES OF HOTELS OF COMPARABLE QUALITY 

 

Lago Resort & Casino will be, by industry standards a 3 ½ Star hotel. Well-known hotel brands 

with comparable room quality, selection, and sizes include: 

 Hyatt 

 Marriott 

 Hilton 

 Double Tree 

 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.7.h - Outsourcing of Linen, 
Housekeeping & Laundry 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.8.a - Proposed Meeting and 
Convention Space 
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Submit as Exhibit VIII. C.8.b. a description of any proposed business center facilities. 

 

VIII. C.8.b. PROPOSED BUSINESS CENTER FACILITIES 

 

For the guests’ convenience, Lago Resort &Casino will have a business center in its hotel. It will 

be equipped with at least two (2) desktop personal computers with internet access and a 

professional version of Microsoft Office, and a printer with copying, faxing and scanning 

capabilities. There will be paper, stapler, pens and other business center supplies. This area may 

be accessed by hotel guests with their room key. It will be accessible 24 hours a day, seven (7) 

days a week and is a complimentary guest service.  

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.9.a - Description of 
Entertainment Venues 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.9.b - Marketing of 
Entertainment Venues 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.9.c - Entertainment Venues 
Contemplated 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.10.a - Non-Gaming Amenities 
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Submit as Exhibit VIII. C.10.b. a description of plans, if any, to highlight Host Municipality local and 

regional products, brands and cuisine in restaurants, lounges, bars, retail spaces and ancillary 

amenities.  Describe any proposed tie-ins or ventures with Host Municipality, local and regional 

establishments.  Provide copies of any agreements or arrangements for the same.  Describe 

how the Gaming Facility will complement and be compatible with the Host Municipality’s 

culture and how it will showcase, stimulate and improve the use of existing and future 

attractions, including tourism and convention facilities within the Host Municipality and 

nearby municipalities 

 

VIII. C.10.b HIGHLIGHT REGIONAL PRODUCTS 

 

Lago Resort & Casino will be built and operated to showcase the region and the State of New 

York. Manager’s operating philosophy includes a commitment the local economy. By 

highlighting regional products, purchasing at least 90% of necessary operating supplies and 

services from New York Businesses, partnerships with local businesses and attractions, and 

supporting workforce development throughout the region, Lago will become a valuable 

regional partner in economic development.  

 
Savor New York 

Taste the just-picked freshness of Up State New York. At Savor NY, local vendors bring the region 

directly to Lago Resort & Casino’s guests with a wide variety of fruits, cheeses, and irresistibly 

delicious baked goods and other area specialties. Savor NY will have flexible, high traffic space 

to allow a large variety of sampling, displays and live cooking demonstrations or events. 

Featured vendors will be rotated monthly. Savor New York will be adjacent to the food court 

and have 2,500 square feet of retail space which can expand to include foot court seating area 

for larger demonstrations. Manager will coordinate activities to cross promote local NY wine & 

culinary offerings. 
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New York First 
Lago Casino and Resort will establish a “NY First” program to work with local companies in 

Seneca County, the Southern Tier and the State of New York to source at least 90% of products 

and services necessary to operate the resort and casino. NY First gives New York businesses 

“Preferred Vendor” status and an advantage when bidding to supply the proposed project.  This 

ensures that goods and services available in the region and the State will be used by the casino 

development.  New York businesses can register at LagoResortandCasino.com to become a 

preferred vendor. 

The Manager, JNB Gaming, is highly experienced in sourcing local goods and services first. In 

fact, the two Iowa properties JNB Gaming ran previously (Diamond Jo Dubuque and Diamond 

Jo Worth) proudly purchased approximately 97% of their goods and services from Iowa 

excluding specialized sourced goods. 

 

 

Shop New York 

The place to pick up Lago Resort & Casino gear, the casino gift shop will feature quality 

merchandise, gifts and products made in New York and more. The casino gift shop includes 

about 2,000 square feet and will be open 24/7 for customer’s convenience. 

 

Proposed Restaurants 

Lago Resort & Casino will feature everything from a NY Pizza stand to the finest steak and 

seafood restaurant in the region. One thing remains consistent in all of these restaurants; they will 

celebrate the region. As seasonality permits, local produce will be used. Lago’s assortment of 

restaurants was carefully selected to highlight regional favorites and appeal to target markets 

including locals, destination tourists, groups and motorists on the nearby Thruway. 

 Famer’s Market Buffet reflects the region’s favorite foods  
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 Lago’s lounges, bars and entertainment venue will feature local microbrews and a 

growing number of local distilleries.  

 Wines from throughout the region will be offered by the glass at Portico and at casino 

bars. 

Lago Rewards Partnerships 
Players’ club members will be able to purchase goods and services from local business partners 

using their Lago Rewards Players Club Points. Customers earn hundreds of thousands of dollars in 

points each year. This unique program will allow them to choose to spend their rewards 

throughout the region at attractions, retailers and hotels. Lago Rewards Partners are promoted 

on property, in advertising and direct mail offers.  

Tourism Partnerships 
Lago Resort & Casino will co-promote the entire destination in conjunction with its strategic 

marketing. The region which already attracts seasonal visitors will now have a centerpiece for 

the region, with full-service hotel and spa, casino and other amenities to help attract new visitors 

for longer lengths of stay.  

Tourism Marketing Partnerships with local Chambers of Commerce, local venues and attractions, 

and Finger Lakes Tourism Association will reach adults throughout the outer market. These 

strategic alliances will be benefit from Lago’s tourism marketing spend of $500,000 annually 

toward co-promoting attractions, venues, hotels and retailers which will result in increased 

visitation. 

Workforce Development 
Because less than 3% of the jobs at Lago Resort & Casino require casino experience, on the job 

training is essential to creating the environment for success, making a career at Lago an 

excellent opportunity for unemployed in the area. In an effort to reach unemployed, Lago 

Resort & Casino has an agreement with Finger Lakes Workforce Investment Board (WIB) and 

Finger Lakes Works. Finger Lakes WIB is a non-profit that specializes in assisting unemployed 

including targeted populations such as Veterans, underemployed and long-term unemployed.  

In an effort to hire unemployed, especially groups with higher unemployment Lago and WIB will: 

 Host job fairs in accessible locations, including online via Finger Lakes Workforce 

Investment Board and their career centers throughout the region. 

 Provide Work Keys assessment and direct qualified targeted population to application 

process.  

 Actively recruit veterans, under employed and long-term unemployed who have 

participated in Finger Lakes Works pre-employment job training. 

 Post all open positions on website and keep current postings at Finger Lakes Works office 

and training locations. 

 Seek new opportunities to fund and improve workforce development opportunities 

throughout the region. 
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Submit as Exhibit VIII. C.11. a statement as to how the hotels, hotel rooms, restaurants and 

other amenities that are part of the proposed Gaming Facility will compare in quality to other 

area hotels, restaurants and amenities as well as those included and offered in other 

competitive gaming facilities. 

 

 

 

VIII.C.11 QUALITY OF AMENITIES 

 

Nestled amidst the shimmering Finger Lakes of Upstate New York, discover a truly gracious 

retreat. A casino resort unlike any other the region has seen, yet somehow familiar as it evokes 

the warmth and charm of a rustic Italian farmhouse. Transcend the expected, heighten your 

senses, and embrace the possibilities!  

 

Lago Resort & Casino will deliver quality in all aspects of its operation. Lago has been designed 

to fit the region and includes amenities which complement existing offerings. The vision is for 

Lago to become the centerpiece that not only attracts new visitors, but the quality of service 

and clean, comfortable environment will keep visitors returning again and again. 
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Overall, the design and finish will be carefully selected. Reminiscent of the welcome one would 

expect at the country-side home on a vineyard; the fixtures will be carefully chosen to match 

the hospitable and authentic atmosphere. No detail in development or training will be 

overlooked as Lago seeks to exceed expectations for each guest’s experience. 

 

Since the project’s beginning, Lago has been considered the Wilmot Family’s legacy project 

towards economic development in the region. As such, the development and all of its amenities 

will be built, maintained and operated to match or exceed all levels of quality that currently 

exist in the market. 



            Lago Resort & Casino Application Exhibits 

 

1 

 

Submit as Exhibit VIII. C.12. a description of the Applicant’s proposed hours of operation for 

the various components of the proposed Gaming Facility including the casino, restaurants, 

bars and other amenities. 

Exhibit VIII.C.12   HOURS OF OPERATION 
The following describes the hours of operation for the various operations in the proposed gaming 

facility. 

Venue       Hours of Operation 

Casino      24 hours 7 days a week 

Farmers Market Buffet    11am to 11pm 

Steak House     5pm to 11pm 

The Vine Restaurant    5pm to 11pm 

The Vine Event Center    As Booked  

Centrifico Lounge    11am to 2am 

Savor New York Pavilion   9am to 10pm 

Food Court     TBD 

Gift Shop     24 hours 7 days a week 

Spa Café     6am to 2pm  

Spa       7am to 7pm 

Fitness Center     24 hours 7 days a week 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.13 - Back of House 
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Submit as Exhibit VIII. C.14.a. a description of the approximate number, location and 

accessibility of parking spaces and structures for employees, patrons, valet-‐parked vehicles 

and buses.  Substantiate (e.g. by inclusion of discussion in the independent traffic study to be 

provided pursuant to Item IX.A.2.b. of this RFA) the adequacy of parking and site circulation 

plans to service the projected visitor and employee demand. 

VIII.C.14.a DESCRIPTION OF PARKING SPACES AND STRUCTURES 
 

Parking areas have been designed to accommodate handicapped accessible, visitor 

parking, employee parking, valet parking, and bus parking. Attachment 1 of 1 depicts all 

of the parking needs for the project. 

Parking totals for the project site include the following: 

 

TOTAL SURFACE PARKING: 2,197 SPACES (INCLUDES HANDICAP SPACES) 

 BUS PARKING:        10 SPACES 

 RV/LIMO PARKING:       10 SPACES 

 TOTAL PARKING GARAGE:    733 SPACES (INCLUDES HANDICAP SPACES) 

 

 TOTAL SPACES:   2,950 SPACES 

  

 HANDICAP SPACES:  41 SPACES 

 

Parking within the project site has been provided per the anticipated number of trips to 

and from the project site within a twenty four hour period. A traffic impact study was 

prepared by McFarland Johnson which provided a complete analysis of the trip 

generation expected for the proposed project uses. The number of parking spaces 

proposed is adequate to serve the expected demand, and exceeds the local 

requirements for this type of facility. 
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Submit as Exhibit VIII. C.14.b. a description of traffic circulation plans for the Project Site 

including ingress and egress of casino patrons, employees and suppliers including plans for 

tour bus, limousine and valet drop-‐off areas, plans for service vehicle parking, satellite parking 

and other related transportation infrastructure, and plans to offer refueling, overnight bus 

parking, disabled vehicle assistance, and convenience store facilities on site. 

VIII.C.14.b DESCRIPTION TRAFFIC CIRCULATION PLANS 
The proposed site will have one primary entrance off of NYS Route 414, where all vehicles will 

enter and exit the site. Truck delivery drop-off and loading docks are provided in the rear of the 

building and a separate access road has been proposed to separate these larger vehicles from 

the daily casino patrons visiting the site. The access road also will be utilized by employees who 

will have a designated parking lot to the east of the site facilities. Limousine and valet drop-off 

areas will be provided at the main covered entrances to the parking garage and hotel. Buses 

will be able to drop off visitors at the main hotel and the east casino/hotel entrance.  

Designated bus parking (including overnight) is located along the east side of the eastern 

parking field. Handicapped spaces will be provided in several of the parking lots located closest 

to the entrances, additional assistance services will also be made available to both non-

disabled and disabled patrons by the resort staff. A thee story parking garage, which will be 

utilized primarily by visitors of the gaming facility, is also being provided on the north side of the 

casino and will offer direct access into the main casino floor. Service vehicles will utilize the rear 

parking lots when applicable, however when needed they will utilize the normal visitor parking 

spaces. Attachment 1 of 1 depicts these parking areas.  

 The applicant is will also be establishing dedicated bus transportation services for the 

proposed development. Private bus routes will be created for both the greater Rochester and 

Syracuse areas, providing transportation services to and from the facility for casino patrons. 

Some of parking spaces will be equipped with electrical re-charging stations for visitors; however 

there will be no gasoline re-fueling stations with the proposed development. 

A “Shop New York” store, offering a variety of local New York products including cheeses, wines, 

bread and a variety of other products as well as a convenient store/sundry will be located on 

within the facility. 

 

 

 

 

  





Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 

VIII.C.15 - Dock and Loading 
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Submit as Exhibit VIII. C.16. a brief description of plans for mechanical systems and on-‐site 

infrastructure, with particular emphasis on unique features (e.g. district hot or cold water, on-‐ 

site power generation, on-‐site water or waste treatment, etc.).  Indicate whether the project 

relies on distributed or building HVAC, chilled and hot water, and other systems.  Describe 

plans for systems redundancy, if any.  Describe significant dedicated physical plant spaces 

by location and approximate square footage. Describe plans for emergency power 

generation and uninterruptable power supply. 

EXHIBIT VIII.C.16. PHYSICAL PLANT AND MECHANICAL SYSTEMS 

 
Lago Resort and Casino is committed to exceeding LEED standards set forth in Exhibit X.C.2 of 

this Request for Application by achieving a LEED Silver certification for this project.  All equipment 

and systems listed in this exhibit have been specified with energy efficiency in mind to assure a 

LEED Silver certificate can be achieved.   

A 350 KW Photovoltaic (PV, solar) system, requiring approximately 20,000 sq. ft. of area, will be 

mounted on the Hotel roof. The PV system will convert solar radiation (sunlight) into usable 

electricity. This PV array will be connected to the electrical system to help reduce the peak 

electrical loads and will be metered. Coordination with the electrical utility company will 

prevent any back feeding into the utility lines. 

The outdoor swimming pool will be heated by a geothermal water to water heat pump unit 

connected to a horizontal underground closed piping loop utilizing high density polyethylene 

piping.  This is considered by the EPA to be the most environmentally friendly heating system." 

The HVAC systems will be served by a highly efficient Central Heating and Cooling Plant.  The 

chiller system will include three (3) high efficient chillers with variable speed chilled water pumps 

and variable speed condenser water pumps.  A free cooling heat exchanger will utilize the 

cooling tower water to provide chilled water during off-peak seasons and save hours of 

operation on the chillers.  High efficient low NOx hot water boilers will be served by variable 

speed pumps to serve all heating requirements.  The heating system will operate at a high 

temperature differential to minimize pumping energy and enable proper control.  Closed circuit 

fluid coolers will serve ice machines, kitchen equipment, and data closet air conditioning 

requirements.  Gaming areas, hotel ventilation and restaurant spaces will be served by energy 

recovery ventilation units providing code required ventilation in the most efficient manner.  The 

hotel will be served by four (4) pipe fan coil units. 

There will be three (3) centrifugal chillers, each sized for 50% capacity resulting in one (1) 

redundant chiller and three (3) cooling towers, each sized for 50% capacity resulting in one (1) 

redundant cooling tower.  The Heating Plant will also have one (1) redundant boiler.  All 

pumping systems will have one (1) standby pump for redundancy.  The Gaming area will be 

served by three (3) Energy Recovery Ventilation Units and three (3) Rooftop Air Handling Units 

which will enable the space to be maintained comfortably in the event of one (1) unit failure.  

The Casino and Resort Hotel will be served by a high-voltage transmission line from the local 

power company; which will be transformed down to 480V and distributed throughout the 

facility.  Two (2) 1000kW generators will be provided for emergency power during the loss of 

normal power.  These generators will serve legally required loads (egress lighting, exit signs, fire 

alarm system, smoke control system, etc.) along with owner optional loads (cage lighting, casino 

floor and equipment, select restaurants and kitchens, etc.).  An uninterruptible power system 
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(UPS) will be provided for slots, security system and telecommunication systems.  The lighting will 

utilize high efficiency technology (fluorescent and LED) and automatic lighting controls for 

compliance with energy conservation codes. 
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Submit as Exhibit VIII. C.17.a. studies of independent engineers or other experts reporting 

projections of estimated fresh water and electricity demand (base and peak-‐ period) and 

sanitary sewer and storm water discharge, each, for the proposed Gaming Facility.  Include 

in those reports an assessment of the feasibility of any plans to accommodate that demand 

onsite (e.g. by onsite production of electricity, treatment of fresh or waste water, or detention 

of storm water). 

VIII.C.17.a ESTIMATED FRESH WATER AND ELECTRICITY DEMAND 

 

Independent studies for the proposed development have been prepared to address 

fresh water demand, electricity demand, sanitary sewer discharge, and storm water 

discharge. These reports have been included as attachments to this section and are 

listed below; 

 

Attachment 1 of 3 – Water System Analysis, Prepared by BME Associates 

 

Attachment 2 of 3 – Sanitary Sewer Analysis, Prepared by BME Associates 

 

Attachment 3 of 3 – Stormwater Drainage Analysis, Prepared by BME Associates  

 

Attachment 4 of 4 – Schematic Design Report, Prepared by M/E Engineering 
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Submit as Exhibit VIII. C.17.b. a description of plans to address water and electricity use 

restrictions during peak demand periods. 

VIII.C.17.b PEAK DEMAND PLANS 

 

A Building Management System will provide mitigation measures to address electrical 

demands during the peak demands. The system will provide demand limiting, duty 

cycling and load shedding of mechanical and electrical equipment during peak energy 

usage times to limit the use of electricity during peak demand periods. Through the use 

of the mandated Energy Consumption Monitoring, high energy users can be identified 

and tracked which will then allow for operational strategies to be implemented to 

control energy and reduce operating costs. Light Emitting Diode (LED) lighting will also be 

utilized in the parking fields to provide illumination to visitors, and requires less electrical 

demand than typical High Intensity Discharge (HID) Lighting. 

Several mitigation measures also will be utilized at the proposed development to address 

water use restrictions during the peak demand periods, these measures include;  

- Using water consuming equipment during off hours when capable; 

o Laundry equipment, 

o Dish washing equipment, 

o Watering equipment for interior landscaping, 

- Irrigation System utilizing stormwater runoff from ponds, 

- Water saving fixtures, 

 

The applicant is coordinating with the agencies that will supply both water and 

electricity to the project site. Improvements to these utility systems will be completed with 

the development of the Gaming Facility. These improvements will be constructed to so 

that utilities servicing the site will be adequate to handle the projected peak demands.  

 

A letter from  the Village of Waterloo, who will supply water to the site, stating that they 

have sufficient capacity within their existing system to provide service to the proposed 

Gaming Facility has been included as Exhibit VIII.C.17.b Attachment 1 of 1.  

 

 

 

 

  



ljones
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Submit as Exhibit VIII. C.17.c. a description of the electricity, sewer, water, and other utility 

improvements needed to adequately serve the Gaming Facility Site to include: (i) the 

estimated cost of the improvements; (ii) the estimated date of completion; (iii) the names of 

the parties, whether public or private, initiating the improvements; (iv) the names of the 

parties responsible for the costs of the improvements; and (v) if more than one party is 

responsible for the costs, the proportionate distribution of the costs among the parties. 

 

VIII.C.17.c. NECESSARY UTILITY IMPROVEMENTS 
 

Offsite utility improvements will be required as part of the proposed development to 

provide service to the project site. These improvements include electric, gas, sanitary 

sewer and potable water services. Each service has been described below; 

Offsite Electric & Gas improvements to service the project site will be designed and 

constructed by New York State Electric and Gas Corporation (NYSEG). Currently it is 

anticipated that electrical service for the site will be provided from the existing electrical 

utility lines that are located on NYS RT 414 adjacent to the project site. Gas service will be 

provided by extending the existing gas main located along NYS RT 414 north under the 

thruway and into the project site.  

 

(i) Estimated cost of improvements - $3,000,000.00 

(ii) Estimated date of completion - Improvements will be completed in combination 

with the proposed site development. 

(iii) Names of parties initiating the improvements - Whitetail 414, LLC. has initiated 

correspondence with NYSEG, who will design and install any proposed 

improvements to provide service to the project site. 

(iv) Names of Parties responsible for costs of improvements - Whitetail 414, LLC. 

(v) Proportionate distribution of costs among the parties - Not applicable. 

 

(i) State whether local government approval is necessary for making the 

improvements - No local approval is required for the electrical and gas service 

improvements. 

(ii) Description of the procedure by which the local government approval is  

obtained - NYSEG will design and install the required electrical and gas 

improvements. 

(iii) Indicate all conditions likely to be placed on the local government approval - 

Not applicable, no local approval is required. 

(iv) Indicate the estimated date by which local government approval will be   

granted - Not applicable, no local approval is required. 

 

Offsite Sanitary Sewer improvements to service the project site include improvements to 

the collection and conveyance system. These improvements include improvements to 

multiple existing pump stations and installation of new sanitary sewer mains. The 

applicant has been coordinating with Seneca County Health Department, the Town of 

Seneca Falls, the Town of Tyre, the NYS Thruway Authority and the NYS Department of 
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Transportation regarding all of the proposed improvements required to adequately 

service the project site. 

 

(i) Estimated cost of improvements - $2,500,000.00 

(ii) Estimated date of completion - Improvements will be completed in combination 

with the proposed site development. 

(iii) Names of parties initiating the improvements - Whitetail 414, LLC. has been 

corresponding with all involved agencies. 

(iv) Names of Parties responsible for costs of improvements - Whitetail 414, LLC. 

(v) Proportionate distribution of costs among the parties - Not applicable. 

 

(i) State whether local government approval is necessary for making the 

improvements - Local approval for the sanitary improvements will be obtained 

from the Seneca County Health Department and the Town of Tyre.  

(ii) Description of the procedure by which the local government approval is  

obtained - Site Plan approval from the Town of Tyre during the site plan review 

process. The Seneca County Health Department will issue permits for the 

proposed offsite sanitary sewer improvements. 

(iii) Indicate all conditions likely to be placed on the local government approval - 

Conditions of the permits obtained for the improvements will be consistent with 

the typical requirements of the Seneca County Department of Health relating to 

sanitary sewer systems. 

(iv) Indicate the estimated date by which local government approval will be   

granted - Site Plan approval was granted by the Town of Tyre on June 12, 2014. 

Permits from the Seneca County Department of Health will be obtained in the 

summer of 2014.   

 

Potable Water for the project site will be provided by the Village of Waterloo. 

Improvements to service the site include extending the existing watermain located 

adjacent to the PETRO Gas Station along NYS RT 414, north under the thruway and into 

the project site. The applicant has been coordinating with Seneca County Health 

Department, the Village of Waterloo, the Town of Tyre, the NYS Thruway Authority and 

the NYS Department of Transportation regarding all of the proposed improvements 

required to adequately service the project site. 

 

(i) Estimated cost of improvements - $200,000.00 

(ii) Estimated date of completion - Improvements will be completed in combination 

with the proposed site development. 

(iii) Names of parties initiating the improvements - Whitetail 414, LLC. has been 

corresponding with all involved agencies including the Seneca County Health 

Department, the Village of Waterloo, and the Town of Tyre. 

(iv) Names of Parties responsible for costs of improvements - Whitetail 414, LLC. 

(v) Proportionate distribution of costs among the parties – Not applicable. 
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(i) State whether local government approval is necessary for making the 

improvements - Local approval for the water improvements will be obtained from 

the The Seneca County Health Department and the Town of Tyre.  

(ii) Description of the procedure by which the local government approval is  

obtained - Site Plan approval has been granted by the Town of Tyre. The Village 

of Waterloo has acknowledged that they can and will provide water to the 

proposed project site. The Seneca County Health Department will issue permits for 

the watermain extension and internal site’s watermain construction. 

(iii) Indicate all conditions likely to be placed on the local government approval - 

Conditions of the permits obtained for the potable water system improvements 

will be consistent with the typical requirements of the Seneca County 

Department of Health relating to potable water systems. 

(iv) Indicate the estimated date by which local government approval will be   

granted - Site Plan approval was granted by the Town of Tyre on June 12, 2014. 

Permits from the Seneca County Department of Health will be obtained in the 

summer of 2014.   
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Submit as Exhibit VIII. C.17.d. a description of the roadway and traffic improvements needed 

to ensure adequate access to the Gaming Facility Site to include: (i) the  estimated cost of 

the improvements; (ii) the estimated date of completion; (iii) the names of the parties, 

whether public or private, initiating the improvements; (iv) the names of the parties 

responsible for the costs of the improvements; and (v) if more than one party is responsible for 

the costs, the proportionate distribution of the costs among the parties. 

VIII.C.17.d NECESSARY ROADWAY AND TRAFFIC IMPROVEMENTS 

A traffic impact study was completed by McFarland Johnson for the project site, which 

proposes roadway and traffic improvements to mitigate the increase in traffic 

anticipated from the proposed Gaming Facility. The executive summary of this report has 

been included as Exhibit VIII C.17.d. Attachment 1 of 1, which describes the proposed 

roadway improvements to mitigate the traffic impact from the proposed development.  

(i) Estimated cost of improvements - Offsite improvements are estimated at 

$4,152,500.00 

(ii) Estimated date of completion - Improvements will be completed in combination 

with the proposed site development. 

(iii) Names of parties initiating the improvements - Whitetail 414, LLC. has been 

corresponding with the involved agencies including the NYS Thruway Authority 

and the NYS Department of Transportation. 

(iv) Names of Parties responsible for costs of improvements - Whitetail 414, LLC. 

(v) Proportionate distribution of costs among the parties - Not applicable. 

 

(i) State whether local government approval is necessary for making the 

improvements - No local government approval is required for the offsite roadway 

and traffic improvements. Appropriate permits from the NYS Department of 

Transportation and NYS Thruway Authority will be required to complete the 

improvements. 

(ii) Description of the procedure by which the local government approval is  

obtained No local approval is required for the roadway improvements. Permit 

applications to the NYSDOT and NYS Thruway Authority will be submitted to each 

agency as required to obtain approval. Site Plan approval was granted by the 

Town of Tyre June 12, 2014. 

(iii) Indicate all conditions likely to be placed on the local government approval - 

Conditions of the permits obtained for the roadway improvements will be 

consistent with the typical requirements of the associated State agencies. 

(iv) Indicate the estimated date by which local government approval will be   

granted - Permits for the roadway improvements will be obtained in the summer 

of 2014. 
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EXECUTIVE SUMMARY 

 

McFarland Johnson, Inc. (MJ) has prepared the following Traffic Impact Study (TIS) for the 

proposed Wilmot Resort and Casino project in the Town of Tyre, Seneca County, New York.  

The proposed development will occur on an existing 85 acre vacant parcel adjacent to, and 

East of, NYS Route 414 just north of the New York State Thruway (I-90) and the Exit 41 

interchange/toll plaza.  The project consists of a Casino with approximately 2,000 gaming 

machines, 100 table games and 11,500 square feet of dining (available in five (5) separate 

venues).   The development will also include a 200 room attached hotel and a conference area 

with the capacity for a 400 person banquet or a 1,100 person entertainment center.   

 

Access to the site will be provided by a 4-lane main entrance drive which will be located on 

Route 414 along the properties +/-1,300 linear feet of frontage between I-90 and Chase Road.  

The site will have a 1,000 space parking garage as well as 2,000 additional surface parking 

spaces to accommodate both customers and employees. 

 

Scope of the Study 

 

The purpose of this study is to evaluate existing and future traffic operations within the study 

area.  The analysis completed by MJ evaluated traffic operations within the Study Area 

during Friday and Saturday peak hours for the 2013 Existing Conditions as well as the 2016 

Build and No-Build Conditions.   

 

Build Conditions were analyzed to determine the impacts, if any, associated with the 

proposed resort and casino.  The Study Area includes the following seven existing off-site 

intersection anticipated to be used to access the site: 

 

 NYS Route 14 @ NYS Route 318 and I-90 (Thruway) Exist 42 Ramps (Signalized) 

 NYS Route 318 @ Waterloo Premium Outlet Mall Entrance (Signalized) 

 NYS Route 414 @ NYS Route 318 (Signalized)  

 NYS Route 414 @ I-90 (Thruway) Exit 41 Ramps (Signalized)  

 NYS Route 414 @ Chase Road (Side street stop sign controlled)  

 NYS Route 318 @ NYS Route 5/US 20 (Side street stop sign controlled) 

 NYS Route 5/US 20 @ NYS Route 89 (Signalized) 

 

The proposed site entrance was also analyzed to determined design requirements necessary 

from a capacity standpoint to provide adequate operations during the developments peak 

hours of operation.   
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2013 TRAFFIC VOLUMES 

 

Manual turning movement counts (TMC) were conducted as part of this study and were 

collected by Quality Counts, LLC using video collection equipment to ensure count 

accuracy.  The TMCs were conducted at the study area intersections from 11:00 AM to 2:00 

PM as well as from 4:00 PM to 10:00 PM on Friday November 22, 2013 and the Saturdays 

of November 23, 2013 and December 7, 2013 to ensure all peak periods were counted.  The 

TMC data shows that the weekday traffic in the study area peaks between 4:30 and 5:30 PM 

on Fridays, while the Saturday traffic peaked at 12:15-1:15 PM. 

 

BASE CONDITIONS (EXISTING TRAFFIC) 

 

The 2013 traffic volumes in the Study Area were balanced and modeled using Synchro 8.0 

traffic modeling software.  Analysis of the Base (existing) condition allows the TIS to 

develop a comparison to future conditions and enables the study to calibrate the traffic model 

to mimic the present real life operations that are observed. 

 

NO-BUILD CONDITIONS 

 

The 2013 base traffic volumes were grown by an annual background growth rate of 2.0% per 

year to create the 2016 No-Build traffic volumes.  The growth rate was determined by 

comparing tube count data taken by the NYSDOT on the state routes within the study area 

over the past 15 years and analyzing the percent change.  To ascertain if additional 

background traffic needed to be added to the traffic model, the Town of Tyre Planning Board 

was contacted to determine if there were any other development and/or roadway projects 

which should be included in the traffic model. 

 

Analyzing the No-Build condition allows for the impacts, if any, of the proposed 

development to be considered apart from the impacts of the other proposed developments in 

the area.  

 

BUILD CONDITIONS 

 

Trip Generation 

 

The proposed development, as previously referenced above, is scheduled to be completed in 

2016 in a single phase.  For analysis purposes, site generated traffic for Resort Casinos is not 

readily available as this is not a common development type and therefore is not included in 

the Institute of Transportation Engineers’ (ITE) Trip Generation manual.  ITE has published 

several studies for resort style casinos, which are listed in the reference section; however 

additional traffic data was collected at Turning Stone Resort and Casino in Verona, NY and 

used as an additional resource in establishing trip generation for the proposed development. 

  

Traffic Counts were taken at both of the Turning Stone Resort and Casino entrances during 

the same time periods as the study area counts.  Turning Stone was selected as a comparable 
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site due to its similar rural upstate New York location, which is in close proximity to the 

NYS Thruway, and its relatively comparable gaming size. 

 

A trip generation rate for the proposed development was calculated to estimate the number of 

trips created by the proposed development. The traffic generated by Turning Stone was 

broken down to generation rates based on number of gaming machines, table games, casino 

floor area, conference area and hotel rooms for the hours counted on both Friday and 

Saturday.  Prior published ITE reports/studies have determined that generation rates based on 

number of gaming machines provide the most accurate correlation between casinos and the 

traffic they generate.  This study’s generation rates, based on number of gaming machines for 

Turning Stone, fell in the range of the other casino resorts analyzed in previous ITE studies 

and were used to determine the trips generated by the proposed development.  This analysis 

projects that the proposed development will produce 91% of the traffic currently being 

generated by Turning Stone based on the comparison of gaming machines, which is believed 

to be a conservative estimate. 

 

Trip Distribution 

 

The trip distribution for this proposed project included consideration of existing traffic 

patterns in the area as well as the projected customer base determined in the proposed 

development’s marketing study.  The marketing study calculated the anticipated annual trips 

from each geographic segment to the proposed project based on full development.  These 

annual trips were converted to a percentage of the customer base projected for the 

development.  Travel routes from each geographic segment were determined based on the 

fastest travel time to the proposed development using online navigation software.  Some 

segments, particularly the primary and secondary segments had several travel routes 

depending on the location within the segment.  For these segments the percentage was further 

broken down to two or more travel routes within the segment. 

 

In summary, the trip distribution analysis concluded that 69% of the trips will utilize the 

NYS Thruway, while 27% will arrive from the south and the final 4% from the north.  These 

trip distribution percentages were assigned to the trips generated by the proposed project to 

create a trip generation flow map. 

 

2016 Build Traffic Volumes 

 

The 2016 Build traffic volumes were calculated and represent the 2013 existing volumes 

combined with the addition of the estimated trips generated by the proposed resort and casino 

project as well as the background annual traffic growth.  Per the Town of Tyre, no additional 

development or related traffic generators are currently planned for the study area. 
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CAPACITY ANALYSIS 
 

A capacity analysis for the 2016 No-Build, 2016 Build and 2016 Build with Mitigation 

conditions for the intersections located within the study area was performed using traffic 

modeling software Synchro, Ver. 8.0 and the procedures defined in the 2010 Highway 

Capacity Manual. 

 

Intersections Capacity Analysis 

 

The existing offsite intersections were analyzed to determine if there was any degradation in 

current operation levels due to the proposed traffic generated by the Resort and Casino 

development.  After incorporating the proposed mitigation, all existing overall levels of 

service were maintained in comparison to the no-build conditions with one exception.   The 

exception is the intersection of Route 414 at Exit 41, where the no-build condition has an 

LOS ‘A’ and the intersection with extensive proposed improvements has 13 and 10 second 

increases in delay which results in an overall LOS ‘B’ for the build scenario for both peak 

periods; which is a very acceptable operating level.  There are no practical improvements 

capable of retaining the intersections overall LOS ‘A’. (i.e. adding multiple travel lanes 

creating 5 lane approaches in each direction also results in an overall intersection LOS ‘B’)  

 

The recommended mitigation at four of the study area intersections consisted of additional 

travel lanes, dedicated turning lanes, new traffic signals and signal equipment improvements. 

These improvements were necessary to compensate for any intersection that encountered any 

drop in LOS due to the traffic generated by the proposed development.  A summary of the 

results are shown in Table A. 

 

Proposed Site Intersections Capacity Analysis 

 

The proposed site entrance was analyzed to determine the appropriate intersection geometry, 

control type and lane configurations based on the proposed traffic generated by the Resort 

and Casino development.  See Table A for the overall LOS. 
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Table A 

Overall Intersection Level of Service (LOS) 

No-Build Build
Build w/ 

Mitigation
No-Build Build

Build w/ 

Mitigation

NYS Route 318/I-90 Exit 42 at                                              

NYS Route 14
B B B - B B B -

NYS Route 318 at                                                                                     

Waterloo Premium Outlet Mall 

Drive

A A A - A B B -

NYS Route 318 at                                                                 

NYS Route 414
C C D C C C C C

NYS Route 414 at                                                                                

I-90 Exit 41/Truck Station
A A F B A A E B

NYS Route 414 at                                                                     

Chase Road
b b b - b b b -

NYS Route 318 at                                                         

NYS Route 5 & 20
d d f B c c d B

NYS  Route 5 & 20 at                                                       

NYS Route 89
B B C B A A B A

NYS Route 414 at                                                                                                 

Main Site Driveway
- - - B - - - B

SATURDAY PEAK HOUR

2013 

Existing

2016

Study Intersection
2013 

Existing

2016

FRIDAY PEAK HOUR

 
 

Thruway Exit 41 Toll Plaza Capacity Analysis 

 

The existing Thruway Exit toll plaza was analyzed to determine what impacts, if any, the 

proposed development had on the plaza operations.  Vehicle processing rates as well as 

traffic volume, payment type and vehicle classification data was obtained from the New York 

State Thruway Authority (NYSTA).  Existing, No-Build and Build traffic passenger car 

equivalent volumes were calculated for each plaza lane based on the TIS projected volumes, 

EZ-Pass verses Cash plaza data and heavy vehicle plaza data.  The projected peak lane 

volumes are less than the existing facilities processing hourly capacity; therefore the toll 

plaza has the capacity to handle traffic generated by the proposed development.   

 

To determine the extent of the impact to the toll plaza operations, a micro simulation traffic 

model was developed for the Existing, No-Build and Build scenarios.  The model showed 

that the proposed development would result in a 95
th

 percentile queue length extending an 

additional 1-2 vehicles in comparison to the no-build scenario during both peak hours, with 

the overall maximum queue length being 6 vehicles in the exiting cash lane during the 

Saturday peak hour.  The results of this analysis confirmed that the existing toll plaza has 

enough capacity to accommodate the proposed traffic and that only a minimal increase in 

queuing should occur as a result of the proposed development.   
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HIGHWAY SAFETY ANALYSIS 
 

Accident summary reports for all of the study area intersections and roadway segments were 

obtained from the New York State Department of Transportation for the three most recent 

years of available data (from March 1, 2010 through February 28, 2013).  There were a total 

of 276 accidents recorded during the three year period with a total of 59 accidents resulting in 

injuries and one accident resulting in a fatality. 

 

The 12 miles of roadway segments included in the study area accounted for 186 mainline 

related accidents, including 35 accidents resulting in injuries and the one fatality.  All of the 

roadway segments were near or below the statewide average with the exception of the 

segment of Route 414 from the I-90 (Exit 41) interchange to Chase Road.  This segment had 

a total of 9 accidents, of which 7 were deer strike accidents, one involved a collision with a 

tree and last resulted from a vehicle driving off of the roadway.  Both of the non-animal 

related accidents were attributed to driver inattention and/or icy roadway conditions.  The 

one fatality within the study area occurred during a collision at the intersection of NYS Route 

318 with Whiskey Hill Road and was caused by a northbound driver’s failure to stop at the 

stop sign resulting in a right angle collision with an eastbound vehicle. 

 

The intersections included in the study area accounted for 90 accidents, which includes 24 

accidents with injuries.  All intersections analyzed, with the exception of the Route 414 at 

Chase Road intersection, have accident rates higher than the statewide average.  Accident 

data for Route 14 at Exit 42/Route 318 and Route 414 at Exit 41/Truck Stop Plaza 

intersections are believed to include some accidents that had occurred in the toll plaza area.  

There is no way to decipher the difference from the plaza related accidents and the 

intersection related accidences due to the format of the accident data provided by the 

NYSDOT.  Therefore the accident rates calculated for the TIS within these two intersections 

may be higher than the actual rate of intersection related accidents. 
 

All the roadway segments are near or below the statewide average and therefore no segment 

improvements are being recommended from a safety standpoint with the exception of Route 

414 from the I-90 (Exit 41) interchange to Chase Road.  Along the development parcel’s 

frontage on Route 414, the widen 4-lane roadway will provide a safer roadway than the 

current narrow section (11-foot lanes with 4-foot shoulders) with guide railing and vegetation 

limiting the roadway width and visibility for animal activity.   

 

At the studied intersections, accidents caused as a result of one vehicle striking another 

vehicle at a right angle were the most prevalent with rear end accidents also accounting for a 

large percentage of the total.  The recommended mitigation, included in the conclusion of 

this study, should provide safety improvements for right angle accidents with the addition of 

protected left turn arrows at the Route 318 at Route 414 and Route 414 at Exit 41 

intersections.  The additional travel lanes at the Route 414 and Exit 41 intersection should 

prevent congestion and allow more protected movements for vehicles, particularly the truck 

traffic making turning movements.  The addition of a traffic signal at Route 318 at Route 5 & 

20 should help reduce both right angle and rear end accidents as the southbound left turn 

movement will now have a protected phase and the movement will no longer back up during 
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peak times.  Coordination between the new signal and the existing signal at Route 89 should 

allow for more fluid east-west movement through the corridor, thus reducing the probability 

of rear end accidents. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 

MJ has evaluated the traffic operations within the study area near the proposed Wilmot 

Resort and Casino project located in Tyre, NY.  Results from the 2016 No-Build, and 2016 

Build with Mitigation conditions indicate that the existing adjacent road network with the 

proposed improvements will produce no noticeable increase in delay and should reduce the 

areas current accident rates. 

 

Based on the capacity analysis and highway safety analysis results, MJ offers the following 

conclusion and recommendations: 

 

 The improvements proposed by MJ, to alleviate the impacts associated with this 

project, will provide the necessary capacity for the full development proposed. 

 

 The improvements proposed by MJ will provide the infrastructure necessary to 

increase safety and potentially decrease the accident rates at the mitigated 

intersections. 

 

 The Main Site Entrance for the proposed development shall be signalized and follow 

NYSDOT design requirements for a signalized major commercial driveway and shall 

consist of dual entrance and exiting (dedicated left and right turn) lanes. 

 

 The existing Thruway Exit 41 Toll Plaza has adequate processing capacity and 

pavement geometry to accommodate the additional Thruway traffic generated by the 

development.  

 

 Sight lines for the site driveway shall meet all necessary guidelines and be cleared of 

vegetation. 

 

NYS Route 414 Along Property Frontage 

 From the I-90 Exit 41 intersection to the Site Entrance Driveway the roadway shall be 

widened to a 4-lane section (currently 2-lane section) and shall follow NYSDOT 

design requirements. 

 The 230-foot bridge over I-90 shall be widened or replaced in accordance with both 

NYSTA and NYSDOT standards, to accommodate 4 lanes of traffic (two lanes per 

direction). 

 

Intersection of NYS Route 414 at I-90 Exit 41 

 Construct a second eastbound left turn lane extending back to the toll plaza weaving 

area (approximately 200 feet with 100 foot taper length) 

 Construct a 150-ft second northbound through lane. 
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 Construct a second westbound through lane extending back to the existing truck stop 

site parking area (approximately 200 feet) 

 Dedicate the previously mentioned new second Route 414 southbound travel lane as a 

right turn only lane into the plaza. 

 Install new traffic signal equipment to enable protected left turn movements for 

northbound and southbound approaches as well as the necessary equipment for 

eastbound-westbound split phasing and right turn overlap phasing for eastbound and 

southbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 414 

 Construct a 150-ft westbound dedicated right turn only lane. 

 Install new traffic signal equipment to enable protected left turn movement for 

northbound, southbound and eastbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 5 & 20 

 Installation of a new traffic signal. 

 Coordination with adjacent existing traffic signal at NYS Route 89 

 

Intersection of NYS Route 89 at NYS Route 5 & 20 

 Installation of new traffic signal equipment to allow coordination with the proposed 

signal at NYS  Route 318 

 

Additionally, MJ recommends that the study area signalized intersection’s timings and 

phasing be modified as necessary to maximize both the intersection and corridor capacities as 

the traffic patterns change. 
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Submit as Exhibit VIII. C.17.e. a description of plans for management, detention and 

discharge of storm water on and from the Project Site to include (i) the estimated cost of the 

improvements; (ii) the estimated date of completion; (iii) the names of the parties, whether 

public or private, initiating the improvements; (iv) the names of the parties responsible for the 

costs of the improvements; and (v) if more than one party is responsible for the costs, the 

proportionate distribution of the costs among the parties.  For the improvements described in 

this section: (i) state whether local government approval is necessary for making the 

improvements; (ii) include a description of the procedure by which the local government 

approval is going to be obtained; (iii) indicate 

VIII.C.17.e STORMWATER MANAGEMENT 

Stormwater runoff associated with the proposed project will be treated during and after 

construction to meet New York State’s water quality and quantity requirements.  Two 

permanent stormwater management facilities will be constructed to capture, treat, and 

detain runoff from the developed portions of the property. The runoff will be release from 

the site to downstream areas at a controlled rate which will not be increased from peak 

pre-development runoff rates.  The stormwater management plan for the project is 

designed in accordance with the current rules and regulations set in the NYSDEC (New 

York State Department of Environmental Conservation) Stormwater Management Design 

Manual (August 2010).  

(i) Estimated cost of improvements - $880,000.00 

(ii) Estimated date of completion - Improvements will be completed in combination 

with the proposed site development. 

(iii) Names of parties initiating the improvements - Whitetail 414, LLC. 

(iv) Names of Parties responsible for costs of improvements - Whitetail 414, LLC. 

(v) Proportionate distribution of costs among the parties - Not applicable. 

 

(i) State whether local government approval is necessary for making the 

improvements - Site Plan approval from the Town of Tyre was granted June 12, 

2014. 

(ii) Description of the procedure by which the local government approval is  

obtained - The approval is in conjunction with the Site Plan review process for the 

Town of Tyre.  

(iii) Indicate all conditions likely to be placed on the local government approval - 

Conditions of the approval are consistent with the requirements of the NYSDEC 

Stormwater Design Manual (August 2010) and the current SPDES General Permit 

from Construction Activities (GP-0-10-001). 

(iv) Indicate the estimated date by which local government approval will be   

granted - Site Plan approval was granted has been granted by the Town of Tyre 

on June 12, 2014.  
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Submit as Exhibit VIII. C.18.a. names, addresses and relevant experience of the architects, 

engineers, contractors and designers of the proposed Gaming Facility and related proposed 

infrastructure improvements. 

VIII. C.18.a.  INFORMATION ON ASSOCIATED PROJECT FIRMS  
 
Wilmorite Construction L.L.C. is a New York State construction management firm that has 

managed and developed more than 30,000,000 square feet of retail, office, hotel, apartment, 

convention, and casino construction including a 336 room luxury Hyatt Hotel in Rochester, NY 

and the First Council Casino located in Newkirk, OK. 

Wilmorite Construction L.L.C. has an established reputation as one of the premier builders and 

developers in the Northeast region of the United States and believes there are three measures to 

a successful project; Quality, Schedule & Budget.  To have a successful project, all three 

measurable must be met or exceeded.  This requires proper planning and a focus during all 

phases of a construction project, from predevelopment and predesign through a project’s 

grand opening.  

Wilmorite follows very strict pre-construction procedures that include five separate estimating 

exercises at different phases of design, documented drawing and material reviews, full team 

scheduling reviews, organized information tracking and good communication processes. 

Wilmorite Construction L.L.C’s approach to the bid process and construction is as focused as the 

pre-construction which is reflected by their track record of successfully bringing high quality, 

large complex construction projects in on budget and on time.  

 

WILMORITE CONSTRUCTION OFFICE LOCATION: 

Wilmorite Construction 

1265 Scottsville Road 

Rochester, NY 14624 

P. 585.464.9400 

 

Friedmutter Group is an award winning, internationally recognized Architecture, Master Planning 

and Interior Design firm specializing 100% in multi-use Hospitality/Casino/Entertainment projects 

of all sizes. Founded in 1992 by Brad Friedmutter to exclusively provide services to 

Gaming/Hospitality clients, Friedmutter Group has been identified as a leader and innovator 

throughout the Industry.  With offices in Las Vegas, Nevada; Newport Beach, California; and 

Macau, Friedmutter Group provides core & shell architectural design to interior fit out, with 

creative, high quality, iconic design solutions.  The Firm offers critical and comprehensive 

understanding of the many required elements of the gaming industry, from site selection and 

development to operating fundamentals, while successfully creating unique design and guiding 

completion of gaming and hospitality projects in existing and new markets. 

Friedmutter Group’s core expertise is the Master Planning, Architecture & Design, Branding and 

Interior Design of integrated mixed-use resort projects.  The Firm provides intuitive, thoughtful 

design solutions that manage access, egress, and easy circulation of large numbers of people 

into, through and out of venues, while providing highest quality design, best efficiencies and 

adjacencies of space, and maximum profitability opportunities during all phases of design, 

development, construction, and operation of the project. 
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Long-time clients include the preeminent Owners and Operators of over 50 completed casino 

and resort properties worldwide.  The Firm’s more than 27 Million Square Feet of completed 

projects span across the United States and include more than 2.5 Million square feet of casinos, 

nearly 20,000 hotel rooms, over 300 restaurants, bars & lounges, and more than One Million 

square feet of ballroom, convention & meeting space. Additional information may be found at 

www.fglv.com. 

FRIEDMUTTER GROUP OFFICE LOCATIONS: 

4022 Dean Martin Drive    204 Riverside Avenue 

Las Vegas, Nevada, USA 89103   Newport Beach, California, USA 92663  

P:  702.736.7477     P:  949.574.7710 

 

Suite A, 8/F 

Edificio Great Will 

Avenida da Praia Grande  

No. 665 

Macau 

P:  +853.2835.5340   

 

BME Associates is a New York State engineering firm that has 26 years of experience in civil / site 

engineering design, surveying, and landscape architecture.  This experience has been utilized to 

complete engineering designs for successful projects throughout western New York.   

BME develops functional design solutions for land planning and site development projects within 

the residential, commercial, institutional, office, recreational, municipal and mixed use industries.  

The firm’s principals, licensed professionals (including 5 P.E.’s, 3 L.S.’s and 2 R.L.A’s), and staff of 

28 full-time professionals possess a broad range of experience in: 

• Municipal Services    • Surveying Services 

• Site Engineering    • Construction Services 

• Land Planning & Landscape Architecture • Environmental Services 

In addition to technical expertise, BME has a solid background in municipal land use regulations, 

regulatory agency requirements, and understanding the importance of public involvement and 

input.  BME Associates is highly recognized for their involvement in the legislative and regulatory 

process.  They have been involved in writing state and local Incentive Zoning regulations, SEQRA 

revisions, wetland delineation and mitigation guidelines, Clustering Provisions and Conservation 

Easement statutes.  They have implemented many projects utilizing these important planning 

tools. 

BME ASSOCIATES OFFICE LOCATION: 

http://www.fglv.com/
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10 Lift Bridge Lane East     

Fairport, NY 14450      

P:  585.377.7360      

 

M/E Engineering, P.C. is a New York State Professional Corporation. Founded in 1991, M/E 

Engineering, P.C. is a mechanical/electrical consulting engineering firm committed to value-

driven solutions for its clients. Four offices and an expert staff of licensed professional engineers, 

project designers and technicians serve industrial, commercial, educational, health care, 

institutional and municipal clients. A commitment to producing designs that result in reliable and 

efficient systems drives every M/E Engineering project.  

M/E Engineering has 145 employees, including 33 licensed professional engineers, 36 senior 

engineers/senior designers, 26 project engineers/project designers, 26 designers/CAD 

technicians and 23 administrative support personnel.  

Our Buffalo Office includes 12 licensed professional engineers, 17 senior engineers/senior 

designers, 11 project engineers/project designers, 6 designers/CAD technicians and 7 

administrative support personnel.  

M/E Engineering offers services including initial programming, planning and feasibility studies; 

schematic design and systems life cycle cost analysis; design development and value 

engineering; engineers’ estimates of probable construction costs; and production of 

construction drawings and specifications. M/E Engineering also provides construction phase 

services including bid analysis, construction observation, shop drawing review and systems 

commissioning. To meet our client’s needs, a Partner or Principal is engaged in the design 

process from inception to completion.  

M/E Engineering is a member of the U.S. Green Building Council. Its staff includes 32 professionals 

accredited by the Council’s Leadership in Energy and Environmental Design (LEED) Program. 

M/E Engineering works with clients to provide access to New York State Energy Research and 

Development Authority funds for energy efficient design. 

 

Design for the Gaming and Entertainment industry has been a major part of M/E Engineering, 

P.C.'s portfolio. Our firm has provided engineering services on many successful Gaming and 

Casino projects of all types including new construction, renovations and additions typically in a 

fast-track design and construction mode.  

 

These projects have included Gaming Areas with Slot Machines and Table Games, Restaurants, 

Bars, Buffets, Food Courts, Kitchens, Spas, Hotels, Retail Spaces, Banquet and Multi-Purpose 

Rooms, Showrooms, Indoor Pool Spaces, Parking Garages, Back-of-House Support Areas, and 

Central Heating and Cooling Plants. 

 

 

M/E ENGINEERING OFFICE LOCATIONS: 

60 Lakefront Boulevard    150 North Chestnut Street 

Buffalo, NY 14202     Rochester, NY 14604  
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P:  716.845.5092     P:  585.288.5590 

 

433 State Street, Suite 410    441 South Salina Street 

Schenectady, NY 12305    Syracuse, NY 13202 

P: 518.533.2171     P: 315.218.9564 

 

 

McFarland Johnson, Inc., established in 1946, is a 100% employee-owned, multi-disciplined firm, 

providing transportation, site/civil, mechanical, electrical, plumbing, fire protection, and 

structural design services, as well as planning, environmental, hydraulic/hydrologic and 

construction administration expertise.  

 

Through service to federal and state governments, state agencies, local municipalities, schools, 

airports, and industry, McFarland Johnson has acquired an extensive portfolio, enhancing staff’s 

professional and technical experience, while concurrently building a reputation as a leading 

firm in planning and design. 

 

McFarland Johnson’s success is due to ongoing commitment to building long-term relationships 

through ethical, responsive, quality service. McFarland Johnson’s team are strong advocates of 

life-cycle cost analysis and have several LEED Accredited Professionals on staff.  

 

Diverse engineering backgrounds are an important asset that allows us to assemble a team at 

any location, with total in-house capability and proven experience for every phase of a project. 

McFarland Johnson has entered and remain in the forefront of utilizing high-tech, state-of the-art 

computer and CADD design techniques in engineering applications, thus ensuring a cost-

effective, high quality product to clients.  

 

This firm is organized and staffed with engineers, technicians, construction administrators, and 

support staff, providing professional, technical and administrative services to meet the needed 

responses and requirements for the projects undertaken. 

 

As a 100% Employee Stock Ownership Plan (ESOP) Company, pride of ownership compels our 

employee owners to listen, understand, and respond to your needs. At key stages of every major 

project, our project teams hold QA/QC reviews to ensure that client objectives, work products, 

schedules and budgets are being met. 

 

McFarland-Johnson provides a full range of traffic engineering services including traffic impact 

studies, traffic capacity analysis and design, and ITS applications. McFarland Johnson’s staff of 

traffic engineers and planners have extensive experience ranging from small-scale traffic impact 

studies to major regional traffic needs assessments.  

 

Safety and mobility improvements are not limited to vehicles alone. Today’s solutions mandate 

that pedestrians and bicyclists be considered in any study or design, and that the completed 

project “blend” within the context of its community. McFarland Johnson understands that before 

physical capacity is added to an existing roadway network, considerations for TSM/TDM 

measures must be made to ensure that the maximum reduction in congestion is realized before 

additional property impacts are incurred.  
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McFarland Johnson is experienced in the analysis of small isolated intersections, extensive 

networks of coordinated signals, the design of increasingly popular roundabouts, bicycle and 

pedestrian trails, traffic control sign and pavement marking layouts, and traffic calming 

measures, as appropriate.  

 

Our staff prides itself in keeping abreast of the latest technology, designs, and educational 

resources through membership and participation in ITE (Institute of Transportation Engineers), ITS 

(Intelligent Transportation Systems), and certification as Professional Traffic Operations Engineer 

(PTOE). McFarland Johnson is also experienced in the use of traffic simulation software, and 

have utilized this to very effectively convey to the public how safety and mobility will be 

improved following completion of a project. 

 
MCFARLAND JOHNSON OFFICE LOCATIONS: 

49 Court Street, Metrocenter    2525 SR 332, Box 6, Suite 101 

Binghamton, NY 13901    Canandaigua, NY 14424  

P:  607.723.4979     P:  585.905.0970 

 

60 Railroad Pl, Suite 402     

Saratoga Springs, NY 12866     

P: 518.580.9380       

 

 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.18.b - Contact Information for 
associated project firms 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
VIII.C.19 - Construction Budget 
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Submit as Exhibit VIII.C.20.a. a proposed timeline of construction of the proposed Gaming Facility 

that includes detailed stages of construction for opening phase of the Gaming Facility and non-

gaming structures and all related infrastructure improvements. Include major 

events/milestones/deadlines, including design plans completed, construction bid award, 

construction financing received, site secured, start site mitigation/remediation if necessary, 

excavation, grading and earth works, start construction, approvals, infrastructure completion 

dates, permanent financing executed, certificate of occupancy, training start, building loading, 

system testing, dry runs, and the like, and the dates or deadlines associated therewith. Describe 

any proposed construction phasing plan, including the proposed sequence of any phases, 

where any phases are dependent upon future events, and if so, clearly describe such future 

events, and the approximate dates of beginning and completion of each phase. 

Exhibit VIII.C.20.a. 

 
The construction schedule for the Lago Resort & Casino project Tyre NY is a single phase, 18 

month construction schedule with an accelerated 14 month schedule for the gaming area, 

parking structure and restaurants.  The actual start date will be one week after Lago Resort and 

Casino is awarded a gaming license and the completion date will shift accordingly.    

The design schedule from start of schematic design through completion of construction design 

for both the Hotel and Casino shell is approximately eight months.  After completion of shell 

design, the focus will turn to interior buildout packages for the casino, restaurants, spa, hotel 

lobby and hotel tower.  Each area will be bid out separately as design packages are complete.  

This will help expedite the schedule by allowing areas of work to start as design is complete.  It 

will also help mitigate delays on the overall project schedule since by not allowing the design of 

any one area to affect the construction of another.  Lastly, bidding the project out in packages 

by area will help keep the project on budget since each area can be redesigned if needed 

due to budgetary constraints without affecting the entire project schedule.  

The casino is the critical path of the project for the first 14 months of construction.  Therefore, the 

first set of bid packages that will be released based on 100% construction documents for each 

package are; site, casino foundations and casino structural steel.  The site package needs to be 

awarded before 10/1/14 with a contractual agreement that; the site contractor will be required 

to have a building pad complete, trailer and laydown area stabilized and a ring road paved in 

30 days from casino license award and also prior to asphalt plants closing for the winter.   

The foundation package also must be awarded by the start of sitework allow 30 days for rebar 

shop drawing approval prior to the start of foundations.  Foundations will continue through the 

winter and will incur winter condition/protection costs.  Casino foundations must be substantially 

complete by February 1st, 2015 in anticipation of steel delivery.  

The steel package must also be awarded at the same time as foundations/concrete to assure 

enough lead time to detail, fabricate and deliver the structural steel by February 1st, 2015.  

The exterior envelope, roofing, mechanical, electrical and plumbing packages will all follow 

shortly after the structural steel package.  Interior finish packages will be complete last and they 

will be bid accordingly.   
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The site was secured by the applicant in September 2013.  Since then the applicant has 

completed the State Environmental Quality Review (SEQR) and have been granted Site plan 

approval.  Therefore, no delays to the start of construction are anticipated.  

Included in this exhibit are a project milestone schedule and a level one project schedule.  

Included in the schedules are information on:  

 Opening dates for the gaming facility, non-gaming structures and all related 

infrastructure,  

 Major events  

 Milestones 

 Dates pertaining to design plans 

 Construction bid and award dates  

 Financing dates 

 Date for when site was secured 

 Site/Earthwork 

 Certificate of Occupancy dates (C of O) 

 Testing & training dates 
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Submit as Exhibit VIII.C.20.b a description of anticipated street and sidewalk closures, plans for 

redirecting traffic, impacts on existing parking, if any noise and dust impacts, and plans for 

mitigating such impacts both during and following construction. Describe measures that will be 

taken to mitigate all construction impacts on the local community.  

In the event the financing for any further phase is not included in Item VIII.A.6. of this RFA, 

indicate the anticipated sources of financing for such phase and the details of such financing. 

Exhibit VIII.C.20.b. PROPOSED CLOSURE 
There will be no road or sidewalk closing as a result of on or offsite construction for Lago Resort 

and Casino. All work will be done to minimize impacts to the local community. Due to the 

location of the site, there will be no noise impact to the surrounding area. Best construction 

practices will be followed to control and reduce dust from construction. Lago Resort and Casino 

is committed to taking all steps necessary to reduce the impact to local community. 
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Submit as Exhibit VIII.C.20.c. an explanation as to how quickly after issuance of a License the 

Applicant would expect to commence construction of the Gaming Facility and explain 

conditions precedent to be satisfied prior to the Applicant being able to commence said 

construction. 

Exhibit VIII.C.20.c. COMMENCEMENT OF CONSTRUCTION 

 

Lago Resort & Casino is prepared to starting construction on 10/15/2014 or within one 

week of the formal gaming license award, whichever the later.  

Lago Resort & Casino is a shovel ready project that has completed the State 

Environmental Quality Review (SEQR) process and received all other local approvals 

required for the construction of a casino, hotel, resort and parking structure. 

Specifically, on June 12, 2014 the project’s lead agency, Town Board of Tyre, 

unanimously voted in favor of the following in the form Resolutions: 

 Issuance of a Negative Declaration to complete the State Environmental Quality 

Review (SEQR) process regarding all aspects of the Resort and Casino Project 

 Approval a zoning map amendment for the  proposed Resort and Casino parcel 

to designated as a Planned Unit Development (PUD) district which permits all of 

the uses associated the Project 

 Approval of a Development Plan for the Resort and Casino per the requirements 

set forth in the Town PUD Code 

 Approval of final Site plan for the Resort and Casino per the requirements set 

forth in the Town PUD Code  

 Adoption of the Host Community Agreement  

 Support from the Town Board for the for the proposed Resort and Casino to 

develop and operate a gaming facility at the approved Project site 

All above listed resolutions are included as a part of this exhibit.   

Site work will be bid and awarded to a NYS contractor by 10/1/14 in preparation for a 

start on or after 10/15/14.  Once Lago Resort & Casino has received official notice of 

gaming license award, the site contractor will have a maximum of one week to 

mobilize and start preparing the site for casino foundation construction.   
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE MAKING A 

DETERMINATION OF SIGNIFICANCE UNDER THE STATE ENVIRONMENTAL 

QUALITY REVIEW ACT RELATING TO (A) THE APPLICATION OF WHITETAIL 

414, LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO ADD A 

PLANNED UNIT DEVELOPMENT DISTRICT AND FOR DEVELOPMENT PLAN 

AND SITE PLAN APPROVAL IN CONNECTION WITH THE CONSTRUCTION AND 

OPERATION OF THE WILMOT CASINO AND RESORT, AND (B) A HOST 

COMMUNITY AGREEMENT WITH WHITETAIL 414, LLC AND WILMORITE, INC.  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed 

Development Plan, and Part 1 of a Full Environmental Assessment Form (“EAF”) under the 

State Environmental Quality Review Act (“SEQRA”) and on or about April 16, 2014, the Town 

Board received a proposed Site Plan; and  

 

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town in the area east of New York State Route 414 and north of the 

New York State Thruway (the “Property”); and 

 

 WHEREAS, the PUD District Application, the proposed Development Plan and the EAF 

are contained in a two-volume submission entitled “SEQRA Documentation and Engineer’s 

Report” and “Appendices to Engineer’s Report,” each dated March, 2014, and accompanying 

drawings, and the proposed Site Plan is contained in a ten-drawing set entitled “Site Plans” dated 

April 2014, last revised June 3, 2014, and a two-volume set entitled “Engineer’s Report 

Including Appendix A” and “Appendices B-K to Engineer’s Report,” each dated March 2014, 

Updated April 2014; and 

 

WHEREAS, the creation of a PUD District in the Town requires an amendment to the 

Town of Tyre Zoning Law (“Zoning Law”), which has been proposed in Local Law No. 3 of 

2014 to, among other things, change the Agricultural use designation for the Property to a 

Planned Unit Development District for the Wilmot Casino and Resort on the Town Zoning Map; 

and 

 

 WHEREAS, under Section 1316.5 of the 2013 Gaming Act, an applicant for a license 

must “demonstrate to the commission how the applicant proposes to address problem gambling 

concerns, workforce development, and community development and host and nearby 

municipality impact and mitigation issues…” and, to address this requirement the Town has 

negotiated and is considering entering into a Host Community Agreement with the Applicant and 

Wilmorite, Inc.; and   
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 WHEREAS, the Town desires to comply with Article 8 of the Environmental 

Conservation Law, as amended (“SEQRA”) and the implementing regulations at 6 NYCRR Part 

617 (the “Regulations”); and 

 

 WHEREAS, the Town Board has considered the PUD District Application, the proposed 

Development Plan, proposed Local Law No. 3 of 2014, the proposed Site Plan for the Wilmot 

Casino and Resort, and the proposed Host Community Agreement (collectively, the “Action”), 

as a single action for purposes of its SEQRA review, and 

 

WHEREAS, the Town Board acknowledged receipt of the PUD District Application, the 

proposed Development Plan and the EAF at its duly noticed regular business meeting on March 

20, 2014, preliminarily classified the Action as a Type I action and declared its intent to act as 

the Lead Agency to undertake a coordinated environmental review as required by SEQRA; and 

 

WHEREAS, in addition to the Town Board, the other “involved agencies” (as this quoted 

term is defined in the Regulations) in regard to this Action include the Town of Seneca Falls, the 

Village of Waterloo, the Seneca County Industrial Development Agency, the New York State 

Department of Environmental Conservation, the New York State Department of Transportation, 

the Seneca County Department of Health, and the New York State Thruway Authority; and 

 

WHEREAS, on or about March 24, 2014, the Town caused a letter, a copy of the PUD 

District Application, proposed Development Plan and the EAF to be sent to these other involved 

agencies, indicating the Town Board’s desire to serve as “lead agency” (as this quoted term is 

defined in the Regulations) for a coordinated review under SEQRA and requesting any 

comments the agencies may have on the project; and 

 

 WHEREAS, all of the aforementioned involved agencies consented to this Town Board 

acting as lead agency in reviewing this Action pursuant to SEQRA; and  

 

 WHEREAS, the Town Board duly noticed and held a public hearing on the PUD District 

Application and the proposed Development Plan on April 17, 2014, and duly noticed and held a 

public hearing on Local Law No. 3 of 2014 on May 1, 2014; and 

 

 WHEREAS, by a letter dated May 9, 2014 with enclosures, the Town informed the New 

York State Office of Parks, Recreation and Historic Preservation, the U.S. Army Corps of 

Engineers, the New York State Department of Agriculture and Markets and the U.S. Fish and 

Wildlife Service that it considered these agencies to be “interested agencies” (as this quoted term 

is defined in the Regulations) under SEQRA and requested any comments they may have on the 

project; and  

 

 WHEREAS, at its duly noticed regular business meeting on May 15, 2014, the Town 

Board confirmed that the PUD District Application, proposed Development Plan, proposed 

Local Law No. 3 of 2014, and proposed Site Plan were properly classified as a Type I action and 

established itself as the lead agency for purposes of a coordinated review under SEQRA for the 

Action; and  
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 WHEREAS, a SEQRA Question & Answer Revisions notice dated May 19, 2014, issued 

by the New York Gaming Facility Location Board, indicated that for local authorities that have 

initiated the SEQRA process for the siting of a casino, the New York State Gaming Commission 

(the “Commission”) should be added as an involved agency for purposes of a coordinated 

SEQRA review, and by a letter dated May 22, 2014, the Town informed the Commission that it 

will add the Commission as an involved agency for purposes of this review and provided the 

Commission a copy of the proposed Development Plan, EAF and Engineer’s Report for review 

and comment; and 

 

 WHEREAS, in addition to documents comprising the PUD District Application, the 

proposed Development Plan, the EAF, and the proposed Site Plan, other reports and analyses of 

potential impacts were submitted by the Applicant or by the Town’s Engineer and 

correspondence was received from interested and involved agencies in regard to the Action, a list 

of which documents is attached to this Resolution as Attachment A, all of which are on file in the 

Town Clerk’s office for public review and many of which have been posted to the Town’s web 

site; and  

 

 WHEREAS, at the May 1, 2014 public hearing regarding proposed Local Law No. 3 of 

2014, the Town Board received public comments regarding the project, and on June 9, 2014, the  

Town Board was provided copies of a Response to Public Comments document prepared by its 

consultants that addressed many of the concerns raised by the public concerning the project, and 

on or about June 9, 2014, the Town made a copy of this document available for public review on 

the Town’s web site; and  

 

 WHEREAS, the Town Board considered the Action during its duly noticed regular 

business meetings on March 20, 2014, April 17, 2014, and May 15, 2014; and 

 

 WHEREAS, the Town Board conducted duly noticed special meetings on May 1, 2014 

and June 12, 2014 where it considered the Action; and  

 

 WHEREAS, the Town Board has thoroughly reviewed all information provided in the 

EAF, as well as the reports, analyses and correspondence prepared by the Applicant, the 

Applicant’s consultants and the Town’s consultants, and the comments received from the 

involved and interested agencies that were submitted to the Town Board regarding the potential 

adverse environmental impacts of the Action; and 

 

 WHEREAS, the Town Board considered all of the comments that were received during 

the public hearings and at the various other meetings at which this Action was considered and the 

Response to Public Comments document; and 

 

 WHEREAS, the Town Board is mindful of the criteria set forth in Section 617.7 of the 

Regulations for determining the environmental significance of an action; and 

 

 WHEREAS, pursuant to the Regulations, the Town Board has considered the 

significance of the potential environmental impacts of the Action by (a) using the criteria 

specified in Section 617.7 of the Regulations, and (b) examining the EAF for the Action, 
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including the facts and conclusions in Part 1 of the EAF, and completing Parts 2 and 3 of the 

EAF, together with examining other available supporting information, to identify the relevant 

areas of environmental concern, and (c) thoroughly analyzing the identified areas of relevant 

environmental concern. 

 

 NOW THEREFORE IT IS HEREBY RESOLVED that the Town Board confirms and 

adopts the following findings with respect to SEQRA: 

 

 A. The Action is subject to SEQRA;  

 

  B. The other involved agencies with respect to this Action include the Town of 

Seneca Falls, the Village of Waterloo, the Seneca County Industrial Development Agency, the 

New York State Department of Environmental Conservation, the New York State Department of 

Transportation, the Seneca County Department of Health, the New York State Thruway 

Authority and the New York State Gaming Commission; 

 

C. The Action is a Type I action; and 

 

D. The Town Board of the Town of Tyre has duly acted as lead agency for purposes 

of undertaking a coordinated review with respect to the Action. 

 

 IT IS HEREBY FURTHER RESOLVED that  

 

CHECK ONE OF THE FOLLOWING: 

 

_____X___ The Action will not result in any significant adverse environmental impacts and a 

“negative declaration” (as this quoted term is defined in the Regulations) shall be prepared, filed 

and published pursuant to SEQRA.  

 

OR  

 

________ The Action has the potential to create at least one significant adverse environmental 

impact and, therefore, a “positive declaration” (as this quoted term is defined in the Regulations) 

shall be prepared, filed and published pursuant to SEQRA, and the Applicant shall be required to 

prepare an Environmental Impact Statement with respect to such impacts of the Action.   
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IT IS HEREBY FURTHER RESOLVED, that this resolution shall take effect 

immediately. 

 

The adoption of the foregoing Resolution was moved by Mr. Delpapa, seconded by Mr. Rogers, 

and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted.   

 

Dated:  June 12, 2014 
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ATTACHMENT A 

 

1. Responses of the SEQRA Involved Agencies to the Town’s March 24, 2014 request for 

consent to act as lead agency on the Wilmot Casino and Resort project: 

a. Consent form from Seneca County Department of Health with no comments, 

signed March 28, 2014 

b. Consent form from Seneca County Industrial Development Agency with no 

comments, signed March 25, 2014 

c. Consent form from Village of Waterloo with no comments, signed April 14, 2014 

d. Consent form from Town of Seneca Falls with no comments, signed April 1, 2014 

e. Letter from New York State Department of Environmental Conservation dated 

April 8, 2014 with comments 

f. Letter from New York State Department of Transportation dated April 23, 2014 

with comments 

g. Letters from New York State Thruway Authority dated April 2, April 22, and 

April 24, 2014 with comments 

2. Responses of the SEQRA Interested Agencies to the Town’s May 9, 2014 request for 

comments on the Wilmot Casino and Resort project: 

a. Letter from the New York State Office of Parks, Recreation, and Historic 

Preservation dated May 16, 2014 finding no impact 

b. Letter from the U.S. Fish & Wildlife Service dated May 16, 2014 

c. Email from the U.S. Army Corps of Engineers dated May 29, 2014 

3. Recommendations of the Seneca County Planning Board regarding the Development Plan, 

the Site Plan, and proposed Local Law No. 3 of 2014 

4. Resolutions of the Town Planning Board and Zoning Board of Appeals, dated April 22, 

2014, in response to request of Town Board for review and recommendations on proposed 

Local Law No. 3 of 2014 

5. Memorandum from McFarland Johnson dated April 4, 2014 regarding additional highway 

safety analysis 

6. Comments of Barton & Loguidice, dated April 9, 2014, on the Development Plan Phase 

Documents for the Wilmot Casino and Resort 

7. Comments of Barton & Loguidice, dated April 9, 2014, on the Preliminary Site Plan for the 

Wilmot Casino and Resort 

8. Responses of BME Associates, dated April 15, 2014, on the Wilmot Casino and Resort Site 

Plan 

9. Responses of BME Associates, dated April 23, 2014, to the New York State Department of 

Environmental Conservation’s April 8, 2014 letter on SEQRA and Lead Agency 

coordination 

10. Responses of BME Associates, dated April 25, 2014, to comments received on the Wilmot 

Casino and Resort Development Plan 
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11. Draft comments of Barton & Loguidice, dated May 7, 2014, on SEQRA, the Development 

Plan, and Site Plan documents for the Wilmot Casino and Resort 

12. Revised response of BME Associates, dated May 8, 2014, to the April 23, 2014 letter from 

the New York State Department of Transportation on SEQRA and Lead Agency coordination 

13. Review of Site Plan Phase Documents for Wilmot Casino and Resort by Barton & Loguidice 

dated May 16, 2014  

14. Email response from BME Associates, dated June 5, 2014, to the U.S. Army Corps of 

Engineers’ May 29, 2014 comments on the Wilmot Casino and Resort 

15. Responses of BME Associates, dated June 6, 2014, to Barton & Loguidice’ s May 16, 2014 

memorandum on the Wilmot Casino and Resort Site Plan 

 

2329737.4 6/13/2014 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING 

THE DEVELOPMENT PLAN SUBMITTED WITH THE APPLICATION OF 

WHITETAIL 414, LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO 

ADD A PLANNED UNIT DEVELOPMENT DISTRICT FOR THE PROPOSED 

WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed 

Development Plan and Part 1 of a Full Environmental Assessment Form (“EAF”) under the State 

Environmental Quality Review Act (“SEQRA”); and  

 

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of 

the New York State Thruway, (the “Property”); and 

 

 WHEREAS, the PUD District Application, the proposed Development Plan and the EAF 

are contained in a two-volume submission entitled “SEQRA Documentation and Engineer’s 

Report,” “Appendices to Engineer’s Report,”and a set of plan drawings, each dated March 2014; 

and 

 

 WHEREAS, the Town’s engineer, Barton & Loguidice, DPC, determined that the PUD 

District Application and the proposed Development Plan contained the elements required by 

section 2A.203(C)(1) and (2) of the Town’s Zoning Law, and that the EAF is complete and, 

therefore, that the PUD District Application and proposed Development Plan are complete for 

review; and  

 

 WHEREAS, among other information, the Town Board considered the April 9, 2014 

comments of Barton & Loguidice on the Development Plan Phase Documents for Wilmot 

Casino and Resort and the April 25, 2014 responses of BME Associates to comments received 

on the Wilmot Casino and Resort Development Plan; and  

 

 WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board 

referred the PUD District Application and the proposed Development Plan for review and 

recommendation to the Seneca County Planning Board pursuant to Sections 239-l and 239-m of 

the General Municipal Law and Section 2A.203(D) of the Town’s Zoning Law; and 

 

 WHEREAS, on April 10, 2014, the Seneca County Planning Board issued its 

recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it 

recommended that the Town of Tyre approve the proposed Development Plan; and 
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WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board 

referred the PUD District Application and the proposed Development Plan to the Town of Tyre 

Planning Board pursuant to Section 2A.203(D) of the Town’s Zoning Law; and 

 

WHEREAS, at a properly noticed meeting of the Town Planning Board on April 15, 

2014, after discussion and consideration of the factors set forth in Section 2A.203(D)(1)(a-d) of 

the Town’s Zoning Law, the Town Planning Board voted to recommend to the Town Board that 

the PUD District Application and proposed Development Plan be approved with three 

conditions; and 

 

 WHEREAS, the Town Board held a properly noticed public hearing to discuss the PUD 

District Application and proposed Development Plan on April 17, 2014, for the purpose of 

hearing public comment on these documents and heard comments regarding potential 

environmental and land use and social issues associated with the PUD District Application and 

proposed Development Plan; and 

 

 WHEREAS, the Town Board held a properly noticed regular meeting on April 17, 2014, 

at which it considered the April 15, 2014 recommendation with conditions of the Town Planning 

Board with respect to the proposed Development Plan; and  

 

 WHEREAS, the Town Board has thoroughly reviewed the information provided in the 

SEQRA Documentation and Engineer’s Report, as well as the other reports and correspondence 

submitted to the Board; and 

 

 WHEREAS, the Town Board considered all of the comments that were received during 

the public hearing and at the various other meetings at which this Action was considered; and 

 

 WHEREAS, the Town Board considered the recommendations of the Town Planning 

Board and the Seneca County Planning Board; and 

 

WHEREAS, the Town Board considered the PUD District Application and proposed 

Development Plan during its properly noticed regular business meetings on March 20, 2014, 

April 17, 2014 and May 15, 2014; and 

 

 WHEREAS, the Town Board conducted properly noticed special meeting on May 1, 

2014 and June 12, 2014 to discuss the PUD District Application and proposed Development 

Plan; and  

 

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the 

PUD District Application and the proposed Development Plan; and 

 

 WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.203 of the 

Town’s Zoning Law for the approval of a PUD Development Plan. 
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CHECK ONE OF THE FOLLOWING: 

 

_____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development 

Plan satisfies the requirements set forth in Section 2A.203 of Town’s Zoning Law, and, 

therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME 

Associates and dated March, 2014 is hereby approved.  The reasons supporting this 

determination are as follows: 

 

(1) The Development Plan provides adequate traffic access and circulation including 

intersections, road widths, channelization structures and traffic controls; 

(2) The Development Plan provides adequate pedestrian access and circulation 

including separation of pedestrian from vehicular traffic, walkway structures, control of 

intersections with vehicular traffic, and pedestrian convenience; 

(3) The Development Plan provides for adequate parking arrangements, including 

location, appearance and number of spaces; 

(4) The location, arrangement, size and design of buildings, lighting and signs is 

appropriate; 

(5) The relationship and scale of the various uses to one another is appropriate; 

(6) The Development Plan provides for adequate landscaping to provide both a visual 

and a noise deterring buffer between adjacent uses and adjoining lands; 

(7) The Development Plan provides for sufficient open space; 

(8) The Development Plan provides for adequate stormwater and sanitary waste 

disposal facilities; 

(9) The Plan has appropriately addressed roadways and landscaping in areas with 

moderate to high susceptibility to flooding and ponding and/or erosion; 

(10) The Development Plan adequately provides for the protection of adjacent 

properties against noise, glare, unsightliness, or other objectionable features; 

(11) The Town Board has previously complied with SEQRA; and 

(12) The Development Plan conforms to other goals of the Town of Tyre which have 

been stated in the Town of Tyre Zoning Law or the Comprehensive Plan for the Town of 

Tyre.  

 

 IT IS HEREBY FURTHER RESOLVED that the approval of the Development Plan for 

the Wilmot Casino and Resort is subject to the following conditions:  

 

(1) The Applicant shall ensure that the exterior design of all structures be made by, or 

under the direction of, a registered architect whose seal shall be affixed to the plans. 

 

(2) The Applicant shall obtain all other necessary local, state and federal permits and 

approvals required for the proposed development. 

 

OR 

 

_________ NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development 

Plan does not satisfy the requirements set forth in Section 2A.203 of Town’s Zoning Law, and, 
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therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME 

Associates and dated March, 2014 is not approved.   

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office 

of the Town Clerk in files that are readily accessible to the public and made available upon 

request, subject only to the limitations established by the Freedom of Information Law. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect 

immediately. 

 

The adoption of the foregoing Resolution was moved by Mr. Thomson, seconded by Mr. 

Delpapa, and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

 

Dated:  June 12, 2014 

 

 

2327674.4 

6/16/2014 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING 

LOCAL LAW NO. 3 OF 2014 TO AMEND THE ZONING LAW AND MAP TO ADD A 

PLANNED UNIT DEVELOPMENT DISTRICT IN CONNECTION WITH THE 

APPLICATION OF WHITETAIL 414, LLC FOR WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed 

Development Plan, a proposed Site Plan and Part 1 of a Full Environmental Assessment Form 

(“EAF”) under the State Environmental Quality Review Act (“SEQRA”); and  

 

WHEREAS, the Applicant is seeking the creation of a PUD district to further the 

construction and operation of the Wilmot Casino and Resort on approximately 84.9 acres of land 

(Tax Account No. 12.00-01-36) within the Town of Tyre in the area east of New York State 

Route 414 and north of the New York State Thruway, (the “Property”); and 

 

 WHEREAS, the creation of a PUD district in the Town, requires an amendment to the 

Town of Tyre Zoning Law (“Zoning Law”); and 

 

WHEREAS, Local Law No. 3 of 2014 would amend the Town’s Zoning Law and Map 

to: (i) add the term “Planned Unit Development” to the list of “Type of District” under Article II, 

Section 2.202, and add the designation “PUD” for such district; (ii) add a definition of Planned 

Unit Development District to Article XI, Section 11.1102; and (iii) change the Agricultural use 

designation for the Property to Planned Unit Development District for the Wilmot Casino and 

Resort on the Town Zoning Map; and 

 

WHEREAS, the Town Board members received a copy of a proposed Local Law No. 3 

of 2014 under cover of an April 11, 2014 letter from the Town’s special counsel, Bond, 

Schoeneck & King, PLLC; and 

 

 WHEREAS, the Town Board considered the following reports and correspondence in 

regard to the creation of the PUD District: 

 

• SEQRA Documentation and Engineer’s Report, dated March, 2014; 

• Appendices to Engineer’s Report, dated March, 2014; 

• Proposed Development Plan dated March, 2014; 

• Proposed Site Plan dated April, 2014, last revised June 3, 2014; and 

 

 WHEREAS, at its duly noticed regular meeting on April 17, 2014, the Town Board 

referred proposed Local Law No. 3 of 2014 to the Seneca County Planning Board pursuant to 

Sections 239-l and 239-m of the General Municipal Law and to the Town of Tyre Planning 

Board and the Town of Tyre Zoning Board of Appeals pursuant to the Town’s Zoning Law; and 
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 WHEREAS, on May 8, 2014, the Seneca County Planning Agency issued its 

recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it 

recommended that the Town Board approve proposed Local Law No. 3 of 2014; and 

 

 WHEREAS, at a properly noticed meeting of the Town Planning Board on April 22, 

2014, after discussion and consideration of two motions relating to proposed Local Law No. 3 of 

2014, the voting members voted against both motions and, therefore, no action was taken by the 

Planning Board, and instead, the Planning Board adopted a resolution in which it took no 

position, but provided a message to the Town Board to undertake further review of the PUD 

Application before taking any action thereon; and 

 

 WHEREAS, at a properly noticed meeting of the Town Zoning Board of Appeals on 

April 22, 2014, the Town Zoning Board of Appeals considered proposed Local Law No. 3 of 

2014 and recommended approval by the Town Board of the local law and requested that the 

Town Board give serious consideration to five comments concerning the project; and   

 

 WHEREAS, on May 1, 2014, the Town Board held a properly noticed public hearing 

with respect to proposed Local Law No. 3 of 2014 and heard public comments thereon; and 

 

WHEREAS, proposed Local Law No. 3 of 2014 was posted on the Town’s web site in 

advance of the May 1, 2014 public hearing; and 

 

 WHEREAS, the Town’s consultants prepared a Response to Public Comments document 

based on comments received at the May 1, 2014 public hearing, a copy of which was provided to 

the Town Board members on June 9, 2014, and a copy posted to the Town’s web site; and 

 

 WHEREAS, the Town Board conducted a properly noticed special meeting on June 12, 

2014 to discuss and act on proposed Local Law No. 3 of 2014; and  

 

 WHEREAS, the Town Board considered all of the comments that were received during 

the public hearing and at meetings at which proposed Local Law No. 3 of 2014 was considered; 

and 

 

 WHEREAS, the Town Board considered the recommendations of the Seneca County 

Planning Board, the Town Planning Board and the Town Zoning Board of Appeals; and 

 

 WHEREAS, the Town Board is mindful of the criteria set forth in the Town’s Zoning 

Law for the establishment of a PUD District; and  

 

WHEREAS, proposed Local Law No. 3 of 2014 in its final form was mailed to the 

members of the Town Board at least 10 calendar days, exclusive of Sunday, before the Town 

Board’s June 12, 2014 meeting where it will act on the proposed legislation; and 

 

WHEREAS, during the June 12, 2014 meeting, the Town Board satisfied the 

requirements of SEQRA; and 
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 WHEREAS, during the June 12, 2014 meeting, the Town Board adopted a resolution 

approving the Development Plan for the Wilmot Casino and Resort prepared by BME Associates 

and dated March, 2014. 

 

CHECK ONE OF THE FOLLOWING: 

 

____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the Town Board finds that 

the adoption of Local Law No. 3 of 2014 is consistent with the goals of the Town’s 

Comprehensive Plan because it will allow the Town to maintain its rural character and promote 

the conservation of productive agricultural land while strengthening the Town’s tax base through 

economic development in the areas of the NYS Thruway Exit 41 and the Routes 318 and 414 

corridors. 

 

IT IS HEREBY FURTHER RESOLVED, that the Town Board finds that Local Law No. 

3 of 2014 further promotes the intent and purpose of the Town’s Zoning Law to promote the 

health, safety, comfort, convenience, prosperity and planned development of the Town. 

 

IT IS HEREBY FURTHER RESOLVED, that the Town Board, by roll call vote, adopts 

Local Law No. 3 of 2014.   

 

IT IS HEREBY FURTHER RESOLVED, that the Town Board directs the Town Clerk to 

publish a summary of and to file Local Law No. 3 of 2014 with the New York State Secretary of 

State and to maintain copies of Local Law No. 3 of 2014 in the Office of the Town Clerk in files 

that are readily accessible to the public and made available upon request, subject only to the 

limitations established by the Freedom of Information Law. 

 

OR 

 

_________NOW THEREFORE IT IS HEREBY RESOLVED that, based on the documents it 

has reviewed and the comments received and all other information considered in connection with 

proposed Local Law No. 3 of 2014, the Town Board does not approve and shall not adopt Local 

Law No. 3 of 2014. 

 

IT IS HEREBY FURTHER RESOLVED, that the Town Board directs the Town Clerk to 

to maintain a copy of this resolution in the Office of the Town Clerk in files that are readily 

accessible to the public and made available upon request, subject only to the limitations 

established by the Freedom of Information Law. 
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The adoption of the foregoing Resolution was moved by Mr. Rogers, seconded by Mr. 

Aceto, and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

Dated:  June 12, 2014 

 

 

2327860.3 

6/16/2014 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING THE SITE 

PLAN IN CONNECTION WITH THE APPLICATION OF WHITETAIL 414, LLC FOR AN 

AMENDMENT TO THE ZONING LAW AND MAP TO ADD A PLANNED UNIT 

DEVELOPMENT DISTRICT FOR THE WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) district in the Town of Tyre (the “Town”), together with a proposed 

Development Plan, and Part 1 of a Full Environmental Assessment Form (“EAF”) under the 

State Environmental Quality Review Act (“SEQRA”) and the Town Board received a proposed 

Site Plan on April 16, 2014, last revised on June 3, 2014; and  

 

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of 

the New York State Thruway, (the “Property”); and 

 

 WHEREAS, the Town Board referred the Site Plan to the Seneca County Planning Board 

pursuant to Sections 239-l and 239-m of the General Municipal Law; and 

 

 WHEREAS, on May 8, 2014, the Seneca County Planning Agency issued its 

recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it 

recommended that the Town Board approve the application for Site Plan Review; and 

 

 WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the 

proposed Site Plan; and 

  

 WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.204 of the 

Town’s Zoning Law for the issuance of Site Plan approval. 

 

CHECK ONE OF THE FOLLOWING: 

 

______X______NOW THEREFORE IT IS HEREBY RESOLVED, that the Site Plan satisfies 

the requirements set forth in Section 2A.204 of the Town’s Zoning Law for the approval of the 

Site Plan; and, therefore, the proposed Site Plan for the Wilmot Casino and Resort prepared by 

BME Associates and dated April, 2014, last revised June 3, 2014, is approved on the conditions 

set forth below.  The reasons supporting this determination are as follows: 

 

(1) The Site Plan is consistent with the Development Plan for the Wilmot Casino and 

Resort prepared by BME Associates and dated March, 2014; 

(2) The Site Plan is consistent with an appropriate development of the neighborhood 

and surrounding area and is not unreasonably detrimental to the existing structures or 

uses in the surrounding neighborhood; 
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(3) The Site Plan provides for an appropriate and suitable development of the entire 

area as an integrated and harmonious unit considering the location, bulk and height of 

principal and accessory buildings on the site in relation to one another and to other 

structures and uses in the vicinity; 

(4) The Site Plan provides for adequate pedestrian circulation and open space; 

(5) The Site Plan provides for adequate traffic circulation features within the site, 

including the amount of, location of and access to automobile parking and terminal 

loading areas; 

(6) The Site Plan provides for adequately handling peak traffic volumes, including  

points of ingress and egress, sight distances and intersection design, and the nature and 

suitability of the highway system to absorb the anticipated changes; 

(7) The Site Plan makes adequate provisions for storm, sanitary and solid waste 

disposal, and other utilities for the property; 

(8) The proposed landscaping and signage is satisfactory; and 

(9) The physical design of the proposed project as set forth on the Site Plan makes 

adequate provision for service demands (water, sewer, fire, etc.) and provides for 

adequate traffic control. 

 

 IT IS HEREBY FURTHER RESOLVED, that the approval of the Site Plan for the 

Action is subject to the following conditions:  

 

(1) Final approval shall not be given until all legal, engineering, and professional 

review fees have been paid. 

(2) The comments in a letter entitled “Development Plan Phase Documents Review 

for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice, D.P.C. 

must be fully addressed. 

(3) The comments in a letter entitled “Preliminary Site Plan clarification requests and 

comments for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice, 

D.P.C. must be fully addressed. 

(4) The comments in a letter entitled “Site Plan Phase Documents Review for Wilmot 

Casino and Resort”, dated May 16, 2014, prepared by Barton & Loguidice, D.P.C. must be fully 

addressed. 

(5) The exterior design of all structures shall be shown on the design plans and shall 

bear the seal of a New York State licensed and registered architect who created the designs, or 

had sufficient, direct knowledge of the requirements of this project and directed the design. 

(6) All plans shall bear the seal of a New York State licensed professional engineer or 

architect, as applicable. 

(7) The final site plan shall be reviewed and accepted by the Chief of the Magee Fire 

Department. 

(8) Any additional specialty signage not previously shown on plans submitted at 

either the Development Plan or the Site Plan Phases shall be presented to the Tyre Town Board 

and Town Code Enforcement Officer, or designated Enforcement Officer, for their approval 

prior to construction in accordance with Section 2A. 205(B)(1) of Local Law No. 1 of 2014. 

(9) All applicable permits and approvals must be obtained from New York State 

Electric & Gas for electricity and natural gas supply. 
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(10) All applicable permits and approvals must be obtained from the New York State 

Department of Transportation prior to the commencement of construction activities within the 

respective right-of-ways. 

(11) All applicable permits and approvals must be obtained from the New York State 

Thruway Authority prior to the commencement of construction activities within the Thruway 

right-of-way boundaries. 

(12) Applicable approvals from the Seneca County Department of Health for the water 

supply system and decommissioning of the existing well on the project site shall be obtained. 

(13) Applicable approval, including a suitable out-of-district user agreement, from the 

Town of Seneca Falls for sewage treatment shall be obtained.   

(14) Building design and finished construction must meet the requirements stated in 

the latest version of the Uniform Fire Prevention and Building Code (Uniform Code) and State 

Energy Conservation Construction Code (Energy Code) and receive building permit approval 

and inspection from the Seneca County Department of Building and Fire Code Enforcement. 

(15) A final Wetland Delineation Report and Jurisdictional Determination shall be 

completed and sent to the U.S. Army Corps of Engineers for approval. 

(16) Applicant shall obtain coverage under the SPDES General Permit for Stormwater 

Discharges from Construction Activity and develop a Stormwater Pollution Prevention Plan 

(SWPPP) in accordance with the requirements in the General Permit for Stormwater Discharges 

from Construction Activity. 

(17) At no time shall the activities, such as construction or operational, related to this 

project, hinder or disrupt the agricultural practices, including, but not limited to farm equipment 

roadway access, field farming operations, manure spreading, or pesticide application, conducted 

on adjacent or surrounding agricultural properties. 

(18)      The Applicant shall obtain any other necessary permits or approvals required by 

local, state or federal law. 

(19)  Applicant shall inform the Town Engineer of any proposed changes to the final 

site plan and if, in the opinion of the Town Engineer, the proposed changes constitute substantial 

modifications to the existing project footprint, site design features, or site development 

improvements, for example, modifications to the stormwater ponds or parking areas, the 

Applicant shall submit an application to the Town Board for an amended site plan. 

 

OR 

 

__________NOW THEREFORE IT IS HEREBY RESOLVED, based on its review of all 

relevant information submitted by the Applicant and the Town’s consultants, the Town Board 

finds that the proposed Site Plan does not satisfy the requirements set forth in Section 2A.204 of 

Town’s Zoning Law, and, therefore, the proposed Site Plan for the Wilmot Casino and Resort 

prepared by BME Associates and dated April, 2014, last revised June 3, 2014, is not approved.   

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office 

of the Town Clerk in files that are readily accessible to the public and made available upon 

request, subject only to the limitations established by the Freedom of Information Law. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect 

immediately. 
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The adoption of the foregoing Resolution was moved by Mr. Aceto, seconded by Mr. Rogers, 

and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

 

Dated:  June 12, 2014 

 

 

2327819.4 

6/16/2014 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING A 

HOST COMMUNITY AGREEMENT IN CONNECTION WITH  

THE PROPOSED WILMOT CASINO AND RESORT  

 

June 12, 2014 
 

 WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014, 

the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD 

District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned 

Unit Development (“PUD”) district in the Town of Tyre (the “Town”), together with a proposed 

Development Plan and Part 1 of a Full Environmental Assessment Form (“EAF”) under the State 

Environmental Quality Review Act (“SEQRA”) and on April 16, 2014, it received a proposed 

Site Plan; and  

 

WHEREAS, the Applicant requested the creation of a PUD District to construct and 

operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No. 

12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of 

the New York State Thruway; and 

 

WHEREAS, the Town Board believes that the development and operation of the project 

within the Town will have a positive effect on the Town of Tyre and the County of Seneca 

through increased revenues and the expansion of employment opportunities for their citizens; 

and 

 

WHEREAS, if the proposed casino project receives a license from the New York State 

Gaming Commission and is constructed, as the host community for the project, the Town of Tyre 

will experience certain demands on its infrastructure and services; and  

 

WHEREAS, the Town Supervisor, with the assistance of legal counsel, the Bonadio 

Group, the Center for Governmental Research, and Barton & Loguidice, D.P.C., has negotiated a 

proposed Host Community Agreement among the Town of Tyre, the Applicant and Wilmorite, 

Inc. pursuant to which the Applicant will take certain actions to mitigate the financial and other 

impacts of the project on the Town; and  

 

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the 

Wilmot Casino and Resort development project; and 

 

WHEREAS, the Town Board believes the provisions of the currently proposed Host 

Community Agreement will provide adequate resources to cover the costs associated with any 

increased infrastructure costs and additional services that may be required as a result of the 

project. 
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CHECK ONE OF THE FOLLOWING: 

 

_____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the Town Board approves 

the terms of the proposed Host Community Agreement that have been negotiated with the 

Applicant and Wilmorite, Inc. 

 

 IT IS HEREBY FURTHER RESOLVED, that the Town Board directs the Town 

Supervisor to execute the proposed Host Community Agreement and to undertake any additional 

action required for its execution and implementation. 

 

OR 

 

________NOW THEREFORE IT IS HEREBY RESOLVED, that based on its review of the 

provisions thereof, the Town Board does not approve entering into the proposed Host 

Community Agreement. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office 

of the Town Clerk in files that are readily accessible to the public and made available upon 

request, subject only to the limitations established by the Freedom of Information Law. 

 

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect 

immediately. 

 

 

The adoption of the foregoing Resolution was moved by Mr. Delpapa, seconded by Mr. 

Thomson, and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

Dated:  June 12, 2014 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE IN SUPPORT OF 

THE APPLICATION OF WHITETAIL 414, LLC TO DEVELOP AND OPERATE A 

GAMING FACILITY ON LAND LOCATED IN THE TOWN OF TYRE  

 

June 12, 2014 
  

WHEREAS, on March 31, 2014, the New York Gaming Facility Location Board (the 

“State Gaming Board”) issued a Request for Applications to Develop and Operate a Gaming 

Facility in New York State for a gaming license to be issued by the New York State Gaming 

Commission (the “RFA”) pursuant to The Upstate New York Gaming Economic Development 

Act of 2013; and 

 

WHEREAS, Whitetail 414, LLC has entered into an option agreement to purchase 

approximately 84.9 acres of land in the Town of Tyre, County of Seneca, known as Tax Account 

No. 12.00-01-36, such Project Site being situated on New York State Route 414 in the area east 

of New York State Route 414 and north of the New York State Thruway (the “Project Site”) 

where Whitetail 414, LLC intends to develop a gaming facility; and  

 

WHEREAS, Whitetail 414, LLC, its members, affiliates and principals, have substantial 

experience in financing, developing and operating entertainment, restaurant and gaming facilities 

at other locations; and 

 

WHEREAS, Whitetail 414, LLC has stated an intent to file an application with the State 

Gaming Board in response to the RFA (the “Application”) seeking a license to develop and 

operate a gaming facility, known as the Wilmot Casino and Resort, that will consist of a casino 

and accessory uses including a hotel, retail space and entertainment venues and other amenities 

(the “Gaming Facility”) on the Project Site; and 

 

WHEREAS, as a condition of filing a response to the RFA with the State Gaming Board, 

each applicant is required to submit to the State Gaming Board a resolution passed by the local 

legislative body of the host municipality supporting an application; and 

 

WHEREAS, the Town Board recognizes a landowner's right to develop and has no 

opposition to development, as long as the development is a responsible one that complies with all 

applicable laws and ensures proper protections of resources as well as the public interest. 

 

WHEREAS, in March and April 2014, the Town Board received from Whitetail 414, 

LLC an application for an amendment to the Town’s Zoning Law and Map to create a planned 

unit development (“PUD”) District at the Project Site, development plans and site plans for 

approval from the Town Board to locate the Gaming Facility within a PUD District at the Project 

Site in the Town of Tyre; and 

 

WHEREAS, the landowners of the Project Site provided written consent to the Town 

Board in support of Whitetail 414, LLC’s application for the creation of the PUD District at the 

Project Site for the Gaming Facility; and  
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WHEREAS, at a duly noticed special meeting of the Town Board on June 12, 2014, the 

Town Board, after satisfying the requirements of the State Environmental Quality Review Act, 

approved (a) an amendment to the Town’s Zoning Law and Map for the creation of a PUD 

District at the Project Site for the Gaming Facility, (b) the development plans for the Gaming 

Facility, (c) the site plans for the Gaming Facility, and (d) the terms of a Host Community 

Agreement among the Town, the Applicant and an affiliate of the Applicant; and  

 

WHEREAS, the Town Board believes that the development and operation of the Gaming 

Facility within the Town of Tyre will have a positive effect on the Town of Tyre and the County 

of Seneca through increased revenues and the expansion of employment opportunities for their 

citizens; and 

 

WHEREAS, any such project, even if approved for a license by the New York State 

Gaming Commission, would still be required to comply with the state, county and local 

planning, zoning and environmental review processes for all appropriate approvals in order to 

ensure the protection of the health, safety and welfare of the residents of the community. 

 

NOW, THEREFORE, IT IS HEREBY RESOLVED, that in furtherance of the above 

goals, the Town of Tyre hereby agrees to the location of the Wilmot Casino and Resort Gaming 

Facility at the Project Site within the Town of Tyre. 

 

BE IT FURTHER RESOLVED, that the Town Clerk is hereby directed to forward a copy 

of this resolution to the State Gaming Board. 

 

BE IT FURTHER RESOLVED, that this Resolution will be filed in the Office of the 

Town Clerk in files that are readily accessible to the public and made available upon request, 

subject only to the limitations established by the Freedom of Information Law. 

 

The adoption of the foregoing Resolution was moved by Mr. Aceto, seconded by Mr. Delpapa, 

and duly put to vote, which resulted as follows: 

 

     Yea  Nay  Abstain Absent 

  

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 

Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 

Councilman James Rogers  [X ] [ ] [ ] [ ] 

Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 

Councilman Thomas Thomson [X ] [ ] [ ] [ ]  

 

The Resolution was thereupon duly adopted. 

 

Dated:  June 12, 2014 
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If the Applicant’s plan for the proposed Gaming Facility is expected to displace or 

relocate any existing businesses, tenants or services, submit as Exhibit VIII.C.20.d. the 

Applicant’s plans for relocating or compensating such displaced parties.  

Exhibit VIII.C.20.d. DISLOCATION DUE TO GAMING 

Lago Resort & Casino’s construction process will not displace any existing businesses, 

tenants, or services. The land is currently farmland. The current farmer’s access license 

for the land expires 10/15/2014. 

The construction process will not commence until the expiration of the current farmer’s 

access license. Under the current license that permits a farmer to farm this land, all 

farming activity will be done by 10/15/2014. 
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Submit as Exhibit VIII.C.20.e a proposed date for the proposed Gaming Facility to open for 

gaming and indicate major risks to such proposed opening date and the range of probable 

delays associated with each. Describe plans to mitigate such risks. Indicate whether the 

proposed Gaming Facility will open in phases or all at one time. If the facility is to open in phases, 

provide a detailed description of what will open in each phase and the proposed opening date 

for each phase and / or what conditions for a proposed outside date, notwithstanding any 

delays, for substantial completion of the initial fully operational phase of the proposed Gaming 

Facility.  

Exhibit VIII.C.20.e. PROPOSED OPENING DATE OF THE GAMING FACILITY 

Lago Resort & Casino is committed to a single phase construction project that includes all 

program items listed in this Exhibit.  The anticipated construction timeframe for the gaming 

facility is 13 months of construction with one month of operational training and pre-opening 

activities.  All gaming related program areas, restaurants and structured parking will be open in 

14 months from time of Gaming License award.  All other program spaces including the hotel 

and spa will be complete and open within 18 months from Gaming License award.   

Based on a gaming license award on or about November 1, 2014 (referenced by the gaming 

commission as the date commission determines final suitability), and the 14 month construction 

and pre-opening schedule, the Gaming Facility will open for gaming on or before January 1st, 

2016.  

The risks to the schedule are a delay in granting of gaming license or timing of final gaming 

commission signoffs on the improvements.  

A delay in awarding the gaming license, depending on the length of delay, could push the 

initial site work construction deeper into winter months, slowing the building pad preparation 

process.  In a worst case scenario, this delay could extend the construction timeline two month 

due to inefficiencies in winter site work operations.   In order to mitigate this risk, Lago Resort & 

Casino will be ready to begin construction within one week of gaming license award and has 

prepared a construction budget that will allow for winter working conditions and temporary 

ground heating if necessary; this will mitigate the risk of winter delays and help the construction 

process remain on schedule.  

A delay in final gaming commission signoffs could push the schedule one day for each day of 

delay.  

Notwithstanding any delays, the Lago Casino, restaurants and parking garage will be complete 

and open in 16 months from gaming license award and the Lago hotel and spa will be 

complete and open in 20 months from gaming license award.    
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Realizing that formal plans may not be finalized, submit as Exhibit VIII. C.22. the names of all 

proposed vendors of gaming equipment to the best of your present knowledge and belief, 

including, without limitation, slot machines, table games, bases and chairs, signage, cage 

and count room equipment, player club systems, accounting and TITO systems, etc. 

 

 

 

VIII.C.22. GAMING EQUIPMENT VENDORS 
 

Lago Resort & Casino will conduct business with gaming equipment providers listed below. 

Ainsworth Game Technology Inc 
6975 S. Decatur Blvd. Suite 140 

Las Vegas, NV 89118 USA 

Phone: (702) 778-9000 

 

Aristocrat Technologies, Inc. 

7230 Amigo Street 

Las Vegas, NV 89119 

Phone: (702)270-1400 

Bally Technologies 
6601 S. Bermuda Road 

Las Vegas, NV 89119 

Phone: (312)714-5405 

Cummins Allison 
852 Freehanville Dr. 

Mt. Prospect, IL 60056 

Phone: (855)609-4802 

Gary Platt Manufacturing 
4643 Aircenter Circle 

Reno, NV  89502-5948 

Phone: (800)969-0999 

Gasser Chair Co., Inc. 
4136 Logan Way 

Yougstown, OH  44505 

Phone: (330)759-2234 

Global Cash Access 
7250 S. Tenya Way, Suite 100 

Las Vegas, NV 89113 

Phone: (702)855-3000 

Global Payments 
7201 West Lake Mead, Suite 501 

Las Vegas, NV  89128 

Phone: (702)822-7200 

GTECH USA, LLC 
6757 Spencer Street 

Las Vegas, NV  89119 

Phone: (702)896-8570 

Suzo Happ Group 
1743 S. Linneman Road 

Mount Prospect, IL  60056 

Phone: (800)511-1796 

IGT, Inc 
6355 South Buffalo Drive 

Las Vegas, NV  89113-2133 

Phone: (702)669-7777 

iView Systems 
2381 Bristol Circle Unit B-203 

Oakville, Ontario, CAN  L6H 5S9 

Phone: (905)829-2500 

JCM Global 
925 Pilot Road 

Las Vegas, NV  89119 

Phone: (702)651-0000 

Konami Gaming, Inc. 
PO Box 848401 

Los Angeles, CA  90084-8401 

Phone: (702)616-1400 
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Micro Gaming Technologies, Inc. 
7690 West Sahara Avenue 

Las Vegas, NV  89117 

Phone: (702)360-8550 

Midwest Game Supply Company 
P.O. Box 20 

Kearney, MO  64060 

Phone: (816)628-2299 

Midwest Casino Supply 
2096 NORTHSTAR DR. 

DUBUQUE, IA  52002 

Phone: (563)582-6934 

TCS John Huxley America Inc. 
6171 McLeod Dr, Ste. H-M 

Las Vegas, NV  89120 

Phone: (702)798-0500 

VSR Industries 
6190 Mountain Vista Street 

Henderson, NV  89014 

Phone: (702)382-7773 

WMS Gaming Corpotate Receipts 
23571 Network Place 

Chicago, IL  60673-1235 

Phone: (847)785-3000 

Western Money 
4120 West Windmill Lane, Suite 101 

Las Vegas, NV 89139 

YESCO 
P.O. Box 11676 

Tacoma, WA  98411-6676 

Phone: (702)876-8080 
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Submit as Exhibit IX. A.1.a. a copy of a resolution passed by the local legislative body of each

Host Municipality supporting the Application.

IX.A.1.a COPIES OF RESOLOUTIONS

As part of this exhibit, please find a copy of the resolutions passed by the Host Municipality who

considered the Resolution to support the development during a regularly scheduled public

meeting held on Thursday, June 12, 2014. The Town of Tyre Board of Supervisors voted

unanimously (5-0) to support the Resolution of support.

During the same meeting, the Town of Tyre Board of Supervisors also approved each of the

following unanimously (5-0):

 Applicant’s Development Plan

 Applicant’s Site Plan

 Applicant’s Seeker Application identifying no significant negative impacts to the

community.

 Host Municipality Agreement with Applicant

 Local Law #3 created the PUD district for the Town of Tyre.
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING A
HOST COMMUNITY AGREEMENT IN CONNECTION WITH

THE PROPOSED WILMOT CASINO AND RESORT

June 12, 2014

WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014,
the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD
District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned
Unit Development (“PUD”) district in the Town of Tyre (the “Town”), together with a proposed
Development Plan and Part 1 of a Full Environmental Assessment Form (“EAF”) under the State
Environmental Quality Review Act (“SEQRA”) and on April 16, 2014, it received a proposed
Site Plan; and

WHEREAS, the Applicant requested the creation of a PUD District to construct and
operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No.
12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of
the New York State Thruway; and

WHEREAS, the Town Board believes that the development and operation of the project
within the Town will have a positive effect on the Town of Tyre and the County of Seneca
through increased revenues and the expansion of employment opportunities for their citizens;
and

WHEREAS, if the proposed casino project receives a license from the New York State
Gaming Commission and is constructed, as the host community for the project, the Town of Tyre
will experience certain demands on its infrastructure and services; and

WHEREAS, the Town Supervisor, with the assistance of legal counsel, the Bonadio
Group, the Center for Governmental Research, and Barton & Loguidice, D.P.C., has negotiated a
proposed Host Community Agreement among the Town of Tyre, the Applicant and Wilmorite,
Inc. pursuant to which the Applicant will take certain actions to mitigate the financial and other
impacts of the project on the Town; and

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the
Wilmot Casino and Resort development project; and

WHEREAS, the Town Board believes the provisions of the currently proposed Host
Community Agreement will provide adequate resources to cover the costs associated with any
increased infrastructure costs and additional services that may be required as a result of the
project.
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CHECK ONE OF THE FOLLOWING:

_____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the Town Board approves
the terms of the proposed Host Community Agreement that have been negotiated with the
Applicant and Wilmorite, Inc.

IT IS HEREBY FURTHER RESOLVED, that the Town Board directs the Town
Supervisor to execute the proposed Host Community Agreement and to undertake any additional
action required for its execution and implementation.

OR

________NOW THEREFORE IT IS HEREBY RESOLVED, that based on its review of the
provisions thereof, the Town Board does not approve entering into the proposed Host
Community Agreement.

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office
of the Town Clerk in files that are readily accessible to the public and made available upon
request, subject only to the limitations established by the Freedom of Information Law.

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect
immediately.

The adoption of the foregoing Resolution was moved by Mr. Delpapa, seconded by Mr.
Thomson, and duly put to vote, which resulted as follows:

Yea Nay Abstain Absent

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ]
Councilman Joseph Delpapa [X ] [ ] [ ] [ ]
Councilman James Rogers [X ] [ ] [ ] [ ]
Councilman Reginald Aceto [X ] [ ] [ ] [ ]
Councilman Thomas Thomson [X ] [ ] [ ] [ ]

The Resolution was thereupon duly adopted.

Dated: June 12, 2014
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LOCAL LAW NO. 3 OF 2014

A local law to amend the Town of Tyre Zoning Law i~l relation to amending Article II,
Section 2.202 and Article XI, Section 11.1102, and enacting a new Article II, Section 2.202.2,
Planned Unit Development District.

BE IT ENACTED by the Town Board of the Town of Tyre as follows:

1. Article II, Section 2.202 of the Town of Tyre Zoning Law shall be amended by adding to
this section the term "Planned Unit Development" to the list of Type of District, and by
adding the designation "PUD" for such district.

2. Article XI, Section 11.1102 of the Town of Tyre Zoning Law shall be amended by
adding the following definition to this section:

Planned Unit Development District: a district created for development in
accordance with a single development plan and associated site plan for the
permitted uses authorized in Article II.A, Section 2A.202.B of this law and the
placement of buildings which may not correspond to the bulk, yard, height and
other regulations of this law.

3. Zoning Map Amendment for Planned Unit Development For Wilmot Casino and Resort.

The Town Zoning Map shall be amended to show the Manned Unit Development for the
Wilmot Casino and Resort as all land within the Town of Tyre in the area east of New
Yorlc State Route 414 and nort11 of the New York State Thruway, consisting of
approximately 84.9 acres of land, and being more particularly described in the legal
description below, thereby changing the Agricultural use designation for such land as
shown on the Town Zoning Map to Planned Unit Development District.

ALL THAT TRACT OR PARCEL OF LAND containing 84.957 acres more or
less, situate in the Military Tract, Junius Township, Lot 45, Town of Tyre, County
of Seneca, and State of New York, as shown on the drawing entitled "Lands of
Jaynes R. &Jeanne C. Leonard," prepared by BME Associates, having drawing
number 2392-07, dated March, 2014, and revised March 27, 2014, being more
particularly bounded and described as follows:

Beginning at the intersection of the easterly right-of-way line of State Route 414
(Right-of-Way width varies) with the northerly right-of-way line of The Governor
Thomas E. Dewey Thruway (Right-of-Way width varies), said point having a
Thruway baseline station 343+04.65 and offset 148.20 feet, said point also having
a Route 414 baseline station 26+86.00 and offset 70.00 feet; thence

1. N 07°37'42" W, along said easterly right-of-way line, a distance of
265.99 feet to a point having Route 414 baseline station 29+50.00
and offset 70.00 feet; thence
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2. N 13°51'23" W, continuing along said easterly right-of-way line, a
distance of 402.30 feet to a point :having Route 414 baseline station
33+50.00 and offset 27.00 feet; thence

3. N 07°58'55" W, continuing along said easterly right-of-way line, a
distance of 657.17 feet to a point having Route 414 baseline station
40+07.16 and offset 24.00 feet; thence

4. N 85°42'49" E, along the southerly boundary line of lands now or
formerly of John D. and Jane A. T~Iorelli (T.A. No. 12.00-01-4.2), a
distance of 304.66 feet to the southeast corner thereof, marked by a 2
foot tall 1"pipe; thence

The following five (5) courses are along the southerly boundary line of
lands now or formerly of Lorraine H. Newcomb (T.A. No. 12.00-01-
4,11)

5. N 87°56'08" E, a distance of 1268.14 feet to a point; thence

6. S OZ°21'39" E, a distance of 639.75 feet to a point; thence

7. N 87°34'10" E, a distance of 895.00 feet to a point; thence

8. N 00° 10'52" E, a distance of 492.27 feet to a point; thence

9. N 84°16'48" E, a distance of 409.87 feet to the southwest corner of
lands now or formerly of Desiree Dawley (T.A. No. 12.00-01-4.12),
marked by a 1"pipe; thence

10. N 87°24'40" E, along the southerly boundary line of said lands of
Desiree Dawley (T.A. No. 12.00-C)1-4.12), a distance of 550.00 feet
to a point on the westerly boundary line of lands now or formerly of
James Nearpass (T.A. No. 12.00-D 1-5.11); thence

11. S 03°41'17" E, along said westerly boundary line and lands now or
formerly of James Nearpass (T.A. No. 12.00-01-38.1), a distance of
1031.96 feet to a point on the aforementioned northerly right-of-way
line of The Governor Thomas E. Dewey Thruway having baseline
station 376+65.00 and offset 140.Ci0 feet; thence

12. S 75°26'35" W, along said northerly right-of-way line, a distance of
464.83 feet to a concrete monument having Thruway baseline station
372+00.17 and offset 139.67 feet; thence

13. S 82°14'28" W, continuing along said northerly right-of-way line, a
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distance of 856.05 feet to a concrete monument having Thruway
baseline station 363+01.46 and offset 175.23 feet; thence

14. S 87°30'37" W, continuing along said northerly right-of-way line, a
distance of 597.35 feet to a concrete monument having Thruway
baseline station 357+04.26 and offset 161.52 feet; thence

1S. S 88°16'47" W, continuing along said northerly right-of-way line, a
distance of 1399.68 feet to the Point of Beginning

4. The permitted uses within the Planned Unit Development District for the Wilmot Casino
and Resort shall be casino complex and accessory uses, which accessory uses shall be
limited to the accessory uses described in Article II.A, Section 2A.202.B(2) of the Town
Zoning Law.

5. All building locations and layout, bulk and area specifications, height restrictions, off-
streetparking layout, property ingress or egress, on-site roads and pedestrian ways, fire
lanes, service drives, lighting, signage, open space, storm water management
infrastructure, water and sewer infrastructure, and gas and electric utilities for this
Planned Unit Development District shall be consistent with the Development Plan
submitted to the Town Board pursuant to Article II.A, Section 2A.203 of the Town
Zoning Law, which is identified as Wilmot Casino and Resort Development Plan, dated
March 2014, prepared by BME Associates, which De~~elopment Plan was approved by
the Town Board for the Town of Tyre on June 12, 2014, and a copy of which is
maintained in the records of the Tyre Town Clerk.

6. The applicant or its successors, assigns or grantees shall obtain all official reviews,
approvals, licenses and permits required under applicable law, including site plan
approval in accordance witiz Article II.A, Section 2A.204 of the Town Zoning Law.

7. This local law will take effect immediately on filing in the office of the Secretary of
State.

June 16, 2014

I hereby certify that the preceding is a copy of Local Law No. 3 of 2014
adopted by the Town Board of the Town of Tyre on the 12th day of June, 2014;
that I have compared the same with said original on file in my office and find
it to be the same and the whole thereof.

' c~ ~..v~v°~--F1~~~3•,~
E1 a—T et`~i`~t~er yam, fi wn C er~f`c —
Town of Tyre
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING
THE DEVELOPMENT PLAN SUBMITTED WITH THE APPLICATION OF

WHITETAIL 414, LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO
ADD A PLANNED UNIT DEVELOPMENT DISTRICT FOR THE PROPOSED

WILMOT CASINO AND RESORT

June 12, 2014

WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014,
the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD
District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned
Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed
Development Plan and Part 1 of a Full Environmental Assessment Form (“EAF”) under the State
Environmental Quality Review Act (“SEQRA”); and

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and
operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No.
12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of
the New York State Thruway, (the “Property”); and

WHEREAS, the PUD District Application, the proposed Development Plan and the EAF
are contained in a two-volume submission entitled “SEQRA Documentation and Engineer’s
Report,” “Appendices to Engineer’s Report,”and a set of plan drawings, each dated March 2014;
and

WHEREAS, the Town’s engineer, Barton & Loguidice, DPC, determined that the PUD
District Application and the proposed Development Plan contained the elements required by
section 2A.203(C)(1) and (2) of the Town’s Zoning Law, and that the EAF is complete and,
therefore, that the PUD District Application and proposed Development Plan are complete for
review; and

WHEREAS, among other information, the Town Board considered the April 9, 2014
comments of Barton & Loguidice on the Development Plan Phase Documents for Wilmot
Casino and Resort and the April 25, 2014 responses of BME Associates to comments received
on the Wilmot Casino and Resort Development Plan; and

WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board
referred the PUD District Application and the proposed Development Plan for review and
recommendation to the Seneca County Planning Board pursuant to Sections 239-l and 239-m of
the General Municipal Law and Section 2A.203(D) of the Town’s Zoning Law; and

WHEREAS, on April 10, 2014, the Seneca County Planning Board issued its
recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it
recommended that the Town of Tyre approve the proposed Development Plan; and
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WHEREAS, at its duly noticed regular meeting on March 20, 2014, the Town Board
referred the PUD District Application and the proposed Development Plan to the Town of Tyre
Planning Board pursuant to Section 2A.203(D) of the Town’s Zoning Law; and

WHEREAS, at a properly noticed meeting of the Town Planning Board on April 15,
2014, after discussion and consideration of the factors set forth in Section 2A.203(D)(1)(a-d) of
the Town’s Zoning Law, the Town Planning Board voted to recommend to the Town Board that
the PUD District Application and proposed Development Plan be approved with three
conditions; and

WHEREAS, the Town Board held a properly noticed public hearing to discuss the PUD
District Application and proposed Development Plan on April 17, 2014, for the purpose of
hearing public comment on these documents and heard comments regarding potential
environmental and land use and social issues associated with the PUD District Application and
proposed Development Plan; and

WHEREAS, the Town Board held a properly noticed regular meeting on April 17, 2014,
at which it considered the April 15, 2014 recommendation with conditions of the Town Planning
Board with respect to the proposed Development Plan; and

WHEREAS, the Town Board has thoroughly reviewed the information provided in the
SEQRA Documentation and Engineer’s Report, as well as the other reports and correspondence
submitted to the Board; and

WHEREAS, the Town Board considered all of the comments that were received during
the public hearing and at the various other meetings at which this Action was considered; and

WHEREAS, the Town Board considered the recommendations of the Town Planning
Board and the Seneca County Planning Board; and

WHEREAS, the Town Board considered the PUD District Application and proposed
Development Plan during its properly noticed regular business meetings on March 20, 2014,
April 17, 2014 and May 15, 2014; and

WHEREAS, the Town Board conducted properly noticed special meeting on May 1,
2014 and June 12, 2014 to discuss the PUD District Application and proposed Development
Plan; and

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the
PUD District Application and the proposed Development Plan; and

WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.203 of the
Town’s Zoning Law for the approval of a PUD Development Plan.
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CHECK ONE OF THE FOLLOWING:

_____X____NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development
Plan satisfies the requirements set forth in Section 2A.203 of Town’s Zoning Law, and,
therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME
Associates and dated March, 2014 is hereby approved. The reasons supporting this
determination are as follows:

(1) The Development Plan provides adequate traffic access and circulation including
intersections, road widths, channelization structures and traffic controls;
(2) The Development Plan provides adequate pedestrian access and circulation
including separation of pedestrian from vehicular traffic, walkway structures, control of
intersections with vehicular traffic, and pedestrian convenience;
(3) The Development Plan provides for adequate parking arrangements, including
location, appearance and number of spaces;
(4) The location, arrangement, size and design of buildings, lighting and signs is
appropriate;
(5) The relationship and scale of the various uses to one another is appropriate;
(6) The Development Plan provides for adequate landscaping to provide both a visual
and a noise deterring buffer between adjacent uses and adjoining lands;
(7) The Development Plan provides for sufficient open space;
(8) The Development Plan provides for adequate stormwater and sanitary waste
disposal facilities;
(9) The Plan has appropriately addressed roadways and landscaping in areas with
moderate to high susceptibility to flooding and ponding and/or erosion;
(10) The Development Plan adequately provides for the protection of adjacent
properties against noise, glare, unsightliness, or other objectionable features;
(11) The Town Board has previously complied with SEQRA; and
(12) The Development Plan conforms to other goals of the Town of Tyre which have
been stated in the Town of Tyre Zoning Law or the Comprehensive Plan for the Town of
Tyre.

IT IS HEREBY FURTHER RESOLVED that the approval of the Development Plan for
the Wilmot Casino and Resort is subject to the following conditions:

(1) The Applicant shall ensure that the exterior design of all structures be made by, or
under the direction of, a registered architect whose seal shall be affixed to the plans.

(2) The Applicant shall obtain all other necessary local, state and federal permits and
approvals required for the proposed development.

OR

_________ NOW THEREFORE IT IS HEREBY RESOLVED, that the proposed Development
Plan does not satisfy the requirements set forth in Section 2A.203 of Town’s Zoning Law, and,
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therefore, the proposed Development Plan for the Wilmot Casino and Resort prepared by BME
Associates and dated March, 2014 is not approved.

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office
of the Town Clerk in files that are readily accessible to the public and made available upon
request, subject only to the limitations established by the Freedom of Information Law.

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect
immediately.

The adoption of the foregoing Resolution was moved by Mr. Thomson, seconded by Mr.
Delpapa, and duly put to vote, which resulted as follows:

Yea Nay Abstain Absent

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ]
Councilman Joseph Delpapa [X ] [ ] [ ] [ ]
Councilman James Rogers [X ] [ ] [ ] [ ]
Councilman Reginald Aceto [X ] [ ] [ ] [ ]
Councilman Thomas Thomson [X ] [ ] [ ] [ ]

The Resolution was thereupon duly adopted.

Dated: June 12, 2014

2327674.4 6/16/2014
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE MAKING A
DETERMINATION OF SIGNIFICANCE UNDER THE STATE ENVIRONMENTAL

QUALITY REVIEW ACT RELATING TO (A) THE APPLICATION OF WHITETAIL
414, LLC FOR AN AMENDMENT TO THE ZONING LAW AND MAP TO ADD A
PLANNED UNIT DEVELOPMENT DISTRICT AND FOR DEVELOPMENT PLAN

AND SITE PLAN APPROVAL IN CONNECTION WITH THE CONSTRUCTION AND
OPERATION OF THE WILMOT CASINO AND RESORT, AND (B) A HOST

COMMUNITY AGREEMENT WITH WHITETAIL 414, LLC AND WILMORITE, INC.

June 12, 2014

WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014,
the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD
District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned
Unit Development (“PUD”) District in the Town of Tyre (the “Town”), together with a proposed
Development Plan, and Part 1 of a Full Environmental Assessment Form (“EAF”) under the
State Environmental Quality Review Act (“SEQRA”) and on or about April 16, 2014, the Town
Board received a proposed Site Plan; and

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and
operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No.
12.00-01-36) within the Town in the area east of New York State Route 414 and north of the
New York State Thruway (the “Property”); and

WHEREAS, the PUD District Application, the proposed Development Plan and the EAF
are contained in a two-volume submission entitled “SEQRA Documentation and Engineer’s
Report” and “Appendices to Engineer’s Report,” each dated March, 2014, and accompanying
drawings, and the proposed Site Plan is contained in a ten-drawing set entitled “Site Plans” dated
April 2014, last revised June 3, 2014, and a two-volume set entitled “Engineer’s Report
Including Appendix A” and “Appendices B-K to Engineer’s Report,” each dated March 2014,
Updated April 2014; and

WHEREAS, the creation of a PUD District in the Town requires an amendment to the
Town of Tyre Zoning Law (“Zoning Law”), which has been proposed in Local Law No. 3 of
2014 to, among other things, change the Agricultural use designation for the Property to a
Planned Unit Development District for the Wilmot Casino and Resort on the Town Zoning Map;
and

WHEREAS, under Section 1316.5 of the 2013 Gaming Act, an applicant for a license
must “demonstrate to the commission how the applicant proposes to address problem gambling
concerns, workforce development, and community development and host and nearby
municipality impact and mitigation issues…” and, to address this requirement the Town has
negotiated and is considering entering into a Host Community Agreement with the Applicant and
Wilmorite, Inc.; and
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WHEREAS, the Town desires to comply with Article 8 of the Environmental
Conservation Law, as amended (“SEQRA”) and the implementing regulations at 6 NYCRR Part
617 (the “Regulations”); and

WHEREAS, the Town Board has considered the PUD District Application, the proposed
Development Plan, proposed Local Law No. 3 of 2014, the proposed Site Plan for the Wilmot
Casino and Resort, and the proposed Host Community Agreement (collectively, the “Action”),
as a single action for purposes of its SEQRA review, and

WHEREAS, the Town Board acknowledged receipt of the PUD District Application, the
proposed Development Plan and the EAF at its duly noticed regular business meeting on March
20, 2014, preliminarily classified the Action as a Type I action and declared its intent to act as
the Lead Agency to undertake a coordinated environmental review as required by SEQRA; and

WHEREAS, in addition to the Town Board, the other “involved agencies” (as this quoted
term is defined in the Regulations) in regard to this Action include the Town of Seneca Falls, the
Village of Waterloo, the Seneca County Industrial Development Agency, the New York State
Department of Environmental Conservation, the New York State Department of Transportation,
the Seneca County Department of Health, and the New York State Thruway Authority; and

WHEREAS, on or about March 24, 2014, the Town caused a letter, a copy of the PUD
District Application, proposed Development Plan and the EAF to be sent to these other involved
agencies, indicating the Town Board’s desire to serve as “lead agency” (as this quoted term is
defined in the Regulations) for a coordinated review under SEQRA and requesting any
comments the agencies may have on the project; and

WHEREAS, all of the aforementioned involved agencies consented to this Town Board
acting as lead agency in reviewing this Action pursuant to SEQRA; and

WHEREAS, the Town Board duly noticed and held a public hearing on the PUD District
Application and the proposed Development Plan on April 17, 2014, and duly noticed and held a
public hearing on Local Law No. 3 of 2014 on May 1, 2014; and

WHEREAS, by a letter dated May 9, 2014 with enclosures, the Town informed the New
York State Office of Parks, Recreation and Historic Preservation, the U.S. Army Corps of
Engineers, the New York State Department of Agriculture and Markets and the U.S. Fish and
Wildlife Service that it considered these agencies to be “interested agencies” (as this quoted term
is defined in the Regulations) under SEQRA and requested any comments they may have on the
project; and

WHEREAS, at its duly noticed regular business meeting on May 15, 2014, the Town
Board confirmed that the PUD District Application, proposed Development Plan, proposed
Local Law No. 3 of 2014, and proposed Site Plan were properly classified as a Type I action and
established itself as the lead agency for purposes of a coordinated review under SEQRA for the
Action; and
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WHEREAS, a SEQRA Question & Answer Revisions notice dated May 19, 2014, issued
by the New York Gaming Facility Location Board, indicated that for local authorities that have
initiated the SEQRA process for the siting of a casino, the New York State Gaming Commission
(the “Commission”) should be added as an involved agency for purposes of a coordinated
SEQRA review, and by a letter dated May 22, 2014, the Town informed the Commission that it
will add the Commission as an involved agency for purposes of this review and provided the
Commission a copy of the proposed Development Plan, EAF and Engineer’s Report for review
and comment; and

WHEREAS, in addition to documents comprising the PUD District Application, the
proposed Development Plan, the EAF, and the proposed Site Plan, other reports and analyses of
potential impacts were submitted by the Applicant or by the Town’s Engineer and
correspondence was received from interested and involved agencies in regard to the Action, a list
of which documents is attached to this Resolution as Attachment A, all of which are on file in the
Town Clerk’s office for public review and many of which have been posted to the Town’s web
site; and

WHEREAS, at the May 1, 2014 public hearing regarding proposed Local Law No. 3 of
2014, the Town Board received public comments regarding the project, and on June 9, 2014, the
Town Board was provided copies of a Response to Public Comments document prepared by its
consultants that addressed many of the concerns raised by the public concerning the project, and
on or about June 9, 2014, the Town made a copy of this document available for public review on
the Town’s web site; and

WHEREAS, the Town Board considered the Action during its duly noticed regular
business meetings on March 20, 2014, April 17, 2014, and May 15, 2014; and

WHEREAS, the Town Board conducted duly noticed special meetings on May 1, 2014
and June 12, 2014 where it considered the Action; and

WHEREAS, the Town Board has thoroughly reviewed all information provided in the
EAF, as well as the reports, analyses and correspondence prepared by the Applicant, the
Applicant’s consultants and the Town’s consultants, and the comments received from the
involved and interested agencies that were submitted to the Town Board regarding the potential
adverse environmental impacts of the Action; and

WHEREAS, the Town Board considered all of the comments that were received during
the public hearings and at the various other meetings at which this Action was considered and the
Response to Public Comments document; and

WHEREAS, the Town Board is mindful of the criteria set forth in Section 617.7 of the
Regulations for determining the environmental significance of an action; and

WHEREAS, pursuant to the Regulations, the Town Board has considered the
significance of the potential environmental impacts of the Action by (a) using the criteria
specified in Section 617.7 of the Regulations, and (b) examining the EAF for the Action,
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including the facts and conclusions in Part 1 of the EAF, and completing Parts 2 and 3 of the
EAF, together with examining other available supporting information, to identify the relevant
areas of environmental concern, and (c) thoroughly analyzing the identified areas of relevant
environmental concern.

NOW THEREFORE IT IS HEREBY RESOLVED that the Town Board confirms and
adopts the following findings with respect to SEQRA:

A. The Action is subject to SEQRA;

B. The other involved agencies with respect to this Action include the Town of
Seneca Falls, the Village of Waterloo, the Seneca County Industrial Development Agency, the
New York State Department of Environmental Conservation, the New York State Department of
Transportation, the Seneca County Department of Health, the New York State Thruway
Authority and the New York State Gaming Commission;

C. The Action is a Type I action; and

D. The Town Board of the Town of Tyre has duly acted as lead agency for purposes
of undertaking a coordinated review with respect to the Action.

IT IS HEREBY FURTHER RESOLVED that

CHECK ONE OF THE FOLLOWING:

_____X___ The Action will not result in any significant adverse environmental impacts and a
“negative declaration” (as this quoted term is defined in the Regulations) shall be prepared, filed
and published pursuant to SEQRA.

OR

________ The Action has the potential to create at least one significant adverse environmental
impact and, therefore, a “positive declaration” (as this quoted term is defined in the Regulations)
shall be prepared, filed and published pursuant to SEQRA, and the Applicant shall be required to
prepare an Environmental Impact Statement with respect to such impacts of the Action.
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IT IS HEREBY FURTHER RESOLVED, that this resolution shall take effect
immediately.

The adoption of the foregoing Resolution was moved by Mr. Delpapa, seconded by Mr. Rogers,
and duly put to vote, which resulted as follows:

Yea Nay Abstain Absent

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ]
Councilman Joseph Delpapa [X ] [ ] [ ] [ ]
Councilman James Rogers [X ] [ ] [ ] [ ]
Councilman Reginald Aceto [X ] [ ] [ ] [ ]
Councilman Thomas Thomson [X ] [ ] [ ] [ ]

The Resolution was thereupon duly adopted.

Dated: June 12, 2014
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ATTACHMENT A

1. Responses of the SEQRA Involved Agencies to the Town’s March 24, 2014 request for
consent to act as lead agency on the Wilmot Casino and Resort project:

a. Consent form from Seneca County Department of Health with no comments,
signed March 28, 2014

b. Consent form from Seneca County Industrial Development Agency with no
comments, signed March 25, 2014

c. Consent form from Village of Waterloo with no comments, signed April 14, 2014
d. Consent form from Town of Seneca Falls with no comments, signed April 1, 2014
e. Letter from New York State Department of Environmental Conservation dated

April 8, 2014 with comments
f. Letter from New York State Department of Transportation dated April 23, 2014

with comments
g. Letters from New York State Thruway Authority dated April 2, April 22, and

April 24, 2014 with comments

2. Responses of the SEQRA Interested Agencies to the Town’s May 9, 2014 request for
comments on the Wilmot Casino and Resort project:

a. Letter from the New York State Office of Parks, Recreation, and Historic
Preservation dated May 16, 2014 finding no impact

b. Letter from the U.S. Fish & Wildlife Service dated May 16, 2014
c. Email from the U.S. Army Corps of Engineers dated May 29, 2014

3. Recommendations of the Seneca County Planning Board regarding the Development Plan,
the Site Plan, and proposed Local Law No. 3 of 2014

4. Resolutions of the Town Planning Board and Zoning Board of Appeals, dated April 22,
2014, in response to request of Town Board for review and recommendations on proposed
Local Law No. 3 of 2014

5. Memorandum from McFarland Johnson dated April 4, 2014 regarding additional highway
safety analysis

6. Comments of Barton & Loguidice, dated April 9, 2014, on the Development Plan Phase
Documents for the Wilmot Casino and Resort

7. Comments of Barton & Loguidice, dated April 9, 2014, on the Preliminary Site Plan for the
Wilmot Casino and Resort

8. Responses of BME Associates, dated April 15, 2014, on the Wilmot Casino and Resort Site
Plan

9. Responses of BME Associates, dated April 23, 2014, to the New York State Department of
Environmental Conservation’s April 8, 2014 letter on SEQRA and Lead Agency
coordination

10. Responses of BME Associates, dated April 25, 2014, to comments received on the Wilmot
Casino and Resort Development Plan
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11. Draft comments of Barton & Loguidice, dated May 7, 2014, on SEQRA, the Development
Plan, and Site Plan documents for the Wilmot Casino and Resort

12. Revised response of BME Associates, dated May 8, 2014, to the April 23, 2014 letter from
the New York State Department of Transportation on SEQRA and Lead Agency coordination

13. Review of Site Plan Phase Documents for Wilmot Casino and Resort by Barton & Loguidice
dated May 16, 2014

14. Email response from BME Associates, dated June 5, 2014, to the U.S. Army Corps of
Engineers’ May 29, 2014 comments on the Wilmot Casino and Resort

15. Responses of BME Associates, dated June 6, 2014, to Barton & Loguidice’ s May 16, 2014
memorandum on the Wilmot Casino and Resort Site Plan

2329737.4 6/13/2014
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE REGARDING THE SITE
PLAN IN CONNECTION WITH THE APPLICATION OF WHITETAIL 414, LLC FOR AN

AMENDMENT TO THE ZONING LAW AND MAP TO ADD A PLANNED UNIT
DEVELOPMENT DISTRICT FOR THE WILMOT CASINO AND RESORT

June 12, 2014

WHEREAS, pursuant to section 2A.203 of Local Law No. 1 of 2014, on March 20, 2014,
the Town Board for the Town of Tyre (the “Town Board”) received an application (the “PUD
District Application”) from Whitetail 414, LLC (the “Applicant”) for the creation of a Planned
Unit Development (“PUD”) district in the Town of Tyre (the “Town”), together with a proposed
Development Plan, and Part 1 of a Full Environmental Assessment Form (“EAF”) under the
State Environmental Quality Review Act (“SEQRA”) and the Town Board received a proposed
Site Plan on April 16, 2014, last revised on June 3, 2014; and

WHEREAS, the Applicant is seeking the creation of a PUD District to construct and
operate the Wilmot Casino and Resort on approximately 84.9 acres of land (Tax Account No.
12.00-01-36) within the Town of Tyre in the area east of New York State Route 414 and north of
the New York State Thruway, (the “Property”); and

WHEREAS, the Town Board referred the Site Plan to the Seneca County Planning Board
pursuant to Sections 239-l and 239-m of the General Municipal Law; and

WHEREAS, on May 8, 2014, the Seneca County Planning Agency issued its
recommendation pursuant to General Municipal Law Sections 239-l and 239-m, in which it
recommended that the Town Board approve the application for Site Plan Review; and

WHEREAS, the Town Board has satisfied the requirements of SEQRA relative to the
proposed Site Plan; and

WHEREAS, the Town Board is mindful of the criteria set forth in Section 2A.204 of the
Town’s Zoning Law for the issuance of Site Plan approval.

CHECK ONE OF THE FOLLOWING:

______X______NOW THEREFORE IT IS HEREBY RESOLVED, that the Site Plan satisfies
the requirements set forth in Section 2A.204 of the Town’s Zoning Law for the approval of the
Site Plan; and, therefore, the proposed Site Plan for the Wilmot Casino and Resort prepared by
BME Associates and dated April, 2014, last revised June 3, 2014, is approved on the conditions
set forth below. The reasons supporting this determination are as follows:

(1) The Site Plan is consistent with the Development Plan for the Wilmot Casino and
Resort prepared by BME Associates and dated March, 2014;
(2) The Site Plan is consistent with an appropriate development of the neighborhood
and surrounding area and is not unreasonably detrimental to the existing structures or
uses in the surrounding neighborhood;
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(3) The Site Plan provides for an appropriate and suitable development of the entire
area as an integrated and harmonious unit considering the location, bulk and height of
principal and accessory buildings on the site in relation to one another and to other
structures and uses in the vicinity;
(4) The Site Plan provides for adequate pedestrian circulation and open space;
(5) The Site Plan provides for adequate traffic circulation features within the site,
including the amount of, location of and access to automobile parking and terminal
loading areas;
(6) The Site Plan provides for adequately handling peak traffic volumes, including
points of ingress and egress, sight distances and intersection design, and the nature and
suitability of the highway system to absorb the anticipated changes;
(7) The Site Plan makes adequate provisions for storm, sanitary and solid waste
disposal, and other utilities for the property;
(8) The proposed landscaping and signage is satisfactory; and
(9) The physical design of the proposed project as set forth on the Site Plan makes
adequate provision for service demands (water, sewer, fire, etc.) and provides for
adequate traffic control.

IT IS HEREBY FURTHER RESOLVED, that the approval of the Site Plan for the
Action is subject to the following conditions:

(1) Final approval shall not be given until all legal, engineering, and professional
review fees have been paid.

(2) The comments in a letter entitled “Development Plan Phase Documents Review
for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice, D.P.C.
must be fully addressed.

(3) The comments in a letter entitled “Preliminary Site Plan clarification requests and
comments for Wilmot Casino and Resort”, dated April 9, 2014, prepared by Barton & Loguidice,
D.P.C. must be fully addressed.

(4) The comments in a letter entitled “Site Plan Phase Documents Review for Wilmot
Casino and Resort”, dated May 16, 2014, prepared by Barton & Loguidice, D.P.C. must be fully
addressed.

(5) The exterior design of all structures shall be shown on the design plans and shall
bear the seal of a New York State licensed and registered architect who created the designs, or
had sufficient, direct knowledge of the requirements of this project and directed the design.

(6) All plans shall bear the seal of a New York State licensed professional engineer or
architect, as applicable.

(7) The final site plan shall be reviewed and accepted by the Chief of the Magee Fire
Department.

(8) Any additional specialty signage not previously shown on plans submitted at
either the Development Plan or the Site Plan Phases shall be presented to the Tyre Town Board
and Town Code Enforcement Officer, or designated Enforcement Officer, for their approval
prior to construction in accordance with Section 2A. 205(B)(1) of Local Law No. 1 of 2014.

(9) All applicable permits and approvals must be obtained from New York State
Electric & Gas for electricity and natural gas supply.



3

(10) All applicable permits and approvals must be obtained from the New York State
Department of Transportation prior to the commencement of construction activities within the
respective right-of-ways.

(11) All applicable permits and approvals must be obtained from the New York State
Thruway Authority prior to the commencement of construction activities within the Thruway
right-of-way boundaries.

(12) Applicable approvals from the Seneca County Department of Health for the water
supply system and decommissioning of the existing well on the project site shall be obtained.

(13) Applicable approval, including a suitable out-of-district user agreement, from the
Town of Seneca Falls for sewage treatment shall be obtained.

(14) Building design and finished construction must meet the requirements stated in
the latest version of the Uniform Fire Prevention and Building Code (Uniform Code) and State
Energy Conservation Construction Code (Energy Code) and receive building permit approval
and inspection from the Seneca County Department of Building and Fire Code Enforcement.

(15) A final Wetland Delineation Report and Jurisdictional Determination shall be
completed and sent to the U.S. Army Corps of Engineers for approval.

(16) Applicant shall obtain coverage under the SPDES General Permit for Stormwater
Discharges from Construction Activity and develop a Stormwater Pollution Prevention Plan
(SWPPP) in accordance with the requirements in the General Permit for Stormwater Discharges
from Construction Activity.

(17) At no time shall the activities, such as construction or operational, related to this
project, hinder or disrupt the agricultural practices, including, but not limited to farm equipment
roadway access, field farming operations, manure spreading, or pesticide application, conducted
on adjacent or surrounding agricultural properties.

(18) The Applicant shall obtain any other necessary permits or approvals required by
local, state or federal law.

(19) Applicant shall inform the Town Engineer of any proposed changes to the final
site plan and if, in the opinion of the Town Engineer, the proposed changes constitute substantial
modifications to the existing project footprint, site design features, or site development
improvements, for example, modifications to the stormwater ponds or parking areas, the
Applicant shall submit an application to the Town Board for an amended site plan.

OR

__________NOW THEREFORE IT IS HEREBY RESOLVED, based on its review of all
relevant information submitted by the Applicant and the Town’s consultants, the Town Board
finds that the proposed Site Plan does not satisfy the requirements set forth in Section 2A.204 of
Town’s Zoning Law, and, therefore, the proposed Site Plan for the Wilmot Casino and Resort
prepared by BME Associates and dated April, 2014, last revised June 3, 2014, is not approved.

IT IS HEREBY FURTHER RESOLVED, that this Resolution will be filed in the Office
of the Town Clerk in files that are readily accessible to the public and made available upon
request, subject only to the limitations established by the Freedom of Information Law.

IT IS HEREBY FURTHER RESOLVED, that this Resolution shall take effect
immediately.
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The adoption of the foregoing Resolution was moved by Mr. Aceto, seconded by Mr. Rogers,
and duly put to vote, which resulted as follows:

Yea Nay Abstain Absent

Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ]
Councilman Joseph Delpapa [X ] [ ] [ ] [ ]
Councilman James Rogers [X ] [ ] [ ] [ ]
Councilman Reginald Aceto [X ] [ ] [ ] [ ]
Councilman Thomas Thomson [X ] [ ] [ ] [ ]

The Resolution was thereupon duly adopted.

Dated: June 12, 2014

2327819.4 6/16/2014
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Submit as Exhibit IX. A.1.b. a list of any other evidence of local support including public

statements and declarations, letters or resolutions from the Host Municipality, nearby

municipalities, private organizations, community, religious and civic groups, charitable

organizations, entertainment venues, chambers of commerce, local businesses, labor

organizations, etc.

IX.A.1.b OTHER EVIDENCE OF LOCAL SUPPORT

In addition to support from the Host Municipality, Lago Resort & Casino has found extensive

support from local residents, neighboring municipalities, local businesses, organizations including

civic clubs, chambers of commerce and tourism associations, wine makers, entertainment

venues, attractions and labor organizations. The list of local support is included in this exhibit as

are the documents—letters and resolutions, which demonstrate such support.













Resolution No. 120 

 SCHUYLER COUNTY LEGISLATURE 

 

 Regular Meeting 

 April 14, 2014 

 

Intro. No.    9             Motion by  Barnes    

Approved by Committee  JDH         Seconded by  Field    

Approved by Co. Atty. GBR       Vote:      8       Ayes to     0       Noes 

Name of Noes      

 

RE: RESOLUTION SUPPORTING THE WILMOT CASINO IN THE TOWN OF TYRE, SENECA COUNTY 

 

 WHEREAS, the New York State Legislature passed the Upstate New York Gaming Act in the Fall of 2013 

(“2013 Gaming Act”) and by statewide voter referendum on November 5, 2013, the electorate approved a 

constitutional amendment to permit “class 3”, or what is considered full casino gaming operations, and  

 WHEREAS, the 2013 Gaming Act called for establishing “four destination resort casinos in upstate New 

York” through a competitive process whereby up to four (4) gaming licenses will be awarded in what was identified 

as Region 1 (Catskill Region – Colombia, Delaware, Dutchess, Greene, Orange, Sullivan and Ulster Counties), 

Region 2 (Capital Region – Albany, Fulton, Montgomery, Rensselaer, Saratoga, Schenectady, Schoharie and 

Washington Counties), and Region 5 (Upstate Region – Broome, Seneca, Tioga, Tompkins Counties and portions of 

Chemung, Schuyler and Wayne east of State Route 14), and 

 WHEREAS, the Legislature has received information from Wilmorite, Inc. (“Developer”) indicating that the 

Wilmot Casino and Resort will be a $350 million project, featuring a casino, hotel, spa, as well as dining and 

entertainment with 1,200 construction jobs and 1,800 permanent jobs with a $50 million annual payroll, and  

 WHEREAS, the Town of Tyre passed a local law encouraging use of planned unit development overlays for 

mixed use developments like the Wilmot Casino and is reviewing the application of the Developer in efforts to have 

all local approvals completed by the time the Developer submits an application for a Region 5 gaming license, 

currently estimated to be submitted in May 2014, and  

 WHEREAS, the Developer has provided the attached summary of projected payments to be received by the 

County if the Region 5 gaming license is awarded to the Wilmot Casino and Resort, and  

 WHEREAS, the Legislature desires to show support for the Wilmot Casino and Resort to encourage this 

development so as to provide job opportunities for residents of the County and to maximize revenue opportunities 

for the County.  

NOW, THEREFORE, BE IT RESOLVED, that the Schuyler County Legislature supports the proposed 

development of the Wilmot Casino and Resort in the Town of Tyre, Seneca County, and   

BE IT FURTHER RESOLVED, that each member of the New York State Legislature, the Governor of New 

York and the Schuyler County federal delegation are called upon and urged to join this Legislature in supporting the 

awarding of a gaming license to the Wilmot Casino and Resort, and 

BE IT FURTHER RESOLVED, that the Clerk of the Legislature shall forward certified copies of this 

Resolution to Governor Andrew M. Cuomo, Senator Thomas O’Mara, Assemblyman Phillip Palmesano, and others 

deemed necessary. 
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RESOLUTION OF THE TOWN BOARD FOR THE TOWN OF TYRE IN SUPPORT OF 
THE APPLICATION OF WHITETAIL 414, LLC TO DEVELOP AND OPERATE A 

GAMING FACILITY ON LAND LOCATED IN THE TOWN OF TYRE  
 

June 12, 2014 
  

WHEREAS, on March 31, 2014, the New York Gaming Facility Location Board (the 
“State Gaming Board”) issued a Request for Applications to Develop and Operate a Gaming 
Facility in New York State for a gaming license to be issued by the New York State Gaming 
Commission (the “RFA”) pursuant to The Upstate New York Gaming Economic Development 
Act of 2013; and 

 
WHEREAS, Whitetail 414, LLC has entered into an option agreement to purchase 

approximately 84.9 acres of land in the Town of Tyre, County of Seneca, known as Tax Account 
No. 12.00-01-36, such Project Site being situated on New York State Route 414 in the area east 
of New York State Route 414 and north of the New York State Thruway (the “Project Site”) 
where Whitetail 414, LLC intends to develop a gaming facility; and  
 

WHEREAS, Whitetail 414, LLC, its members, affiliates and principals, have substantial 
experience in financing, developing and operating entertainment, restaurant and gaming facilities 
at other locations; and 
 

WHEREAS, Whitetail 414, LLC has stated an intent to file an application with the State 
Gaming Board in response to the RFA (the “Application”) seeking a license to develop and 
operate a gaming facility, known as the Wilmot Casino and Resort, that will consist of a casino 
and accessory uses including a hotel, retail space and entertainment venues and other amenities 
(the “Gaming Facility”) on the Project Site; and 
 

WHEREAS, as a condition of filing a response to the RFA with the State Gaming Board, 
each applicant is required to submit to the State Gaming Board a resolution passed by the local 
legislative body of the host municipality supporting an application; and 

 
WHEREAS, the Town Board recognizes a landowner's right to develop and has no 

opposition to development, as long as the development is a responsible one that complies with all 
applicable laws and ensures proper protections of resources as well as the public interest. 
 

WHEREAS, in March and April 2014, the Town Board received from Whitetail 414, 
LLC an application for an amendment to the Town’s Zoning Law and Map to create a planned 
unit development (“PUD”) District at the Project Site, development plans and site plans for 
approval from the Town Board to locate the Gaming Facility within a PUD District at the Project 
Site in the Town of Tyre; and 

 
WHEREAS, the landowners of the Project Site provided written consent to the Town 

Board in support of Whitetail 414, LLC’s application for the creation of the PUD District at the 
Project Site for the Gaming Facility; and  
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WHEREAS, at a duly noticed special meeting of the Town Board on June 12, 2014, the 

Town Board, after satisfying the requirements of the State Environmental Quality Review Act, 
approved (a) an amendment to the Town’s Zoning Law and Map for the creation of a PUD 
District at the Project Site for the Gaming Facility, (b) the development plans for the Gaming 
Facility, (c) the site plans for the Gaming Facility, and (d) the terms of a Host Community 
Agreement among the Town, the Applicant and an affiliate of the Applicant; and  

 
WHEREAS, the Town Board believes that the development and operation of the Gaming 

Facility within the Town of Tyre will have a positive effect on the Town of Tyre and the County 
of Seneca through increased revenues and the expansion of employment opportunities for their 
citizens; and 

 
WHEREAS, any such project, even if approved for a license by the New York State 

Gaming Commission, would still be required to comply with the state, county and local 
planning, zoning and environmental review processes for all appropriate approvals in order to 
ensure the protection of the health, safety and welfare of the residents of the community. 
 

NOW, THEREFORE, IT IS HEREBY RESOLVED, that in furtherance of the above 
goals, the Town of Tyre hereby agrees to the location of the Wilmot Casino and Resort Gaming 
Facility at the Project Site within the Town of Tyre. 

 
BE IT FURTHER RESOLVED, that the Town Clerk is hereby directed to forward a copy 

of this resolution to the State Gaming Board. 
 
BE IT FURTHER RESOLVED, that this Resolution will be filed in the Office of the 

Town Clerk in files that are readily accessible to the public and made available upon request, 
subject only to the limitations established by the Freedom of Information Law. 
 
The adoption of the foregoing Resolution was moved by Mr. Aceto, seconded by Mr. Delpapa, 
and duly put to vote, which resulted as follows: 
 
     Yea  Nay  Abstain Absent 
  
Supervisor Ronald F. McGreevy [X ] [ ] [ ] [ ] 
Councilman Joseph Delpapa  [X ] [ ] [ ] [ ] 
Councilman James Rogers  [X ] [ ] [ ] [ ] 
Councilman Reginald Aceto  [X ] [ ] [ ] [ ] 
Councilman Thomas Thomson [X ] [ ] [ ] [ ]  
 
The Resolution was thereupon duly adopted. 
 
Dated:  June 12, 2014 
 

2329859.4 6/13/2014 





















































Grant Management Associates, Inc. 
Leading the way in Asset Management and Acquisitions 

7160 Main Street, PO Box 305, Ovid, NY 14521        (845) 421-8526 
 

 
March 4, 2014 
 

Resort Gaming Facility Location Board 
New York State Gaming Commission 
PO Box 7500 
Schenectady, New York 12301-750 
 
Gentlemen: 
 
Grant Management Associates, Inc. has been a business marketing and consulting firm for the 
past twenty years. As the economy turned, we decided to focus on Asset Management and 
Acquisitions, especially in areas where economic potential exists, but has yet to be realized. For 
this reason, we made our first purchase in the Finger Lakes. 
 
Within a matter of months we had a 10,000 square foot building leased out. We are now 
investigating acquisitions at three other locations in the Finger Lakes and surrounding areas, one 
of which is actually in the town of Tyre. The addition of the Wilmont Casino and Resort into 
Tyre will go a long way towards both the enhancement of the economy in the area and our 
decision to complete this acquisition.  
 
While our interest in that project preceded any knowledge of the casino proposal, our firm 
realizes the impact that the casino and resort will have on all surrounding businesses, including 
our own. It is with great anticipation that we await the final approval of the casino proposal. This 
proposal will have a tremendous impact on the area, not only in Seneca County, but extending 
out to Ontario, Yates, Wayne, and Cayuga Counties. I even know for a fact that expansion plans 
exist for some firms as far east as Cortland County based on the impact of this proposal. 
 
This is a proposal that impacts the entire Finger Lakes region. It increases tourism, provides jobs, 
and drives discretionary income into the entire region. It also has no negative environmental 
impact. No water supplies will be tainted. No views will be obstructed. This is what we would 
consider a community friendly business.  
 
Grant Management Associates is fully in support of this proposal and wishes to be noted as such. 
 
Sincerely, 

 
Robert Massarini 
Secretary / Treasurer 
Grant Management Associates, Inc.  
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Heary-Parker Wine Production 
PO Box 305      7160 Main Street     Ovid, NY 14521 

 
March 11, 2014  

Resort Gaming Facility Location Board 
New York State Gaming Commission 
PO Box 7500 
Schenectady, New York 12301-750 
 
I am writing this letter to show my support for the Wilmot Casino and Resort project proposed 
for the town of Tyre. 
 
Over the last several years, a renewed interest in the Finger Lakes has developed. The number of 
wineries in the area has increased tremendously. Many of these are the small boutique variety, 
producing approximately 500 cases per year. While these wineries do not move the level of 
product that the big boys do, they offer additional choices for the visitors to the area. These new 
options have helped to increase interest in the region and provide tourists with weeks of 
activities, not just days. 
 
Getting visitors to the region to stay longer not only results in increased economic benefits, but 
also results in the likelihood of repeat visits. We feel that the Wilmot Casino and Resort will do 
the same thing on a larger scale. This facility will provide live entertainment, a convenient place 
to stay for extended periods of time, and introduce visitors to the many products the region has to 
offer through their restaurants and their “Buy New York” pavilion. This is an important level of 
support to the economy of the region. 
 
Heary-Parker Wine Production is set up to support the small boutique wineries by offering them 
inexpensive methods to produce small quantities of wine and while still maintaining a variety of 
wines. This will allow more small wineries to remain profitable and aid in the proliferation of 
small wineries. The Wilmot Casino will enhance the boutique wineries profitability via 
marketing promotion and increased tourism. It is a win for the community and for the many 
small business owners who have made their home in the Finger Lakes region. 
 
We encourage you to support their proposal and thereby support the region, the community, and 
the local economy. 
 
Sincerely, 
 

 
William Heary 
CEO 
Heary-Parker Wine Production 



 

Pure  •  Fresh  •  Delicious 
Red Jacket Orchards  •  Geneva, NY •  800-828-9410  •  www.RedJacketOrchards.com 

 

 

March 18, 2014  
 
Resort Gaming Facility Location Board 
New York State Gaming Commission 
PO Box 7500 
Schenectady, New York 12301-7500 
 
Dear Resort Gaming Facility Location Board:  
 
At Red Jacket Orchards, we are always looking for ways to expand sales and grow jobs attached 
to our growing, packing, retail and manufacturing units.  We believe that the casino proposed 
by Wilmorite in Tyre, NY would be the best location in Region 5. 
 
The Wilmot Casino and Resort will stimulate growth by attracting tourists into the region, which 
will provide more visitation and exposure for local businesses.  With this growth come 
additional employment, tourism and overall recognition of our incredible region. With all the 
orchards, breweries, wineries, restaurants, shops, hotels and gorgeous scenery, we know 
tourism will continue to thrive and drive our rural economy. It is a win-win situation for 
everyone involved. 
 
The proposed Wilmot Casino and Resort will hold a “Buy New York” pavilion that will feature 
and promote locally produced products.  Our juice is already sold in “Buy New York” stores 
along the thruway and in JFK International Airport. Selling our juice in these stores has helped 
our businesses grow tremendously and has allowed us to sell our juice nationally. The increase 
in promotion and notoriety that this pavilion will yield will allow us to further enhance our 
business. 
 
We are excited that Tyre, NY is being considered for a casino, and hope that you make the right 
decision and choose the Wilmot Casino and Resort for a casino in Region 5. 
 
Thank you for your consideration, 
 
 
 
 
Brian Nicholson  
President/CEO 

 













































Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit IX.A.2.a. studies completed by independent experts showing the proposed

Gaming Facility’s cost to each Host Municipality, nearby municipalities and the State for the

proposed Gaming facility including, without limitation, the incremental effect on local

government services (police, fire, EMS, health and building inspection, schools, public health

and the addiction services and general government services):

Exhibit IX.A.2.a COST TO HOST MUNICIPALITIES AND STATE

Working with Host Municipality, Lago Resort & Casino has identified and thoroughly addressed

the projected costs to the Host Municipality and other, nearby municipalities. An independent

assessment was researched and prepared by Center for Government (CGR) to determine such

costs and impact. CGR’s report was prepared for the town of Tyre as part of the Host

Municipality’s evaluation of the proposed project. CGR’s study is included in this exhibit as

Attachment 1.

Lago Resort & Casino’s leadership team has met with the leadership of all potentially impacted

local governmental agencies to better understand and address all costs and impacts of the

proposed project to the Host Municipality. This resulted in a clear, mutual understanding that

Lago Resort & Casino will absorb incremental costs to local governmental agencies which are

related to Lago’s proposed development and operation. This understanding is documented in

the Host Community Agreement attached in this RFA as Exhibit IX A.3. This agreement identifies

the direct and indirect impacts to public safety, fire protection, EMS, health services, addiction

services, schools, inspections and other government services. The document also quantifies the

incremental financial impact to the Host Municipality and how Applicant will reimburse all costs.
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Impacts of Wilmot Casino on 
Primary Impact Area 
Emphasis on Socioeconomic & Public 
Safety 
June, 2014 

SUMMARY 

CGR was engaged by the Town of Tyre to assess the impact of the 

proposed Wilmot Resort and Casino on the community. The study 

encompasses the impact on the local labor market, the incidence and cost 

of problem gambling, the consequences for the cost of public services, 

particularly public safety and local public education. 

In each of these areas, CGR presented recommendations on mitigation. 

These recommendations contributed to the dialogue among the Town of 

Tyre, Seneca County and Wilmorite, Inc. through its affiliate Whitetail 

414, LLC
*
.  

CGR also studied the “host community agreements” negotiated in the 

State of Massachusetts between casino developers and local governments. 

Analysis of these agreements informed the negotiation between Tyre and 

the developers. 

Finally, CGR reviewed the final Host Community Agreement (HCA) 

negotiated between the developers and the Town of Tyre and 

determined that the HCA addressed the issues raised both in a report 

developed by Cornel Cooperative Extension for the Town of Tyre and 

a draft of this report. 

 

 

 
 

*
References to “Wilmorite” in this report refer to Wilmorite, Inc. through its affiliate 

Whitetail 414, LLC for itself and on behalf of a project entity that will pursue the Gaming 

License. 
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INTRODUCTION 

The Wilmorite Corporation is in the process of competing for a license to 

operate a full service casino in Seneca County. As a consequence of a 

constitutional amendment passed by the voters of New York in November 

2013, four licenses are being made available by selected regions across the 

state. 

Wilmorite has identified a site in the Town of Tyre in Seneca County and 

is seeking local approval and support for its application to the Casino 

Siting Commission. Concerned about the implications of siting a major 

facility in a lightly populated, rural portion of the state, the Town of Tyre 

solicited proposals to review the Wilmorite application and support the 

Town’s negotiations with Wilmorite over a host community agreement. 

As a member of a partnership led by Barton & Loguidice, CGR was 

selected to support analysis of the economic and social impacts of the 

proposed development. 

Social Impacts 
Explicit in CGR’s contract with the Town of Tyre is an assessment of the 

extent and cost of social impacts on Seneca County.  

Economic & Market Analysis 
Wilmorite engaged its own consultant, Maxim Strategy Group (MSG), to 

complete both a Market Analysis and an Economic Impact Analysis of the 

project. As the analysis has already been completed, CGR’s role is limited 

to reviewing and commenting on the validity of the assumptions and 

analyses as they pertain to the development of the casino and its impact on 

the Town of Tyre. 

Community Services Analysis 
Rather than engaging a separate consultant and in the interest of 

efficiency, Wilmorite has asked that CGR and Barton & Loguidice 

perform the community services impact assessment. In this instance, B&L 

will be responsible for assessing the cost of the casino development on the 

built environment and CGR is responsible for the impact on other services. 

The following are CGR’s responsibilities:  

 Public Safety 

 Fire 

 EMS 

 Police 

 Justice 
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Host Community Agreements: Analysis of 
Class III Proposals in Massachusetts with 
Application to Wilmot Casino & Resort 

Finally, CGR conducted an 

analysis of the “host community 

agreements” negotiated between 

prospective casino host sites and 

casino developers. Under 

Massachusetts’ Expanded Gaming 

Act of 2011, the Commonwealth is 

in the process of approving three 

destination gaming facilities. Each 

site must be approved by a 

referendum held in the host 

community. Each developer 

negotiated a set of payments with the host community and surrounding 

communities in advance of the referendum.  

The license for Region A will be awarded by September. In Region B, the 

license will be awarded in June.  The Region C license will be awarded in 

February, 2015. 

SOCIAL IMPACTS OF GAMBLING 

Gambling in the United States 
For most Americans, gambling is a benign form of recreation that spans 

the purchase of an occasional lottery ticket or a game of “penny stakes” 

poker with friends to a vacation to a prominent gambling destination like 

Las Vegas or Atlantic City.  

Attitudes toward gambling are reflected in the prevalence of state-

sponsored lotteries. Following a few early scandals, by 1860 every state 

but Delaware, Missouri and Kentucky had outlawed lotteries. Perspectives 

had shifted considerably a century later. The first state in the modern era 

to establish a lottery was New Hampshire in 1964. Now 44 states now 

sponsor a lottery of some form. 
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The Washington Post observes that casino-like gambling is now permitted 

in 40 states (if you include newcomer Massachusetts),
*
 up from only two a 

few decades ago.  

Gambling in New York State 
Constitutionally banned in New York State, casino gambling was first 

introduced to state residents as a consequence of the Indian Gaming 

Regulatory Act of 1988 (IGRA). As partial settlement for land claims, the 

State of New York negotiated compacts with the Oneida, St. Regis 

Mohawk, and Seneca nations, permitting the establishment of what was 

termed “Class III” gaming under the IGRA. The constitutional prohibition 

was deemed not to apply as the casinos are sited on land considered 

sovereign Indian territory.   

Slot-like video machines—Video Lottery Terminals or “VLTs”—and 

electronic versions of table games were legalized in 2002 and now are 

available at nine racetracks throughout the state. The Resorts World 

Casino in Queens also offers patrons access to VLTs. 

 
 

*
 Washington Post, Casinos hold sway in 39 states, up from just two a few decades ago, 

12/2/13. http://www.washingtonpost.com/blogs/govbeat/wp/2013/12/02/casinos-hold-

sway-in-39-states-up-from-just-two-a-few-decades-ago/  

http://www.washingtonpost.com/blogs/govbeat/wp/2013/12/02/casinos-hold-sway-in-39-states-up-from-just-two-a-few-decades-ago/
http://www.washingtonpost.com/blogs/govbeat/wp/2013/12/02/casinos-hold-sway-in-39-states-up-from-just-two-a-few-decades-ago/
http://www.washingtonpost.com/blogs/govbeat/wp/2013/12/02/casinos-hold-sway-in-39-states-up-from-just-two-a-few-decades-ago/
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Given the flow of NYS residents to other states to gamble, the state’s 

political leaders have long considered seeking a reversal of the 

constitutional ban on Class III gaming within the state. The Upstate New 

York Gaming Economic Development Act (“The Gaming Act”) 

established procedures for establishing commercial gaming in New York, 

following a statewide referendum in November 2013 that supported the 

required constitutional change. 

The NYS Gaming Commission established a procedure for soliciting 

proposals from developers, dividing the state into three eligible regions 

(NYC being ineligible in this first round). At least one casino will be 

granted a license in each region, with one region allowed two. 

The proposed Wilmot Casino & Resort is part of Region 5 (labeled 

Eastern Southern Tier in the map below) which is defined by the Gaming 

Act as areas that traditionally are included in the Finger Lakes Economic 

Development Region and the Southern Tier Economic Development 

Region. It includes all of Broome, Tioga and Tompkins counties and 

substantial portions of Chemung, Schuyler, Seneca and Wayne counties. 

The northern portion of the region is sandwiched between the regions 

awarded exclusively to the Seneca Nation to the west and the Oneida 

Nation to the east. 

 

  



5 

 

Gambling Addiction 
According to the National Council on Problem Gambling about 85% of 

U.S. adults have gambled at least once in their lives. Between 60% and 

70% have gambled within the last year.
*
 Of those who have gambled 

within the past year, about 95% of them have done so without any major 

negative consequences.  However, while for most people gambling is a 

social and exciting pastime, for others it can develop into a habit as 

addicting and dangerous as alcoholism or substance abuse.   

Gambling is a diagnosable addiction. The Diagnostic and Statistical 

Manual (DSM-IV) of the American Psychiatric Association provides ten 

criteria for the diagnosis of a gambling addiction that typically is broken 

into two levels: problem gambling (3-4 criteria met) and pathological 

gambling (5 or more criteria met). The criteria are: 

 Preoccupation; 

 Tolerance (betting more money to feel the same excitement); 

 Withdrawal; 

 Loss of Control; 

 Escape (gambled as a way of escaping personal problems); 

 Chasing (losing money one day, return another to “get even”); 

 Lying; 

 Illegal Acts; 

 Risked Relationships; and, 

 Bailout. 

 

The consequences of gambling addiction have been extensively studied, 

although the complexity of the pathology makes precise measurement of 

the impacts, thus prediction of the consequences of adding new venues, 

very difficult. A recent meta-analysis of the literature by the Canadian 

Consortium for Gambling Research
†
  considered the results of 492 studies, 

classifying each by the quality of its methodology and the nature of its 

conclusions. In their summary, the authors observe the following: 

One of the main negative impacts of gambling introduction is an 

increase in problem gambling and its related indices (e.g., 

bankruptcy, divorce, suicide, treatment numbers). The bulk of the 

impacts tend to be social/nonmonetary in nature because only the 

 
 

*
 National Council on Problem Gambling, “How widespread is gambling in the U.S.?,” 

http://goo.gl/PjQO6k.  
†
 Williams, R.J., Rehm, J., & Stevens, R.M.G. (2011). The Social and Economic Impacts 

of Gambling. Final Report prepared for the Canadian Consortium for Gambling 

Research. March 11, 2011. http://goo.gl/3MxFFb  

http://goo.gl/PjQO6k
http://goo.gl/3MxFFb
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minority of problem gamblers seek or receive treatment, and only a 

minority typically have police/child welfare/employment 

involvement. 

Prevalence of Problem and Pathological 
Gambling 

Determining the prevalence of problem and pathological gambling can be 

challenging as the data is gathered via surveys and survey methodology 

can vary by location and/or researcher. Studies have confirmed that 

prevalence varies by a range of socioeconomic and geographic factors, 

explaining some of variation observed across various measures of 

prevalence.  

Shaffer, Hall, and Vander Bilt, in a 1997 gambling prevalence study,
*
 

aggregated 120 surveys conducted by various states and provinces in the 

United States and Canada (including New York). The authors sought to 

stabilize their prevalence rates by conducting a multi-method estimator 

analysis. Sixteen estimation methods were used to calculate a mean 

prevalence rate for adults, adolescents, college students, and a treatment 

population (those in treatment for gambling problems). The averages 

derived from this analysis were similar to the widely accepted rates of 2-

3% for problem and 1% for pathological gambling among adults as noted 

by the National Council on Problem Gambling
. 
 

 
 

*
 Shaffer, H.J., Hall, M.N., and Vander Bilt, J. “Estimating the prevalence of disordered 

gambling behavior in the United States and Canada: a meta-analysis.” Boston: Presidents 

and Fellows of Harvard College. 1997, http://goo.gl/GfpZ11. 

%  95% CI % 95% CI

Adult Mean (PY) 2.4% 1.95-3.65 1.0% .90-1.38

Adolescent Mean (PY) 14.0% 8.99-20.66 5.3% 3.17-8.37

College Mean (LT) 7.3% 4.43-14.12 4.6% 3.44-5.90

Treatment Group (LT) 14.1% 8.94-21.07 13.4% 10.70-17.75

Problem and Pathological Gambling Prevalence in the U.S. and Canada (1997)

*PY refers to past year rates, while LT refers to lifetime rates.  For college and treatment groups, only 

lifetime data were available.

Problem Gambling  Pathological Gambling 

http://goo.gl/GfpZ11
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In 2006, the New York State Office of Alcoholism and Substance Abuse 

Services (OASAS) conducted a statewide survey to collect information on 

the prevalence of gambling among adults.
*
  

The study reported that 

Approximately 5 percent of adults experienced problem gambling in 

the past year and may be in need treatment services. Among these 

600,000 plus adults: 42 percent typically purchased state lottery 

tickets at least once per week; 14 percent typically bet on sports 

events once a week or more; 12 percent typically played cards at 

least once per week; and 10 percent typically bet money on games of 

skill once a week or more. While half of adults experiencing 

problem gambling had gambled at a casino in the past year, only 5 

percent did so on a weekly basis. Adults experiencing problem 

gambling had first engaged in gambling at a younger age (19 years 

old on average) compared to all adults who have gambled in the 

past year (age 23 on average). 

Proximity’s Influence on Problem Gambling 

Most studies conducted on the proximity of gambling opportunities 

suggest that an accessible gambling opportunity increases the prevalence 

of problem and pathological gambling in the area immediately 

surrounding it. The two most comprehensive studies on gambling 

proximity, authored by Dean Gerstein and John Welte respectively, both 

finding that the prevalence of problem gambling was influenced by 

proximity. 

In 1998, Gerstein worked with National Opinion Research Center (NORC) 

data to determine the largest impacts of gambling on behavior and 

communities in the U.S.  Through the analysis of nearly 2,500 telephone 

surveys, 530 interviews, and a 100-community database, Gerstein and 

NORC found that problem and pathological gambling prevalence rates 

among adults increased by more than half among residents in a 50 mile 

radius of a gambling opportunity.
†
  

University at Buffalo’s Professor John Welte led a study of factors 

influencing the rate of gambling pathology. Through a telephone survey of 

 
 

*
 NYS OASAS, “Gambling Behaviors and Problem Gambling among Adults in New 

York State: Initial Findings from the 2006 OASAS Household Survey,” 

http://goo.gl/3haxMW.   
†
 National Opinion Research Center at the University of Chicago, “Gambling Impact and 

Behavior Study; Report to National Gambling Impact Study Commission,” (1999) 

http://govinfo.library.unt.edu/ngisc/reports/gibstdy.pdf.  

http://goo.gl/3haxMW
http://govinfo.library.unt.edu/ngisc/reports/gibstdy.pdf
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over 4,000 households nationwide (with a very robust response rate of 

50%), Welte found that residents within 10 miles of a gambling 

opportunity were just over twice as likely to be a problem or pathological 

gambler—in their figures, 3.1% of the general population exhibited 

characteristics of problem or pathological gambling while that figure 

jumped to 7.2% for individuals living within 10 miles of a casino.
*
  

Welte, et al, observe the following, however: 

It is important to place these results in perspective. Individual traits 

have a stronger relationship to gambling pathology than geographic 

factors. For example, in another analysis of this same survey, we 

found a strong relationship between individual problem gambling 

and alcohol abuse or dependence . . . An individual’s substance 

involvement tells us more about his likelihood of gambling 

pathology than any geographic factor. 

Implications for Town of Tyre 
CGR was engaged by the Town of Tyre to employ national studies to 

assess the consequences of the 

proposed Wilmot Casino and Resort 

on local residents. To facilitate this 

analysis, Wilmorite give CGR access 

to its proprietary and confidential 

market assessment, conducted for 

the firm by the Maxim Strategy 

Group (MSG). CGR’s analysis of 

both the socioeconomic impacts and 

the cost of public services is based 

on MSG’s estimates of the number 

and residence of visitors to the 

proposed casino. 

MSG estimates visitation with a 

commonly-used “gravity” model that 

assumes that the share of the 

population patronizing a particular 

gaming venue depends on distance 

to that venue and the size of the 

venue (i.e. the number and variety of 

games and devices by venue). The 

 
 

*
 Welte, J.W., W.F. Wieczorek, G.M. Barnes, M.-C.O. Tidwell and J.H. Hoffman, “The 

Relationship of Ecological and Geographic Factors to Gambling Behavior,” Journal of 

Gambling Studies (2004), pg 405-423. 

Population over 21 
Market Segments 2017est 
Primary (30 min drive) 135,027 

Eastern Rochester 418,013 

Western Rochester 270,870 

Western Syracuse 210,992 

Eastern Syracuse 254,248 

Secondary SW 47,431 

Ithaca 124,513 

Eastern Buffalo 100,562 

Buffalo 794,552 

Utica / Rome 236,004 

Watertown 95,199 

Tertiary SE 66,580 

Tioga Downs Primary 114,845 

Binghamton 169,409 

North Central PA 78,036 

Total 3,116,281 
Source: Applied Geographic Solutions 

via Maxim Strategy Group 
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market is divided by travel time to the site.  

Prevalence of Problem and Pathological 
Gambling in Primary Market 

The primary local market for a casino in the Town of Tyre is defined by 

Maxim Strategy Group (MSG) as the area within 30 minutes driving 

distance immediately surrounding the proposed casino. Other potential 

markets were defined within a two hour drive. In 2013, the adult 

population of the primary market was approximately 135,000. The 

following table shows national prevalence rates as calculated by Shaffer, 

Hall, and Vander Bilt applied to the population of the primary market. 

Impact of Proximity 

The estimate above is the predicted incidence of problem gambling 

already present in the primary market. There is ample evidence that 

proximity increases the rate of problem gambling, just as proximity 

increases the rate of gambling in the general population.   

MSG’s market study for Wilmorite predicts that both propensity to gamble 

and frequency of visits will rise in the primary market after the casino is 

built. “Propensity” will rise from 32% to 41%, i.e. about 13,000 residents 

will choose to visit a gaming venue that do not do so now. Visit frequency 

is predicted to rise from 8.9 visits per year per person to 12.8 visits per 

year per person. Total visits to any gaming venue from the primary market 

area, estimated at about 380,000 now, are expected to rise to about 

708,000, an increase of 85%. 

If overall rates of gambling increase with proximity, it is not surprising 

that studies of the prevalence of problem gambling also note the role of 

proximity. Let’s be clear: We are working with rough estimates. The most 

recent data we have on the impact of proximity and problem gambling 

come from UB’s Welte. If we were to proportionally apply Welte’s 

findings (3.1% to 7.2% is a multiple of 2.3), then the number of problem 

and pathological gamblers would increase as follows: 

Shaffer et al National Prevalence Rates Applied to Primary Market 

Problem Gambling  Pathological Gambling  

Point 

Estimate 

Lower 

Bound 

Upper 

Bound 

Point 

Estimate 

Lower 

Bound 

Lower 

Bound 

 1,011   829   1,552   427   383   587  

Range calculated from 95% confidence interval 

Welte Proximity Results Applied to Primary Market 

 Problem Gambling  Pathological Gambling  
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Costs of Problem and Pathological Gambling 

Estimating Cost 
Although many studies describe the monetary consequences of an increase 

in problem and pathological gambling, few studies attempt numeric 

estimates. The National Gambling Impact Study Commission did so, 

however, through its contract with the National Opinion Research Center 

at the University of Chicago (NORC). NORC estimated that society can 

expect an annual cost of about $1,000 per problem gambler and almost 

$1,700 per pathological gambler (in 2014 dollars). 

Assuming that these estimates are roughly correct (and they are certainly 

speculative), these impacts will make themselves felt in many different 

social spheres. Although we would anticipate that the mental health 

infrastructure would feel the strain of problem gambling, often these 

individuals (like most addicts) do not present themselves for treatment.  

Gambling that has gotten out of control often catalyzes other events in the 

lives of individuals, such as divorce or bankruptcy. These problems may 

not be directly connected to the gambling addiction and are likely to affect 

the schools and the region’s social service agencies. 

Should a casino be constructed in Tyre, problem and pathological 

gamblers would cost the primary market area about $3.5 million annually. 

Assuming that Seneca County experiences these problems in proportion to 

its share of the primary market adult population, the annual cost for 

Seneca County could be about $700,000, although this estimate is subject 

to considerable variation given the limited research available. Costs would 

be spread across all levels of government and private social welfare 

agencies. 

  

 Point 

Estimate 

Lower 

Bound 

Upper 

Bound 

Point 

Estimate 

Lower 

Bound 

Upper 

Bound 

With Wilmot 

Casino 
 3,056   2,507   4,693   1,291   1,157   1,774  

Increase due to 

Wilmot Casino 
 2,045   1,678   3,141   864   774   1,187  

Seneca County  409   336   628   173   155   238  

Range calculated from 95% confidence interval from Shaffer et al prevalence 
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Mental Health 

About one-fifth of the primary market falls within Seneca County, and 

Seneca County’s Mental Health Department will experience the cost of 

any increased need for mental health treatment resulting from problem or 

pathological gambling. Currently, the Mental Health Department serves 

residents with mental health disorders, alcohol/drug problems, and 

developmental disabilities.  Using national prevalence data, it is estimated 

that in 2012 there were almost 7,100 residents with a mental health 

disorder, just under 3,500 with alcohol/drug problems, and 350 with 

developmental disabilities. Problem gambling often occurs in conjunction 

with mental illness, depression, and substance abuse. According to 

OASAS, about 13% of adults who experience a substance abuse disorder 

also experience problem gambling, and 28% of problem gamblers also 

experience a substance abuse disorder.   

One of the characteristics of gambling as a diagnosed condition is that 

gamblers often do not seek help or professional treatment. Only 7-12% of 

pathological gamblers were found to have ever sought professional help or 

attended a Gamblers Anonymous meeting in a 2006 national survey.
*
 

Also, 36-39% of respondents who reported having lifetime symptoms of 

pathological gambling reported no symptoms in the past year.  This 

indicates that about a third of those experiencing pathological gambling 

“self-recover” or cease gambling behavior with no professional help.  

Proportions were found to be similar for problem gamblers. 

A casino located on the thruway would likely double the prevalence of 

problem and pathological gambling in Seneca County, an increase of an 

estimated 409 problem gamblers and 173 pathological gamblers from 

current levels (again, this is only a rough estimate). Based on the cited 

survey, from 29 to 49 of the problem gamblers will seek treatment and 12 

to 21 of the pathological gamblers will seek treatment at some point, not 

 
 

*
 Slutske, Wendy S., “Natural Recovery and Treatment-Seeking in Pathological 

Gambling: Results of Two U.S. National Surveys,” American Journal of Psychiatry Vol. 

163, No.2 (2006), http://goo.gl/w2YftU.  

NORC Cost of Problem Gambling Applied to Wilmot Casino ($M) 

  Problem Gambling  Pathological Gambling  

 Point 

Estimate 

Lower 

Bound 

Upper 

Bound 

Point 

Estimate 

Lower 

Bound 

Upper 

Bound 

Primary Market $2.05 $1.68 $3.14 $1.47 $1.32 $2.02 

Seneca County $0.41 $0.34 $0.63 $0.29 $0.26 $0.40 

Range calculated from 95% confidence interval from Shaffer et al prevalence 

http://goo.gl/w2YftU
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necessarily within a particular year. The population in need of prevention 

and treatment services could therefore potentially increase by 41 to 70 

people.  However, some of these cases may overlap with current mental 

health or substance abuse cases, rendering the actual number of potential 

new cases lower. 

Families 

The impact of gambling on families is twofold, influencing both the rate 

of divorce and risk of gambling among adolescents. Gambling has been 

shown to increase rates of divorce, with 54% of pathological gamblers 

identifying as divorces compared to 18% non-gamblers.
*
 Children from 

broken homes often have lower academic and occupation achievement, 

and are sometimes at risk for additional negative behaviors such as 

substance abuse and gambling.  

Several studies report that adolescents are vulnerable to gambling 

addiction, recognizing that this addiction can develop with lottery tickets
†
, 

Internet gambling, or private games of poker or dice. NORC found that 

just under 20% of adolescents were problem or pathological gamblers, 

compared to about 3% of the adult population. Similarly, the OASAS 

study reported that students in grades 7-12 in New York State are at about 

four times the risk of problem gambling as the adult population. Shaffer et 

al report that the incidence of problem gambling among adolescents is 

about six times that of adults. Individuals of college age are reported by 

Shaffer et al to be about three times that of older adults. This compares to 

about 5% of the adult population.  An increase in social gambling among 

parents may increase the number of youth at risk for problem gambling 

within the region surrounding a casino. 

Scott LeVigne, Seneca County Mental Health Director, reports that the 

prevalence of gambling among Seneca County youth is higher than that of 

statewide youth. As noted in the charts below, nearly a third of 9
th

 graders 

reported playing Lotto in 2013. Over 5% of 12
th

 graders reported 

gambling at a casino.  

 
 

*
 NORC, p.49. 

†
 Although NYS Lottery rules prohibit minors from purchasing lottery tickets, this is not 

widely enforced at the point of sale. If there is a winning ticket to be cashed in the child 

simply needs to find a willing accomplice over the age of 18.  
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Mitigation: Social Impacts 

The Seneca County Mental Health Department has developed a 

community services plan to address gambling addiction pro-actively and 

to develop staffing sufficient to react to problems as presented in the 

community. Of the estimated $700,000 in social impact, we suggest that 

$150,000 be allocated to the Mental Health Department. 

As noted above and in the literature, the social impacts of gambling are 

typically indirect and are likely to increase cost across a range of social 

service agencies. We recommend that the $550,000 remaining of the 

estimated cost be divided between the United Way of Seneca County and 

a dedicated Seneca County fund at the Rochester Area Community 

Youth Development Survey: 9th Graders in Seneca County 

Youth Development Survey: 12th Graders in Seneca County 
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Foundation to support community services addressing addiction and other 

social dysfunction created by the new gambling venue.  

In response to a draft of this report, Wilmorite notes that the state $500 

per machine fee (earmarked for problem gambling) plus funds allocated to 

addiction counseling under the auspices of the Seneca County Mental 

Health Department would total more than the $700,000 figure estimated 

above. Our concern is that the funds collected by the State of New York for 

problem gambling may not trickle down to meet local needs.  

Both of these fees should increase over time to reflect changes in the price 

level (e.g. the Consumer Price Index All Urban Consumer, All Items) or 

the level of activity at the casino. One alternative would be to establish the 

“social impact” reimbursement at a fixed percentage of the casino’s 

gaming revenue. The estimated impact is approximately 0.3% of the 

estimated gross gaming revenue. We suggest that the parties agree to a 

fixed payment of $700,000 per year for the first three years (divided as 

noted above), adjusted in Year 4 and following to 0.3% of gross gaming 

revenue received in the prior year. The allocation between Seneca County 

Mental Health and the United Way of Seneca County would remain 

roughly constant at approximately 21% to the Mental Health Department 

and the remainder to the United Way, although the two agencies would be 

free to negotiate a different distribution. 

ECONOMIC & MARKET ANALYSIS 

The introduction of commercial gaming to New York State is expressly 

for economic development purposes and is intended both to increase 

incomes of NYS residents, specifically in the target regions, and to 

support state and local government through gaming tax revenues.  

The legislation establishing the procedure for selecting commercial 

operators focused on regions with economic need. 

Economic Profile: Region 5 
Region 5 is defined by the Gaming Act as areas that traditionally are 

included in the Finger Lakes Economic Development Region and the 

Southern Tier Economic Development Region. It includes all of Broome, 

Tioga and Tompkins counties and substantial portions of Chemung, 

Schuyler, Seneca and Wayne counties. 

The socioeconomic characteristics of the region are fairly uniform when 

viewed by county. 
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 Per capita personal income in the region was $38,173 in 2012, about 

72% of the statewide average. Seneca County had the lowest per capita 

income at about $36,000 with Tompkins and Tioga the highest at about 

$39,000. 

 About 15% of the region’s population had income below the federal 

poverty line. The highest poverty rate is in Tompkins County (20%) and 

the lowest is in Tioga County (9%).  

 The unemployment rate in the region averaged 7.2% in 2013 (less than 

the statewide average of 7.7%) with the highest rate in Chemung and the 

lowest—by a surprising margin—in Tompkins County. 

 

The number of individuals receiving cash assistance and the 

corresponding expenditure both grew in the region from 2000 to 2013, 

contrary to statewide experience. Led by New York City, the State of New 
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York saw the number of recipients fall 24% and inflation-adjusted 

expenditure decline 13%. Region 5 saw the number of recipients increase 

20% and total expenditure go up an inflation-adjusted 8%. Schuyler 

County’s recipient count increased the most, 77%, followed by Seneca, 

Tompkins and Wayne.  
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Economic Impact of Wilmot Casino and 
Resort 

When a major development, such as the Wilmot Casino and Resort, is 

contemplated, there are three questions to be answered: 

 What will be the economic impact of the new initiative itself? 

 Will the local employment picture improve, i.e. will the number of jobs 

available locally increase and will these jobs be available to local 

residents? 

 What will be the character of local job creation, e.g. what salaries will 

be paid by the direct and spillover employment? 

 How will the new initiative affect the ability of the locality to address 

local needs through taxation? 

 Will the initiative have “catalytic” impact? 

 Will the presence of the new economic activity spur the expansion of 

other business firms, established or expanded to cater to either the 

needs of the core business or the needs of consumers attracted by the 

core business? 

 What will be the nature of these spillover activities? 

 Will the new activity serve as a competitive threat to existing firms? 

 What types of businesses might the new activity displace? 

 What will be the consequences of this displacement for the well-being 

of local residents? 

On Wilmorite’s behalf, the Maxim Strategy Group (MSG) developed an 

economic impact analysis of the proposed casino and resort. 

Total Gaming Revenue 

Key to all of the analysis is MSG’s estimate of total revenue both from the 

gaming facility and activities at the resort—$306 million in gaming 

revenue and $47 million in nongaming revenue in Year 3. Although 

Wilmorite provided MSG’s report, CGR is not privy to the underlying 

assumptions from which these revenues were derived. 

Without reviewing the underlying assumptions (a complex calculation of 

gambling prevalence and frequency contingent on socioeconomic, 

geographic and competitive factors), we only note that MSG is projecting 

strong results for the Wilmot Casino and Resort, predicting that its first 

year revenue in 2017, when compared with current estimates, would be 

second only to Seneca Niagara and ahead of Turning Stone. 
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The size of anticipated gaming tax payments to the Town of Tyre and 

Seneca County—10% of the total—are a significant inducement to these 

communities to support the development, as intended. The NYS 

Legislature is well aware of the controversy surrounding casino 

development and the fact that casinos bring both positive and negative 

community impacts. Sharing the gaming tax revenue is compensation for 

the risk of negative impacts. Nonetheless, the estimate of payments made 

to the town and county is directly related to the estimate of total gaming 

revenue. To the extent that this estimate is high, gaming tax revenue will 

fall short of the forecast. Moreover, the NYS Legislature has the power to 

change the rate at which it shares gaming tax revenue with local 

government, thus reducing payments to Tyre and Seneca County by 

legislative fiat. 

Construction Impact 

MSG estimates that job creation from the construction phase will total 

about 1,400 direct and 3,000 indirect statewide and 460 direct and 634 

indirect in Seneca County. Although we may accept the aggregate number 

given the cost and complexity of the construction process, the share 

forecast for Seneca County is implausible. The U.S. Census Bureau 

estimates that just under 1,000 Seneca County residents report being 

employed in the construction trades. Although it is conceivable that nearly 

half of the total would be employed by the casino project, the developer 

will have to establish and enforce a strong preference for local residents to 

achieve this total.  Similarly, the estimated 643 indirect employment is 

unlikely and only partially responsive to efforts on the part of the 

developer. It is far more likely that a larger share of both direct 
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construction employment and the spillover employment stimulated by the 

project will be felt outside Seneca County.  

Ongoing Facility Employment 

MSG estimates that the facility will employ 1,600 directly at the facility 

with average earnings of $48,100, $37,000 without MSG’s assumed 30% 

benefits rate. We accept the total employment estimate but question the 

reported earnings. CGR analyzed average salaries paid in the gambling 

industry nationwide using the U.S. Department of Labor’s Occupational 

Employment Statistics database for May 2013. The average salary of all 

occupations in the gambling industry (NAICS 713200), weighted by the 

share of each occupation in the total 128,000 positions described by 

detailed occupation in the report was about $26,000 (without benefits), 

70% of the average reported by MSG.  

MSG also estimates that nearly 1,000 of these jobs will go to Seneca 

County residents. This, too, is possible but implausible, as the total 

workforce in Seneca County is 16,000. Total unemployment is 1,100 (as 

of the beginning of 2014, per the NYS Department of Labor). 

The report goes on to assert that indirect job creation in Seneca County 

will total 531. While the multiplier—the relationship between direct and 

indirect job creation—is reasonable, the report estimates that these jobs 

will pay an average salary of $43,800 ($36,000 without benefits), higher 

than the county median of about $27,000 (per the U.S. Census). 

Summary: Direct Economic Impact of Casino 

CGR does not question whether the proposed casino will have a positive 

impact on the local labor market, but whether the local market has the 

capacity to absorb the magnitude of the impact predicted. Particularly if 

the casino owners accept and faithfully implement workforce and 

procurement guidelines, the local economic impact will be sizeable, 

providing employment for both individuals and local business firms. 

Workforce Commitments 

Local Employment 
We recommend that the developer agree to take specific steps to give 

preferential treatment to local residents for employment. These procedures 

should apply to direct, on site employment during construction both with 

the general contractors and subcontracts. In addition, the developer should 

agree to a series of steps that ensure preferential treatment be granted to 

local residents for ongoing facility employment. 
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Wage Rates 
The salaries predicted by Maxim are unlikely to materialize. Nonetheless, 

the casino can commit to setting wages at the high end of the national 

market for these occupations in this industry.  The table below shows the 

wage rates paid to the 20 most common occupations employed by the 

gaming sector and the wages paid at the 75
th

 and 90
th

 percentiles (i.e. the 

75
th

 percentile wage rate is higher than 75% of all workers in that 

occupation). The welfare of workers and the region would be substantially 

enhanced if these wages were paid, yet the Casino’s cost would be within 

the range paid by similar firms throughout the nation. As these data are 

gathered and reported by the U.S. Department of Labor’s Bureau of Labor 

Statistics on an annual basis, compliance with these wage scales is easily 

achieved and monitored. 
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Promoting Indirect Employment Through Local Procurement 
Spillover employment can be enhanced by a focused and sustained effort 

to purchase materials and services from local vendors. Once again, we 

recommend that the Casino commit to taking specific steps to achieve this 

objective. 

Catalytic Impact of Wilmot Casino and 
Resort on Local Economy 

Historically, casinos have not spurred local economic growth. Casino 

patrons typically come to the location solely to participate in the games of 

chance and complementary dining and entertainment offered by the 

facility. This is not to say that they could not play such a role. A concerted 

effort to lure casino patrons to lengthen their stay in the Finger Lakes with 

visits to local wineries and other attractions could be effective. This is not 

an outcome that will occur without focused effort on the part of local 

tourism development agencies.  

Occupational Employment and Wages, May 2013 
 http://www.bls.gov/oes/  Hourly Wage 

OCC_CODE Occupational Titles: Twenty largest occupations in gambling 

industry 

 75th 

percentile  

 90th 

percentile  

39-3011 Gaming Dealers $11.89 $18.50 

41-2011 Cashiers $10.64 $12.74 

35-3031 Waiters and Waitresses $9.74 $12.87 

33-9032 Security Guards $14.10 $17.79 

41-2012 Gaming Change Persons and Booth Cashiers $13.20 $16.18 

39-1011 Gaming Supervisors $26.58 $30.75 

37-2011 Janitors and Cleaners, Except Maids and Housekeeping Cleaners $12.09 $14.26 

35-3011 Bartenders $10.25 $13.68 

43-3041 Gaming Cage Workers $14.08 $17.10 

39-3019 Gaming Service Workers, All Other $13.96 $18.95 

39-3012 Gaming and Sports Book Writers and Runners $12.65 $18.37 

33-9031 Gaming Surveillance Officers and Gaming Investigators $16.66 $21.56 

35-9011 Dining Room and Cafeteria Attendants and Bartender Helpers $9.86 $11.55 

39-3091 Amusement and Recreation Attendants $9.95 $12.72 

37-2012 Maids and Housekeeping Cleaners $11.84 $13.90 

39-1012 Slot Supervisors $18.79 $23.01 

49-9091 Coin, Vending, and Amusement Machine Servicers and Repairers $17.86 $21.54 

49-9071 Maintenance and Repair Workers, General $20.06 $25.13 

43-3031 Bookkeeping, Accounting, and Auditing Clerks $17.93 $21.99 

53-6021 Parking Lot Attendants $10.85 $14.54 

http://www.bls.gov/oes/
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There will be demand for lodging, assuming that the casino attracts 

visitors from outside a two hour drive, which is likely. In response, 

Wilmorite plans to build a 200 room hotel on site. In public commitments, 

Wilmorite has indicated its expectation that a larger facility could be 

justified but that the spillover lodging demand will be left to non-casino 

lodging establishments, either existing or new. 

CGR’s review of the pro forma suggests that spillover lodging demand is 

possible, but unlikely in the early years of the casino. If, in fact, MSG’s 

forecast for the Wilmot casino is too optimistic, the 200 room facility 

could pose a competitive threat to existing lodging in the region. MSG 

cites Smith Travel Research data on the local lodging market, noting that 

the current facilities are operating at 70% occupancy. Given the 

seasonality of the tourism marketplace, these facilities are likely operating 

at or near capacity on weekends in the peak tourist season. If the casino 

meets MSG expectations for growth, spillover demand to other facilities is 

likely in future years. 

The large increase in vehicular traffic at the Thruway exit will also create 

an opportunity for incidental business development, e.g. auto services and 

some food service. These impacts will be modest, however. 

Competitive Impact of Casino on Local 
Economy 

As noted above, if the casino fails to meet estimated visitation, the casino 

hotel could pose a competitive threat to other lodging facilities, although 

this competitive impact would be dispersed across the region and would 

include lodging at other Thruway exits from Rochester to Syracuse. We 

recommend that the 200 room limitation be codified in the Host 

Community Agreement. 

The same concern applies to the food service offered at the casino. The 

casino business model relies on retaining customers on site by offering a 

range of dining options intended to address the diverse interests of patrons. 

Pricing, too, is usually competitive and is intended to serve both to anchor 

patrons and to attract some additional gaming patrons who might gamble 

as a complementary activity to dinner. The extent to which the casino 

markets its dining establishments to local residents will depend on the 

success it is experiencing with its core gaming clientele. 

Tyre’s restaurants are convenience establishments aimed at local residents 

and are likely to retain most of their customers. On the other hand, some 

of Seneca Falls’ more upscale dining venues may find casino dining to be 

a competitive alternative for local residents, particularly soon after the 

casino opens. 
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PUBLIC SAFETY IMPACTS 

Fire Service 
Magee Fire Company 

The Magee Fire Department provides service to the entire town of Tyre. 

The fire department is entirely staffed by volunteers. There are 28 active 

members that respond to between 200 and 250 calls per year. There are 

also numerous support and auxiliary members that assist the department 

with administrative tasks, fundraising and non-operational support. 

Members that are interior qualified have completed Firefighter I training, 

SCBA proficiency and annual physicals. Other active members are trained 

to assist around the fireground, operate pumps, and general support fire 

suppression activities. The department also provides first response to all 

EMS events in the town. The two apparatus generally used for EMS 

responses are equipped with AEDs. All EMTs in the department are given 

their own medical equipment to use 

on calls. 

MFD is funded by the Town of Tyre 

through a Fire Protection District 

contract.  MFD received $100,250 

from the town in 2013. In 2012 and 

2011, MFD received $98,280 from 

the town.  MFD reports that the 

town contribution accounts for 

about 85 percent of its operating budget.  The remaining operating budget 

comes from donations, a gun raffle and a weekly bingo game on Saturday 

nights.  The latter is the largest source of funds outside of the real property 

tax.  The real property tax for the fire protection district represents 22 

percent of the town’s property tax revenue.  MFD reported that their only 

current debt relates to their latest fire engine and it will be retired in two 

years.  Detailed financial information (including budgets and fund 

balance) was not available at time of the report. 

MFD operates out of two fire stations. The primary station has all the 

apparatus except the tanker.  This station is located at 1807 New York 

Route 318 about 0.6 miles south of the proposed casino location.  All of 

the stations are unmanned on a routine basis with firefighters responding 

from their homes or businesses to the station and then going to the call.   

MFD owns all of their fire stations, including a building that is used only 

for storage. 

MFD operates four apparatus and participates in an extensive mutual aid 

system that is described below.  The apparatus are stocked with 

Active 28

Interior Qualified 11

Scene Support and Pump 17

EMT 6

CPR/First Aid 21

Source: Magee Fire Dept.

MFD Membership
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appropriate hand tools, nozzles, fire hose, SCBAs and lights.  Each 

firefighter is issued a full set of turnout gear and the gear is replaced on a 

rotating basis.  The department has a four gas multiple meter and a thermal 

imaging device. 

MFD’s primary reason for response is EMS related with an average of 5.9 

responses per month, accounting for 35% of their calls. Reported fire 

events and motor vehicle crashes account for 4.8 and 4.0 calls per month 

respectively. The number of responses has fluctuated around 200 per year 

for the last decade according to department records. 

Only a small portion of Tyre has fire hydrants. The fire hydrants are 

concentrated along Routes 414 and 318. When a fire occurs in other areas, 

a tanker relay system is established with assistance from Seneca County 

Emergency Management. 

Neighboring Fire Departments 

MFD would be the department responsible for responding to incidents at 

the proposed casino. However, any large incident would require assistance 

from neighboring fire departments under a mutual aid agreement.  The 

nearest ladder truck is stationed in Seneca Falls and is about 6 road miles 

away from the location of the proposed casino. The only neighboring 

department with paid staff is based in the City of Geneva, about 12 road 

miles away from the location. 

Type Year Pump (gal) Water (gal) Other 

Brush/Utility Truck 2011 160 Brush skid Unit

Engine 2009 1250 750 Hydraulic rescue tools, airbags, light tower, ground ladders

Engine/ Tanker 1997 1500 1500 Ground ladders, hand tools, large diameter hose

Tanker 2005 500 2000 2500 gallon portable pond

Magee Fire Department Apparatus

Source: Magee Fire Dept.

2012 2013
2014 (thru 

April)
28 month 

total

Monthly 

Avg.

Fire 54 60 21 135 4.8

EMS 71 76 19 166 5.9

MVC's 51 40 20 111 4.0

MUTUAL AID 47 13 0 60 2.1

Total: 223 189 60 472 16.9

MFD Responses

Source: MFD
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Engines Ladder Rescue Tanker Other

Waterloo Vol Fire Company Seneca 2 0 1 1 1

Seneca Falls Seneca 3 1 0 0 2

Junius # 1 Seneca n/a 0 n/a n/a n/a

Clyde-Savannah Wayne 3 1 1 0 1

Cayuga Fire Department Cayuga 1 0 0 1 1

Border City Fire Department Seneca 2 0 2 1 2

Fayette Fire Dept. Seneca 2 0 0 1 0

Geneva Fire Department Ontario 4 1 1 0 1

Lyons Fire Department Wayne 3 1 1 0 1

Savannah Fire Department Wayne 1 0 1 1 2

Total 21 4 7 5 11

Other Departments in 10 mile Radius of Casino Site
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Seneca County Fire Service  

The Seneca County Emergency Services Department is a small 

department within county government that is tasked with emergency 

planning and coordination for Fire and Emergency Medical Services.  The 

Department has a full time staff of two (Director and Deputy Director) and 

a 2014 budget of $161,000.  There are 6 volunteer deputy coordinators 

that assist the full time staff in conducting the program. The Department 

has also been awarded several grants to fund equipment for hazardous 

materials response and firefighter emergency rehabilitation. 

The Department oversees the operation of a Hazardous Materials response 

team capable of conducting a Level A response.  The Department also has 

a dedicated firefighter emergency rehabilitation trailer that is used by a 

trained team at larger events.  

The Department is responsible for the operation of a fire training facility. 

The fire training facility includes a 3 story burn building with class A 

combustibles, a vehicle extrication training area, and a classroom.  There 

is also a multiple use building that allows for mask confidence exercises, 

bail out simulation, and other essential firematic training. 

The Emergency Services Department has had recent experience with large 

scale events with wide use of mutual aid.  In March 2014, the Village of 

Ovid had a fire that destroyed an entire village block. The response 

involved more than 41 tankers providing sufficient water to keep large 

scale operations underway for many hours.  In July 2011, there was an 

accident involving a tour bus on the NYS Thruway that required the 

transport of more than 30 patients to several area hospitals using dozens of 

ambulances.  The Emergency Services Department was responsible for 

coordinating the response for both of these events. 

The Department does not expect much change to the overall operations of 

fire or EMS operations. However, there would need to be changes in 

mutual aid plans to account for a new large structure in the community.  If 

Magee chooses to purchase a new ladder truck, they would be able to train 

to use the equipment at the fire training grounds. 

Projected Impact of Wilmorite Casino on Fire 
Service 

A new casino built to current fire codes with the appropriately engineered 

water supply has an extremely low probability of a catastrophic fire. 

However, the location will generate additional fire responses for false 

alarms, small fires, medical emergencies and motor vehicle accidents.  
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The Turning Stone Resort had 26 automatic fire alarms and 8 other fire 

responses in 2013. There were 62 motor vehicle collisions (MVCs) 

reported to the police, but it is unknown how many required a fire 

department response. Considering the smaller scale of the proposed 

casino, we project that there will be about 23 new fire responses (one third 

less than Turning Stone) to the site and 15 responses for MVCs (assuming 

that only one quarter of MVCs reported to police require a fire response.) 

Magee Fire would not need to respond to this site for EMS events. This 

would increase the call volume for MFD by 38 calls per year or about 18 

percent. 

It is recommended (and expected) that the casino management and 

security staff work with MFD to reduce the likelihood and frequency of 

false alarms through a response protocol that allows security staff a brief 

period of time to identify the need for a fire response on probable false 

alarm trips. The exact response protocol would need to be developed over 

time. 

Wilmorite has indicated that they will have on site personnel certified as 

EMTs and available to respond to medical emergencies. These personnel 

should be equipped with Basic Life Support equipment as specified under 

NYS Department of Health policy. Once properly equipped, these 

personnel will have similar training, equipment and general capabilities as 

MFD. Therefore, there would not be a need for an EMS only response 

from MFD to events at the casino. 

MFD would still need to respond to MVCs and actual fires at the location.  

As part of the development, an extensive risk assessment of potential 

events ( such as large fires and chemical leaks) will need to be undertaken 

and shared with MFD. Based on these potential events, MFD will need to 

develop preplanned responses and conduct drills according to those plans. 

It will be important for MFD, Seneca County Emergency Management 

and other responding departments to become familiar with the lay out of 

the complex and to be allowed to conduct drills on the complex on a 

regular basis. 

Mitigation: Fire Protection 

Magee Fire Department has well maintained and modern equipment. 

However, a higher call volume will increase the wear on the equipment. In 

order to assist MFD in keeping appropriate equipment, it would be 

advisable to ensure that a dedicated capital equipment fund is established 

to limit the need to borrow when apparatus, turnout gear or SCBA need to 

be replaced, particularly if the casino property is taken off the tax rolls 

through a tax agreement. 
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To ensure that MFD is adequately supported, we recommend that the 

Casino provide financial support equal to one-quarter of total MFD 

expenditure for the first five years, adjusted to the casino’s share of total 

call volume after this period of expanded responsibility. 

Although the likelihood of a catastrophic fire is minimal, the casino’s fire 

and casualty insurer would prefer that MFD to acquire a fire truck 

equipped with 100 foot aerial, rather than relying on the ladder truck in 

Seneca Falls, six miles distant. An apparatus of this type can cost between 

$750,000 and $900,000. In the case of MFD, an expansion of the fire 

station would be necessary to allow for the vehicle to be parked.  A 

multiple function quint or dedicated ladder truck would require MFD to 

conduct extensive training for at least six members of the department in 

order to safely operate the apparatus.  This training would need to occur 

on a regular basis to ensure proficiency when an emergency happens.  

The purchase of such equipment would benefit only the Wilmot Casino 

and Resort but would impose a maintenance and training obligation on 

Magee Fire for the life of the equipment. If the Wilmot Casino and Resort 

requests that MFD acquire this apparatus, all costs of acquisition, housing, 

maintenance and staff training should be billed directly to the casino for 

the life of the apparatus. 

Law Enforcement 
Seneca County Sheriff’s Office 

The Seneca County Sheriff’s Office (SCSO) is the primary law 

enforcement agency for the Town of Tyre and most of Seneca County. 

The SCSO provides road patrol, investigations, corrections, building 

security and serves civil papers.  The focus for this report will be the road 

patrol and investigative functions. 

SCSO has 18 full time employees assigned 

primarily to road patrol.  These are 

augmented by several part time staff and 

investigators when significant events occur, 

but this is an unusual practice.  The road 

patrol is staffed by a minimum of 3 deputies 

on patrol with an occasional 4
th

 deputy 

when scheduling allows. In addition to 

patrolling the county, a deputy must also 

staff the check point at the county office 

building during normal business hours.  The 

investigative unit is staffed by one 

lieutenant and five investigator deputies.  

Sheriff 1

Undersheriff 1

Chief Deputy 1

Road Lieutenant 1

Road Sergeant 5

Road Deputy 12

Part Time Deputy 3

Lieut. Inv. 1

Investigators 5

Source: Interviews

SCSO Road Patrol Staffing
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In addition to traditional road patrol duties, the SCSO has two canine 

officers, a SCUBA unit, an emergency response team, hostage negotiator, 

and a command post. There is also a navigation unit that patrols both 

Seneca and Cayuga Lake using part time employees and sworn staff 

during the summer months on weekends. The department has five 

members that are trained to conduct accident reconstructions including 

one who is certified by the state. SCSO conducts almost all of its own 

crime scene technician work with only unusual circumstances referred to 

the NYSP. 

SCSO assigns a patrol vehicle to each of the road deputies. The patrol 

vehicles are equipped with radios, patrol rifles, shotguns, lap top 

computers, scanners, and printers.  Two of the vehicles are equipped with 

license plate readers. The department operated its vehicles for nearly 

700,000 miles in 2013. There are also several reserve vehicles for use by 

part time staff and unmarked vehicles for use by administrative staff and 

investigators. 

Current Demand on SCSO 
The department patrols all of Seneca County outside the Village of 

Waterloo and the Town of Seneca Falls.  There is a monthly average of 

1215 law enforcement activities.  This includes calls for service, directed 

patrols and traffic stops.  October is the busiest month for the agency with 

11 % of events with July, August and September with 9 % each. 

The SCSO was not able to provide data related to demand for service 

based on day of week or time of day.  In most rural law enforcement 

agencies, the demand for service peaks in the mid- afternoon to early 
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evening hours and demand is at its lowest in the early morning hours.  As 

a result of the tourism in Seneca County, demand is likely higher Friday 

through Sunday, especially during the summer and early fall. Other than 

the addition of a navigation (waterways) patrol on the weekend, the 

department does not typically add additional staff for these higher demand 

periods. 

In the current circumstance, the Sheriff indicated that he feels that he 

would like to add an additional road patrol deputy at all times to provide 

better service to the community.  This addition would require 5 full time 

deputies at an estimated cost of $70,000 each for salary and benefits. 

There has been an additional pressure for additional staff because of a 

recent decision requiring a dedicated deputy at the county office building 

during normal business hours.  

Estimate of Current Staffing Adequacy 
The International Association of Chiefs of Police (IACP) has developed a 

Relief Factor Formula to estimate the number of road patrol personnel 

needed to appropriately handle the demands for service on a law 

enforcement agency.  The formula considers the number of calls for 

service and other police activities, the average length of a call, the portion 

of time on proactive patrol, and the amount of time officers are unable to 

work in a road patrol position.  

The reported SCSO police activities (calls for service and traffic tickets 

issued) for 2013 was 14,581.  The average time on a call was not 

available. Industry standards place the average time between 25 and 45 

minutes. 40 minutes was used for SCSO because of the large geographic 

coverage area and resulting long drives to calls.  It is estimated that SCSO 

spends one third of their time on specific response activities (911call, 

traffic citations and directed patrols) and two thirds on proactive patrolling 

and other tasks. It is estimated that deputies have 280 hours each year 

when they are unable to work on road patrol for training, court 

appearances, vacation, holidays, personal time and sick time.   The SCSO 

also staffs a static post at the county office building with road patrol staff 

to provide building security.  
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Based on the current demands for the SCSO and the current staffing, the 

SCSO is estimated to be about two staff members below the amount 

typically required to adequately handle demands.  This deficit can be 

compensated for with part time officers and the use of overtime, but a long 

term solution might include additional full time staff. This deficit is 

unrelated to the development of the Wilmot Casino and Resort, but would 

be exacerbated by the casino. 

Category Value Explanation

Calls for service including traffic citations 14581 2013 Police Events including traffic citations issued

Total Calls including Backup 16039

10 percent of calls will have a back up officer 

assigned

Annual Time on Calls (in hours) 10693

Time a unit spends per event -40 minutes multiplied by 

annual calls

Patrol Factor 3

 Assumes officers spend 1/3  of their time on a call for 

service and 2/3 patrolling

Time on Tasks 32078

Annual Calls multiplied by patrol factor - The hours 

deputies need to work for demand

Time on static post 2340

Post at County Office Building - 45 hours per week, 

52 weeks

Time on Tasks and Static Post 34418 Total time on post, patrol or on calls

Patrol Shift Hours 8 Length of shift

Annual Patrol Hours 2920 Length of shift multiplied by 365

Patrol Elements 11.8 Time on task divided by patrol hours

Scheduled Hours 2080 Based on Union Agreement

Average Time not available for patrol 280

Estimated time  full time deputies not available to work 

(vacation, sick, holiday, training, court)

Annual Hours  Available to work 1800  Scheduled Hours minus Average Leave Taken

Officers Needed per Patrol Element 

(Availability Factor) 1.6

Patrol hours divided by number of hours officers work 

annually

Projected Road Patrol Staff 19.1

IACP Projection of Number of officers needed to 

meet demand for services

Current Road Patrol Staff (Ptl and Sgt) 17.0 Current officers holding rank of deputy or sergeant

Current Staffing Deficit 2.1 Current number of staff below projected number

IACP Relief Factor Analysis
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Projected Impact of the Wilmorite Casino to Law 
Enforcement 

It is assumed that the Wilmot Casino and Resort will have security staff 

with capabilities similar to those at casinos of similar size.  This staff will 

be able to handle many concerns related to the operation of the casino and 

will limit the need for law enforcement response.  

Law enforcement response data was available for three comparison 

locations: Turning Stone Casino (Oneida Center), Vernon Downs Racino 

(Oneida County) and Batavia Downs in Genesee County.  The data is for 

law enforcement response to the facility and does not include the 

roadways immediately surrounding the facility.  Net win data (the total 

wagered less the winnings, also called “gross gaming revenue”) is 

available from the other 3 locations and that figure is used as a proxy for 

attendance at the location.  The average number of law enforcement 

responses per $1 million in net win was in a similar range for the three 

locations and is used to create the estimate for the proposed casino.  

Estimated net win for the Wilmot casino was obtained from Wilmorite.  

Based on the estimated net win and the ratio of law enforcement events to 

casino activity, we project 460 new law enforcement events at the casino.   

In addition, there will be additional incidents on the roadways in the area. 

According to TIS, there were 276 accidents in the most recent three year 

time period in the area near the casino. As a worst case scenario, we 

project that there will be a doubling of accidents in the area because of the 

increase in traffic volume.  This would result in about 90 more law 

enforcement events per year.   Also, the above figures do not include the 

issuance of traffic citations.  For SCSO, traffic citations occur at an 

approximate 1 to 3 ratio of other law enforcement events, or 173 per year.  

Projected Law Enforcement Events at Wilmot Casino 

 2013 Net Win 2013 Law 

Enforcement 

Events 

Events 

per 

million 

Batavia Downs $47.1 67 1.4 

Turning Stone $214.6 378 1.8 

Vernon Downs $48.6 93 1.9 

TOTAL $310.2 538 1.7 

Wilmot Casino Forecast $265.2 460 1.7 

Source: NYS Gaming Commission, Wilmorite, County 911 Centers 



33 

 

Therefore, we project a net total of new law enforcement events to the 

community as a result of the casino of about 723 events or roughly two 

events per day.  The addition of this call volume to the community would 

increase the demand on the SCSO by just under one FTE.  Using this same 

analysis, the SCSO is currently understaffed by about two FTE of 

deputies.  The Sheriff believes that the presence of the casino will trigger a 

modification in his staffing pattern and would need an additional full time 

car on patrol to handle the increased volume. 

When calls for service at Turning Stone were analyzed for their 

distribution, 53 percent of calls occurred between 9:00 pm and 4:00 am.  

Additionally, 69 percent of calls occurred on Friday, Saturday and 

Sunday.  This indicates that increased staffing by the SCSO could be 

targeted toward weekend evenings when the volume for calls at the casino 

would likely be at its peak. 

{Increase of DWI from the casino} 

Mitigation: Law Enforcement 

Wilmot Casino and Resort to contribute the cost of one sheriff’s deputy, 

paid at the rate of the mean salary and benefits across the department. 

{DWI reduction program by casino staff} 

Emergency Medical Services 
North Seneca Ambulance 

Tyre receives its emergency medical services from the North Seneca 

Ambulance, Inc (NSA).  NSA is a private non-profit corporation that 

serves the Seneca County north of Route 336. NSA is staffed by 12 full 

time staff members, 4 part time staff members, and 12 volunteers.  NSA 

typically staffs two advanced life support ambulances from 9 am to 9 pm 

and one from 9 pm to 9 am.  They report doing 3,529 calls in 2013 and 

average between 8 and 11 calls per day.  NSA is dispatched by the Seneca 

County 911 Center. Their operations base is about 4 miles from the 

proposed casino location. 

NSA provided call data from October 1, 2013 to May 5, 2014.  The 

busiest time of day is between 8:00 am and 9:59 pm with 78 percent of 

calls occurring during those 14 hours. There is no noticeable variation 

between days of the week. 

NSA transports 41 percent of their patients with using personnel with 

advanced life support (ALS) training and 43 percent with basic life 

support (BLS) training. 15 percent of their patients are not transported. 

NSA bills for service for all calls with patient contact.  They report an 
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approximate 88 percent collection rate for patients that are transported.  

Patients are billed according to a rate schedule, but NSA is required to 

accept smaller amounts from their two largest payers – Medicare and 

Medicaid.  Patients that are not transported by ambulance are also billed 

$100 for the service.  NSA only is paid by about 40 percent of the non-

transport patients. 

NSA owns four ambulances that are all equipped with advanced life 

support equipment.  The estimated replacement cost of one of these 

vehicles is $175,000 with all appropriate equipment.  The fleet has one 

2013 ambulance, two 2010 ambulances and one from 2006.  Their plan is 

to replace one ambulance every 3 years. In addition to maintaining their 

ambulance fleet, NSA has 5 cardiac monitors that are approaching the end 

of their service life and will need to be replaced in the next several years at 

a cost of $25,000 each. 

NSA receives no support from any of the municipalities it serves and is 

dependent on billings from patient care and some grants for specific items. 

NSA did not share their financial statements but the IRS 990 forms are 

publically available and key information is summarized below. 

Projected Impact on EMS  

The increased volume of people in their service area will increase the 

number of calls for NSA.  There was no available data for EMS response 

to the comparable casino projects because they are served by private EMS 

companies that chose not to share specific data.  The ambulance service 

that provides response to Turning Stone Casino stated that they respond 

Sunday through Thursday, they usually respond to Turning Stone once a 

day. There is no regular time and there is no regular call type. On Fridays 

and Saturdays they usually respond once during the day and usually twice 

a night. The day calls are irregular (they come at any time and are for any 

medical condition). The night calls come between 10 pm and 3 am. They 

are usually for alcohol related emergencies. Calls are consistent 

throughout the year, no one month stands out. 

Based on this anecdotal information and the fact that the proposed casino 

is of comparable size to Turning Stone, we can extrapolate that NSA 

would see an increase of about 570 calls per year.   This does include 

roadways near the casino. This would constitute a 16 percent increase in 

calls for the ambulance. 

NSA would likely need to add additional staff on weekend evenings and 

overnights, but would probably be able to handle the rest of the calls in the 

course of their normal call volume.  Since NSA bills for service, the 

additional call volume would likely cover the costs of the additional 

service.  However, this project increase in calls would also lead to about 
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85 additional non-transports for Wilmot Casino customers. These 

customers would be billed from NSA.  

NSA would interact regularly with Wilmorite EMS staff and it would be 

mutually beneficial for there to be joint training on a regular basis.  To 

improve the experience of joint training, it would be appropriate to 

establish a fund to support the training including potentially the purchase 

of simulator manikins that would enable all parties to work towards better 

patient outcomes. 

Mitigation: Emergency Medical Services 

Given the low collection rate from individual citizens for calls that do not 

result in a transport, we recommend that the Wilmot Casino and Resort 

commit to paying NSA’s standard fee for non-transports directly and 

guarantee reimbursement for transports when the insurance claim is 

denied. 

It is CGR’s understanding that an additional helicopter landing zone is not 

needed at this time.  

Emergency Communications 
Seneca County Emergency Communications 

Emergency Communications in Seneca County is handled by a single 

Public Safety Answering Point (PSAP) for 911 calls and a consolidated 

dispatching center for all police, fire and EMS agencies operating in the 

county.  The department is an independent operation in the county and the 

department head reports directly to the county manager. 

There are 18 employees in the department. The traditional staffing 

schedule has four employees on duty from 7:00 am to 11:00 pm and 3 

employees from 11:00 pm to 7:00 am.  The call center received 102,291 

calls in 2013 which generated 29, 134 requests for service from one of the 

agencies.  The dispatch center staff also supported 11,451 traffic stops for 

law enforcement agencies in the county.  The call volume was about 10 

percent higher than 2012. 

The county has just entered into contract to install a new UHF-Digital 

radio system that will significantly improve the coverage and capability 

for all public safety resources in the county.  The system will involve 

numerous upgrades for the radio system infrastructure and new portable 

radios.  The computer aided dispatch program used by the department is 

13 years old and is no longer fully supported by the vendor. The 

department is actively seeking funding for the estimated $450,000 to 

$600,000 project to install a modern computer dispatch system. 
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Projected Impact of the Casino on the Dispatch 
Operation 

The increase in visitors to the community will increase the number of calls 

to the 911 Center and the number of events for public safety services.  The 

center currently has capacity to handle the estimated increases. However, 

it might be necessary to staff a fourth position for a few hours after 11:00 

pm if there is a large volume of calls in that time period. This would need 

to be analyzed after the casino began operations. 

Large buildings can impact the performance of radio systems.  The size of 

the casino may limit the performance of the radio system inside the 

building unless appropriate support systems are included during 

construction. 

Mitigation: Emergency Communications 

During construction of the casino, Wilmorite should install radio system 

hardware that would improve the function of the county radio system 

inside the complex.  It is likely that this hardware could also be used by 

security personnel to support their communications.   

Wilmorite should also consider using radio frequencies that would allow 

for easy interoperability between their security departments and local 

public safety agencies. 

IMPACT ON SENECA COUNTY 

SCHOOLS 

Community impact assessment must include consideration of local public 

schools, which are the most expensive local expense for taxpayers. In this 

case, the proposed casino can be expected to have a very small impact on 

the total population, thus its impact on local schools can also be expected 

to be small. 

Population Growth Minimal 
We note, first, that the developer has committed to paying wages that are 

at least 75% of the median for the occupation nationally. Hourly wages for 

the top ten casino occupations currently range from $10 per hour for wait 

staff to $27 per hour for gaming supervisors, with most positions earning 

in the $12-14 per hour range. While these will be attractive to many local 

residents seeking employment, these salaries are not high enough to spur 

family relocation. Moreover, the casino’s location on the NYS Thruway 

midway between Rochester and Syracuse guarantees access to a 

substantial labor market, also limiting the need for relocation.  
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Finally, the Town of Tyre has very little land zoned for residential 

purposes. If the community maintains its commitment to preserving its 

rural character, there is little capacity for new housing development within 

the town.  

Schools Have Excess Capacity 
Even if a modest increase in population were to occur, the net fiscal 

impact on local public schools would probably be fiscally neutral. First, all 

of the districts have experienced a loss in enrollment in recent years, thus 

have excess physical capacity. A small increase in enrollment is likely to 

be dispersed across grades and schools, thus allowing their integration into 

existing classrooms through a slight increase in class size.  

New residential construction would add to the tax base. Added enrollment 

would increase total state aid. Altogether, a small amount of growth may 

actually improve the fiscal condition of local schools.  

The state aid figures below are only averages, of course, and do not reflect 

the myriad factors that influence aid per student. The actual impact on 

school cost would depend on the ages and other characteristics of new 

students, the value of the new homes built to accommodate the increase in 

population and factors specific to the individual school district. 

Total Student Enrollment 

2003 2013 % Change 
State Aid Per 

Pupil (2011-12) 
 Romulus Central School District 622 395 -36% $15,353 

Seneca Falls Central School District 1,536 1,247 -19% $12,397 

South Seneca Central School District 1,040 747 -28% $8,492 

Waterloo Central School District 1,988 1,711 -14% $11,676 

Seneca County Total 5,186 4,100 -21% $11,480 
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COMPARISON: HOST COMMUNITY 

AGREEMENTS IN MASSACHUSETTS 

This section of our report summarizes the casino operators competing for 

a Class III license in Massachusetts.
*
 Each of the developers is required to 

negotiate an agreement with the host community that articulates what the 

casino developer will support financially both during the construction 

phase and during operation. 

NYS v. Massachusetts 
There are a number of important differences between the approaches to 

taxing Class III casinos adopted by New York State and the 

Commonwealth of Massachusetts. 

The Gaming Tax 

Massachusetts casinos will pay a tax equal to 25% of the “net win” or, as 

expressed in statute, the gross gaming revenue (GGR). 

 The statute splits up the gaming tax revenue across a number of funds.  

 Of the total collected, 6.25% goes to a “community mitigation fund.” 

This is equivalent to 1.625% of GGR.  

 Local governments must apply to the Gaming Commission to secure a 

portion of these funds. CGR was informed that the Gaming 

Commission has yet to establish guidelines for the use of this money. 

Nonetheless, it anticipates that most of this money will be used for 

unexpected costs. As the host communities are empowered to 

negotiate with the developer, these “unanticipated impacts” are more 

likely to occur outside the host communities.
 †
   

 
 

*
 The Class I, II and III distinctions come from the federal Indian Gaming Regulatory Act 

of 1988. Confusingly, Massachusetts created its own categories. What is generally termed 

“Class III” is a “Category 1” in Massachusetts. 
†
 Section 61. (a) There shall be established and set up on the books of the commonwealth 

a separate fund to be known as the Community Mitigation Fund. The fund shall consist of 

monies transferred under section 59 and all other monies credited or transferred to the 

fund from any other fund or source. 

(b) The commission shall administer the fund and, without further appropriation, shall 

expend monies in the fund to assist the host community and surrounding communities in 

offsetting costs related to the construction and operation of a gaming establishment 

including, but not limited to, communities and water and sewer districts in the vicinity of 

a gaming establishment, local and regional education, transportation, infrastructure, 

housing, environmental issues and public safety, including the office of the county 

district attorney, police, fire and emergency services. The commission may, at its 
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New York has a “two tier” gaming tax arrangement: Slot revenue is taxed 

at 37% and table games taxed at 10% GGR. The balance of revenue 

between the two, not just total GGR, will determine tax liability.  

 For Wilmot, Maxim estimates that this will net to about 30% of GGR, 

thus slightly higher than the Massachusetts uniform tax on Class III 

facilities. 

 Unlike Massachusetts, local government is awarded a specific share of 

the total tax revenue. The local share—10% of the total gaming tax—is 

split evenly between the county and the municipality. As the total tax is 

about 30% of GGR, the local governments split 3%. Counties are much 

less important in Massachusetts than they are in New York. 

Host Community Agreements 

As the host communities do not receive a share of the state tax, these 

agreements define their total financial benefit. The HCAs often allocate 

funds to “surrounding communities” or have separate agreements. 

The Massachusetts HCAs combine  

 What we’ve been calling “direct” or “mitigation” payments—payments 

for direct costs imposed on the host community, 

                                                                                                                         

 

 

 
discretion, distribute funds to a governmental entity or district other than a single 

municipality in order to implement a mitigation measure that affects more than 1 

municipality; provided, however, that such entity or district shall submit a written request 

for funding in the same manner as a municipality would be required to submit such a 

request under subsection (c). 

(c) Parties requesting appropriations from the fund shall submit a written request for 

funding to the commission before February 1 of each year. The commission may hold a 

public hearing in the region of a gaming establishment to provide parties with the 

opportunity to provide further information about their request for funds and shall 

distribute funds to requesting parties based on demonstrated need.  See 

https://malegislature.gov/Laws/GeneralLaws/PartI/TitleII/Chapter23K/Section61.  

Statutory Gaming 

Tax 

Total State Localities 

Massachusetts 25% 

23.075%, split 

among a range of 

state purpose funds 

1.625%--but state 

controlled 

New York (depends 

on share of 

slots/table games) 

~30% ~27% 

~3% (split b/n 

county & 

municipality) 

https://malegislature.gov/Laws/GeneralLaws/PartI/TitleII/Chapter23K/Section61
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 Community impact payments that are presented without any connection 

to specific costs imposed, and 

 PILOT payments. 

Some of the agreements “line out” a range of quite specific expenditures 

and others are rather vague, simply laying out total sums. 

Payments as share of gross gaming 
revenue 

The HCAs specify payments to the Massachusetts municipalities both 

during the construction period and after the casinos are operating. Every 

agreement is a bit different. They vary by timing and the basis of the 

payments. All seem to have price escalators built in—some are tied to an 

index; most simply increase every year at a constant rate. Most are tied 

directly to gross gaming revenue, although not all. For purposes of 

comparison, CGR has converted the base to estimated GGR. 

Note that the agreements combine mitigation, PILOT payments and 

general impact fees. The largest share of the payment is generally the 

PILOT. A few conclusions: 

 The average payment during construction—again, PILOT plus impact 

fee—is about 1% of expected GGR per year and ranges from 0.2% to 

1.2%. Using the average for Massachusetts’ Class III casinos, this 

annual “prepayment” would total about $2.3 million per year for the 

Wilmot casino if the average for Massachusetts were applied. 

 The combination PILOT plus impact payments in Massachusetts average 

3.6% of GGR across all Class 3 proposals. This would be $9.6 million 

for Wilmot. This compares to just under $8 million under NYS law, 

assuming that the “community mitigation fee” does not flow to the host 

community. 

 The Massachusetts “community mitigation fund” receives 1.625% of 

GGR annually, which would be about $4.3 million from the Wilmot 

Casino. Massachusetts host communities do not appear to expect to 

spend from this fund. 

Summary 
The Massachusetts communities receive an annual payment between the 

time that the casino receives approval and the date it opens. Adjusted for 

the size of the Wilmot casino, the average is about $2.3 million. 

The average local tax/fee during operation is about 3.6% of GGR in 

Massachusetts v. 3.0% in New York.  The difference comes to about $1.7 

million per year for the Wilmot casino. 
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Massachusetts Host Community Agreement Summary 

 City of Revere, 
MA 

City of 
Springfield, MA 

City of 
Everett, MA 

City of West 
Springfield, 

MA 

Town of 
Milford, MA 

Town of Tyre, 
NY 

Operator Mohegan Sun MGM Wynn 
Resorts 

Hard Rock Foxwoods Wilmot  

Type (per NYS) Class III Class III Class III Class III Class III Class III 

Gross Gaming Revenue/Net 
Win ($m) $1,000 $480 $804 $456 $1,000 $265 

Total prepayments  $33.0 $15.1 $30.0 $4.4 $33.2 n/a 

Construction Period (years) 4 3 3 4 4 n/a 

Annual prepayment ($m) $8.3 $5.0 $10.0 $1.1 $8.3 
$2.3 (from MA 

avg) 

Annual prepayment as % of GGR  0.8% 1.0% 1.2% 0.2% 0.8% 0.9% (avg) 

Community Mitigation Fund 
(CMF):  1.625% of GGR  ($m) $16.3 $7.8 $13.1 $7.4 $16.3 $4.3 (MA %) 

Annual Impact Fee + PILOT  $25.0 $26.1 $25.0 $25.0 $35.0 $9.6 (MA avg) 

Impact Payments/PILOT as % 
GGR 

2.5% 5.4% 3.1% 5.5% 3.5% 3.6% (MA avg) 

Total: Impact fee, PILOT, CMF $41.3 $33.9 $38.1 $32.4 $51.3 $14.0 (MA avg) 
Total Local as % of GGR  4.1% 7.1% 4.7% 7.1% 5.1% 5.3% (MA avg) 
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REVIEW OF FINAL HOST 

COMMUNITY AGREEMENT 

Cornell University Report 
Cornell University provided the Town of Tyre with a summary of a major 

Canadian compilation of casino impact studies
*
, identifying areas of 

concern. The negative impacts identified in the study include a possible 

impact on crime and, most notably, the consequences of problem and 

compulsive gambling on the community.  

CGR Report 
A draft of this report was provided to the Town of Tyre, its consultant 

team (Bond, Schoeneck & King PLLC; Barton & Loguidice, D.P.C., and 

The Bonadio Group), other public officials and to Wilmorite and its 

counsel (Harris Beach). The findings and recommendations became part 

of the process of considering the developer’s application and are reflected 

in the Host Community Agreement (HCA). 

HCA Response 
The HCA includes several obligations guaranteeing the base level impact 

of the casino on the local economy, including a limitation on the total 

number of hotel rooms and pay standards for casino employees. 

Public Safety 

The Host Community Agreement has addressed public safety aspects of 

the impact quite thoroughly, both through a commitment to pay the full 

cost of fire service and guarantee payment for emergency medical services 

provided to casino patrons. Moreover, the HCA commits the casino to 

support one additional sheriff’s deputy as long as the casino is in 

operation. In the event that the casino’s insurance requires access to a 

ladder truck within a five mile radius, the HCA notes that this cost will be 

fully borne by the casino. 

 
 

*
 Canadian Consortium for Gambling Research, The Social and Economic Impacts of 

Gambling, March 2011.  



44 

 

Problem Gambling 

The developer has also agreed to fund two additional positions in the 

Seneca County Mental Health Department to support individuals affected 

by problem gambling. 

As documented in the Canadian study and the National Gambling Impact 

Study Commission Final Report which it references, the social impacts of 

gambling are diffused throughout the community, as problem gamblers 

often fail to present themselves for treatment.  CGR recommends in this 

report that additional funds be made available to the Seneca County 

United Way and the Seneca County fund of the Rochester Area 

Community Foundation as a means of addressing these diffused impacts. 

The casino developer notes that the State of New York earmarks a portion 

of the gaming tax for such issues. CGR responds that there is no 

mechanism for ensuring that any of these funds flow to support social 

service agencies in the immediate vicinity of the casino. The State of New 

York should develop a program granting privileged access to these funds 

for communities like Seneca County whose citizens live in close proximity 

to a casino. 
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Submit as Exhibit IX. A.2.b. studies completed by independent experts showing the local and

regional impacts of the proposed Gaming Facility in each of the following areas: traffic and

roadway infrastructure; water demand, supply and infrastructure capacity; waste water

production, discharge, and infrastructure capacity; storm water discharge and management;

electricity demand and infrastructure capacity; protected habitats and species; and light

pollution.

IX.A.2.b LOCAL AND REGIONAL IMPACTS

Independent studies for the proposed development have been prepared to address the local

and regional impacts of the proposed gaming facility in the following areas; traffic and roadway

infrastructure; water demand, supply and infrastructure capacity; waste water pollution,

discharge, and infrastructure capacity; storm water discharge and management; electricity

demand and infrastructure capacity; protected habitats and species; and light pollution. All of

these Reports were reviewed by the Town Board (as Lead Agency) and their technical

consultants during the State Environmental Quality Review (SEQR) process. The Town Board, after

careful consideration of all of these matters as well as other environmental related areas, voted

unanimously to adopt a resolution to issue a Negative Declaration for the project.

These above referenced reports as well as the Town Board resolution have been included as

attachments to this section and are listed below;

Attachment 1 of 9 – Traffic Impact Study, Prepared by McFarland Johnson

Attachment 2 of 9 – Water System Analysis, Prepared by BME Associates

Attachment 3 of 9 – Sanitary Sewer Analysis, Prepared by BME Associates

Attachment 4 of 9 – Stormwater Drainage Analysis, Prepared by BME Associates

Attachment 5 of 9 – Protected Habitats and Species, Prepared by BME Associates

Attachment 6 of 9 – Lighting Analysis, Prepared by BME Associates

Attachment 7 of 9 – Schematic Design Report, Prepared by M/E Engineering

Attachment 8 of 9 – Professional Qualifications

Attachment 9 of 9 – Town Board SEQR Determination of Significance
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EXECUTIVE SUMMARY 

 

McFarland Johnson, Inc. (MJ) has prepared the following Traffic Impact Study (TIS) for the 

proposed Wilmot Resort and Casino project in the Town of Tyre, Seneca County, New York.  

The proposed development will occur on an existing 85 acre vacant parcel adjacent to, and 

East of, NYS Route 414 just north of the New York State Thruway (I-90) and the Exit 41 

interchange/toll plaza.  The project consists of a Casino with approximately 2,000 gaming 

machines, 100 table games and 11,500 square feet of dining (available in five (5) separate 

venues).   The development will also include a 200 room attached hotel and a conference area 

with the capacity for a 400 person banquet or a 1,100 person entertainment center.   

 

Access to the site will be provided by a 4-lane main entrance drive which will be located on 

Route 414 along the properties +/-1,300 linear feet of frontage between I-90 and Chase Road.  

The site will have a 1,000 space parking garage as well as 2,000 additional surface parking 

spaces to accommodate both customers and employees. 

 

Scope of the Study 

 

The purpose of this study is to evaluate existing and future traffic operations within the study 

area.  The analysis completed by MJ evaluated traffic operations within the Study Area 

during Friday and Saturday peak hours for the 2013 Existing Conditions as well as the 2016 

Build and No-Build Conditions.   

 

Build Conditions were analyzed to determine the impacts, if any, associated with the 

proposed resort and casino.  The Study Area includes the following seven existing off-site 

intersection anticipated to be used to access the site: 

 

 NYS Route 14 @ NYS Route 318 and I-90 (Thruway) Exist 42 Ramps (Signalized) 

 NYS Route 318 @ Waterloo Premium Outlet Mall Entrance (Signalized) 

 NYS Route 414 @ NYS Route 318 (Signalized)  

 NYS Route 414 @ I-90 (Thruway) Exit 41 Ramps (Signalized)  

 NYS Route 414 @ Chase Road (Side street stop sign controlled)  

 NYS Route 318 @ NYS Route 5/US 20 (Side street stop sign controlled) 

 NYS Route 5/US 20 @ NYS Route 89 (Signalized) 

 

The proposed site entrance was also analyzed to determined design requirements necessary 

from a capacity standpoint to provide adequate operations during the developments peak 

hours of operation.   
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2013 TRAFFIC VOLUMES 

 

Manual turning movement counts (TMC) were conducted as part of this study and were 

collected by Quality Counts, LLC using video collection equipment to ensure count 

accuracy.  The TMCs were conducted at the study area intersections from 11:00 AM to 2:00 

PM as well as from 4:00 PM to 10:00 PM on Friday November 22, 2013 and the Saturdays 

of November 23, 2013 and December 7, 2013 to ensure all peak periods were counted.  The 

TMC data shows that the weekday traffic in the study area peaks between 4:30 and 5:30 PM 

on Fridays, while the Saturday traffic peaked at 12:15-1:15 PM. 

 

BASE CONDITIONS (EXISTING TRAFFIC) 

 

The 2013 traffic volumes in the Study Area were balanced and modeled using Synchro 8.0 

traffic modeling software.  Analysis of the Base (existing) condition allows the TIS to 

develop a comparison to future conditions and enables the study to calibrate the traffic model 

to mimic the present real life operations that are observed. 

 

NO-BUILD CONDITIONS 

 

The 2013 base traffic volumes were grown by an annual background growth rate of 2.0% per 

year to create the 2016 No-Build traffic volumes.  The growth rate was determined by 

comparing tube count data taken by the NYSDOT on the state routes within the study area 

over the past 15 years and analyzing the percent change.  To ascertain if additional 

background traffic needed to be added to the traffic model, the Town of Tyre Planning Board 

was contacted to determine if there were any other development and/or roadway projects 

which should be included in the traffic model. 

 

Analyzing the No-Build condition allows for the impacts, if any, of the proposed 

development to be considered apart from the impacts of the other proposed developments in 

the area.  

 

BUILD CONDITIONS 

 

Trip Generation 

 

The proposed development, as previously referenced above, is scheduled to be completed in 

2016 in a single phase.  For analysis purposes, site generated traffic for Resort Casinos is not 

readily available as this is not a common development type and therefore is not included in 

the Institute of Transportation Engineers’ (ITE) Trip Generation manual.  ITE has published 

several studies for resort style casinos, which are listed in the reference section; however 

additional traffic data was collected at Turning Stone Resort and Casino in Verona, NY and 

used as an additional resource in establishing trip generation for the proposed development. 

  

Traffic Counts were taken at both of the Turning Stone Resort and Casino entrances during 

the same time periods as the study area counts.  Turning Stone was selected as a comparable 
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site due to its similar rural upstate New York location, which is in close proximity to the 

NYS Thruway, and its relatively comparable gaming size. 

 

A trip generation rate for the proposed development was calculated to estimate the number of 

trips created by the proposed development. The traffic generated by Turning Stone was 

broken down to generation rates based on number of gaming machines, table games, casino 

floor area, conference area and hotel rooms for the hours counted on both Friday and 

Saturday.  Prior published ITE reports/studies have determined that generation rates based on 

number of gaming machines provide the most accurate correlation between casinos and the 

traffic they generate.  This study’s generation rates, based on number of gaming machines for 

Turning Stone, fell in the range of the other casino resorts analyzed in previous ITE studies 

and were used to determine the trips generated by the proposed development.  This analysis 

projects that the proposed development will produce 91% of the traffic currently being 

generated by Turning Stone based on the comparison of gaming machines, which is believed 

to be a conservative estimate. 

 

Trip Distribution 

 

The trip distribution for this proposed project included consideration of existing traffic 

patterns in the area as well as the projected customer base determined in the proposed 

development’s marketing study.  The marketing study calculated the anticipated annual trips 

from each geographic segment to the proposed project based on full development.  These 

annual trips were converted to a percentage of the customer base projected for the 

development.  Travel routes from each geographic segment were determined based on the 

fastest travel time to the proposed development using online navigation software.  Some 

segments, particularly the primary and secondary segments had several travel routes 

depending on the location within the segment.  For these segments the percentage was further 

broken down to two or more travel routes within the segment. 

 

In summary, the trip distribution analysis concluded that 69% of the trips will utilize the 

NYS Thruway, while 27% will arrive from the south and the final 4% from the north.  These 

trip distribution percentages were assigned to the trips generated by the proposed project to 

create a trip generation flow map. 

 

2016 Build Traffic Volumes 

 

The 2016 Build traffic volumes were calculated and represent the 2013 existing volumes 

combined with the addition of the estimated trips generated by the proposed resort and casino 

project as well as the background annual traffic growth.  Per the Town of Tyre, no additional 

development or related traffic generators are currently planned for the study area. 
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CAPACITY ANALYSIS 
 

A capacity analysis for the 2016 No-Build, 2016 Build and 2016 Build with Mitigation 

conditions for the intersections located within the study area was performed using traffic 

modeling software Synchro, Ver. 8.0 and the procedures defined in the 2010 Highway 

Capacity Manual. 

 

Intersections Capacity Analysis 

 

The existing offsite intersections were analyzed to determine if there was any degradation in 

current operation levels due to the proposed traffic generated by the Resort and Casino 

development.  After incorporating the proposed mitigation, all existing overall levels of 

service were maintained in comparison to the no-build conditions with one exception.   The 

exception is the intersection of Route 414 at Exit 41, where the no-build condition has an 

LOS ‘A’ and the intersection with extensive proposed improvements has 13 and 10 second 

increases in delay which results in an overall LOS ‘B’ for the build scenario for both peak 

periods; which is a very acceptable operating level.  There are no practical improvements 

capable of retaining the intersections overall LOS ‘A’. (i.e. adding multiple travel lanes 

creating 5 lane approaches in each direction also results in an overall intersection LOS ‘B’)  

 

The recommended mitigation at four of the study area intersections consisted of additional 

travel lanes, dedicated turning lanes, new traffic signals and signal equipment improvements. 

These improvements were necessary to compensate for any intersection that encountered any 

drop in LOS due to the traffic generated by the proposed development.  A summary of the 

results are shown in Table A. 

 

Proposed Site Intersections Capacity Analysis 

 

The proposed site entrance was analyzed to determine the appropriate intersection geometry, 

control type and lane configurations based on the proposed traffic generated by the Resort 

and Casino development.  See Table A for the overall LOS. 
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Table A 

Overall Intersection Level of Service (LOS) 

No-Build Build
Build w/ 

Mitigation
No-Build Build

Build w/ 

Mitigation

NYS Route 318/I-90 Exit 42 at                                              

NYS Route 14
B B B - B B B -

NYS Route 318 at                                                                                     

Waterloo Premium Outlet Mall 

Drive

A A A - A B B -

NYS Route 318 at                                                                 

NYS Route 414
C C D C C C C C

NYS Route 414 at                                                                                

I-90 Exit 41/Truck Station
A A F B A A E B

NYS Route 414 at                                                                     

Chase Road
b b b - b b b -

NYS Route 318 at                                                         

NYS Route 5 & 20
d d f B c c d B

NYS  Route 5 & 20 at                                                       

NYS Route 89
B B C B A A B A

NYS Route 414 at                                                                                                 

Main Site Driveway
- - - B - - - B

SATURDAY PEAK HOUR

2013 

Existing

2016

Study Intersection
2013 

Existing

2016

FRIDAY PEAK HOUR

 
 

Thruway Exit 41 Toll Plaza Capacity Analysis 

 

The existing Thruway Exit toll plaza was analyzed to determine what impacts, if any, the 

proposed development had on the plaza operations.  Vehicle processing rates as well as 

traffic volume, payment type and vehicle classification data was obtained from the New York 

State Thruway Authority (NYSTA).  Existing, No-Build and Build traffic passenger car 

equivalent volumes were calculated for each plaza lane based on the TIS projected volumes, 

EZ-Pass verses Cash plaza data and heavy vehicle plaza data.  The projected peak lane 

volumes are less than the existing facilities processing hourly capacity; therefore the toll 

plaza has the capacity to handle traffic generated by the proposed development.   

 

To determine the extent of the impact to the toll plaza operations, a micro simulation traffic 

model was developed for the Existing, No-Build and Build scenarios.  The model showed 

that the proposed development would result in a 95
th

 percentile queue length extending an 

additional 1-2 vehicles in comparison to the no-build scenario during both peak hours, with 

the overall maximum queue length being 6 vehicles in the exiting cash lane during the 

Saturday peak hour.  The results of this analysis confirmed that the existing toll plaza has 

enough capacity to accommodate the proposed traffic and that only a minimal increase in 

queuing should occur as a result of the proposed development.   
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HIGHWAY SAFETY ANALYSIS 
 

Accident summary reports for all of the study area intersections and roadway segments were 

obtained from the New York State Department of Transportation for the three most recent 

years of available data (from March 1, 2010 through February 28, 2013).  There were a total 

of 276 accidents recorded during the three year period with a total of 59 accidents resulting in 

injuries and one accident resulting in a fatality. 

 

The 12 miles of roadway segments included in the study area accounted for 186 mainline 

related accidents, including 35 accidents resulting in injuries and the one fatality.  All of the 

roadway segments were near or below the statewide average with the exception of the 

segment of Route 414 from the I-90 (Exit 41) interchange to Chase Road.  This segment had 

a total of 9 accidents, of which 7 were deer strike accidents, one involved a collision with a 

tree and last resulted from a vehicle driving off of the roadway.  Both of the non-animal 

related accidents were attributed to driver inattention and/or icy roadway conditions.  The 

one fatality within the study area occurred during a collision at the intersection of NYS Route 

318 with Whiskey Hill Road and was caused by a northbound driver’s failure to stop at the 

stop sign resulting in a right angle collision with an eastbound vehicle. 

 

The intersections included in the study area accounted for 90 accidents, which includes 24 

accidents with injuries.  All intersections analyzed, with the exception of the Route 414 at 

Chase Road intersection, have accident rates higher than the statewide average.  Accident 

data for Route 14 at Exit 42/Route 318 and Route 414 at Exit 41/Truck Stop Plaza 

intersections are believed to include some accidents that had occurred in the toll plaza area.  

There is no way to decipher the difference from the plaza related accidents and the 

intersection related accidences due to the format of the accident data provided by the 

NYSDOT.  Therefore the accident rates calculated for the TIS within these two intersections 

may be higher than the actual rate of intersection related accidents. 
 

All the roadway segments are near or below the statewide average and therefore no segment 

improvements are being recommended from a safety standpoint with the exception of Route 

414 from the I-90 (Exit 41) interchange to Chase Road.  Along the development parcel’s 

frontage on Route 414, the widen 4-lane roadway will provide a safer roadway than the 

current narrow section (11-foot lanes with 4-foot shoulders) with guide railing and vegetation 

limiting the roadway width and visibility for animal activity.   

 

At the studied intersections, accidents caused as a result of one vehicle striking another 

vehicle at a right angle were the most prevalent with rear end accidents also accounting for a 

large percentage of the total.  The recommended mitigation, included in the conclusion of 

this study, should provide safety improvements for right angle accidents with the addition of 

protected left turn arrows at the Route 318 at Route 414 and Route 414 at Exit 41 

intersections.  The additional travel lanes at the Route 414 and Exit 41 intersection should 

prevent congestion and allow more protected movements for vehicles, particularly the truck 

traffic making turning movements.  The addition of a traffic signal at Route 318 at Route 5 & 

20 should help reduce both right angle and rear end accidents as the southbound left turn 

movement will now have a protected phase and the movement will no longer back up during 
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peak times.  Coordination between the new signal and the existing signal at Route 89 should 

allow for more fluid east-west movement through the corridor, thus reducing the probability 

of rear end accidents. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 

MJ has evaluated the traffic operations within the study area near the proposed Wilmot 

Resort and Casino project located in Tyre, NY.  Results from the 2016 No-Build, and 2016 

Build with Mitigation conditions indicate that the existing adjacent road network with the 

proposed improvements will produce no noticeable increase in delay and should reduce the 

areas current accident rates. 

 

Based on the capacity analysis and highway safety analysis results, MJ offers the following 

conclusion and recommendations: 

 

 The improvements proposed by MJ, to alleviate the impacts associated with this 

project, will provide the necessary capacity for the full development proposed. 

 

 The improvements proposed by MJ will provide the infrastructure necessary to 

increase safety and potentially decrease the accident rates at the mitigated 

intersections. 

 

 The Main Site Entrance for the proposed development shall be signalized and follow 

NYSDOT design requirements for a signalized major commercial driveway and shall 

consist of dual entrance and exiting (dedicated left and right turn) lanes. 

 

 The existing Thruway Exit 41 Toll Plaza has adequate processing capacity and 

pavement geometry to accommodate the additional Thruway traffic generated by the 

development.  

 

 Sight lines for the site driveway shall meet all necessary guidelines and be cleared of 

vegetation. 

 

NYS Route 414 Along Property Frontage 

 From the I-90 Exit 41 intersection to the Site Entrance Driveway the roadway shall be 

widened to a 4-lane section (currently 2-lane section) and shall follow NYSDOT 

design requirements. 

 The 230-foot bridge over I-90 shall be widened or replaced in accordance with both 

NYSTA and NYSDOT standards, to accommodate 4 lanes of traffic (two lanes per 

direction). 

 

Intersection of NYS Route 414 at I-90 Exit 41 

 Construct a second eastbound left turn lane extending back to the toll plaza weaving 

area (approximately 200 feet with 100 foot taper length) 

 Construct a 150-ft second northbound through lane. 
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 Construct a second westbound through lane extending back to the existing truck stop 

site parking area (approximately 200 feet) 

 Dedicate the previously mentioned new second Route 414 southbound travel lane as a 

right turn only lane into the plaza. 

 Install new traffic signal equipment to enable protected left turn movements for 

northbound and southbound approaches as well as the necessary equipment for 

eastbound-westbound split phasing and right turn overlap phasing for eastbound and 

southbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 414 

 Construct a 150-ft westbound dedicated right turn only lane. 

 Install new traffic signal equipment to enable protected left turn movement for 

northbound, southbound and eastbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 5 & 20 

 Installation of a new traffic signal. 

 Coordination with adjacent existing traffic signal at NYS Route 89 

 

Intersection of NYS Route 89 at NYS Route 5 & 20 

 Installation of new traffic signal equipment to allow coordination with the proposed 

signal at NYS  Route 318 

 

Additionally, MJ recommends that the study area signalized intersection’s timings and 

phasing be modified as necessary to maximize both the intersection and corridor capacities as 

the traffic patterns change. 
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INTRODUCTION 

 

McFarland Johnson, Inc. (MJ) has prepared the following Traffic Impact Study (TIS) for the 

proposed Wilmot Resort and Casino project in the Town of Tyre, Seneca County, New York.  

The proposed development will occur on an existing 85 acre vacant parcel adjacent to, and east 

of, NYS Route 414 just north of the New York State Thruway (I-90) and the Exit 41 

interchange/toll plaza.  See Figure 1 for a Site Location Map.  The project consists of a Casino 

with approximately 2,000 gaming machines, 100 table games and 11,500 square feet of dining 

(available in five (5) separate venues).   The development will also include a 200 room attached 

hotel and a conference area with the capacity for a 400 person banquet or a 1,100 person 

entertainment center.  See Figure 2 for the conceptual site layout plan. 

Access to the site will be provided by a 4-lane main entrance drive which will be located on 

Route 414 along the properties +/-1,300 linear feet of frontage between I-90 and Chase Road.  

The site will have a 1,000 space parking garage as well as 2,000 additional surface parking 

spaces to accommodate both customers and employees. 

 

Scope of the Study 

 

The purpose of this study is to evaluate existing and future traffic operations within the study 

area.  The analysis completed by MJ evaluated traffic operations within the Study Area 

during Friday and Saturday peak hours for the 2013 Existing Conditions as well as the 2016 

Build and No-Build Conditions.   

 

Build Conditions were analyzed to determine the impacts, if any, associated with the 

proposed resort and casino.  The Study Area includes the following seven existing off-site 

intersection anticipated to be used to access the site: 

 

 NYS Route 14 @ NYS Route 318 and I-90 (Thruway) Exist 42 Ramps (Signalized) 

 NYS Route 318 @ Waterloo Premium Outlet Mall Entrance (Signalized) 

 NYS Route 414 @ NYS Route 318 (Signalized)  

 NYS Route 414 @ I-90 (Thruway) Exit 41 Ramps (Signalized)  

 NYS Route 414 @ Chase Road (Side street stop sign controlled)  

 NYS Route 318 @ NYS Route 5/US 20 (Side street stop sign controlled) 

 NYS Route 5/US 20 @ NYS Route 89 (Signalized) 

 

The proposed site entrance was also analyzed to determined design requirements necessary 

from a capacity standpoint to provide adequate operations during the developments peak 

hours of operation.   

 

Descriptions of the existing physical conditions within the Study Area are presented in the 

following narratives. 



Not to Scale 

FIGURE 1 

Project Location Map 
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EXISTING CONDITIONS 

 

Evaluation of the existing and future traffic conditions within the Study Area requires an 

understanding of the existing transportation system.  Data such as roadway geometrics, 

traffic signal timings and peak hour traffic volumes provide the basis for a thorough 

understanding of existing conditions and the requisite data necessary to provide projections 

of future traffic conditions typically, under the Build scenario. 
 

Existing Roadway Network 

 

The project is located on the east side of NYS Route 414, between the NYS Thruway (I-90) 

and Chase Road.  Route 414 is a two-way “Rural Major Collector” that traverses north-south 

and is a primary route from the NYS Thruway to the north to access Lake Ontario and other 

rural communities and to the South to the Finger Lakes region including the Villages of 

Waterloo and Seneca Falls.   Figure 3 shows the existing geometry and traffic control type 

for the seven study area intersections and descriptions of these intersections are presented 

below. 

 

No. 1 – NYS Route 14 & NYS Thruway Exit 42/NYS Route 318 

Route 14 is a state highway with 12-foot lanes and 6-8 foot paved shoulders and has 4-lane 

section to the south of the intersection and a two lane section to the north.  Route 14 has 

dedicated left turn lanes in both directions as well as a dedicated southbound right turn lane.  

Thruway Exit 42 has four toll plaza bays with one EZ-pass and one manual bay in each 

direction.  The plaza’s intersection approach has a left-through lane at the signalized 

intersection as well as a channelized right turn lane that is yield sign controlled with direct 

access to an additional lane on Route 14 southbound.  Access to the toll plaza is provided by 

a single lane from the intersection to the toll plaza.  Route 318 is a two lane roadway with 12-

foot lanes with 5-foot paved shoulders and an auxiliary left turn lane and a through-right lane 

at the intersection approach.  This intersection is signalized with a protected left turn phase 

for the northbound approach only.  Both Route 14 and Route 318 have a posted speed limit 

of 55 mph at this intersection. 

 

No. 2 – NYS Route 318 & Waterloo Premium Outlet Mall Entrance 

Route 318 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section with auxiliary turn lanes into the Outlet Mall in both directions with a 4’ stripped 

median at the 3-legged intersection.  The westbound auxiliary right turn lane is channelized 

with yield sign control and direct access into the plaza creating an additional entrance lane.  

The driveway has separate left and right turn lanes exiting the plaza as well as two entrance 

lanes; a single entrance lane at the intersection in addition to the channelized right turn 

entrance lane.  This intersection is signalized with a protected left turn phase for the 

eastbound approach.  At this intersection Route 318 has a posted speed limit of 55 mph and 

the mall access road it posted at 15 mph. 
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No. 3 – NYS Route 414 & NYS Route 318 

Route 414 is a state highway with 12-foot lanes and 6-8 foot paved shoulders and has a 3-

lane section (with a two way center turn lane) to the north of the intersection and a two lane 

section to the south of the intersection.  Route 318 is a two lane state highway with 12-foot 

lanes and 6-foot shoulders.  This intersection is signalized and has auxiliary left turn lanes for 

all approaches with protected left turn phasing for northbound and southbound approaches 

only.  All approaches have a posted speed limit of 55 mph. 

 

No. 4 – NYS Route 414 & NYS Thruway Exit 41/Truck Stop Entrance 

Route 414 is a state highway with 12-foot lanes and 8 foot paved shoulders and has a 3-lane 

section with a two way center turn lane to the south and a two lane section to the north of the 

intersection.  Route 414 has dedicated left turn lanes in both directions; however they do not 

have a protected left turn signal phase.  Thruway Exit 41 has 4 toll plaza bays which include 

one dedicated cash bay and one high speed EZ-Pass lane (20 MPH) for exiting traffic and 

one reversible cash bay for either entering or exiting.  The fourth and last bay, is primarily a 

dedicated EZ-Pass lane (5 MPH) for entering traffic; however it can be converted to a 

cash/EZ-Pass entrance bay based on staffing and traffic demands.  The plaza’s eastbound 

intersection approach has a dedicated left turn lane and through lane at the signalized 

intersection as well as a channelized right turn lane that is yield sign controlled.  Access to 

the toll plaza is provided by a single lane from the intersection to the toll plaza.  The truck 

stop driveway is a 2-lane section with wide entrance and exit lanes at the signalized 

intersection. This intersection is controlled by a 2-phased signal with no protected left turn 

phases. 

 

No. 5 – NYS Route 414 & Chase Road 

Route 414 is a state highway with 11-foot lanes and 4 foot paved shoulders with a single lane 

in each direction and guiderail along both sides of the road.  Route 414 has a posted speed 

limit of 55 mph in this area.  Chase Road is a local town road with a sharp angle approach to 

Route 414.  This road has 10-foot lanes with a limited to no gravel shoulder.  This is a ‘T’ 

intersection with Chase Road being stop signed controlled. 

 

No. 6 – NYS Route 318 & NYS Route 5 &20 

Route 318 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section at this 3-legged intersection.  Route 5 & 20 is a 2-lane roadway with 8-foot paved 

shoulders in this area and has a westbound auxiliary right turn lane at the intersection.  This 

‘T’ intersection is unsignalized with stop sign control for the Route 318 approach.  At this 

intersection both Route 318 and Route 5 &20 have a posted speed limit of 55 mph. 

 

No. 7 – NYS Route 89 & NYS Route 5 &20 

Route 89 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section at the intersection.  Route 5 & 20 is a 2-lane state highway with 12-foot lanes and 8 

foot paved shoulders at the intersection.  This intersection is a 2-phased signalized 

intersection with no auxiliary lanes or phases.  At this intersection Route 318 and Route 5 & 

20 have a posted speed limit of 55 mph. 
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2013 Traffic Volumes 

 

Manual turning movement counts (TMC) were conducted as part of this study and were 

collected by Quality Counts, LLC using video collection equipment to ensure count 

accuracy.  The TMCs were conducted at the study area intersections from 11:00 AM to 2:00 

PM as well as from 4:00 PM to 10:00 PM on Friday November 22, 2013 and the Saturdays 

of November 23, 2013 and December 7, 2013 to ensure all peak periods were counted.  

Additionally, the NYSDOT requested that two additional intersections along NYS Route 414 

south of the study area also be counted for the purpose of updating their count database to 

enable the department to perform an internal analysis of these intersections (Route 414 at 

Baisley Road and Route 414 at Route 5 & 20).  The TMC data shows that the weekday 

traffic in the study area peaks between 4:30 and 5:30 PM on Fridays, while the Saturday 

traffic peaked at 12:15-1:15 PM.  These volumes were used to compute the 2013 Base 

Conditions for the traffic study and the TMC summary data sheets are included in Appendix 

A. 

 

BASE CONDITIONS (EXISTING TRAFFIC) 

 

The 2013 traffic volumes in the Study Area were balanced and are shown in Figures 4-1 and 

4-2.  Analysis of the Base (existing) condition allows the TIS to develop a comparison to 

future conditions and enables the study to calibrate the traffic model to mimic the present real 

life operations that are observed. 
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2013 Existing Traffic Volumes (Saturday Peak Hour) 
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NO-BUILD CONDITIONS 

 

The 2013 base traffic volumes were grown by an annual background growth rate of 2.0% per 

year to create the 2016 No-Build traffic volumes.  The growth rate was determined by 

comparing tube count data taken by the NYSDOT on the state routes within the study area 

over the past 15 years and analyzing the percent change.  This analysis showed that over the 

past five years there has been a regional trend with an average annual growth rate of 2.0%; 

while the last 5-10 years and 10-15 years have had average annual growth rates of 1.5% and 

0.7%, respectively.  A summary table of the background traffic growth calculation is 

included in Appendix B.  The study applied a 2.0% growth rate as a conservative means to 

account for the future background growth over the three years to the full build out. 

 

The Town of Tyre Planning Board was contacted to determine if additional background 

traffic from any other development and/or roadway projects currently under review or 

approved should be included in the traffic model.  They confirmed that no other projects need 

to be included in this study as background growth.   

 

Analyzing the No-Build condition allows for the impacts, if any, of the proposed 

development to be considered apart from the impacts of the other proposed developments or 

background growth in the area.  The 2013 No-Build volumes shown in Figures 5-1 and 5-2 

include existing traffic and the annual background growth. 
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2016 No-Build Traffic Volumes (Saturday Peak Hour) 
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BUILD CONDITIONS 

 

Trip Generation 

 

The proposed development is scheduled to be completed in 2016 in a single phase and includes 

approximately 2,000 gaming machines, 100 table games and 11,500 square feet of dining 

(available in five (5) separate venues).  The development will also include a 200 room attached 

hotel and a conference area with the capacity for a 400 person banquet or a 1,100 person 

entertainment center.  For analysis purposes, site generated traffic for a Resort Casino is not 

readily available as this is not a common development type and therefore is not included in 

the Institute of Transportation Engineers’ (ITE) Trip Generation manual.  ITE published trip 

generation studies for resort style casinos were used and are referenced at the end of this 

study.  Additional traffic data was collected at Turning Stone Resort and Casino in Verona, 

NY and used as an additional resource in establishing trip generation volumes for the 

proposed development. 

  

Traffic Counts were taken at both of the Turning Stone Resort and Casino entrances during 

the same time periods as the study area counts (11:00 AM to 2:00 PM and 4:00 PM to 10:00 

PM Friday and Saturday) and are included in Appendix C.  Turning Stone was selected as a 

comparable site due to its similar rural upstate New York location, which is in close 

proximity to the NYS Thruway, and its relatively comparable gaming size.  When reviewing 

the data collected the peak hour for traffic generation occurred from 5:00 PM to 6:00 PM on 

Friday (1329 vehicles) and from 5:15 PM to 6:15 PM on Saturday (1226 vehicles).  Although 

the timeframe for the Saturday casino peak does not correspond to the background traffic 

peak, it was conservatively assumed that these two peaks would occur during the same 

timeframe. 

 

A trip generation rate for the proposed development was calculated to estimate the number of 

trips created by the proposed development. When comparing Turning Stone with the 

proposed development, specifically number of hotel rooms, parking spaces, restaurants, bars, 

shops and other amenities it is apparent that Turning Stone has a larger footprint/campus to 

generate traffic.  Turning Stone generated an average of 12,400 daily trips this year, while the 

proposed development’s marketing study is anticipating 9,000 daily trips (73% of Turning 

Stone).  A comparison table for the two casinos, as well as all of the trip generation data, is 

included in Appendix D.   

 

The traffic generated by Turning Stone was broken down to generation rates based on 

number of gaming machines, table games, casino floor area, conference area and hotel rooms 

for the hours counted on both Friday and Saturday.  Prior published ITE reports/studies have 

determined that generation rates based on number of gaming machines produces the most 

accurate correlation between casino resorts and the traffic they generate.  The generation 

rates shown in the table below for Turning Stone also fall in the range of the other casinos 

analyzed in previous ITE studies.  This study concluded that the proposed development will 

produce 91% of the traffic currently being generated by Turning Stone based on the 

comparison of gaming machines, which is believed to be a conservative estimate.  Additional 
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data and calculation sheets used to develop the trip generations rates are included in 

Appendix D. 

 

No multi-use or pass-by trip credits were applied to the trip generation as all of the proposed 

trips are assumed to be new site generated trips. 

 

Shown in Table 1 are the resulting trip generation volumes for the proposed project.   

 

Table 1 - Trip Generation Table 
 

Enter Exit Total Enter Exit Total

2,200 Machines 705 624 1329 716 510 1226

0.320 0.284 0.604 0.325 0.232 0.557

2,000 Machines 641 567 1208 651 464 1115

0% 0 0 0 0 0 0

641 567 1208 651 464 1115

Pass-By Trips

Total Projected Site Trips  

Type of Land Use Friday Peak

Wilmot Casino & Resort

Adjacent Casino Generation Rates

Unit Saturday Peak

Turning Stone Resort & Casino

Trip Generation Rate Per Gaming Machines

 

Trip Distribution 

 

The trip distribution for this proposed project included consideration of existing traffic 

patterns in the area as well as the projected customer base determined in the development’s 

marketing study.  The map on the following page shows the marketing segments used to 

determine the customer base for the proposed casino and resort.  The blue outline represents 

the 2-hour driving limits to the site, which is the anticipated geographic reach of the 

development. 

 

The marketing study calculated the anticipated annual trips from each geographic marketing 

segment to the proposed project based on full development.  These annual trips were 

converted to a percentage of the customer base projected for the development.  Travel routes 

from each geographic segment were determined based on the fastest travel time to the 

proposed development using online navigation software.  Some segments, particularly the 

primary and secondary segments had several travel routes depending on the location within 

the segment.  For these segments the percentage was further broken down to two or more 

travel routes within the segment.  Table 2 on the following page estimates the percentage of 

traffic projected to utilize each main access route to the proposed site based on the marketing 

study data and the origin and destination travel route calculations. 
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Table 2 - Trip Distribution Table 
 

I-90 (W) I-90 (E) Rt 414 (N) Rt 414 (S) Rt 14 (N) Rt 14 (S) Rt 5&20 (E) Rt 89 (S)

Primary 606,350 18.93% 0.47% 0.47% 3.79% 2.84% 0.95% 3.79% 6.63%

Eastern Rochester 1,033,872 32.28% 32.28%

Western Rochester 275,851 8.61% 8.61%

Western Syracuse 525,277 16.40% 13.12% 3.28%

Eastern Syracuse 269,371 8.41% 7.57% 0.84%

Secondary SW 45,211 1.41% 0.21% 1.20%

Ithaca 101,235 3.16% 0.63% 1.42% 1.11%

Eastern Buffalo 18,943 0.59% 0.59%

Buffalo 63,404 1.98% 1.98%

Utica/Rome 24,825 0.78% 0.78%

Watertown 78,132 2.44% 2.44%

Teritary SE 24,427 0.76% 0.65% 0.11%

Tioga Downs Primary 65,851 2.06% 1.54% 0.51%

Binghamton 41,893 1.31% 1.18% 0.13%

North Central PA 27,885 0.87% 0.65% 0.22%

Total 3,202,527 100.0% 44.6% 24.4% 3.8% 6.0% 0.9% 5.0% 13.3% 2.0%

Market Segment

Anticipated Annual 

Visits (2017) % of Total

Projected Access Route To Proposed Site

 

Figures 6-1 and 6-2 show the off-site and driveway distribution for the proposed 

development within the entire study area.  In summary, the trip distribution analysis 

concluded that 69% of the trips will utilize the NYS Thruway while 26% will arrive from the 

south and the final 5% from the north.  These trip distribution percentages were assigned to 

the trips generated by the proposed project and are displayed in Figures 7-1 and 7-2 with the 

proposed driveway trips generated shown in Figures 8-1 and 8-2. 
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2016 Build Traffic Volumes 

 

Figures 9-1 and 9-2 show the Friday and Saturday proposed peak hour traffic volumes 

associated with the 2016 build conditions.  These volumes represent the 2013 existing 

volumes combined with the addition of the estimated trips generated by the proposed resort 

and casino project as well as the background annual traffic growth.   

 

Figures 10-1 and 10-2 show the Friday and Saturday 2016 proposed peak hour traffic 

volumes at the new site driveway intersections. 
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TRAFFIC OPERATIONS 
 

Intersection Capacity – Unsignalized Intersections 

 

Level of service (LOS) is a term used to characterize the operational conditions of a traffic 

facility at a particular point in time.  Numerous factors contribute to a facility’s LOS 

including travel delay and speed, congestion, driver discomfort, convenience, and safety 

based on a comparison of the facility’s capacity to the facility’s demand.  Alphabetic 

designations A through F define the six levels of service.  LOS A represents very good traffic 

operating conditions with minimal delays while LOS F depicts poor traffic operating 

conditions with excessive delays and queues.  

 

Operating levels of service are calculated using the procedures defined in the 2010 Highway 

Capacity Manual, published by the Transportation Research Board.  The operating LOS of 

two-way stop-controlled (TWSC) and all-way stop-controlled (AWSC) intersections is the 

computed or measured delay.  The intersection delay is based upon the quality of service for 

the vehicles turning into and out of minor approaches, i.e.; approaches that are stop 

controlled.  The availability of sufficient gaps in the traffic stream on the major street 

controls the capacity for movements to and from the minor approaches, thus resulting in 

delays for the minor approaches.  The criteria, or the delays associated with corresponding 

levels of service for TWSC and AWSC intersections, as specified by the 2010 Highway 

Capacity Manual and are shown in Table 3 below. 

 

Table 3 

Unsignalized Intersection Level of Service Criteria 

 

Level of Service Controlled Delay (sec/veh) 

TWSC  and AWSC Intersections 

A < 10 

B > 10 and < 15 

C > 15 and < 25 

D > 25 and < 35 

E > 35 and < 50 

F > 50 

 

 

Intersection Capacity – Signalized Intersections 

 

The operating LOS of a signalized intersection is based on the average control delay per 

vehicle.  The control delay per vehicle is estimated for each lane group, combined for each 

approach and the intersection as a whole. The criteria, i.e., the delays associated with 

corresponding levels of service for signalized intersections, as specified by the 2010 

Highway Capacity Manual are shown in Table 4. 
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Table 4 

Signalized Intersection Level of Service Criteria 

 

Level of Service Controlled Delay (sec/veh) 

Signalized Intersections 

A < 10 

B > 10 and < 20 

C > 20 and < 35 

D > 35 and < 55 

E > 55 and < 80 

F > 80 

 

 

Presented in Tables 5 are the results of the analysis for the 2013 Base (Existing) and 2016 

No-Build 2016 Build and 2016 Build with mitigation conditions for the intersections located 

within the study area.  The traffic modeling software Synchro, Ver. 8.0 was used for the 

analysis portion of this Study.  The full analysis results printouts from the Synchro software 

are located in Appendix F. 

 
Intersections Capacity Analysis 

 

The existing offsite intersections were analyzed to determine if there was any degradation in 

current operation levels due to the proposed traffic generated by the Resort and Casino 

development.  After incorporating the proposed mitigation, all existing overall levels of 

service were maintained in comparison to the no-build conditions with one exception.   The 

exception is the intersection of Route 414 at Exit 41, where the no-build condition has an 

LOS ‘A’ and the intersection, with extensive proposed improvements, has 13 and 10 second 

increases in delay which results in an overall LOS ‘B’ for the build scenario; which is a very 

acceptable operating level.  There are no practical improvements capable of retaining the 

intersections overall LOS ‘A’, which is discussed further below.     

 

The recommended mitigation at four of the study area intersections consisted of additional 

travel lanes, dedicated turning lanes, new traffic signals and signal equipment improvements. 

These improvements were necessary to compensate for any intersection that encountered any 

drop in LOS due to the traffic generated by the proposed development.  An explanation of 

the traffic analysis for each intersection is as follows. 

 

No. 1 - NYS Route 318/I-90 Exit 42 at NYS Route 14  

The average delay and LOS for the signalized intersection of Route 318/Exit 42 at Route 14 

for the 2016 No-Build and 2016 Build conditions are summarized in Table 5.  When 

compared to the No-Build the proposed development will have a negligible impact and will 

not cause any drops in the intersection’s existing ‘B’ LOS.  The project adds 72 vehicles and 

67 vehicles during the Friday and Saturday peak hours, respectively, which represents only 

3.9% and 5.0% increases in traffic at this intersection.  Peak hour traffic volumes typically 

vary from day to day by more than the projected increase in traffic from the proposed 
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development so it is unlikely that there will be a noticeable increase in existing traffic 

volumes.  No intersection modifications are proposed. 

 

No. 2 - NYS Route 318 at Waterloo Premium Outlet Mall Entrance  

The average delay and LOS for the signalized ‘T’ intersection of Route 318 at the Waterloo 

Premium Outlet Mall for the 2016 No-Build and 2016 Build conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will have a negligible 

traffic impact as the development will not cause any drops in LOS as the intersection will 

maintain an ‘A’ LOS during the Friday peak and a ‘B’ LOS for the Saturday peak.  No 

intersection modifications are proposed. 

 

No. 3 - NYS Route 318 at NYS Route 414  

The average delay and LOS for the signalized intersection of Route 318 at Route 414 for the 

2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will not have an impact 

on the operating conditions at this intersection after the recommended improvements are 

incorporated.   

 

To mitigate the impacts of the development at this intersection, some improvements were 

incorporated into the Synchro traffic model.  These improvements include a new westbound 

dedicated right turn lane as well as adding signalized left turn arrows to the northbound, 

southbound and eastbound approaches as there are currently dedicated left turn lanes with no 

protected signal phase.  As shown in Table 5, with the suggested mitigation, the development 

will create slightly improved operating conditions as the intersections overall delay will 

decrease by 8 seconds during the Friday peak and 6 second for the Saturday peak.  The 

Synchro analysis also suggests that the mitigated operations will reduce some individual 

movement delay, specifically the eastbound left, which improves from an ‘F’ and ’E’ LOS in 

the No-Build to a ‘C’ LOS in the mitigated build.  The proposed mitigation will also help to 

improve the safety at this intersection which will be further discussed in the Highway Safety 

Analysis section. 

 

No. 4 - NYS Route 414 at I-90 Exit 41/Truck Station Entrance  

The average delay and LOS for the signalized intersection of Route 414 at Exit 41 for the 

2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will have a negligible 

impact on the operating conditions at this intersection after recommended improvements are 

constructed.   

 

To mitigate the impacts of the development at this intersection, a number of improvements 

were implemented in the Synchro traffic model.  These improvements include a new 

eastbound dedicated left turn lane and a second westbound lane to access the toll plaza, 

creating a 6-lane section east of the toll booths consisting of eastbound dual left lanes, a 

through lane and a channelized right turn lane with two westbound lanes.  Based on the 

Thruway Toll Plaza analysis, provided later in this study, no additional toll booth lanes are 

necessary to accommodate proposed traffic utilizing the Thruway.  The westbound approach 

has an additional through lane proposed to access the new travel lane to the toll plaza.  The 
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southbound approach has a new dedicated right turn lane and a new northbound lane to 

accommodate the new eastbound dual left turn lanes, creating a 5-lane approach with a left 

turn, through and right turn lanes southbound with two northbound lanes.  The northbound 

approach has a new through lane creating a 4-lane approach with a left turn, through and 

through-right lanes with a single southbound lane.  The roadway geometric improvements 

are conceptually shown in Figure 14 at the end of the report. 

 

After applying the previously stated improvements, a Synchro analysis shows that during the 

Build with Mitigation scenario, the intersection will operate similar to the No-Build 

conditions.  The intersection will operate at a ‘B’ LOS during the Friday and Saturday peak 

hours, while the no build had an ‘A’ LOS.  The overall intersection delay will increase by 13 

seconds and 10 seconds during the Friday and Saturday peaks respectively. It is believed that 

the change in overall LOS is acceptable as a LOS ‘B’ is considered a very acceptable 

operation level and is comparable to the surrounding intersections.  The current intersection 

is underutilized; therefore the extremely low levels of delay result in a LOS ‘A’ designation.  

As an order of magnitude analysis, the intersection was analyzed with impractical 5 approach 

lanes (creating a 7 to 8 lane wide roadway sections) in all directions and the intersection 

would still operate at an overall LOS ‘B’ and provide minimal if any decrease in delay when 

compared to the proposed mitigation. 

 

Under the proposed mitigation, no individual movements operate at less than a ‘C’ LOS with 

the only exception being the westbound through movement with a ‘D’ LOS during the Friday 

peak only.  This is primarily due to the existing very high tractor trailer volumes exiting the 

truck plaza.  The individual movement LOS results have slightly changed as significant 

signal phasing and timing changes were implemented.  All approaches have a left turn arrow 

to allow a protected left turn phase, currently all left turns must be made while the opposing 

through traffic has the right of way.  Also, due to the new intersection geometry, the 

eastbound and westbound phases will need to be split; meaning they will operate separately 

and no longer run concurrently.  The proposed geometry and signal phasing mitigation will 

also significantly help to improve the safety at this intersection, which will be further 

discussed in the Highway Safety Analysis section. 

 

No. 5 - NYS Route 414 at Chase Road  

The side street delay and LOS for the unsignalized ‘T’ intersection of Route 414 at Chase 

Road for the 2016 No-Build and 2016 Build conditions are summarized in Table 5.  When 

compared to the No-Build the proposed development will have a no impact to the operations 

at the intersection and will not cause any drop in LOS.  The project will only increase the 

vehicles passing through the intersection by 49 and 45 vehicles during the Friday and 

Saturday peak hours respectively. 

 

No. 6 - NYS Route 318 at NYS Route 5 & 20  

The side street delay and LOS for the unsignalized ‘T’ intersection of Route 318 at Route 5 

& 20 for the 2016 No-Build, 2016 Build and 2016 Build with Mitigation conditions are 

summarized in Table 5.  When compared to the No-Build the proposed development will 

have a beneficial impact on traffic operations at this intersection, after the proposed 

mitigation is installed, due to the fact that the signalized intersection will provide a more 
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balanced and thus safer traffic flow.  The project is projected to increase the stop sign 

controlled southbound left turning vehicles at the intersection by 85 and 69 vehicles during 

the Friday and Saturday peak hours respectively.   

 

Due to the relatively high volume of existing southbound left turn traffic in combination with 

the proposed development traffic, a signal warrant analysis was performed in accordance 

with the Federal Highway Administrations; Manual of Uniform Traffic Control Devices, 

2009 edition.  The signal warrant analysis concluded that all six of the volume related 

warrants were met, as well as the Roadway Network and Coordinated Signal Warrants.  The 

signal warrant analyses can be found in Appendix G.  

 

The proposed mitigation for this intersection is the installation of a traffic signal including 

coordination with the adjacent traffic signal at Route 89 just 450 feet east on Route 5 & 20.  

The recommended signal provides good levels of operation with the incorporated traffic 

generated by the proposed development, as both the Friday and Saturday peaks will have an 

overall ‘B’ LOS.  The new signal will also help to improve the safety at this intersection, 

which will be further discussed in the Highway Safety Analysis section. 

 

No. 7 - NYS Route 5 & 20 at NYS Route 89 

The average delay and LOS for the signalized intersection of Route 5 & 20 at Route 89 for 

the 2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build, the proposed development, with mitigation, will 

have no impacts on the operating conditions at this intersection.  Without any mitigation, the 

overall LOS for the Friday peak hour degrades from a ‘B’ to a ‘C’ LOS due to a 5 second 

increase in delay, while the Saturday peak hour has an ‘A’ LOS which degrades to a ‘B’ for 

the Build scenario due to a one second increase in delay.  The proposed mitigation for this 

intersection consists of optimizing the signal timings to the new traffic volumes and 

coordinating the signal with the new proposed signal at the Route 318 intersection 450 feet to 

the west.  By optimizing and coordinating the signals, the result is overall intersection 

operation levels of service equal to the no-build conditions. 
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Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS

NYS Route 318/I-90 Exit 42 L-T 23 C 23 C 23 C 22 C 22 C 22 C

At R 7 A 7 A 7 A 7 A 7 A 7 A

NYS Route 14 L 32 C 33 C 36 D 26 C 26 C 28 C

T-R 21 C 22 C 21 C 20 C 21 C 20 B

L 12 B 13 B 14 B 8 A 8 A 9 A

T-R 6 A 7 A 7 A 3 A 4 A 4 A

L 32 C 33 C 36 D 25 C 26 C 28 C

T 30 C 30 C 31 C 23 C 23 C 24 C

R 2 A 3 A 3 A 0 A 0 A 0 A

15 B 16 B 17 B 13 B 14 B 14 B

NYS Route 318 L 7 A 7 A 7 A 9 A 10 A 10 A

At T 7 A 7 A 7 A 8 A 8 A 9 A

Waterloo Premium Outlet T 15 B 15 B 15 B 15 B 17 B 17 B

Mall Entrance R 4 A 4 A 4 A 4 A 5 A 5 A

L 17 B 17 B 18 B 17 B 18 B 19 B

R 3 A 3 A 3 A 2 A 2 A 2 A

10 A 10 A 10 A 9 A 10 B 10 B

NYS Route 318 L 80 F 100 F 311 F 32 C 61 E 72 E 106 F 22 C

At T-R 32 C 32 C 27 C 25 C 32 C 32 C 25 C 18 B

NYS Route 414 L 24 C 24 C 22 C 31 C 25 C 24 C 22 C 26 C

T 41 D 42 D 46 D 47 D 38 D 39 D 33 C 34 C

R 10 B 7 A

L 11 B 12 B 13 B 12 B 10 B 11 B 13 B 16 B

T-R 27 C 30 C 48 D 40 D 20 B 21 C 30 C 33 C

L 12 B 13 B 18 B 23 C 10 A 10 B 10 A 22 C

T-R 17 B 18 B 13 B 19 B 17 B 18 C 16 B 29 C

31 C 34 C 54 D 26 C 27 C 29 C 31 C 23 C

NYS Route 414 L 34 C 34 C 35 F 34 C 35 C 35 C 35 D 34 C

At T 43 D 43 D 13 C 29 C 44 D 44 D 13 B 28 C

I-90 (Exit 41)/Truck Station R 1 A 1 A 1 A 1 A 1 A 1 A 1 A 1 A

Westbound L-T-R 42 D 43 D 12 B 43 D 39 D 39 D 11 B 33 C

L 4 A 5 B >500 F 28 C 3 A 3 B 298 F 14 B

T-R 2 A 2 A 15 B 10 B 2 A 2 A 12 B 12 B

L 4 A 4 A 18 B 10 B 3 A 3 A 18 B 11 B

T 3 A 4 A 48 D 32 C 3 A 3 A 30 C 25 C

R 7 A 1 A

6 A 7 A 396 F 19 B 6 A 6 A 58 E 16 B

NYS Route 414 Northbound T-R 0 a 0 a 0 a 0 a 0 a 0 a

At Southbound T-L 0 a 0 a 0 a 0 a 0 a 0 a

Chase Road Westbound L-R 11 b 11 b 11 b 10 b 10 b 11 b

NYS Route 318 Eastbound L-T 0 a 0 a 0 a 14 B 0 a 0 a 0 a 16 B

At T 0 a 0 a 0 a 11 B 0 a 0 a 0 a 13 B

NYS Route 5 & 20 R 0 a 0 a 0 a 4 A 0 a 0 a 0 a 6 A

Southbound L-R 27 d 33 d 60 f 29 C 20 c 23 c 32 d 18 B
15 B 13 B

NYS Route 89 Eastbound L-T-R 13 B 15 B 22 C 13 B 7 A 8 A 9 A 6 A

At Westbound L-T-R 11 B 13 B 18 B 14 B 7 A 7 A 9 A 9 A

NYS Route 5 & 20 Northbound L-T-R 13 B 13 B 12 B 15 B 17 B 17 B 17 B 19 B

Southbound L-T-R 20 C 21 C 23 C 31 C 18 B 18 B 20 C 23 C

13 B 15 B 20 C 16 B 9 A 10 A 11 B 10 A

TABLE 5

LEVEL OF SERVICE TABLE - EXISTING INTERSECTIONS

OVERALL

OVERALL

Southbound

Study Intersection

SATURDAY PEAK HOURFRIDAY PEAK HOUR

2016 No-Build 2016 Build (Mit) 2013 Existing 2016 No-Build 2016 Build (Mit)

Northbound

Southbound

OVERALL

Westbound

Northbound

Eastbound

OVERALL

OVERALL

Westbound

Eastbound

2016 Build 2016 Build2013 ExistingApproach and

Movement

OVERALL

Southbound

Eastbound

Northbound

Southbound

Westbound

Eastbound

Westbound

3/10/2014 - 40 -



TRAFFIC IMPACT STUDY 
WILMOT RESORT AND CASINO – TYRE, NY 

 

 

March 11, 2014 

 

- 41 - 

Proposed Site Intersections Capacity Analysis 

 

The site entrance was analyzed to determine the appropriate intersection geometry, control 

type and lane configurations based on the proposed traffic generated by the Resort and 

Casino development.   

 

NYS Route 414 at Main Site Entrance  

The average delay and LOS for the proposed signalized ‘T’ intersection of Route 414 at the 

Main Site Entrance for the 2016 Build conditions are summarized in Table 6.  The proposed 

intersection has an overall ‘B’ LOS during both the Friday and Saturday peak hours.  An 

unsignalized intersection was initially considered; however the proposed traffic volumes 

created an unacceptable ‘f’ LOS with  a 91 second delay for vehicles exiting the proposed 

development heading south on Route 414 during the Friday peak hour.  A signal warrant 

analysis was performed in accordance with the Federal Highway Administrations; Manual of 

Uniform Traffic Control Devices, 2009 edition.  The signal warrant analysis concluded that 

all six of the volume related warrants were met.  The signal warrant analyses can be found in 

Appendix G. 

 

Table 6 

Proposed Site Intersections Level of Service Table 

Delay LOS Delay LOS

NYS Route 414 L 17 B 15 B

At R 5 A 5 A

Proposed Site T 19 B 14 B

Main Entrance R 7 A 7 A

Southbound L-T 18 B 15 B
13 B 11 B

Westbound

Northbound

OVERALL

Friday Peak Saturday Peak

Study Intersection
Approach and 2016 Build 2016 Build

Movement

 

Thruway Toll Plaza Capacity Analysis 

 

The Thruway Exit 41 Toll Plaza was analyzed to determine what impacts, if any, the 

proposed development will have on plaza operations.  The New York State Thruway 

Authority (NYSTA) provided passenger vehicle processing rates for the specific toll bay 

lanes available at the Exit 41 toll plaza.  Figure 11 shows the toll plaza configuration.  Bay 

5X is a permanent exiting EZ-Pass only high speed lane (20 MPH) and bay 4X is a Cash/EZ-

pass exiting lane.  Bay 3E/3X is a reversible Cash/EZ-Pass lane that can function in either the 

entering or exiting direction.  Bay 2E is predominantly an entering low speed (5 MPH) EZ-

Pass only lane; however it can be converted to Cash/EZ-Pass depending on staffing and 

traffic demands. 
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Figure 11 – Exit 41 Toll Plaza Configuration 

 
 

The Existing, No-Build and Build traffic volumes were assigned plaza lanes based on toll 

plaza data for the week of February 23, 2014 to March 1, 2014 provided by the NYSTA.  

The data was broken down to determine percentage of EZ-Pass and Cash payments as well as 

the heavy vehicles for each payment type during the Friday and Saturday peak periods.  This 

information was used to calculate the passenger car equivalent volumes for each toll plaza 

lane, which are shown in Table 7.  The peak hour traffic volumes for each lane are less than 

the approved NYSTA processing rates; therefore the existing plaza should have enough 

capacity to accommodate the proposed development. 

 

Table 7 

Toll Plaza Analysis - Thruway Exit 41  

2013 

Existing

2016             

No-Build

2016 

Build

2013 

Existing

2016             

No-Build

2016 

Build

2E Enter EZ-Pass (5 mph) 1000 pc/h 408 432 732 184 195 388

3E/3X Enter EZ-Pass/Cash Teller 375 pc/h 161 171 299 138 147 275

4X Exit EZ-Pass/Cash Teller 375 pc/h 150 159 316 166 175 355

5X Exit EZ-Pass (20 mph) 1800 pc/h 317 336 671 225 239 514

**  Volumes represent passenger car equivalents during the peak hour.  The reports peak hour traffic volumes were increased 

based on the percentage of heavy vehicles.

*  Processing rates provided by NYSTA and represent the maximum passenger cars processed per hour.

Friday Peak Volumes ** Saturday Peak Volumes **
Plaza 

Lane

Travel 

Direction
Processing Type

Processing 

Capacity *

 

A micro simulation traffic model using SimTraffic and Synchro 8.0 software was conducted 

for the existing, no-build and build scenarios to determine the impacts to the Cash/EZ-Pass 

lanes as these lanes are approaching the processing rate during the peak hour.  The simulation 

showed that the proposed traffic will increase the 95
th

 percentile queue lengths by 1-2 

vehicles in comparison to the no-build scenario.  The simulation also showed that the overall 

maximum queue was 6 vehicles in the Cash/EZ-Pass lane exiting the Thruway during the 

Saturday peak.  The results of this analysis confirmed that the existing toll plaza has enough 

capacity and pavement geometry to accommodate the proposed traffic and that only a 

minimal increase in queuing should occur as a result of the proposed development.  The 

calculation tables and simulations results can be found in Appendix I. 
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HIGHWAY SAFETY ANALYSIS 

 

Accident summary reports for all of the study area intersections, and the roadway segments, 

were obtained from the New York State Department of Transportation for the three most 

recent years of available data (from March 1, 2010 through February 28, 2013).  There were 

a total of 276 accidents recorded during the three year period with a total of 59 accidents 

resulting in injuries and one accident resulting in a fatality. 

 

Roadway Segments 

 

The 12 miles of roadway segments included in the study area accounted for 186 mainline 

related accidents, including 35 accidents resulting in injuries and the one fatality.  All of the 

roadway segments were near or below the statewide average with the exception of the 

segment of Route 414 from the I-90 (Exit 41) interchange to Chase Road.  The accident rate 

of 5.26 accidents per million vehicle miles (ACC/MVM) is more than two times to statewide 

average rate of 2.21 ACC/MVM for a roadway of this nature.  This segment had a total of 9 

accidents, of which 7 were deer strike accidents, 1 involved a collision with a tree and last 

resulted from a vehicle driving off of the roadway.  Both of the non-animal related accidents 

were attributed to driver inattention and/or icy roadway conditions.  The one fatality within 

the study area occurred during a collision at the intersection of NYS Route 318 with Whiskey 

Hill Road and was caused by a northbound driver’s failure to stop at the stop sign resulting in 

a right angle collision with an eastbound vehicle. 

 

All the roadway segments are near or below the statewide average and therefore no segment 

improvements are being recommended from a safety standpoint with the exception of Route 

414 from the I-90 (Exit 41) interchange to Chase Road.  The development parcel’s frontage 

along Route 414 will be widen to a 4-lane roadway, which will provide a safer roadway 

section than the current narrow section (11-foot lanes with 4-foot shoulders) with guide 

railing and vegetation limiting the roadway width and visibility for animal activity.   

 

Study Area Intersections 

 

The intersections included in the study area accounted for 90 intersection related accidents, 

which includes 24 accidents with injuries.  All intersections analyzed, with the exception of 

the Route 414 at Chase Road intersection, have accident rates higher than the statewide 

average, and breakdown of the accident data is included in Table 8.  Accident data for Route 

14 at Exit 42/Route 318 and Route 414 at Exit 41/Truck Stop Plaza intersections are believed 

to include some accidents that had occurred in the toll plaza area.  There is no way to 

decipher the the plaza related accidents from the intersection related accidences due to the 

format of the accident data provided by the NYSDOT.  Therefore the accident rates 

calculated for the TIS within these two intersections may be higher than the actual rate of 

intersection related accidents. 
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Table 8 

Intersection Accident Data 
 

SR 14 /                                          

SR 318

SR 318 /                     

Waterloo 

Outlet Mall

SR 414 /                                                  

SR 318

SR 414 /                                     

I-90  Exit 41

SR 414 /                                            

Chase Rd.

SR 318 /                                          

SR 5 & 20

SR 5 & 20 /                                    

SR 89

TOTAL ACCIDENTS 32 3 26 13 0 8 8

Non-Reportable 11 0 12 4 0 1 2

Property Damage 17 1 9 3 0 3 3

Injuries 4 2 5 6 0 4 3

Fatalities 0 0 0 0 0 0 0

Intersection Accident Rate                                     

(ACC/MEV)
1.92 0.27 1.45 1.08 0.00 0.79 0.55

NYS Average Accident Rate 0.43 0.21 0.43 0.43 0.12 0.12 0.43

Accident Types

Rear End 11 12 2 3 4

Right Angle 13 3 12 8 4 2

Head On 1

Overtaking 4 1 2 1

Side Swipe

Equipment Failure 1

Fixed Object 1 1 1 2

Backing 1

INTERSECTION

ACCIDENT HISTORY SUMMARY

March 1, 2010 to February 28, 2013

 

The mitigation recommended at the study area intersections in the capacity analysis section 

will also provide additional safety benefits by providing additional lanes for movements 

and/or separate signalization, new traffic signals and improved signal phasing.  At the studied 

intersections, accidents caused as a result of one vehicle striking another vehicle at a right 

angle were the most prevalent with rear end accidents also accounting for a large percentage 

of the total.  The recommended safety improvements the anticipated benefits are discussed 

below. 

 

No. 1 - NYS Route 318/I-90 Exit 42 at NYS Route 14  

This intersection has an accident rate above the statewide average; however it is believed that 

some accidents may have occurred within the immediate toll plaza area.  Accident data did 

not provide sufficient information to differentiate plaza accidents from eastbound approach 

intersection accidents.  The project does not noticeable impact the operations at this 

intersection as it only adds 72 vehicles and 67 vehicles during the Friday and Saturday peak 

hours, respectively, which represents only 3.9% and 5.0% increases in traffic at this 

intersection.  Because of this minimal increase in development generated traffic at this 

intersection, no safety improvements are recommended in conjunction with the proposed 

development.  
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No. 2 - NYS Route 318/I-90 Exit 42 at Waterloo Premium Outlet Mall Entrance  

This signalized ‘T’ intersection has an accident rate just over the statewide average.  Only 

three accidents occurred during the 3-year timeframe, which were reported to have been 

caused by driver inexperience and the driver’s failure to yield right of way.  There are no 

recommended safety improvements at this intersection. 

 

No. 3 - NYS Route 318 at NYS Route 414  

This intersection has an accident rate above the statewide average with the majority of the 

accidents being either rear end or right angle collisions.  The proposed westbound dedicated 

right turn lane should help reduce the number of rear end accidents at that approach.  This 

movement also has a large amount of the addition traffic generated by the proposed 

development.  The proposed protected left turn arrows should significantly increase the 

safety for left turning vehicles, as left turning vehicles will have a protected green phase 

where they no longer have to contend with the opposing through traffic to complete their 

movement. 

 

No. 4 - NYS Route 414 at I-90 Exit 41/Truck Station Entrance  

Right angle accidents were the most prevalent at this intersection and the proposed 

intersection improvements and signal phasing should significantly increase safety for all 

movements, especially considering the high number of tractor trailers. 

 

The proposed split phasing for the eastbound and westbound approaches allows fully 

protected approach movements, meaning eastbound and westbound traffic will no longer 

move concurrently.  This is especially beneficial due to the high amount of truck traffic, as 

they will not longer have to contend with any opposing traffic during their green phase.  The 

two rear end accidents were due to drivers following too closely or inattention; however the 

additional northbound and southbound right turn lanes should help to get the right turning 

truck traffic out of the primary through lane and may help avoid rear end accidents. 

 

No. 5 – NYS Route 414 & Chase Road 

The existing intersection did not have any accidents during the 3-year timeframe of accident 

data analyzed; therefore no safety improvements are recommended. 

 

No. 6 - NYS Route 318 at NYS Route 5 & 20  

The existing unsignalized ‘T’ intersection has a very heavy southbound left turn movement 

onto Route 5 & 20 eastbound.  This heavy movement is the main contributor to the right 

angle and rear end accidents as the stop signed controlled movement can back up during peak 

hours, pressuring drivers to perform more aggressive maneuvers.  The proposed new signal 

at this intersection should significantly increase the safety at this intersection by allowing a 

protected phase for the southbound approach.  Signal coordination with the existing adjacent 

Route 89 signalized intersection should also allow for more fluid east-west movement 

smoothly through the corridor, thus reducing the probability of rear end accidents. 
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No. 7 - NYS Route 5 & 20 at NYS Route 89 

The existing signalized intersection has an accident rate just above the statewide average 

with the majority being rear end accidents.  As previously stated, the signal coordination with 

the proposed adjacent Route 318 intersection should allow more fluid concurrent east-west 

movement through the corridor, reducing the probability of rear end accidents. 

 

Additional information regarding accident dates, times, weather conditions and contributing 

factors are presented in an Accident Event data table in Appendix H.  Accident rate 

calculation sheets are also provided in Appendix H. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 

MJ has evaluated the traffic operations within the study area near the proposed Wilmot 

Resort and Casino project located in Tyre, NY.  Results from the 2016 No-Build, and 2016 

Build with Mitigation conditions indicate that the existing adjacent road network with the 

proposed improvements will produce no noticeable increase in delay and should reduce the 

areas current accident rates. 

 

Based on the capacity analysis and highway safety analysis results, MJ offers the following 

conclusion and recommendations: 

 

 The improvements proposed by MJ, to alleviate the impacts associated with this 

project, will provide the necessary capacity for the full development proposed. 

 

 The improvements proposed by MJ will provide the infrastructure necessary to 

increase safety and potentially decrease the accident rates at the mitigated 

intersections. 

 

 The Main Site Entrance for the proposed development shall be signalized and follow 

NYSDOT design requirements for a signalized major commercial driveway and shall 

consist of dual entrance and exiting (dedicated left and right turn) lanes.  See Figure 

12, showing the proposed intersection layout. 

 

 The existing Thruway Exit 41 Toll Plaza has adequate processing capacity and 

pavement geometry to accommodate the additional Thruway traffic generated by the 

development.  

 

 Sight lines for the site driveway shall meet all necessary guidelines and be cleared of 

vegetation. 

 

NYS Route 414 Along Property Frontage 

 From the I-90 Exit 41 intersection to the Main Site Driveway, the roadway shall be 

widened to a 4-lane section (currently 2-lane section) and shall follow NYSDOT 

design requirements. 
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 The 230-foot bridge over I-90 shall be widened or replaced in accordance with both 

NYSTA and NYSDOT standards, to accommodate 4 lanes of traffic, two lanes per 

direction. See Figure 13, showing the widened bridge. 

 

Intersection of NYS Route 414 at I-90 Exit 41 

 Construct a second eastbound left turn lane extending back to the toll plaza weaving 

area (approximately 200 feet with a 100-foot taper length) 

 Construct a 150-ft second northbound through lane. 

 Construct a second westbound through lane extending back to the existing truck stop 

site parking area (approximately 200 feet) 

 Dedicate the previously mentioned new second Route 414 southbound travel lane as a 

right turn only lane into the plaza. 

 Install new traffic signal equipment to enable protected left turn movements for 

northbound and southbound approaches as well as the necessary equipment for 

eastbound-westbound split phasing and right turn overlap phasing for eastbound and 

southbound approaches. 

 See Figure 14, showing the proposed intersection improvements. 

 

Intersection of NYS Route 318 at NYS Route 414 

 Construct a 150-ft westbound dedicated right turn only lane. 

 Install new traffic signal equipment to enable protected left turn movement for 

northbound, southbound and eastbound approaches. 

 See Figure 15, showing the proposed intersection improvements. 

 

Intersection of NYS Route 318 at NYS Route 5 & 20 

 Installation of a new traffic signal. 

 Coordination with adjacent existing traffic signal at NYS Route 89 

 See Figure 16, showing the proposed intersection improvements. 

 

Intersection of NYS Route 89 at NYS Route 5 & 20 

 Installation of new traffic signal equipment to allow coordination with the proposed 

signal at NYS  Route 318. 

 See Figure 16, showing the proposed intersection improvements. 

 

Additionally, MJ recommends that the study area signalized intersection’s timings and 

phasing be modified as necessary to maximize both the intersection and corridor capacities as 

the traffic patterns change. 
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            Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit IX. A.3. a description of Applicant’s commitments to mitigate impacts of the

proposed Gaming Facility (during construction and operation) on each Host Municipality and

the nearby municipalities including for traffic mitigation, infrastructure costs, costs of

increased emergency services and the other impacts identified in the studies included in Item

IX.A.2.b of this RFA. Provide copies of any contracts, agreements or other understandings

evidencing such mitigation commitments.

IX.A.3 MITIGATION OF IMPACT TO HOST MUNICIPALITY

A study of the projected impact to the Host Municipality was conducted by CGR in June 2014.

CGR’s study can be found as part of Exhibit IX.A.2.b. Attached, please find the Agreement

between Applicant and Host Community.



LOST COMMUNITY AGREEMENT
CONSTITUTING A

"COMMUNITY MITIGATIOl~ PLAN"
AS CONTEMPLATED BY THE
UPSTATE NEW YORK GAMING

ECONOMIC DEVELOPMEI~IT ACT OF 2013

among

TOWN OF TYRE,

1~ ~/:I Y Il ill IL~~I[~i[~rC~

WILMORITE, INC.

Dated as of June 17, 2014

This t~greement is intended to be a covenant which runs with the
Land and shall bind all successors and assigns of the Company.
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I30ST COIl~10~IU1~IITY AGI2EEMEl~iT
CONSTI~'UTING A

"CO1VIlVIU1~iI~'X MITIGATION PLAN"
AS CONTEMPLATED BY THE
UPS~'ATE NEW YORK GAMII~IG

ECONOMIC DEVELOPMENT ACS' OF 2013

THIS HOST COMI~ILTNITY AGREEMENT (the "Agreement"), dated as of the ] 7 ǹ
day of June 2014, by and among the TOWN OF TYRE, a municipal corporation with offices at
c/o Town Clerk, Clerk's Office at 636 Sutterby Rd., Seneca Falls, NY 13148 (the "Town"),
WHITETAIL 414, LLC, a limited liability company formed and existing under the laws of the
State of New York, with offices at 1265 Scottsville Road, Rochester, New York 14623 (the
"Company"), and WILIVIORITE, INC., a business corporation formed and existing under the
laws of the State of New York, with offices at 1265 Scottsville Road, Rochester, New York
14623 ("Wilmorite").

WITNESSETH:

WHEREAS, the New Fork State Legislature passed the Upstate New York Gaming
Economic Development Act of 2013 ("2013 Gaming Act") and by statewide voter referendum
on November 5, 2013, the electorate approved a constitutional amendment to permit "class 3", or
what is considered full casino gaming operations; and

WHEREAS, the 2013 Gaming Act called for establishing "four destination resort casinos
in upstate New York" through a competitive process whereby up to four (4) gaming licenses will
be awarded in what was identified as Region 1 (Catskill Region —Columbia, Delaware,
Dutchess, Greene, Orange, Sullivan and Ulster Counties), Region 2 (Capital Region —Albany,
Fulton, Montgomery, Rensselaer, Saratoga, Schenectady, Schoharie and Washington Counties),
and Region 5 (Upstate Region —Broome, Seneca, Tioga, Tompkins Counties and portions of
Chemung, Schuyler and Wayne east of State Route 14); and

WHEREAS, the Company has proposed to develop and operate a Casino and Resort, as
contemplated by the 2013 Gaming Act, in the Town (the "Project") as described in that certain
Planned Unit Development application dated March, 2014 (the "PUD Application");

WHEREAS, the Project is proposed to be constructed on a parcel of land located on New
York State Route 414 in the Town, which land is more particularly described in Exhibit A hereto
(the "Land");

WHEREAS, as part of the Company application for a Region 5 Gaming License, under•
Section 1316 of the 2013 Gaming Aet, the Company must take the following actions which this
Agreement is intended to document:

2307789.14



5. demonstrate to the commission how the applicant proposes to
address problem gambling concerns, workforce development and
community development and host and nearby municipality impact
and mitigation issues;

6. identify the infrastructure costs of the host municipality incurred in
direct relation to the construction and operation of a gaming
facility and commit to a community mitigation plan for the host
municipality;

7. identify the service costs of the host municipality incurred for
emergency services in direct relation to the operation of a gaming
facility and commit to a community mitigation plan for the host
municipality;

9. comply with state building and fire prevention codes;

1 ] . provide a community impact fee to the host community; and

WHEREAS, the Company recognizes that the Project will impact the Town, its residents
and the surrounding community; and

WHEREAS, to mitigate the impacts resulting from the Project, the Company has agreed
to provide payments to the Town and to take other actions as set forth in this Agreement
(collectively, the "Impact Mitigation"); and

WHEREAS, the Town and the Company wish to memorialize the terms and conditions
associated with the Impact Mitigation and to provide evidence of Town support and full
compliance with Sub-Sections 1316 (5), (6), (7), (9) and (11) of the 2013 Gaming Act.

NOW, THEREFORE, in consideration of the covenants herein contained, and other good
and valuable consideration the receipt and sufficiency of which are hereby acknowledged, it is
mutually agreed as follows:

Article I —Representations and Covenants

Section 1.1. Representations and Covenants of the Tvwn.

(a) The Town makes the following representations and covenants as the basis for the
undertakings on its part herein contained:
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(1) The Town is a municipal corporation and has the power to enter into this
Agreement and to carry out its obligations hereunder.

(2) The Town has been duly authorized to execute and deliver this Agreement.

(3) Neither the execution and delivery of this Agreement nor the fulfillment of or
compliance with the provisions of this Agreement will conflict with or result in a breach of any
of the terms, conditions or provisions of any agreement or instrument to which the Town is a
party oz' by which it is bound, or will constitute default under any of the foregoing.

(4) The Town has been induced to enter into this Agreement by the undertaking of
the Company to acquire, construct, equip, repair, maintain and operate the Project in the Town,
to mitigate the local impacts of the Project, and to create jobs in the Town of Tyre, Seneca
County, New York.

Section 1.2. Representations and Covenants of the Companye

(a) The Company makes the following representations and covenants as the basis for
the undertakings on its part herein contained:

(1) The Company is a limited liability company formed, existing and in good
standing under the laws of the State, has the authority to enter into this Agreement and has duly
authorized the execution and delivery of this Agreement.

(2) Neither the execution and delivery of this Agreement, the consummation of the
transactions contemplated hereby nor the fulfillment of or compliance with the provisions of this
Agreement will conflict with or result in a breach of any of the terms, conditions or provisions of
any restriction or any agreement or instrument to which the Company is a party or by which it is
bound, or will constitute a default under any of the foregoing, or result in the creation or
imposition of any lien of any nature upon any of the property of the Company under the terms of
any such instrument or agreement.

(3) The Company has been induced to enter into this Agreement and to pursue the
gaming license by the undertaking of the Town to take the actions described herein.

Section 1.3. Representations and Covenants of Wilrr►orite<

(a) Wilmorite makes the following representations and covenants as the basis for the
undertakings on its part herein contained:

(1) Wilmorite is a New York corporation formed, existing and in good standing under
the laws of the State, has the authority to enter into this Agreement and has duly authorized the
execution and delivery of this Agreement.
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(2) Neither the execution and delivery of this Agreement, the consummation of the
transactions contemplated hereby nor the fulfillment of or compliance with the provisions of this
Agreement will conflict with or result in a breach of any of the terms, conditions or provisions of
any restriction or any agreement or instrument to which Wilmorite is a party or by which it is
bound, or will constitute a default under any of the foregoing, or result in the creation or
imposition of any lien of any nature upon any of the property of Wilmorite under the terms of
any such instrument or agreement.

(3) Wilmorite has been induced to enter into this Agreement by the undertaking of
the Town to take the actions described herein.

Article II —Payment of Town Planning and Development Costs,

Section 2.1. Reimbursement of Town Costse

(a) The Company agrees to pay all costs and expenses in good faith paid or- incurred
by the Town to third parties (including attorneys, accountants, engineers, consultants and others)
in connection with the planning, approval and construction of the Project including, but not
limited to, costs relating to the Town's due diligence, mitigation review, study and investigations
of the Project; preparation of Town ordinances and other necessary legislative enactments;
negotiation, preparation and enforcement of this Agreement and related agreements (including
intermunicipal agreements); Project permitting; establishment or extension of water, sewer, fire
protection and other special districts for the Project; construction monitoring and inspection; and
costs of any litigation filed by or against the Town or in which the Town intervenes in
connection with the foregoing.

(b) The Town shall submit to the Company a budget for all costs for which the Town
will seek payment or reimbursement under this Section, which budgets shall be subject to the
Company's review and approval, which approval shall not be unreasonably withheld ox delayed.
Any costs not included in the approved budget(s), and changes to approved budgets, shall require
the prior approval of the Company, which shall not be unreasonably delayed or withheld. The
Town shall provide reasonable substantiation and documentation for all costs paid or reimbursed
by the Company pursuant to this Section but shall not be required to divulge privileged billing
entries by its legal counsel.
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Article III —1Vliti~ation o~ Direct Community Impacts.

Section 3a1. Direct Impacts. The Company acknowledges that the construction and operation
of the Project will cause direct impacts on the Town and its residents, including but not limited to
impacts on Town infrastructure, environment, public safety, emergency services, social and other
impacts ("Direct Impacts"). The Company shall mitigate the Direct Impacts in the manner
described in this Article III.

Seetion 3.2. Infrastructure Impacts> The Company shall take the following actions to
mitigate Direct Impacts on infrastructure:

(a) Sanitary Sewer. The Company shall construct and install, at its sole cost and
expense, a 6" private force main from the Project site to the existing "Petro" or
"Route 414" pump station (the "Route 414 PS") located in the Town of Seneca
Falls. The Company shall be solely responsible for the operation and
maintenance of the 6" private force main. The Town, including any Town sewer
district or extension now existing or hereafter established, shall have no
responsibility regarding this 6" private force main. Prior to connecting to the
Route 414 PS, the Company shall enter into an operation and maintenance and
treatment agreement with the Town of Seneca Falls pursuant to which, among
other things, the Town of Seneca Falls will directly bill the Company for sanitary
sewer costs.

(b) Potable Water Supply. The Company shall, at its sole cost and expense, construct
and install (1) a new water line connecting to the existing 12" water line located
on the east side of NYS Route 414 in the vicinity of the northerly entrance to the
Petro Truck Stop, which the Company shall dedicate to the Town, and (2) all
other improvements contemplated by the engineer's report submitted with the site
plan for the Project. The Company shall be responsible for all operation,
maintenance, water usage and other costs of water service for the Project. The
Company will work with the Town to create a new water district or extension of
an existing Town water district (the "Water District") to include the Project site.

(c) Telecommunications. The telecommunication infrastructure for the Project shall
be designed and constructed in a manner that will enable the Town and its
residents to use at least one strand of fiber optic cable.

Section 3.3o Environmental Impacts.

(a) The Project design is intended to avoid or minimize adverse impacts on the
environment, as described in the SEQR Documentation and Engineer's Report dated March,
2014 prepared by BME Associates, including all exhibits and attachments thereto, a copy of
which is maintained in the Town's records in the Town Clerk's Office.

5 2307789.14



The Company shall imple7nenC, at its sole cost and expense, all actions described in the
Engineer's Report, and shall perform all other traffic improvements recommended or required by
the New York State Department of Transpoc-tation.

(b) The Company acknowledges that the Comprehensive Plan for the Town,
approved by the Town Board on February 20, 201.4, emphasizes the importance of preserving
farmland and natural resources within the Town. The proposed Project would reduce the amount
of agricultural land within the Town, converting the Project land from agricultural to commercial
use.

To mitigate this direct impact on the Town's agricultural resources, the Company shall
pay to the Town, or to an appropriate governmental agency or non-profit organization designated
by the Town, $1.00,000 per year on January 15 in each of the years 2016 through 2021 ($600,000
total), to fund the purchase of development rights or other actions reasonably related to the
preservation of agricultural land in the Town.

(c) The Company acknowledges there are six (6) known burial sites on the Land.
Unless all known living descendants consent to movement of the burial sites and a court, by
court order, has approved the removal and reinterment, the existing graves shall be preserved at
their current location. The Company agrees to redesign and preserve the gravesites within the
approximately 20 foot by 20 foot area in which the grave markers are currently located, and the
Company shall engage an experienced cemetery land developer (such as Grever and Ward of
Orchard Park, New York) to repair the gravesites and create a landscaped and fenced area. The
Company shall, at its sole cost and expense, maintain the gravesites and landscaping and shall
permit access to the graves by descendants of those buried at this site.

Section 3.4e Public Safety and Emergency Services Impacts. The Company shall take the
following actions to mitigate Direct Impacts on public safety and emergency services:

(a) Public Safety. The Company shall establish a 24/7 security workforce in form
acceptable to the Seneca County Sheriff to act as the first responders for the
Project. The Company shall have staff trained in "hospitality security" which
shall detain those suspected of breaches of the peace or criminal acts, within the
limits imposed by New York State law. Issues beyond hospitality events shall
warrant a call to the Sheriff's office. The Company will coordinate and offer at
its sole cost and expense periodic training unique to gaming issues and public
safety for Sheriff's office personnel. The Company shall provide "FAIR"
technique or similar training to address issues involving alcohol. The Company
shall perform comprehensive background checks of all employees. The Company
will comply with New York State regulations that may hereafter be issued for
New York gaming facilities and anticipates agreements for presence by the New
York State Troopers. The Project will have security and video surveillance and
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will employ an investigator. The Project will be open to marked Sheriff vehicles
and the Project will make offices available for use by the Sheriff deputies when
performing duties at the Project site. Requests for off duty work by Sheriff
deputies will be coordinated with the Sheriff whenever the off duty officer is
intended to be armed. There will be a continuation of the current protocols as
between the State Police and the Sheriff deputies whereby calls are assigned to
the "closest car" with the 911 dispatch honoring requests of the caller for a
Trooper or Sheriff deputy.

The Company acknowledges that the Seneca County Sheriff's Department will be
required to hire at least one additional Sheriff's Deputy as a direct result of the
Project. To mitigaee this impact, the Company shall pay, commencing on the date
the gaming operations open to the public and on each anniversary thereafter
during the term of this Agreement, to the Seneca County Sheriff's Department the
cost of one Sheriff's Deputy, in an amount equal to the average of the annual
salary and benefits paid to all deputies in the Sheriff's Department (currently
estimated at $100,000).

(b) Fire. The Project facilities shall have defibrillators and shall be equipped with
current building code sprinklers and fire safety systems to include a public access
emergency response room. The parties anticipate that Magee Fire Department
will use existing mutual aid agreements with North Seneca Ambulance, Inc.
("NSA") for provision of advanced life support services and with nearby fire
departments, to include use of ladder trucks. The Project site shall be included in
the existing Town fire protection district or an extension thereto. On the later of
the date a building permit is issued for the Project or February 1, 2015, the
Company shall pay the cost of new high rise fire-fighting equipment for six (6)
firefighters and related training and equipment coordinated with Project facility
design features, to provide fire protection services for the 6 story hotel facility.
The Company may request that Magee Fire Department purchase a ladder truck
provided, however, the Company shall pay all costs associated with that Ladder
truck including, but not limited to, the cost to purchase the truck, training,
maintenance and the cost of expanding the fire house to accommodate the new
truck.

(c) Ambulance/EMT. The Company shall establish a 24/7 EMT workforce to act as
the first responders, with a minimum of 2-4 staff with EMT training available at
all times. The Company will coordinate and offer at its sole cost and expense,
periodic training for ambulance/EMT personnel on matters unique to gaming
issues. The Company will coordinate requests for use of off duty NSA staff with
the NSA Director of Operations. The parties acknowledge that there will be a
need to coordinate Project facility EMT services with NSA EMT services and
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Fire Safety EMT services. Current protocols for treating Geneva General
Hospital as primary will be continued.

NSA bills for its service for all calls with patient contact according to a rate
schedule. NSA is required to accept lesser amounts from their two largest payors
(Medicare and Medicaid), and NSA's overall collection rate is approximately
88% for patients it transports to medical facilities. NSA currently bills $100 for
its service to patients that are not transported. NSA collects approximately 40%
of the amount charged for non-transport patients.

The Company acknowledges that NSA will incur costs for patient calls to the
Project site that will not be paid by the patients or the patients' insurers. To
mitigate this direct impact on ambulance/EMT services in the community, the
Company shall pay to NSA, the standard NSA fee for each call to the Project site
that does not result in a patient transport. The Company shall also pay to NSA
(and any other ambulance company providing service to the Project) the portion
of their fees for patient transports from the Project site that is not paid by the
patients or the patients' insurers.

Section 305. Social, Economic and Other Impacts. The Company shall take the following
actions to mitigate social, economic and other impacts:

(a) Problem Gamin. To mitigate problem gaming, gambling addiction and other
social impacts on the community, the Company shall take all actions described in
the Memorandum of Understanding between the Company and the Seneca County
Mental Health Department attached as Exhibit B hereto. Also, the parties
acknowledge that Section 1348 of the New York State Racing, Parimutuel,
Wagering and Breeding Law, as amended by Section 2 of the Gaming Act,
requires the Company to pay an annual license fee of $500 for each slot machine
and gaming table (estimated to be approximately $1,000,000 per year) which,
pursuant to State Finance Law Section 97-nnnn(5)(a), as amended by Section 10
of the Gaming Act, shall be used exclusively by the State for problem gaming and
treatment purposes.

(b) Workforce Development. Subject to any labor agreements and state or federal
laws and regulations, the Company shall make reasonable efforts to assist with
workforce development as described in Exhibit C hereto.

(c) Wade Rates. The Company agrees that all employees working at the Project site
shall be paid wages that are no less than 75°Io of the national average wage rate for
each occupation, as reported by the United States Department of Labor, Bureau of
Labor Statistics.
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(d} Competitive Impact. The Company acknowledges that an up to 220 room hotel is
proposed to be constructed on the Project site and that the hotel may adversely
impact other lodging establishments in the region if the number of visitors to the
Project is significantly less than forecast. The Company agrees that, during the
first ten years after gaming operations open to the public, it will limit its lodging
facilities to no more than 220 rooms, unless the Company provides the Town with
independent forecasts that demand exists in the area for additional rooms.

(e) Other.

(1) The Company acknowledges that area residents frequently use bicycles
and horse drawn buggies for transportation. The Company shall make
reasonable efforts to caution patrons to be aware of such traffic as they
enter and exit the Project.

(2) The Company acknowledges the importance of farming in the community
and acknowledges the rights of property owners near the Project to
continue farming consistent with past practice using good agricultural
practices.

Article IV — Mitagation of Indirect Impacts; Credat for Gaming Tax Revenue; Purpose of
Payments.

Section 4.1. Indirect Impacts.

(a) The Company acknowledges that, in addition to the Direct Impacts described
above, the Project will also have known and unknown indirect impacts on the Town and its
residents, related to or indirectly resulting from the construction and operation of the Project
from time to time ("Indirect Impacts"). Indirect Impacts include, but are not limited to:

(1) increased use of Town services;

(2) increased use of Town infrastructure;

(3) the need for additional Town infrastructure, facilities, equipment and
employees;

(4) increased traffic and traffic congestion;

(5) issues related to public health, safety, welfare and addictive behavior;

(6) issues relating to quality of life; and
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(7) costs related to mitigating other indirect impacts to the Town and its
residents.

(b) Recognizing that the Project will cause Indirect Impacts, and to enable the Town
to mitigate Indirect Impacts, the Col~lpany hereby agrees to pay to the Town (at iCs address noted
above or as otherwise directed by the Town) on or before January 15 of each calendar year
commencing on January 15, 2015 (the "Payment Date"), an Indirect Impact Fee in the following
amount:

(1) For calendar year 2015, the Indirect Impact Fee shall equal $750,000;

(2) For calendar years 2016 and 2017, the Indirect Impact Fee shall equal the
amount, if any, by which the 1Vlinimum Fee (as hereinafter defined)
exceeds the amount of Gaming Tax Revenue (hereinafter defined)
received by the Town during each respective calendar year. On
January 15 in each of the years 2016 and 2017, the Company shall pay the
Town $2,000,000, as a prepayment of the Indirect Impact Fee for each
respective yeaz~. No less than twenty (20) days after the Town receives its
final payment of Gaming Tax Revenue for each respective year, the Town
shall determine the actual amount of the Indirect Impact Fee for each
respective year and shall pay to the Company the amount, if any, by which
the Company's $2,000,000 prepayment exceeds the actual Indirect Impact
Fee for each respective year.

The Company may satisfy its obligation to pay the Town $2,000,000 on
January 15, 2016 and January ] 5, 2017 by delivering to the Town on each
such date an irrevocable letter of credit in the principal amount of
$2,000,000, issued by a bank or other financial institution acceptable to
the Town, which shall allow the Town to draw on such letter of credit
without limitation at such times and in such amounts as the Town
determines in its sole discretion. All other terms of the letters of credit
shall be acceptable to the Town in its sole discretion.

(3) For calendar years 20l 8 and thereafter, the Indirect Impact Fee shall equal
the amount, if any, by which the Minimum Fee (as hereinafter defined)
exceeds the amount of Gaming Tax Revenue (hereinafter defined) actually
received by the Town during the preceding calendar year.

The Minimum Fee shall equal $2,000,000 fol• each of the years 2016 through
2018, subject to annual increases thereafter at the rate of two percent (2%) per year.

1 ~ 2307789.14



The term "Gaming Tax Revenue" shall mean payments received by the Town
during the calendar year from the Commercial Gaming Revenue Fund described in New York
State Finance Law Section 97-nnnn, as amended by Section 10 of the 2013 Gaming Act.

(c) As additional compensation to mitigate the impacts of the Project on the Town
and its residents, commencing in 2015 the Company shall annually pay to Magee Fire
Department and/or any other fire department that may hereafter provide fire protection services
in the Town (collectively, the "Fire Department"), the entire amount payable by the Town each
year pursuant to any fire protection contract or similar agreement (the "Fire Protection
Contract") between the Town and the Fire Department for fire protection services and for the
Town's use of Fire Department facilities for Town board meetings, Town Court or other official
Town business. The parties intend that this payment shall be applied against the Town's
payment obligation under the Fire Protection Contract. The amount required to be paid by the
Company pursuant to this paragraph shall not exceed $104,000 in the year 2015 and shall not
exceed $200,000 per year thereafter.

Section 4.2. Purpose of Company Payments. The parties agree and acknowledge that
payments made hereunder with respect to Direct Impacts and Indirect Impacts are to provide the
Town with funds to partially mitigate the additional burdens placed on the Town as a result of
the Project, to be used for public purposes undertaken by the Town and/or any duly appointed
agent or assignee thereof. The Company's payments hereunder are not intended to provide
additional revenue to the Town but to compensate the Town for providing the Company with the
services required to allow the Company to construct and operate the Project and to mitigate the
impact of the Company's activities on the Town and its residents. The monies paid by the
Company to the Town shall be utilized at the sole and absolute discretion of the Town, including,
but not limited to, as a source of funding for- prospective costs and expenses associated with and
related to anticipated municipal services and additional infrastructural improvements to be
provided as a result of the Project presence within the Town.

Section 4.3. Periodic Review.

(a) The Company shall meet with the Town Board at least annually, and shall meet
with other Town representatives upon request while this Agreement is in effect, to review the
effectiveness of the Impact Mitigation, and any concerns the Town Board may have regarding
the Project or its operations.

(b) The Company acknowledges that the Town has ultimate responsibility to mitigate
Direct Impacts and Indirect Impacts within the Town and therefore the Town (and other
appropriate agencies) must have the power to (1) determine and/or approve the planning and
implementation of steps necessary to mitigate Direct Impacts and Indirect Impacts, (2) identify
any material deficiencies in the planning, implementation and effectiveness of Direct Impact and
Indirect Impact mitigation, and (3) identify any unanticipated Direct Impacts or Indirect Impacts
that arise in the future. The Town and the Company hereby agree to negotiate, in good faith,
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regarding additional payments the Company shall make in the event additional Direct Impacts or
Indirect Impacts that are unanticipated as of the date hereof are identified by the Town to the
Company in the future, or the actions taken to mitigate identified Direct Impacts or Indirect
Impacts are inadequate or deficient and do not reasonably mitigate those impacts due to either
errors in estimating the Direct Impacts or Indirect Impacts (including the cost of mitigating
Direct Impacts and Indirect Impacts) or changed circumstances relating to the Project or its
operations, which in any such case create a direct, material and adverse impact on the Town that
have been substantiated and that cannot reasonably be addressed with the Town's Gaming Tax
receipts and amounts already payable under this Agreement; provided that such additional
payments shall in no such case exceed $1,000,000 in any calendar year.

Article V —Tax Agreement.

Section 5.~o Tax Agreement.

(a) The Company may, in its discretion, apply to the Seneca County Industrial
Development Agency (the "IDA") for a tax agreement with respect to the Project (such
agreement, together with all related leases and other agreements with the IDA, are hereinafter
referred to as the "Tax Agreement"). The Town supports the Company entering into a Tax
Agreement, provided the Tax Agreement shall include the following terms (the "Required Tax
Agreement Terms"):

(1) an Event of Default under this Agreement, as described in Section 8.1
hereof, shall upon notice from the Town constitute an event of default under the Tax
Agreement;

(2) the Tax Agreement shall expire, and be subject to early termination at the
Town's discretion, upon the expiration or termination of this Agreement;

(3) the Tax Agreement shall not cover special district charges, levies or
assessments such as fire protection district, sewer district or water district, which shall be
levied and assessed on the Project site in the same manner as if there is no Tax
Agreement; and

(4) customary lender protective provisions requested by lenders for the
Project (including delivery of notices of, and provision to such lenders of reasonable
rights to cure, defaults under the Tax Agreement and any Tax Agreement Mortgage),
provided such terms are reasonably acceptable to the Town and do not adversely impact
the amount, timing or priority of payments to the Town (such provisions to be contained
in the Tax Agreement or otherwise in a direct agreement with such lenders); and

(5) the Company's obligations under the Tax Agreement shall be secured by a
mortgage on the Project (the "Tax Agreement Mortgage") which shall (a) provide
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security equivalent to the statutory lien afforded real estate taxes under agreements
whereby the lien may be subordinate to all lenders making funds available for
development and operation of the Project but which have a prior right of payment as
amounts become due, (b) contain other terms requested by lenders for the Project,
provided such terms are reasonably acceptable to the Town and do not adversely impact
the amount, timing or priority of payments to the Town, and (c) contain other terms
reasonably acceptable to the Town.

(h) The principal amount of indebtedness secured by the Tax Agreement Mortgage
shall equal the largest amount payable by the Company in any year of the Tax Agreement.

(c) The Tax Agreement shall contain other terms reasonably acceptable to the Town.
The Company agrees that it shall not enter into a Tax Agreement or any Tax Agreement
Mortgage, or amend any Tax Agreement or Tax Agreement Mortgage, except in compliance
with this Article V. The Company shall provide the Town with a copy of any proposed Tax
Agreement and Tax Agreement Mortgage, for the Town's review and approval (such approval
not to be unreasonably withheld, conditioned or delayed) prior to execution by the Company.

Article VI —Host Community Agreement Mort~a~e.

Section 6.10 Host Community Agreement Mortgage Requirements.

(a) The Company's obligations under this Agreement shall be secured by a mortgage
on the Project granting the Town a first priority lien (subject to senior encumbrances for utility,
access and other easements, restrictions, rights of way, exceptions, encroachments, reservations
or defects which, in the aggregate, do not interfere materially with the continued use of the
affected property for the purposes for which it is used and do not affect materially the value
thereof and which are reasonably acceptable to the Town, expressly excluding liens securing
indebtedness for borrowed money) on the Project (the "Host Community Agreement
Mortgage"). The principal amount of indebtedness secured by the Host Community Agreement
Mortgage shall be no more than $4,000,000.

(b) As an alternative to the Host Community Agreement Mortgage, the Company
may deliver to the Town a letter of credit in the principal amount of $4,000,000, issued by a bank
or other financial institution acceptable to the Town and containing terms acceptable to the Town
in its sole discretion.

(c) The Host Community Agreement Mortgage may contain other terms requested by
lenders for the Project, provided those terms are reasonably acceptable to the Town and do not
adversely impact the amount, timing or priority of payments to the Town.

(d) The Host Community Agreement Mortgage shall contain other terms reasonably
acceptable to the Town, and shall be executed and delivered no later than issuance of the
building permit for the Project.
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Article VII —Transfers.

Section 7.1. ~'ransfers of Agreement or Project.

(a) The Town is relying upon the Company and the Wilmot Family (as defined
below) to exercise their respective skill, judgment, reputation and discretion with respect to the
ownership and operation of the Project and the performance of this Agreement. Accordingly,
there shall be no Transfer (as hereinafter defined) of this Agreement, and no Transfer of any
direct or indirect ownership of the Project, including sale or other conveyances of the Project or
transfers of equity interests in any entity or entities that (directly oi• indirectly through another
entity) own and operate the Project (the "Project Entity"), without the prior written consent of the
Town (which shall not be unreasonably withheld, conditioned or delayed) provided, however,
Transfers described in paragraph (c) below ("Permitted Transfers") shall not require the Town's
consent.

(b) For• purposes of this Agreement, (1) the term "Wilmot Family" shall mean
Thomas C. Wilmot, Sr., and his wife, siblings, cousins, children and their children and Ronald
Cocquyt, James R. Wilmot and other key Wilmorite, Inc. personnel identified from time to time
in writing to the Town of Tyre and all trusts or similar estate planning entities formed from time
to time by the foregoing individuals and their heirs and Affiliates. Affiliates shall mean with
respect to any entity or• individual ("Person"), any Person directly or indirectly controlling,
controlled by or under common control with such Pelson. For purposes of this definition, the
terms "controlling," "controlled by" or "under common control with" shall mean the possession,
direct or indirect, of the power to direct or cause the direction of the management and policies of
a Person or entity, whether through the ownership of voting securities, by contract or otherwise,
or the power to elect at least 50% of the directors, managers, general partners, or persons
exercising similar authority with respect to such Person or entities; (2) the term "Transfer" shall
mean any sale (including agreements to sell on an installment basis), lease, assignment, transfer,
pledge, alienation, hypothecation, merger, consolidation, reorganization, liquidation, or any other
disposition by operation of law or otherwise in a single transaction or series of related
transactions; and (3) the term "Transferee" shall mean any person or entity to whom this
Agreement or the Project, or any direct or indirect interest therein, is Transferred. Nothing
contained in this Section 7.1 shall prevent a pledge by a member of the Company (or a Related
Party) of its direct or indirect interest in the Company to an institutional lender, or the exercise of
any rights by such lender pursuant to such pledge.

(c) The following Transfers are hereby permitted without the prior consent of the
Town:

(1) Transfers of the assets comprising the Project to another Project Entity,
occurring within 30 days after award of a license to operate the Project as a gaming facility, in
connection with the raise of equity capital for the Project provided, however, the Wilmot Family
shall own no less than 50% voting control of the Project Entity;
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(2) Transfers of equity or other ownership interests in the Project Entity
and/or the issuance of new equity or other ownership interests in the Project Entity shall be
permitted at any time, provided, however, the Wilmot Family shaIl own no less than SOa/o voting
control of the Project Entity.

(3) Notwithstanding anything herein to the contrary, commencing in the
eleventh year after the Project begins commercial gaming operations, the Wilmot Family may
own less than 50°/o voting control of the Project Entity if, pursuant to the terms of agreements
with Project investors, the Wilmot Family is required to include its Project equity in a sale to
third party investors who have been approved by the New York State Gaming Commission. The
Company shall give the Town prior written notice of any Transfer that will reduce the Wilmot
Family ownership to less than 50% voting control, including information regarding the identity
of the new owners.

(4) Notwithstanding anything herein to the contrary, the Town agrees that the
Wilmot Family's voting control of the Project Entity may be reduced below 50°/o if, after the
Project begins commercial gaming operations, the Project Entity must raise additional equity
capital which causes dilution of the Wilmot Family's ownership interest in the Project Entity.
The Project Entity shall give the Town prior written notice if the Wilmot Family ownership will
be reduced below 50% voting control pursuant to this paragraph.

(d) All Transferees (other• than Transferees of direcC or indirect equity interests in the
Project Entity) shall be bound by all restrictions and obligations imposed under this Agreement
and shall execute and deliver to the Town written acknowledgment and agreement to be bound
by this Agreement.

(e) The parties acknowledge and agree that the covenants contained in this
Agreement are meant to "touch and concern land," and that the purpose and effect of said
covenants substantially alter legal rights that flow from ownership of the Land. The parties
intend that this Agreement sha11 constitute a covenant which runs with the Land and this
Agreement shall bind the Company and all successor owners of the Land. The Company shall
record this Agreement in the Seneca County real property records to provide future Transferees
with notice of its terms immediately upon acquiring fee simple title to the Land.

(f) The Company shall notify the Town as promptly as practicable upon the
Company becoming aware of any Transfer or- potential Transfer requiring the Town's consent
hereunder. The Company shall pay all costs, including but not limited to reasonable attorney
fees incurred in connection with the Town's review and approval of any Transfer.

(g) The Company may assign this Agreement as collateral for indebtedness to one or
more lenders from time to time, on commercially reasonable terms that permit lenders to step
into the Company's shoes under this Agreement if the Company defaults on its obligations to
lenders. In connection with any such indebtedness or refinancing thereof, the Town at the
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Company's request (and at the Company's sole expense) shall negotiate in good faith with the
Company and the Company's lenders to agree upon a reasonable direct agreement with respect
to this Agreement, which shall be in form and substance reasonably agreed to by the Town and
the Company's lenders, the purpose of which direct agreement shall be to provide the lenders
with customary lender protective provisions reasonably requested by such lenders (including
delivery of notices of, and the provision to such lenders of reasonable rights to cure, defaults
hereunder or under any Host Community Agreement Mortgage).

Article VIII —Events of Default; I~emedies>

Section 8.1. Events of Default. The occurrence of any of the following shall constitute an
"Event of Default" under this Agreement:

(a) If the Company shall materially default in the performance of any commitment,
agreement, covenant, term or condition (other than those specifically described in any other
subparagraph of this Section 8.1) of this Agreement, and in such event if the Company shall fail
to remedy any such default within thirty (30) days after receipt of written notice of default with
respect thereto; provided, however, that if any such default is reasonably susceptible of being
cured within ninety (90) days, but cannot with due diligence be cured by the Company within
thirty (30) days, and if the Company commences to cure the default within thirty (30) days and
diligently prosecutes the cure to completion, then the Company shall not during suuch period of
diligently curing be in default hereunder;

(b) If the Company shall make a general assignment for the benefit of creditors or•
shall admit in writing its inability to pay its debts as they become due;

(c) If the Company shall file a voluntary petition under any title of the United States
Bankruptcy Code, as amended from time to time, or if such petition is filed against the Company
and an order for relief is entered, or if the Company shall file any petition or answer seeking,
consenting to or acquiescing in any reorganization, arrangement, composition, readjustment,
liquidation, dissolution or similar relief under any present or any future federal bankruptcy code
or any other present or future applicable federal, state or similar statute or law, or shall seek or•
consent to or acquiesce to or suffer the appointment of any trustee, receiver, custodian, assignee,
liquidator or similar official of the Company, or of all or any substantial part of its properties or
of the Project or any interest therein of the Company;

(d) If within ninety (90) days after the commencement of any proceeding against the
Company seeking any reorganization, arrangement, composition, readjustment, liquidation,
dissolution or similar relief under the present or any future federal bankruptcy code or any other
present or future applicable federal, state or similar statute or law, such proceeding shall not have
been dismissed; or if within ninety (90) days after the appointment, without the consent or
acquiescence of the Company of any trustee, receiver, custodian, assignee, liquidator or other
similar official of the Company or of all or any substantial part of its properties or of the Project
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or- any interest therein of the Company, such appointment shall have not been vacated or stayed
on appeal ar otherwise, or- if within ninety (90) days after the expiration of any such stay, such
appointment shall not have been vacated;

(e) If any material representation or warranty made by the Company hereunder shall
prove to have been false or misleading in any material respect as of the time made or furnished;

(f) If a default shall occur under any Tax Agreement, which has not been cured
within any applicable cure period, under, or if there is any attempted withdrawal, disaffirmance,
cancellation, repudiation, disclaimer of liability or contest of obligations (other than a contest as
to performance of such obligations) of, any Tax Agreement but, only upon written notice from
the Town to the Company;

(g) If the Company fails to make any payments required to be made by the Company
hereunder as and when due, and fails to make any such payment within thirty (30) days after
receiving written notice of default from the Town.

Section 8e2o Remedies.

(a) Upon an Event of Default, the Town shall have the right if it so elects to: (i)
exercise any and all remedies available at law or in equity; (ii) terminate this Agreement; (iii)
direct the IDA to declare an event of default under any Tax Agreement; and/or (iv) institute and
prosecute proceedings to enforce in whole or in part the specific performance of this Agreement
by the Company, and/or to enjoin or restrain the Company from commencing or continuing said
breach, and/or to cause by injunction the Company to correct and cure said breach or threatened
breach, and otherwise, none of the remedies enumerated herein are exclusive, and nothing herein
shall he construed as prohibiting the Town from pursuing any other remedies at law, in equity or
otherwise available to it under the Agreement.

(b) Except as expressly stated otherwise, the rights and remedies of the Town
whether provided by law or by this Agreement, shall be cumulative, and the exercise by the
Town of any one or more of such remedies shall not preclude the exercise by it, at the same or
different times, of any other such remedies for the same default or breach, to the extent permitted
by law. No waiver made by the Town shall apply to obligations beyond those expressly waived
in writing.
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(c) Upon an Event of Default, the Company and its successors and assigns shall be
responsible for all costs of enforcing this Agreement or- collecting amounts owed hereunder,
including but not limited to reasonable attorneys' fees.

Section 8.3. Default Interest. All amounts payable by the Company hereunder shall bear
interest at the rate of nine percent (9%) per annum from the due date (hut if no due date is
specified, then five (5) business days from demand for payment) until paid.

Article IX —Term: Termination.

Section 9.1. 'Perm.

(a) This Agreement shall terminate and expire on December 31, 2046, provided,
however, if a Tax Agreement is then in effect and the Project is not then subject to full real
property taxation, this Agreement shall remain in effect until the Project is subject to full real
property taxation, unless otherwise terminated by written agreement of the parties hereto or as
provided for herein. Any termination of this Agreement prior to December 31, 2046 shall
require the Company to make apro-rated payment of the Indirect Impact Fee, and apro-rated
payment to mitigate Direct Impacts for the year in which the Agreement terminates, as of the
date of termination, such pro-rated payment to be reflective of the number of days within the
calendar year of termination that this Agreement was in effect.

(b) Notwithstanding anything contained herein to the contrary, should the Company
not receive a license for the Project to operate as a "gaming facility", as defined in Section 1301
of the New York State Racing, Pari-Mutuel Wagering and Breeding Law, during the pending
license review process, this Agreement and the Company's payment obligations hereunder shall
terminate and expire (subject to pro-ration of payments as described in paragraph (a) of this
section.

(c) Except as otherwise provided herein, any Tax Agreement for the Project shall also
terminate and expire upon expiration or termination of this Agreement.

Article X — Wilmorite Guaranty.

Section l0.lo Wilmorite Guaranty.

To induce the Town to enter into this Agreement, Wilmorite shall guarantee payment and
performance of the obligations of the Company, its successors and assigns hereunder, provided
Wilmorite's payment obligation on this guarantee shall not exceed $4,000,000 in the aggregate,
Wilmorite shall execute the Guaranty of Payment and Performance in the form attached as
Exhibit D to this Agreement. Notwithstanding anything herein to the contrary, a default under

1 8 2307789.14



the Wilmoi-ite guaranty, other than a payment default, shall not be a default under this
Agreement.

Article XI -Miscellaneous.

Section ll.le Counterparts. This Agreement may be executed in any number of counterparts
each of which shall be deemed an original but which together shall constitute a single instrument.

Section 11.2. Notices. All notices, claims and other communications hereunder shall be in
writing and shall be deemed to he duly given if personally delivered or mailed first class, postage
prepaid, or by reputable overnight courier as follows:

To the Town:
TOWN OF TYRE
c/o Town Clerk
Clerk's Office at 636 Sutterby Rd.
Seneca Falls, NY 13148
Attn: Ronald F. McGreevy, Town Supervisor

With a c~v to:
Charles E. Shaffer, Esq.
47 W Bayard St.
Seneca Falls, New York 13148

With a copy to:
Virginia C. Robbins, Esq.
Bond, Schoeneck &King, PLLC
One Lincoln Center
Syracuse, NY, 13202-1355

To the CompanX:
WHITETAIL 414, LLC
1265 Scottsville Road
Rochester, New York 14623
Attn: Thomas C. Wilmot, Sr.

With a cosy to:
Shawn M. Griffin, Esq.
Harris Beach PLLC
99 Garnsey Road
Pittsford, New York 14534
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To Wilmorite:
Wilmorite, Inc.
1265 Scottsville Road
Rochester, New York 14623
Attn: Thomas C. Wilmot, Sr.

With a copy to:
Shawn M. Griffin, Esq.
Harris Beach PLLC
99 Garnsey Road
Pittsford, New York 14534

or' at such other address as any party may from time to time furnish to the other party by notice
given in accordance with the provisions of this Section. All notices shall be deemed given when
mailed or personally delivered in the manner provided in this Section.

Section 11.3. Governing Laws. This Agreement shall be governed by, and all matters in
connection herewith shall be construed and enforced in accordance with, the laws of the State of
New York applicable to agreements executed and to be wholly performed therein and the parties
hereto hereby agree to submit to the personal jurisdiction of the federal or state courts located in
Seneca County, New York.

Section 11.4. Assignment. The Town, in its exclusive discretion, may assign this Agreement
to a third-party for purposes of administering the undertakings outlined herein. The Company
may assign this Agreement only in accordance with Section 7.1 hereof. In the event of any such
assignments, the assigning party shall notify the other party in writing at least ten (10) days in
advance of the effective date of any such assignment.

Section 11.5. Binding Effect. This Agreement shall inure to the benefit of, and shall be
binding upon, the Town, the Company and Wilmorite and their respective permitted successors
and assigns.

Section 11.6. Severability. If any article, section, subdivision, paragraph, sentence, clause,
phrase, provision or portion of this Agreement shall for any reason be held or adjudged to be
invalid or illegal or unenforceable by any court of competent jurisdiction, such article, section,
subdivision, paragraph, sentence, clause, phrase, provision or portion so adjudged invalid, illegal
or unenforceable shall be deemed separate, distinct and independent and the remainder of this
Agreement shall be and remain in full force and effect and shall not be invalidated or rendered
illegal or unenforceable or otherwise affected by such holding or adjudication.

2'0 2307789.14



Bastion 1.1.70 Limited Recourse.

(a) The obligations and agreements of the Town contained herein shall be deemed the
obligations and agreements of the Town, and not of any board member, trustee, officer, agent or
employee of the Town in his or her individual capacity, and the board members, trustees,
officers, agents and employees of the Town shall not be liable personally hereon or thereon or be
subject to any personal liability or accountability based upon or• in respect hereof or thereof or of
any transaction contemplated hereby or thereby.

(b) The obligations and agreements of the Company and Wilmorite contained herein
shall be deemed the obligations and agreements of the Company and Wilmorite, and not of any
member, officer, agent or employee of the Company or Wilmorite in his or her individual
capacity, and the members, officers, agents and employees of the Company and Wilmorite shall

21 2307789.14



not be liable personally hereon or thereon or be subject to any personal liability or accountability
based upon or in respect hereof or thereof or of any transaction contemplated hereby or' thereby.

[Signature pages follow]
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[Signature Page to Host Community Agreement]

IN WITNESS WHEREOF, tl~e parties hereto have executed this Host Community
Agreement as of the day and year first above written.

TOWN OF TYRE

Ronald F. McGreevy, Town Supervis

WHITETAIL 414, LLC

By:
Thomas C. Wilmot, Sr., President

WILNIOR.ITE, INC.

By:
Thomas C. Wilmot, Sr., President
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[Signature 1'a~e to Host ('ornm~n~ty Eigreernent]

IN WITNESS iAIHEREOF, the parties hereto have executed this Host Community
Agreement as of the day and year fizst above written.

1 I '

~y:
Ronald F. McGreevy, Town Supervisor

WgIITETAIL 414, LLC~, L ~~

By:~
Thomas C. Wilmot, Sr., President

WILMOIZITE, I1~iCa

L
By:
Thomas G Vdilmot, Sr., President
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STATE OF NEW YORK }
ss.:

COUNTY OF -S~f~ ~~-~~ )

On the /.~ ~h day of .~ c.~-h ~- in the year 2014 before me, the
undersigned, a notary public in and for said State, personally appeared

~~ ~ n ~..1 d ~ /~, ~~rh ~.~ v y personally known to me or proved to me on the
baszs of satisfactory evidence to be the individual whose name is subscribed to the within
instrument and acknowledged to me that he/she executed the same in his/11er capacity, ar~d tk~at
by his/her signature on the instrument, the individual or the person upon behalf of which the
individual acted, executed this instrument.

EUr'A~ETI-I ~'.. SUTrF?~Y
Notarf I'ub!ic: Sf~ie of ~~et~~ Ynrk

Qualified in Seneca ro. Pao. 50134;0
My Cutnrttissiat Expires July 15, 20~

otary Public

STATE OF NEW YORK )
ss.:

COUNTY OF }

On the day of in the year 2014 before me, the
undersigned, a notary public in and for said State, personally appeared

personally known to me ox proved to me on the
basis of satisfactory evidence to be the individual whose name is subscribed to the within
instrument and acknowledged to me that he/she executed the same in his/her capacity, and that
by his/her signature on the instrument, the indi~•idual or the person upon behalf of which the
individual acted, executed this instrument.

Notary Public

24 2307789.14



Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit IX. A.4. an assessment of the likely impact on the housing stock in each Host
Municipality and nearby municipalities resulting from the new jobs the Gaming Facility
provides, and the Applicant’s plans and commitments to remedy or mitigate any negative
impacts. Provide copies of any contracts, agreements or other understandings evidencing such
mitigation commitments.

EXHIBIT IX.A.4 – HOUSING

The Applicant has entered into an agreement with Better Housing, a not for profit that has over

30 years experience in the community addressing housing needs (attachment 1 with

attachment 2 as their background). Better Housing had developed a study of housing needs for

the area before the Casino proposal dated May 2014 (see attachment 3) which will be used as

a base line to focus resources on developing workforce housing as the labor force expands with

the Casino.



MEMORANDUM OF UNDERSTANDING
BETWEEN

BETTER HOUSING FOR TOMPKINS COUNTY, INC.
AND

WHITETAIL 414, LLC
(EXHIBIT IX. A. 4 TO GAMING LICENSE REQUEST FOR APPLICATIONS)

This AGREEMENT (“Agreement”), dated as of the 14th day of June 2014, is entered
into by BETTER HOUSING FOR TOMPKINS COUNTY, INC., a corporation operating as a
501(c) (3) charity with offices located at 950 Danby Road, Suite 102, Ithaca, NY 14850 (“Better
Housing”) and WHITETAIL 414, LLC, a New York limited liability company with offices at
1265 Scottsville Road, Rochester, New York 14623 (on behalf of a to be formed entity “Casino
Developer”).

Better Housing was incorporated as a non-profit organization in 1981 to “improve
housing conditions in Tompkins County … on behalf of low income, disadvantaged and minority
residents of the community.” Previous to that time, affordable housing efforts were concentrated
within the City of Ithaca, with the establishment of the Ithaca Urban Renewal Agency in the
1960s and, later, Ithaca Neighborhood Housing Services. BHTC was — and remains — the only
organization devoted solely to addressing the housing needs of rural Tompkins County. Since
the creation of the Tompkins County Homeownership Program in 1993, Better Housing has
educated thousands of potential homeowners on the process, potential, and pitfalls associated
with buying and owning a home and new homeowners who go through the program have a very
high rate of success in purchasing and maintaining their dream home.

The New York State Legislature passed the Upstate New York Gaming Economic
Development Act in the Fall of 2013 (“2013 Gaming Act”) and by statewide voter referendum
on November 5, 2013, the electorate approved a constitutional amendment to permit “class 3”, or
what is considered full casino gaming operations.

The 2013 Gaming Act called for establishing “four destination resort casinos in upstate
New York” through a competitive process whereby up to four (4) gaming licenses will be
awarded in what was identified as Region 1 (Catskill Region – Colombia, Delaware, Dutchess,
Greene, Orange, Sullivan and Ulster Counties), Region 2 (Capital Region – Albany, Fulton,
Montgomery, Rensselaer, Saratoga, Schenectady, Schoharie and Washington Counties), and
Region 5 (Upstate Region – Broome, Seneca, Tioga, Tompkins Counties and portions of
Chemung, Schuyler and Wayne east of State Route 14).

Representatives of Casino Developer and representatives of Better Housing met to review
preliminary designs for the proposed Wilmot Casino and Resort, to be located on approximately
84 acres at the Northeast intersection of the NYS Thruway and State Route 414, in the Town of
Tyre, Seneca County, New York (tax parcel 12-1-36) featuring a casino, hotel, spa, as well as
dining and entertainment (the “Wilmot Casino”).



The Casino Developer intends to apply for a gaming license for the Wilmot Casino by
June 30, 2014 through a competitive process where scoring is in part a function of having a
relationship with an entity like Better Housing so as to make the Better Housing Services
available in Seneca County to address housing stock needs in the Town of Tyre and the County
of Seneca (as the Host Communities) based on the study attached hereto as Exhibit A and to the
extent additional housing needs develop as a result of the Casion. and the parties intend this
Agreement to constitute “establishing a fair and reasonable partnership with live entertainment
venues that may be impacted by a gaming facility under which the gaming facility actively
supports the mission and the operation of the impacted entertainment venues” as contemplated
by the 2013 Gaming Act.

NOW, THEREFORE, in consideration of the above premises and other good and
valuable consideration, the receipt and sufficiency of which is acknowledged, subject to the
conditions described herein, the parties agree as follows:

1. Support of Wilmot Casino Proposal by Better Housing. Better Housing had the
attached market study (Exhibit A) prepared by a qualified analysis and is of the opinion that it
reflects the “likley impact on the housing stock in each Host Municipality (Town of Tyre and
Seneca County) and nearby municipalities resulting form the jobs the Wilmot Casino provides.
Better Housing desires to bring its experience and funding background to Seneca County and the
Town of Tyre and nearby communities to remedy and mitigate these impacts. Better Housing
hereby expresses support for the proposed development of the Wilmot Casino and supports the
Wilmot Casino application for the Region 5 gaming license contemplated by the 2013 Gaming
Act.

2. Support of Better Housing. The Casino Developer acknowledges the housing
needs described in the attached Exhibit A and expresses support for the proposed development of
housing in the Town of Tyre, Seneca County and surrounding areas and the application to be
submitted by Better Housing for Low Income Housing Tax Credits (LIHTC) through Housing
and Community Renewal (HCR) so as to cause the development of quality workforce housing as
demand develops when the Wilmot Casino begins operations. Subject to receipt of the Region 5
gaming license for the Wilmot Casino, Casino Developer will cross promote Better Housing and
provide referrals to identify and quantify housing needs resulting from the operations of the
Wilmot Casion.

3. This Agreement may be executed in counterparts, each of which shall be deemed an
original and a signature on a page transmitted by facsimile or e-mail shall be permitted and
deemed to be binding. Upon written notice to Better Housing, this MOU and the rights and
obligations hereunder may be freely assigned by Casino Developer to an entity affiliated with the
Casino Developer that obtains the Region 5 gaming license for the Wilmot Casino. If the
Region 5 gaming license is not awarded to the Wilmot Casino through the application to be
submitted by the Casino Developer in the pending competitive round, this Agreement shall be
deemed terminated unless the parties hereto enter an amendment to extend the term.



IN WITNESS THEREOF, the parties have caused this Agreement to be executed as of
the date first set forth above.

BETTER HOUSING FOR TOMPKINS COUNTY, INC.

By: _________________________________
Name: Susan D. Ottenweller
Title: Executive Director
Date:

WHITETAIL 414, LLC

By: _________________________________
Name:
Title:
Date:
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Mr. Frank Andolino  
Nathaniel Development Corporation 
1425 Mount Read Blvd.  
Suite 100 
Rochester, New York 14606 
     
Re: Preliminary Market Study & Rent Analysis 
 A Proposed Affordable Family Project 

Intersection of Route 414 & Route 318 
Town of Tyre, Seneca County, New York 

 GAR File No. 2014177 
 
Dear Mr. Andolino:   
 
GAR Associates has completed a preliminary analysis in order to determine the potential market support for a 
prospective affordable family housing development. As proposed, the project would include a mix of two and 
three-bedroom townhome orientated rental apartments that target low-income family households. As 
requested, we have established the basis for the rents assuming requirements under the Federal Low Income 
Housing Tax Credits guidelines and we are projecting two rent tiers for each unit type; below 50% AMI and 
60% AMI. In addition, and as requested by the client, we have considered the prospects for state tax credit 
units serving a population earning below 90% AMI levels.  
 
The potential for project based rental assistance also would or could exist if available; however we have 
concentrated on the pure tax credit supportable levels at this point. It is the developer’s intention to 
construction up to 50+ affordable apartment units.  
 
The location is a vacant land parcel with frontage and access along Route 414 in the Town of Tyre. This location 
is just to the south of the intersection with Route 318, and north of the Town of Waterloo in Seneca County. 
There is an access ramp to the New York State Thruway just .5 miles north along Route 414, and while the 
location is semi-rural in character, there have been discussions for a Casino site near this property.  
 
The project is in the initial development stages and specifics related to variables such as unit mix, rent structure 
and the physical parameters of the project have not been formally established. We understand that the concept 
with be similar to other developments completed by this group offering one and two-story townhome designs, 
with 4 to 6 units per building, each offering private entrances. There will be a community building and 
recreational area at the site.  Surface parking will be available to all apartments.  
 
The scope and purpose of this analysis is: 
 

 A limited scope analysis/preliminary analysis in order to provide documentation to the prospective 
developer so that they may determine the likelihood of support for the project.  
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 Interpret the variables that apply to an affordable housing development/project of this nature in order 
to complete the above. 

 
 Establish a primary market draw area and obtain demographics that apply. 

 
 Identify supply in the area that will be considered competitive; both affordable and market orientated.  

 
 Establish appropriate rent thresholds. Tax credit achievable rents will be established, together with 

analysis of achievable market rent.  
 

 Apply Demand Models in order to identify prospects for potential product support.  
 
We have completed a significant amount work which is presented within the narrative document in question. 
Because of the limitations related to the project specifics and also the purpose of this analysis, it is critical to 
recognize the following: 
 

 This is a limited scope report that does not mirror the requirements of a comprehensive analysis. The 
report should not be used for any purposes except for initial project review, consideration and analysis; 
it should not be used in conjunction with an agency submission, or financing.  

 
 The client of record provided an overview of the property, but no specific details related to a site plan, 

acreage or the actual project site. We are familiar with the area and the general location of the project.  
 

 No specifics related to the unit mix or rents were available, and in part this report will be used to 
determine different threshold requirements. Unit mix, product structure and other variables remain 
preliminary.  

 
The report is limited in scope and nature and is presented for informational purposes only. 
Limitations include: 
 

 Updates of only the most critical and comparable comps necessary in order to support 
some of our initial conclusions (market and affordable). 

 
 No renderings, work drawings or layouts. We have made assumptions pertaining to the 

anticipated physical product intended based in large part on HCR requirements, and review 
of other projects completed by this development group.   

 
 No pro-forma documentation was established; rather we are providing analysis and 

recommendations based on our knowledge of the market and the data that would be 
necessary to support a tax credit project.  

 
 No specific site visit. A tour of the location and surrounding communities was undertaken 

as part of this preliminary analysis. Also, we are familiar with the Seneca County market 
based on numerous previous assignments undertaken, and have used/relied on our 
knowledge of the market, and in part some file documentation. 
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We are presenting the results of our initial findings in a preliminary narrative report. This does 
follow the scope of work outlined, and while the results of the analysis are based on factual 
information and methodology that we would apply to a comprehensive report, the analysis is 
subject to further review and market investigation. The report will be useful to your group in 
regards to advancing the decision-making process pertaining to the project, and for other review 
and decisions, but it should not be used in conjunction with an application filing to New York State 
HCR – rather we would look to expand the report as your development advances towards a closing 
to make sure that the data is current, and also that the report be documented in a fashion that is 
consistent with a comprehensive study necessary to accommodate allocating agency 
requirements. 
 
It must be recognized that the recommendations and conclusions provided in this market analysis are objective 
opinions based on the data gathered and interpretation of current and prospective supply and demand 
variables.  Real estate markets are very dynamic in nature and continually effected by demographic, economic 
and developmental changes.  The research and analysis undertaken was completed in May 2014. Utilization of 
this report and the recommendations/conclusions undertaken are reflective of trends at this time.   
 
The report has been prepared for the specific use of the client for the proposed project as identified herein.  
The recommendations and conclusions do not apply to any other party or proposed development. 
 
Respectfully, 
 
GAR ASSOCIATES, INC. 
 

     
David M. Carlon      M. Scott Allen 
Analyst        Review Analyst 
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SUMMARY OF FINDINGS  
 
 This is a preliminary analysis, which has been based on a number of assumptions made by GAR 
Associates. We based the assumptions on the following: 
 

 Our knowledge of the Waterloo and Seneca County markets. We have completed numerous 
assignments in the region including recent work on a senior tax credit project in Geneva. Over the past 
couple of years, we have also prepared preliminary work on apartments in Seneca, Cayuga, Wayne and 
Ontario counties.   

 HCR and other agency requirements and regulations related to Federal Tax Credit guidelines. 
 Knowledge of existing tax credit and other subsidized projects that would compete with the 

development. 
 Knowledge of planned and proposed affordable housing in this market. 
 Knowledge of the physical product anticipated based on other work completed for the developer. 

 
 The concentration of our work effort has been on the affordable components based emails and the 
documentation provided by the client of record. If necessary we could expand the analysis to account for 
prospects of a mixed income project or some components of market orientated units.  

 
Project Assumptions: 
 
Prior to presenting the context of the rent conclusions it is important to understand some assumptions 

made in the analysis. The following have been accounted for: 
 

 We have been asked to analyze a family tax credit development with potential for between 32 and 52 
apartments at 50% and 60% AMI thresholds. As such, our analysis will from a demand perspective 
consider individual capture rates for each of the individual rent tiers, but also capture when extending 
from the low to the high end of the rent range for each unit type since there is overlap in the income 
bands established.    
 

 We have considered the potential for state tax credit apartments (90% AMI thresholds), with rents set 
at levels closer to market and targeting a family population earning between 60% and 90% of area 
median income.   
 

 We are analyzing the development as a non-age restricted, family project. No contribution from senior 
households.   
 

 We are assuming a physical product that would typify family tax credit units that we have seen 
developed in other parts of upstate New York, and consistent with other projects built by this group.   
 

 Regarding finishes and amenities, we are assuming typical tax credit finishes, which would include a 
mix of carpeting, VCT or laminate wood flooring, adequate closet space, average to good quality 
kitchen cabinets and fixtures, 1.5 to 2 full baths, storage space. Central air conditioning should be 
provided. Each unit will have private and separate entrances, and a townhome design. Some units with 
one-story plans, and most with two floors.  
 

 A community building with laundry, mangers offices, community room, and computer room should 
be provided as part of the development.  
 

 Our assumptions are also that an adequate amount of on-site surface parking will be provided at no 
additional charge to the tenants. No garages.  
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SUMMARY OF FINDINGS  
 
Conclusions & Key Variables to Recognize: 
 

 On the following pages, we will present some of the key and core elements of our assumptions. The 
format will include an analysis of the following: 
 

 Projected rents and unit mix. 
 Summarization of demand variables. 
 Overview of the comparable market/competitive market and establishment of achievable market rent 

levels.  
 Summarization of demographics and economic information that is important to recognize. 

 
Recommendations / Conclusions 

 
We have presented multiple scenarios of demand, including a pure tax credit project with rents set at 

levels below 60% AMI thresholds, and also a mixed-income project with inclusion of some units at the state tax 
credit (90% AMI) thresholds. In either case, the overall weighted average capture is indicated at a level 
that is well supported; typically below 10% in all cases. Generally when the capture rate is at or below 10% 
there is project support.   
 
  Scenario One 
 
 This would include a tax credit development with 32 apartments; a mix of 16 two-bedrooms and 16 
three-bedrooms. Rents and income levels will target households at both the 50% AMI and 60% AMI levels. 
There is sound support under this scenario, and some of the Favorable Characteristics, include: 

 
 Overall weighted capture of 7.75% for 32 apartments set at levels below 50% and 60% of area 

median income. Each of the individual rent tiers are below 10%.   
 

 Limited amount of quality market rate rentals in the area, especially three-bedroom units. The 
proposed units would be superior in quality, finishes, and design than the local comparable and 
classified rentals that are generally older and more dated garden style rentals.   
 

 There is a significant rent advantage at the rents projected versus both achievable market and other 
competing affordable projects. The rent advantage ranges from 30% to 40% for all rent tiers when 
compared to achievable market rent thresholds. In all cases the projected rents would be consistent 
with or below levels achieved at other competing tax credit developments, and below the maximum 
allowable levels for Seneca County.  
 

Potential Issues & Concerns: 
 
 As always, there are aspects of the market that require consideration and could cause some potential 
concerns. Items to recognize include: 
 

 There are other housing options and in many cases these are located closer to commercial and 
community services, in Waterloo, Seneca Falls and Geneva. While the location is fairly rural, it is only 
.5 miles from the New York State Thruway, and only 4 to 6 miles from most of the major shopping, 
retailers and services. There is no access to the local bus or public transportation services, and there 
are few places of employment located nearby.   
 

 Rent thresholds in the area are low. This is related to the age and condition of the current 
available housing, limited amount of newer housing, and garden style or walk-up nature of the housing 
with smaller one and two-bedrooms. The adopted subject rents are below market averages prior to 
adjustments, but many are located in more desirable locations and closer to services.   
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SUMMARY OF FINDINGS  
 

Scenario Two 
 
 This would include a tax credit development with 46 apartments; a mix of 22 two-bedrooms and 24 
three-bedrooms. Rents and income levels will target households at the 50% AMI and 60% AMI levels (similar to 
Scenario One), but also include additional apartments that target the 90% AMI thresholds. There is sound 
support under this scenario, and some of the Favorable Characteristics, include: 

 
 Overall weighted capture of 8.19% for 46 apartments set at levels below 50%, 60% and 90% of 

area median income.  
 

 Limited amount of quality market rate rentals in the area, especially three-bedroom units. The 
proposed units would be superior in quality, finishes, and design than the local comparable and 
classified rentals that are generally older and more dated garden style rentals. There are no state tax 
credit units in this local market, and very little supply of newer market rate housing that would compete 
with the state tax credit units.   
 

 There is a significant rent advantage at the rents projected versus both achievable market and other 
competing affordable projects. The rent advantage ranges from 30% to 40% for all rent tiers when 
compared to achievable market rent thresholds.  In all cases the projected rents would be at or below 
levels achieved at other competing tax credit developments, and below the maximum allowable levels 
for Seneca County. The rent advantage for the 90% State tax credit apartments is not as significant, 
but is 10% to 12% below achievable market levels.  
 

 The rents for the 90% AMI units are much lower than average market rent levels in Farmington and 
Canandaigua, which is where newer market rate housing has been constructed, and some of the 
migration from Waterloo/Seneca Falls has occurred. When compared with some of the older options in 
Seneca Falls, Waterloo or Geneva, the state tax credit rents are not far off from these levels.  
 

Potential Issues & Concerns: 
 

 The projected rents for the state tax credit units are approaching market, and are set at levels that are 
higher than the local classifieds, and at higher levels than most of the rental housing in Seneca County. 
However, there is support for these rent levels, and demand indicates a strong capture rate for these 
units.  
 

 The location as discussed is further from community services, shopping and places of employment. It is 
closer to the New York State Thruway, but still over 4 to 6 miles from most of the area shopping 
centers.   
 
Primary Market Area   
 

 In regards to the Primary Market Area or PMA, we have established a market draw that includes 
census tracts in Seneca, Cayuga and Wayne County. Communities included in the Primary Market Area 
are: 

 
 Town of Junius 
 Town of Seneca Falls 
 Town of Waterloo 
 Town of Fayette 
 Town of Galen 
 Town of Throop   
 Town of Aurelius 
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SUMMARY OF FINDINGS  
 

Net Demand & Capture: 
 

 Based on the assumptions we have applied, the net demand and capture for the project reflects the 
following: 

 
Scenario One -32 apartments with rents at 50% and 60% levels 
 

 Weighted Average Capture Based on Analysis 
 Of Different Rents and Unit Types:    7.75% 
 
 Weighted Average Capture When Ranging From 
 The High to the Low End of the Rent Range:   9.61% 
 

Scenario Two – 46 apartments including units at 90% State Tax Credit levels 
 

 Weighted Average Capture Based on Analysis 
 Of Different Rents and Unit Types:    8.19% 
 

Typically capture rates that are at or below 20% are indicative of project support. The lower the 
capture rate the better, and typically capture rates under 10% are perceived by market participants and in 
some cases the agency is the barometer of need. Based on the variables that we have applied, it does appear 
that 32 to 46 units would be supportable.   

 
Projected Rents and Unit Mix  
 
As indicated, this is a preliminary analysis and unit mix and rents have not been firmly established. We 

have presented what we feel is a reasonable and logical unit mix and rent structure below. All rents are 
summarized to the gross levels in order to show consistency with Low Income Housing Tax Credit regulations. 
The rents would technically be net of heat and electric for this type of development option, and we have 
estimated utility allowances based on standards that we apply throughout upstate New York.  

 
We present the rents and unit mix under what would be considered Scenario Two in this report, 

showing the unit mix and rents at 50%, 60% and 90% AMI levels.     
 

 
  

(2) (3) (4) (5) (5a) (6) (7) (8)

(1) Net Tenant Total Gross Tax Unrestricted Achievable % Disc % Disc % Disc
# of Tenant Paid Gross Rents/ Credit HUD Market Market to TC to MKT to ADJ MKT

Unit Type Units % AMI Sq.Ft. Rents Utilities Rents Sq.Ft. Maximums FMR Averages Rent/Adj MAX Averages Averages
2 BRM – Tax Credit 8 50% 1100 $445 $130 $575 $0.52 $648 $710 $965 $975 11.27% 40.41% 41.03%
2 BRM – Tax Credit 8 60% 1100 $545 $130 $675 $0.61 $778 $710 $965 $975 13.24% 30.05% 30.77%
2 BRM – State Tax Credit 6 90% 1100 $725 $130 $855 $0.78 $1,167 $710 $965 $975 26.74% 11.40% 12.31%

3 BRM – Tax Credit 8 50% 1238 $550 $150 $700 $0.57 $750 $1,013 $1,163 $1,150 6.67% 39.81% 39.13%
3 BRM – Tax Credit 8 60% 1238 $650 $150 $800 $0.65 $900 $1,013 $1,163 $1,150 11.11% 31.21% 30.43%
3 BRM – State Tax Credit 8 90% 1238 $875 $150 $1,025 $0.83 $1,350 $1,013 $1,163 $1,150 24.07% 11.87% 10.87%

(6) The % that the intended subject rent is below the tax credit maximum allowable levels.
(7) The % that the intended subject rent is below the average unrestricted market rent in the area before adjustments to achievable 
(8) The % that the intended subject rent is below the average unrestricted market rent in the area post adjustments to achievable.

UNIT MIX / RENT SUMMARY

(4) 2014 HUD FMR Effective as of 10/13
(5) Equal to street rents, these are un-adjusted for location, quality, etc - they are simple averages. 

(1) this is the % AMI that the rent falls at or below
(2) Estimated tenant paid utilities based on provided data
(3) Tax credit max at 50% or 60% AMI based on the 2014 AMI levels
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SUMMARY OF FINDINGS  
 

Notes associated with the previous chart include: 
 
Utilities: Tenants to pay heat and electric. Owner will cover cold water, sewer 

and trash removal.  
 
Base Rents: All rents are set at levels that are below the tax credit maximum 

standards. This is evident based on review of market rents for the 
area, and the achieved rents are competing tax credit developments. 
The maximum levels are not achievable at any AMI level as evident by 
the rents that are being charged. In all cases there is an adequate gap 
and rent advantage when accounting for variable adjustments that 
allow for support of the tax credit maximum standards. Even at the 
90% maximum rents, the advantage compared to market ranges from 
10% to over 12%.  

 
 The established rents are presented both on a net basis and gross 

basis. For comparison with tax credit maximum allowable levels, gross 
rents apply. We have converted the market averages and achievable 
market rents to gross terms as well for comparison.  

 
The gross rents should not change, however, if utilities estimates vary, 
the net rent can be adjusted.  

 
Unit Sizes: Unit sizes are estimated based on review of other projects completed 

by the development group. These will be townhouse style units with 
shared interior walls.  

 
Community Space:  A community building with a room and kitchen, computer area, 

management offices and laundry.  
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AERIAL PHOTOGRAPH 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPROXIMATE SUBJECT SITE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Aerial Photograph 
Courtesy of: http://www.googlemaps.com 
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LOCATION MAP/TRADE SERVICE DATA 
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ANALYSIS OF THE AREA & IMMEDIATE NEIGHBORHOOD 
 
 The Area 
  
 We will not be providing specific details of the neighborhood or the area as of the current timeframe. 
We will discuss the immediate subject neighborhood below and on the following pages.  

 
The location is a vacant land parcel with frontage and access along Route 414 in the Town of Tyre. This 

location is just to the south of the intersection with Route 318, and north of the Town of Waterloo in Seneca 
County. There is an access ramp to the New York State Thruway just north along Route 414, and while the 
location is semi-rural in character, there have been discussions for a Casino site near this property.  

 
The Town of Tyre is small community located at the northeastern boundary of the county, and includes 

a population of less than 900.  
 
The nearby and surrounding property uses include: 
 
To the North:  Nice and Easy Convenience store and gas station, access to New York State 

Thruway 
To the West:  Vacant and agricultural uses 
To the East:  Vacant and agricultural uses 
To the South:  Vacant and agricultural uses 
 
With the exception of a few gas stations and a convenience store, surrounding uses are rural residential 

and agricultural and there are no signs of new construction and changes in surrounding uses. 
 
The Premium Outlet Mall is located 4 miles west of the site, along Route 318. The Montezuma Marsh is 

located to the east of the site, and encompasses a large part of the town.  
 
The closest and nearest residential population base is 4 to 6 miles to the south in Waterloo and Seneca 

Falls. This area provides community services, commercial services, places of employment and other services.   
 
In regards to overall market conditions as they influence housing development and patterns, most of 

the well managed, maintained and kept developments within the area retain high occupancy thresholds. This 
applies to both affordable and market orientated apartment units. Apartments are generally well occupied with 
averages at or around 97% to 100% for market orientated apartments and above 99% for well managed, 
maintained and operated affordable housing developments. This is a low to moderate income area, and rents, 
while generally adequate are not reflective of top of the market levels.  

 
The existing housing reflects older, and dated garden style housing, and smaller 2, 3 and 4 family 

converted residential options. Much of the housing was built in the early 1900’s, and there have been only two 
or three newer housing projects built in the past 10 – 20 years within the area. Rents are low compared to 
areas west in Farmington or Canandaigua, but reflect the age, condition and economic of the location.  
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SUMMARY OF FINDINGS  
 
The following is an overview of nearby support services and commercial developments: 

 

 

COMMUNITY SERVICES NAME
TRAVEL DISTANCE* 

FROM SITE (IN MILES)
MAJOR HIGHWAY(S) Interstate 90 0.45
PUBLIC BUS STOP RGTA Loops 1 & 4 4.13
SUBWAY/RAIL STATION N/A N/A

PHARMACY Rite Aid 4.5
GROCERY: 
     NEAREST MARKET Nice N Easy 0.1
     NEAREST FULL SERVICE MARKET Tops & Aldi 7.08
DISCOUNT DEPARTMENT STORE Walmart 3.6
SCHOOLS:
      ELEMENTARY Main Street Elementary 5.5
      MIDDLE / JUNIOR HIGH Waterloo Middle 4.91
      HIGH Waterloo High 6.23
HOSPITAL Finger Lakes Health Geneva Hospital 12.45
MEDICAL CLINIC/OFFICES Finger Lakes Health Urgent Care 14.72
POLICE Waterloo Police Department 5.44
FIRE Magee Fire Department 0.14
POST OFFICE 2 East Main St Waterloo 5.33
BANK Seneca Falls Savings Bank 3.59
SENIOR CENTER Seneca County Office for Aging 4.13
DAY CARE Abbie's Nook Daycare 4.75
LIBRARY Waterloo Library 5.26

HP = High Performing /Gap Closing School

COMMUNITY SERVICES

MAJOR EMPLOYERS / 
EMPLOYMENT CENTERS Schools & Hospital 5.5 & 12.45

* CALCULATED ALONG DEDICATED ROADWAYS
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MARKET AREA & DEMOGRAPHICS 
 
Market Draw Area: 
 
The Primary Market Area (PMA) is defined by NCHMA guidelines as a “geographic area from which a 

property is expected to draw the majority of its residents.” Based on the physical nature of the project that is 
anticipated, coupled with the location and the various rent tiers that will be offered, we fully expect that the 
development will be in a position to attract interest from a wide region. 

 
The market draw area includes a wide variety of census tracts that are summarized below. The 

boundaries of the PMA extend in a fairly significant distance to the north and south (nearly 10 miles each way), 
and 5 to 10 mile east and west. We do feel that it is reasonable given the draw of these areas and the semi-
rural nature of these locations.   

 

Geocode County Municipality 

36011040500 Cayuga County Throop town 
36011041200 Cayuga County Aurelius town 
36099950100 Seneca County Junius town 
36099950200 Seneca County Seneca Falls town
36099950300 Seneca County Seneca Falls town
36099950400 Seneca County Seneca Falls town
36099950500 Seneca County Waterloo town 
36099950600 Seneca County Waterloo town 
36099950700 Seneca County Fayette town 
36117021700 Wayne County Galen town 
36117021800 Wayne County Galen town 

 
 The subject land parcel is located with Census Tract No. 95.01.  
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MARKET AREA MAP 
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MARKET AREA & DEMOGRAPHICS 
 

General Demographics 
 
Outlined below is a general demographic summary that we present for application to the communities 

that are part of the PMA, and surrounding areas. The data reflects 2010 Census with some additional 
information from the 2006 – 2010 American Community Survey. The data does not match specifically the 
boundary areas or census tracts included within the Primary Market Area that we have referenced. Obviously, 
the communities presented reflect the majority of the subject PMA, but they will not be a direct match or 
correlation. We also present the subject census tract for review and reference.  

 

 
 

Some important notes to recognize include: 
 

 The economic data application to Tyre and surrounding communities like Waterloo and Seneca Falls is 
fairly consistent with regards to median home value and median income levels.   

 
 Ratios of renters indicate generally consistent patterns amongst most of the communities referenced. 

Tyre has very few rental options with only 13.6% renter households, and no rental housing in larger 
20+ complexes.  
 

  

Seneca 
County

Seneca 
Falls Town

Tyre Town Waterloo 
Town

CT 95.01

Total Housing Units 16,020 4,365 435 3,468 1,071
Population 35,306 9,078 841 7,671 2,347
Median Household Income $49,155 $47,004 $44,464 $45,962 $44,323 
Average Household Size - Owner Occupied 2.47 2.37 2.46 2.42 2.58
Average Household Size - Renter Occupied 2.19 2.04 1.81 1.94 2.41
Median Value of Owned Home $92,800 $93,100 $95,900 $76,600 $92,400
Median Monthly Gross Rent $657 $640 $917 $646 $779
% Renters Paying 35% or More(1) 36.4% 37.6% 21.2% 34.5% 22.2%
Ratio of Population Age 65+ 15.6% 16.5% 9.8% 18.8% 11.5%
Median Age 41.2 40.0 43.8 45.2 40.5
Household With One or More people 65+ 3,930 1,145 66 934 208
Ratio of Owner Occupied Households 75.0% 64.6% 86.4% 76.0% 86.6%
Ratio of Renter Occupied Households 25.0% 35.4% 13.6% 24.0% 13.4%
Ratio of Vacant Housing Units 16.4% 10.8% 18.6% 8.1% 14.3%
Ratio of Vacant Rental Units 5.6% 4.3% 0.0% 8.1% 0.0%
Tenure: Ratio of larger rental projects(2) 4.71% 3.70% 0.00% 10.73% 0.00%
Ratio of Rental Units Built Post 1980 23.40% 12.41% 29.17% 42.02% 46.34%
Employed 15,186 4,067 430 3,741 1,071
Unemployment Rate 5.9% 6.1% 5.3% 8.3% 4.0%

Mean Travel Time to Work (minutes) 22.8 22.2 23.4 21.4 22.3
% of All People Below Poverty Line 11.9% 12.4% 13.2% 9.8% 21.0%
(1) Gross rent as a percent of income.
(2) Defined as rental units with 20 or more apartments.
Source: 2008-2012 American Community Survey - 5 Year Estimate

 DEMOGRAPHIC SUMMARIZATION 2012
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MARKET AREA & DEMOGRAPHICS 
 

 HISTA Data / Demographics 
 

As indicated previously, GAR Associates utilizes a database known as HISTA, which stands for 
Households by Income, Size, Tenure and Age. This database is useful for market analysts as it advances the 
census data a few steps above typical documentation. The availability of this data is particularly useful for 
affordable projects, as it breaks out income by household size, and we can isolate households based on size 
contribution and the different unit types available at the subject. 

 
In addition to the household data presented by HISTA, we also have obtained some documentation 

applicable to population statistics, which will be presented and discussed.  
 

 
 

 
 

 Notes applicable to this information that are important to recognize include: 
 

 The population and household counts for the PMA reflect declines over the last five years, and 
forecasted declines moving forward. This is fairly typical of many Upstate New York locations.   
 

 The lower income thresholds in the area are evident by the fact that nearly 50% of the renters earn 
below $30,000. Over 32% of all renters earn below $20,000.  
 

 The ratio of family households with 3+ persons is fairly significant at over 37%, indicative of the need 
and support for larger family units.  
 

 Median income is fairly high at over $47,000 in the market draw area, about the same in the subject 
census tract at $43,500.   

2008 ** 2014 % 
Change

2019 % 
Change

Total Renter Households: 2,641 2,534 -4.05% 2,432 -4.03%

Owner Occupied Households: 7,639 7,254 -5.04% 6,825 -5.91%
Total Households: 10,280 9,788 -4.79% 9,257 -5.43%
% of Renters 25.69% 25.89% 26.27%

Renters Earning $30,000 or Less: 49.92%
Renters Earning $20,000 or Less: 32.16%
Ratio of Renters with 3 or more persons 37.21%
2014 Estimated Median Income Market Draw Area: $47,709
Median Income Subject Census Tract (95.01): $43,591

* All data applies to under age 62 only
** The 2006-2010 ACS data has been used as the basis in the demographic summary for the
equivalent of the 2008 household statistics.

Demographic Summary PMA – HISTA Data *

2014 Data:

Year Population % Change
2010 (1) 26,883 N/A
2014 (2) 25,929 -3.55%
2019 (3) 24,704 -4.72%

1) Census
2) Current Year Estimate
3) 5-yr Projection

Population Under Age 62
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MARKET AREA & DEMOGRAPHICS 
  

HISTA 2.2 Summary Data
© 2014 All rights reserved Nielsen Claritas

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 251 56 10 17 9 343
$10,000-20,000 84 142 93 14 20 353
$20,000-30,000 94 141 20 102 45 402
$30,000-40,000 77 80 54 24 30 265
$40,000-50,000 34 39 86 90 42 291
$50,000-60,000 18 66 37 36 19 176
$60,000-75,000 17 23 28 3 37 108

$75,000-100,000 8 84 48 3 4 147
$100,000-125,000 7 50 13 4 7 81
$125,000-150,000 2 5 6 0 5 18
$150,000-200,000 0 3 3 1 1 8

$200,000+ 1 9 2 1 3 16

Total 593 698 400 295 222 2,208

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 9 2 0 1 0 12
$10,000-20,000 82 22 0 3 0 107
$20,000-30,000 30 17 0 1 0 48
$30,000-40,000 31 0 2 0 0 33
$40,000-50,000 29 12 1 1 0 43
$50,000-60,000 4 6 10 0 1 21
$60,000-75,000 10 5 1 0 0 16

$75,000-100,000 5 7 1 0 0 13
$100,000-125,000 10 4 1 1 0 16
$125,000-150,000 3 7 1 0 0 11
$150,000-200,000 5 0 0 0 0 5

$200,000+ 0 0 0 0 1 1

Total 218 82 17 7 2 326

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 95 2 1 0 1 99
$10,000-20,000 410 15 8 1 1 435
$20,000-30,000 98 34 5 1 0 138
$30,000-40,000 62 48 22 2 1 135
$40,000-50,000 31 27 6 1 0 65
$50,000-60,000 69 5 4 3 0 81
$60,000-75,000 22 22 9 3 0 56

$75,000-100,000 42 10 3 0 0 55
$100,000-125,000 26 4 3 1 0 34
$125,000-150,000 10 4 0 2 2 18
$150,000-200,000 8 0 0 1 1 10

$200,000+ 2 1 0 0 1 4

Total 875 172 61 15 7 1,130

Renter Households

Market Area

Renter Households

Age 15 to 54 Years

Year 2014 Estimates

Aged 55 to 61 Years

Year 2014 Estimates

Renter Households

Aged 62+ Years

Year 2014 Estimates
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MARKET AREA & DEMOGRAPHICS 
 

` 

HISTA 2.2 Summary Data
© 2014 All rights reserved Nielsen Claritas

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 86 15 16 13 15 145
$10,000-20,000 30 80 48 39 32 229
$20,000-30,000 95 92 75 38 43 343
$30,000-40,000 94 92 77 63 71 397
$40,000-50,000 109 97 174 59 82 521
$50,000-60,000 52 82 167 195 112 608
$60,000-75,000 102 208 177 222 94 803

$75,000-100,000 50 316 277 235 218 1,096
$100,000-125,000 1 175 100 153 144 573
$125,000-150,000 1 99 51 80 50 281
$150,000-200,000 1 57 88 41 33 220

$200,000+ 0 27 20 5 31 83

Total 621 1,340 1,270 1,143 925 5,299

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 28 32 3 0 1 64
$10,000-20,000 43 29 9 6 0 87
$20,000-30,000 59 69 24 2 0 154
$30,000-40,000 86 59 6 0 2 153
$40,000-50,000 28 81 56 0 9 174
$50,000-60,000 24 108 25 23 12 192
$60,000-75,000 70 111 40 11 20 252

$75,000-100,000 46 238 69 22 13 388
$100,000-125,000 10 146 40 32 5 233
$125,000-150,000 19 47 24 25 5 120
$150,000-200,000 6 48 30 10 6 100

$200,000+ 6 31 1 0 0 38

Total 425 999 327 131 73 1,955

1‐Person 2‐Person 3‐Person 4‐Person 5+‐Person

Household Household Household Household Household Total

$0-10,000 97 86 7 0 0 190
$10,000-20,000 375 182 21 3 3 584
$20,000-30,000 281 318 17 2 0 618
$30,000-40,000 214 367 8 4 7 600
$40,000-50,000 109 327 66 4 2 508
$50,000-60,000 57 259 54 13 13 396
$60,000-75,000 52 200 43 5 21 321

$75,000-100,000 57 228 53 18 30 386
$100,000-125,000 28 150 31 1 3 213
$125,000-150,000 12 53 9 5 2 81
$150,000-200,000 7 52 7 2 2 70

$200,000+ 6 12 2 2 0 22

Total 1,295 2,234 318 59 83 3,989

Owner Households

Market Area

Owner Households

Age 15 to 54 Years

Year 2014 Estimates

Aged 55 to 61 Years

Year 2014 Estimates

Owner Households

Aged 62+ Years

Year 2014 Estimates
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MARKET AREA & DEMOGRAPHICS 
 

 
 

POPULATION DATA
© 2014 All rights reserved Nielsen Claritas

Age Male Female Total Age Male Female Total Age Male Female Total

0 to 4 Years 1,138 993 2,131 0 to 4 Years 1,054 984 2,038 0 to 4 Years 1,017 976 1,993
5 to 9 Years 1,135 1,073 2,208 5 to 9 Years 1,084 996 2,080 5 to 9 Years 1,037 965 2,002

10 to 14 Years 1,194 1,228 2,422 10 to 14 Years 1,121 1,118 2,239 10 to 14 Years 1,069 985 2,054
15 to 17 Years 830 856 1,686 15 to 17 Years 742 767 1,509 15 to 17 Years 686 700 1,386
18 to 20 Years 705 605 1,310 18 to 20 Years 707 687 1,394 18 to 20 Years 684 669 1,353
21 to 24 Years 958 869 1,827 21 to 24 Years 979 923 1,902 21 to 24 Years 972 972 1,944
25 to 34 Years 1,957 1,910 3,867 25 to 34 Years 2,114 1,987 4,101 25 to 34 Years 2,239 2,116 4,355
35 to 44 Years 2,312 2,382 4,694 35 to 44 Years 2,010 2,126 4,136 35 to 44 Years 1,862 1,909 3,771
45 to 54 Years 3,026 3,040 6,066 45 to 54 Years 2,759 2,754 5,513 45 to 54 Years 2,318 2,374 4,692
55 to 64 Years 2,508 2,638 5,146 55 to 64 Years 2,748 2,810 5,558 55 to 64 Years 2,892 2,861 5,753
65 to 74 Years 1,487 1,602 3,089 65 to 74 Years 1,668 1,818 3,486 65 to 74 Years 1,994 2,220 4,214
75 to 84 Years 965 1,225 2,190 75 to 84 Years 955 1,169 2,124 75 to 84 Years 956 1,165 2,121

85 Years and Up 312 561 873 85 Years and Up 335 592 927 85 Years and Up 363 634 997
Total 18,527 18,982 37,509 Total 18,276 18,731 37,007 Total 18,089 18,546 36,635

62+ Years n/a n/a 7,548 62+ Years n/a n/a 8,029 62+ Years n/a n/a 8,956

Source: Nielsen Claritas; Ribbon Demographics

Ribbon Demographics, LLC
www.ribbondata.com

Tel: 916-880-1644

Source: Nielsen Claritas; Ribbon Demographics

Ribbon Demographics, LLC
www.ribbondata.com

Tel: 916-880-1644

Sample Area

Population by Age & Sex

Census 2010 Five‐Year Projections ‐ 2019Current Year Estimates ‐ 2014
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MARKET AREA & DEMOGRAPHICS 
 

HOUSEHOLD DATA
© 2014 All rights reserved Nielsen Claritas

Age Age Age Age Age Age Age Age

Income
15 - 24 
Years

25 - 34 
Years

35 - 44 
Years

45 - 54 
Years

55 - 64 
Years

65 - 74 
Years

75 - 84 
Years

85+ 
Years Total Percent

Less than $15,000 152 236 222 192 265 275 264 159 1,765 11.8%

$15,000 - $24,999 57 169 183 209 266 360 354 178 1,776 11.9%

$25,000 - $34,999 100 174 195 285 319 288 217 97 1,675 11.2%

$35,000 - $49,999 99 293 332 391 416 426 274 89 2,320 15.6%

$50,000 - $74,999 48 446 520 681 678 423 178 56 3,030 20.3%

$75,000 - $99,999 17 276 378 572 547 199 74 22 2,085 14.0%

$100,000 - $124,999 1 107 175 371 329 125 35 7 1,150 7.7%

$125,000 - $149,999 1 42 68 188 174 40 12 4 529 3.5%

$150,000 - $199,999 4 19 48 157 138 34 9 4 413 2.8%

$200,000 and up 1 6 26 66 50 10 3 2 164 1.1%

Total 480 1,768 2,147 3,112 3,182 2,180 1,420 618 14,907 100.0%

Percent 3.2% 11.9% 14.4% 20.9% 21.3% 14.6% 9.5% 4.1% 100.0%

Source: Nielsen Claritas; Ribbon Demographics

Source: Nielsen Claritas; Ribbon Demographics

Households by Income and Age
Sample Area

Current Year Estimates - 2014
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MARKET AREA DEMOGRAPHICS & TRENDS 
 

HOUSEHOLD DATA
© 2014 All rights reserved Nielsen Claritas

Geography ID Census 2000  2014 Estimate

2019 

Projection 

36011040500 $44,122 $59,596 $65,697

36011041200 $43,448 $57,846 $63,074

36099950100 $41,456 $43,591 $39,057

36099950200 $34,533 $39,293 $33,806

36099950300 $42,854 $54,297 $46,341

36099950400 $33,110 $40,963 $34,631

36099950500 $33,490 $49,710 $47,448

36099950600 $34,021 $45,885 $40,509

36117021700 $39,253 $46,558 $51,038

36117021800 $31,783 $39,349 $42,165

Average: $37,807 $47,709 $46,377

Median Household Income
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SUMMARY OF FINDINGS  
 
Competitive Supply: 
 

 In regards to supply, we present a summarization of the market orientated developments and the 
affordable projects on the following pages. First we will discuss and overview the market orientated apartments, 
and then later the affordable segment.  
 
  Market Orientated Units: 
  
 There are no projects located specifically in Tyre, and most are located in Seneca Falls, Waterloo or 
further west. We will present a summarization of all developments in the sample on the following page, and the 
details of each of these comparables are outlined in the addendum. Notes associated with the comparables that 
are important to recognize include: 
 

 In most cases, the data has been updated to the current timeframe. In some cases based on the 
preliminary nature of the assignment, we did rely on file documentation without updating the 
comparable data directly. 
 

 The projects reflect a variety of development types, but do not include every apartment complex in the 
PMA. Most are older and dated, but we did reference some newer or more recently built rental housing.  
 

 Most of the rents in the area are based on net rents with tenants paying for heat and/or electric. Still 
we have advanced the analysis to a gross rent level to show consistency with the requirements of the 
Low Income Housing Tax Credit Program.  

 
Most Comparable Market Rate Apartments 

 
 The primary or most comparable apartments that have been considered for calculation of the 
achievable market rents are : 
 

 Barrington Apartments 
 Collett Woods 
 Stone hedge 
 Fairdale TH 
 Park Place 
 Sheridan Park 
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SUMMARY OF FINDINGS  
 

 
 

Job #: 2014177

Proj. Name: Routes 318 & 414

Description: Preliminary MS for affordable family project

Rent Summary for Market Rate Projects

Site Name Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

Genesee Gardens Apartments 1968 98% H E 520 $629 629.00$         1.21$              629.00$          1.21$              
Liberty Court Apartments 1970s 100% 650 $600 600.00$         0.92$              710.00$          1.09$              
The First Ward School 1900 / converted 1992 100% 800 $670 ‐ $700 685.00$         0.86$              795.00$          0.99$              
Park Place Apartments 1949/1994 99% 600 $520 520.00$         0.87$              630.00$          1.05$              
Holiday Manor 1970's 97% H 550 $610 610.00$         1.11$              645.00$          1.17$              
Holiday Manor 1970's H 800 $670 670.00$         0.84$              705.00$          0.88$              
Sheridan Park 1970's 97% H 662 $680 680.00$         1.03$              715.00$          1.08$              
Sheridan Park 1970's H 870 $795 795.00$         0.91$              830.00$          0.95$              
Rivermist Apartments 1970 100% H 680 $575 ‐ $645 610.00$         0.90$              645.00$          0.95$              
CenterPointe Project 1997 97% 788 $825 825.00$         1.05$              935.00$          1.19$              
Finger Lakes Manor 1972 96% 500 $635 635.00$         1.27$              745.00$          1.49$              
Finger Lakes Manor 1972 800 $790 790.00$         0.99$              900.00$          1.13$              
Woodhill Apartments & Townhouses 1980 97% 900 $510 ‐ $622 566.00$         0.63$              676.00$          0.75$              
   1 Bedroom Averages: 98% 701.5      662.69$         0.94$              735.38$          1.05$              

Site Name Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

Genesee Gardens Apartments 1968 98% H E 662 $690 690.00$         1.04$              690.00$          1.04$              
Geneva Gardens 1955 100% 900 $650 650.00$         0.72$              780.00$          0.87$              
Northtown Apartments 1989 100% 850 $600 ‐ $650 625.00$         0.74$              755.00$          0.89$              
Liberty Court Apartments 1970s 100% 750 $625 625.00$         0.83$              755.00$          1.01$              
The First Ward School 1900 / converted 1992 100% 1000 $900 ‐ $950 925.00$         0.93$              1,055.00$       1.06$              
Barrington Apartments 1968/1998 95% H 816 $810 ‐ $825 817.50$         1.00$              862.50$          1.06$              
Park Place Apartments 1949/1994 99% 800 $570 570.00$         0.71$              700.00$          0.88$              
Park Place Apartments 1949/1994 960 $670 670.00$         0.70$              800.00$          0.83$              
Holiday Manor 1970's 97% H 875 $720 720.00$         0.82$              765.00$          0.87$              
Sheridan Park 1970's 97% H 846 $795 795.00$         0.94$              840.00$          0.99$              
Sheridan Park 1970's H 1045 $870 870.00$         0.83$              915.00$          0.88$              
Sheridan Park 1970's H 1100 $870 870.00$         0.79$              915.00$          0.83$              
Rivermist Apartments 1970 100% H 800 $725 725.00$         0.91$              770.00$          0.96$              
CenterPointe Project 1997 97% 962 $870 ‐ $885 877.50$         0.91$              1,007.50$       1.05$              
CenterPointe Project 1997 1048 $900 ‐ $1040 970.00$         0.93$              1,100.00$       1.05$              
CenterPointe Project 1997 1434 $1290 1,290.00$      0.90$              1,420.00$       0.99$              
CenterPointe Project 1997 1530 $1465 1,465.00$      0.96$              1,595.00$       1.04$              
Finger Lakes Manor 1972 96% 1060 $900 900.00$         0.85$              1,030.00$       0.97$              
Collett Woods Townhomes 1974 100% 1050 $950 950.00$         0.90$              1,080.00$       1.03$              
Stone Hedge Village Townhouses Phase I–1980's/Phase II‐1998‐99 94% 960 $845 ‐ $880 862.50$         0.90$              992.50$          1.03$              
Stone Hedge Village Townhouses Phase I–1980's/Phase II‐1998‐99 1133 $1175 1,175.00$      1.04$              1,305.00$       1.15$              
Fairdale Townhomes 2003 100% 945 $995 995.00$         1.05$              1,125.00$       1.19$              
Collett Woods TH ‐ Phase II 2013/2014 100% 1160 $1150 1,150.00$      0.99$              1,280.00$       1.10$              
Woodhill Apartments & Townhouses 1980 97% 1000 $778 ‐ $803 790.50$         0.79$              920.50$          0.92$              
Woodhill Apartments & Townhouses 1980 1050 $678 ‐ $690 684.00$         0.65$              814.00$          0.78$              
Woodhill Apartments & Townhouses 1980 1120 $688 688.00$         0.61$              818.00$          0.73$              
   2 Bedroom Averages: 98% 994.5      859.62$         0.86$              965.00$          0.97$              

Site Name Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

Genesee Gardens Apartments 1968 98% H E 900 $750 750.00$         0.83$              750.00$          0.83$              
Barrington Apartments 1968/1998 95% H 958 $850 ‐ $875 862.50$         0.90$              917.50$          0.96$              
CenterPointe Project 1997 97% 1800 $1595 1,595.00$      0.89$              1,745.00$       0.97$              
Finger Lakes Manor 1972 96% 1300 $1015 1,015.00$      0.78$              1,165.00$       0.90$              
Finger Lakes Manor 1972 1350 $1065 1,065.00$      0.79$              1,215.00$       0.90$              
Collett Woods Townhomes 1974 100% 1190 $1085 1,085.00$      0.91$              1,235.00$       1.04$              
Stone Hedge Village Townhouses Phase I–1980's/Phase II‐1998‐99 94% 1113 $1010 1,010.00$      0.91$              1,160.00$       1.04$              
Stone Hedge Village Townhouses Phase I–1980's/Phase II‐1998‐99 1287 $1170 1,170.00$      0.91$              1,320.00$       1.03$              
Fairdale Townhomes 2003 100% 1140 $1105 1,105.00$      0.97$              1,255.00$       1.10$              
Collett Woods TH ‐ Phase II 2013/2014 100% 1384 $1275 1,275.00$      0.92$              1,425.00$       1.03$              
Woodhill Apartments & Townhouses 1980 97% 1250 $726 ‐ $738 732.00$         0.59$              882.00$          0.71$              
Woodhill Apartments & Townhouses 1980 1426 $735 735.00$         0.52$              885.00$          0.62$              
   3 Bedroom Averages: 97% 1,258.2  1,033.29$      0.82$              1,162.88$       0.92$              

Site Name Yr. Built Occ.(Avg) Utils* Sq. Ft. Rent Range Rent(Mid) $/SF(Mid) Gross Rent Gross $/SF

Fairdale Townhomes 2003 100% 1335 $1285 1,285.00$      0.96$              1,455.00$       1.09$              
Woodhill Apartments & Townhouses 1980 97% 1450 $786 786.00$         0.54$              956.00$          0.66$              
   4 Bedroom Averages: 99% 1,392.5  1,035.50$      0.74$              1,205.50$       0.87$              
* Utils: (H)eat, (E)lectric Paid by Landlord

Unit Type: 1 Bedroom

Unit Type: 2 Bedroom

Unit Type: 3 Bedroom

Unit Type: 4 Bedroom
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SUMMARY OF FINDINGS  
 

 A summarization of various market rate comparables and components are outlined in the chart below. 
In the chart we identify market averages, as well as the classifieds that we reviewed. There are clear variable 
differences between some of the newer and older more typical market rate product, and we will identify these 
more directly on the achievable rent chart.  

 
Market Rate Summary – Area Projects 

 
Unit Type 

 
Sq.Ft. 

Total  
Gross Rent

Rent/ 
Sq.Ft. 

2 BRM Market Averages  995 $965 $.97 
2 BRM – Classifieds  N/A $768 N/A 
2 BRM – Achievable Market 1,100 $975 $.89 
2 BRM – Subject 50% AMI 1,100 $575 $.52 
2 BRM – Subject 60% AMI 1,100 $675 $.61 
2 BRM – Subject 90% AMI 1,100 $855 $.78 
    
3 BRM Market Averages  1,033 $1,163 $.92 
3 BRM – Classifieds  N/A $1,050 N/A 
3 BRM – Achievable Market 1,238 $1,150 $.93 
3 BRM – Subject 50% AMI 1,238 $700 $.57 
3 BRM – Subject 60% AMI 1,238 $800 $.65 
3 BRM – Subject 90% AMI 1,238 $1,025 $.83 

 
Some notes to recognize include: 
 

 The market averages reflect a compilation of the older and newer units identified.   
 

 The subject rents will be set on a net basis with tenants paying heat and electric but have been 
converted to a gross rent for comparison and consistency.  
 

 Achievable rent is adjusted for items of variations and would apply if there were no restriction on 
income or rent levels.   
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 SUMMARY OF FINDINGS  
 
Classifieds: 
 

 Outlined below is a summarization of classifieds from the area. These are important to recognize, since 
a large portion of the rental market is located in the smaller apartment units throughout the area.   

 

 
 
Occupancy / Vacancy –Market Rate: 

 
Projects within the market area are generally well occupied. The data shown previously indicates an 

average occupancy at the current time of 97%, which has been consistent for the area/region recently. This is 
a market orientated occupancy average. Most are between 94% and 100%.   

 
Achievable Market Rents 
 
Establishing achievable market rents is often a critical item of analysis for any analysis of a multi-family 

project. The results of the adjustments and establishment of an achievable market rent (as unrestricted – street 
rents) are outlined below. Adjustment considerations will be discussed and supported on the pages which 
follow, and it should be recognized that we are using current rents for the comparable developments, even 
though our projections for the subject will apply post completion at stabilization.   

Location
Asking 
Rent

Gross 
Rents

Type of Rental 
(A pt , T H , H o use, duplex)

Any Rehab or 
Recent Upgrades Source Additional Comment

2 Bedroom
19 West Main Waterloo $600 $730 upper above store windows PadMapper 850sf, parking, hardwood, private entry,
W Main & Virginia Waterloo $675 $805 3rd floor windows, lights PadMapper 1000sf, hardwood, dw, parking, porch, prvt entry
11 West Main Waterloo $675 $805 lower HotPads 1000SF, private entry, parking, basic unit
22 Daniels St Seneca Falls $700 $830 apartment Craigslist hardwood, parking, storage, hookups
Elizabeth St Waterloo $550 $680 upper duplex Craigslist carpet, AC, 950sf, parking, storage
30 Hoffman St Auburn $625 $755 lower floors Craigslist 800sf, hookups, hardwood, parking, porch
Average $638 $768

3 Bedroom
West Main Waterloo $900 $1,050 duplex new remodel Craigslist 1500sf, carpet, hookups, parking, storage, porch
2502 Lower Lake Seneca Falls $1,250 $1,400 lakeside house HotPads 1416sf, attached garage, laundry, porch, 1 bath
1302 Waterloo-Geneva Rd $850 $850 upper duplex Craigslist 1200sf, laundry, carpet, storage, all utilities 1 bath
Border City Rd Waterloo $800 $950 ranch house carpet Craigslist 1200sf, porch, 2 bath, in-unit laundry, parking
73 Bridge St Seneca Falls $995 $1,145 lower in house new remodel Craigslist carpet, in-unit hookups, 2 bath, storage, parking
1157 Waterloo-Geneva Rd $850 $905 upper duplex Craigslist heat, hot water, dw, hookups, parking, storage
Average $941 $1,050

Date: 4/23/2014

Note:

 AREA CLASSIFIEDS

  - Gross is with all uts and is needed to comparison to the TC maximums.
  - Typically, there are no concessions offered from the classifieds although it does depend.  
  - These are the asking rents assumed with no concessions or discounts. 
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SUMMARY OF FINDINGS 
 

 
 
Analysis of Adjustments 
 

 Rent Concessions – None found in this market.   
  
 Location – We adjusted certain projects that were located in superior markets such as Farmington or 
Canandaigua down by 10% to reflect different location characteristics.  
 
 Condition/Appeal - This adjustment is required to account for age and physical characteristics of the 
comparable properties when compared with the subject. In most cases 5% to 10% adjustments were made 
since most reflect older or more dated units.  
 
 Amenities – This accounts for items such of design, floor plans, inclusion of patio, balconies, 
appliances, etc. There are many differences, and in most cases the adjustments would offset. We did apply 
downward adjustments for those complexes that had pools, garages, etc superior to the subject, and upward 
adjustments were considered for the private entrances and townhome design of the subject.  
 
 Unit Size – An adjustment of $.35 per sq.ft. of variation has been applied.  
 
 Utilities – all rents are presented as gross rents. Adjustments were made if cable was included, or in 
some cases like Collett Woods, tenants paid for water and sewer.  
 
 Conclusions – Achievable Market Rent 
 
 Based on the adjustments applied, the following rents are adopted as achievable (unrestricted market), 
and would apply if there were no affordability restrictions on the property: 
 
 Two-bedroom:   $975 gross 
 Three-Bedroom:   $1,150 gross 
 
  

2 BR 1100 SF Mkt Avg Classifieds Barrington Apts Collett Woods Stone Hedge Fairdale TH Park Place Sheridan Park
Rent $965 768.00$      863.00$             1,080.00$        993.00$        1,125.00$    700.00$           915.00$           
Concessions -$           -$           -$                   -$                -$              -$            -$                -$                
Location -$           -$           -$                   (108.00)$          (99.00)$         (113.00)$     -$                -$                
Condition/Appeal 48.00$       77.00$        86.00$               54.00$            49.00$          -$            70.00$             92.00$             
Amenities -$           -$           25.00$               (70.00)$           (45.00)$         (50.00)$       25.00$             (25.00)$            
Unit Size 37.00$       -$           99.00$               18.00$            49.00$          55.00$        105.00$           20.00$             
Utilities -$           -$           -$                   15.00$            (25.00)$         -$            -$                -$                
Total 1,050.00$   845.00$      1,073.00$           989.00$           922.00$        1,017.00$    900.00$           1,002.00$        
Adopted 975.00$     

3 BR 1238 SF Mkt Avg Classifieds Barrington Apts Collett Woods Stone Hedge Fairdale TH Sheridan Park
Rent $1,163 1,050.00$   918.00$             1,235.00$        1,320.00$      1,255.00$    1,020.00$         
Concessions -$           -$           -$                   -$                -$              -$            -$                 
Location -$           -$           -$                   (124.00)$          (132.00)$       (126.00)$     -$                 
Condition/Appeal 58.00$       105.00$      92.00$               62.00$            66.00$          -$            102.00$            
Amenities -$           -$           25.00$               (70.00)$           (45.00)$         (50.00)$       (25.00)$             
Unit Size -$           -$           98.00$               17.00$            (17.00)$         34.00$        48.00$              
Utilities -$           -$           -$                   25.00$            (25.00)$         -$            -$                 
Total 1,221.00$   1,155.00$   1,133.00$           1,145.00$        1,167.00$      1,113.00$    1,145.00$         
Adopted 1,150.00$  

Achievable Market Rents
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SUMMARY OF FINDINGS 
 
 Rent Advantage:  
 

At the rent thresholds established, there is an adequate rent advantage to support the projected rents 
and overall development.  

 

 
 
 Clearly, there is a significant rent advantage based on the maximum tax credit rents that have been 
used and applied. Other rent advantages are clear and evident by review and consideration of each unit type. 
Even the 90% units have a rent advantage compared to market of 10% to 12%.   

Unit Type AMI Level Subject TC Achievable Advantage(1)
2 BR 50% 575$          975$          41.03%
2 BR 60% 675$          975$          30.77%
2 BR 90% 855$          975$          12.31%
3 BR 50% 700$          1,150$        39.13%
3 BR 60% 800$          1,150$        30.43%
3 BR 90% 1,025$       1,150$        10.87%

(1) The advantage applies to the estimated Tax Credit Rents only

Rent Advantage
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SUMMARY OF FINDINGS 
 

Affordable Housing Analysis: 
 
In regards to affordable housing, we present a summarization of the projects reviewed in the chart which follows. Again, the details are 

presented in the addendum.  
 

 
 

Job #: 2014177

Proj. Name: Routes 318 & 414

Description: Preliminary MS for affordable family project

Rent Summary for Affordable Projects in the Area

Site Name Proj. Type AMI Units: Type/Prj† Yr. Built Wait List Occ.(Avg) Utils* Sq. Ft. Gross Rent‡ Gross $/SF‡

Elizabeth Crossings Family Tax Credit 60% 9 / 40 2007 50 +/‐ applicants 100% H 973 660.00$             0.68$                 
Elizabeth Crossings Family Tax Credit 50% 9 / 40 2007 50 +/‐ applicants H 973 575.00$             0.59$                 
Elizabeth Crossings Family Tax Credit 30% 2 / 40 2007 50 +/‐ applicants H 973 349.00$             0.36$                 
Seneca Falls East Apartments Family Tax Credit 27 / 32 1979; Rehab 1998 20 applicants 100% 646.00$            
Stanton Meadows Apts & TH Family Tax Credit 50% 14 / 142 1982 1BR = 29   2BR = 15   3BR = 18   4BR = 10 100% 786.00$            
Stanton Meadows Apts & TH Family Tax Credit 60% 62 / 142 1982 1BR = 29   2BR = 15   3BR = 18   4BR = 10 920 647.00$             0.70$                 
Windy Hill Apartments Family Tax Credit 20 / 30 1976/ rehab 1999 1BR = 2  2BR = 3  3BR = 1 93% 755.00$            
The Woodlands @ Northside Family Tax Credit 60% 16 / 48 2010 1BR‐38, 2BR‐46, 3BR‐10 100% 950 745.00$             0.78$                 
Westlake II Family Tax Credit 50% 2 / 12 1942‐1951; Rehab 2000 57 Applicants 100% 670.00$            
Westlake II Family Tax Credit 50% 1 / 12 1942‐1951; Rehab 2000 57 Applicants 670.00$            
Brogan Manor Apartments Family Tax Credit 60% 26 / 88 under construction Master list 40‐50 for all properties 100% H E 910 525.00$             0.58$                 
Brogan Manor Apartments Public Housing ‐ Family 30% 8 / 88 under construction Master list 40‐50 for all properties H E 910 687.00$             0.75$                 
Greenview Hills Family Tax Credit 30% 3 / 30 2010 44 applicants 100% 890 379.00$             0.43$                 
Greenview Hills Family Tax Credit 50% 7 / 30 2010 44 applicants 890 544.00$             0.61$                 
Greenview Hills Family Tax Credit 60% 10 / 30 2010 44 applicants 890 614.00$             0.69$                 
SE Payne Cornerstone Family Tax Credit 60% 3 / 35 2013 104 Applicants 100% 1004 624.00$             0.62$                 
Genesee Gardens Apartments HUD Sec. 8 50% 30 / 128 1968 1BR = 49,  2BR = 35,  3BR = 9 98% H E 662 708.00$             1.07$                 
Geneva Gardens Family Tax Credit 60% 47 / 53 1955 just a few 100% 900 780.00$             0.87$                 
   2 Bedroom Averages: 99% 911.2      631.33$             0.69$                 

Site Name Proj. Type AMI Units: Type/Prj† Yr. Built Wait List Occ.(Avg) Utils* Sq. Ft. Gross Rent‡ Gross $/SF‡

Elizabeth Crossings Family Tax Credit 30% 2 / 40 2007 50 +/‐ applicants 100% H 1199 403.00$             0.34$                 
Elizabeth Crossings Family Tax Credit 60% 7 / 40 2007 50 +/‐ applicants H 1199 740.00$             0.62$                 
Elizabeth Crossings Family Tax Credit 50% 7 / 40 2007 50 +/‐ applicants H 1199 670.00$             0.56$                 
Stanton Meadows Apts & TH Family Tax Credit 50% 2 / 142 1982 1BR = 29   2BR = 15   3BR = 18   4BR = 10 100% 907.00$            
Windy Hill Apartments Family Tax Credit 6 / 30 1976/ rehab 1999 1BR = 2  2BR = 3  3BR = 1 93% 870.00$            
The Woodlands @ Northside Family Tax Credit 60% 24 / 48 2010 1BR‐38, 2BR‐46, 3BR‐10 100% 1150 837.00$             0.73$                 
Westlake II Family Tax Credit 50% 1 / 12 1942‐1951; Rehab 2000 57 Applicants 100% 772.00$            
Westlake II Family Tax Credit 50% 1 / 12 1942‐1951; Rehab 2000 57 Applicants 772.00$            
Brogan Manor Apartments Family Tax Credit 60% 37 / 88 under construction Master list 40‐50 for all properties 100% H E 1153 654.00$             0.57$                 
Brogan Manor Apartments Public Housing ‐ Family 30% 10 / 88 under construction Master list 40‐50 for all properties H E 1153 915.00$             0.79$                 
Greenview Hills Family Tax Credit 50% 5 / 30 2010 44 applicants 100% 1126 690.00$             0.61$                 
Greenview Hills Family Tax Credit 60% 5 / 30 2010 44 applicants 1126 785.00$             0.70$                 
SE Payne Cornerstone Family Tax Credit 3 / 35 2013 104 Applicants 100% 1400 797.00$             0.57$                 
SE Payne Cornerstone Family Tax Credit 60% 7 / 35 2013 104 Applicants 1400 772.00$             0.55$                 
SE Payne Cornerstone Family Tax Credit 50% 4 / 35 2013 104 Applicants 1400 737.00$             0.53$                 
Genesee Gardens Apartments HUD Sec. 8 50% 9 / 128 1968 1BR = 49,  2BR = 35,  3BR = 9 98% H E 900 842.00$             0.94$                 
   3 Bedroom Averages: 99% 1,200.4  760.19$             0.63$                 
† # of Units: this Unit Type / whole Project

* Utils: (H)eat, (E)lectric Paid by Landlord

‡ Where there is a range of rents for a unit, the average is displayed

Unit Type: 2 Bedroom

Unit Type: 3 Bedroom
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SUMMARY OF FINDINGS 
 

 Tax Credit Maximum Levels: 
 
Outlined below is summarization of the 2014 AMI rent and income levels impacting Seneca County. For 

the project in question, we will be utilizing 50%, 60% and 90% AMI thresholds. The 90% AMI levels reflect the 
state tax credit maximum levels.   

 
Maximum Income – Seneca County (2014) 
Household Size 50% AMI 60% AMI 90% AMI 
One Person $20,200 $24,240 $36,360 
Two Person $23,100 $27,720 $41,580 
Three Person $25,950 $31,140 $46,710 
Four Person $28,850 $34,620 $51,930 
Five Person $31,150 $37,380 $56,070 
Six Person $33,450 $40,140 $60,210 

 
Tax Credit Maximum Rents  

Seneca County (2014) 
Unit Size 50% AMI 60% AMI 90% AMI 
One-bedroom $541 $649 $974 
Two-bedroom $648 $778 $1,167 
Three-bedroom $750 $900 $1,350 
Four-bedroom $836 $1,003 $1,505 

 
 The AMI thresholds are based on median income for Seneca County at $57,700.  

 
 Achievable Tax Credit Rents: 
 
 There are a few tax credit specific projects in the area that can be referenced at the 50% and 60% AMI 
thresholds. There are no state tax credit (90% AMI) projects to reference. We have presented the most 
applicable developments, and some fall outside the PMA, but are still important to reference.  
 

 
  

Tax Credit Rent Analysis (all Gross Rents)

Project Name 2 BR 50% 2 BR 60% 3 BR 50% 3 BR 60%

Elizabeth Crossings $575 $660 $670 $740
The Woodlands $745 $837
Greenview Hills $570 $640 $700 $795
SE Payne Cornerstone $660 $775 $810

Average - Primary Comps $573 $676 $715 $796

Subject Rents - GAR TC projections $575 $675 $700 $800

Variation/ subject advantage -0.44% 0.18% 2.10% -0.57%

(1)  Project was placed in service prior to 01/01/2009 and is therefore eligible for "HERA 
Special" income and rent limit. 

(2) Where there are negatives, it means that the subject is higher than the average TC 
rents, and where it is positive, it means that there is an advantage. 
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SUMMARY OF FINDINGS 
 

Occupancy & Wait Lists - Affordable:  
 
Occupancy: Average of 99% with a range of 93% - 100%.   
Wait List: Evident at all affordable family projects in the area.   
 

 Planned & Proposed Complexes: 
 
 We have called representative in Tyre, and also the surrounding communities. At the current time there 
are no known or planned/proposed market rate or affordable developments being processed.   
 
 Analysis of Demand   
 
 The variables applied to the demand analysis and model are set forth on the following pages. First it is 
important to recognize the following: 
 

 Our analysis follows a model are consistent with New York State HCR analysis and guidelines.  
  

 Based on the above, we will be presenting a net Demand Model that eliminates all existing affordable 
housing from the analysis prior to establishing demand.  
 

 The agency income qualification thresholds will be applied.  
 

 The Demand Model has been used to establish the unit mix and unmet need at the rent thresholds 
indicated. We have provided two scenarios, as the client may consider state tax credit units in this 
location.   
 

Scenario One 
 

This would include a tax credit development with 32 apartments; a mix of 16 two-bedrooms and 16 
three-bedrooms. Rents and income levels will target households at both the 50% AMI and 60% AMI levels. 

 
Scenario Two 

 
This would include a tax credit development with 46 apartments; a mix of 22 two-bedrooms and 24 

three-bedrooms. Rents and income levels will target households at the 50% AMI and 60% AMI levels (similar to 
Scenario One), but also include additional apartments that target the 90% AMI thresholds. 
 
 Some of the variables that are applied to the demand analysis/modeling are: 
  
  
 Household Sizes: Households sizes have been applied as follows: 
 
   Three-bedroom Units: 3 to 4 person households 
   Four-bedroom Units:  4+person households 

 
Age Qualification: No age limitations to the analysis, but we are analyzing a family, 

workforce type development. We have not included households over 
aged 62, however, given that we are analyzing larger apartments that 
are generally not occupied by seniors.   
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SUMMARY OF FINDINGS 
 

Tenure Ratio: We have included only renter households for the analysis given the 
family project in question. Analysis and inclusion of owner-occupied 
units is not appropriate. 

 
Income Qualification: HCR guidelines set income qualification for tax credit projects as 

follows: 
 
    Low End Affordability: 48% of the gross rent 

Maximum Allowable: 30% of the gross rent or the 
maximum threshold whichever is 
lower 

 
State Tax Credit Units:  The low-end affordability is set based 

on the 60% AMI maximum income, 
and the upper end income is set at 
the 90% AMI thresholds based on 
unit type and household size.  

  
Target Income Bands:   Based on the above, the various income thresholds are: 
 
 2 BRM @ 50% AMI: $14,375 - $23,000   

2 BRM @ 60% AMI: $16,875 - $27,000 
2 BRM @ 90% AMI: $27,000 - $46,710 

 
3 BRM @ 50% AMI: $17,500 - $28,000 
3 BRM @ 60% AMI: $20,000 - $32,000 
3 BRM @ 90% AMI: $32,000 - $51,930 

 
 There is clear overlap in many of the income bands and brackets, 

which is why within the analysis we will discuss and present a 
summarization of the capture rate ranging from the low to the high 
end of the range in addition to the individual income bands.  

  
Project Elimination: As indicated, we have prepared a net Demand Model which does 

require project elimination. We have eliminated developments that are 
only within the PMA, and only projects that reflect non-senior specific 
developments with two and three-bedrooms.  

 
PROJECT ELIMINATION 

 
Project Name 

Type of 
Development

2 BRM
Units 

3+ BRM 
Units 

Elizabeth Crossings  Tax Credit 20 16 
Geneva Gardens  Tax Credit 47 0 
Woodlands  Tax Credit 16 24 
Seneca Falls East  Tax Credit 27 0 
Stanton Meadows  Tax Credit 76 2 
Windy Hill  Tax Credit 20 6 
Total to Eliminate:  206 48 
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SUMMARY OF FINDINGS 
 
Mobility: Mobility accounts for the likelihood of existing tenants/occupants who 

relocate to the development in question. For affordable projects of this 
nature, we generally assume that all income qualified households after 
the net demand analysis/elimination will consider relocation to the 
development in question.  

 
Homeowners: Not applicable to a family project.    
State Tax Credits: Since these rents are approaching market, we do consider typically 

tenant mobility and turnover. A mobility ratio of 35% has been 
applied.   

 
 We present the demand modeling for the project on the following page. The demand analysis 
demonstrates support for the project at a capture rate at below 10% in all cases. Individual capture rates are all 
well supported, and the weighted average is below 10% for the primary scenario presented.  
 
 For the first scenario we also present a second model that demonstrates the capture rate when ranging 
from the low to the high end of the income band range. This is necessary because of the income overlap.  
 
 The Scenario Two model includes the state tax credit apartments.  
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SUMMARY OF FINDINGS – SCENARIO ONE 
 

 
 
 

Summary Analysis Family
Demand for 2 & 3 Bedroom apartments
N o t e: T he numb ers ap p ly t o  t he d emand  g lo ssary in add end um. 

2 BRM – Tax Credit @ $575 2 BRM – Tax Credit @ $675 3 BRM – Tax Credit @ $700 3 BRM – Tax Credit @ $800

1             Total Number of HH in the Market - 2014 (All HH) 14,907                                    14,907                                    14,907                                    14,907                                    

2             % of Renters 24.58% 24.58% 24.58% 24.58%

3             % of Ow ners 75.42% 75.42% 75.42% 75.42%

4                 Renter Mobility  Contribution
5             Number of Renters based on HH size/Unit type(1) 1430 1430 1026 1026

6             Less Senior HH aged 62+: See narrative for details -233 -233 -83 -83

7             Net Renter HH 1197 1197 943 943

8               Estimated Rents for Target Market  - Gross Rent(2) $575 $675 $700 $800

               

9               Income Qual. Range: (3)-Specif ic Range based on rents $14,375 - $23,000 $16,875 - $27,000 $17,500 - $28,000 $20,000 - $32,000

10               Income Range to account for elimination: $0 - $23,000 $0 - $27,000 $0 - $28,000 $0 - $32,000

11               Total Income Qualified HH (From 2014 HISTA)(4) 378 450 236 277
12               Elimination of Existing/Planned Competitors -206 -206 -48 -48
13               Net Demand 172 244 188 229
14               Income qual based on the specific band above 52.38% 45.56% 53.39% 50.18%
15               M obility Factor 100% 100% 100% 100%
16               Net Demand 90 111 100 115

          3)   M arket Growth/Contraction
17              Applicable Growth (2 of the 5 years) -                                             -                                             -                                             -                                             

18 Total Demand By Unit Type 90 111 100 115
             

19 Number of Units 8                                            8                                            8                                            8                                            
20 Capture for unit type 8.88% 7.20% 7.97% 6.96%
21 Ratio of total project (unit type compared to total) 25.0000% 25.0000% 25.0000% 25.0000%

22 Weighted Average M arket Capture(pro-rated by type) 7.75%

(1) 2/3 person HH for 2br and 3/4 person HH for the 3br units, 4+ person HH for the 4br units. Renters only.
(2) Gross Rent is necessary in order to establish the income qualified range.
        The totals reflect The projected asking rent post rehab
(3) Low end for affordability based on 48% of the income needed to pay rent (HCR standard)
       The maximum is based on the lesser of 30% of the gross rent or the tax credit maximum allowable
(4) The total here goes from 0-M ax in order to eliminate competition from deep subsidy
        projects. We will apply a second income qual. Based on the contribution for our specific
       income band. 
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SUMMARY OF FINDINGS – SCENARIO ONE LOW TO HIGH 
 

Summary Analysis Family
Demand for S/1, 2, 3/4 Bedroom apartments
N ot e: The numbers app ly t o  t he demand  g lossary in addendum. 

2 Bedroom- Tax Credit 3 Bedroom- Tax Credit

1             Total Number of HH in the Market - 2014 (All HH) 14,907                           14,907                           

2             % of Renters 0                                    0                                    

3             % of Ow ners 75.42% 75.42%

4                 Renter Mobility  Contribution
5             Number of Renters based on HH size/Unit type(1) 1430 1026

6             Less Senior HH aged 62+: See narrative for details -233 -83

7             Net Renter HH 1197 943

8               Estimated Rents for Target Market  - Gross Rent(2) $575 - $855 $700 - $1025

               

9               Income Qual. Range: (3)-Specif ic Range based on rents $14,375 - $27,000 $17,500 - $32,000

10               Income Range to account for elimination: $0 - $27,000 $0 - $32,000

11               Total Income Qualified HH (From 2014 HISTA)(4) 450 357
12               Elimination of Existing/Planned Competitors -206 -48
13               Net Demand 244 309
14               Income qual based on the specific band above 60.00% 62.46%
15               M obility Factor 100% 100%
16               Net Demand 146 193

          3)   M arket Growth/Contraction
17              Applicable Growth (2 of the 5 years) 0 0

18 Total Demand By Unit Type 146 193
             

19 Number of Units 16                                 16                                 
20 Capture for unit type 10.93% 8.29%
21 Ratio of total project (unit type compared to total) 50.0000% 50.0000%

22 Weighted Average M arket Capture(pro-rated by type) 9.61%

(1) 1/2 person HH for the 1br, 2/3 person HH for 2br and 3-6 person HH for the 3/4 bedroom units. Renters only.
(2) Gross Rent is necessary in order to establish the income qualified range.
         The totals reflect The projected asking rent post rehab
(3) Low end for affordability based on 48% of the income needed to pay rent (HCR standard)
       The maximum is based on the lesser of 30% of the gross rent or the tax credit maximum allowable
(4) The total here goes from 0-M ax in order to eliminate competition from deep subsidy
         projects. We will apply a second income qual. Based on the contribution for our specific
        income band. 
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SUMMARY OF FINDINGS- SCENARIO TWO 
 

 
 

Summary Analysis Family
Demand for 2 & 3 Bedroom apartments
N ot e: The numbers app ly t o  t he demand  g lossary in ad dendum. 

2 BRM – Tax Credit @ $575 2 BRM – Tax Credit @ $675 2 BRM – State Tax Credit @ $855 3 BRM – Tax Credit @ $700 3 BRM – Tax Credit @ $800 3 BRM – State Tax Credit @ $1,025

1             Total Number of HH in the Market - 2014 (All HH) 14,907                                    14,907                                    14,907                                              14,907                                    14,907                                    14,907                                                 

2             % of Renters 24.58% 24.58% 24.58% 24.58% 24.58% 24.58%

3             % of Ow ners 75.42% 75.42% 75.42% 75.42% 75.42% 75.42%

4                 Renter Mobility  Contribution
5             Number of Renters based on HH size/Unit type(1) 1430 1430 1430 1026 1026 1026

6             Less Senior HH aged 62+: See narrative for details -233 -233 -233 -83 -83 -83

7             Net Renter HH 1197 1197 1197 943 943 943

8               Estimated Rents for Target Market  - Gross Rent(2) $575 $675 $855 $700 $800 $1025

               

9               Income Qual. Range: (3)-Specific Range based on rents $14,375 - $23,000 $16,875 - $27,000 $27,000 - $46,710 $17,500 - $28,000 $20,000 - $32,000 $32,000 - $51,930

10               Income Range to account for elimination: $0 - $23,000 $0 - $27,000 $0 - $46,710 $0 - $28,000 $0 - $32,000 $0 - $51,930

11               Total Income Qualified HH (From 2014 HISTA)(4) 378 450 732 236 277 535
12               Elimination of Existing/Planned Competitors -206 -206 -206 -48 -48 -48
13               Net Demand 172 244 526 188 229 487
14               Income qual based on the specific band above 52.38% 45.56% 38.52% 53.39% 50.18% 48.22%
15               M obility Factor 100% 100% 35% 100% 100% 35%
16               Net Demand 90 111 71 100 115 82

          3)   M arket Growth/Contraction
17              Applicable Growth (2 of the 5 years) -                                             -                                             -                                                       -                                             -                                             -                                                          

18 Total Demand By Unit Type 90 111 71 100 115 82
             

19 Number of Units 8                                            8                                            6                                                      8                                            8                                            8                                                         
20 Capture for unit type 8.88% 7.20% 8.46% 7.97% 6.96% 9.73%
21 Ratio of total project (unit type compared to total) 17.3913% 17.3913% 13.0435% 17.3913% 17.3913% 17.3913%

22 Weighted Average M arket Capture(pro-rated by type) 8.19%

(1) 2/3 person HH for 2br and 3/4 person HH for the 3br units, 4+ person HH for the 4br units. Renters only.
(2) Gross Rent is necessary in order to establish the income qualified range.
        The totals reflect The projected asking rent post rehab
(3) Low end for affordability based on 48% of the income needed to pay rent (HCR standard)
       The maximum is based on the lesser of 30% of the gross rent or the tax credit maximum allowable
(4) The total here goes from 0-M ax in order to eliminate competition from deep subsidy
        projects. We will apply a second income qual. Based on the contribution for our specific
       income band. 
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SUMMARY OF FINDINGS 
 

Net Demand & Capture: 
 

 Based on the assumptions we have applied, the net demand and capture for the project reflects the 
following: 

 
Scenario One -32 apartments with rents at 50% and 60% levels 
 

 Weighted Average Capture Based on Analysis 
 Of Different Rents and Unit Types:    7.75% 
 
 Weighted Average Capture When Ranging From 
 The High to the Low End of the Rent Range:   9.61% 
 

Scenario Two – 46 apartments including units at 90% State Tax Credit levels 
 

 Weighted Average Capture Based on Analysis 
 Of Different Rents and Unit Types:    8.19% 
 

Typically capture rates that are at or below 20% are indicative of project support. The lower the 
capture rate the better, and typically capture rates under 10% are perceived by market participants and in 
some cases the agency is the barometer of need. Based on the variables that we have applied, it does appear 
that 32 to 46 units would be supportable.   

 
 Absorption 
 

For a community of this nature, we are anticipating an absorption ranging from around 5 to 6 units 
per month. This absorption can be tracked either from the point of Certificate of Occupancy issuance or from 
the point of initial marketing efforts. We are anticipating that initial marketing will begin around 2 to 3 months 
prior to completion of the buildings and issuance of Certificate of Occupancies. This would mean that around 10 
units should be committed to prior to the C/Os being issued, which would mean an additional 22 units would  
require lease up. Based on a ratio of 5 to 6 units per month, this would correlate to an additional absorption of 
around 3 to 5 months from the date of Certificate of Occupancy issuance.   
 

Absorption Time Frame / Project Stabilization * 
  
Units Occupied At Completion:  10 units – pre-leasing activity 
  
Monthly Absorption Subsequent to Initial Occupancy: 5 to 6 units on average per month 
  
Total Number of Units Requiring Absorption  
Subject to Project Completion: 

 
22 

  
Additional Months to Absorb (at Completion): 3 – 5 Months 



 

GAR Associates, Inc.   34 

SUMMARY OF FINDINGS 
  

 A summarization of absorption statistics from other projects that we have analyzed are outlined below. This reflects 
data from various Central New York communities:   
 

 
 
 
 

 

Complex Type of Project Location Year Built # of Units Average Absorption

Ontario County
Saratoga Crossing Market Rate Farmington 2009/2010 296 8-9 per month Phase I & II
The Village East Senior Market Rate Victor, NY 2010/2011 88 Less than 1 per month.
Farmington Gardens Senior Senior Tax Credit Farmington 2010 87 7 per month
Lyceum Heights - Phase III Senior Tax Credit Geneva, NY 2012 15 3 to 4 per month
The Hammocks at Canandaigua Market Rate Canandaigua, NY 2012/2014 200 9 to 10 per month, still leasing

Various Counties
Cedar Creek - Tompkins Co. Family Tax Credit Ithaca, NY 2009 39 8-9 units per month
Colonial Manor - Chemung Co. Market Rate Horseheads, NY 2011/2012 144 when complete Only 4 units completed as of 11/2011
Schuyler Crossings @ Colonial Square, Oneida Co. Senior Market Rate Utica, NY 2008 144 2-3 per month
Flats on Broadway - Schuyler County Market Rate Montour Falls 2011 8 2 to 3 per month
Montour House - Schuyler County Market Rate Montour Falls 2010 10 3 to 4 per month
Reynolds Pointe Senior - Broome Co. Senior Market Rate Johnson City, NY 2013 125 15 per month
Overlook Ridge - Fulton Co. Family Tax Credit Gloversville, NY 2013 48 5 per month (35 of 48 leased as of Oct 2013)
Poet's Landing - Tompkins Co. Family Tax Credit Dryden, NY 2012/13 72 4.5 per month with 10-12 preleases
The Meadows (Phase II of Hickory Grove) Market Rate Horseheads, NY 2013 48 7 units/mo from Feb to August 2013, 6 buildings 8 units each
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DEMAND ANALYSIS GLOSSARY 



 

 

 
 
 
 
 
 
 
 
 
 
 

Glossary/Explanatory Comments - Demand Model

1             Total Number of HH in the Market: Aged 55+ All senior HH aged 55 and above.  Includes renters and ow ners from the HISTA data. Presented for reference not application. 

2             % of Renters The Total number of Renters divided by the total HH from line 1 above.

3             % of Ow ners The Total number of Ow ners divided by the total HH from line 1 above.

4              Total Number of HH for the unit size(1) All Senior HH aged 55 and above in One person HH.  From the HISTA data for one person only. This line item includes renters and ow ners.

5             % of Renters for the unit size The Total number of Renters divided by the total HH from line 4 above.

6             % of Ow ners for the unit size The Total number of Ow ners divided by the total HH from line 4 above.

                 Renter Contribution This section applies to the renter households only, not homeow ners.  Only the HISTA Renter HH data has been referenced. 

7             Total number of renters based on HH size/Unit type Based on the ratio from line 4 and 5 above. Also can be referenced from HISTA DATA renter one person HH. 

8               Estimated Rents for Target Market  - Gross Rent(2) Gross Rents for the unit type in question.  If there are multiple rents, each is represented here.  Will be used to establish the income

                Note:  In this case the low  end w ill be used for afford. Since bands based on DHCR standards. 

                          there is an adequate mix of low  end units. 

               

9               Income Qual. Range: (3)-Specfic Range based on rents Income Bands based on DHCR standards.  Low = needed for affordability (low  end rent from 8*12/48%).  Upper= Max allow able (upper rent

from 8*12.30%).  The 30%-48% are the income bands based on rent to be charged.  DHCR allow s low  to high based on rent, but requires

that an adequate portion of units be set at the low  end rent level for the unit type in quesiton. 

10               Income range used for initial project elimination: This band is necessary to avoid a "double" project elimination.  Explained in greater detail in text.  Here the Low  end extends

to zero in order to account for all forms of subsidized housing in a market area. The upper end remains similar to the line 9 discussion

11               Income Qualified HH From 0-M ax(From 2005 HISTA)(4) Accounts for all renter HH for the HH size in question that fall w ithin the income bands set by line 10.  

12               Elimination of Existing/Planned Competitors All existing and planned subsidized housing in the market area.  Corresponds to chart in the text that breaks out units by bedroom type. 

These need to be eliminated based on DHCR standards in order to avoid impact on existing subsidized. Correlates to a NET Demand model. 

13               Net Demand The results from subtracting line 12 from line 11.  These are therefore all HH in the band set from line 10 that are not in existing subsidized

housing in the specif ic market area used.   They are therefore considered the most likely target market for a new  rental project. 

14               Income qual based on the specific band above Ratio of the number of renter HH from income band set on line 9 divided by the total on line 11.  Uses the HISTA data to determine the 

number of HH for the unit type in question that fall w ithin these income parameters. 

15               M obility Factor For LIHTC projects this is alw ays 100%.  Presented for consideration and used as ratio only for SLIHTC or Market Rate deals. 

16               Net Demand The number of age and income qualif ied renter HH for unit type in question. Net since w e have eliminated existing subsidized. These are 

income qualif ied w ho reside in rental situations other than affordable or subsidized housing. 

                 Senior Homeowner Contribution Homeow ner Analysis Only.

17               Total Income Qualified HH (From 2005 HISTA)(5) Same income band as line item 9 above.  Applies to the HH size applicable to the unit type, from the HISTA data for Senior Ow ners. 

18               M obility Factor DHCR allow s for inclusion of 10% of the existing senior Homeow ners.  This is applied w ithout exception.  

19               Net Demand The results of Line 17* Line 18 

             M arket Growth/Contraction The increase in number of age/income qualif ied renter HH only.  Tracked based on HISTA projections over the next f ive years.  See the HISTA

data in report and the addendum for details, the numbers are also presented in the text. 

20              Applicable Growth (2 of the 5 years)(6) We account for tw o of f ive years of grow th.  Accounts for construction/absorption.  This is after income qualif ication bands. 

21 Total Demand By Unit Type Adds line items 16, 19 and 20.  All three components of demand. 

             
22 Number of Units Total number of units for the bedroom type in question.  Will be applied to set capture for this unit type. 

23 Capture for unit type The results of dividing line 22 from line 21.  The % of age/income qual hh for this unit type that the project must capture to reach supportable 

occupancy. 

24 Ratio of total project (unit type compared to total) Total number of units for this unit type/total number of units for the project.  Necessary to apply w eighted average for project capture. 

25 Weighted Average M arket Capture(pro-rated by type) Weighted average of the line 24 results.  Indicative of the total capture needed to reach stable occupancy for the project. 



 

 

 
 
 
 
 
 
 
 
 

DETAILS OF RENTAL COMPARABLES 



APARTMENT RENTAL No. 1

Comments: currently there are no vacant units and a long wait list. Turnover is limited, maybe 1 per month on average. 8 tenants use Section 8 
vouchers.

Street Address: 41 Church Street
City, State: Waterloo, NY

Property Name: Elizabeth Crossings

Date of Survey: 5/2014

Type of Project: Family Tax Credit

No. of Units: 40

Year Built: 2007

Occupancy Rate: 100%

Amenities: Units have stove, refrigerator, dishwasher, carpeting and patio/balcony.  Off-street parking, on-site laundry, community room and 
playground.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Waiting List:
50 +/- applicants

Verification: Manager - Bill Verified On: 05/06/2014Contact Phone: (315) 539-0093

Web Site:

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
8741 Bedroom 1 2 $263 $0.3030%
9732 Bedroom 1 2 $304 $0.3130%
11993 Bedroom 1 2 $348 $0.2930%
8741 Bedroom 1 2 $460 $0.5350%
9732 Bedroom 1 9 $530 $0.5450%
9732 Bedroom 1 9 $615 $0.6360%
11993 Bedroom 1 7 $685 $0.5760%
11993 Bedroom 1 7 $615 $0.5150%

Parking Features

Rec. Area - Type: Playground
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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APARTMENT RENTAL No. 2

Comments: This is a Rural Development/Tax Credit project that consists of four, two-story garden apartment buildings. Rents reflect basic values; 
tenants pay rent based on 30% of their gross-adjusted monthly income. Currently there are no vacant units within this project and 
there is a 20-person waiting list. At this time, ten units are rented at market level (same as basic rents). Manager notes that as 
water/sewer rates increase, rents are also increased and the project loses tenants in the non-RA units. Monthly utility allowances are 
$97 and $110.

Street Address: 28 Auburn Road
City, State: Seneca Falls, NY

Property Name: Seneca Falls East Apartments

Date of Survey: 7/2011

Type of Project: Family Tax Credit

No. of Units: 32

Year Built: 1979; Rehab 1998

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), central A/C, balconies/patios, and carpeting. Project offers on-site 
laundry facilities, additional storage areas, and a playground.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
20 applicants

Verification: Property Manager - Jackie Jones Verified On: 07/25/2011Contact Phone: (315) 568-1946

Web Site: http://www.2plus4mgt.com/Seneca%20Falls%20Bldg..htm

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
10001 Bedroom 1 5 $456 $0.46
N/A2 Bedroom 1 27 $516 N/A

Parking Features

Rec. Area - Type: Playground
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:
Playground.

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface:

Garage:

Covered:

Gated entrance:
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APARTMENT RENTAL No. 3

Comments: Family Tax Credit/Rural Development project built in two phases shown above, townhouse units are newest. 89 of the 118 units in the 
apartments have Project Based Assitance, and all 24 TH units have PBA. There are a handful of tenants with portable vouchers in the 
apartments. There are some senior residents in the apartments, but not many. Utility allowances are $46 and $92 for the apts, $106, 
$121, and $128 for the THs. No recent renovations aside from electrical savings measures from weatherization. Currently there are no 
vacant units. Occupancy is typically between 95% and 100%.
20 buildings offering a two-story garden style and townhouse design.

Street Address: 20 Stanton Meadow Drive
City, State: Seneca Falls, NY

Property Name: Stanton Meadows Apts & TH

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 142

Year Built: 1982

Occupancy Rate: 100%

Amenities: Limited on-site amenities. Units have standard kitchen appliances (stoves & refrigerators). Project offers on-site laundry and off-
street parking, along with a community building.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
1BR = 29   2BR = 15   3BR = 18   4BR = 10

Verification: Baldwin real Estate  - Debbie Verified On: 04/24/2014Contact Phone: (585) 214-4706

Web Site: http://www.rdmfhrentals.sc.egov.usda.gov

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7501 Bedroom 1 56 $469 $0.6360%
9202 Bedroom 1 62 $517 $0.5660%
N/A1 Bedroom, PBA 1 8 $547 N/A50%
N/A2 Bedroom, PBA 1 14 $656 N/A50%
N/A3 Bedroom, PBA 1 2 $757 N/A50%

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 2



APARTMENT RENTAL No. 4

Comments: Family tax credit project initially built in 1975 and rehabbed in 1999. Currently there are 2 vacant units. Rents are set at the 50% AMI 
levwel.

Street Address: 47 John Street
City, State: Clyde, NY

Property Name: Windy Hill Apartments

Date of Survey: 12/2010

Type of Project: Family Tax Credit

No. of Units: 30

Year Built: 1976/ rehab 1999

Occupancy Rate: 93%

Amenities: Units have stove, refrigerator and seperarte entrances. On-site laundry and off-street parking.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
1BR = 2  2BR = 3  3BR = 1

Verification: Pathstone - Ashley Verified On: 05/23/2011Contact Phone: (315) 923-7425

Web Site:

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
N/A1 Bedroom 1 4 $416 N/A
N/A2 Bedroom 1 20 $625 N/A
N/A3 Bedroom 1½ 6 $720 N/A

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface:

Garage:

Covered:

Gated entrance:

GAR Associates, Inc. 3



APARTMENT RENTAL No. 5

Comments: Newer tax credit project that was completed in 2009 with full lease up within two months of opening. Approximately 20 residentis use 
Secion 8.

Street Address: 1300 Pine Lane
City, State: Geneva, NY

Property Name: The Woodlands @ Northside

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 48

Year Built: 2010

Occupancy Rate: 100%

Amenities: Units have stove,refrigerator, dishwasher, carpetiing, blinds and central A/C. Club House with Exercise Room, Computer Lab, 
Community Room, playground and on-site laundry.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
1BR-38, 2BR-46, 3BR-10

Verification: Manager - Marge Verified On: 04/07/2014Contact Phone: (315) 789-5930

Web Site: http://www.coniferliving.com/Property.aspx?Id=80

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
7251 Bedroom, 60% AMI 1 8 $530 $0.7360%
9502 Bedroom, 60% AMI 1 16 $615 $0.6560%
11503 Bedroom, 60% AMI 1½ 24 $687 $0.6060%

Parking Features

Rec. Area - Type: Various   See 
Amenities

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface:

Garage:

Covered:

Gated entrance:

GAR Associates, Inc. 4



APARTMENT RENTAL No. 6

Comments: This is a Family Tax Credit project consisting of three two-story converted residences, which were all rehabbed in 2000. Currently, 
there are no vacant units within this project and there is a waiting list. There are 3 (25%) Section 8 voucher holders and no project 
based assistance. At this time, monthly utility allowances are $86 for 1-bedroom units, $100 for 2-bedroom units, $125 for 3-bedroom 
units, and $112 for 4-bedroom units.

Street Address: 8 & 12 Fort St & 5 Westlake Ave
City, State: Auburn, NY

Property Name: Westlake II

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 12

Year Built: 1942-1951; Rehab 2000

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), washer/dryer hook-ups, and hardwood flooring. Off-street parking is 
provided for all three locations via a shared rear parking lot.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
57 Applicants

Verification: Housing Visions - Andrea Verified On: 04/24/2014Contact Phone: (315) 472-3820

Web Site:

Rent Concessions: No

Cond. Rating: B-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
N/A1 Bedroom, Westlake Avenue 1 2 $334 N/A50%
N/A3 Bedroom, Westlake Avenue 2 1 $618 N/A50%
N/A2 Bedroom, 8 Fort Street 1 2 $541 N/A50%
N/A4 Bedroom, 8 Fort Street 2 5 $698 N/A50%
N/A2 Bedroom, 12 Fort Street 1 1 $541 N/A50%
N/A3 Bedroom, 12 Fort Street 2 1 $618 N/A50%

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: No

Garage: No

Covered: No

Gated entrance:

GAR Associates, Inc. 5



APARTMENT RENTAL No. 7

Comments: HCR funding awarded in 2013 for rehab and all data in the above chart applies post compleion. The intent of the development group 
is to rehabilitate the existing physical structure using Low Income Housing Tax Credits and other funding sources.The hard cost for 
the rehab will be $12,000,000 or $136,000 per unit. The Auburn Housing Authority will maintain involvement with the project and will 
manage the development. The rehabilitation will be significant and will involve retrofit of the apartment units with new kitchens and 
baths. This is a two-story townhome type complex. This complex accepts Section 8 vouchers. As of survey date they had 15 voucher 
holders. Phase I of renovations are done, occupance reflects all available units not offline for renovation. 

 The square footages in the previous chart reflect averages. There is a range for each unit type namely due to the larger sizes of the 
handicap units that apply to some of the apartments

Street Address: 37 Olympia Avenue
City, State: Auburn, NY

Property Name: Brogan Manor Apartments

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 88

Year Built: under construction

Occupancy Rate: 100%

Amenities: The units include standard kitchen appliances (stove & refrigerator). The units also include washer & dryer hook-ups, window shades 
and all units are cable ready. The complex offers a laundry room, parking and all utilities are included in the rent.

Heat: Landlord Pays Electric: Landlord PaysUtilities:

Waiting List:
Master list 40-50 for all properties

Verification: Stephanie Hutchinson (Auburn HA) Verified On: 04/24/2014Contact Phone: (315) 253-6249

Web Site: http://

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
9102 Bedroom, Family Tax Credit 1 26 $525 $0.5860%
11533 Bedroom, Family Tax Credit 1 37 $654 $0.5760%
13804 Bedroom, Family Tax Credit 1½ 3 $729 $0.5360%
9102 Bedroom, PBA 1 8 $687 $0.7530%
11533 Bedroom, PBA 1 10 $915 $0.7930%
13804 Bedroom, PBA 1½ 4 $1062 $0.7730%

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 6



APARTMENT RENTAL No. 8

Comments: New family tax credit project that opened in the fall of 2010. Currently, there are no vacant units and a wait list. Initial lease-up was 5 
months, 6 units per month. There are 3 handicapped accessible units and 2 units for the visually impaired. Five of the units will target 
families who are homeless and persons with mental retardation. Rents are targeted for families below the 60% AMI level. Utility 
Allowances:  2BR = $108  3BR = $140. Currently, 6 tenants are Section 8 voucher holders.

Street Address: 17 Greenview Circle
City, State: Auburn, NY

Property Name: Greenview Hills

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 30

Year Built: 2010

Occupancy Rate: 100%

Amenities: Units have stove, refrigerator, w/d hookups, carpeting and A/C. Off-street parking, on-site laundry, community room, playground, 
sports court.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
44 applicants

Verification: Two Plus Four Mgmt - Sheena Verified On: 04/24/2014Contact Phone: (315) 252-5275

Web Site:

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
8902 Bedroom, 60% AMI 2 10 $510 $0.5760%
8902 Bedroom, 50% AMI 2 7 $440 $0.4950%
8902 Bedroom, 30% AMI 2 3 $275 $0.3130%
11263 Bedroom, 60% AMI 2 5 $645 $0.5760%
11263 Bedroom, 50% AMI 2 5 $550 $0.4950%

Parking Features

Rec. Area - Type: Playground
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 7



APARTMENT RENTAL No. 9

Comments: New construction providing detached duplex and thee-unit structures consisting of 16 buildings offering 35 apartments. This is a 
scattered site project and as buildings are completed that has all but 6 units on line. Currently all available units are leased, and the 
remaining will be filled from the wait list which has 104 applicants. There are 11 Section 8 voucher holders total. Rents will nor 
increase until 2017.

Utility Allowance: 1BR = $83  2BR = $94  3BR = 112  4BR = $120

Photo is site on James Street.

Street Address: Orchard Street Area
City, State: Auburn, NY

Property Name: SE Payne Cornerstone

Date of Survey: 4/2014

Type of Project: Family Tax Credit

No. of Units: 35

Year Built: 2013

Occupancy Rate: 100%

Amenities: Units will have standard kitchen appliances (stove & refrigerator), washer & dryer hook-ups, hardwood flooring. All units will be cable 
TV/internet ready. The complex offers a community space including an on-site managers office, community room with kitchen and 
computer lab.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
104 Applicants

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
8401 Bedroom 1 7 $455 $0.5460%
10042 Bedroom 1 3 $530 $0.5360%
14003 Bedroom 2 4 $625 $0.4550%
14454 Bedroom 2 1 $665 $0.4650%
8401 Bedroom 1 4 $405 $0.4850%
8401 Bedroom, PBA 1 3 $480 $0.57
14003 Bedroom 2 7 $660 $0.4760%
14003 Bedroom, PBA 2 3 $685 $0.49
14454 Bedroom 2 2 $700 $0.4860%
14454 Bedroom, PBA 2 1 $765 $0.53

GAR Associates, Inc. 8



APARTMENT RENTAL No. 9
SE Payne Cornerstone, Continued...

Verification: Housing Visions - Andrea Verified On: 04/24/2014Contact Phone: (315) 472-3820

Web Site:

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: Some
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 8a



APARTMENT RENTAL No. 10

Comments: Mixed income project with 50 subsidized units and 78 market rate units. Currently, there are three vacant units and a waiting list for 
both subsidized units (1BR = 39, 2BR = 25, 3BR = 9) and market rate (1BR = 10, 2BR = 10, 3BR = 0). 

Tenants pay rent based on 30% of their gross-adjusted income for subsidized units and income qualify up to the 50% AMI level. Rent 
prices include utilities. 

Windows and siding have been recently replaced (half the buildings in 2009 and the other half in 2012).

Street Address: 99 North Street
City, State: Auburn, NY

Property Name: Genesee Gardens Apartments

Date of Survey: 4/2014

Type of Project: Mixed Income

No. of Units: 128

Year Built: 1968

Occupancy Rate: 98%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), blinds, and wall-to-wall carpeting. Project offers on-site laundry, two 
playgrounds, and off-street parking. All utilities included.

Heat: Landlord Pays Electric: Landlord PaysUtilities:

Waiting List:
1BR = 49,  2BR = 35,  3BR = 9

Verification: Property Manager - Lisa Lapier Verified On: 04/24/2014Contact Phone: (315) 252-1441

Web Site: http://www.suttoncos.com/management/complex_detail.php?complex_id=4

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
5201 Bedroom, Market Rate 1 15 $629 $1.21
6622 Bedroom, Market Rate 1 45 $690 $1.04
9003 Bedroom, Market Rate 1 18 $750 $0.83
5201 Bedroom, HUD Sec. 8 1 11 $635 $1.2250%
6622 Bedroom, HUD Sec. 8 1 30 $708 $1.0750%
9003 Bedroom, HUD Sec. 8 1 9 $842 $0.9450%

Parking Features

Rec. Area - Type: Playgrounds
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 9



APARTMENT RENTAL No. 11

Comments: Family development. One unit is used as the office, five of the units rent for $650 (market rent) with the remainder (47 units)are tax 
credit, renting for $650. These units are low-income apartments for tenants earning below the 60% AMI. Most of the tenants are from 
the Geneva area and more than half are Section 8 holders. Currently, the project is 100% occupied. Rents are the same because 
virtually all tenants qualify at 60% and there have been no recent renovations hence the lower market rents.

Street Address: 500 Pulteney Street
City, State: Geneva, NY

Property Name: Geneva Gardens

Date of Survey: 4/2014

Type of Project: Mixed Income

No. of Units: 53

Year Built: 1955

Occupancy Rate: 100%

Amenities: Limited on-site amenities. Units have standard kitchen appliances (stoves & refrigerators). On-site laundry facilities and off-street 
parking.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Waiting List:
just a few

Verification: Manager Verified On: 04/16/2014Contact Phone: (315) 781-1857

Web Site: http://www.apartmentsmart.com/forrent/property_id/A100140/property_detail.asp

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

AMI
9002 Bedroom, Townhouse  60% AMI 1 47 $650 $0.7260%
9002 Bedroom, Townhouse 1 5 $650 $0.72

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 10



APARTMENT RENTAL No. 12

Comments: Project consists of seven buildings with duplex and ranch style units, higher rent range for ranch style units. Mix of seniors and older 
adults. Tenants pay for hot water; cold water is included in rent. Currently, this project is 100% occupied. Management does not keep 
a waiting list.

Street Address: Inslee & North
City, State: Waterloo, NY

Property Name: Northtown Apartments

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 18

Year Built: 1989

Occupancy Rate: 100%

Amenities: Limited on-site amenities with standard kitchen appliances (stoves & refrigerators). On-site laundry.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Property Manager - Lisa Verified On: 04/24/2014Contact Phone: (315) 568-8070

Web Site:

Rent Concessions: No

Cond. Rating: C+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8502 Bedroom 1 18 $600 - $650 $0.71 - $0.76

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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APARTMENT RENTAL No. 13

Comments: Market rate project. Currently, this project is 100% occupied. Management does not keep a waiting list. Square footages reflect 
estimates by the property manager.

Street Address: 1400 North Road
City, State: Waterloo, NY

Property Name: Liberty Court Apartments

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 48

Year Built: 1970s

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), disposals, dishwashers, blinds, carpeting, patios/balconies, and A/C 
units. Project has off-street parking and on-site laundry facilities.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Property Manager - Lisa Verified On: 04/24/2014Contact Phone: (315) 568-8070

Web Site:

Rent Concessions: No

Cond. Rating: B-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

6501 Bedroom 1 12 $600 $0.92
7502 Bedroom 1 36 $625 $0.83

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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APARTMENT RENTAL No. 14

Comments: Currently 100% occupied. Renovated and converted in 1992. Apartment sizes are averages. All units are different and range from 750 
to over 1,200 sq.ft. No Section 8 tenants.

Street Address: State Street
City, State: Seneca Falls, NY

Property Name: The First Ward School

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 13

Year Built: 1900 / converted 1992

Occupancy Rate: 100%

Amenities: Historic school building with elevator service. Secure environment and entry access system. Assigned parking for each resident (one 
space per bedroom). Tall ceilings, central air conditioning, in-unit washer/dryer, and wired for phone and cable.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Manager - Mark Verified On: 04/24/2014Contact Phone: (585) 703-2577

Web Site: http://www.senecafallsapartments.com

Rent Concessions: No

Cond. Rating: A-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8001 Bedroom 1 6 $670 - $700 $0.84 - $0.88
10002 Bedroom 2 7 $900 - $950 $0.90 - $0.95

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Included

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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APARTMENT RENTAL No. 15

Comments: Market rate complex. Units were remodeled in 1998. Senior discounts are offered (5%) and flexible leases are offered to students. 
New appliances in kitchens. Basic cable is included in rent.  Currently, this project has two vacant units with no wait list. Large 
number a tenants are students. Upper end of 2-bedroom units reflect second-floor units; upper end of 3-bedroom units reflects units 
with balconies. Section 8 is accepted but no tenants use vouchers.

Street Address: 108 Garden Street
City, State: Seneca Falls, NY

Property Name: Barrington Apartments

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 42

Year Built: 1968/1998

Occupancy Rate: 95%

Amenities: Limited on-site amenities. Units have standard kitchen appliances (stoves & refrigerators), balconies, mini blinds, ceiling fans, wall-to-
wall carpeting, and additional storage areas. On-site laundry facilities. Ample parking.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Manager - Cindy Verified On: 04/24/2014Contact Phone: (315) 568-6889

Web Site: http://www.barringtonresidential.com/barrington_barrington_apartments.html

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8162 Bedroom 1 12 $810 - $825 $0.99 - $1.01
9583 Bedroom 1 30 $850 - $875 $0.89 - $0.91

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 14



APARTMENT RENTAL No. 16

Comments: Tudor-style market rate complex that was formerly known as "Tudor Village." Units were remodeled in 1994 and roofs were replaced 
in 2013. Tenants pay for hot water; rent includes cold water. Tenants consist mainly of students and local retirees, with typical 
turnover consisting of 3-5 units per month. Currently, there is 1 vacant unit within this building. 18 tenants use Section 8 vouchers.

Street Address: 161 West Bayard Street
City, State: Seneca Falls, NY

Property Name: Park Place Apartments

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 98

Year Built: 1949/1994

Occupancy Rate: 99%

Amenities: Units have standard kitchen appliances (stoves/refrigerators), disposals, central A/C, carpeting, patios/balconies, and mini-blinds. 
Project offers on-site laundry facilities.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Property Manager - Jody Verified On: 04/24/2014Contact Phone: (315) 568-9809

Web Site:

Rent Concessions: No

Cond. Rating: B-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

6001 Bedroom 1 39 $520 $0.87
9602 Bedroom, Garden Style 1 24 $670 $0.70
8002 Bedroom, Townhouse Style 1½ 35 $570 $0.71

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: Some
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No

GAR Associates, Inc. 15



APARTMENT RENTAL No. 17

Comments: Three-story apartment project with a brick/frame construction. Currently, the leasing agent indicates occupancy to be at 97%. This 
complex accepts Section 8 vouchers and currently have a few voucher holders.

Street Address: 295 Hamilton Street
City, State: Geneva, NY

Property Name: Holiday Manor

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 105

Year Built: 1970's

Occupancy Rate: 97%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, disposals, carpeting, unit A/C, and patios/balconies. 
Project offers on-site laundry and off-street parking.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Holly Verified On: 04/03/2014Contact Phone: (315) 781-0080

Web Site:

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8001 Bedroom 1 7 $670 $0.84
5501 Bedroom 1 22 $610 $1.11
8752 Bedroom 1 59 $720 $0.82
475Studio 1 17 $565 $1.19

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:

GAR Associates, Inc. 16



APARTMENT RENTAL No. 18

Comments: Two-story apartment project with a brick/frame construction. Currently, the property manager indicates occupancy to be at 97%.
This complex accepts Section 8 vouchers and currently has a few voucher holders.

Street Address: 15 Reed Road
City, State: Geneva, NY

Property Name: Sheridan Park

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 103

Year Built: 1970's

Occupancy Rate: 97%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, disposals, A/C unit and patios/balconies. Project offers 
on-site laundry, off-street parking, playgound and a brand new community building w/exercise room.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Holly Verified On: 04/03/2014Contact Phone: (315) 781-0080

Web Site: http://sheridanparkgeneva.com/

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

6621 Bedroom 1 33 $680 $1.03
8701 Bedroom, W/Den 1 8 $795 $0.91
10452 Bedroom 1 24 $870 $0.83
8462 Bedroom 1 25 $795 $0.94
11002 Bedroom, w/Den 1 8 $870 $0.79
470Studio 1 5 $660 $1.40

Parking Features

Rec. Area - Type: Exercise Room & 
Playground

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:

GAR Associates, Inc. 17



APARTMENT RENTAL No. 19

Comments: Market rate complex that is full with a waiting list. Two-story garden style buildings. New roofs and windows in 2010. 3 tenants use 
Section 8 vouchers.

Street Address: 55-57 Stevenson Street
City, State: Seneca Falls, NY

Property Name: Rivermist Apartments

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 34

Year Built: 1970

Occupancy Rate: 100%

Amenities: Limited on-site amenities. Unit have standard kitchen appliances (stoves & refrigerators) and patios.

Heat: Landlord Pays Electric: Tenant PaysUtilities:

Verification: Manager- Colleen Verified On: 04/24/2014Contact Phone: (315) 224-0711

Web Site: http://www.e-zproperties.com

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

6801 Bedroom 1 10 $575 - $645 $0.85 - $0.95
8002 Bedroom 1 24 $725 $0.91

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type:
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:

GAR Associates, Inc. 18



APARTMENT RENTAL No. 20

Comments: Market rate complex consisting of 255 apartments and 35 townhouses. Historical occupancy is high. Currently, there are 11 vacant 
units. Tenants consist of a mix of families, young couples, and seniors. Price differences in the two-bedroom townhouses reflects 
whether the units face the golf course. 28 of the apartments face the golf course, and 46 townhouses face the golf course. Rental 
range for two-bedroom apartments reflects whether the units have a patio or deck. Basic cable is included in rent, number of channels 
is unknown. There are no section 8 vouchers at this property. They have not done any major renovations but during turnover they 
paint and update fixtures, they will change the carpet if necessary. Landlord is surrently offering 1 month free with 18 month lease.

There are approvals are in place for an additional 108 townhouse style units with attached garages. A construciton or completeion 
date is not known yet.

Street Address: 5570 Centerpointe Boulevard
City, State: Canandaigua, NY

Property Name: CenterPointe Project

Date of Survey: 4/2014

Type of Project: Market Rate

No. of Units: 290

Year Built: 1997

Occupancy Rate: 97%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), disposals, dishwashers, and central A/C. There are laundry facilities 
in each building and hook-ups in all units (stackable in apartment units, standard two-machine setup in TH) tenants provide their 
own machines. On-site community room, fitness facility, pool, and lounge. Three-bedroom townhomes include fireplaces. Garages are 
available at an additional charge of $25/month.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leasing Agent - Laurel Verified On: 04/03/2014Contact Phone: (585) 394-5150

Rent Concessions: No

Cond. Rating: A-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

7881 Bedroom 1 N/A $825 $1.05
10482 Bedroom 2 N/A $900 - $1040 $0.86 - $0.99
9622 Bedroom 1 N/A $870 - $885 $0.90 - $0.92
15302 Bedroom, Ranch Style 2 N/A $1465 $0.96
14342 Bedroom, Ranch Style 2 N/A $1290 $0.90
18003 Bedroom, Townhouse 2½ 2 $1595 $0.89

Parking Features

Rec. Area - Type: Lounge/Fitness
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:
Intercom Entrances

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Fee: $25

Surface: Yes Enough for: All
Extra Cost: No

Garage: Yes Enough for: Some
Extra Cost: Yes

Covered: No

Gated entrance:
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APARTMENT RENTAL No. 20
CenterPointe Project, Continued...

Web Site: http://www.farash.com/properties/Property.asp?Prop_ID=4
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APARTMENT RENTAL No. 21

Comments: This is a Market Rate complex consisting of a mix of apartments and townhouses. Currently, this project is 96% occupied with 4, 2-Br 
and 2, 3-Br units available and no waiting list. This property does not accept section 8 vouchers. Ownership has been making 
upgrades to the units during turnover.

Street Address: 190 Parrish Street #33
City, State: Canandaigua, NY

Property Name: Finger Lakes Manor

Date of Survey: 11/2013

Type of Project: Market Rate

No. of Units: 153

Year Built: 1972

Occupancy Rate: 96%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), disposals, dishwashers, wall-to-wall carpeting, and extra storage. 
Project offers an in-ground pool, a playground, tennis courts, and basketball courts. All units have full basements with patios or 
balconies.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leasing Agent – Kris Verified On: 11/21/2013Contact Phone: (585) 394-2050

Web Site: http://www.fingerlakesmanorny.com/

Rent Concessions: No

Cond. Rating: B

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

8001 Bedroom 1 N/A $790 $0.99
5001 Bedroom, Junior 1 N/A $635 $1.27
10602 Bedroom 1 N/A $900 $0.85
13503 Bedroom 2 N/A $1065 $0.79
13003 Bedroom 1 N/A $1015 $0.78

Parking Features

Rec. Area - Type: Playground/Basketba
ll/Fitness

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Gas

Gas
Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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APARTMENT RENTAL No. 22

Comments: This is a townhouse style apartment complex that was constructed in 1974. Tenants consist of a mix of families, couples, and singles.  
Currently, this project is 100% occupied with no waiting list. There are no section 8 vouchers at this complex. They have done various 
updates such as new windows and doors. The project has new ownership as of 2012. This is the original phase, the new addition is 
considered a separate comparable project.

Street Address: 1090 White Oak Lane
City, State: Farmington, NY

Property Name: Collett Woods Townhomes

Date of Survey: 5/2014

Type of Project: Market Rate

No. of Units: 96

Year Built: 1974

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, disposals, basements, and washer/dyer hook-ups (no 
machines). Project offers a pool, a playground, and green areas. Parking in surface lot only as there are no garages. Basement areas 
are not included in the building areas (500 sq. ft. for 2-Br units and 570 sq. ft. for 3-Br units). Tenants now pay for their own water 
and sewer, which was a change that took effect in 2012.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leasing Agent – Gloria Verified On: 05/12/2014Contact Phone: (585) 924-2181

Web Site: http://www.collettwoods.com/

Rent Concessions: No

Cond. Rating: B+

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

10502 Bedroom 1½ 32 $950 $0.90
11903 Bedroom 1½ 64 $1085 $0.91

Parking Features

Rec. Area - Type: Rec. 
Area/Playground

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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APARTMENT RENTAL No. 23

Comments: Garden style townhouse apartment project that was constructed in two phases. Phase I consists of 2 and 3-bedroom townhouses that 
were constructed in the 1980's (90 units). Phase II was constructed between 1998/1999 and consists of 3-bedroom townhouses (72 
units). Typical occupancy is around 98% for this project. Rents are current from website, occupancy reflects 5/2013 when there are 
10 vacant units and no wait list. They do not accept section 8 vouchers at this property.

Street Address: 1404 Stoney Way
City, State: Farmington, NY

Property Name: Stone Hedge Village Townhouses

Date of Survey: 5/2014

Type of Project: Market Rate

No. of Units: 162

Year Built: Phase I–1980's/Phase II-1998-99

Occupancy Rate: 94%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), dishwashers, disposals, and central A/C. Washer/dryer hook-ups are 
available in all apartments and machines can be rented at an additional fee. Project offers a clubhouse, an in-ground pool, a tennis 
court, and a basketball court. Basic cable is included.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Lesaing Agent - Allie Verified On: 05/12/2014Contact Phone: (585) 398-2240

Web Site: http://www.rochester-apartments.com/stonehedgevillage/index.php

Rent Concessions: No

Cond. Rating: B-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

11332 Bedroom, Ranch 1½ 18 $1175 $1.04
9602 Bedroom, Townhouse 1 60 $845 - $880 $0.88 - $0.92
11133 Bedroom, Townhouse - Phase I 1½ 54 $1010 $0.91
12873 Bedroom, Townhouse - Phase II 1½ 30 $1170 $0.91

Parking Features

Rec. Area - Type: Clubhouse, 
Basketball Court, 
Playground

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:
Intercom Entrances

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance:
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APARTMENT RENTAL No. 24

Comments: In 2005 absorption was impacted by the previous sale of this property. The new owners lowered the rents by over $250/month to 
generate absorption. In doing so they have raised occupancy from 86% in 12/2004  to 97% in 11/2005.  

In March 2010 management had temporarily lowered the rents for the three bedroom units (from $1035 to $985) and the four 
bedroom units (from $1105 to $1085) to get over the lowered occupancy rate as many tenants bought houses in early 2010. 

Currently the leasing agent indicates that this project is 100% occupied. This project attracts many families, short-term tenants, and 
people who are moving to the area looking for homes and/or buildings.  This property does not accept Sec 8 vouchers. Approximately 
15% of the residents are aged 62+.

Street Address: 1155 Fairdale Glenn
City, State: Farmington, NY

Property Name: Fairdale Townhomes

Date of Survey: 5/2014

Type of Project: Market Rate

No. of Units: 104

Year Built: 2003

Occupancy Rate: 100%

Amenities: Units have standard kitchen appliances (stoves & refrigerators), disposals, microwaves, dishwashers, central A/C, separate entrances, 
balconies/patios, carpeting, blinds, and washer/dryer hook-ups. Discounted 88 channel cable rates are available for $40/month, 
tenants are required to receive cable service. Detached garages are included at no additional charge. Project finishes are not top of 
the line, all units are 2-story walkup.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leasing Agent - Rachael Verified On: 05/12/2014Contact Phone: (585) 924-3060

Web Site: http://www.fairdaletownhomes.com/

Rent Concessions: No

Cond. Rating: A-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

9452 Bedroom 1½ 26 $995 $1.05
11403 Bedroom 2½ 52 $1105 $0.97
13354 Bedroom 2 26 $1285 $0.96

Parking Features

Rec. Area - Type: Clubhouse/Fitness 
Center

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: Yes Enough for: All
Extra Cost: No

Covered: No

Gated entrance: No
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APARTMENT RENTAL No. 25

Comments: This is a townhouse style project that is expected to complete construction in June 2014. There will be 12 buildings each with 5 units. 
The 1st building was complete and received a CO in early November 2013. There was an additional 3 buildings completed in January 
of 2014. As of 11/20/2013, they have 15 signed leases and an additional 30 on a waiting list and as of 5/12/14 there were 4 units 
awaiting completion that will be filled from the interested parties list and which point he property will achieve stabilization. Absorption 
has been between 7-8 units per month since November 2013.

Street Address: 1090 White Oak Lane
City, State: 1090 White Oak Lane, NY

Property Name: Collett Woods TH - Phase II

Date of Survey: 5/2014

Type of Project: Market Rate

No. of Units: 60

Year Built: 2013/2014

Occupancy Rate: 100%

Amenities: Units have all kitchen appliances including microwave, dishwasher, plus washer and dryer. Project offers a pool, playground and 
green areas. Each unit has an attached 1-car garage.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Leasing Agent - Stephanie Verified On: 05/12/2014Contact Phone: (585) 924-2181

Web Site: http://www.collettwoods.com

Rent Concessions: No

Cond. Rating: A

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

11602 Bedroom 1½ 24 $1150 $0.99
13843 Bedroom 2½ 36 $1275 $0.92

Parking Features

Rec. Area - Type: Rec. 
Area/Playground

Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included

Electricity Included

AC Type: central
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Included

Amt:

Surface: Yes Enough for:
Extra Cost:

Garage: Yes Enough for: All
Extra Cost: No

Covered:

Gated entrance:
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APARTMENT RENTAL No. 26

Comments: Market rate project with historically good occupancy. Currently the property manager indicates there are 4 vacant units and a small 
waiting list. Heating is electric. Management is offering a "grab bag special" where potential tenants grab into a bag to see what their 
special could be (1 month free, reduced 1st month rent, etc.) Section 8 is accepted and they are allowed up to 15 total residents 
using it for payment but have around 5 at this time.

Street Address: 840 Peirson Avenue
City, State: Newark, NY

Property Name: Woodhill Apartments & Townhouses

Date of Survey: 5/2014

Type of Project: Market Rate

No. of Units: 154

Year Built: 1980

Occupancy Rate: 97%

Amenities: Units have standard kitchen appliances (stoves & refrigerators). Townhouse units have dishwashers and washer/dryer hook-ups. 
Project offers common area laundry facilities, a pool, and a recreation area.

Heat: Tenant Pays Electric: Tenant PaysUtilities:

Verification: Property Manager - Janet Verified On: 05/12/2014Contact Phone: (315) 331-7371

Web Site: http://www.npma.ws/Property/?PID=161

Rent Concessions: Yes, See comments.

Cond. Rating: B-

Unit Type Baths No. of Units Sq. Ft. Current Rent Rent/Sq. Ft.
Rental Data

9001 Bedroom 1 32 $510 - $622 $0.57 - $0.69
10502 Bedroom, Apartment 1 4 $678 - $690 $0.65 - $0.66
10002 Bedroom, The Glen 1 4 $778 - $803 $0.78 - $0.80
11202 Bedroom, Townhomes 1½ 42 $688 $0.61
12503 Bedroom, Apartment 2 33 $726 - $738 $0.58 - $0.59
14263 Bedroom, Townhomes 1½ 26 $735 $0.52
14504 Bedroom, Townhomes 1½ 13 $786 $0.54

Parking Features

Rec. Area - Type:
Community RoomFireplace

Elevator Pool TennisSeparate Entrance(s)
Balcony/Patio

Drapes/Blinds
Storage
Coin Laundry Facility
Washer/Dryer Hookups

Cable Included in Rent

Heat Included
Cook Included
Electricity Included

AC Type: unit
Stove
Refrigerator
Disposal
Dishwasher
Microwave

Alarm System

Apartment Features Utilities

Equipment

Other Features

Security Features:

Carpets

Washer/Dryer Units

Internet Service Included

Hot Water Included
Cold Water Included
Sewer

Amt:

Surface: Yes Enough for: All
Extra Cost: No

Garage: No

Covered: No

Gated entrance: No
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GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

DAVID M. CARLON 
 
PRESENT OCCUPATION: 
 
 David M. Carlon is currently employed full-time with GAR Associates, Inc. as a State Certified General 
Appraiser. He performs tasks related to specific appraisal assignments, multi-family housing as well as performs 
mass appraisal application for commercial and residential properties. He has been employed with GAR since 
1993. 
 
 
EDUCATION: 
 

Bachelor of Science - Finance and Accounting            
University of New Haven, West Haven, Connecticut           
Graduated, 1993. 

 
St. Joseph's Collegiate Institute, Kenmore, New York 

 Graduated, 1989. 
 

 
APPRAISAL COURSES: 
 

* Standards of Professional Practice and Ethics- 410/A and 420/B - October 1994 
* R-1 Introduction to Real Estate Appraisal - September 1998 
* R-2 Valuation Principles and Procedures - October 1998  
* 310 - Basic Income Capitalization - November 1999 – Appraisal Institute 
* 510 – Advanced Income Capitalization - 2003 
* G3 – Applied Income Valuation – October 2004 
* AQ1 – Fair Housing Lending & Environmental Issues – November 2004 
* Various technical seminars presented by NYS Office of Real Property, the Appraisal Institute 

  and other real estate agencies 
 * Continuing Education 2005, 2007, 2008, 2009, 2010, 2011, 2012, 2013 
 
 
CERTIFICATIONS: 
 
 New York State Certified General Real Estate Appraiser – Certificate No. 46-45365 
 Expiration June 19, 2015 
 
 
SEMINARS: 

 
DHCR Work Session – Market Studies     2004 – 2013   

 NYSAFAH Affordable Housing Conference – New York   2004 – 2012 
 2013 Homes within Reach Conference – Pennsylvania   2012 – 2013 
 
 
MARKET ANALYSIS/MULTI-FAMILY SERVICES: 
 

While a wide variety of property and real estate types have been analyzed over the years, the current 
concentration of work effort undertaken is associated with various forms of multi-family housing. This includes 
preparation of market studies in conjunction with affordable housing developments, market studies for market 
rate housing projects, appraisals/rent comparability studies related to this real estate type, and analysis of 
military and student housing projects. 
 

On an annual basis, Mr. Carlon prepares anywhere between 15 and 30 reports that are directly used in 
conjunction with NYS HCR Tax Credit Submission filing for 9% credits. He is approved as a market analyst by 
HCR in the State of New York.   



GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

DAVID M. CARLON 
(continued) 

 
WORK EXPERIENCE/CLIENT BASE: 

Work experience reflects a broad range of locations with a concentration in New York State. All state 
areas are covered including the boroughs of Metro New York, Suburban New York City, and all of Upstate New 
York (See the attached Housing Details for a breakdown of recent work effort undertaken). 
 

The client base is diverse and includes: 
 

 Various state allocating agencies and other Government sectors including HUD, Rural 
Development, HCR and Fannie Mae/Freddie Mac.    

 
 Financial Institutions and Investors.  This includes banks, tax credit syndicators, and 

institutional investors. 
 

 Private developers and investors. 
 

Again, we refer the reader to the attached list of recent housing work for additional documentation 
pertaining to work experience by location and client base. 

 
PARTICIPATED IN APPRAISAL ASSIGNMENT/PROJECTS FOR: 
 

In New York State 
Erie County Chautauqua County Cattaraugus County  
Orleans County   Niagara County  Monroe County 
Ulster County   Westchester County Rensselaer County  
Saratoga County  Lewis County  Jefferson County  
Albany County   Schenectady County Orange County   
Oneida County Livingston County Allegany County 
Stueben County Broome County Franklin County 
Essex County Tompkins County Columbia County 
Dutchess County Fulton County Putnam County 
Sullivan County Rockland County Chemung County 
Genesee County Wyoming County Seneca County 
Ontario County Wayne County Cortland County 
Warren County Wyoming County Onondaga County 
Oswego County Nassau County Montgomery County 
NYC Burroughs   
   
   
HSBC Bank First Niagara Bank  JP Morgan Chase Bank 
Key Bank of New York  Buffalo Savings Bank Evans Bank 
Charter One Bank  Other Private Clients 
   

Outside of New York State 
Lehigh County, PA Bradford County, PA Erie County, PA  
Essex County, VT   

 



GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

DAVID M. CARLON 
(continued) 

 
WORK EFFORTS – MULTI-FAMILY HOUSING: 
 
 Recent work efforts undertaken pertaining to a variety of multi-family and senior specific housing 
projects are outlined below: 
 
Location:   Property / Project Type: Client:               Report Type: 
 
Connecticut 
 
New Britian,    Workforce Family  Norstar Development  Prelim Market 
New Hartford Co., CT          Study 
 
 
New Hampshire 
 
Concord, Merrimack Co., NH Tax Credit Family  RBC Capital Markets  Market Study 
 
  
Michigan 
 
Traverse City,    Tax Credit Family  RBC Capital Markets  Market Study 
Grand Traverse Co., MI 
 
Massachusetts 
 
Fitchburgh, Worcester Co., MA Tax Credit Family  Twin Cities Community Dev. Prelim Market 
            Study 
 
Pennsylvania 
 
Whitehall Township,   Tax Credit Family  Pathstone Development  Appraisal /  
Lehigh Co., PA           Market Study 
 
Wyalusing, Bradford Co., PA Tax Credit Family  Mission First Housing  Appraisal
        Development Corp. 
 
Edinboro, Erie Co., PA  Tax Credit Senior  Bank of America   Appraisal 
 
 
Vermont 
 
Chittenden, Essex Co., VT Tax Credit Family  Homestead Design, Inc  Appraisal /  
            Market Study 

 
 
 
 
 
 
 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2013-2014) continue...  
 
Location:   Property / Project Type: Client:              Report Type: 
 
New York 
 
Lackawanna, Erie Co., NY Tax Credit Family  First Niagara   Appraisal 
 
Lackawanna, Erie Co., NY Tax Credit Family  RBC    Market Study 
 
Elmira, Chemung Co., NY Tax Credit Senior  JP Morgan Chase  Appraisal 
 
Buffalo, Erie Co., NY  Market Rate   First Niagara   Appraisal 
 
Albany, Albany Co., NY  Tax Credit Family  Key Bank   Appraisal 
 
Watertown, Jefferson Co., NY Tax Credit Family  M&T Bank   Appraisal 
 
Amsterdam,   Tax Credit Family  First Niagara   Appraisal 
Montgomery Co., NY 
 
Amsterdam,   Tax Credit Family  Raymond James  Market Study 
Montgomery Co., NY 
 
Lancaster, Erie Co., NY  Tax Credit Family  M&T Bank   Appraisal 
 
Niagara Falls, Niagara Co., NY Tax Credit Senior  Norstar Development  Market Study 
 
Webster, Monroe Co., NY Tax Credit Senior  First Niagara Bank  Appraisal 
 
Newburgh, Orange Co., NY Tax Credit Family /  JP Morgan Chase  Appraisal 
    Special Needs 
 
Cohoes, Albany Co., NY  Tax Credit Family  JP Morgan Chase  Appraisal 
 
Horsehead, Chemung Co, NY Tax Credit Family  First Niagara Bank   Appraisal 
 
Webster, Monroe Co., NY Tax Credit Special Needs RBC Capital Market   Market Study 
 
Webster, Monroe Co., NY  Tax Credit Special Needs CDS Monarch   Market Study 
 
Albany, Albany Co., NY  Tax Credit Family  Housing Visions   Appraisal /  
            Market Study 
 
Greece, Monroe Co., NY  Tax Credit Senior  Rochester's Cornerstone  Appraisal /  
            Market Study 
 
Plattsburgh, Clinton Co., NY Tax Credit Special Needs Regan Development  Appraisal /  
            Market Study 
 
Rochester, Monroe Co., NY Tax Credit Family  Rochester's Cornerstone  Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  Norstar Development  Market Study 
 

Amsterdam,    Tax Credit Family   Southport Properties  Appraisal /  
Montgomery Co., NY          Market Study 
 
Rochester, Monroe Co., NY Tax Credit Family  Path Stone Development Market Study 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2013-2014) continue...  
 
Location:   Property / Project Type: Client:              Report Type: 
 
Henrietta, Monroe Co., NY Tax Credit Special Needs Heritage Christian Svcs.  Market Study 
 

Syracuse, Onondaga Co., NY Tax Credit Family  Christopher Community  Market Study 
 

Ithaca, Tompkins Co., NY Tax Credit Special Needs  Path Stone Development Appraisal /  
            Market Study 
 
Corning, Steuben Co., NY Tax Credit Family  The NRP Group   Appraisal /  
            Market Study 
 
Baldwinsville,    Tax Credit Family  Baldwin Real Estate Corp. Market Study 
Onondaga Co., NY  
 
Ballston, Saratoga Co., NY Tax Credit Family  The NRP Group   Appraisal /  
            Market Study 
 
Lansing, Tompkins Co., NY Tax Credit Family  The NRP Group   Appraisal /  
            Market Study 
 
Ithaca, Tompkins Co., NY Tax Credit Family  The NRP Group   Appraisal /  
            Market Study 
 
Gates, Monroe Co., NY  Tax Credit Family  Nathaniel Development  Appraisal /  
            Market Study 
 
Rochester, Monroe Co., NY Tax Credit Family  Providence Housing Dev. Market Study 
 
New York Mills, Oneida Co., NY Tax Credit Senior  Liberty Affordable Housing Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  STEL    Market Study 
 
Syracuse, Onondaga Co., NY Tax Credit Family  Housing Visions   Appraisal /  
            Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  Belmont Housing  Appraisal /  
            Market Study 
 
Niagara Falls, Niagara Co., NY Tax Credit Family  Housing Visions   Market Study 
 
Palentine Bridge,   Tax Credit Family  Rochester's Cornerstone  Market Study 
Montgomery Co., NY 
 
Niagara Falls, Niagara Co., NY Tax Credit Family  CB Emmanuel Realty  Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  McGuire Development  Appraisal /  
            Market Study 
 
Cambria, Niagara Co., NY Tax Credit Family  Belmont Housing  Market Study 
 
Kingston, Ulster Co., NY  Tax Credit Family  JP Morgan Chase  Appraisal 
 
Henrietta, Monroe Co., NY Tax Credit Family /   JP Morgan Chase  Appraisal
    Special Needs    
 
Hilton, Monroe Co., NY  Market Rate   CitiBank    Appraisal 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2013-2014) continue...  
 
Location:   Property / Project Type: Client:              Report Type: 
 
Vernon, Oneida Co., NY  Tax Credit Senior  Oneida County    Market Study 
        Housing Authority 
 
Sidney, Delaware Co., NY Tax Credit Family  Omni    Prelim Market 
            Study 
 
Bowmansville, Erie Co., NY Tax Credit Family  Brassel Commercial Realty Prelim Market 
            Study 
 
Henrietta, Monroe Co., NY  Tax Credit Special Needs First Sterling   Market Study 
 
Niagara Falls, Niagara Co., NY Tax Credit Family  JP Morgan Chase  Appraisal 
 
Binghamton, Broome Co., NY Student Housing  M&T Bank   Appraisal 
 
New Windsor, Orange Co., NY Market Rate   JP Morgan Chase  Appraisal 
 
Buffalo, Erie Co., NY  Market Rate   Montante Development  Prelim Market 
            Study 
 
Norwich, Chenango Co., NY Tax Credit Special Needs Raymond James   Market Study 
 
Henrietta, Monroe Co., NY Senior Congregate Care  M&T Bank   Appraisal 
 
Buffalo, Erie Co., NY  Tax Credit Family  First Niagara Bank   Appraisal 
 
Watertown, Jefferson Co., NY Tax Credit Family  JP Morgan Chase  Appraisal 
 
Buffalo, Erie Co., NY  Tax Credit Family  JP Morgan Chase  Appraisal 
 
Amsterdam,    HUD Family Tax Credit  Southport Properties  Rent Comp  
Montgomery Co., NY          Study 
 
Niagara Falls, Niagara Co., NY Tax Credit Family  Housing Visions Consultants Prelim Market 
            Study 
 
Clayton, Jefferson Co., NY Market Rate   Private    Appraisal 
 
Amsterdam,    Tax Credit Special Needs Betts Housing Partners  Prelim Market 
Montgomery Co., NY          Study 
 
Rome, Oneida Co., NY  Tax Credit Family  JP Morgan Chase  Appraisal  
 
Irondequoit, Monroe Co., NY Tax Credit Senior   First Niagara Bank  Appraisal 
 
New York Mills,    Tax Credit Senior  Rural Housing Preservation Prelim Market 
Oneida Co., NY           Study 
 
Amsterdam,    HUD Sec. 8 Senior  NBT Bank, N.A.   Appraisal 
Montgomery Co., NY  
 
Schenectady,    Tax Credit Special Needs Key Bank   Appraisal 
Schenectady Co., NY 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2013-2014) continue...  
 
Location:   Property / Project Type: Client:              Report Type: 
 
Poughkeepsie,   Tax Credit Senior/  JP Morgan Chase  Appraisal  
Dutchess Co., NY  Veterans 
 
Perinton, Monroe Co., NY Tax Credit Senior  Friendly Services  Prelim Market 
            Study 
 
Middletown, Orange Co., NY Market Rate   JP Morgan Chase  Appraisal 
 
Watertown, Jefferson Co., NY Tax Credit Family  Bank of America   Appraisal 
 
Rochester, Monroe Co., NY Market Rate   First Niagara Bank  Appraisal 
 
Oswego, Oswego Co., NY Market Rate   JP Morgan Chase  Appraisal 
 
Lysander, Onondaga Co., NY Tax Credit Family  JP Morgan Chase  Appraisal 
 
Buffalo, Erie Co., NY  Tax Credit Family  STEL, Inc.   Market Study 
 
Gates, Monroe Co., NY  Tax Credit Family  Nathaniel Development Corp. Appraisal /  
            Market Study 
 
Silver Creek,   Tax Credit Special Needs STEL, Inc.   Market Study 
Chautauqua Co., NY 
 
Syracuse, Onondaga Co., NY Tax Credit Family  Housing Visions Consultants Appraisal /  
            Market Study 
 
East Fishkill, Dutchess Co., NY Tax Credit Family  Regan Development  Appraisal /  
            Market Study 
 
Henrietta, Monroe Co., NY Tax Credit Special Needs DePaul Properties  Appraisal /  
            Market Study 
 
Plattsburgh, Clinton Co., NY Tax Credit Family  Affordable Housing Limited Appraisal /  
            Market Study 
 
Honeoye Falls, Monroe Co., NY Congregate Senior  HSBC Bank   Appraisal 
 
Rochester, Monroe Co., NY Tax Credit Family  Baldwin Real Estate Corp. Appraisal /  
            Market Study 
 
Bath, Steuben Co., NY  Tax Credit Special Needs Loyola Recovery Foundation Market Study 
 
Saugerties, Ulster Co., NY Tax Credit Family  Premier Developers  Appraisal /  
            Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  Housing Visions Consultants Appraisal /  
            Market Study 
 
Lackawanna, Erie Co., NY Tax Credit Family  The NRP Group   Appraisal /  
            Market Study 
 
Rotterdam,    Tax Credit Senior  Whitney Capital   Prelim Market  
Schenectady Co., NY           Study 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING (2013-2014) continue...  
 
Location:   Property / Project Type: Client:              Report Type: 
 
Spencerport, Monroe Co., NY Tax Credit Family  Morgan Management  Market Study 
 
 
Greece, Monroe Co., NY  Tax Credit Senior  Rochester’s Cornerstone  Appraisal /  
        Group    Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  Norstar Development  Market Study 
 
Ithaca, Tompkins Co., NY Market Rate   M&T Bank   Appraisal  
 
Canandaigua, Ontario Co., NY Tax Credit Special Needs Happiness House  Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Special Needs DePaul Properties  Market Study 
 
Henrietta, Monroe Co., NY Tax Credit Special Needs Home Leasing   Market Study 
 

Details pertaining to previous years efforts are available if required. 



 

 
 



GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

 
M. SCOTT ALLEN 

 
M. Scott Allen is a Vice President and partner with GAR Associates, Inc. He is a State Certified General 

appraiser, and market analyst and he has been active in undertaking these duties since 1986. He was appointed Vice 
President to the Commercial Division of GAR Associates, Inc. in 1992. 
 
MARKET ANALYSIS/MULTI-FAMILY SERVICES: 
 

        While a wide variety of property and real estate types have been analyzed over the years, the current efforts 
are concentrated on market analysis and appraisal work related to a wide variety of multi-family and residential 
housing. This includes affordable, market rate, and senior specific (independent/assisted and advanced levels of care) 
projects. Our experience has allowed us to successfully complete work in other parts of the Northeast and the 
Country and State certifications are permanently held in multiple locations. 

 
Our Market Analysis division has grown out of an increased need for market studies and consulting for newly 

developed housing projects.  On an annual basis, we complete between 70 and 100 market studies and appraisals in 
conjunction with a wide variety of multiple family housing including: 

 
 Proposed developments using Low-Income Housing Tax Credits. 

 Market studies in conjunction with proposed market rate housing projects. 

 Senior specific as well as family developments. 

 Market studies required under the HUD MAP guidelines. 

 Market analysis and market studies required in order to support HUD Section 236 Decoupling efforts. 

 Real estate appraisals for all types of multi-family and residential housing. 

 
Our market studies are prepared in conjunction with the requirement of the end user. We are approved 

under the HUD MAP Program, and recognized by New York State HCR, New York State HFA, Fannie Mae and Freddie 
Mac as a provider of such studies. We have also prepared studies used in conjunction with submission to state 
allocating agencies in Arizona, Massachusetts, and Pennsylvania. Over the past decade, GAR Associates has been 
active in completing numerous studies in conjunction with submission for Low-Income Housing Tax Credits issued by 
NYS HCR. We have completed studies across New York State, spreading from metropolitan New York City to 
Western New York, and areas in between. Based on our experience here, and in conjunction with our NCHMA ties, 
we have expanded our studies to other areas including work in: Arizona, Vermont, New Jersey, New Hampshire, 
Massachusetts, Michigan, Florida, Connecticut, Pennsylvania, and Nebraska. From fall 2010 to fall 2012 Mr. Allen 
served as the Chairperson for the NCHMA. 
 
 Currently, the concentration of work effort undertaken is associated with various forms of housing. This 
includes preparation of market studies in conjunction with affordable housing developments, market studies for 
market rate housing projects, appraisals/rent comparability studies related to this real estate type, and analysis of 
military and student housing projects. 
 

On an annual basis, Mr. Allen prepares anywhere between 30 and 40 reports that are directly used in 
conjunction with NYS HCR Tax Credit Submission filing for 9% credits. He is approved as a market analyst by various 
state agencies, and is approved as a HUD analyst. Additionally, Mr. Allen serves on the Standards and Executive 
Committees for NCHMA and from 2010-2012 was the Chair for this organization which has been instrumental in 
setting guidelines and standards for market analysis used in conjunction with affordable housing. He also served on 
the Board of Directors for their parent organization NH&RA.  
 
 



GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

 
M. SCOTT ALLEN 

(continued) 
 
 

EDUCATION: 
 

Bachelor of Arts – Materials and Logistics Management; through the College of Business 
 Michigan State University, East Lansing, Michigan. 
 Graduated 1986. 
 
Williamsville East High School, Williamsville, New York. 
  Graduated 1982. 

 
 
CERTIFICATIONS: 
 
 New York State Certified General Real Estate Appraiser – Certificate No. 46-4454. 
 

 Approved as Market Analyst by NYS HCR. 
 Approved as Market Analyst by Tennessee 
 Approved HUD Analyst. 

 
In addition, Mr. Allen is permanently certified as a General Appraiser in the following states: 
 

 North Carolina Certification No.A7283 
 South Carolina Certification No. CG 6681 
 Connecticut Certification No. RCG-0001270 
 Pennsylvania Certification No. 08-0283630 
 Vermont Certification No. 080-0062301 
 Virginia  Certification No. 4001-014635 
 Massachusetts Certification No. 103369 

 
 
MEMBERSHIP AFFILIATIONS: 
 

Member of NCHMA – National Council of Housing Market Analysts (NCHMA). (Formerly known as NCAHMA: 
National Council of Affordable Housing Market Analysts.) 
Active on the Executive and Standards Committees and from fall of 2010 thru the fall of 2012 was 
the Chair for this organization. He is currently the Board of Director for their parent organization 
NH&RA.  

 
 NAIOP – Upstate New York Chapter, Board of Directors (1995-1997). 
 

NAIOP – Upstate New York Chapter, President (1998). 
 
Candidate for Designation through the Appraisal Institute, MAI. 

 



GAR ASSOCIATES, INC. 
PROFESSIONAL QUALIFICATIONS OF: 

 
M. SCOTT ALLEN 

(continued) 
 
WORK EXPERIENCE/CLIENT BASE: 
 
 Work experience reflects a broad range of locations including a concentration in New York State. All state 
areas are covered including the boroughs of Metro New York, Suburban New York City, and all of Upstate New York 
(See the attached Housing Details for a breakdown of recent work effort undertaken). 
 
 The client base is diverse and includes: 
 

 Various state allocating agencies and other Government sectors including HUD, Rural 
Development and Fannie Mae/Freddie Mac. 

 
 Financial Institutions and Investors. This includes banks, tax credit syndicators, and 

institutional investors. 
 

 Private developers and investors. 
 

Again, we refer the reader to the attached list of recent housing work for additional documentation 
pertaining to work experience by location and client base. 
 
 
TECHNICAL TRAINING/CONTINUING EDUCATION: 
 
  Recently completed necessary continuing education for the State Certification in New York 
State: 
 

 On-line USPAP Update Course (2013). 
 Advanced Concepts & Case Studies (2013). 
 Apartment Appraisal Concepts & Applications (2011). 
 Advanced internet Search Strategies (2011). 
 Business Practices & Ethics (2009). 
 Introduction to GIS Applications for Real Estate Appraisal (2007). 

 
Conferences and meetings that are attended on a consistent basis as part of the continuing education 

include: 
 

 NCHMA Annual Conferences and Meetings (Two Sessions Annually) 
 NYSAFAH Annual Meeting in New York and Semi-Annual Meeting in Buffalo, New York. 
 HCR Workshop and Training Sessions on an Annual Basis In Conjunction with Qualified 

Allocation Plan. 
 Arizona Housing Department Annual Conference (2009-2013), market analyst meetings, as 

well as the annual tax credit workshop (2011-2013). 
 Eastern Conference Lenders Annual Conference (2011-2014). 
 Midwest Lenders Annual Conference (2012) and HUD MAP Certification. 

 
 Instruction: 
  
2013 and 2014: Served and will serve as one of the two approved instructors for the MBA (Mortgage Bankers 
Association) HUD MAP Underwriting Training Program. Specifically applied to the appraisal class for on-line 
instruction as it relates to Appraisal Principles and Procedures. This class is approved by HUD for training of 
underwriters for the HUD MAP programs.  



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING OUTSIDE OF NEW YORK STATE: 
  
Location:   Property / Project Type: Client:    Report Type: 
 
Arizona 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Mesa, Maricopa Co., AZ  Tax Credit Family  AMCAL Enterprises Inc.   Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Senior  Corbett Consulting  Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Senior  Adolfson & Peterson  Market Study 
 
Avondale, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Tucson, Pima Co., AZ  Tax Credit Family  Compass Affordable Housing Market Study 
 
Nogales, Santa Cruz Co., AZ Tax Credit Senior  Gorman & Company, Inc. Market Study 
 
Mesa, Maricopa Co., AZ  Tax Credit Family  AMCAL Enterprises Inc.   Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Mesa, Maricopa Co., AZ  Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Senior  Corbett Consulting  Market Study 
 
Glendale, Maricopa Co., AZ Tax Credit Family  Cardon Development Group Preliminary  
            Market Study 
 
Tucson, Pima Co., AZ  Tax Credit Special Needs Compass Affordable Housing Market Study 
 
Tempe, Maricopa Co., AZ Tax Credit Family  RBC Capital Markets  Market Study 
 
Glendale, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Mesa, Maricopa Co., AZ  Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Tempe, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  Gorman & Company, Inc. Market Study 
(2 market studies) 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  SRM Phoenix, LLC  Market Study 
 
Phoenix, Maricopa Co., AZ Tax Credit Family  RBC Capital Markets  Market Study  
 
Tucson, Pima Co., AZ  Tax Credit Senior  Urban Innovations  Market Study 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING OUTSIDE OF NEW YORK STATE continue… 
 
Location:   Property / Project Type: Client:    Report Type: 
 
Connecticut 
 
New Haven,   Senior Tax Credit  RBC Capital Markets  Market Study 
New Haven Co., CT 
 
Stamford, Fairfield Co, CT Market Rate Family  PNC Real Estate Finance  Market Study 
 
Waterbury,   Tax Credit Family  Loyola Development Corp Market Study  
New Haven Co., CT  
 
 
Pennsylvania 
 
Bradford, McKean Co., PA Tax Credit Family  Housing Vision Consultant Appraisal/ 
            Market Study 
 
Wyalusing, Bradford Co., PA Tax Credit Family  Mission First Housing  Appraisal 
        Development Corp. 
 
Hermitage, Mercer Co., PA Tax Credit Family  Evergreen Partners  Market Study 
 
Honey Brook, Chester Co., PA Tax Credit – Senior  First Niagara Bank  Market Study/ 
            Appraisal 
 
City of Chester   Hope 6/Tax Credit Family Bank of America   Appraisal/ 
Delaware Co., PA   (Deep Subsidy)      Market Study 
 
Ridley, Delaware Co., PA Tax Credit Family  RBC Capital Markets  Market Study 
 
Erie, Erie Co., PA  Market Rate   Riedman Development Corp. Preliminary  
            Market Study 
 
Pittsburgh, Allegheny Co., PA Tax Credit / Special Needs STEL, Inc   Market Study 
   
Bradford, McKean Co., PA Tax Credit Family  Housing Visions Consultants Market Study 
 
 
Vermont 
 
Essex, Chittenden Co., VT Tax Credit Family  RBC Capital Markets  Market Study 
 
Chittenden, Essex Co., VT Tax Credit Family  Homestead Design, Inc  Market Study /    

                                                                                             Appraisal 
 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING OUTSIDE OF NEW YORK STATE continue… 
 
Location:   Property / Project Type: Client:    Report Type: 
 
Massachusetts 
 
Cambridge, Middlesex Co., MA Tax Credit Family   RBC Capital Markets  Market Study  
 
Boston, Suffolk Co., MA  Tax Credit Family  RBC Capital Markets   Market Study 
 
Taunton, Bristol Co., MA  Tax Credit Family  RBC Capital Markets  Market Study 
 
Greenfield, Franklin Co., MA Tax Credit Family  The Community Builders  Appraisal/  
    Public Housing       Market Study 
 
Roslindale, Suffolk Co., MA Tax Credit Family/  RBC Capital Markets  Market Study 
 
Greenfield, Franklin Co., MA Tax Credit Family  The Community Builders  Market Study  
    Public Housing 
 
Fitchburg, Worchester Co., MA Student Housing  The Sextant Group  Market Study 
 
 
Missouri 
 
Kansas City, Jackson Co., MO HUD 223(f)   Red Capital Group   Appraisal 
 
 
Michigan 
 
Traverse City,    Tax Credit Family  RBC Capital Markets  Market Study 
Grand Traverse Co., MI 
(2 Market studies) 
 
 
New Jersey 
 
Camden, Camden Co., NJ Tax Credit Family/  RBC Capital Markets  Market Study 
    Public Housing 
 
 
New Hampshire 
 
Wolfeboro, Carroll Co., NH Tax Credit Family – New  RBC Capital Markets  Market Study 
 
Concord, Merrimack Co., NH Tax Credit Family  RBC Capital Markets  Market Study 
 
 
North Carolina 
 
New Bern, Craven Co., NC HUD 223(f)   AMG Financial Services, Inc.  Appraisal 
 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING IN NEW YORK STATE (2013-2014):  
 
Location:   Project Type:   Client:    Report Type: 
 
New York  
 
Niagara Falls, Niagara Co., NY Tax Credit Senior  Norstar Development  Market Study 
 
Amsterdam,   Tax Credit Family  Raymond James  Market Study 
Montgomery Co., NY 
 
Albany, Albany Co., NY  Market Rate Senior  Omni Development  Rent Comp Study 
 
Nanuet, Rockland Co., NY HUD Sec 8 Senior Tax Credit Wilder Balter   Rent Comp Study 
  
Watertown, Jefferson Co., NY HUD Sec 8 Family Tax Credit Preservation Management Rent Comp Study 
 
Amherst, Erie Co., NY  Tax Credit Family  RBC Capital Market  Market Study 
 
New Hartford, Oneida Co., NY Tax Credit Senior  Omni Development  Appraisal/ 
            Market Study 
 
Gouverneur,    Tax Credit Senior  Omni Development  Market Study 
St. Lawrence Co., NY 
 
Mt. Vernon   Tax Credit Family  The MacQuesten Company Market Study 
Westchester Co., NY           
 
Thompson, Sullivan Co., NY Tax Credit Family  MJJ Corporation   Market Study 
 
Newburgh, Orange Co., NY Tax Credit Family  MJJ Corporation   Appraisal /  
            Market Study 
 
Cohoes, Albany Co., NY  Tax Credit Special Needs Regan Development  Appraisal /  
            Market Study 
 
Watertown, Jefferson Co., NY Tax Credit Family  Evergreen Partners  Appraisal /  
            Market Study 
 
Rome, Oneida Co., NY  Tax Credit Family   Omni Development  Market Study 
 
Carmel, Putnam Co., NY  Tax Credit Special Needs Wilder Balter    Appraisal /  
            Market Study 
 
Rockland, Sullivan Co., NY Tax Credit Family   Wilder Balter    Market Study 
 
Yonkers, Westchester Co., NY Tax Credit Senior  WestHab   Appraisal /  
            Market Study 
 
Lake Ronkonkoma,  Tax Credit Special Needs Concern for Independent Living Appraisal /  
Suffolk Co., NY           Market Study 
 
Newburgh, Orange Co., NY Tax Credit Family  Excelsior Housing  Market Study 
 
Greenport, Columbia Co., NY Tax Credit Family  Christa Housing   Market Study 
 
Gloversville, Fulton Co., NY Tax Credit Senior  Liberty Affordable  Market Study 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING IN NEW YORK STATE (2013-2014) continue: 
 
Location:   Project Type:   Client:    Report Type: 
 
Rochester, Monroe Co., NY Tax Credit Senior  Winn Development   Appraisal /  
            Market Study 
 
Yonkers, Westchester Co., NY Tax Credit Family  The Bluestone Organization Market Study 
 
Greece, Monroe Co., NY  Tax Credit Family  Nathaniel Development   Market Study  
 
Schenectady,    Tax Credit Senior  The Community Builders  Market Study 
Schenectady Co., NY  
 
Springville, Erie Co., NY  Tax Credit Family  Belmont Housing  Appraisal /  
            Market Study 
 
Albany, Albany Co., NY  Tax Credit Family  Albany Housing Authority Market Study 
 
Jamaica, Nassau Co., NY Tax Credit Family  D&F Development Group Market Study 
 
Valley Stream, Nassau Co., NY Tax Credit Family  D&F Development Group Market Study 
 
Wilton, Saratoga Co., NY Tax Credit Senior  Whitney Capital   Appraisal /  
            Market Study 
 
Buffalo, Erie Co., NY  Tax Credit Special Needs Regan Development   Appraisal /  
            Market Study 
 
Tonawanda, Erie Co., NY Tax Credit Special Needs People Inc.    Appraisal /  
            Market Study 
 
North Hempstead,   Tax Credit Family  Georgica Green Ventures  Appraisal /  
Nassau Co. NY           Market Study 
 
Corinth, Saratoga Co., NY Tax Credit Senior  Corinth Senior Housing   Market Study 
 
Auburn, Cayuga Co., NY  Tax Credit Family  RBC Capital Market  Market Study 
 
Auburn, Cayuga Co., NY  Tax Credit Family  NBT Bank   Appraisal/ 
            Market Study 
 
Greece, Monroe Co., NY  Tax Credit Senior  RBC Capital Markets  Market Study 
 
Troy, Rensselaer Co., NY Tax Credit Family  Gershman Mortgage  Market Study 
 
Kingsbury,    Tax Credit Senior  Liberty Affordable   Market Study 
Washington Co., NY       Housing 
 
Ulster, Ulster Co., NY  Tax Credit Family  Raymond James  Market Study 
 
Malta, Saratoga Co., NY  Tax Credit Senior  Wesley Community  Market Study 
 
Selden, Suffolk Co., NY  Tax Credit Family  Concord Management  Appraisal/ 
            Market Study 
 
Bronx, Bronx Co., NY  Tax Credit Special Needs RBC Capital Markets  Market Study 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING IN NEW YORK STATE (2013-2014) continue: 
 
Location:   Project Type:   Client:    Report Type: 
 
Watertown,    HUD Sec 236   Evergreen Partners  Rent Comp Study 
Jefferson Co., NY  Family Tax Credit 
 
Wilton, Saratoga Co., NY Market Rate Family  Gordon Companies  Market Study 
 
Gloversville, Fulton Co., NY Tax Credit Family  Liberty Affordable Housing Prelim Market 
            Study 
 
Bethlehem, Albany Co., NY Market Rate Family  Park Place Properties  Prelim Market 
            Study 
 
Monticello, Sullivan Co., NY Tax Credit Family  Hudson Atlantic   Prelim Market 
            Study 
 
Norwood,    Market Rate Senior  Chason Development  Prelim Market 
St. Lawrence Co., NY          Study 
 
Monroe, Orange Co., NY  Tax Credit Senior  STEL    Market Study 
 
Lake Ronkonkoma,  Tax Credit Family  Betts Housing Partners  Appraisal/ 
Suffolk Co., NY           Market Study 
 
Watertown, Jefferson Co., NY Tax Credit Family  Evergreen Partners  Appraisal/ 
            Market Study 
 
Clarkstown, Rockland Co., NY Tax Credit Senior  Hyenga Development  Market Study 
 
Albany, Albany Co., NY  Tax Credit Senior  Omni Development  Market Study 
 
Ballston, Saratoga Co., NY Tax Credit Senior  The NRP Group   Appraisal/ 
            Market Study 
 
Jamaica, Queens Co., NY Tax Credit Senior  D&F Development Group Market Study 
 
Ithaca, Tompkins Co., NY Tax Credit Special Needs Lakeview Mental Health   Appraisal/ 
        Services   Market Study 
 
Carmel, Putnam Co., NY  Tax Credit Senior  Wilder Balter Partners  Appraisal/ 
            Market Study 
 
Albany, Albany Co., NY  Tax Credit Senior  Winn Development  Appraisal/ 
            Market Study 
 
Lansing, Tompkins Co., NY Tax Credit Family  The NRP Group   Appraisal/ 
            Market Study 
 
Watertown, Jefferson Co., NY Tax Credit Family  Georgica Green Ventures Appraisal/ 
            Market Study 
 
Greece, Monroe Co., NY  Tax Credit Family  Creekhouse Housing Partners  Market Study 
 
Utica, Oneida Co., NY  Tax Credit Special Needs Central New York Services Market Study 
 
 



RECENT WORK EFFORTS – MULTIPLE FAMILY HOUSING IN NEW YORK STATE (2013-2014) continue: 
 
Location:   Project Type:   Client:    Report Type: 
 
Newburgh, Orange Co., NY Tax Credit Family  Excelsior Housing Group  Prelim Market 
            Study 
  
Wheatfield, Niagara Co., NY  Tax Credit Senior  Episcopal Community   Appraisal/ 
        Housing Development  Market Study 
 
Watertown, Jefferson Co., NY Tax Credit Family  Norstar Development  Appraisal/ 
            Market Study 
 
Moreau, Saratoga Co., NY Tax Credit Family  The NRP Group   Appraisal/ 
            Market Study 
 
Tonawanda, Erie Co., NY Tax Credit Special Needs People Inc.   Appraisal/ 
            Market Study 
 
New Square, Rockland Co., NY Tax Credit Family  NS Community Planning  Market Study  
        & Development Corp. 
 
Wilton, Saratoga Co., NY Tax Credit Senior  Whitney Capital Company Appraisal/ 
            Market Study 
 
Yonkers, Westchester Co., NY Tax Credit Family  RBC Capital Markets  Market Study 
 
Livingston Manor,  Tax Credit Family  Wilder Balter Partners  Appraisal/ 
Rockland Co., NY          Market Study 
 
Albany, Albany Co., NY  Tax Credit Family  Housing Visions Consultant Market Study 
 
New Rochelle,    Tax Credit Family  The MacQuesten Company Appraisal/ 
Westchester Co., NY          Market Study 
 
Babylon, Suffolk Co., NY  Tax Credit Family  Albanese Organization  Market Study  
 
Horsehead, Chemung Co., NY Tax Credit Family  The NRP Group   Appraisal/ 
            Market Study 
 
West Carthage,    Market Rate   M&T Bank   Prelim Market  
Jefferson Co., NY          Study 
 
Buffalo, Erie Co., NY  HUD Sec 236   Raymond James Tax Credit Market Study 
 
Cohoes, Albany Co., NY  Tax Credit Family  Regan Development  Appraisal/ 
            Market Study 
 
Wallkill, Orange Co., NY  Tax Credit Family  MJJ Corporation   Market Study 
 
North Tonawanda,  Tax Credit Family  L. Visone Plumbing, LLC  Prelim Market  
Niagara Co., NY           Study 
 
Buffalo, Erie Co., NY  Tax Credit Family  McGuire Group   Prelim Market  
            Study 
 

Details pertaining to previous years’ efforts are available if required. 
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Submit as Exhibit IX. B.5. a description of plans for cross-‐marketing with other attractions.

Provide copies of any contracts, agreements or other understandings evidencing such cross-‐

marketing commitment.

IX.A.5 SCHOOL POPULATION
The Center for Government Research (CGR), in its report to the Town of Tyre, addressed the

potential school population impact to the municipality and to the nearby effected

municipalities. As their findings show a neutral effect at worst, no mitigating actions are

contemplated at this time. Their findings follow below:

“Impact of Wilmot Casino and Resort on Seneca County schools
The proposed casino’s impact on total population, particularly in the Town of Tyre, is expected

to be small. As the developer has committed to paying wages that are 75% of the median for

the occupation nationally, hourly wages for the top ten occupations will range from $10 per

hour for wait staff to $27 per hour for gaming supervisors, with most positions earning in the $12-14

per hour range. While these will be attractive to many local residents seeking employment, these

salaries are not high enough to spur family relocation. Moreover, the casino’s location on the

NYS Thruway midway between Rochester and Syracuse guarantees access to a substantial

labor market, also limiting the need for relocation. Finally, the Town of Tyre has very little land

zoned for residential purposes. If the community maintains its commitment to preserving its rural

character, there is little capacity for new housing development within the town.

Even if a modest increase in population were to occur, the net fiscal impact on local public

schools is likely to be neutral, as all of the districts have experienced a loss in enrollment in recent

years, thus have excess capacity. Added enrollment and the accompanying increase in per

student state aid, combined with the efficiency gained from increased enrollment, may actually

improve the fiscal condition of local schools. The state aid figures below are only averages, of

course, and do not reflect the myriad factors that influence aid per student. The actual impact

on school cost would depend on the ages and other characteristics of new students, the value

of the new homes built to accommodate the increase in population and factors specific to the

individual school district.”

Total Student Enrollment

2003 2013 % Change

State Aid Per

Pupil (2011-12)

Romulus Central School District 622 395 -36% $15,353

Seneca Falls Central School

District 1,536 1,247 -19% $12,397

South Seneca Central School

District 1,040 747 -28% $8,492

Waterloo Central School District 1,988 1,711 -14% $11,676

Seneca County Total 5,186 4,100 -21% $11,480”



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
IX.B.1 - Local Business Promotion 
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Submit as Exhibit IX. B.3. a description of plans for contracting with local business owners for
provision of goods and services to the Gaming Facility, including developing plans designed
to assist businesses in the State in identifying the needs for goods and services to the Gaming
Facility.

IX.B.3. LOCAL BUSINESS OWNERS

Lago Resort & Casino seeks to purchase goods and services whenever possible from local

business and to help promote local products at Lago’s Savor NY and the gift shop, Shop New

York.

NY First
Lago Resort & Casino has established its “NY First” program which gives priority and advantage

to local companies in Upstate New York and the State of New York. This ensures that goods and

services available in the region and the State will be used by Lago Resort & Casino.

The NY First Program:

 Features an easy, on-line enrollment form which allows New York businesses to become

Preferred Vendors for Lago Resort & Casino.

 Enrollment form includes indicating if vendor is designated as a woman or minority-

owned business.

 Exclusive vendor fairs will be held for Preferred Vendors.

 Preferred Vendor database is referenced and Preferred Vendors are contacted when

procurement issues relevant Requests for Proposals (RFPs).

The Manager, JNB Gaming previously purchased approximately 97% of the goods and services

for Iowa casinos from Iowa businesses. This excludes specialized sourced goods which are not

available from businesses in the State of Iowa. (Primarily Slot Machines and Slot products.)
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Savor NY
Taste the just-picked freshness of Upstate New York. At Savor NY, local vendors bring the region

directly to Lago Resort & Casino’s guests with a wide variety of wines, brews, fruits, cheeses, and

irresistibly delicious baked goods and other area specialties. Savor NY will have flexible, high

traffic space to allow a large variety of sampling, displays and live cooking demonstrations or

events. Featured vendors will be rotated monthly.

Shop New York
The casino’s gift shop, Shop New York, will feature only products available from New York

vendors. These carefully selected goods will showcase the best that NY has to offer and

introduce travelers to a variety of local favorite things.
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Submit as Exhibit IX. B.4. copies of local agreements designed to expand Gaming Facility

draw (i.e., number of patrons brought to the Region).

IX.B.4 LOCAL AGREEMENTS TO EXPAND DRAW

Lago Resort & Casino seeks to attract more visitors to the region by promoting other local

businesses and attractions, highlighting all that the region has to offer. Lago’s Mass media

advertising and earned media campaigns target likely visitors from the outer market and will

include other offerings/attractions found throughout the region.

Lago Rewards Business Partners include local attractions, retailers, and more. Full, executed

agreements with Business Partners are included in Exhibit IX.B.1. These partnerships provide more

options for players to spend their points than any competing casino. The program helps create

loyal visitors and for longer lengths of stay.

Lago Resort & Casino is a committed community partner that supports the local arts and culture.

Lago’s agreement with CMAC is included in Exhibit IX.b.2.a. In addition, Lago Resort & Hotel will

invest in additional advertising and sponsorship which supports arts and culture through-out the

region and by promoting local community events, Lago will help attract more visitors to the

region.

Lago Resort & Casino is a member supporter of Finger Lakes Tourism Association. Staffed Tourism

Information Centers (TIC) are located at several travel plazas and interchanges along the

Thruway system. At these centers, travelers may obtain literature about destinations and

attractions in New York State and directional assistance. Currently, Finger Lakes Tourism

Association operates Thruway information Centers at Pembroke and Warners Thruway stops and

the Chautauqua Welcome Center. Lago Resort & Casino will work with Finger Lakes Tourism

Association to participate in tourism TIC programs, travel trade shows, cooperative advertising

schedules and more. These programs are available to all Finger Lakes Tourism Association

members and do not require a special agreement.



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
IX.B.5 - Cross Marketing 
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Submit as Exhibit X. A.1. a description of on-‐site resources that will be available to those
affected by gambling-‐related problems, including procedures for the exclusion of self-‐
identified problem gamblers who request that they be prohibited from entering facilities
throughout the State’s various gaming venues.

X.A.1 ONSITE RESOURCES FOR PROBLEM GAMBLING

In partnership with New York Council on Problem Gambling and Seneca County Mental Health,

Lago Casino and Resort will provide resources to ensure that players are engaging in

entertainment responsibly. Our commitment to responsible gaming includes but is not limited to

the following:

 Lago Responsible Gambling Resource Center

 Responsible Gambling Policies

 Underage Gambling Policies and Practices

 Assisting Patrons who May Have Problems with Gambling

 Self-Exclusion Programs

 Limiting Access to Money

 Employee Training

Lago Responsible Gambling Resource Center
Lago is commitment to exceptional practices with regard to responsible gambling education.

Lago Responsible Gambling Resource Center (RGRC) will provide patrons with information on

safer gambling practices as well as assistance and local referrals for help with gambling related

problems. RGRC will be located within close proximity to the casino floor and will also be a

resource for training and will include a private meeting room.

 Information and Messaging- brochures and rack cards will be available on a range of

gambling topics and will be available to all patrons seeking information. The RGRC will

be there to provide adults who choose to gamble with information to make informed

decisions. The primary focus is preventing gambling-related problems. Patrons are always

welcome to drop by the RGRC and pick up valuable information.

 Assistance- The RGRC will provide assistance to patrons concerned about their own, or

someone else gambling behavior. The private meeting room in RGRC will be used to

meet with patrons who require assistance with the self-exclusion process.

 Referrals and Treatment –At RGRC patrons can get connected to New York’s network of

problem gambling treatment agencies and other help. Lago will pay for problem

gambling treatment regardless of the individual’s ability to pay. Treatment will be

provided by Seneca County Mental Health.

Policies and Standard Operating Procedures
Our Policies and Standard Operating Procedures protect the integrity of gaming in the State of

New York. Responsible gambling education and will be part of the operation’s culture. The

following key points from Standard Operating Procedures are directly related to creating an

environment of responsible gaming.
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Prevent underage access
At Lago Casino & Resort personas under the age of twenty-one are prohibited from gambling or

traversing the gaming floor. Preventing youth gambling is an important effort. Any guest under

the legal gambling age will not be permitted onto the gaming floor for any reason. ID card

readers or scanners will be used at each gaming floor entrance. Any guest appearing under the

age of 30 years must produce one of the following identifications:

 State issued ID

 State issued driver’s license

 US Government issued passport (booklet or card)

 Military ID

 Tribal US Government ID

If a guest cannot produce one of ID’s above, they will be denied access to the gaming floor.

Prevent access to guests appearing visibly intoxicated or excluded

 If a guest appears to be visibly intoxicated, they will be denied access to the gaming

floor;

 Guests barred through the self-exclusions program will be denied access to the gaming

floor.

Further, the policy supports preventing underage gambling access and education. TO that end,

Lago ensures that:

 Prominently posted signs with Underage gambling message at gaming floor entrances

 All team members have a responsibility to identify underage gamblers and report them

to security.

 There will be a system in place to record underage individuals who attempt to enter the

gaming floor.

 If an underage person is found to be on the gaming floor, they will be removed

immediately.

Self- Exclusion Program
Lago Casino & Resort will offer a self-exclusion program that allows patrons to ban themselves

from Lago and which focuses on offering self-excluded patrons assistance.

Lago ensures that:

 All team members will be aware of the self-exclusion program and will be able to assist

patrons looking for further information.

 Lago will train team members to handle the self-exclusion process. Team members will be

trained to provide responsive, respectful and professional service.

 The self-exclusion process will be carried out in the RGRC, where team member will

clearly explain the registration process, options and breach consequences and follow up

procedures.

 Support options will be clearly explained to the patron and written materials provided to

take home and reference.

 Treatment referral information and will be available to patrons.

 Upon self-exclusion, the patron will be removed from marketing, and player

development systems and they will no longer earn players club points or benefits.
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 The exclude patron will be flagged across all systems including but not limited to

marketing, security, player’s club, cage cashier and customer service departments.

 Excluded patrons will not be permitted on the premises for any reason including

entertainment events, use of restaurants, etc.

 Self-excluded individuals will not be able to request a reinstatement prior to the

expiration of their exclusion period.

 Once the self-exclusion period has expired, reinstatement will not be automatic and the

individual must initiate the reinstatement process.

 Once the individual has been reinstated being added back on marketing and email list

is not automatic. The patron my specifically request a return to all promotions and

communications.

Limiting Access to Money
Lago Casino & Resort will support responsible gambling by limiting access to money by strictly

complying with the regulatory requirements of the jurisdiction. Lago Casino and Resort will use a

third party, check guarantee service, which pre-qualifies players for a specific cash checking

limit which will not be exceeded. The cashing of any check payable to an individual including

but not limited to Social Security, payroll, unemployment insurance, disability, or public

assistance will be prohibited.

Employee Training
Beginning at orientation and departmental training, employees are trained to recognize

warning signs of problem gaming. On-going training is communicated in team newsletters,

postings and at all team meetings. Working with NYCPG, postings and brochures will be included

back of house for team members. A second level of training will be provided to employees from

gaming, security, food and beverage and surveillance departments who will be taught skills

related to problem gambling and their departments’ standard operating procedures.

Lago Casino and Resort will set high standards for responsible gaming education as it relates to

team members. Management will enlist leadership from Human Resources, Security, Marketing

and Casino Operations Departments to set standards and to ensure ongoing compliance.

The Responsible Gaming Team will collaborate with NYCPG and Seneca County Mental Health

to provide:

 The New York Council on Problem Gambling has developed a training that encompasses

an introduction to problem gambling which will be a requirement for new hire

orientation.

 There will be a verification process in place to ensure team members complete required

training.

 1-877-HOPENYcollateral and posters in team member break room and in Human

Resources.

 Lago will implement communication programs to help team members improve their

understanding of Responsible Gambling and related policies and procedures. Briefs or

articles which highlight responsible gaming education will be included regularly in team

member newsletters and updates.

 On-site gambling treatment provider visits throughout the year including during

Responsible Gaming Education Week.
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 Problem Gambling and related disorder treatment may be provided by Seneca County

Mental Health to employees, if needed at no cost to employee.

 The Responsible Gaming Team will continue to seek new opportunities to collaborate

with NYCPG and Seneca County Mental Health.



            Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit X. A.2. a description of signs, alerts and other information that will be
available in the proposed Gaming Facility to identify resources available for those affected
by gambling related problems, including the New York State Office of Alcoholism and
Substance Abuse Services (OASAS) HOPEline (1-877-8-HOPENY).

X.A.2. PROBLEM GAMBLING SIGNAGE

Lago Resort & Casino recognizes the importance of promoting responsible gaming to consumers

and will collaborate with NYCPG and promote the gamblers’ treatment line supported by New
York State Office of Alcoholism and Substance Abuse (OASAS). Information on problem
gambling, self-exclusion, underage gambling, the 24-hour HOPEline and additional resources
available to assist with gambling related problems will be available to patrons onsite at Lago.

To that end, Lago will:
 Post underage gambling signs throughout Lago Resort and casino, including but not

limited to each gaming floor entrance.
 The 24-hour HOPEline will be included:

o In all paid, electronic and print advertising, in email communication;
o At ATM locations on the casino property;
o At the Casino Cage;
o At the Players’ Club;
o On all in-house marketing point of sale;
o As part of the casino’s self-exclusion program;
o Back of house in the team member dining room; and
o In restrooms both in front and back of house.

 Gamblers Anonymous information will be prominently displayed in the RGRC and back

of house.
 Lago Resort & Casino will implement additional outreach efforts for responsible gambling

outreach and education as new opportunities arise.

Lago will develop signs in accordance with New York State Gaming Commission requirements
and post additional signage as outlined above. Examples of postings and signs on property at
Lago Resort & Casino are included in this exhibit, following.
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Submit as Exhibit X. A.3. a description of the initial and ongoing training that will be used to
help Gaming Facility employees identify those who may have gambling-related problems, or
self-identify, and assist them to obtain help for those problems

X.A.3 IDENTIFICATION OF PROBLEM GAMBLING

Lago Casino & Resort is committed to an environment of responsible gaming. Lago Responsible

Gaming Resource Center will be located in a prominent location off of the gaming floor. It will

serve as a resource center for those seeking information about responsible gambling education,

training, referral and more.

Employee Training
All Lago Resort & Casino employees are required to complete training on Responsible Gambling

and Problem Gambling. Training will be provided upon initial hiring and refresher training will be

required annually. An evaluation process is in place that measures the individual employee’s

increase in knowledge and readiness to provide assistance.

Casino employees whether floor staff, Security, or Executive level staff members play an

important role in any responsible gambling program. Not only do team members provide

assistance to those who seek them out, but they can be a resource to patrons who are

interested in learning more about responsible gambling in general. Providing employees training

on problem gambling allows them to provide better customer service. Floor staff can often be

the first to see the signs of a gambling problem and will be prepared to help those in need of

assistance get receive professional, confidential and courteous care.

The Responsible Gambling Committee shall engage in, on a contractual basis, The New York

Council on Problem Gambling to deliver team member training programs at orientation and

reinforcement trainings as set forth in the plan.

To that end, Lago ensures that:

 In partnership with New York Council on Problem Gambling, Lago Casino and Resort will

provide NYCPG’s “Casino Employee Training on Problem and Responsible Gambling”

course and require certification for each casino team member.

o The training includes content that answers the questions: (1) what is chance and

randomness? (2) Is there a link between misunderstanding the concept of

chance and excessive gambling? (3) How does one recognize the symptoms of

this illness? (4) How will the employee intervene if they decide to do so?

o A second level of training will be provided to floor staff who will be taught skills

and procedures required of them for assisting patrons who may have problems

with gambling

o There will be a verification process in place to ensure staff complete required

training

 The Responsible Gambling Committee will be required to participate in problem and

responsible gambling related training.

 Lago will implement communications programs for employees to improve their

understanding of responsible gambling and related policies and procedures
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 Information on responsible gambling awareness including the HOPEline number will be

posted in various places back of house including the team member dining room.

 There will be an evaluation process in place to measure the effectiveness of the training

program

Policies and Standard Operating Procedures
All employees of Lago Casino and Resort are expected to be knowledgeable of, attend

trainings and follow approved procedures consistent with, the Problem Gambling Plan. This

includes reporting suspected or identified compulsive or problem gamblers to a supervisory

employee. Employees are required to keep the identity of an individual suspected of

compulsive or problem gambling confidential.

The Responsible Gambling Committee shall engage, on a contractual basis, The New York

Council on Problem Gambling to deliver employee training programs at orientation and

reinforcement trainings as set forth in the Plan.

The Responsible Gambling Committee shall engage, on a contractual basis, The New York

Council on Problem Gambling to create, provide and/or review the literature/brochure content.

The Responsible Gambling Committee will conduct routine and bi-annual reviews of self-

exclusion/exclusion lists, the training program, literature/brochure content, availability and

accessibility, and will create annual reports regarding the Plan.

Specific departments have duties and responsibilities as set forth below:

 Security Department - Security is responsible for the enforcement and reporting of

operational efforts, which relate to the prevention of underage gambling, intoxicated

gambling, and gambling by excluded and self-excluded persons. This includes

identifying and removing underage, intoxicated, excluded and self-excluded persons.

 Surveillance Department - Surveillance is responsible for the electronic monitoring of all

gaming areas, areas off the gaming floor where contests or tournaments are conducted

and the food and beverage areas in the facility. The Director of Surveillance personnel

assigned to surveillance duties are responsible for monitoring these areas for patron

intoxication, patrons appearing under the age of 21 who are on the gaming floor and/or

are engaged in gaming activities, and visual identification of excluded and self-

excluded persons.

 Slots Department - Slots Department is responsible for attempting to recognize suspected

compulsive or problem gambling behavior and identification of underage and

intoxicated individuals and the prevention of underage and intoxicated gaming. Slot

attendants are also responsible for verifying identification of individuals prior to payment

of a hand paid jackpot to ensure that the individual is not underage or on the self-

exclusion or exclusion list.

 Table Games Department - Table Games Department is responsible for attempting to

recognize suspected compulsive or problem gambling behavior and identification of

underage and intoxicated individuals and the prevention of underage and intoxicated

gaming. Table Games employees are also responsible for verifying identification of

individuals to ensure that an individual is not underage or on the self-exclusion or

exclusion list.
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 Cashier’s Cage - Cashier’s Cage is responsible for preventing underage individuals and

individuals on the exclusion and self-exclusion lists from cashing checks and conducting

certain transactions at the cage.

 Marketing Department - Marketing is responsible for ensuring that no individuals who are

underage or are on the excluded or self-excluded lists receive player cards, player club

privileges, complimentary services or direct mail marketing materials. Marketing is

responsible for ensuring that excluded and self-excluded individuals are entered into the

player tracking system, and flagged, within 5 business days of being excluded.

 Food and Beverage Department - Food and Beverage is responsible for preventing the

serving alcohol to guests who are approaching intoxication and underage individuals

and for notifying security to prevent persons from gaming after having been determined

to be visibly intoxicated.

Self-Exclusion
Self-exclusion process and information is known and understood by each team member.

At a minimum, all team members must know:

 Their department’s Standard Operating Procedures related to self-exclusion. In most

cases, team members will notify their supervisor for referral to Lago’s Responsible

Gambling Resource Center. If the customer does not wish to speak to anyone, team

members will successfully identify and walk the customer to the nearest information and

referral brochures.

 Patrons can access information and seek self-exclusion in Lago’s Responsible Gaming

Resource Center.

 The exclusion process and protocol.

 Self-excluded patrons are not allowed on the premises and if they are found, will be

removed and will forfeit any winnings.

 Following the exclusion period, the participant must go through a reinstatement process

that typically involves a request for reinstatement.

Commitment to Responsible Gambling Treatment
Lago Resort & Casino will fund problem gambling treatment for identified problem gamblers

seeking assistance. In partnership with Seneca County Mental Health, individuals in need of

gambling treatment will receive free counseling regardless of their ability to pay. This program

will be 100% funded by Lago Resort & Casino. Applicant’s MOU with Seneca County Mental

Health is included in this Exhibit.
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Submit as Exhibit X.A.4. a description of the exclusion policies that will be available for Gaming
Facility patrons and employees, including the process to notify individuals of the availability of
self-exclusion, the steps that will be taken to assist those who request exclusion and steps that
will be taken to assure that excluded patrons are identified before gaining access to the
gaming floor.

X.A.4 SELF-EXCLUSION POLICIES

Policy on Assisting Patrons Who May Have Problems with Gambling
To the extent that the patron is willing to receive information, Lago will provide individuals

suspected of having a gambling problem with information and assistance including treatment

fully funded by Lago Resort & Casino so that individuals requiring pathological or problem

gambling treatment may receive help regardless of their ability to pay.

Lago Casino staff will have daily involvement with patrons and therefore play a critical role in

recognizing and assisting patrons who may be experiencing problems.

To that end, Lago ensures that:

 All staff will be aware of the policies and procedures for assisting patrons

 All staff will be knowledgeable about the helpline and self-exclusion and able to direct

patrons seeking information

 Responsible Gambling Information will be available in the Lago Responsible Gambling

Resource Center and in other, locations throughout Lago Casino and Resort

 Designated staff will initiate discreet discussions with patrons who show patterns or

behaviors that may be signs of a gambling problem

 Designated staff can provide assistance in a private setting such as the RGRC private

office

 Local treatment resources, gamblers anonymous information, and other support service

information is provided to the patron in a form that can be taken away for review

 If the patron is interested and willing a direct connection will be made with the

appropriate local treatment or self-help resource

Self-Exclusion
People seeking help for problem gambling are encouraged to participate in self- exclusion from

the casino. Here is more information about the self-exclusion process:

 Participants must register for self-exclusion. Registration is completed in a private office of

the Lago Responsible Gambling Resource Center.

 Identified problem gamblers are given information on the exclusion process, protocols,

and more.

 If participant allows, Lago Staff will work with Seneca County Mental Health and other

Responsible Gambling Treatment providers to set up referral and first appointment for

responsible gambling treatment.

 During the exclusion period, they are not allowed on the premises for any reason, and if

they are found, will be removed and will forfeit any winnings.

 Excluded players will be flagged in player development, cage cashier, security,

surveillance, and customer service and will not receive direct mail, email or other offers
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from Lago Casino and Resort. In addition, excluded players may not earn player’s club

points, redeem comps or receive any offer or benefit while excluded.

 Following the exclusion period, the participant must go through a reinstatement process

that typically involves a request for reinstatement.

Policies and Standard Operating Procedures
All team members at Lago Casino and Resort are expected to be knowledgeable of, attend

trainings and follow approved procedures consistent with, the Problem Gambling Plan. This

includes reporting suspected or identified compulsive or problem gamblers to a supervisory

employee. Employees are required to keep the identity of an individual suspected of

compulsive or problem gambling confidential.

With regard to self-exclusion, Specific departments have duties and responsibilities as set forth

below:

 Security Department - Security is responsible for the enforcement and reporting of

operational efforts, which relate to gambling by excluded and self-excluded persons. This

includes identifying self-excluded patrons before they enter the gaming floor. A current

resource including names and identification of self-excluded patrons will remain at each

gaming floor entrance for reference.

 Surveillance Department - Surveillance is responsible for the electronic monitoring of all

gaming areas, areas off the gaming floor where contests or tournaments are conducted

and the food and beverage areas in the facility. The Director of Surveillance personnel

assigned to surveillance duties are responsible for monitoring these areas for visual

identification of excluded and self-excluded persons.

 Slots Department - Slot attendants among other things are also responsible for verifying

identification of individuals prior to payment of a hand paid jackpot to ensure that the

individual is not on the self-exclusion or exclusion list.

 Table Games Department - Table Games employees are also responsible for verifying

identification of individuals to ensure that an individual is not on the self-exclusion or

exclusion list.

 Cashier’s Cage - Cashier’s Cage is responsible for preventing underage individuals and

individuals on the exclusion and self-exclusion lists from cashing checks and conducting

certain transactions at the cage.

 Marketing Department - Marketing is responsible for ensuring that no individuals who are

underage or are on the excluded or self-excluded lists receive player cards, player club

privileges, complimentary services or direct mail marketing materials. Marketing is

responsible for ensuring that excluded and self-excluded individuals are entered into the

player tracking system, and flagged, within 5 business days of being excluded.

Self-Exclusion
Self-exclusion process and information is known and understood by each team member.

At a minimum, all team members must know:

 Their department’s Standard Operating Procedures related to self-exclusion. In most

cases, team members will notify their supervisor for referral to Lago’s Responsible

Gambling Resource Center. If the customer does not wish to speak to anyone, team
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members will successfully identify and walk the customer to the nearest information and

referral brochures.

 Patrons can access information and seek self-exclusion in Lago’s Responsible Gaming

Resource Center.

 The exclusion process and protocol.

o Self-excluded patrons are not allowed on the premises and if they are found, will be

removed and will forfeit any winnings.

o Following the exclusion period, the participant must go through a reinstatement

process that typically involves a request for reinstatement.

Lago Responsible Gambling Resource Center
Lago Responsible Gaming Resource Center (RGRC) will provide patrons with information on

safer gambling practices as well as assistance, self-exclusion, and local referrals for help with

gambling-related problems.

Information Brochures, training material, including but not limited to “Signs of a problem,” “Know
the Odds,” “The real chances of winning and losing,” “Gambling myths and facts,” “Ways to
keep gambling safer,” and information on a range of gambling-related topics is available to all
patrons. The RGRC will be there to provide people who choose to gamble with information to
make informed decisions. The primary focus is preventing gambling-related problems.

Assistance The RGRC will provide assistance to patrons concerned about their own, or someone
else’s gambling. RGRC staff will also provide assistance in the self-exclusion process.

Referral and Treatment- Through the RGRC, patrons can get connected to responsible gambling
treatment. The RGRC staff will be the liaison to Seneca County Mental Health Gambling
Treatment providers. Lago funds gambling treatment so individuals may receive the help they
need at no charge regardless of their ability to pay. Seneca County Mental Health will supply
certified treatment for pathological and problem gamblers at one of their community locations.

Speaking with a RGRC Service Coordinator Patrons are always welcome to drop by the Center

and pick up valuable information. At the RGRC information, assistance and referrals will be
available through informational brochures and other interactive tools.

An RGRC Service Coordinator will also be on-site to answer questions or discuss an issue related

to gambling problems, 7 days per week. If staff is not on-site, and patrons require information

about problem gambling, patrons can contact the NYS Problem Gambling Helpline.

The RGRC Physical Space will:
 Be located off of the gaming floor but within close proximity

 Be located in a high traffic area where all patrons would be aware of its presence and

have a visual line to the resources available.

 Require a private meeting room attached where referrals can be conducted

 Be equipped to accommodate computer and televised technology

 Be 500 square feet with an adjoining private meeting room of 150 square feet

The Director of Security is charged with the responsibility to implement, revise, change and

ensure training in the provisions of self-exclusion and responsible gaming policy. In doing so,
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he/she ensures that procedures and policies do not conflict with Internal Controls, State

Gaming Regulations and/or other Departmental procedures and policy.
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Submit as Exhibit X.A.5. a description of plans to coordinate with local providers to facilitate
assistance and treatment for those with gambling-related problems and plans to develop
prevention programs targeted toward vulnerable populations.

X.A.5. TREATMENT AND PREVENTION
While most casino patrons gamble for the entertainment it is intended to be, there is a small

percentage that may experience problems. Lago Resort & Casino’s commitment to exemplary

responsible gambling practices, include fully funding gambling treatment, outreach and

educational programs which are targeted to vulnerable populations and administrated by

professionals at Seneca County Mental Health.

By coordinating with a certified mental health provider, the adverse impact of problem

gambling will be mitigated. That, combined with increased awareness of responsible gambling

practices using Lago Responsible Gambling Resource Center and educational programming

throughout the community will improve quality of life in the community.

Lago Resort & Casino has a memorandum of understanding with Seneca Mental Health which

includes professional treatment, education and prevention outreach funded by Lago Resort &

Casino.

Treatment
Gambling Treatment Services provided by the Seneca County Mental Health shall include the

following:

 In partnership with Seneca County Mental Health the Lago Casino will pay for one full

time gambling treatment professional such that this clinician’s services shall be to

providing outreach and treating problem and pathological gambling, without regard for

client ability to pay, or insurance coverage.

 Treatment will be high quality, culturally competent and provided regardless of ability to

pay.

 Lago Onsite Responsible Gambling Resource Center (RGRC) Staff will refer patrons

requesting assistance or those who have self-excluded to Seneca County Mental Health.

 Lago Onsite RGRC staff will contact the appropriate clinic to schedule an initial intake

assessment, when requested by the casino patron.

 Seneca County Mental Health will provide problem gambling treatment at any of its

satellite offices (currently Waterloo, Ovid and 5 Schools in the County)

 The Seneca County Mental Health office will provide daily scheduled walk-in hours so

that casino patrons in need will be able to see a clinician specialized in Problem

Gambling Treatment within 24 hours of being referred. Clinic hours will be extended to

accommodate evening and with a change in any necessary operating certificates and

in response to demand, weekend clients when necessary.

 The Seneca County Mental Health will make available for the convenience of the client

Problem Gambling specific treatment services at any of its sites providing behavioral

health care.

 Individual, family and group therapy will be available for problem gambling clients.

 Individual therapy will focus on the use of Cognitive Behavioral Therapy and Motivational

Interviewing or other evidenced based practices for treating Problem Gambling as they

become available.
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 Clinicians will encourage that the client/ family member also participate in Gamblers

Anonymous, Gam-Anon or another self-help program.

 All patients will be encouraged to participate in the development of a care plan to

address problem gambling or risk behaviors for the development of a gambling disorder

 Seneca County Mental Health will provide comprehensive outreach attempts for

individuals who do not keep initial appointments which includes at least 3 telephone

outreach attempts (at least one off hours) and one mail/letter outreach attempt.

 Problem gambling education will be infused into all Seneca County Mental Health

programs including but not limited to summer camps, Family Education Programs, Crime

Victims Assistance Program, Domestic Violence Services and Domestic Abuse Awareness

Classes.

 Problem gambling resources and materials will be available at all Seneca County Mental

Health programs

 Outreach and education specifically targeted at the Aging Adult population will take

place at senior centers, retirement community events, etc.

 All counseling based services provided by Seneca County Mental Health and its

subsidiaries will implement problem gambling screening into the intake assessment

process and refer to problem gambling specific treatment in the local community.

 Certified gambling treatment providers will provide assistance and counseling to Gaming

Facility employees when needed.

Prevention
Gambling Prevention, Outreach and Education in the Local Community shall be provided by

the Seneca County Mental Health as follows:

 In partnership with Seneca County Mental Health Lago Casino will provide appropriate

funding for materials and programs appropriate for prevention, outreach and education

to vulnerable populations in the Seneca County area.

 Seneca County Mental Health will be contracted and begin their outreach and

education efforts once Lago Casino is granted the casino license, prior to the opening of

the casino.

 All Seneca County Mental Health staff will be trained on Problem Gambling related

issues. Staff delivering problem gambling programming will be required to complete the

New York Council on Problem Gambling 30 hour Problem Gambling Prevention Specialist

training.

 Lago Casino will fund this program at the rate of 1 professional full time equivalent (FTE)

and will provide for adequate public awareness efforts and program expenses. The

funding will be directly negotiated between Lago and Seneca County Mental Health.

 Initiatives to address problem gambling will focus on impacts in the workplace, family,

neighborhood, youth, older adults, public safety and crime prevention and public

awareness.

 Problem gambling public awareness efforts will target messaging at specifically

vulnerable populations including youth, parents as influencers on youth, family members

of problem gamblers, individuals and families with substance abuse disorders, college

students, low income residents and aging adults.

 Based on the target population of each campaign, problem gambling public awareness

efforts will be developed to specifically reach each population where they currently

receive other types of messaging. Family impact issues to be addressed include child
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abuse and neglect, co-occurring substance abuse and gambling, divorce, domestic

violence, homelessness, bankruptcy and suicide.

 Partners in this process will minimally include Faith-based programs (if any materialize),

school districts, mental health providers, Department of Social Services, local Office for

the Aging chapter, Finger Lakes Community College, local law enforcement agencies,

and suicide prevention networks.

 The problem gambling version of the evidenced-based screening and brief intervention

program “Teen Intervene” will be utilized at all sites currently implementing the “Teen

Intervene” program.

 Seneca County Mental Health will when and where possible include the evidenced-

based problem gambling prevention program “Stacked Deck” in local school districts or

other youth-based programs in Seneca County. The program is intended for grades 9-12

and must be implemented with fidelity.

 Seneca County Mental Health will work with all local school districts to develop and

implement a no gambling policy on school premises and at all school sponsored events

 Outreach and education sessions will be conducted with school personnel, parent

teacher associations and students.

Related Services, Affiliations, Practices and Reporting
Related Services, Affiliations, Practices and Reporting shall be provided by and/or the service will

be facilitated by the Seneca County Mental Health as follows:

 Seneca County Mental Health will work with the New York Council on Problem Gambling

and utilize their expertise and institutional knowledge as it relates to treatment program

successes and challenges.

 All Executive level and supervisory level staff will be trained in problem gambling.

 All behavioral health providers delivering direct problem gambling treatment services

must complete a specialized training program in problem gambling as well as hold a NYS

recognized mental health license.

 School based health center staff will be trained in the warning signs of problem gambling

and learn how to utilize problem gambling screening tools.

 Seneca County Mental Health will advertise its problem gambling services in all of its

facilities and on the organization website.

 Encourage and support the development of additional Gambler’s Anonymous and

Gam-Anon meetings in the areas where treatment is provided.

 Seneca County Mental Health will develop a specific system for tracking problem

gambling client outcomes.

 With the exclusion of individual identifying information these outcomes will be shared with

Lago and The New York Council on Problem Gambling upon request, in an effort to

assess and improve onsite and community based programs intended to assist problem

gamblers.

 Lago Casino will fund 100% of the cost of problem gambling related outreach and staff

training.
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Submit as Exhibit X.A.6. a description of the processes proposed to address problem gambling
at the other facilities it owns or controls, the effectiveness of those processes, and the metrics
the Applicant will use to determine the effects.

X.A.6. HISTORICAL EFFORTS AGAINST PROBLEM GAMBLING

The Operating Manager of Lago Casino and Resort, JNB Gaming has a proven track record with
regard to responsible gaming. As former operators of casino companies in three states, JNB
Gaming’s partners are committed to keeping casino gaming the entertainment it is intended to
be.

JNB’s partners formerly operated five casinos in three states: Iowa, Louisiana and Kansas. Each

of these casino properties had effective policies, procedures, training and partnerships related

to responsible gaming education and self-exclusion and treatment providers. Each property had

a responsible gaming leadership committee consisting of the General Manager, Director of

Marketing, Director of Security, Director of Food and Beverage, Director of Human Resources,

and Director of Finance.

Each property hosts ongoing discussions with local gambling addiction treatment providers and

other organizations interested in prevention, awareness and treatment programs. Responsible

gaming policy and training were part of each property’s orientation and ongoing training.

Throughout the year, gaming treatment providers from were invited to staff an information

booth in the team member dining room for casual interaction with team members that included

quizzes, prizes and the most recent responsible gambling research.

Here are some of the historical efforts against problem gaming under Managers’ leadership:

Iowa
In addition to responsible gaming education during orientation and training, team members also

became TIPs certified for responsible beverage service. This training was paid for by the casino

as was each team member’s recertification. The Iowa casinos worked the local gambling

addiction treatment provider for brochures, training materials and modules for team members,

and postings in the back of house. Local treatment providers also reviewed each casino’s

annual license renewal with regard to responsible gaming advertising, training and self-exclusion

procedure.

In 2007, the leadership team was part of a State Industry task force to design and implement

Iowa’s state-wide exclusion program. Once adopted, the security team implemented new

procedures and policies accordingly.

The Iowa Gambling Treatment Program, an organization comprised of the state's 10 treatment

providers, offer assistance to problem gamblers. The program provides treatment, prevention

and outreach for individuals and their families. The Iowa Gambling Treatment Program receives

revenue share from each of the casinos in Iowa. The non-profit co-licensees of manger’s Iowa

casinos regularly provided additional funding to these partners through their grant programs.

Louisiana
Louisiana Association of Compulsive Gambling, governed by the office of Addictive Disorders

receives distributions from gaming revenue. In partnership with treatment providers, they fund

the Compulsive Gambling Education Program. Casinos include the State mandated responsible
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gaming message on all external collateral. The casinos in Louisiana manage the self-exclusion list

and further promoted responsible gaming through their affiliations and gaming associations.

Kansas
In addition to Responsible Gaming Education, team members from the following departments

receive responsible beverage service training: Table Games, Slots, Food and Beverage, Security,

Surveillance and Marketing. Kansas Responsible Gambling Alliance receives 2% of AGR from

Kansas Casino operations. The Problem Gambling and Addictions Grant Fund is administered by

the Kansas Department of Aging and Disability Services (formerly the Kansas Department of

Social and Rehabilitation Services).

Manager’s Historical Best Practices against Problem Gambling
Self-Exclusion and other responsible gambling programs existed in all three former jurisdictions.

The same commitment to responsible gambling will be applied at Lago Casino & Resort and is

outlined in Lago Casino & Resort’s Plan to Address Problem and Responsible Gambling. The plan

is summarized as follows:

 Required Responsible Gambling training and certification for each Lago team member,

plus ongoing team member communication programs to continue responsible gambling

education; Staff certification will be logged and tracked to ensure that all team

members receive certification.

 A self-exclusion program and standard operating procedures to assist the self-excluded;

self-excluded patron paperwork will be logged and a complete list of self-excluded

patrons with photos will be available to security and surveillance staff. Self-excluded

individuals will be flagged on Marketing, Slot, Cage Cashier, Player Development and

any other database program to help with self-exclusion program compliance.

 In partnership with the local Responsible Gambling Treatment provider, a referral

program helped self-excluded patrons to get help and brochures for education and

training, referrals will be tracked confidentially, as deemed appropriate by treatment

provider information will

 Responsible Gambling literature available throughout the casino facility and placed at

ATMs, Casino Cage, Players Club and more

 Limiting access to cash by thoughtful placement of ATMs and working with a third party

check guarantee service to establish withdrawal limits

 Helpline/Referral number in all marketing collateral on premise and in paid media.

Exceptional Practices to Assist in the Prevention of Problem Gambling
Lago Casino & Resort will add these exceptional practices to further create an environment

committed to prevent problem gambling including assessment metrics to determine the effects

of each:

 Lago Responsible Gambling Resource Center - Located in a high traffic area, this

resource center will help those seeking information about safer responsible gaming

practices, the self-exclusion program or for referral or treatment for themselves or others.

Center staff will record demographic information about visitors and identify what kind of

information or help they were seeking, noting any resources or requests that the center

did not currently have available.
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 Responsible Gambling Staff, Certified Treatment Provider Training - In partnership with

Seneca County Mental Health, Lago will work to develop adequate prevention,

outreach and education to vulnerable populations in the Town of Tyre and the

surrounding area. Staff will administer surveys to participants which will help identify

program strengths, weaknesses and opportunities for future outreach and education. Will

also tabulate certification scores and feedback from participants to determine

effectiveness.

 Community outreach - Seneca County Mental Health will be contracted and begin their

outreach and education efforts once Lago is granted the casino license, prior to the

opening of the casino. These programs will be reviewed and participant surveys will

include established metrics for review and measuring program goals.
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Submit as Exhibit X.B.1. a statement of whether the Applicant or, as applicable, the Manager
has prepared, and how the Applicant or, as applicable, the Manager proposes to establish,
fund and maintain human resource hiring and training practices at the proposed Gaming
Facility that promote the development of a skilled and diverse workforce and access to
promotion opportunities through a workforce training program that:

a. establishes transparent career paths with measurable criteria within the Gaming Facility
that lead to increased responsibility and higher pay grades that are designed to allow
employees to pursue career advancement and promotion;

b. provides employee access to additional resources, such as tuition reimbursement or
stipend policies, to enable employees to acquire the education or job training needed to
advance career paths based on increased responsibility and pay grades; and

c. establishes an on-site child day-care program.

Further, identify whether the Applicant and, as applicable, the Manager plans to establish
employee assistance programs, including those relative to substance abuse and problem
gaming.

X.B.1 HUMAN RESOURCE PRACTICES

Gaming Facility Manager has vast experience managing casino operations in multiple

jurisdictions. As a service industry leader, Manager understands the valuable role employees

have in the operation’s success. In that regard, Manager will provide a positive work

environment and promote the development of a skilled and diverse workforce as follows:

 Establishing Human Resource Policies which demonstrate a culture of diversity and

accommodation.

 Provide job fairs and recruitment practices that are easily accessible, meet ADA

requirements and located in Host Municipality and local communities.

 Dedicated Training Specialist and Human Resource Staff to create, manage and audit

training requirements and compliance.

 Leadership within each Department and profit center will work with Training Specialist to

create skill development, on the job training and certification standards.

 Establishing job descriptions and criteria that support promoting employees from within

the organization.

a. Manager will establish pay grades within each position which is quantified by time on the job

(experience) and job performance (measured during annual evaluations). Experience of

frontline or entry-level positions is valuable. Manager will promote from within.

b. Few of the positions at Lago Resort & Hotel will require a college degree, and most do not

require casino experience. Lago’s Training Specialist will administer orientation and other

company training, over-see Departmental training and required certification and be the

liaison to community training partnerships as follows:

 Leadership Institute in partnership with Finger Lakes Community College;



            Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

2

o Curriculum is developed by Manager in partnership with Finger Lakes Community

College and will be offered annually to employees who apply and are selected

to participate in this career path program. Training modules include:

 Team Building

 Conflict Resolution

 Corporate Values

 Hiring Practices

 Communication

 Finance and more.

 Dealer’s School, free training for qualified applicants will be offered in partnership with

Finger Lakes Community College. This eight week course is designed to teach

participants the skills and regulatory responsibilities required to qualify for an entry level

dealer position at Lago Resort & Casino.

o Lago Resort & Casino pays for all costs associated with Dealers School Training.

There is no charge for participants.

 Responsible Gambling training will be conducted in partnership with Seneca County

Mental Health and New York Council on Problem Gambling. This training is required for

every employee and paid for by Lago Resort & Casino.

Please find agreements with Finger Lakes Community College and Seneca County Mental

Health included in this exhibit.

c. Applicant has executed a MOU with Bright Horizons Child Care. A respected third party

provider, Bright Horizons provides an engaging, flexible curriculum that’s designed to inspire

children at every age and stage. Built around extensive research, 21st-century technology, and

developmentally- appropriate instruction, the carefully planned curriculum introduces and

reinforces concepts of math, science, language, social awareness, environment, art, and

health.

Bright Horizons is an internationally recognized leader in child care. Bright Horizons will provide

child care for Lago employees on site at Lago Resort & Casino. Applicant’s agreement with

Bright Horizons Child Care is included in this exhibit.
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EXECUTIVE SUMMARY 

Whitetail 414 LLC (“Whitetail”) is determining how to support the work/life needs of its community, 

while increasing recruitment and retention of valuable employees. A dependable, high-quality Whitetail 

sponsored child development center will solve needs for both the casino and its families—it will attract 

and retain talent and provide parents with the knowledge that their children are well cared for, allowing 

them to be fully present and engaged at work. 

 

Bright Horizons is able to help Whitetail design, develop, and operate an innovative child care 

program that supports the well-being of the organization’s community and is in alignment with 

accreditation standards set by the National Association for the Education of Young Children 

(NAEYC). We will collaborate with Whitetail in the ongoing decision-making for the center, 

maintain communication on the center’s operation and progress, market the program to 

employees, establish strong working partnerships with parents, and encourage active parent 

participation. The center will offer a warm, culturally inclusive, safe environment for children 

with stimulating, developmentally appropriate, and happy learning experiences.  

 

Forged through 28 years of experience partnering with elite clientele, Bright Horizons’ risk 

management and quality control measures, rigorous health and safety standards, and culture of 

accountability helps us establish and meet high standards in every aspect of our programs. We 

offer the most comprehensive liability insurance coverage in the industry, which combined with 

our risk management systems and quality control measures, represent a critical measure of 

insulation from liability exposure for our clients. 

 

Our annual surveys confirm that our clients choose to partner with Bright Horizons because of 

the quality of our programs and service level, the respect that we demonstrate in our 

partnerships, and the vision that we bring to our commitments. The ongoing, direct involvement 

by Bright Horizons’ senior leadership, our operating experience, and our strong nearby support 

network through our 45 centers in New York provides an unmatched level of experience to 

Whitetail and its families. Whitetail will benefit from the expertise of an experienced and strong 

management team that understands the culture and the needs of Whitetail families.  

 

Whitetail’s selection of Bright Horizons will provide the following benefits: 

 Provide PROSPECT with customized IT systems to create a detailed and accurate 

projection of the center’s operating and administrative costs. Our proprietary BrightStar 

system will enable the center administrative team to effectively manage accounting and 

administrative procedures and provide just-in-time data toward creation of improved policies 

and procedures related to employee scheduling and labor management, children’s enrollment 

and attendance and waitlist management.  

 Bring dedicated resources and local support to the center that will drive desired results. 
No other provider of employer-sponsored or community-based child care can match the 

depth of center support resources of Bright Horizons. If selected to develop and operate a 

Whitetail -sponsored child care center, the center staff will be dedicated exclusively to the 

care and management of the center and its children, while administrative support will be 

provided through our center support services. These support services include education and 

training, health and wellness expertise, legal guidance, communications systems, information 
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technology, finance, human resources, marketing, payroll and benefits administration, 

National Association for the Education of Young Children (NAEYC) accreditation support, 

and risk management. In addition, it will be joined by a local support of Bright Horizons-

managed sister centers in New York.  

 Provide staff with competitive wages and the most comprehensive yet affordable 

benefits package in the industry. Bright Horizons believes that teachers play an important 

role in the development of children, and as such, are treated as professionals. We do this by 

paying a competitive wage and providing a benefits package unmatched in the child care 

industry—in terms of breadth of offerings and affordability, and on the basis of employee 

participation. Center employees who work a minimum of 30 hours per week are able to 

participate in the full benefits package, and many benefits are available for employees who 

work 20 or more hours per week. Currently, 70% of Bright Horizons employees participate 

in the Company’s benefits offerings. 

 Offer training and career advancement opportunities to center staff. Bright Horizons 

offers teachers and staff a full complement of training resources lead by our dedicated 

education and training department, and true career advancement opportunities. Our staff 

training programs go above and beyond requirements mandated by state licensing. Each year 

our staff must have a minimum of 20 hours of documented training, and in addition to 

developmentally appropriate practices, Bright Horizons brings unique training 

opportunities—Bright Horizons University (BHU), our online repository with more than 200 

hours’ worth of training, tuition reimbursement, and Bright Horizons’ electronic child 

development associate credential (eCDA) which has produced more than 1,700 graduates to 

date. Additionally, we are dedicated to encouraging the growth of our employees. Through 

our succession program, more than 1,300 employees were promoted in 2013 alone.  

 Provide an intense focus on safety from the unique viewpoint of a child. Children’s 

safety is our first priority—it always has been and it always will be. Our approach to risk 

management begins with the high ethical standards for which we are known and our 

relentless commitment to honest assessments of our strengths and opportunities for 

improvement. We take many steps to protect children, the first of which is establishing a 

culture of shared responsibility and accountability.  

 Ensure adherence to state licensing standards through extensive experience with our 45 

centers in New York. Our open classrooms, low staff-to-child ratios, and intense focus on 

safety, along with our comprehensive risk management and quality assurance programs, 

ensure our centers comply with all licensing and regulatory agencies. Bright Horizons is 

highly experienced in the licensing process and has established relationships with licensing in 

New York. Should we be chosen as the organization’s child care partner, we will use this 

experience to manage the licensing process and maintain (or exceed) licensing and any other 

agreed-upon quality assurance standards throughout the life of our contract. 

 Lower Whitetail’s liability risk through indemnification of operational liability, which 

Bright Horizons will assume. Bright Horizons provides full indemnification and 

unparalleled liability protection for child care operations that includes a full spectrum of 

insurance coverage.  

 Provide staff the most comprehensive yet affordable benefits package in the early 

childhood industry. Bright Horizons’ benefits package is unmatched in the child care 
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industry—in terms of breadth of offerings and affordability, and on the basis of employee 

participation. Center employees who work a minimum of 30 hours per week are able to 

participate in the full benefits package, and many benefits are available for employees who 

work 20 or more hours per week. Additionally, 70% of Bright Horizons employees 

participate in the Company’s benefits offerings. 

 Bright Horizons is an award-winning organization. Bright Horizons has been recognized 

by a number of organizations for our commitment to quality. These milestones speak to the 

way we conduct our business, realizing that the most important traits of a successful 

company come from within the organization: namely, our employees and the work we do 

within our communities to remain socially aware, appreciative, and responsible. In 2014, we 

were named to FORTUNE magazine’s “100 Best Places to Work” list, the 15
th

 time our 

employees helped us recognize this distinction; and awarded the Alliance for Work-Life 

Progress’ Seal of Distinction for the fourth year. In addition, we were named to the 

“Companies That Care” Honor Roll for our sixth consecutive year, and our UK division was 

recognized on the Investor in Diversity list in 2012. 

 We focus on creating inclusive work and learning environments. Bright Horizons 

teachers move beyond teaching awareness of other cultures to providing experiences that 

help children understand the ideas and issues presented by diversity at their classroom’s 

individual developmental level. Our program recognizes and values the rich cultural heritage 

that people bring to each center we manage. In addition, Bright Horizons believes that a great 

place to work is created by cultivating a diverse, inclusive community and a culture that 

values and includes each individual while celebrating our differences. We make inclusion a 

priority not just because it is the right thing to do; we do this because it betters us as an 

organization, helps us gain a firmer grasp on the issues facing our clients, communities, and 

families we serve, and fosters a welcoming environment that further solidifies Bright 

Horizons as a great place to work. 

 

We look forward to playing an important and influential role in the lives of the children and 

families of Whitetail. We are confident that our proposal, our reputation, and our commitment to 

quality learning for all children positions us as the best partner for Whitetail. 
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NEW CENTER DEVELOPMENT 

The design of a new child care facility presents a myriad of wonderful opportunities for 

Whitetail to demonstrate its commitment to employees, while also serving as a model for 

excellence. Bright Horizons would be delighted to have the opportunity to partner with Whitetail 

to bring the best practices, philosophies, and concepts of our organizations to fruition in the 

design, development, and ongoing management of the new center.  

 

Child care facility design is a highly specialized process with local codes, regulations, and 

standards that are complex, overlapping, and often appear to be in conflict with each other. 

Developmentally appropriate spaces and facility elements need to be specially designed for each 

age group and activity, and every design decision must be viewed within the context of stringent 

safety, security, and liability standards; along with operational effectiveness. Bright Horizons 

approach to center design is one that is genuinely focused on the developmental needs of 

children, supporting working parents, and helping our clients realize their organizational and 

operational goals. Our design approach is governed by the best developmental interests of 

children, the needs of teachers and caregivers, the sensitivities of parents, and the aesthetic 

requirements and physical circumstances of our clients.  

 

Bright Horizons views child development centers as complex places: institutions of caring and 

learning that house children and adults for an enormous amount of time. We know that planning, 

designing, and creating facilities that “work” for all children, families, and teachers requires 

attention to a daunting number of conceptual, aesthetic, and functional factors. Our design 

philosophies are based on guidelines set by the National Association for the Education of Young 

Children (NAEYC), and the ongoing research of our education department. Our constant 

collaboration with experts in the field keeps us on the “cutting edge” of child care design.  

 

Bright Horizons has extensive experience collaborating with employers and their selected 

architects and construction managers to create more than 400 high quality early education 

environments across the U.S. All of these projects have enabled us to accumulate a 

comprehensive library of best practices that foster children’s development and meet (or surpass) 

industry standards. 

 

Bright Horizons’ varied experiences in collaborative enterprises, and the early childhood 

expertise we bring to each project we undertake, have resulted in our unique ability to balance: 

 The need to create high-quality spaces for children and early childhood educators 

 The architectural/construction concerns that architects and builders bring to the process 

 The budget restraints of our clients 

 

In this way, we are able to help broker the agendas of each party to produce an attractive, cost-

effective setting that works well for children, parents, and teachers. As with our approach to 

customized services, our center construction and development processes are characterized by 

maximum flexibility with processes that are tailored to meet each client’s individual needs and 

circumstances.   
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CENTER SUPPORT 

In community-based child care centers, center directors are often cast in a role as a “small 

business owner,” responsible for managing all administrative overhead functions, from 

developing marketing plans, to bookkeeping, to driving the center van—a burden that distracts 

them from focusing on mentoring teachers, caring for children, and developing supportive 

relationships with parents. 

 

Bright Horizons’ infrastructure ensures 

consistently high-quality programs, excellent 

client service, and cost effective operations. Our 

organizational structure is directly tied to our 

genuine belief that our center teachers and 

administrators truly represent the heart and soul 

of our company and the quality for which we are 

known. As such, our infrastructure (our “center 

support structure”) has been carefully and 

strategically developed to provide our center 

employees with the highest level of support 

possible. We believe that the more we invest in 

and support our center employees, the better our 

programs will be, and the greater our success will 

be in providing the highest quality early education 

to children in our care; peace of mind to parents; 

and smooth partnerships with our employer-

sponsors. 

 

Bright Horizons has assembled a team of 

professionals with advanced resources to ensure 

that we manage and operate our child care centers at maximum efficiency and with the highest 

quality possible. Our center support services include NAEYC accreditation support, education 

and training, health and wellness experts, legal guidance, communications systems, finance, 

human resources, marketing department, payroll and benefits administration, and risk 

management—services that ensure consistently uniform, high-quality programs, excellent client 

service, and cost efficient operations. The following chart illustrates our organizational plan for 

the Whitetail child care center and the depth and breadth of support services the center will 

receive under Bright Horizons’ management. 

 

 

  
 

 

 

 

 

Bright Horizons’ organizational approach 

accomplishes the following key objectives: 

 Promotes greater business 

effectiveness, collaboration, and 

business line integration 

 Provides greater accountability 

throughout our company  

 Delivers a comprehensive network of 

support and oversight to center staff 

 Allows us to monitor and control 

business processes 

 Facilitates the development of 

working relationships among 

employees and shared goals 

 Enables the development of 

responsive services that address our 

clients’ business objectives and 

families’ needs 
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Figure 3: Ongoing center support services provide the expertise and resources to ensure that the child care center 

operates at maximum efficiency and with the highest quality possible. 

Details of our center support services are as follows: 

 Quality assurance assessments provided by home office and operations support personnel 

 An extensive virtual resource library of program, curriculum, and parent education materials 

 A comprehensive library of written policies and procedures available on our company 

Intranet to promote clarity, self-resolution, and consistency across all Bright Horizons-

managed centers 

 Training specialists to assist with development and implementation of center-based training 

programs, which enhances the uniformity of quality 

 Consultation with professionals having expertise in child nutrition, meal planning, children’s 

health and safety practices, and medical issues 

 Legal guidance to support resolution of center issues, i.e., termination of children’s 

enrollment, evaluation referrals for children, etc. 

 Peer directors to serve as mentors to new directors during the start-up phase and in ongoing 

operations to ensure consistency 

Center Director  
and Staff 
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 Reliable communications systems to promote the effective flow of information throughout 

Bright Horizons worldwide, while keeping the dialogue responsive and personal 

 A client relations team focused on supporting the needs and goals of our clients and their 

workforces, while enhancing our valued partnerships 

 A highly respected education department, which develops, articulates, and promotes our 

family center concept, and our curriculum 

 Collaborative training programs, vehicles, and resources including our 

Education at Bright Horizons website, the Bright Horizons University 

(BHU), computer-based training, “learning bursts,” workshops, 

webinars, annual leadership conferences, and continuing education 

programs; all of these programs have been designed to support our 

mission, HEART Principles, while also ensuring the consistent delivery 

of high quality programs 

 A facilities department that assists directors with maintenance and safety issues to ensure the 

soundness of centers’ buildings and grounds 

 Our finance department, which provides quantitative analyses to ensure each program's fiscal 

soundness, and makes available to our clients timely information for planning purposes 

 A dynamic human resources department that is primarily responsible for supporting the 

development of people practices enabling Bright Horizons to continue our growth and to 

differentiate us from our competitors 

 Our creative parent marketing department, which provides professional marketing materials, 

data analyses, and planning expertise to maximize center enrollment levels 

 Payroll and benefits administration systems to reduce the amount of administrative time 

required by center directors, and freeing their time for attending to families 

 A dedicated risk management team, which is committed to ensuring sound operating 

practices that minimize injuries and accidents 

 Administrative oversight and maintenance of home office support systems in Watertown, 

Massachusetts supported by regional offices to facilitate uniformity of quality and improve 

operating efficiencies 

 Maintenance of regional field offices for readily available local resources and support 

personnel 

 An experienced information technology department providing assistance with all computer-

related issues and support for the organization’s technology needs 

 A systematic, disciplined approach to evaluating and improving the effectiveness of risk 

management, governance, and financial reporting processes made possible through our 

compliance and internal control department 

 An accounts payable department to ensure timely processing and payment of invoices, check 

requests, and expense reimbursements 

 A central buying platform for greater purchasing efficiencies and supplier diversity made 

possible through our supply management department 

http://www.brighthorizons.com/education/
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 A business operations department to provide the structure, tools, and communication systems 

that support Bright Horizons’ mission and operational objectives 

 An experienced consulting team that analyzes clients’ ongoing work/life and dependent care 

needs, identifies trends and opportunities, measures the impact of our services, and functions 

as a resource to clients’ positioning as an employer of choice 

 Links to alternative or new program models through national contacts, other Bright Horizons 

centers, and Bright Horizons representation on national early childhood boards 

 Community service coordination, support, and recognition through our community services 

department, the Bright Horizons Foundation for Children, and other programs 

 

By removing these from the daily responsibilities of our child care center staff, they are better 

able to focus on their most important responsibility—supporting the needs of our children, 

families, and clients. We believe that the more we invest in and support our center employees, 

the better our programs are, and the greater our success will be in providing the highest quality 

early education to children in our care; peace of mind to parents; and smooth partnerships with 

our employer-sponsors. 
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BRIGHT HORIZONS’ CURRICULUM 

Bright Horizons’ curriculum, The World at Their Fingertips, is a comprehensive, integrated, and 

innovative approach to learning that provides a framework for excellence in early care and 

education, while meeting the individual needs of each child and family enrolled in our centers. 

We create developmentally appropriate environments for each child to learn what the world is 

like, how it works, and what he or she is capable of achieving. We help children approach school 

and academics with skill, confidence, and a drive for excellence.  

 

The World incorporates the most effective elements from leading childhood researchers and 

practitioners, including Montessori, Piaget, Erikson, Gardner, and others. The program 

continuously evolves, reflecting new research in the field and our close association with the 

NAEYC. Equally important, our curriculum includes children’s interests and abilities and the 

cultures of families enrolled in our centers. 

 

Equipped with knowledge gleaned from our comprehensive training programs and extensive 

library of resources, Bright Horizons’ teachers guide children’s experiences through projects, 

activities, and learning opportunities that correspond with children’s developmental abilities and 

their expressed interests. In this way, our curriculum emerges from the children. The World 

includes the following key learning elements: 

 Language Works integrates activities for listening, speaking, reading, and writing in 

a language-rich environment cultivating a lifelong love of language, books, and 

reading. 

 Math Counts gives children mathematical experiences with one-to-one 

correspondence, counting, sorting, patterning, and problem solving to establish a 

solid foundation in mathematical reasoning. 

 Science Rocks stimulates a child’s sense of wonder, and makes science come alive 

by encouraging children to question, experiment, observe, record, describe, and 

form conclusions. An extension of this element is Garden Works; this curriculum 

sub-component builds on the natural bond we have with nature and the great 

outdoors, and is just one of the ways we help children learn about and care for our 

planet. 

 Our World acknowledges and values the rich cultural heritage of families and 

provides a wide range of experiences for children to learn respect for our world, its 

diverse people, and the environment.  

 Art Smart helps children develop an interest and appreciation of art, music, theater, 

and dance, encouraging them to uncover their talents and express themselves 

artistically. 

 Well Aware fosters positive attitudes towards healthy living, physical activity, and 

nutrition through appropriate experiences that incorporate healthful habits into 

daily routines. An extension of this element is Movement Matters; this curriculum 

sub-component enables children to gain an understanding and awareness of how 

their bodies work, what their bodies need, and how to protect them. 
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Bright Horizons’ approach to early care and education challenges and supports all areas of 

children’s development, with a heightened emphasis on individualizing their care and 

learning in the context of their unique families and cultures.  

Beginning with their initial enrollment, we assign each family to a primary caregiver to ensure 

that children and families receive individualized attention. Primary caregivers play special roles 

and are responsible for children’s prime times: those critical one-to-one moments of caring, play, 

education, nurturing, and communication.  

 

The World uses developmentally-appropriate practices in 

an “emergent curriculum” approach to frame children’s 

daily experiences. This approach entails creating 

learning experiences based on parents’ and teachers’ 

observations of children’s interests, skills, and 

understandings—not based on a set plan of teacher-

derived assumptions or themes. With knowledge gained 

from our comprehensive training programs and an 

extensive library of resources, Bright Horizons’ teachers 

guide the children’s experiences through projects and 

activities that correspond with children’s developmental 

abilities and their expressed interests. In this way, our 

curriculum emerges from the children. With a strong 

emphasis on the development of language, math, and 

science skills, The World incorporates the key content 

areas that contribute to children’s readiness for school 

and academic success—across all age groups: Language 

Works, Math Counts, Science Rocks, Our World, Art 

Smart, and Well Aware.  

 

The first few years of life are an extraordinary time that 

set the stage for the all the years that follow. The World 

creates the framework for the following developmentally 

appropriate educational program environments to empower children to see the world as an 

invitation to learn, to grow, and to live fully—to see a world full of possibilities that are within 

their reach. 

With our child development professionals by their sides, children at Bright Horizons are 

assured of getting the care that they need, the creative learning experiences they enjoy, and 

the intellectually challenging opportunities they deserve. 

Bright Horizons invites interested parties from Whitetail to review our curriculum online at 

www.brighthorizons.com/education. This website is designed specifically to help provide parents 

with an understanding of The World curriculum. Whitetail may also wish to visit the website of 

one of our clients, Discovery Communications. The site contains a video that features Discovery 

Kids Place, a center we developed and manage at Discovery’s headquarters in Silver Spring, 

Maryland. Discovery Kids Place is dedicated to the late Steve Irwin, the “Crocodile Hunter.” 

The educational program and the facility’s characteristic feature enhancements that emphasize 

Figure 4: Based on established research 

and theory in child development and 

education, The World at Their Fingertips 

continuously evolves, reflecting new 

research and best practices in the field of 

early education, along with our close 

relationship to NAEYC. 

http://www.brighthorizons.com/education
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science, promote an appreciation and respect for nature, and facilitate children and families 

understanding of the importance of conservation. Viewing this video will enable Whitetail to see 

in action the client-specific customization we use in our educational approach and our 

environments: http://careers.discovery.com/north-america/work-life/discovery-kids-place.html 

Today’s parents share high expectations for early achievement—they want to ensure their 

children are ready for school.  

Preparing students for success in Kindergarten and throughout their educational careers is an 

important goal for any early childhood education program. Bright Horizons regularly conducts 

systematic studies to assess children’s preparedness for entering elementary school as perceived 

by the children’s parents and elementary school teachers. To our knowledge, we are the only 

child care organization who has engaged independent, third-party measurement of the success of 

our program in this area. Findings from our most recent study completed in 2010 

overwhelmingly indicate that both parents and teachers believe that Bright Horizons graduates 

possess the academic and social skills, learning behaviors, and enthusiasm for learning that is 

needed for success in school.  

 

Perspectives on Bright Horizons’ Preparation of Children for School 
Evaluated Factors Teachers  Parents 
Bright Horizons graduates met or exceeded their expectations for 

school readiness. 
93% 97% 

Bright Horizons graduates enter elementary school with a strong 

enthusiasm for learning. 
90% 99% 

Bright Horizons graduates were well prepared with the reading and 

math skills needed for academic success. 
90% 90% 

The complete study can be found at http://www.brighthorizons.com/resources/pdf/school_readiness_study.pdf.  

 

Individualized observations and assessments guide parent/teacher/child goal setting and facilitate 

discussions of enhancements to support children’s growth and development. Parents and teachers 

monitor and evaluate a child’s development using the following tools:  

 Observations of children 

 Goals and objectives for children 

 Bright Learner and Teaching Strategies GOLD™ development reports; artifacts of children’s 

experiences, such as collections of their work, recorded conversations or audio samples, 

dictations, photos, video samples, and other mementos 

 

Teachers create online World portfolios for each child that serve as records of that child’s 

experiences and achievements, and capture the observations and insights of parents and staff. 

These collections provide visible documentation of learning and the next steps for their 

continued development. At Bright Horizons, we regard "How smart is this child?" as less 

important than "How is THIS child smart?" World portfolios help teachers and families focus on 

children’s strengths to answer this question, as well as, “How do we as parents and teachers 

support his/her development?” Our teachers are mentors who plan and adapt intentional learning 

experiences for children based on a specific group of students and their individual child 

development needs.  

http://careers.discovery.com/north-america/work-life/discovery-kids-place.html
http://www.brighthorizons.com/resources/pdf/school_readiness_study.pdf
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We are extremely proud of our ability to sustain 

a 98%% parent satisfaction rating again in 

2013—as we have for each year throughout the 

last decade. In this year’s survey, parents ranked 

the safety, cleanliness, and sense of feeling 

welcome in our centers among the highest areas. 

Our talented, caring teachers also continued to 

rate highly for their support and skill—

demonstrating the critical role our center staff 

hold in providing high quality care and 

education. 

PARENT PARTNERSHIPS 

Parents play a critical role in Bright Horizons’ 

overall approach and are valued as full 

partners in every aspect of our service 

delivery model. We maintain an open-door 

policy for parents to visit our center any time 

– whether for a quick visit during their lunch 

hour or to attend a special classroom event for 

their child. We invest significant time in 

building relationships, and energy into 

promoting positive interactions and open 

communications that reflect honesty, 

openness, and respect. Many of our centers 

have active family partnership groups that allow parents further involvement opportunities. 

 

Our staff members are encouraged to view each interaction with a parent as an opportunity to 

establish and maintain a strong partnership—from conversations during morning arrivals or 

evening departures, to regular written communications and documentation (daily notes), to 

parent-teacher conferences.  

 

Teachers are trained to listen closely and identify issues, and empowered to take action to resolve 

them. Bright Horizons has developed a comprehensive approach to developing and sustaining 

our partnerships with families, called 10 Steps to Full Parent Partnership, which are 

incorporated into every center we manage This training ensures that parents are valued as joint 

decision-makers and treasured customers and that each family has a positive experience at the 

center. Key elements include:  

 Family Intake: During the enrollment process, we conduct family intakes that enable our 

center managers to gather details of families’ values and expectations and provide 

information. Intakes include a “No Surprises” discussion of real world issues that families 

may encounter such as teacher turnover, biting, etc.  

 Primary Caregiver: Primary caregivers are assigned to each child, who play the role of 

child and family advocate, communicator, monitor, evaluator of child and family experience, 

caregiver, and teacher. Primary caregivers are parents’ first contacts when presenting 

concerns or issues. 

 Child Portfolio: The development of children’s portfolios begin on their first day and 

continues throughout their experience at the center, providing documentation of their 

journey, and goals defined collaboratively between the center and the individual family. 

Parent-teacher collaboration on the development of the portfolio presents individualized 

opportunities to raise and address issues related to children’s development. 

 Six Week Questionnaire: At the end of their first six weeks enrolled in the center, families 

receive Bright Horizons’ “Six-Week Questionnaire,” which solicits parents’ feelings about 

their experience and any issues or concerns that may be present. 
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 Family Partnership Group: One of the key features of the Family Partnership Group is that 

it systematically solicits parent ideas, concerns, questions, and issues.  

 Random Acts of Care and Kindness: Because we truly care about families using our 

services, our center staff members call, write notes, email, or send cards to indicate our care 

for the family (e.g., a call to a parent at home with a sick child). These connections enable 

closer relationships to evolve, which facilitate airing and resolving of issues when they first 

arise. 

 Family Conference: Bright Horizons conducts conferences that focus on the experiences of 

the child, parent, and family the program and children’s individual accomplishments. In 

conjunction with our standing invitations for informal conferences, formal conferences are 

held at least twice each year.  

 Classroom Exit Questionnaire: When children transition to a new classroom (age up into 

the next age group), families are provided with an “Exit Questionnaire” to request feedback 

about their experiences.  

 Parent Satisfaction Survey: As a formalized method for assessing our abilities to meet their 

individual needs, annual surveys are conducted of parents as a group.  

 

In practice, meeting families’ needs requires the continual exchange of information and a 

commitment to open, honest communications between our center employees and the families we 

serve. Parents appreciate our attention to detail and the extra efforts our center staff members 

take to ensure their needs are being met. 
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Why New Employees Have Chosen Bright 

Horizons Over Our Competitors 

 Great benefits and salaries 

 Potential for growth 

 Great support systems for employees 

 State-of-the-art facilities 

 Low teacher-to-child ratios 

 Training programs 

 Tuition reimbursement 

 eCDA program 

 Company culture 

 Dedication to community involvement  

 Only child care organization named to 

FORTUNE's list of "100 Best Companies 

to Work For" 

CENTER STAFFING 

Bright Horizons is made up of thousands of 

talented individuals who collectively bring their 

creativity, expertise, and passion to work each 

day. We recognize our employees as the critical 

link in the success of our centers. Our staff 

members are treated as professionals—with 

individual strengths and needs—who perform 

important and challenging jobs.  

 

When recruiting and selecting staff members, 

we rely on a range of profiles, in conjunction 

with state regulations and NAEYC guidelines, 

that help us identify diverse, well-qualified 

candidates who demonstrate the commitment 

and qualities that help us fulfill our vision and 

mission. Our recruiting department continually 

accepts and screens résumés to find potential 

candidates for center management and teaching 

positions. Other recruitment activities include: 

 An assigned recruitment coordinator to assist 

in recruitment  

 Posting job openings in our centers and company newsletter, and accepting applications via 

our public website 

 Contacting regional professional child care organizations and advertising in local 

professional newsletters, newspapers and websites 

 Sending announcements to area universities and early childhood education departments, and 

participating in local recruiting fairs and industry events 

 Hosting recruiting open house events 

 Consistently keeping well-qualified, past candidates “warm” by staying in touch and 

maintaining relationships on an on-going basis 

 Opening on-site training workshops to the surrounding early childhood community, which 

provides an opportunity for local educators to discover who we truly are and highlights our 

commitment to professional development  

Bright Horizons’ screening processes comply with all state, local, and federal regulatory 

requirements.  

In addition, a number of the centers we manage also incorporate elements of our clients’ 

screening procedures, such as pre-employment fingerprinting and drug testing. All applicants are 

required to submit résumés or applications that include work history, education history (and 

verification), and at least three references. Bright Horizons conducts thorough candidate 

screenings prior to employment offers, which include extensive interviewing techniques, in-
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classroom observations, and pre-employment health exams. As a condition of employment for all 

new hires in the U.S. and Canada, criminal background investigations are also included, which 

are comprised of a seven-year county criminal record search and a cross-reference check to 

determine prior convictions or other records of criminal activity that would call into question 

employees’ suitability to care for children or to perform their roles within Bright Horizons.  

Bright Horizons’ approach to staffing reflects the well-established research finding that a 

combination of professional qualifications and positive experiences result in improved 

development and learning outcomes for children.  

While state child care licensing requirements outline the minimal educational and background 

requirements for center staff, Bright Horizons also incorporates NAEYC guidelines and a range 

of profiles that we have developed to help us select employees. Our profiles help us identify 

diverse, well-qualified candidates who demonstrate the commitment and qualities that help us 

fulfill our vision and mission. Each Bright Horizons-managed center uses staffing patterns that 

draw on the skills and knowledge of people with varying degrees of education and experience.  

 

Bright Horizons requires our center employees to have a combination of in-depth preparation in 

early childhood education and hands-on experience working with young children. At a 

minimum, our programs are staffed by individuals who meet minimal age requirements and have 

the appropriate training credentials and personal characteristics for working with children as 

outlined by NAEYC and/or required by child care licensing such as CPR and first aid training. 

Staff members who are responsible for the supervision of a group of children are required to 

have child development associate (CDA) credentials or associate degrees in early childhood 

education/child development. In addition to these qualifications, all Bright Horizons staff are 

required to participate in a minimum of 20 hours of related training each year, or more as 

required by specific state regulatory agencies.   

Bright Horizons takes many proactive steps to ensure that we maintain a competitive 

compensation package.  

Our human resources department conducts and participates in periodic industry surveys to ensure 

that we are able to attract and retain the best employees in our industry. Recent studies show that 

Bright Horizons center salaries are generally 15–20% higher than the industry averages, and our 

staff turnover rate is roughly half of the national average. 

 

Bright Horizons’ employees who work 30 hours or more per week receive a full benefits 

package; many of our benefits are also available to employees working 20 hours per week (i.e., 

Dependent Care Assistance Program accounts, 401K, back-up child care, etc.). All our 

employees, regardless of the number of hours they work, are eligible to receive worker’s 

compensation, extensive training programs, discounts that we have arranged with many 

businesses (e.g., fitness club memberships, homeowners/renters insurance, movie tickets, Real 

Estate Advantage Program, etc.).  

We invest deeply in our employees’ professional development.  

We ensure that we have the best people in the right position at the right time by developing our 

people and their capabilities and sustaining their employment with Bright Horizons. Our 
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operations leadership team works with our training department to develop annual regional- and 

center-based staff training plans that go well beyond typical industry practice.  

 

The key tool we use to support our approach is the Bright Horizons University (BHU), an online 

training system comprised of recorded workshops, training modules, a virtual library, and 

resource rooms for professional development. The system gives employees access to a 

continually growing catalog of online courses, including more than 460 courses that have been 

developed and/or selected specifically for Bright Horizons. Many of these are approved as 

continuing education units that can meet the 20+ hours of training required for our employees. 

 

Using the training resources available through BHU and the depth of human capital available to 

them, our operations leadership team coordinates with our training department to develop annual 

regional and center-based professional development plans. For the purpose of this document, we 

have provided a synopsis of the key training programs offered to Bright Horizons employees, but 

welcome further discussions of each training program with Whitetail. 

 

Training 

New Employee Orientation: includes an introduction to Bright Horizons, CPR, first aid, 

manual handling training, and classroom observations 

Diversity Awareness Training: introduces Bright Horizons’ philosophy and commitment to 

building a culture of inclusion to allow us to better serve families, our client sponsors and create 

a great place to work 

Essentials: includes training regarding our guiding principles and assumptions, our health and 

safety practices, and curriculum 

Regional Orientation Program: provides an introduction to Bright Horizons culture, 

philosophies, mission, and values 

Child Development Associate (CDA): a self-paced program, enabling early childhood 

professionals to gain the knowledge and skills needed to provide high-quality services for 

children from birth to age 5 

Blended Orientation for New Directors: a program, designed specifically for new director 

that enables them to successful during their first six months in their new roles and beyond 

Ongoing training/annual in-service (internal and external training) to meet Bright 

Horizons established quality standards: CPR and first aid training; security measures and 

precautions (often coordinated through our employer-sponsors’ applicable departments); local 

community conferences and workshops; and university/college-affiliated classes 

 

In addition to these programs, Bright Horizons also offers: 

 Succession Planning Program: provides employee candidates with the opportunity to 

broaden their skills and experience, with the intent of preparing them for future advancement 

within the company 

 Tuition reimbursement: a benefit utilized to enhance employee career development by 

paying part of the costs for approved, work-related courses (excluding books, materials, 

college fees, etc.) taken at an accredited college or university 

 EdAssist: a benefit, developed and operated by Bright Horizons, that offers staff members 

access to tuition reductions, waived fees, and other benefits at a broad range of institutions 
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 Transfer opportunities: a multi-site organization with more than 860 locations, Bright 

Horizons offers options to transfer to other programs and pursue positions of interest, 

including international opportunities with our locations in Canada, the U.K, Ireland, and the 

Netherlands 

 Career resources: resources to encourage the professional growth of Bright Horizons 

employees with information on a variety of topics including creating a professional presence, 

resume development, and interviewing tips 

 

Our comprehensive training programs and the wide range of career opportunities we offer 

translate into increased employee retention and satisfaction. High satisfaction and retention rates 

yield a greater continuity of service to the children and families we serve; in turn, this increases 

the value our programs create for our clients. 
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RISK MANAGEMENT AND QUALITY ASSURANCE 

Children’s safety is our first priority—it always has been and it always will be. Our approach to 

risk management begins with the high ethical standards for which we are known and our 

relentless commitment to honest assessments of our strengths and opportunities for 

improvement.  

 

We take many steps to protect children, the first of which is establishing a culture of shared 

responsibility and accountability—tenets that are woven into our company’s ethics code known 

as our HEART Principles. Our risk management program is best described as a three-part 

program that includes: education, prevention, and intervention. 

 

Education 
 Collaborating with our clients’ risk management and security departments 

to develop detailed procedures for centers’ safety and security plans to meet 

regulatory requirements and, where appropriate, coordinate with clients’ 

existing security systems and policies  

 Mandating extensive risk management training for all our employees 

regarding safety, health, and wellness procedures; recognition of the 

symptoms of child abuse; CPR, first aid, and medication administration 

 Requiring employees’ participation in our new hire training, along with 

regular/ongoing re-trainings—all of which are documented  

 Providing parents with orientation, education, and web resources related to 

children’s security, including signing children in/out each day 

 Distributing safety tips and strategies to staff and parents through 

newsletters, emails, bulletin board announcements, and distribution of 

relevant resources that emphasize safety, health, and wellness 

Prevention 
 Adhering to all requirements and standards we jointly define with our 

clients, and coordinating with their existing security policies 

 Providing a level of supervision that minimizes the occurrence of accidents 

and ensures children’s safety 

 Monitoring and documenting adherence to guidelines established through 

our We Care program, which reinforces basic health, safety, and risk 

management procedures 

 Conducting regularly scheduled and unannounced inspections of health, 

safety, and emergency procedures and disinfection practices 

 Requiring Bright Horizons’ staff members to continuously monitor the 

physical environment for health and safety issues and security breaches  

 Operating under an “emergency authorization policy,” where parents 

designate at least two other persons who are authorized to pick up children 

and for whom photo identification will be required 
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 Requiring signed letters from custodial parents prior to releasing children to 

non-custodial parents 

 Requiring parents, or their designees, to check their children in/out each day 

 Holding teachers accountable for all children throughout the day and with 

every transition (to/from playgrounds, walks and field trips, movement to 

other spaces within the building, shift changes, etc.) 

 Providing convenient access to comprehensive reference materials that 

guide staff members’ daily activities through our company intranet  

 Maintaining stringent standards for recruiting, hiring, and screening staff 

 Empowering center risk management teams to ensure safety and address 

issues as they arise 

Intervention 
 Taking immediate action to remedy health/safety issues and security 

breaches if deficiencies are noted 

 Providing guidance, consultation, and intervention services of our risk 

management and pediatric consultant teams for centers’ access 

 Giving center directors immediate access to resources and help through our 

24-hour hotline, including consultation with our senior leadership team 

 Reporting suspicious events and activities to appropriate personnel (i.e., 

security, police, fire department) 

 Monitoring of issues by our corporate risk department and providing staff 

re-training as necessary  

We believe that quality is demonstrated in how we perform, how we present ourselves, how we 

maintain our facilities, and how we rally together as a team to respond to new challenges.  

Bright Horizons uses a multifaceted approach involving several key metrics and practices to 

continually evaluate, monitor, and improve our programs and services. While monitoring the 

utilization of our services provides one of the most definitive measurements of families’ 

perceptions of our quality, we also incorporate evaluative tools to help us gather specific data. 

Some of these tools have been developed by Bright Horizons’ experts, while others—such as 

those employed in the accreditation process or states’ quality rating systems—are selected to 

provide measurements of the quality we provide. 

Bright Horizons leads the child care industry in delivering comprehensive, cost-effective client 

solutions.  

As with all other aspects of our services, our commitment to providing the highest quality child 

care, combined with our collective knowledge, determination and years of experience are key 

concepts in our insurance and risk management programs.  

 

We seek partnerships with insurance providers to maintain state-of-the-art insurance protection 

against the uncertainties of exposure. This protection includes a full spectrum of insurance 



 
©
2014 Bright Horizons Family Solutions LLC                   21                                                            Whitetail 414 

LLC  

coverage that meets and/or exceeds the requirements set forth by our client partners. Included in 

this coverage are:  

 Commercial General Liability Insurance: Bright Horizons insurance is written on an 

“occurrence” basis as opposed to a “claims-made” policy, including coverage for operations, 

independent contractors, contractual liability, and sexual abuse. “Occurrence-based” policies 

provide coverage during the policy period, regardless of when the claim is made—even ten, 

fifteen, or twenty years later. A “claims-made” policy requires that a person making a claim 

must do so during the term of the policy in order for the insurance company to take 

responsibility for the claim.   

 Business Auto Liability Insurance: Our policy includes owned, non-owned, and hired 

vehicles. 

 Workers’ Compensation Insurance: Bright Horizons provides statutory amounts and 

Employer’s Liability Insurance. 

 Excess Liability Insurance: Bright Horizons carries Excess Liability coverage of $50,000,000 

in excess of our basic General Liability, Employer’s Liability, and Auto Liability limits. A 

Certificate of Insurance and Contract will provide that at least $20,000,000 of umbrella 

coverage will be carried at all times. 

 Other Insurance Coverage: Bright Horizons maintains Employment Practices Liability 

Coverage, Kidnap and Ransom Coverage, Crime Coverage for Employee Dishonesty and 

money and securities, and a No Fault Student Accident Coverage, which provides coverage 

up to $250,000 per accident in excess of what the parent’s primary insurance pays. 

 

As an additional protection, we will fully indemnify Whitetail in our contract for all of our 

actions. 

Bright Horizons’ operations teams have developed a strong working knowledge of the 

licensing processes in each of the states in which we operate.  

All Bright Horizons’ centers are appropriately licensed by the licensing agency in the state in 

which they operate, in addition to following quality assurance standards, such as those outlined 

by NAEYC. We have successfully obtained and maintained licenses for 30 centers within New 

York, which demonstrates our ability to leverage the appropriate resources and expertise to 

ensure licensing and operation of the Whitetail Child Care Center in accordance with child care 

laws and regulations.  

 

While child care licensing agencies typically set forth minimum 

requirements for the operation of centers, Bright Horizons has 

opted to use the accreditation standards recommended by NAEYC 

to enhance our operational approach. These standards are generally 

more stringent than many state requirements and cover a wide 

range of quantitative and qualitative factors—and give us higher 

performance measures to meet. From the development of our first 

work-site center in 1986, the guidelines set forth by NAEYC have 

served as the baseline standards for every center we manage. We 

Figure 5: Within the U.S., NAEYC 

accreditation is the most highly 

regarded standard of quality—an 

honor awarded to less than 10% of 

all child care programs. 
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are very proud of the 388 centers we operate that have already achieved this distinction—

proportionately more centers than any other multi-site child care provider network. For those 

centers that are not yet accredited, we are steadfastly fulfilling the eligibility and candidacy 

requirements in the path to accreditation.  
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CLIENT RELATIONSHIP 

Bright Horizons’ 99% client retention and our 98% client satisfaction survey results 

resoundingly demonstrate our ability to meet or exceed our partners’ service expectations. 

Because our core business has always been employer-sponsored child care solutions, we focus 

on establishing and maintaining a strong rapport with our clients. We work to develop a deep 

knowledge of our clients’ businesses, organizational needs and cultures, industry dynamics, and 

market conditions. This understanding ensures that we can remain nimble, responsive, and 

strategic in our partnership approach. 

 

Our center support structure is designed to enable Whitetail leadership and managers to 

determine their ideal depth of involvement, and to provide extensive support to the center and the 

center’s leadership team. 

 

Bright Horizons will collaborate with Whitetail to develop protocols, quality standards, and 

policies in partnership with Whitetail’s liaison. We take responsibility for the day-to-day 

management of the child care center using our resources in a careful, cost-efficient manner, 

while maintaining the quality standards and policies we have jointly defined with Whitetail.  

 

Bright Horizons’ mechanisms for accountability and quality control provide a constant flow of 

information to Whitetail’s liaison regarding the center’s operations. In addition, clear 

communication between Bright Horizons, staff, center families, and Whitetail’s liaison provides 

ongoing evaluation, enabling the identification of necessary modifications to any policies or 

services that best meet the needs of Whitetail.  

 

Bright Horizons uses a multifaceted approach involving several key metrics and practices to 

continually evaluate, monitor, and improve our programs and services. While monitoring the 

utilization of our services provides one of the most definitive measurements of families’ 

perceptions of our quality, we also incorporate the use of evaluative tools to help us gather 

specific data. Some of these tools have been developed by Bright Horizons’ experts, while 

others—such as those employed in the accreditation process or state child care licensing 

agencies’ quality rating systems—are selected to provide measurements of the quality we 

provide. Examples of how we create strong client partnerships include: 

 Annual client surveys 

 Quarterly meetings 

 Customized reports  

 Regularly scheduled and unscheduled on-site visits by regional managers and Bright 

Horizons’ senior leaders 

 Regular inspections and reviews using our proprietary Quality Assurance Audit (QAA) 
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FINANCIALS 

Bright Horizons has performed a cursory market analysis of the Seneca County, NY area initially 

in order to identify the quantity of qualified care in the area and create preliminary center 

models.  

 

Employer-sponsored child care significantly differs from the traditional community-based child 

care model. The key distinctions between Bright Horizons-managed and community-based 

centers are:  

 Interdependency among parents, the provider, and the employer-sponsor does not exist 

among community centers. This adds complexity, raises expectations regarding the 

provider’s performance and services, and has important implications regarding program 

success. Successful employer-sponsored programs support the organizational goals of the 

sponsoring company and the needs of its employees, community-based centers naturally 

have greater financial implications to consider. As such, community programs are usually 

designed to meet minimum state licensing requirements with less rich teacher wages and 

benefits. Program quality is often a predictable casualty of this approach. 

 Often, community-based child care programs collapse under the weight of their own cost 

structures. Community-based centers are burdened by significant real estate and 

“occupancy” costs. Employer-sponsored centers often experience an absence of these 

structural costs which allows a financial platform to deliver high quality programming at 

the classroom level and operational practices, such as offering ratios in line with NAEYC 

standards (or better), and richer programs that do not require a host of additional fees for 

program elements or enrichments. This enables programs to operate in a way that offers 

more consistency and higher quality, and is responsive to working parents’ needs—all 

within the context of broadly affordable parent fee structures. 

 Community centers often allocate a much smaller fraction of overall capacity to infants 

and toddlers. Some will choose not to offer care at all for these young age groups because 

of the intensive child-to-staff ratios required. (Community centers allocate, on average, 

70-80% of their program to their more cost-effective preschool programs, as opposed to 

Bright Horizons’ employer-sponsored centers that target 50% of the child care program 

to the infant and toddler age groups.) Employer-sponsored care targets the business 

objectives like recruitment and retention. Allocating a higher proportion of infant and 

toddler care makes a significant difference for top talent employees who are weighing 

their options for returning to work following parental or adoption leaves of absence. The 

“right” amount of infant/toddler care allows employee parents to have the opportunity to 

enroll as infants and stay with the center (and thus their employers) as their children age 

up through the 0-6 years program.  

 Carefully structured employer-sponsored centers serve as dynamic resources that evolve 

to respond to the changing needs of their workforces. For example, an employer-

sponsored center has an ability to accommodate back-up care and/or a dedicated school 

age program—programs atypical from community-based centers as they often require 

additional funding, space, specific facility elements, and special training. 
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 Community-based child care centers are generally focused on the provider’s interests and 

goals, rather than those of children and their working parents—or the challenges and 

opportunities of employers. Employer-sponsored centers are customized to the needs of 

the sponsoring organization’s culture, environment, and business practices. Examples of 

customization include catered meals, additional enrichment activities, facility design, 

hours of operation, and more technology in the classrooms.  

 

By selecting Bright Horizons, Whitetail can look forward to achieving the organization’s goals 

through parameters that are mutually defined by both of our respective organizations, instead of 

a “cookie cutter” approach. Because employer-sponsored child care initiatives are most effective 

when they are a part of an organization-wide employee engagement strategy, we will draw from 

our diverse experiences in the field of work/life management to help Whitetail define and enrich 

its child care initiatives within the context of the organization’s overall employee engagement 

and work/life strategy. This approach ensures that Whitetail’s child care goals will be in 

alignment with the organization’s short and long-term plans. 
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Example Financial Modeling (Excluding construction and occupancy costs) 
 

For an employee population of 1800, allowing for community enrolment and day on site 

coverage for guests, we would recommend a 53 capacity center. This would allow 60-70% of 

capacity to be available for employees, with the additional slots available for non-employee 

families. 

 

A 53 capacity center would require 4,500 – 5,000 sqft of program space, plus around 2-2,500 

sqft of outdoor dedicated playground space. The center would serve children from 6 weeks 

through to preschool ages. If a larger site is available, then thought might be given to providing 

onsite back up care (available to employees when normal care arrangements breakdown – 

enabling them to get to work when they may have otherwise been unable) and potentially 

operating a school age program during school holidays, breaks and summer vacation. 

 

Initial Center Size and Mix of Age Groups       

          

   Program    Percent of   Group   Number of  

Age Group  Capacity   Total   Size   Classrooms  

Infants 8  15% 8.0  1  

Toddlers 10  19% 10.0  1  

Preschool 35  66% 17.5  2  

Subtotal of Core Operations 53  100%   4  

 

 

A market analysis of high quality early childhood education programs in the vicinity showed a 

lack of both available and quality care. Having constructed financial models based on the 

capacities above, we would suggest a tuition rate as follows; 

 

Proposed Tuition Rates 

      

   Client    

Age Group  Weekly   Monthly  

Infants  $            350   $         1,517  

Toddlers               320              1,387  

Preschool               290              1,257  

Weighted Average  $           320   $        1,386  

 

If Whitetail wants to reduce or subsidize tuitions further then we can measure the financial 

impact of doing and how it affects the bottom line.  
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Excluding construction costs, Whitetail would need to fund startup costs in the region of 

$260,000 (as summarized below); 

 

 

Projected Start-Up Budget Summary 

53 Capacity - Overall Operations 

Architectural/Construction  $              -    

Furniture, Fixtures, and Equipment         120,100  

Pre-Opening Expenses         140,800  

Estimated Start-Up Costs (excludes construction)  $    260,900  

 

 

The startup costs shown above include the following; 

 

Furniture, Fixtures, and Equipment 

53 Capacity - Overall Operations 

Interior Furniture and Fixtures           41,100  

Classroom and Start-Up Supplies           53,000  

Curriculum Computers and Equipment             6,000  

Administrative Computers and Equipment           20,000  

Other Capital                 -    

Subtotal Furniture, Fixtures, and Equipment  $    120,100  

 

 

 

Pre-Opening Expense 

    

Center Development Fees  $       70,000  

Pre-Opening Staff Expenses           35,800  

Recruitment             8,000  

Training             6,000  

Marketing and Communication             6,000  

Warehousing and Storage           10,000  

Travel             5,000  

Other Pre-Opening                 -    

Subtotal Pre-Opening Expense  $    140,800  

 

 

 

Based on the assumptions mentioned in the previous pages, following is a budget summary for 

the Whitetail Childcare Center; 
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Estimated Annual  Revenues and Expenses (Current Dollars) 

Core Program Average Occupancy 50% 75% 85% 

Operating Revenues  $       439,000   $    636,000   $    715,000  

  

   Operating Expenses 

   Personnel  $         403,000   $      487,000   $      487,000  

Program               34,000            42,000            45,000  

Building Occupancy                     -                     -                     -    

Administrative               70,000            71,000            71,000  

Total Operating Expenses  $       507,000   $    600,000   $    603,000  

  

   Operating Profit/(Loss)  $        (68,000)  $      36,000   $    112,000  

  

   Contribution Required  $           68,000   $      (36,000)  $    (112,000) 

Bright Horizons' Management Fee               61,000            61,000            61,000  

Total Contribution and Fee  $       129,000   $      25,000   $    (51,000) 

 

 

 

The model above shows that it is likely that the center will need to be funded by Whitetail until 

such time as the center reaches around 80% occupancy, which typically takes around 3 years, 

from which point the center can generate a positive cash flow back to Whitetail. 

 

The above budget would be affected by increasing the number of hours open (it assumes an 11 

hour day) and the tuition strategy adopted. Bright Horizons will work with Whitetail to 

financially model the most appropriate model. 
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Bright Horizons has a vibrant history that has 

always been focused on developing and 

managing employer-sponsored dependent care 

programs and work/life solutions.  

Founded 28 years ago, Bright Horizons is 

recognized as the pioneer of employer-

sponsored child care services.  

Bright Horizons was founded in 1986 by the 

husband and wife team of Roger Brown and 

Linda Mason, whose mission was to provide 

innovative programs that help children, 

families, and employers work together to be 

their very best. They communicated the 

mission, vision, and values of the start-up 

company so effectively that clients and the best 

and brightest talent in the field of early 

childhood education partnered with the 

company. Early in our history, Bright Horizons 

focused extensively on the field of employer-

sponsored child care. Our practical experience 

with employer-sponsored child care and our 

ongoing research into work/life issues enabled 

us to develop a unique approach. 

Bright Horizons has a clear understanding of 

the issues affecting child care quality and a 

philosophical commitment to meeting the 

needs of children and families in a 

supportive, positive manner. 

Our philosophy of employer-sponsored child care is founded on the following principles: 

 Bright Horizons’ vision of employer-sponsored child care differs from others’. We go far 

beyond a “family friendly” approach to create a new paradigm with the breadth to touch even 

the employees who do not use the center. With more varied services than ever before, our 

centers help employees balance their work and personal lives while strengthening our 

partnerships with parents. 

 A Bright Horizons-managed center is not a “fixed” package of components and services, but 

one that evolves over time in response to changing workplace needs. Bright Horizons works 

closely with our clients to identify and respond to the changing needs of their workforce, a 

component our competitors do not build into their projects. 

 While active involvement of representatives of the employer-sponsor is beneficial, our 

partnerships are designed so that the sponsoring organization can maintain the degree of 

control it desires without the day-to-day operational and budgeting responsibility. This gives 

our employer-partners flexibility and enables them to focus on their core businesses.  

Bright Horizons’ Company Profile 

 

Headquarters: 

Watertown, Massachusetts 

 

Locations: 

 622 centers in the U.S. 

 45 centers in New York; 7 in development 

Mission:  

Provide innovative solutions that help children, 

families, employees, and employers work 

together to be their very best, while making a 

difference in the lives of those we serve 

 

Capabilities:  

 High-quality, employer-sponsored child and 

dependent care services 

 Flexible, customized business models to meet 

employers’ needs 

 Single source accountability for a full range 

of dependent care support services 

Details: 

 Founded in 1986 

 Recognized as an employer of choice 

 Selected by The Partnership for a Healthier 

America and First Lady Michelle Obama to 

be the first private child care company to 

serve as a national model for promoting 

children’s health and wellness 
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 Bright Horizons takes great care to customize each program to ensure that the services we 

provide continually meet the needs of the employees, the cultures of their sponsoring 

organizations, and the business objectives of our clients. Our respect for the individuality of 

children, families, and our own employees extends to our perceptions of the centers we 

operate. Our goal is to encourage each center to have their own identities and celebrate their 

own cultures and traditions—while following the quality standards we establish in 

partnership with our clients. 

 

We are able to ensure that policy decisions will reflect Bright Horizons’ expertise, Whitetail’s 

objectives, and the best interests of children, families, and staff.  

Bright Horizons is the partner of choice for more than 850 clients worldwide. 

While Bright Horizons partners with more than 850 clients around the world to provide high 

quality dependent care services, we also possess a level of industry-specific expertise that is 

unequaled in our field—experience that will be especially beneficial to Whitetail. This 

experience has given us a unique understanding of the dynamics, challenges, and opportunities 

that shape the industry and are similar to those experienced by Whitetail. Some clients include 

Carnival Cruise Lines, Princess Cruises, Starwood Hotels and Resorts Worldwide, Station 

Casinos, and The Breakers-Palm Beach.  

 

In addition to our industry experience, we are also the partner of choice for approximately 200 

leading employers in New York. Some of our clients in New York include: 21
st
 Century FOX, 

American Eagle Outfitters, Associated Press, Colgate Palmolive, and MasterCard. 

 

Other key experiences we bring to our proposed partnership are highlighted in the following 

table: 

 

Key Operating Experiences Benefitting Whitetail 

Total number of clients—worldwide  850+ 

Total number of clients—New York 199 

 

Total number of child care centers—U.S. 642 

Total number of child care centers—New York 45; 7 in development 

 

 



Bright Horizons

Overview

www.brighthorizons.com
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GENERAL COMPANY INFORMATION

Name: Bright Horizons Family Solutions

Corporate
headquarters:

200 Talcott Avenue South
Watertown, MA 02472

(Regional Offices located in Texas, Tennessee, New York, New Jersey,
Colorado, and California)

Phone number: 617-673-8000

Web site: www.brighthorizons.com

Company
status:

Publicly-owned corporation

Founded: 1986

Core focus: A 28-year evolutionary history of developing innovative, customized
dependent care programs and delivering a wide range of supportive
services to respond to the needs of workforces and employers of all sizes
and industries across dispersed geographic locations—a unique ability to
provide total work/life solutions to help our clients meet their strategic
business goals and the needs of their growing workforces

Key services: Full-time and part-time child care services for children 0-5 years of age
(including discounted tuitions); emergency back-up care services for
children and adult/elders; before- and after-school care; event care;
summer camps; elementary schools; college admissions counseling
services; tuition advising and management
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Customers: More than 850 of the world's largest corporations, hospitals, universities, and
government agencies, including 49 of the 2014 FORTUNE “100 Best
Companies to Work For” and 80 of the companies named as the 2013 “100
Best Companies for Working Mothers” by Working Mother magazine

Locations: Workplace dependent care services provided throughout the U.S. and in
Canada, Ireland, UK, India, and the Netherlands

Human
capital:

Employ more than 20,000 dependent care professionals, including many of
the work/life industry’s thought-leaders to specifically focus on developing
and delivering high-quality, cost-effective employer-sponsored dependent
care services

 Bright Horizons employs 1047 employees through its network of 45
centers in NY State, with a further 7 new NY centers set to open
during the next year.

Recipient of FORTUNE magazine’s “100 Best Companies to Work For” for
the 15th time in 2014

Culture: Operate ethically and honestly, as evidenced by many third-party accolades,
including recognition for the fifth consecutive year as one of the 2012
“Companies that Care” . Deep commitment to diversity; in 2014 awarded the
inaugural Alliance for Work/Life Professionals (AWLP) Seal of Distinction for
the fourth straight year, celebrating employers who demonstrate leadership
in workplace strategies and practices that help employees achieve their dual
agenda: success at work and in their personal lives

Metrics: All Bright Horizons-managed centers and programs operate under the same
quality parameters (accreditation by the National Association for the
Education of Young Children. Bright Horizons 2013 satisfaction survey
results of 99% demonstrates the confidence parents and our clients have in
the quality of our programs.

Care for
children ages
five and
under:

Manage more than 860 high-quality child care centers for employers,
including 75 dedicated back-up centers and more than 770 full-service
centers serving up to 87,000 children each day; services are customized to
meet each employer’s unique needs and specifications:

 Of the 860 childcare centers Bright Horizons operates, 12 are for
clients in the Entertainment Industry, 4 of those are for employers in
the Gaming Industry (primarily open to staff, but with some offering
spaces to guests and the surrounding community families)

 Employer-sponsored discount programs customized to support
working families’ challenges related to the affordability and availability
of high-quality care: tuition discounts, means-tested scholarships,
sliding fee scales, vouchers, or broader “across-the-board” child care
subsidies

 70% of Bright Horizons’ centers are NAEYC-accredited, compared to
an estimated 2-5% of child care centers nationwide

Care for school-age
children:

Programs include charter schools; vacation care (during holiday
breaks or winter/spring vacations, summer camps and before-
and after-school care).
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Submit as Exhibit X. B.2. how the Applicant and, as applicable, the Manager proposes to

establish and implement an affirmative action program that identifies specific goals for the

engagement of minorities, women, persons with disabilities and veterans on construction jobs

and service and professional jobs during operation.

EXHIBIT X.B.2. – Affirmative Action

The Board of Managers of the Applicant has engaged a counsel focusing on affirmative action

programs and reviewed the Memorandum from the counsel (attachment 1) then adopted the

recommended Affirmative Action Plan with an aggregate goal of 10% for the engagement of

minorities, women, persons with disabilities and veterans on construction jobs and service and

professional jobs during operation (attachment 2). As a practical matter the rural nature of the

project requires expansive efforts geographically (see Attachment 3 for regional map) to pursue

qualified parties (see attachment 4 for the Resource chart). The Counsel engaged has

experience with the Buffalo, Rochester and Syracuse Schools construction projects with

affirmative action plans and goals and intends to draw from these experiences to assist the

Applicant in developing and implementing the contemplated programs.



DIVERSITY COMPLIANCE MEMORANDUM

FOR

LAGO RESORT & CASINO, LLC

PROJECT

Author of Policy

H. TODD BULLARD, Esq.

Rochester Office

99 Garnsey Road

Pittsford, NY 14534

Phone: (585) 419-8696

Fax: (585) 419-8801

New York City Office

100 Wall Street

New York, NY 10005

Phone: (212) 313-5441

Fax: (212) 687-0659



MEMORANDUM
June 12, 2014

TO: LAGO RESORT & CASINO, LLC

FROM: H. Todd Bullard, Esq.

RE: Diversity Compliance Issues

INTRODUCTION

Wilmorite, Inc. has formed Whitetail 414, LLC to build a casino project in the Finger

Lakes Southern Tier region (what is described as “Region 5” under the Gaming Act). As

part of the capital formation, Whitetail 414, LLC will assign all development rights to

Lago Resort & Casino, LLC (the “Developer”). Subject to receipt of a Gaming License,

Lago Resort & Casino, LLC (also the “Applicant”) will apply for a Gaming License to

develop a $350 million project featuring such amenities as a full gaming casino, hotel,

spas, world-class dining facilities and entertainment (the “Project”). The Project will be

located in the Town of Tyre and it should result in substantial economic activity along

with creating a large number of construction jobs and other business opportunities.

Under the Gaming Act, there are contemplated to be policy and certain requirements

related to utilization of minorities, woman and veterans in the work force, as well as,

minority and woman owned entities to serve as contractors and subcontractors on the

Project. This memorandum lays out the relevant statutory framework and the compliance

issues surrounding diversity objectives related to the Project. We have identified the two

major areas related to diversity compliance and provide recommendations as well as

present a Diversity Plan for the Project. By adopting the proposals described herein, the

Applicant shall be in full compliance with the Gaming Act for purposes of M/WBE

goals.
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RELEVANT BACKGROUND

To provide some general information prior to our analysis of the diversity compliance

challenges presented by the Project, we shall discuss the relevant statutes and regulations

in brief summary form. To engage in reasonable compliance efforts, a party must address

both workforce and business enterprise diversity.

GENERAL STATE REGULATORY GUIDELINES FOR CREATION OF MWBE

OPPORTUNITIES

Article 15-A

In 1988, the New York State Legislature enacted Article 15-A of the New York State

Executive Law. The purpose of this article is to require that contractors participating on

state-funded contracts submit minority and women business-owned enterprises utilization

plans when bidding on state-funded contracts. It also requires that specific contract

provisions be included in all state contracts with regard to the work performed.

The term MWBE is defined as follows:

• At least 51% of the business is owned and controlled by minorities or women.

• The minority and women ownership interest must be real, substantial, and continuing.

• The minorities and/or women who own the business must have and exercise the

authority to independently control the day-to-day business decisions.

• It is independently owned, operated, and authorized to do business in the state of New

York.

A further requirement is that the MWBE enterprise must be owned by members who

are citizens of the United States or permanent resident aliens to be eligible to participate

in the programs. The business enterprise must be in operation for at least one (1) year.
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Article 15-A was recently amended in 2010 as a result of a State Disparity Study. The

amended Article provides actual goals for State Agencies to utilize for construction,

professional services and non-construction services as well as other procurements.

5 NYCRR Regulations [Parts 140-145]

To implement the Policy directives contained in Article 15-A, the State has

promulgated regulations identifying the purpose, scope and applicability of the

participation goals. [See §140.1 (cc)-Definition of “State Agency” and §141 State

Agency Responsibilities through part 141.6; the description of Utilization Plans [§142.4];

a request for waiver [§142.7] (and the import of the same); Contractor’s Good Faith

efforts [§142.8] and disqualification of contractors. [§142.9]

The most common issue confronting private entities doing business with the state is

disqualification of the contracting entity when it fails to consistently meet the goals or its

failure to submit required documentation related to its utilization plans and “good faith

efforts.”

FEDERAL REGULATIONS RELATED TO MWBE COMPLIANCE

Executive Order 11246 outlines requirements for nondiscrimination of employment by

government contractors and subcontractors with respect to projects funded by federal

funds. This order prohibits federal contractors and federally-assisted construction

contractors and subcontractors from discriminating in employment on the basis of race,

color, religion, sex, or national origin. This Executive Order also requires that

government contractors take positive action to ensure equal opportunity in the

administration of such contracts. This Order became effective on September 28, 1965.
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Title 49

Thereafter, federal regulations have been enacted under Title 49 related to transportation.

These regulations, which are found at 49 C.F.R. § 26.65 - 49 C.F.R. § 26.73, define

disadvantaged enterprises in a way that is similar to how MWBE enterprises are defined

under the New York Executive Law. Both require that businesses be at least 51% or more

owned by individuals who are both socially and economically disadvantaged in the case

of a corporation in which 51% of the stock is owned by one or more such individuals.

Further, the management and daily business operations must be controlled by one or

more of the socially and economically disadvantaged individuals.

Gaming Act and Labor Law

There is a tremendous opportunity to expand gaming in New York State. However,

certain regulations and policies must be taken into account by the potential license holder

when it moves forward to apply for and obtain a license.

Accordingly, we have developed recommendations and a Plan based on the provisions

contained in the Racing, Pari-Mutuel Wagering and Breeding Law ( the “Gaming Act”)

specifically § 1316 (5) and (10); § 1320 (3) (a),( d),(f); § 1346 (6) thereof and Labor

Law § 222(2)(e). As stated previously, Article 15-A of Executive Law was amended in

2010. Our concern is to develop a Diversity Plan that would be reasonably required to

adhere to the modicum of the statutory requirements and that presents factors and

provides evidence that weigh in the Applicant’s favor as to minimum license thresholds

and siting evaluation.
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IDENTIFICATION OF COMPLIANCE AND MWBE PARTICIPATION ISSUES

AND RECOMMENDATIONS

Based on the situs of the proposed Project in Seneca, we have to creatively and

methodically develop an outreach program as contemplated by §1316(10) of the Gaming

Act by utilizing the following three (3) steps:

1. Develop a process for reporting of Compliance data and develop procedures for

collecting and retaining compliance data [Compliance Framework].

2. Develop good working relationships and plans for information-sharing with

appropriate compliance officials and entities for recruitment and training of an eligible

diverse workforce and business entities [Assist and Develop Compliance Officer].

3. Develop full MWBE capacity by utilizing a regional approach [Capacity Building]. In

order to develop such capacity and based on an outreach program that utilizes the County

of Seneca as the center, we have prepared a detailed chart and map taken from available

data consisting of M/WBE firms located within a concentric geographic area (See Exhibit

“A”). This geographic area will be the focus for the Applicant’s procurement efforts.
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DIVERSITY COMPLIANCE SOLUTIONS

We have formulated a draft plan annexed hereto as Exhibit “B” that addresses the

following key areas as described in outline form hereinafter related to: (i) Compliance

framework, (ii) Liaison with a Compliance Officer in terms of data collection and (iii)

Efforts toward capacity building and recruitment.

A. DEVELOPING THE FRAMEWORK FOR COMPLIANCE

ACCOUNTABILITY

Diversity challenges result, in part, from the absence of a defined procedural legal

framework to materially and substantively address compliance issues as they arise. The

Applicant should:

• Develop a list of required actions to ensure appropriate compliance

• Craft appropriate contractual provisions to include in its contracts

• Establish a fair hearing process to identify instances where diversity goals have not

been satisfied

• Communicate the requirements to vendors and all project partners

• Communicate job opportunities to a diverse workforce and target a reasonable

recruitment area to maximize opportunities for diversity

Since the compliance monitoring process is data-driven, there may be a need for

efficient methodologies to address the monthly reporting and data gathering

requirements. To meet this need, we should:
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• Develop a software application (in consultation with the compliance officer) to track

compliance of vendors and generate data necessary for use within the legal framework

for hearings and sanctions

• Establish a uniform treatment for data and set parameters for the degree and nature of

sanctions (e.g., suspension from project, withholding of payments, termination)

• Create strategies and a process to report findings and determinations if necessary, while

simultaneously protecting the rights of the affected parties

• Draft appropriate contractual provisions concerning the dispute resolution process

and sanctions as it pertains to diversity goals

B. SERVING AS LIAISON WITH COMPLIANCE OFFICER

The Project may require the appointment of a compliance officer. Our firm can assist

and develop the skills set of that officer in the following ways:

• Provide the necessary legal and technical assistance on compliance issues as it relates

to the collection and retention of data each month

• Develop software for collecting and analyzing compliance data

• Assist with the development of Compliance Audit Checklists

• Provide Diversity Compliance Legal Opinions

• Establish a Dispute Resolution Explanation Sheet

• Implement standard contractual provisions to be utilized for diversity compliance
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C. PROVIDING ASSISTANCE WITH CAPACITY BUILDING

Minority and women-owned business enterprises are often in fledging stages. In that

regard, these firms may need organizational assistance to effectively run their businesses

and remain competitive in their industry. An outreach strategy may involve the

following:

• Identify and assist in developing joint ventures with other firms to meet statutory

requirements, where appropriate

• Provide the necessary legal and technical assistance for the MWBE certification

process and assist in obtaining appropriate resources for those firms to conduct their

businesses

• Develop strategic partners to assist with training of workforce and transportation

[Our firm is familiar with and works for City of Rochester, City of Syracuse, and City

of Buffalo and will assist the Developer in gaining access to those MWBE qualified

subcontractors currently performing to standard for the respective school reconstruction

projects].

TYPICAL ISSUES FACING PRIVATE ENTITIES

• Failure to submit Utilization Plans

• Failure to meet Contract Goals

• Failure to document “Good-Faith” Efforts

• Disqualification results as a Sanction

A private entity may lose a lucrative contracting opportunity by not preparing itself to

become more knowledgeable related to the requirements, the priority of information, and
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identifying key business relationships. In the procurement area, the creation of

“inclusive” economic opportunity is of paramount importance. A corporate officer or

contracting agent must appreciate and understand that these policy directives have a goal

of creating opportunity.

POSSIBLE SOLUTIONS

• Create Networking Relationships with Diverse Firms

• Develop Training and Mentorship Programs to increase the

diversity of the workforce

• Develop Strategic Partnerships with capable and quality

minority firms

DRAFT DIVERSITY PLAN

We have prepared the attached draft plan that we recommend the Developer adopt as,

collectively the Development and Diversification Plan for Workforce and Business

Entities (the "Diversity Plan") to assist in moving the Project forward (See Exhibit “B”).



LAGO RESORT & CASINO PROJECT

EXHIBIT “B”

DEVELOPMENT and DIVERSIFICATION PLAN FOR WORKFORCE AND

BUSINESSES

GOALS of the Project:

1. Build the Lago Resort & Casino in Tyre, New York (the “Project”) in a location that is

ripe for economic development while including qualified Minority-Business Enterprises

and Women Business Enterprises and Veterans. [Development of Diverse Business

Entities]

2. Maximize the economic benefit from the construction and economic revitalization

throughout the geographic area to include job advancement opportunities.

3. Assist the local labor, government and other key stakeholders to develop and train a new

diverse work force, and entering into agreements with the Finger Lakes WIB and Finger

Lakes Community College. [Recruitment and training of Diverse Workforce]

4. Encourage, assist and sustain business development of underrepresented populations (i.e.

people of color, women, and veterans) and maximize the use of regionally based labor

along with local professional and construction related business enterprises through a

progressive and comprehensive Workforce and Business Diversification Plan, subject to

Union contracts and local preferences.

Definitions:

“Project”: shall mean the construction of the Lago Casino & Resort to be located in the Town of

Tyre.



“Developer”: shall mean a business enterprise, including a partnership, a corporation, limited

liability company or partnership or any other party solicited to develop the Project in conjunction

with the issuance of a license to own and operate a Gaming Facility.

“Contractor”: shall mean an individual, a business enterprise, a not-for-profit corporation, or any

other party with an agreement to work on the Project.

“Diverse Workforce”: shall mean for the purposes of this Project, those persons identified as

“Minority group members” as specifically described under N.Y. Executive Law §310(8).

“Joint-Venture”: shall mean a contractual agreement joining together two or more business

enterprises, one of which is a certified minority-or woman-owned business for the purposes of

performing on the Project.

“Minority-Business Enterprise”: shall mean for the purposes of this Project, the same definition

as described under N.Y. Executive Law §310(7) [Article 15-A].

“Sub-contractor”: shall mean an individual, a business enterprise or any other party which is

performing under a sub-contract with a primary contract holder on this Project.

“Women Business Enterprise”: shall mean, for the purposes of this Project, the same definition

of such term as described under N.Y. Executive Law §310(15).

“Utilization Plan”: shall mean a plan prepared by a contractor and submitted in connection with

the Project and as described under N.Y. Executive Law §310(9).



I. WORKFORCE DEVELOPMENT and DIVERSIFICATION PRINCIPLES AND

RULES

MISSION STATEMENT: WORK FOR ALL

A. Statement of Principles for Workforce [Project Operations]

1. The capital investment represented by the Project requires development of a workforce

reflective of a geographic population and diversity.

2. The duration of the Project provides the opportunity for planned development of a

workforce, which meets certain diversity objectives as set forth hereinafter.

3. In order to properly plan the development of a diverse workforce for the Project, the

Developer shall oversee, facilitate, develop, and/or implement the following:

a. A community-wide public relations campaign to provide specific information

about the Project’s employment opportunities, referral and training resources;

b. A methodology which assists contractors, suppliers, professional service firms, or

any other businesses providing goods or services to the Project to effectuate the

workforce diversity goals of the Project and the minimum standards to be attained

when providing such goods and services to the Project. All contracts shall include

remedies and sanctions for intentional, material non-compliance and identify a

means by which inquiries and disputes about the Project requirements may be

addressed;

c. A compliance program which monitors performance of contractors, suppliers, and

professional services firms;

d. Regular monthly reporting to the set forth the results of all employment and

compliance activity and dispute resolution activities.

4. All contractors, suppliers and professional service firms shall comply with the workforce

diversity rules set forth in Section B below. In the case of a contract award where

compliance cannot be achieved through no fault and/or by act of omission, of the



contractor and/or vendor, the party required to comply with the workforce diversification

rules shall present a plan to meet the goals of the Project in an alternative manner

acceptable to the Developer or Compliance Officer. In such case, the alternative plan

shall be reviewed and if declined for failure to meet the Project goals, the new plan shall

be re-submitted to the Compliance Officer for approval or rejection within a reasonable

period or a waiver, with proper basis, must be obtained.

B. Workforce Development and Diversification Rules [Operations]

1. In order to achieve the workforce diversification goals of the Project, each contractor is

required to show good faith effort that the workforce that it engages to perform work for

the Project shall demonstrate in terms of the value of the contract and/or contract, as

amended, shall strive for participation goals as follows:

Minority Workforce: 10% of trades, service, trainees and supervisory staff

Female Workforce: 8% of trades, service, trainees and supervisory staff

Veteran Workforce: 5% of trades, service, trainees, and supervisory staff

The specific diversity participation goals set forth above are targets to be reached in good

faith for each particular category related to the operation’s workforce for the Project.

Notwithstanding the foregoing, the overall aggregate goal for operations workforce

participation is 10% based on applicable disparity findings for the Project’s reasonable

geographic outreach area. [See Geographic Outreach Map and Chart].

2. In order to achieve such development and diversification in its workforce, such

contractors and/or vendors shall:

a. Provide to the Developer or its designated Compliance Officer with a quarterly

workforce census and such other employment and/or payroll records necessary to

verify achievement of the workforce diversity goals and demonstrate compliance

with the minimum standards.



b. Provide access and cooperation to the designated compliance officer to review

records on-site and/or at work-site premises to validate workforce participation.

c. Develop a written recruiting program directed at attracting candidates to fill

positions of employment in order to meet such requirements. Such plan can take

into account the geographic location of the Project and the availability of diverse

candidates based on region.[See Geographic Outreach Map]

d. Provide training or participate in training provided by a third party to train in

meaningful ways to succeed in their employment opportunities and to promote

long-term employment within the industry or profession.

3. In the event the prime contractor intentionally and materially fails to maintain

minority/women workforce goals through the duration of the Project, the Developer may:

a. Summon the contractor, supplier and/or professional firm for a hearing with the

Compliance Officer.

b. Assess a fine in the dollar value that would have been profits to a qualified

contractor had the minority/women workforce been met.

c. Identify such contractor as a non-responsive bidder for future contracts on the

Project.

d. Withhold, suspend, cancel or terminate the contract or purchase order.

II. BUSINESS DEVELOPMENT and DIVERSIFICATION

PRINCIPLES AND RULES

A. Statement of Principles for Business Entities [Contractor and Sub-contractor Businesses]

1. The capital investment represented by the Developer creates a unique opportunity for

participation of minority owned business enterprises and women-owned business

enterprises.

2. To ensure that contracts for goods and services are placed with qualified minority and

women owned business enterprises, the Developer and/or its designated entity shall

oversee, facilitate, develop and/or implement the following:



a. Identify qualified MBE/WBE firms available to provide goods and

services to the Project and to create a reference list for all Project

participants. Developer intends to use lists from the Rochester, Syracuse

and Buffalo City School projects as well as lists available from state and

local sources.

b. Make efforts so that contractors and suppliers divide the goods or services

to be provided into Scopes of Work, where economically and technically

feasible, to create opportunities for participation.

c. Coordinate activities and services with organizations such as Chambers of

Commerce, Trade groups such as the Finger Lakes Building and

Construction Trades Council, Finger Lakes Works and community-based

groups/organizations, which promote MBE and/or WBE, interests.

d. Create the opportunities for mentoring less experienced and/or start-up

M/WBEs;

e. Encourage the formation of joint ventures, partnerships or other similar

arrangements where feasible;

f. Create a network for referral for banking and surety credit needs and

advocate for the provision of accelerated payment systems, revolving

credit and project bonding.

g. Develop a methodology, which assists contractors, suppliers, professional

services firms, or any other business providing goods or services to the

Project to effectuate the business development and diversification goals of

the Project. All contracts shall include remedies for intentionally material

non-compliance and identify a means by which inquiries and disputes

about the Project requirements may be addressed.

3. All the contractors, suppliers, professional services firms or other businesses providing

goods or services shall make good faith efforts to comply with the business development

and diversity rules set forth in Section B below. In the case of a contract award where

compliance cannot be achieved through no fault and/or by act of omission of the

contractor, the party required to comply with the workforce diversification rules shall



present a plan to pursue the goals of the Project in an alternative manner acceptable to the

Developer. In such case, the alternative plan shall be reviewed by the Developer and if

declined for failure to meet the Project goals, the party shall re-submit to the Compliance

Officer for approval or rejection or apply to obtain a waiver with proper justification.

B. Business Development and Diversification Rules [Contractors and Sub-Contractor

Businesses]

1. In order to achieve the Business Development goals of the Project, each contractor,

supplier or professional services firm shall strive to engage a minority and/or women

owned business to achieve the participation goals for the Project as follows:

MBE: 8% of each contract or purchase order

WBE: 5% of each contract or purchase order

Veterans: 3% of each contract or purchase order

The specific diversity goals set forth above are targets to be reached in good faith for

business entities related to each diversity category performing services for the Project.

Notwithstanding the foregoing, the overall aggregate goal for diverse business

participation is 8%, based on the applicable disparity findings for the Project’s

geographic outreach area. [See Geographic Outreach Map and Chart].

2. The value of the work procured from MBE's and WBE's to accomplish these goals shall

be determined as follows:

a. The dollar value of the work contracted to MBE’s or WBE’s through a

Purchase Order;

b. The full dollar value of a sub-contract with a M/WBE firm will be counted

towards the diversification goals of the Project; and

c. In the instance of a joint venture, if the MWBE holds less than 51%, the

percentage of the joint venture’s profits (or losses) which are to accrue to

the MBE or WBE joint venture partner.
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3. Each contractor, supplier or professional services firm shall solicit bids for subcontractors

and suppliers from qualified MBE’s and WBE’s including circulation of solicitations to

minority contractors, suppliers, trade associations and/or employment and business

advocacy groups/organizations. When evaluating bids and/or proposals received, each

contractor, supplier or professional services firm shall act in “good faith” and shall

exercise efforts to assist M/WBE firms to secure such work.

4. To be deemed an MBE or WBE, a certificate and/or letter so designating must be

presented prior to contract award or as soon as practicable thereafter. Ultimate failure to

produce an authentic certificate/letter will result in the firm not receiving an MBE or

WBE designation for the Project thereby jeopardizing diversification goals.

5. MBE and WBE designations are honored only for the area/component for which the

designation has been provided by an authorizing agent.

6. Acceptable authorizing agents for designation of MBE and WBE can be the Town of

Tyre, City of Rochester, City of Syracuse, City of Buffalo, City of Albany, County of

Monroe, Onondaga, Seneca, the State of New York (or its agencies) or the federal

government, and/or the Developer’s own internal certification process approved by the

appropriate State agency.

7. Each contractor, supplier or professional services firm shall provide to the Developer

provider a monthly report demonstrating compliance with the Business Development and

Diversification Rules.

8. In the event the contractor, supplier, and professional firms intentionally and materially

fail to maintain M/WBE goals through the duration of the Project or related contract or

purchase order, the Developer may:

A. Summon the contractor, supplier and/or professional firm for a hearing

with the designated Compliance officer or designated hearing officer;

B. Withhold, suspend, cancel or terminate the contract or purchase order; and

C. Identify such firm as a non-responsive bidder for future contract bids on

the Project.



Lago Resort & Casino, LLC Map for Geographic Recruitment Outreach based on Project Site
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Lago Resort & Casino, LLC Resource Chart for Diversity Inclusion Plan (includes both MBE and WBE firms)
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Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
X.B.3 - Job Opportunities & Training 
for Unemployed 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
X.B.4 - Experience with Hiring 
Unemployed 



Pursuant to citations referenced in 
the Cover Letter and Redaction Log 
the content associated with the below 
section has been redacted in its 
entirety. 
 
X.B.5 - Treatment & Prevention 
 



Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit X. B. 6 as statement as to whether the Applicant or, as applicable, the

Manager has entered into labor peace agreements with labor organizations that are actually

engaged in representing gaming or hospitality industry workers in the State. Provide copies of

any such agreements. If the Applicant or, as applicable, the Manager has not entered into

such agreements, provide an instrument stating that it will enter into such labor peace

agreements and maintain such labor peace agreements in place during the term of a License.

EXHIBIT X.B.6 Labor Harmony.

ROCHESTER REGIONAL JOINT BOARD, WORKERS UNITED (“Workers United”) represents all covered

employees at Finger Lakes Racetrack and at Tioga Downs as well as upwards of 6000 services

workers in the Upstate Region. Lago Resort & Casio has entered into a binding Labor Peace

Agreement with Workers United. See attached Labor Peace Agreement dated June 19, 2014 by

and between WHITETAIL 414, LLC (for itself and on behalf of the Applicant as its assignee as the

licensed operator of a Gaming Facility, hereinafter the “Employer”), and the ROCHESTER

REGIONAL JOINT BOARD, WORKERS UNITED.













Lago Resort & Casino Application Exhibits

____________________________________________________________________________________________

1

Submit as Exhibit X.C.1. a description of the steps, plans and measures, including
infrastructure improvements, to mitigate traffic flow and vehicle trips in the vicinity of the
Gaming Facility. Include a description of plans to use public or alternate transportation
methods and transportation demand management.

Exhibit X.C.1. TRAFFIC MITIGATION

McFarland Johnson, a third party traffic consultant, completed a Traffic Impact Study
for Lago Resort & Casino. The entire study is included in this exhibit and results of the
study recommend the following infrastructure improvements that this applicant
commits to completing – these improvements have been agreed to by the Town of
Tyre and the Department of Transportation, their endorsement is also included in this
exhibit:

NYS Route 414 Along Property Frontage
 From the I-90 Exit 41 intersection to the Site Entrance Driveway the

roadway shall be widened to a 4-lane section (currently 2-lane section)
and shall follow NYSDOT design requirements.

 The 230-foot bridge over I-90 shall be widened or replaced in accordance
with both NYSTA and NYSDOT standards, to accommodate 4 lanes of
traffic (two lanes per direction).

Intersection of NYS Route 414 at I-90 Exit 41
 Construct a second eastbound left turn lane extending back to the toll

plaza weaving area (approximately 200 feet with 100 foot taper length)
 Construct a 150-ft second northbound through lane.
 Construct a second westbound through lane extending back to the

existing truck stop site parking area (approximately 200 feet)
 Dedicate the previously mentioned new second Route 414 southbound

travel lane as a right turn only lane into the plaza.
 Install new traffic signal equipment to enable protected left turn

movements for northbound and southbound approaches as well as the
necessary equipment for eastbound-westbound split phasing and right
turn overlap phasing for eastbound and southbound approaches.

Intersection of NYS Route 318 at NYS Route 414
 Construct a 150-ft westbound dedicated right turn only lane.
 Install new traffic signal equipment to enable protected left turn movement for

northbound, southbound and eastbound approaches.

Intersection of NYS Route 318 at NYS Route 5 & 20
 Installation of a new traffic signal.
 Coordination with adjacent existing traffic signal at NYS Route 89

Intersection of NYS Route 89 at NYS Route 5 & 20
 Installation of new traffic signal equipment to allow coordination with the

proposed signal at NYS Route 318
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Additionally, McFarland Johnson recommends that the study area signalized
intersection’s timings and phasing be modified to maximize both the intersection
and corridor capacities as the traffic patterns change.

It is McFarland Johnson’s professional opinion that the above mentioned infrastructure
improvements will result in no noticeable increase in delay and should reduce the areas
current accident rates.

Lago Resort & Casino is committed to supporting alternate transportation, to help
promote this effort there will be a separate high end lounge and drop off area to
accommodate and promote group transportation, this will provide a minimum of five
(5) parking spaces for buses. Bus transportation will be an ongoing part of the
operations and marketing for the resort and casino. Private bus routes will be created
for both the Rochester and Syracuse areas, providing transportation services to and
from the facility for casino patrons. Additional bus routes will be established on an as
needed basis to serve the clientele.
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EXECUTIVE SUMMARY 

 

McFarland Johnson, Inc. (MJ) has prepared the following Traffic Impact Study (TIS) for the 

proposed Wilmot Resort and Casino project in the Town of Tyre, Seneca County, New York.  

The proposed development will occur on an existing 85 acre vacant parcel adjacent to, and 

East of, NYS Route 414 just north of the New York State Thruway (I-90) and the Exit 41 

interchange/toll plaza.  The project consists of a Casino with approximately 2,000 gaming 

machines, 100 table games and 11,500 square feet of dining (available in five (5) separate 

venues).   The development will also include a 200 room attached hotel and a conference area 

with the capacity for a 400 person banquet or a 1,100 person entertainment center.   

 

Access to the site will be provided by a 4-lane main entrance drive which will be located on 

Route 414 along the properties +/-1,300 linear feet of frontage between I-90 and Chase Road.  

The site will have a 1,000 space parking garage as well as 2,000 additional surface parking 

spaces to accommodate both customers and employees. 

 

Scope of the Study 

 

The purpose of this study is to evaluate existing and future traffic operations within the study 

area.  The analysis completed by MJ evaluated traffic operations within the Study Area 

during Friday and Saturday peak hours for the 2013 Existing Conditions as well as the 2016 

Build and No-Build Conditions.   

 

Build Conditions were analyzed to determine the impacts, if any, associated with the 

proposed resort and casino.  The Study Area includes the following seven existing off-site 

intersection anticipated to be used to access the site: 

 

 NYS Route 14 @ NYS Route 318 and I-90 (Thruway) Exist 42 Ramps (Signalized) 

 NYS Route 318 @ Waterloo Premium Outlet Mall Entrance (Signalized) 

 NYS Route 414 @ NYS Route 318 (Signalized)  

 NYS Route 414 @ I-90 (Thruway) Exit 41 Ramps (Signalized)  

 NYS Route 414 @ Chase Road (Side street stop sign controlled)  

 NYS Route 318 @ NYS Route 5/US 20 (Side street stop sign controlled) 

 NYS Route 5/US 20 @ NYS Route 89 (Signalized) 

 

The proposed site entrance was also analyzed to determined design requirements necessary 

from a capacity standpoint to provide adequate operations during the developments peak 

hours of operation.   
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2013 TRAFFIC VOLUMES 

 

Manual turning movement counts (TMC) were conducted as part of this study and were 

collected by Quality Counts, LLC using video collection equipment to ensure count 

accuracy.  The TMCs were conducted at the study area intersections from 11:00 AM to 2:00 

PM as well as from 4:00 PM to 10:00 PM on Friday November 22, 2013 and the Saturdays 

of November 23, 2013 and December 7, 2013 to ensure all peak periods were counted.  The 

TMC data shows that the weekday traffic in the study area peaks between 4:30 and 5:30 PM 

on Fridays, while the Saturday traffic peaked at 12:15-1:15 PM. 

 

BASE CONDITIONS (EXISTING TRAFFIC) 

 

The 2013 traffic volumes in the Study Area were balanced and modeled using Synchro 8.0 

traffic modeling software.  Analysis of the Base (existing) condition allows the TIS to 

develop a comparison to future conditions and enables the study to calibrate the traffic model 

to mimic the present real life operations that are observed. 

 

NO-BUILD CONDITIONS 

 

The 2013 base traffic volumes were grown by an annual background growth rate of 2.0% per 

year to create the 2016 No-Build traffic volumes.  The growth rate was determined by 

comparing tube count data taken by the NYSDOT on the state routes within the study area 

over the past 15 years and analyzing the percent change.  To ascertain if additional 

background traffic needed to be added to the traffic model, the Town of Tyre Planning Board 

was contacted to determine if there were any other development and/or roadway projects 

which should be included in the traffic model. 

 

Analyzing the No-Build condition allows for the impacts, if any, of the proposed 

development to be considered apart from the impacts of the other proposed developments in 

the area.  

 

BUILD CONDITIONS 

 

Trip Generation 

 

The proposed development, as previously referenced above, is scheduled to be completed in 

2016 in a single phase.  For analysis purposes, site generated traffic for Resort Casinos is not 

readily available as this is not a common development type and therefore is not included in 

the Institute of Transportation Engineers’ (ITE) Trip Generation manual.  ITE has published 

several studies for resort style casinos, which are listed in the reference section; however 

additional traffic data was collected at Turning Stone Resort and Casino in Verona, NY and 

used as an additional resource in establishing trip generation for the proposed development. 

  

Traffic Counts were taken at both of the Turning Stone Resort and Casino entrances during 

the same time periods as the study area counts.  Turning Stone was selected as a comparable 
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site due to its similar rural upstate New York location, which is in close proximity to the 

NYS Thruway, and its relatively comparable gaming size. 

 

A trip generation rate for the proposed development was calculated to estimate the number of 

trips created by the proposed development. The traffic generated by Turning Stone was 

broken down to generation rates based on number of gaming machines, table games, casino 

floor area, conference area and hotel rooms for the hours counted on both Friday and 

Saturday.  Prior published ITE reports/studies have determined that generation rates based on 

number of gaming machines provide the most accurate correlation between casinos and the 

traffic they generate.  This study’s generation rates, based on number of gaming machines for 

Turning Stone, fell in the range of the other casino resorts analyzed in previous ITE studies 

and were used to determine the trips generated by the proposed development.  This analysis 

projects that the proposed development will produce 91% of the traffic currently being 

generated by Turning Stone based on the comparison of gaming machines, which is believed 

to be a conservative estimate. 

 

Trip Distribution 

 

The trip distribution for this proposed project included consideration of existing traffic 

patterns in the area as well as the projected customer base determined in the proposed 

development’s marketing study.  The marketing study calculated the anticipated annual trips 

from each geographic segment to the proposed project based on full development.  These 

annual trips were converted to a percentage of the customer base projected for the 

development.  Travel routes from each geographic segment were determined based on the 

fastest travel time to the proposed development using online navigation software.  Some 

segments, particularly the primary and secondary segments had several travel routes 

depending on the location within the segment.  For these segments the percentage was further 

broken down to two or more travel routes within the segment. 

 

In summary, the trip distribution analysis concluded that 69% of the trips will utilize the 

NYS Thruway, while 27% will arrive from the south and the final 4% from the north.  These 

trip distribution percentages were assigned to the trips generated by the proposed project to 

create a trip generation flow map. 

 

2016 Build Traffic Volumes 

 

The 2016 Build traffic volumes were calculated and represent the 2013 existing volumes 

combined with the addition of the estimated trips generated by the proposed resort and casino 

project as well as the background annual traffic growth.  Per the Town of Tyre, no additional 

development or related traffic generators are currently planned for the study area. 
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CAPACITY ANALYSIS 
 

A capacity analysis for the 2016 No-Build, 2016 Build and 2016 Build with Mitigation 

conditions for the intersections located within the study area was performed using traffic 

modeling software Synchro, Ver. 8.0 and the procedures defined in the 2010 Highway 

Capacity Manual. 

 

Intersections Capacity Analysis 

 

The existing offsite intersections were analyzed to determine if there was any degradation in 

current operation levels due to the proposed traffic generated by the Resort and Casino 

development.  After incorporating the proposed mitigation, all existing overall levels of 

service were maintained in comparison to the no-build conditions with one exception.   The 

exception is the intersection of Route 414 at Exit 41, where the no-build condition has an 

LOS ‘A’ and the intersection with extensive proposed improvements has 13 and 10 second 

increases in delay which results in an overall LOS ‘B’ for the build scenario for both peak 

periods; which is a very acceptable operating level.  There are no practical improvements 

capable of retaining the intersections overall LOS ‘A’. (i.e. adding multiple travel lanes 

creating 5 lane approaches in each direction also results in an overall intersection LOS ‘B’)  

 

The recommended mitigation at four of the study area intersections consisted of additional 

travel lanes, dedicated turning lanes, new traffic signals and signal equipment improvements. 

These improvements were necessary to compensate for any intersection that encountered any 

drop in LOS due to the traffic generated by the proposed development.  A summary of the 

results are shown in Table A. 

 

Proposed Site Intersections Capacity Analysis 

 

The proposed site entrance was analyzed to determine the appropriate intersection geometry, 

control type and lane configurations based on the proposed traffic generated by the Resort 

and Casino development.  See Table A for the overall LOS. 
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Table A 

Overall Intersection Level of Service (LOS) 

No-Build Build
Build w/ 

Mitigation
No-Build Build

Build w/ 

Mitigation

NYS Route 318/I-90 Exit 42 at                                              

NYS Route 14
B B B - B B B -

NYS Route 318 at                                                                                     

Waterloo Premium Outlet Mall 

Drive

A A A - A B B -

NYS Route 318 at                                                                 

NYS Route 414
C C D C C C C C

NYS Route 414 at                                                                                

I-90 Exit 41/Truck Station
A A F B A A E B

NYS Route 414 at                                                                     

Chase Road
b b b - b b b -

NYS Route 318 at                                                         

NYS Route 5 & 20
d d f B c c d B

NYS  Route 5 & 20 at                                                       

NYS Route 89
B B C B A A B A

NYS Route 414 at                                                                                                 

Main Site Driveway
- - - B - - - B

SATURDAY PEAK HOUR

2013 

Existing

2016

Study Intersection
2013 

Existing

2016

FRIDAY PEAK HOUR

 
 

Thruway Exit 41 Toll Plaza Capacity Analysis 

 

The existing Thruway Exit toll plaza was analyzed to determine what impacts, if any, the 

proposed development had on the plaza operations.  Vehicle processing rates as well as 

traffic volume, payment type and vehicle classification data was obtained from the New York 

State Thruway Authority (NYSTA).  Existing, No-Build and Build traffic passenger car 

equivalent volumes were calculated for each plaza lane based on the TIS projected volumes, 

EZ-Pass verses Cash plaza data and heavy vehicle plaza data.  The projected peak lane 

volumes are less than the existing facilities processing hourly capacity; therefore the toll 

plaza has the capacity to handle traffic generated by the proposed development.   

 

To determine the extent of the impact to the toll plaza operations, a micro simulation traffic 

model was developed for the Existing, No-Build and Build scenarios.  The model showed 

that the proposed development would result in a 95
th

 percentile queue length extending an 

additional 1-2 vehicles in comparison to the no-build scenario during both peak hours, with 

the overall maximum queue length being 6 vehicles in the exiting cash lane during the 

Saturday peak hour.  The results of this analysis confirmed that the existing toll plaza has 

enough capacity to accommodate the proposed traffic and that only a minimal increase in 

queuing should occur as a result of the proposed development.   
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HIGHWAY SAFETY ANALYSIS 
 

Accident summary reports for all of the study area intersections and roadway segments were 

obtained from the New York State Department of Transportation for the three most recent 

years of available data (from March 1, 2010 through February 28, 2013).  There were a total 

of 276 accidents recorded during the three year period with a total of 59 accidents resulting in 

injuries and one accident resulting in a fatality. 

 

The 12 miles of roadway segments included in the study area accounted for 186 mainline 

related accidents, including 35 accidents resulting in injuries and the one fatality.  All of the 

roadway segments were near or below the statewide average with the exception of the 

segment of Route 414 from the I-90 (Exit 41) interchange to Chase Road.  This segment had 

a total of 9 accidents, of which 7 were deer strike accidents, one involved a collision with a 

tree and last resulted from a vehicle driving off of the roadway.  Both of the non-animal 

related accidents were attributed to driver inattention and/or icy roadway conditions.  The 

one fatality within the study area occurred during a collision at the intersection of NYS Route 

318 with Whiskey Hill Road and was caused by a northbound driver’s failure to stop at the 

stop sign resulting in a right angle collision with an eastbound vehicle. 

 

The intersections included in the study area accounted for 90 accidents, which includes 24 

accidents with injuries.  All intersections analyzed, with the exception of the Route 414 at 

Chase Road intersection, have accident rates higher than the statewide average.  Accident 

data for Route 14 at Exit 42/Route 318 and Route 414 at Exit 41/Truck Stop Plaza 

intersections are believed to include some accidents that had occurred in the toll plaza area.  

There is no way to decipher the difference from the plaza related accidents and the 

intersection related accidences due to the format of the accident data provided by the 

NYSDOT.  Therefore the accident rates calculated for the TIS within these two intersections 

may be higher than the actual rate of intersection related accidents. 
 

All the roadway segments are near or below the statewide average and therefore no segment 

improvements are being recommended from a safety standpoint with the exception of Route 

414 from the I-90 (Exit 41) interchange to Chase Road.  Along the development parcel’s 

frontage on Route 414, the widen 4-lane roadway will provide a safer roadway than the 

current narrow section (11-foot lanes with 4-foot shoulders) with guide railing and vegetation 

limiting the roadway width and visibility for animal activity.   

 

At the studied intersections, accidents caused as a result of one vehicle striking another 

vehicle at a right angle were the most prevalent with rear end accidents also accounting for a 

large percentage of the total.  The recommended mitigation, included in the conclusion of 

this study, should provide safety improvements for right angle accidents with the addition of 

protected left turn arrows at the Route 318 at Route 414 and Route 414 at Exit 41 

intersections.  The additional travel lanes at the Route 414 and Exit 41 intersection should 

prevent congestion and allow more protected movements for vehicles, particularly the truck 

traffic making turning movements.  The addition of a traffic signal at Route 318 at Route 5 & 

20 should help reduce both right angle and rear end accidents as the southbound left turn 

movement will now have a protected phase and the movement will no longer back up during 
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peak times.  Coordination between the new signal and the existing signal at Route 89 should 

allow for more fluid east-west movement through the corridor, thus reducing the probability 

of rear end accidents. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 

MJ has evaluated the traffic operations within the study area near the proposed Wilmot 

Resort and Casino project located in Tyre, NY.  Results from the 2016 No-Build, and 2016 

Build with Mitigation conditions indicate that the existing adjacent road network with the 

proposed improvements will produce no noticeable increase in delay and should reduce the 

areas current accident rates. 

 

Based on the capacity analysis and highway safety analysis results, MJ offers the following 

conclusion and recommendations: 

 

 The improvements proposed by MJ, to alleviate the impacts associated with this 

project, will provide the necessary capacity for the full development proposed. 

 

 The improvements proposed by MJ will provide the infrastructure necessary to 

increase safety and potentially decrease the accident rates at the mitigated 

intersections. 

 

 The Main Site Entrance for the proposed development shall be signalized and follow 

NYSDOT design requirements for a signalized major commercial driveway and shall 

consist of dual entrance and exiting (dedicated left and right turn) lanes. 

 

 The existing Thruway Exit 41 Toll Plaza has adequate processing capacity and 

pavement geometry to accommodate the additional Thruway traffic generated by the 

development.  

 

 Sight lines for the site driveway shall meet all necessary guidelines and be cleared of 

vegetation. 

 

NYS Route 414 Along Property Frontage 

 From the I-90 Exit 41 intersection to the Site Entrance Driveway the roadway shall be 

widened to a 4-lane section (currently 2-lane section) and shall follow NYSDOT 

design requirements. 

 The 230-foot bridge over I-90 shall be widened or replaced in accordance with both 

NYSTA and NYSDOT standards, to accommodate 4 lanes of traffic (two lanes per 

direction). 

 

Intersection of NYS Route 414 at I-90 Exit 41 

 Construct a second eastbound left turn lane extending back to the toll plaza weaving 

area (approximately 200 feet with 100 foot taper length) 

 Construct a 150-ft second northbound through lane. 
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 Construct a second westbound through lane extending back to the existing truck stop 

site parking area (approximately 200 feet) 

 Dedicate the previously mentioned new second Route 414 southbound travel lane as a 

right turn only lane into the plaza. 

 Install new traffic signal equipment to enable protected left turn movements for 

northbound and southbound approaches as well as the necessary equipment for 

eastbound-westbound split phasing and right turn overlap phasing for eastbound and 

southbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 414 

 Construct a 150-ft westbound dedicated right turn only lane. 

 Install new traffic signal equipment to enable protected left turn movement for 

northbound, southbound and eastbound approaches. 

 

Intersection of NYS Route 318 at NYS Route 5 & 20 

 Installation of a new traffic signal. 

 Coordination with adjacent existing traffic signal at NYS Route 89 

 

Intersection of NYS Route 89 at NYS Route 5 & 20 

 Installation of new traffic signal equipment to allow coordination with the proposed 

signal at NYS  Route 318 

 

Additionally, MJ recommends that the study area signalized intersection’s timings and 

phasing be modified as necessary to maximize both the intersection and corridor capacities as 

the traffic patterns change. 
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INTRODUCTION 

 

McFarland Johnson, Inc. (MJ) has prepared the following Traffic Impact Study (TIS) for the 

proposed Wilmot Resort and Casino project in the Town of Tyre, Seneca County, New York.  

The proposed development will occur on an existing 85 acre vacant parcel adjacent to, and east 

of, NYS Route 414 just north of the New York State Thruway (I-90) and the Exit 41 

interchange/toll plaza.  See Figure 1 for a Site Location Map.  The project consists of a Casino 

with approximately 2,000 gaming machines, 100 table games and 11,500 square feet of dining 

(available in five (5) separate venues).   The development will also include a 200 room attached 

hotel and a conference area with the capacity for a 400 person banquet or a 1,100 person 

entertainment center.  See Figure 2 for the conceptual site layout plan. 

Access to the site will be provided by a 4-lane main entrance drive which will be located on 

Route 414 along the properties +/-1,300 linear feet of frontage between I-90 and Chase Road.  

The site will have a 1,000 space parking garage as well as 2,000 additional surface parking 

spaces to accommodate both customers and employees. 

 

Scope of the Study 

 

The purpose of this study is to evaluate existing and future traffic operations within the study 

area.  The analysis completed by MJ evaluated traffic operations within the Study Area 

during Friday and Saturday peak hours for the 2013 Existing Conditions as well as the 2016 

Build and No-Build Conditions.   

 

Build Conditions were analyzed to determine the impacts, if any, associated with the 

proposed resort and casino.  The Study Area includes the following seven existing off-site 

intersection anticipated to be used to access the site: 

 

 NYS Route 14 @ NYS Route 318 and I-90 (Thruway) Exist 42 Ramps (Signalized) 

 NYS Route 318 @ Waterloo Premium Outlet Mall Entrance (Signalized) 

 NYS Route 414 @ NYS Route 318 (Signalized)  

 NYS Route 414 @ I-90 (Thruway) Exit 41 Ramps (Signalized)  

 NYS Route 414 @ Chase Road (Side street stop sign controlled)  

 NYS Route 318 @ NYS Route 5/US 20 (Side street stop sign controlled) 

 NYS Route 5/US 20 @ NYS Route 89 (Signalized) 

 

The proposed site entrance was also analyzed to determined design requirements necessary 

from a capacity standpoint to provide adequate operations during the developments peak 

hours of operation.   

 

Descriptions of the existing physical conditions within the Study Area are presented in the 

following narratives. 



Not to Scale 

FIGURE 1 

Project Location Map 
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PROJECT SITE 
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EXISTING CONDITIONS 

 

Evaluation of the existing and future traffic conditions within the Study Area requires an 

understanding of the existing transportation system.  Data such as roadway geometrics, 

traffic signal timings and peak hour traffic volumes provide the basis for a thorough 

understanding of existing conditions and the requisite data necessary to provide projections 

of future traffic conditions typically, under the Build scenario. 
 

Existing Roadway Network 

 

The project is located on the east side of NYS Route 414, between the NYS Thruway (I-90) 

and Chase Road.  Route 414 is a two-way “Rural Major Collector” that traverses north-south 

and is a primary route from the NYS Thruway to the north to access Lake Ontario and other 

rural communities and to the South to the Finger Lakes region including the Villages of 

Waterloo and Seneca Falls.   Figure 3 shows the existing geometry and traffic control type 

for the seven study area intersections and descriptions of these intersections are presented 

below. 

 

No. 1 – NYS Route 14 & NYS Thruway Exit 42/NYS Route 318 

Route 14 is a state highway with 12-foot lanes and 6-8 foot paved shoulders and has 4-lane 

section to the south of the intersection and a two lane section to the north.  Route 14 has 

dedicated left turn lanes in both directions as well as a dedicated southbound right turn lane.  

Thruway Exit 42 has four toll plaza bays with one EZ-pass and one manual bay in each 

direction.  The plaza’s intersection approach has a left-through lane at the signalized 

intersection as well as a channelized right turn lane that is yield sign controlled with direct 

access to an additional lane on Route 14 southbound.  Access to the toll plaza is provided by 

a single lane from the intersection to the toll plaza.  Route 318 is a two lane roadway with 12-

foot lanes with 5-foot paved shoulders and an auxiliary left turn lane and a through-right lane 

at the intersection approach.  This intersection is signalized with a protected left turn phase 

for the northbound approach only.  Both Route 14 and Route 318 have a posted speed limit 

of 55 mph at this intersection. 

 

No. 2 – NYS Route 318 & Waterloo Premium Outlet Mall Entrance 

Route 318 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section with auxiliary turn lanes into the Outlet Mall in both directions with a 4’ stripped 

median at the 3-legged intersection.  The westbound auxiliary right turn lane is channelized 

with yield sign control and direct access into the plaza creating an additional entrance lane.  

The driveway has separate left and right turn lanes exiting the plaza as well as two entrance 

lanes; a single entrance lane at the intersection in addition to the channelized right turn 

entrance lane.  This intersection is signalized with a protected left turn phase for the 

eastbound approach.  At this intersection Route 318 has a posted speed limit of 55 mph and 

the mall access road it posted at 15 mph. 
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No. 3 – NYS Route 414 & NYS Route 318 

Route 414 is a state highway with 12-foot lanes and 6-8 foot paved shoulders and has a 3-

lane section (with a two way center turn lane) to the north of the intersection and a two lane 

section to the south of the intersection.  Route 318 is a two lane state highway with 12-foot 

lanes and 6-foot shoulders.  This intersection is signalized and has auxiliary left turn lanes for 

all approaches with protected left turn phasing for northbound and southbound approaches 

only.  All approaches have a posted speed limit of 55 mph. 

 

No. 4 – NYS Route 414 & NYS Thruway Exit 41/Truck Stop Entrance 

Route 414 is a state highway with 12-foot lanes and 8 foot paved shoulders and has a 3-lane 

section with a two way center turn lane to the south and a two lane section to the north of the 

intersection.  Route 414 has dedicated left turn lanes in both directions; however they do not 

have a protected left turn signal phase.  Thruway Exit 41 has 4 toll plaza bays which include 

one dedicated cash bay and one high speed EZ-Pass lane (20 MPH) for exiting traffic and 

one reversible cash bay for either entering or exiting.  The fourth and last bay, is primarily a 

dedicated EZ-Pass lane (5 MPH) for entering traffic; however it can be converted to a 

cash/EZ-Pass entrance bay based on staffing and traffic demands.  The plaza’s eastbound 

intersection approach has a dedicated left turn lane and through lane at the signalized 

intersection as well as a channelized right turn lane that is yield sign controlled.  Access to 

the toll plaza is provided by a single lane from the intersection to the toll plaza.  The truck 

stop driveway is a 2-lane section with wide entrance and exit lanes at the signalized 

intersection. This intersection is controlled by a 2-phased signal with no protected left turn 

phases. 

 

No. 5 – NYS Route 414 & Chase Road 

Route 414 is a state highway with 11-foot lanes and 4 foot paved shoulders with a single lane 

in each direction and guiderail along both sides of the road.  Route 414 has a posted speed 

limit of 55 mph in this area.  Chase Road is a local town road with a sharp angle approach to 

Route 414.  This road has 10-foot lanes with a limited to no gravel shoulder.  This is a ‘T’ 

intersection with Chase Road being stop signed controlled. 

 

No. 6 – NYS Route 318 & NYS Route 5 &20 

Route 318 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section at this 3-legged intersection.  Route 5 & 20 is a 2-lane roadway with 8-foot paved 

shoulders in this area and has a westbound auxiliary right turn lane at the intersection.  This 

‘T’ intersection is unsignalized with stop sign control for the Route 318 approach.  At this 

intersection both Route 318 and Route 5 &20 have a posted speed limit of 55 mph. 

 

No. 7 – NYS Route 89 & NYS Route 5 &20 

Route 89 is a state highway with 12-foot lanes and 8 foot paved shoulders and is a 2-lane 

section at the intersection.  Route 5 & 20 is a 2-lane state highway with 12-foot lanes and 8 

foot paved shoulders at the intersection.  This intersection is a 2-phased signalized 

intersection with no auxiliary lanes or phases.  At this intersection Route 318 and Route 5 & 

20 have a posted speed limit of 55 mph. 
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2013 Traffic Volumes 

 

Manual turning movement counts (TMC) were conducted as part of this study and were 

collected by Quality Counts, LLC using video collection equipment to ensure count 

accuracy.  The TMCs were conducted at the study area intersections from 11:00 AM to 2:00 

PM as well as from 4:00 PM to 10:00 PM on Friday November 22, 2013 and the Saturdays 

of November 23, 2013 and December 7, 2013 to ensure all peak periods were counted.  

Additionally, the NYSDOT requested that two additional intersections along NYS Route 414 

south of the study area also be counted for the purpose of updating their count database to 

enable the department to perform an internal analysis of these intersections (Route 414 at 

Baisley Road and Route 414 at Route 5 & 20).  The TMC data shows that the weekday 

traffic in the study area peaks between 4:30 and 5:30 PM on Fridays, while the Saturday 

traffic peaked at 12:15-1:15 PM.  These volumes were used to compute the 2013 Base 

Conditions for the traffic study and the TMC summary data sheets are included in Appendix 

A. 

 

BASE CONDITIONS (EXISTING TRAFFIC) 

 

The 2013 traffic volumes in the Study Area were balanced and are shown in Figures 4-1 and 

4-2.  Analysis of the Base (existing) condition allows the TIS to develop a comparison to 

future conditions and enables the study to calibrate the traffic model to mimic the present real 

life operations that are observed. 
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NO-BUILD CONDITIONS 

 

The 2013 base traffic volumes were grown by an annual background growth rate of 2.0% per 

year to create the 2016 No-Build traffic volumes.  The growth rate was determined by 

comparing tube count data taken by the NYSDOT on the state routes within the study area 

over the past 15 years and analyzing the percent change.  This analysis showed that over the 

past five years there has been a regional trend with an average annual growth rate of 2.0%; 

while the last 5-10 years and 10-15 years have had average annual growth rates of 1.5% and 

0.7%, respectively.  A summary table of the background traffic growth calculation is 

included in Appendix B.  The study applied a 2.0% growth rate as a conservative means to 

account for the future background growth over the three years to the full build out. 

 

The Town of Tyre Planning Board was contacted to determine if additional background 

traffic from any other development and/or roadway projects currently under review or 

approved should be included in the traffic model.  They confirmed that no other projects need 

to be included in this study as background growth.   

 

Analyzing the No-Build condition allows for the impacts, if any, of the proposed 

development to be considered apart from the impacts of the other proposed developments or 

background growth in the area.  The 2013 No-Build volumes shown in Figures 5-1 and 5-2 

include existing traffic and the annual background growth. 
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BUILD CONDITIONS 

 

Trip Generation 

 

The proposed development is scheduled to be completed in 2016 in a single phase and includes 

approximately 2,000 gaming machines, 100 table games and 11,500 square feet of dining 

(available in five (5) separate venues).  The development will also include a 200 room attached 

hotel and a conference area with the capacity for a 400 person banquet or a 1,100 person 

entertainment center.  For analysis purposes, site generated traffic for a Resort Casino is not 

readily available as this is not a common development type and therefore is not included in 

the Institute of Transportation Engineers’ (ITE) Trip Generation manual.  ITE published trip 

generation studies for resort style casinos were used and are referenced at the end of this 

study.  Additional traffic data was collected at Turning Stone Resort and Casino in Verona, 

NY and used as an additional resource in establishing trip generation volumes for the 

proposed development. 

  

Traffic Counts were taken at both of the Turning Stone Resort and Casino entrances during 

the same time periods as the study area counts (11:00 AM to 2:00 PM and 4:00 PM to 10:00 

PM Friday and Saturday) and are included in Appendix C.  Turning Stone was selected as a 

comparable site due to its similar rural upstate New York location, which is in close 

proximity to the NYS Thruway, and its relatively comparable gaming size.  When reviewing 

the data collected the peak hour for traffic generation occurred from 5:00 PM to 6:00 PM on 

Friday (1329 vehicles) and from 5:15 PM to 6:15 PM on Saturday (1226 vehicles).  Although 

the timeframe for the Saturday casino peak does not correspond to the background traffic 

peak, it was conservatively assumed that these two peaks would occur during the same 

timeframe. 

 

A trip generation rate for the proposed development was calculated to estimate the number of 

trips created by the proposed development. When comparing Turning Stone with the 

proposed development, specifically number of hotel rooms, parking spaces, restaurants, bars, 

shops and other amenities it is apparent that Turning Stone has a larger footprint/campus to 

generate traffic.  Turning Stone generated an average of 12,400 daily trips this year, while the 

proposed development’s marketing study is anticipating 9,000 daily trips (73% of Turning 

Stone).  A comparison table for the two casinos, as well as all of the trip generation data, is 

included in Appendix D.   

 

The traffic generated by Turning Stone was broken down to generation rates based on 

number of gaming machines, table games, casino floor area, conference area and hotel rooms 

for the hours counted on both Friday and Saturday.  Prior published ITE reports/studies have 

determined that generation rates based on number of gaming machines produces the most 

accurate correlation between casino resorts and the traffic they generate.  The generation 

rates shown in the table below for Turning Stone also fall in the range of the other casinos 

analyzed in previous ITE studies.  This study concluded that the proposed development will 

produce 91% of the traffic currently being generated by Turning Stone based on the 

comparison of gaming machines, which is believed to be a conservative estimate.  Additional 



TRAFFIC IMPACT STUDY 
WILMOT RESORT AND CASINO – TYRE, NY 

 

 

March 11, 2014 

 

- 22 - 

data and calculation sheets used to develop the trip generations rates are included in 

Appendix D. 

 

No multi-use or pass-by trip credits were applied to the trip generation as all of the proposed 

trips are assumed to be new site generated trips. 

 

Shown in Table 1 are the resulting trip generation volumes for the proposed project.   

 

Table 1 - Trip Generation Table 
 

Enter Exit Total Enter Exit Total

2,200 Machines 705 624 1329 716 510 1226

0.320 0.284 0.604 0.325 0.232 0.557

2,000 Machines 641 567 1208 651 464 1115

0% 0 0 0 0 0 0

641 567 1208 651 464 1115

Pass-By Trips

Total Projected Site Trips  

Type of Land Use Friday Peak

Wilmot Casino & Resort

Adjacent Casino Generation Rates

Unit Saturday Peak

Turning Stone Resort & Casino

Trip Generation Rate Per Gaming Machines

 

Trip Distribution 

 

The trip distribution for this proposed project included consideration of existing traffic 

patterns in the area as well as the projected customer base determined in the development’s 

marketing study.  The map on the following page shows the marketing segments used to 

determine the customer base for the proposed casino and resort.  The blue outline represents 

the 2-hour driving limits to the site, which is the anticipated geographic reach of the 

development. 

 

The marketing study calculated the anticipated annual trips from each geographic marketing 

segment to the proposed project based on full development.  These annual trips were 

converted to a percentage of the customer base projected for the development.  Travel routes 

from each geographic segment were determined based on the fastest travel time to the 

proposed development using online navigation software.  Some segments, particularly the 

primary and secondary segments had several travel routes depending on the location within 

the segment.  For these segments the percentage was further broken down to two or more 

travel routes within the segment.  Table 2 on the following page estimates the percentage of 

traffic projected to utilize each main access route to the proposed site based on the marketing 

study data and the origin and destination travel route calculations. 
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Table 2 - Trip Distribution Table 
 

I-90 (W) I-90 (E) Rt 414 (N) Rt 414 (S) Rt 14 (N) Rt 14 (S) Rt 5&20 (E) Rt 89 (S)

Primary 606,350 18.93% 0.47% 0.47% 3.79% 2.84% 0.95% 3.79% 6.63%

Eastern Rochester 1,033,872 32.28% 32.28%

Western Rochester 275,851 8.61% 8.61%

Western Syracuse 525,277 16.40% 13.12% 3.28%

Eastern Syracuse 269,371 8.41% 7.57% 0.84%

Secondary SW 45,211 1.41% 0.21% 1.20%

Ithaca 101,235 3.16% 0.63% 1.42% 1.11%

Eastern Buffalo 18,943 0.59% 0.59%

Buffalo 63,404 1.98% 1.98%

Utica/Rome 24,825 0.78% 0.78%

Watertown 78,132 2.44% 2.44%

Teritary SE 24,427 0.76% 0.65% 0.11%

Tioga Downs Primary 65,851 2.06% 1.54% 0.51%

Binghamton 41,893 1.31% 1.18% 0.13%

North Central PA 27,885 0.87% 0.65% 0.22%

Total 3,202,527 100.0% 44.6% 24.4% 3.8% 6.0% 0.9% 5.0% 13.3% 2.0%

Market Segment

Anticipated Annual 

Visits (2017) % of Total

Projected Access Route To Proposed Site

 

Figures 6-1 and 6-2 show the off-site and driveway distribution for the proposed 

development within the entire study area.  In summary, the trip distribution analysis 

concluded that 69% of the trips will utilize the NYS Thruway while 26% will arrive from the 

south and the final 5% from the north.  These trip distribution percentages were assigned to 

the trips generated by the proposed project and are displayed in Figures 7-1 and 7-2 with the 

proposed driveway trips generated shown in Figures 8-1 and 8-2. 
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2016 Build Traffic Volumes 

 

Figures 9-1 and 9-2 show the Friday and Saturday proposed peak hour traffic volumes 

associated with the 2016 build conditions.  These volumes represent the 2013 existing 

volumes combined with the addition of the estimated trips generated by the proposed resort 

and casino project as well as the background annual traffic growth.   

 

Figures 10-1 and 10-2 show the Friday and Saturday 2016 proposed peak hour traffic 

volumes at the new site driveway intersections. 
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TRAFFIC OPERATIONS 
 

Intersection Capacity – Unsignalized Intersections 

 

Level of service (LOS) is a term used to characterize the operational conditions of a traffic 

facility at a particular point in time.  Numerous factors contribute to a facility’s LOS 

including travel delay and speed, congestion, driver discomfort, convenience, and safety 

based on a comparison of the facility’s capacity to the facility’s demand.  Alphabetic 

designations A through F define the six levels of service.  LOS A represents very good traffic 

operating conditions with minimal delays while LOS F depicts poor traffic operating 

conditions with excessive delays and queues.  

 

Operating levels of service are calculated using the procedures defined in the 2010 Highway 

Capacity Manual, published by the Transportation Research Board.  The operating LOS of 

two-way stop-controlled (TWSC) and all-way stop-controlled (AWSC) intersections is the 

computed or measured delay.  The intersection delay is based upon the quality of service for 

the vehicles turning into and out of minor approaches, i.e.; approaches that are stop 

controlled.  The availability of sufficient gaps in the traffic stream on the major street 

controls the capacity for movements to and from the minor approaches, thus resulting in 

delays for the minor approaches.  The criteria, or the delays associated with corresponding 

levels of service for TWSC and AWSC intersections, as specified by the 2010 Highway 

Capacity Manual and are shown in Table 3 below. 

 

Table 3 

Unsignalized Intersection Level of Service Criteria 

 

Level of Service Controlled Delay (sec/veh) 

TWSC  and AWSC Intersections 

A < 10 

B > 10 and < 15 

C > 15 and < 25 

D > 25 and < 35 

E > 35 and < 50 

F > 50 

 

 

Intersection Capacity – Signalized Intersections 

 

The operating LOS of a signalized intersection is based on the average control delay per 

vehicle.  The control delay per vehicle is estimated for each lane group, combined for each 

approach and the intersection as a whole. The criteria, i.e., the delays associated with 

corresponding levels of service for signalized intersections, as specified by the 2010 

Highway Capacity Manual are shown in Table 4. 
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Table 4 

Signalized Intersection Level of Service Criteria 

 

Level of Service Controlled Delay (sec/veh) 

Signalized Intersections 

A < 10 

B > 10 and < 20 

C > 20 and < 35 

D > 35 and < 55 

E > 55 and < 80 

F > 80 

 

 

Presented in Tables 5 are the results of the analysis for the 2013 Base (Existing) and 2016 

No-Build 2016 Build and 2016 Build with mitigation conditions for the intersections located 

within the study area.  The traffic modeling software Synchro, Ver. 8.0 was used for the 

analysis portion of this Study.  The full analysis results printouts from the Synchro software 

are located in Appendix F. 

 
Intersections Capacity Analysis 

 

The existing offsite intersections were analyzed to determine if there was any degradation in 

current operation levels due to the proposed traffic generated by the Resort and Casino 

development.  After incorporating the proposed mitigation, all existing overall levels of 

service were maintained in comparison to the no-build conditions with one exception.   The 

exception is the intersection of Route 414 at Exit 41, where the no-build condition has an 

LOS ‘A’ and the intersection, with extensive proposed improvements, has 13 and 10 second 

increases in delay which results in an overall LOS ‘B’ for the build scenario; which is a very 

acceptable operating level.  There are no practical improvements capable of retaining the 

intersections overall LOS ‘A’, which is discussed further below.     

 

The recommended mitigation at four of the study area intersections consisted of additional 

travel lanes, dedicated turning lanes, new traffic signals and signal equipment improvements. 

These improvements were necessary to compensate for any intersection that encountered any 

drop in LOS due to the traffic generated by the proposed development.  An explanation of 

the traffic analysis for each intersection is as follows. 

 

No. 1 - NYS Route 318/I-90 Exit 42 at NYS Route 14  

The average delay and LOS for the signalized intersection of Route 318/Exit 42 at Route 14 

for the 2016 No-Build and 2016 Build conditions are summarized in Table 5.  When 

compared to the No-Build the proposed development will have a negligible impact and will 

not cause any drops in the intersection’s existing ‘B’ LOS.  The project adds 72 vehicles and 

67 vehicles during the Friday and Saturday peak hours, respectively, which represents only 

3.9% and 5.0% increases in traffic at this intersection.  Peak hour traffic volumes typically 

vary from day to day by more than the projected increase in traffic from the proposed 
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development so it is unlikely that there will be a noticeable increase in existing traffic 

volumes.  No intersection modifications are proposed. 

 

No. 2 - NYS Route 318 at Waterloo Premium Outlet Mall Entrance  

The average delay and LOS for the signalized ‘T’ intersection of Route 318 at the Waterloo 

Premium Outlet Mall for the 2016 No-Build and 2016 Build conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will have a negligible 

traffic impact as the development will not cause any drops in LOS as the intersection will 

maintain an ‘A’ LOS during the Friday peak and a ‘B’ LOS for the Saturday peak.  No 

intersection modifications are proposed. 

 

No. 3 - NYS Route 318 at NYS Route 414  

The average delay and LOS for the signalized intersection of Route 318 at Route 414 for the 

2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will not have an impact 

on the operating conditions at this intersection after the recommended improvements are 

incorporated.   

 

To mitigate the impacts of the development at this intersection, some improvements were 

incorporated into the Synchro traffic model.  These improvements include a new westbound 

dedicated right turn lane as well as adding signalized left turn arrows to the northbound, 

southbound and eastbound approaches as there are currently dedicated left turn lanes with no 

protected signal phase.  As shown in Table 5, with the suggested mitigation, the development 

will create slightly improved operating conditions as the intersections overall delay will 

decrease by 8 seconds during the Friday peak and 6 second for the Saturday peak.  The 

Synchro analysis also suggests that the mitigated operations will reduce some individual 

movement delay, specifically the eastbound left, which improves from an ‘F’ and ’E’ LOS in 

the No-Build to a ‘C’ LOS in the mitigated build.  The proposed mitigation will also help to 

improve the safety at this intersection which will be further discussed in the Highway Safety 

Analysis section. 

 

No. 4 - NYS Route 414 at I-90 Exit 41/Truck Station Entrance  

The average delay and LOS for the signalized intersection of Route 414 at Exit 41 for the 

2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build the proposed development will have a negligible 

impact on the operating conditions at this intersection after recommended improvements are 

constructed.   

 

To mitigate the impacts of the development at this intersection, a number of improvements 

were implemented in the Synchro traffic model.  These improvements include a new 

eastbound dedicated left turn lane and a second westbound lane to access the toll plaza, 

creating a 6-lane section east of the toll booths consisting of eastbound dual left lanes, a 

through lane and a channelized right turn lane with two westbound lanes.  Based on the 

Thruway Toll Plaza analysis, provided later in this study, no additional toll booth lanes are 

necessary to accommodate proposed traffic utilizing the Thruway.  The westbound approach 

has an additional through lane proposed to access the new travel lane to the toll plaza.  The 
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southbound approach has a new dedicated right turn lane and a new northbound lane to 

accommodate the new eastbound dual left turn lanes, creating a 5-lane approach with a left 

turn, through and right turn lanes southbound with two northbound lanes.  The northbound 

approach has a new through lane creating a 4-lane approach with a left turn, through and 

through-right lanes with a single southbound lane.  The roadway geometric improvements 

are conceptually shown in Figure 14 at the end of the report. 

 

After applying the previously stated improvements, a Synchro analysis shows that during the 

Build with Mitigation scenario, the intersection will operate similar to the No-Build 

conditions.  The intersection will operate at a ‘B’ LOS during the Friday and Saturday peak 

hours, while the no build had an ‘A’ LOS.  The overall intersection delay will increase by 13 

seconds and 10 seconds during the Friday and Saturday peaks respectively. It is believed that 

the change in overall LOS is acceptable as a LOS ‘B’ is considered a very acceptable 

operation level and is comparable to the surrounding intersections.  The current intersection 

is underutilized; therefore the extremely low levels of delay result in a LOS ‘A’ designation.  

As an order of magnitude analysis, the intersection was analyzed with impractical 5 approach 

lanes (creating a 7 to 8 lane wide roadway sections) in all directions and the intersection 

would still operate at an overall LOS ‘B’ and provide minimal if any decrease in delay when 

compared to the proposed mitigation. 

 

Under the proposed mitigation, no individual movements operate at less than a ‘C’ LOS with 

the only exception being the westbound through movement with a ‘D’ LOS during the Friday 

peak only.  This is primarily due to the existing very high tractor trailer volumes exiting the 

truck plaza.  The individual movement LOS results have slightly changed as significant 

signal phasing and timing changes were implemented.  All approaches have a left turn arrow 

to allow a protected left turn phase, currently all left turns must be made while the opposing 

through traffic has the right of way.  Also, due to the new intersection geometry, the 

eastbound and westbound phases will need to be split; meaning they will operate separately 

and no longer run concurrently.  The proposed geometry and signal phasing mitigation will 

also significantly help to improve the safety at this intersection, which will be further 

discussed in the Highway Safety Analysis section. 

 

No. 5 - NYS Route 414 at Chase Road  

The side street delay and LOS for the unsignalized ‘T’ intersection of Route 414 at Chase 

Road for the 2016 No-Build and 2016 Build conditions are summarized in Table 5.  When 

compared to the No-Build the proposed development will have a no impact to the operations 

at the intersection and will not cause any drop in LOS.  The project will only increase the 

vehicles passing through the intersection by 49 and 45 vehicles during the Friday and 

Saturday peak hours respectively. 

 

No. 6 - NYS Route 318 at NYS Route 5 & 20  

The side street delay and LOS for the unsignalized ‘T’ intersection of Route 318 at Route 5 

& 20 for the 2016 No-Build, 2016 Build and 2016 Build with Mitigation conditions are 

summarized in Table 5.  When compared to the No-Build the proposed development will 

have a beneficial impact on traffic operations at this intersection, after the proposed 

mitigation is installed, due to the fact that the signalized intersection will provide a more 
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balanced and thus safer traffic flow.  The project is projected to increase the stop sign 

controlled southbound left turning vehicles at the intersection by 85 and 69 vehicles during 

the Friday and Saturday peak hours respectively.   

 

Due to the relatively high volume of existing southbound left turn traffic in combination with 

the proposed development traffic, a signal warrant analysis was performed in accordance 

with the Federal Highway Administrations; Manual of Uniform Traffic Control Devices, 

2009 edition.  The signal warrant analysis concluded that all six of the volume related 

warrants were met, as well as the Roadway Network and Coordinated Signal Warrants.  The 

signal warrant analyses can be found in Appendix G.  

 

The proposed mitigation for this intersection is the installation of a traffic signal including 

coordination with the adjacent traffic signal at Route 89 just 450 feet east on Route 5 & 20.  

The recommended signal provides good levels of operation with the incorporated traffic 

generated by the proposed development, as both the Friday and Saturday peaks will have an 

overall ‘B’ LOS.  The new signal will also help to improve the safety at this intersection, 

which will be further discussed in the Highway Safety Analysis section. 

 

No. 7 - NYS Route 5 & 20 at NYS Route 89 

The average delay and LOS for the signalized intersection of Route 5 & 20 at Route 89 for 

the 2016 No-Build, 2016 Build and 2016 Build with mitigation conditions are summarized in 

Table 5.  When compared to the No-Build, the proposed development, with mitigation, will 

have no impacts on the operating conditions at this intersection.  Without any mitigation, the 

overall LOS for the Friday peak hour degrades from a ‘B’ to a ‘C’ LOS due to a 5 second 

increase in delay, while the Saturday peak hour has an ‘A’ LOS which degrades to a ‘B’ for 

the Build scenario due to a one second increase in delay.  The proposed mitigation for this 

intersection consists of optimizing the signal timings to the new traffic volumes and 

coordinating the signal with the new proposed signal at the Route 318 intersection 450 feet to 

the west.  By optimizing and coordinating the signals, the result is overall intersection 

operation levels of service equal to the no-build conditions. 
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Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS Delay LOS

NYS Route 318/I-90 Exit 42 L-T 23 C 23 C 23 C 22 C 22 C 22 C

At R 7 A 7 A 7 A 7 A 7 A 7 A

NYS Route 14 L 32 C 33 C 36 D 26 C 26 C 28 C

T-R 21 C 22 C 21 C 20 C 21 C 20 B

L 12 B 13 B 14 B 8 A 8 A 9 A

T-R 6 A 7 A 7 A 3 A 4 A 4 A

L 32 C 33 C 36 D 25 C 26 C 28 C

T 30 C 30 C 31 C 23 C 23 C 24 C

R 2 A 3 A 3 A 0 A 0 A 0 A

15 B 16 B 17 B 13 B 14 B 14 B

NYS Route 318 L 7 A 7 A 7 A 9 A 10 A 10 A

At T 7 A 7 A 7 A 8 A 8 A 9 A

Waterloo Premium Outlet T 15 B 15 B 15 B 15 B 17 B 17 B

Mall Entrance R 4 A 4 A 4 A 4 A 5 A 5 A

L 17 B 17 B 18 B 17 B 18 B 19 B

R 3 A 3 A 3 A 2 A 2 A 2 A

10 A 10 A 10 A 9 A 10 B 10 B

NYS Route 318 L 80 F 100 F 311 F 32 C 61 E 72 E 106 F 22 C

At T-R 32 C 32 C 27 C 25 C 32 C 32 C 25 C 18 B

NYS Route 414 L 24 C 24 C 22 C 31 C 25 C 24 C 22 C 26 C

T 41 D 42 D 46 D 47 D 38 D 39 D 33 C 34 C

R 10 B 7 A

L 11 B 12 B 13 B 12 B 10 B 11 B 13 B 16 B

T-R 27 C 30 C 48 D 40 D 20 B 21 C 30 C 33 C

L 12 B 13 B 18 B 23 C 10 A 10 B 10 A 22 C

T-R 17 B 18 B 13 B 19 B 17 B 18 C 16 B 29 C

31 C 34 C 54 D 26 C 27 C 29 C 31 C 23 C

NYS Route 414 L 34 C 34 C 35 F 34 C 35 C 35 C 35 D 34 C

At T 43 D 43 D 13 C 29 C 44 D 44 D 13 B 28 C

I-90 (Exit 41)/Truck Station R 1 A 1 A 1 A 1 A 1 A 1 A 1 A 1 A

Westbound L-T-R 42 D 43 D 12 B 43 D 39 D 39 D 11 B 33 C

L 4 A 5 B >500 F 28 C 3 A 3 B 298 F 14 B

T-R 2 A 2 A 15 B 10 B 2 A 2 A 12 B 12 B

L 4 A 4 A 18 B 10 B 3 A 3 A 18 B 11 B

T 3 A 4 A 48 D 32 C 3 A 3 A 30 C 25 C

R 7 A 1 A

6 A 7 A 396 F 19 B 6 A 6 A 58 E 16 B

NYS Route 414 Northbound T-R 0 a 0 a 0 a 0 a 0 a 0 a

At Southbound T-L 0 a 0 a 0 a 0 a 0 a 0 a

Chase Road Westbound L-R 11 b 11 b 11 b 10 b 10 b 11 b

NYS Route 318 Eastbound L-T 0 a 0 a 0 a 14 B 0 a 0 a 0 a 16 B

At T 0 a 0 a 0 a 11 B 0 a 0 a 0 a 13 B

NYS Route 5 & 20 R 0 a 0 a 0 a 4 A 0 a 0 a 0 a 6 A

Southbound L-R 27 d 33 d 60 f 29 C 20 c 23 c 32 d 18 B
15 B 13 B

NYS Route 89 Eastbound L-T-R 13 B 15 B 22 C 13 B 7 A 8 A 9 A 6 A

At Westbound L-T-R 11 B 13 B 18 B 14 B 7 A 7 A 9 A 9 A

NYS Route 5 & 20 Northbound L-T-R 13 B 13 B 12 B 15 B 17 B 17 B 17 B 19 B

Southbound L-T-R 20 C 21 C 23 C 31 C 18 B 18 B 20 C 23 C

13 B 15 B 20 C 16 B 9 A 10 A 11 B 10 A

TABLE 5

LEVEL OF SERVICE TABLE - EXISTING INTERSECTIONS

OVERALL

OVERALL

Southbound

Study Intersection

SATURDAY PEAK HOURFRIDAY PEAK HOUR

2016 No-Build 2016 Build (Mit) 2013 Existing 2016 No-Build 2016 Build (Mit)

Northbound

Southbound

OVERALL

Westbound

Northbound

Eastbound

OVERALL

OVERALL

Westbound

Eastbound

2016 Build 2016 Build2013 ExistingApproach and

Movement

OVERALL

Southbound

Eastbound

Northbound

Southbound

Westbound

Eastbound

Westbound

3/10/2014 - 40 -
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Proposed Site Intersections Capacity Analysis 

 

The site entrance was analyzed to determine the appropriate intersection geometry, control 

type and lane configurations based on the proposed traffic generated by the Resort and 

Casino development.   

 

NYS Route 414 at Main Site Entrance  

The average delay and LOS for the proposed signalized ‘T’ intersection of Route 414 at the 

Main Site Entrance for the 2016 Build conditions are summarized in Table 6.  The proposed 

intersection has an overall ‘B’ LOS during both the Friday and Saturday peak hours.  An 

unsignalized intersection was initially considered; however the proposed traffic volumes 

created an unacceptable ‘f’ LOS with  a 91 second delay for vehicles exiting the proposed 

development heading south on Route 414 during the Friday peak hour.  A signal warrant 

analysis was performed in accordance with the Federal Highway Administrations; Manual of 

Uniform Traffic Control Devices, 2009 edition.  The signal warrant analysis concluded that 

all six of the volume related warrants were met.  The signal warrant analyses can be found in 

Appendix G. 

 

Table 6 

Proposed Site Intersections Level of Service Table 

Delay LOS Delay LOS

NYS Route 414 L 17 B 15 B

At R 5 A 5 A

Proposed Site T 19 B 14 B

Main Entrance R 7 A 7 A

Southbound L-T 18 B 15 B
13 B 11 B

Westbound

Northbound

OVERALL

Friday Peak Saturday Peak

Study Intersection
Approach and 2016 Build 2016 Build

Movement

 

Thruway Toll Plaza Capacity Analysis 

 

The Thruway Exit 41 Toll Plaza was analyzed to determine what impacts, if any, the 

proposed development will have on plaza operations.  The New York State Thruway 

Authority (NYSTA) provided passenger vehicle processing rates for the specific toll bay 

lanes available at the Exit 41 toll plaza.  Figure 11 shows the toll plaza configuration.  Bay 

5X is a permanent exiting EZ-Pass only high speed lane (20 MPH) and bay 4X is a Cash/EZ-

pass exiting lane.  Bay 3E/3X is a reversible Cash/EZ-Pass lane that can function in either the 

entering or exiting direction.  Bay 2E is predominantly an entering low speed (5 MPH) EZ-

Pass only lane; however it can be converted to Cash/EZ-Pass depending on staffing and 

traffic demands. 
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Figure 11 – Exit 41 Toll Plaza Configuration 

 
 

The Existing, No-Build and Build traffic volumes were assigned plaza lanes based on toll 

plaza data for the week of February 23, 2014 to March 1, 2014 provided by the NYSTA.  

The data was broken down to determine percentage of EZ-Pass and Cash payments as well as 

the heavy vehicles for each payment type during the Friday and Saturday peak periods.  This 

information was used to calculate the passenger car equivalent volumes for each toll plaza 

lane, which are shown in Table 7.  The peak hour traffic volumes for each lane are less than 

the approved NYSTA processing rates; therefore the existing plaza should have enough 

capacity to accommodate the proposed development. 

 

Table 7 

Toll Plaza Analysis - Thruway Exit 41  

2013 

Existing

2016             

No-Build

2016 

Build

2013 

Existing

2016             

No-Build

2016 

Build

2E Enter EZ-Pass (5 mph) 1000 pc/h 408 432 732 184 195 388

3E/3X Enter EZ-Pass/Cash Teller 375 pc/h 161 171 299 138 147 275

4X Exit EZ-Pass/Cash Teller 375 pc/h 150 159 316 166 175 355

5X Exit EZ-Pass (20 mph) 1800 pc/h 317 336 671 225 239 514

**  Volumes represent passenger car equivalents during the peak hour.  The reports peak hour traffic volumes were increased 

based on the percentage of heavy vehicles.

*  Processing rates provided by NYSTA and represent the maximum passenger cars processed per hour.

Friday Peak Volumes ** Saturday Peak Volumes **
Plaza 

Lane

Travel 

Direction
Processing Type

Processing 

Capacity *

 

A micro simulation traffic model using SimTraffic and Synchro 8.0 software was conducted 

for the existing, no-build and build scenarios to determine the impacts to the Cash/EZ-Pass 

lanes as these lanes are approaching the processing rate during the peak hour.  The simulation 

showed that the proposed traffic will increase the 95
th

 percentile queue lengths by 1-2 

vehicles in comparison to the no-build scenario.  The simulation also showed that the overall 

maximum queue was 6 vehicles in the Cash/EZ-Pass lane exiting the Thruway during the 

Saturday peak.  The results of this analysis confirmed that the existing toll plaza has enough 

capacity and pavement geometry to accommodate the proposed traffic and that only a 

minimal increase in queuing should occur as a result of the proposed development.  The 

calculation tables and simulations results can be found in Appendix I. 
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HIGHWAY SAFETY ANALYSIS 

 

Accident summary reports for all of the study area intersections, and the roadway segments, 

were obtained from the New York State Department of Transportation for the three most 

recent years of available data (from March 1, 2010 through February 28, 2013).  There were 

a total of 276 accidents recorded during the three year period with a total of 59 accidents 

resulting in injuries and one accident resulting in a fatality. 

 

Roadway Segments 

 

The 12 miles of roadway segments included in the study area accounted for 186 mainline 

related accidents, including 35 accidents resulting in injuries and the one fatality.  All of the 

roadway segments were near or below the statewide average with the exception of the 

segment of Route 414 from the I-90 (Exit 41) interchange to Chase Road.  The accident rate 

of 5.26 accidents per million vehicle miles (ACC/MVM) is more than two times to statewide 

average rate of 2.21 ACC/MVM for a roadway of this nature.  This segment had a total of 9 

accidents, of which 7 were deer strike accidents, 1 involved a collision with a tree and last 

resulted from a vehicle driving off of the roadway.  Both of the non-animal related accidents 

were attributed to driver inattention and/or icy roadway conditions.  The one fatality within 

the study area occurred during a collision at the intersection of NYS Route 318 with Whiskey 

Hill Road and was caused by a northbound driver’s failure to stop at the stop sign resulting in 

a right angle collision with an eastbound vehicle. 

 

All the roadway segments are near or below the statewide average and therefore no segment 

improvements are being recommended from a safety standpoint with the exception of Route 

414 from the I-90 (Exit 41) interchange to Chase Road.  The development parcel’s frontage 

along Route 414 will be widen to a 4-lane roadway, which will provide a safer roadway 

section than the current narrow section (11-foot lanes with 4-foot shoulders) with guide 

railing and vegetation limiting the roadway width and visibility for animal activity.   

 

Study Area Intersections 

 

The intersections included in the study area accounted for 90 intersection related accidents, 

which includes 24 accidents with injuries.  All intersections analyzed, with the exception of 

the Route 414 at Chase Road intersection, have accident rates higher than the statewide 

average, and breakdown of the accident data is included in Table 8.  Accident data for Route 

14 at Exit 42/Route 318 and Route 414 at Exit 41/Truck Stop Plaza intersections are believed 

to include some accidents that had occurred in the toll plaza area.  There is no way to 

decipher the the plaza related accidents from the intersection related accidences due to the 

format of the accident data provided by the NYSDOT.  Therefore the accident rates 

calculated for the TIS within these two intersections may be higher than the actual rate of 

intersection related accidents. 
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Table 8 

Intersection Accident Data 
 

SR 14 /                                          

SR 318

SR 318 /                     

Waterloo 

Outlet Mall

SR 414 /                                                  

SR 318

SR 414 /                                     

I-90  Exit 41

SR 414 /                                            

Chase Rd.

SR 318 /                                          

SR 5 & 20

SR 5 & 20 /                                    

SR 89

TOTAL ACCIDENTS 32 3 26 13 0 8 8

Non-Reportable 11 0 12 4 0 1 2

Property Damage 17 1 9 3 0 3 3

Injuries 4 2 5 6 0 4 3

Fatalities 0 0 0 0 0 0 0

Intersection Accident Rate                                     

(ACC/MEV)
1.92 0.27 1.45 1.08 0.00 0.79 0.55

NYS Average Accident Rate 0.43 0.21 0.43 0.43 0.12 0.12 0.43

Accident Types

Rear End 11 12 2 3 4

Right Angle 13 3 12 8 4 2

Head On 1

Overtaking 4 1 2 1

Side Swipe

Equipment Failure 1

Fixed Object 1 1 1 2

Backing 1

INTERSECTION

ACCIDENT HISTORY SUMMARY

March 1, 2010 to February 28, 2013

 

The mitigation recommended at the study area intersections in the capacity analysis section 

will also provide additional safety benefits by providing additional lanes for movements 

and/or separate signalization, new traffic signals and improved signal phasing.  At the studied 

intersections, accidents caused as a result of one vehicle striking another vehicle at a right 

angle were the most prevalent with rear end accidents also accounting for a large percentage 

of the total.  The recommended safety improvements the anticipated benefits are discussed 

below. 

 

No. 1 - NYS Route 318/I-90 Exit 42 at NYS Route 14  

This intersection has an accident rate above the statewide average; however it is believed that 

some accidents may have occurred within the immediate toll plaza area.  Accident data did 

not provide sufficient information to differentiate plaza accidents from eastbound approach 

intersection accidents.  The project does not noticeable impact the operations at this 

intersection as it only adds 72 vehicles and 67 vehicles during the Friday and Saturday peak 

hours, respectively, which represents only 3.9% and 5.0% increases in traffic at this 

intersection.  Because of this minimal increase in development generated traffic at this 

intersection, no safety improvements are recommended in conjunction with the proposed 

development.  
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No. 2 - NYS Route 318/I-90 Exit 42 at Waterloo Premium Outlet Mall Entrance  

This signalized ‘T’ intersection has an accident rate just over the statewide average.  Only 

three accidents occurred during the 3-year timeframe, which were reported to have been 

caused by driver inexperience and the driver’s failure to yield right of way.  There are no 

recommended safety improvements at this intersection. 

 

No. 3 - NYS Route 318 at NYS Route 414  

This intersection has an accident rate above the statewide average with the majority of the 

accidents being either rear end or right angle collisions.  The proposed westbound dedicated 

right turn lane should help reduce the number of rear end accidents at that approach.  This 

movement also has a large amount of the addition traffic generated by the proposed 

development.  The proposed protected left turn arrows should significantly increase the 

safety for left turning vehicles, as left turning vehicles will have a protected green phase 

where they no longer have to contend with the opposing through traffic to complete their 

movement. 

 

No. 4 - NYS Route 414 at I-90 Exit 41/Truck Station Entrance  

Right angle accidents were the most prevalent at this intersection and the proposed 

intersection improvements and signal phasing should significantly increase safety for all 

movements, especially considering the high number of tractor trailers. 

 

The proposed split phasing for the eastbound and westbound approaches allows fully 

protected approach movements, meaning eastbound and westbound traffic will no longer 

move concurrently.  This is especially beneficial due to the high amount of truck traffic, as 

they will not longer have to contend with any opposing traffic during their green phase.  The 

two rear end accidents were due to drivers following too closely or inattention; however the 

additional northbound and southbound right turn lanes should help to get the right turning 

truck traffic out of the primary through lane and may help avoid rear end accidents. 

 

No. 5 – NYS Route 414 & Chase Road 

The existing intersection did not have any accidents during the 3-year timeframe of accident 

data analyzed; therefore no safety improvements are recommended. 

 

No. 6 - NYS Route 318 at NYS Route 5 & 20  

The existing unsignalized ‘T’ intersection has a very heavy southbound left turn movement 

onto Route 5 & 20 eastbound.  This heavy movement is the main contributor to the right 

angle and rear end accidents as the stop signed controlled movement can back up during peak 

hours, pressuring drivers to perform more aggressive maneuvers.  The proposed new signal 

at this intersection should significantly increase the safety at this intersection by allowing a 

protected phase for the southbound approach.  Signal coordination with the existing adjacent 

Route 89 signalized intersection should also allow for more fluid east-west movement 

smoothly through the corridor, thus reducing the probability of rear end accidents. 
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No. 7 - NYS Route 5 & 20 at NYS Route 89 

The existing signalized intersection has an accident rate just above the statewide average 

with the majority being rear end accidents.  As previously stated, the signal coordination with 

the proposed adjacent Route 318 intersection should allow more fluid concurrent east-west 

movement through the corridor, reducing the probability of rear end accidents. 

 

Additional information regarding accident dates, times, weather conditions and contributing 

factors are presented in an Accident Event data table in Appendix H.  Accident rate 

calculation sheets are also provided in Appendix H. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 

MJ has evaluated the traffic operations within the study area near the proposed Wilmot 

Resort and Casino project located in Tyre, NY.  Results from the 2016 No-Build, and 2016 

Build with Mitigation conditions indicate that the existing adjacent road network with the 

proposed improvements will produce no noticeable increase in delay and should reduce the 

areas current accident rates. 

 

Based on the capacity analysis and highway safety analysis results, MJ offers the following 

conclusion and recommendations: 

 

 The improvements proposed by MJ, to alleviate the impacts associated with this 

project, will provide the necessary capacity for the full development proposed. 

 

 The improvements proposed by MJ will provide the infrastructure necessary to 

increase safety and potentially decrease the accident rates at the mitigated 

intersections. 

 

 The Main Site Entrance for the proposed development shall be signalized and follow 

NYSDOT design requirements for a signalized major commercial driveway and shall 

consist of dual entrance and exiting (dedicated left and right turn) lanes.  See Figure 

12, showing the proposed intersection layout. 

 

 The existing Thruway Exit 41 Toll Plaza has adequate processing capacity and 

pavement geometry to accommodate the additional Thruway traffic generated by the 

development.  

 

 Sight lines for the site driveway shall meet all necessary guidelines and be cleared of 

vegetation. 

 

NYS Route 414 Along Property Frontage 

 From the I-90 Exit 41 intersection to the Main Site Driveway, the roadway shall be 

widened to a 4-lane section (currently 2-lane section) and shall follow NYSDOT 

design requirements. 
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 The 230-foot bridge over I-90 shall be widened or replaced in accordance with both 

NYSTA and NYSDOT standards, to accommodate 4 lanes of traffic, two lanes per 

direction. See Figure 13, showing the widened bridge. 

 

Intersection of NYS Route 414 at I-90 Exit 41 

 Construct a second eastbound left turn lane extending back to the toll plaza weaving 

area (approximately 200 feet with a 100-foot taper length) 

 Construct a 150-ft second northbound through lane. 

 Construct a second westbound through lane extending back to the existing truck stop 

site parking area (approximately 200 feet) 

 Dedicate the previously mentioned new second Route 414 southbound travel lane as a 

right turn only lane into the plaza. 

 Install new traffic signal equipment to enable protected left turn movements for 

northbound and southbound approaches as well as the necessary equipment for 

eastbound-westbound split phasing and right turn overlap phasing for eastbound and 

southbound approaches. 

 See Figure 14, showing the proposed intersection improvements. 

 

Intersection of NYS Route 318 at NYS Route 414 

 Construct a 150-ft westbound dedicated right turn only lane. 

 Install new traffic signal equipment to enable protected left turn movement for 

northbound, southbound and eastbound approaches. 

 See Figure 15, showing the proposed intersection improvements. 

 

Intersection of NYS Route 318 at NYS Route 5 & 20 

 Installation of a new traffic signal. 

 Coordination with adjacent existing traffic signal at NYS Route 89 

 See Figure 16, showing the proposed intersection improvements. 

 

Intersection of NYS Route 89 at NYS Route 5 & 20 

 Installation of new traffic signal equipment to allow coordination with the proposed 

signal at NYS  Route 318. 

 See Figure 16, showing the proposed intersection improvements. 

 

Additionally, MJ recommends that the study area signalized intersection’s timings and 

phasing be modified as necessary to maximize both the intersection and corridor capacities as 

the traffic patterns change. 
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Submit as Exhibit X. C.2. a description of plans, including all proposed baseline and improved

building design elements and measures, for its Gaming Facility to become certified under a

certification category in the Leadership in Environmental and Energy Design (LEED) program

created by the United States Green Building Council.

Exhibit X.C.2. LEED CERTIFICATION

Lago Resort and Casino is committed to exceeding LEED standards set forth in Exhibit X.C.2 of

this Request for Application, the Proposed building design elements and measures for this

Gaming Facility will make the project eligible for a LEED® Silver certification level under the

United States Green Building Council’s 2009 LEED for New Construction & Major Renovations

rating system.

This project incorporates various design features and measures that are related to all of the

credit categories in the rating system. In the Sustainable Sites credit category, these include;

creation of bus stops at the facility, bicycle racks and showers/changing rooms, vegetated

open space, enhanced storm water design to control storm water runoff and use of a light roof.

In the Water Efficiency credit category, some of the landscaping throughout the project will use

diverted storm water for irrigation and low-flow plumbing fixtures will be used throughout the

facility.

Under the Energy and Atmosphere category, multiple facets of the project design will help to

achieve the Optimize Energy Performance (OEP) credit (targeting a 20% reduction in energy

use), these include; enhanced building envelope, reduced interior and site lighting power, high

efficiency HVAC systems. The owner is coordinating the creation of a methane plant with a

local farmer and this methane will be used to offset approximately 11% of the building annual

energy cost. This will help to achieve the On-Site Renewable Energy credit and points in the OEP

credit. The project will implement commissioning activities early in the design process and

throughout the completion of construction. Metering will be provided for the project and the

owner will share whole-project energy and water usage data for 5-years with the USGBC.

The Materials and Resources category addresses environmental concerns relating to material

selection, waste disposal and waste reduction. The facility will implement a recycling program to

facilitate waste generated by building occupants. Food waste will be sorted and turned into an

energy source. A Construction Waste Management Plan will be implemented to divert debris

from disposal in landfills. Materials used for the project will be specified to have a high amount of

recycled content and be sourced regionally, some examples are; concrete, steel, asphalt.

Compost from the methane plant will also be available for Lago Resort and Casino to use on site

as mulch.

Various design features will improve the Indoor Environmental Quality of the facility, these

include; monitoring outdoor air delivery of ventilation units, implementation of a Construction

IAQ Management Plan and specification of low-emitting (low-VOC) materials (adhesives,

sealants, paints, coatings, flooring systems).

Some of the proposed design features and building programs will be considered in the

Innovation and Design Process credit category, they are; creation of a food composting

program, educational program, green cleaning policy and Integrated Pest Management

program.
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Please refer to the attached LEED project checklist for a complete detailed list of the proposed

attempted credits and associated points.



LEED 2009 for New Construction and Major Renovations Project Name: Lago Resort & Casino, Tyre NY 13148

Project Checklist June 16, 2014

10 1 15 Possible Points:  26

Y ? N d/C Notes:

Y C Prereq 1 

1 d Credit 1 1

5 d Credit 2 5

1 d Credit 3 Brownfield Redevelopment *RP 1

6 d Credit 4.1 6
Bus stop from 2 or more bus lines (Wilmorite coordinating adding 

route/stop.)

1 d Credit 4.2 1
Bike racks(spaces) for 5% of bldg users, Shower/changing rms for 0.5% 

FTE's (7 if 1400 FTE's)

3 d Credit 4.3 Alternative Transportation—Low-Emitting and Fuel-Efficient Vehicles *EP 3

2 d Credit 4.4 2

1 C Credit 5.1 Site Development—Protect or Restore Habitat *EP 1

1 d Credit 5.2 Site Development—Maximize Open Space *EP 1

No local zoning requirements: Provide vegetated open space = bldg 

footprint, for Exemplary Performance open space = twice bldg 

footprint.

1 d Credit 6.1 Stormwater Design—Quantity Control *EP 1

1 d Credit 6.2 Stormwater Design—Quality Control *EP,RP 1

1 C Credit 7.1 Heat Island Effect—Non-roof *EP 1

1 d Credit 7.2 1 Light roof (high SRI) for min. 75% roof

1 d Credit 8 Light Pollution Reduction 1

5 0 5 Possible Points:  10

Y ? N Notes:

Y d Prereq 1

2 2 d Credit 1 Water Efficient Landscaping 2 to 4 Use stormwater for irrigation

2 Reduce by 50% 2

No Potable Water Use or Irrigation 4

2 d Credit 2 Innovative Wastewater Technologies *EP,RP 2

3 1 d Credit 3 2 to 4 Use low-flow fixtures

Reduce by 30% 2

3 Reduce by 35% 3

Reduce by 40% 4

20 5 10 Possible Points:  35

Y ? N Notes:

Y C Prereq 1 

Y d Prereq 2 

Y d Prereq 3 

5 5 9 d Credit 1 1 to 19

Improve by 14% for New Buildings or 10% for Existing Building Renovations 2

Improve by 16% for New Buildings or 12% for Existing Building Renovations 3

Improve by 18% for New Buildings or 14% for Existing Building Renovations 4

5 Improve by 20% for New Buildings or 16% for Existing Building Renovations 5

Improve by 22% for New Buildings or 18% for Existing Building Renovations 6

Improve by 24% for New Buildings or 20% for Existing Building Renovations 7

Improve by 26% for New Buildings or 22% for Existing Building Renovations 8

Improve by 28% for New Buildings or 24% for Existing Building Renovations 9

5 Improve by 30% for New Buildings or 26% for Existing Building Renovations 10

Improve by 32% for New Buildings or 28% for Existing Building Renovations 11

Improve by 34% for New Buildings or 30% for Existing Building Renovations 12

Improve by 36% for New Buildings or 32% for Existing Building Renovations 13

Improve by 38% for New Buildings or 34% for Existing Building Renovations 14

Improve by 40% for New Buildings or 36% for Existing Building Renovations 15

Improve by 42% for New Buildings or 38% for Existing Building Renovations 16

Improve by 44% for New Buildings or 40% for Existing Building Renovations 17

Improve by 46% for New Buildings or 42% for Existing Building Renovations 18

Improve by 48%+ for New Buildings or 44%+ for Existing Building Renovations 19

6 1 d Credit 2 1 to 7 Coordinating creation of methane plant with local farmer.

9% Renewable Energy 5

6 11% Renewable Energy 6

2 C Credit 3 2

2 d Credit 4 2

3 C Credit 5 3

2 C Credit 6 2

Energy and Atmosphere

Enhanced Commissioning

Enhanced Refrigerant Management

Measurement and Verification

Green Power *EP

Minimum Energy Performance (min. 2 points EAc1)

Construction Activity Pollution Prevention

Site Selection

Development Density and Community Connectivity *EP,RP

Alternative Transportation—Public Transportation Access *EP

Alternative Transportation—Bicycle Storage and Changing Rooms *EP

Optimize Energy Performance *EP

On-Site Renewable Energy *EP,RP for 1%

Sustainable Sites

Water Efficiency

Alternative Transportation—Parking Capacity *EP

Heat Island Effect—Roof *EP

Water Use Reduction—20% Reduction

Fundamental Refrigerant Management

Water Use Reduction *EP

Fundamental Commissioning of Building Energy Systems

LEED 2009 for New Construction and Major Renovations Project Checklist 1 of 2



4 2 8 Possible Points:  14

Y ? N Notes:

Y d Prereq 1 

3 C Credit 1.1 1 to 3

1 C Credit 1.2 Building Reuse—Maintain 50% of Interior Non-Structural Elements 1

1 1 C Credit 2 1 to 2

1 50% Recycled or Salvaged 1

75% Recycled or Salvaged 2

2 C Credit 3 1 to 2

Reuse 5% 1

Reuse 10% 2

1 1 C Credit 4 1 to 2

10% of Content 1

20% of Content 2

2 C Credit 5 1 to 2

10% of Materials 1

20% of Materials 2

1 C Credit 6 Rapidly Renewable Materials *EP 1

1 C Credit 7 1

7 0 8 Possible Points:  15

Y ? N Notes:

Y d Prereq 1 

Y d Prereq 2 

1 d Credit 1 1

1 d Credit 2 1

1 C Credit 3.1 1

1 C Credit 3.2 1

1 C Credit 4.1 1

1 C Credit 4.2 1

1 C Credit 4.3 1

1 C Credit 4.4 1

1 d Credit 5 1

1 d Credit 6.1 Controllability of Systems—Lighting 1

1 d Credit 6.2 1

1 d Credit 7.1 1

1 d Credit 7.2 Thermal Comfort—Verification 1

1 d Credit 8.1 1

1 d Credit 8.2 1

6 0 0 Possible Points:  6

Y ? N Notes:

1 d/C Credit 1.1 1

1 d/C Credit 1.2 1
Two of the following: Signage program, Case study (available to 

USGBC), Outreach program (guided tour)

1 d/C Credit 1.3 Innovation in Design: Green Cleaning 1
Institute (or use a cleaning service that has) a green cleaning policy 

i.e. use cleaning products that meet Green Seal GS-37

1 d/C Credit 1.4 Innovation in Design: Integrated Pest Management 1 Institute an IPM with environmentally friendly control methods

1 d/C Credit 1.5 1 Vegetated open space = twice bldg footprint

1 d/C Credit 2 1

1 0 3 Possible Points: 4

Y ? N Notes:

1 d/C Credit 1.1 1

1 d/C Credit 1.2 1

1 d/C Credit 1.3 1

1 d/C Credit 1.4 1

53 8 49 Possible Points: 110

Certified 40 to 49 points     Silver 50 to 59 points     Gold 60 to 79 points     Platinum 80 to 110 

Innovation and Design Process

Total

Indoor Chemical and Pollutant Source Control

Controllability of Systems—Thermal Comfort

Thermal Comfort—Design

Daylight and Views—Daylight *EP

Daylight and Views—Views *EP

Regional Priority Credits

Innovation in Design: Food Composting

Innovation in Design: Educational Program

Low-Emitting Materials—Adhesives and Sealants

Low-Emitting Materials—Paints and Coatings

Low-Emitting Materials—Flooring Systems

Low-Emitting Materials—Composite Wood and Agrifiber Products

LEED Accredited Professional

Regional Priority: On-Site Renewable Energy (1%)

Regional Priority: Stormwater Design—Quality Control 

Regional Priority:

Regional Priority: 

Minimum Indoor Air Quality Performance

Environmental Tobacco Smoke (ETS) Control

Outdoor Air Delivery Monitoring

Increased Ventilation

Construction IAQ Management Plan—During Construction

Construction IAQ Management Plan—Before Occupancy

Innovation in Design:  SSc5.2 Site Development—Maximize Open Space EP

Storage and Collection of Recyclables

Building Reuse—Maintain Existing Walls, Floors, and Roof *RP 75%

Construction Waste Management *EP

Materials Reuse *EP

Recycled Content *EP

Regional Materials *EP

Certified Wood *EP

Materials and Resources

Indoor Environmental Quality

LEED 2009 for New Construction and Major Renovations Project Checklist 2 of 2
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Submit as Exhibit X.C.3. a description of Applicant’s plans for ensuring use of Energy Star-rated

equipment and high-efficiency HVAC equipment and appliances throughout the Gaming

Facility complex.

X.C.3. ENERGY EFFICIENT EQUIPMENT
Lago Resort and Casino is committed to exceeding LEED standards set forth in Exhibit X.C.2. of

this Request for Application by achieving a LEED Silver certification for this project. All equipment

and systems specified for the Lago Resort and Casino project have been specified with energy

efficiency in mind to assure a LEED Silver certificate can be achieved.

Energy Star equipment will be specified throughout the project including, but not limited to,

kitchen equipment such as ranges, grilles, coolers, refrigerators, dishwashing equipment, and ice

machines. Energy Star labeled laundry equipment will also be selected both for staff and guest

use. Vending machines will be equipped with energy miser controls. In reference to HVAC and

lighting systems, selections will be made that will qualify for both NYSERDA and Utility New

Construction Program incentives.
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Submit as Exhibit X. C.4. a description of plans for management of storm water including any

plans to use Institute for Sustainable Infrastructure techniques to minimize impact of storm

water and maximize its reuse.

X.C.4 STORM WATER

Stormwater runoff associated with the proposed project will be treated during and after
construction to meet New York State’s water quality and quantity requirements. The stormwater
management plan for the Wilmot Casino project is designed in accordance with the current
rules and regulations set in the NYSDEC (New York State Department of Environmental
Conservation) Stormwater Management Design Manual (August 2010). Stormwater
management plan was designed to meet the five key criteria outlined in the Design Manual:

• Water quality volume to meet pollutant removal goals (WQv);

• Runoff reduction volume (RRv) by application of Green Infrastructure practices to
replicate pre-development flows;

• Channel protection volume (Cpv) to reduce channel erosion;

• Overbank flood protection (Qp) to prevent overbank flooding; and

• Extreme storm protection (Qf) to help control extreme floods.

Two permanent stormwater management facilities will be constructed to capture, treat, and
detain runoff from the developed portions of the property and will release the runoff to
downstream areas at a controlled rate which will not be increased beyond the peak pre-
development runoff rates.

To meet the Water Quality Volume and Reduced Runoff Volume requirements, the stormwater
plan includes bio-retention areas, underground infiltration chambers, dry vegetated swales, tree
plantings and vegetation preservation throughout the site. The intent of the new green
infrastructure measures is to replicate the pre-construction infiltration, peak runoff flow, discharge
volume, as well as minimization of concentrated flow by using runoff control techniques to
provide treatment in a distributed manner before runoff reaches offsite discharge locations.

The site has been designed to direct runoff from hard surfaces, including pavements, sidewalks
and the building roof to landscaped areas where capable. Directing the runoff in this manner
will help alleviate the amount of water used from conventional irrigation systems and provide
additional water quality for the project site by promoting infiltration, filtration and
evapotranspiration. An irrigation system will also be utilized which will reuse stormwater runoff
from the two stormwater management facilities to water the landscaping around the perimeter
of the buildings and within the parking fields.
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Submit as Exhibit X. C.5. a description of plans for water efficiency and conservation at the

Gaming Facility including, without limitation, plans to use low-‐flow water fixtures, water

efficient appliances, and implement water conservation at the Gaming Facility.

X.C.5 WATER CONSERVATION

Water usage for the proposed Gaming Facility will be reduced through the use of several

mitigation measures and practices. The primary reduction in the overall usages of domestic

water on the project site will come from the use of water saving fixtures that will be incorporated

throughout the facility at selected locations. Water efficient appliances will also be incorporated

where applicable within the facility. Appliances such as laundry machines within the hotel and

dishwashers in the kitchen are examples of locations where these appliances may be utilized to

help reduce water usage.

The proposed plan will implement the selection of native plant materials, suited to local

conditions that require less than average water consumption. Additionally, the designed

reduction of overall maintained lawn (turf) areas to practical areas located on site will likewise

assist in the overall amount of irrigated surface area required. Irrigation systems will be utilized,

and will be designed efficiently and installed to deliver a sufficient amount of water when and

where it is needed, ultimately reducing the overall water usage for the facility. The irrigation

system will also be capable of drawing water from the two large stormwater management

facilities to promote stormwater runoff reuse.

The site has been designed to direct runoff from hard surfaces, including pavements, sidewalks
and the building roof to landscaped areas where capable. Directing the runoff in this manner
will help alleviate the amount of water used from conventional irrigation systems and provide
additional water quality for the project site by promoting infiltration, filtration and
evapotranspiration.
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Submit as Exhibit X.C.6. a description of plans for procuring or generating on-site at least ten (10)

percent of the facility’s annual electricity consumption from renewable sources qualified by the

New York State Energy Research and Development Authority (NYSERDA).

Exhibit X.C.6. RENEWABLE ENERGY
The projected annual electric consumption for Lago Resort and Casino is 21,000,000

kwh/year. Lago Resort and Casino is committed to exceeding the 2,100,000 kwh/year

(10%) minimum consumption from renewable source through the use of a 350KW

Photovoltaic (solar) system and through procuring 2,100,000 kwh/year annually from a

local farmer’s methane gas plant. This commitment by Lago Resort and Casino will

result in a minimum use of approximately 15% renewable energy generation and

procurement each year.

The 350 KW Photovoltaic (PV, solar) system, requiring approximately 20,000 sq. ft. of area

and will be mounted on the Lago Hotel roof. The PV system will convert solar radiation

(sunlight) into usable electricity. This PV array will be connected to the electrical system

to help reduce the peak electrical loads and will be metered. Coordination with the

electrical utility company will prevent any back feeding into the utility lines.

The methane power will be purchased from an existing methane power plant located

less than 20 miles from the Lago Resort and Casino site on the Lawnhurst Dairy Farm.

Lago Resort and Casino has entered into an MOA to purchase 2,100,000 kwh of

renewable energy from the existing Anaerobic Digester and has also agreed to dispose

of the Resort and Casino’s food waste by dumping it into the digester, turning the food

waste into power. The Memorandum of Agreement with Lawnhurst Dairy Farm is

attached in this exhibit.

The process of Anaerobic Digestion works by using cow manure from the farm, mixed

with food waste from Lago Resort and Casino and storing the mixture in an air tight

vessel for 21 days at 100 degrees Fahrenheit. During this period, organisms convert the

remaining volatile organic compounds into methane gas. The methane is then

captured and utilized to generate electricity in a bio methane engine generator. This

renewable energy production system is now common in the United States. New York

State has over 25 dairy farm based anaerobic digesters in operation. Lago Resort and

Casino is proud to be sourcing renewable electricity from a local dairy farm and proud

to be separating food waste from the casino for utilization in a digester versus disposal

in a landfill.

This partnership will help keep farm byproducts out of local lakes and streams and will

allow the dairy farmer to grow his dairy farm.

The compost from the digester will also be available for Lago Resort and Casino to use

on site as mulch. Lago Resort and Casino will be the first Casino located in the United

States to receive electricity generated from cow manure and food waste. Other

benefits of this process include: reduction of carbon footprint for both the Casino and

dairy farm, minimized impact of food waste disposal in landfills, improved water quality
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through utilization of digesters to reduce phosphorous levels in manure, and improved

air quality through utilization of digester to reduce odors from manure.

Between the use of solar and procuring renewable energy from the local dairy farm,

Lago Resort and Casino will generate approximately 15% of the facility’s annual

electricity consumption from renewable sources.

Lago Resort and Casino is also exploring the potential to create a carbon neutral

construction process through use of best practices and purchasing of carbon credits

from Lawnhurst Dairy Farm.
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MEMORANDUM OF AGREEMENT
BETWEEN

LAWNHURST FARMS
AND

WHITETAIL 414, LLC

This MEMORANDUM OF AGREEMENT (“Agreement”), dated as of the 1ST day of
June 2014, is entered into by LAWNHURST FARMS, with offices at ___________________,
Stanley, New York ______ (“Lawnhurst”) and WHITETAIL 414, LLC, a New York limited
liability company with offices at 1265 Scottsville Road, Rochester, New York 14623 (on behalf
of a to be formed entity “Casino Developer”).

WHEREAS, Lawnhurst has developed and is currently operating a state-of-the-art
methane digester producing electricity utilizing manure from the 1,400 cows at the Lawnhurst
dairy farm and waste from a nearby yogurt plant which is designed to produce 12,984 Kw, all as
more accurately described in the October 2013 press release attached hereto as Exhibit A; and

WHEREAS, the New York State Legislature passed the Upstate New York Gaming
Economic Development Act in the Fall of 2013 (“2013 Gaming Act”) and by statewide voter
referendum on November 5, 2013, the electorate approved a constitutional amendment to permit
“class 3”, or what is considered full casino gaming operations; and

WHEREAS, the 2013 Gaming Act called for establishing “four destination resort casinos
in upstate New York” through a competitive process whereby up to four (4) gaming licenses will
be awarded in what was identified as Region 1 (Catskill Region – Colombia, Delaware,
Dutchess, Greene, Orange, Sullivan and Ulster Counties), Region 2 (Capital Region – Albany,
Fulton, Montgomery, Rensselaer, Saratoga, Schenectady, Schoharie and Washington Counties),
and Region 5 (Upstate Region – Broome, Seneca, Tioga, Tompkins Counties and portions of
Chemung, Schuyler and Wayne east of State Route 14); and

WHEREAS, representatives of Casino Developer and representatives of LAWNHURST
met to review preliminary designs for the proposed Wilmot Casino and Resort, to be located on
approximately 84 acres at the Northeast intersection of the NYS Thruway and State Route 414,
in the Town of Tyre, Seneca County, New York (“Wilmot Casino”) featuring a casino, hotel,
spa, as well as dining which will have educational and training needs that can be provided by
LAWNHURST; and

WHEREAS, the Casino Developer intends to apply for a gaming license for the Wilmot
Casino by June 30, 2014 through a competitive process where scoring is in part a function of
having a relationship with service providers like LAWNHURST to show efforts to utilize green
technology.

NOW, THEREFORE, in consideration of the above premises and other good and
valuable consideration, the receipt and sufficiency of which is acknowledged, subject to the
conditions described herein, the parties agree as follows:
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1. Casino Developer Commitment to Renewable Energy. Casino Developer and
Lawnhurst hereby agree as follows:

A. Casino Developer has the option to purchase up to 2,100,000 kwh per year of
electricity from Lawnhurst for $.09 per kwh.

B. Lawnhurst will take receipt of up to 350 tons of separated food waste per year from
Casino Developer.

C. Lawnhurst will make up to 10 tons per year of compost available to Casino
Developer to use as mulch and in landscaping at the casino.

D. Casino Developer will have the option of purchasing carbon credits from Lawnhurst
at a cost of $4 per ton.

E. Lago will have exclusive rights to branding and marketing attributes of the digester.

2. Work Product/Casino information. All work products developed, owned or
licensed by LAWNHURST shall be the sole property of LAWNHURST. Information provided
to LAWNHURST concerning gaming operations and other information designated as proprietary
to the Wilmot Casino shall remain property of the Wilmot Casino and LAWNHURST shall not
cite or reference said information without written permission from the Casino.

3. Miscellaneous. LAWNHURST and Casino Developer shall coordinate an
announcement of this MOU in June 2014. This MOU may be executed in counterparts, each of
which shall be deemed an original and a signature on a page transmitted by facsimile or e-mail
shall be permitted and deemed to be binding. Upon written notice to LAWNHURST, this MOU
and the rights and obligations hereunder may be freely assigned by Casino Developer to an entity
affiliated with the Casino Developer that obtains the Region 5 gaming license for the Wilmot
Casino. If the Region 5 gaming license is not awarded to the Wilmot Casino through the
application to be submitted by the Casino Developer or its affiliate in the pending competitive
round, this MOU shall be deemed terminated unless the parties hereto enter an amendment to
extend the term.

[signature pages follow]
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IN WITNESS THEREOF, the parties have caused this Agreement as of the date first set
forth above.

LAWNHURST FARMS WHITETAIL 414, LLC

By: _________________________________ By: _________________________________
Name: Name:
Title: Title:
Date: Date:
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EXHIBIT A

LAWNHURST FARMS JOINS OTHER DAIRIES IN PRODUCING RENEWABLE
ENERGY Methane Digesters are a Sustainability Success Story for the Dairy Industry -
EnviTec Biogas USA Inc. Introduces German Technology for the Benefit of NYers New
York’s dairy industry today welcomed one more dairy farm to its growing list of farms that
produce milk – and now, renewable energy. A brand new, state-of-the-art methane digester
was unveiled today at Lawnhurst Farms in Stanley, New York where industry
representatives and community members gathered to celebrate the advancement of and
investment in sustainability on this family farm. The digester will produce electricity
utilizing manure from the farm and waste from a nearby yogurt plant. Don Jensen, Co-
Owner of Lawnhurst Farms with his family, said, “As farmers we are always looking for
ways to do better by the environment. Biogas digesters provide many positives for not only
our farm, but for our land, our community and our neighbors too. With two of my children
now working as the fourth generation on our farm, this digester is also an investment in
our family’s future and will help ensure a viable and sustainable business for them to take
over and continue with their own children. We are really pleased to add this technology to
our farm and thank all who helped make this a reality.” Lawnhurst Farms contracted with
EnviTec Biogas USA Inc., a German-owned company, to design and construct a methane
digester that would produce electricity from the manure of their 1,400 cows, along with
other organic waste on and off their farm. The digester, when at full capacity, is designed
to produce 12,984 kW hours of electricity per day, or enough electricity to power 420
households per year. This electricity is used to power the farm with excess energy sold to
the local utility company. Tom Lawson, Technical Director-Vice President of EnviTec
Biogas USA Inc., said, “The cradle of the biogas industry in Europe has been in the
agricultural sector and the majority of the worldwide EnviTec digester facilities have been
built on farms. For EnviTec to build our first digester facility in the U.S. on a dairy farm
was a wonderful opportunity. To be able to partner with the Jensen family in building this
digester facility for them was a rewarding experience. Not enough can be said for the
Jensen Family vision, patience and help throughout this project.” The digester system at
Lawnhurst Farms biologically breaks down a variety of organic waste products, mostly
manure, but also feed refusals. Manufacturing waste and whey is also being accepted from
siggi’s dairy yogurt plant in Penn Yan. Biogas is produced and collected in the digester,
and then piped underground where it is cooled. The biogas then enters the new Technical
Building at Lawnhurst where it is pressurized, metered and fed into the new combined heat
and power (CHP) unit, which produces both electricity and hot water. Hot water (at 210°F)
is recovered from the engine and circulated to a heat exchanger to provide heat for the
digester, farm buildings and the farm’s milking parlor. Siggi Hilmarsson, founder of siggi's
dairy, said, “We are thrilled to partner with Lawnhurst Farms to make both siggi’s
production process and their farm more sustainable. Using the run-off from our yogurt
production to make electricity reduces waste and creates an eco-friendly energy source.”
Patrick Hooker, Governor Cuomo’s Deputy Secretary for Food and Agriculture, said,
“This project, which meets multiple environmental and economic objectives on both the
production and processing side, increases sustainability for the dairy industry and is
exactly the type of project Governor Cuomo envisioned at the New York State Yogurt
Summit last year. New York dairy farmers have long been known as innovation leaders in
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the dairy world and I congratulate Don Jensen and his family for continuing this tradition
with this state-of-the art digester.” During the anaerobic process, the digester creates two
other by-products that are valuable for the farm. The digestate, which is the liquid material
from the digester, is separated into solid and liquid components. The liquid is a nutrient-
rich, nearly odor-free fertilizer that can be applied to fields. The solid is a dry, odor-free
material that can be used as bedding for the cows, or compost for gardens. The most
valuable product of the digester is renewable electricity. The biogas produced from the
Lawnhurst digester is converted to electricity via a GE Jenbacher engine generator, saving
the farm several thousand of dollars per year in electricity costs. Lawnhurst Farms plans to
sell any excess energy produced on the farm back to the grid via New York State Electric
and Gas (NYSEG), under New York’s net metering law. The electricity produced by
Lawnhurst Farms will further the goal of New York State to have 30 percent of its
electricity generated from renewable sources by 2015. The electricity produced is
considered renewable because it is produced by a non-consumptive source and is
environmentally friendly. It will also reduce the production of greenhouse gases. John B.
Rhodes, President and CEO of the New York State Energy Research and Development
Authority (NYSERDA), said, “The event today at Lawnhurst Farms is symbolic of the type
of projects that Governor Cuomo called for at the Yogurt Summit last year. Through the
use of biogas-to-energy technology, the State is assisting dairy farmers and yogurt
producers in reducing their operating expenses and energy costs while increasing the
production of clean energy. We applaud Lawnhurst for undertaking this project, and hope
it serves as a model for other dairy farmers to install anaerobic digester technology.”
NYSERDA contributed $1 million toward this project. Digesters represent a significant
investment by dairy farms, including Lawnhurst. There are several agencies interested in
supporting farm investment in this technology. In addition to the NYSERDA investment,
USDA Natural Resource Conservation Service (NRCS) and the U.S. Department of the
Treasury have provided support for the construction of manure handling and renewable
energy installations like the Lawnhurst Farms digester. Farm Credit East, ACA,
Lawnhurst’s agriculture cooperative bank, also provided both financial and consultative
assistance in the development of this project. Donald Pettit, USDA NRCS State
Conservationist, said, “The anaerobic digester is one of many conservation practices that
the Natural Resources Conservation Service can assist farms with to help farmers help the
land. We were excited to help Lawnhurst Farms as they implemented this conservation
practice to extract energy, reduce pathogens, and control odors as they recycle their
manure through a nutrient management plan back to the land." Bill Lipinski, CEO of
Farm Credit East, said, “Farm Credit East supports our member’s investments in new
capital projects that improve profitability and contribute to the environmental stewardship
goals of their farm enterprise. We congratulate Lawnhurst Farms, Don and his family on
the commissioning of their new digester and look forward to working with them as their
farm evolves through continuing generations. This is great example of the tremendous
economic and community value of New York agriculture.” EnviTec Biogas USA Inc. is a
U.S. Corporation headquartered in Rochester. It is wholly owned by EnviTec Biogas AG, a
German company, headquartered in Lohne, Germany and founded in 2002. The
Lawnhurst digester is EnviTec’s first fully commissioned facility in the U.S. Worldwide,
EnviTec Biogas has installed over 550 digester systems, most of which have been placed on
farms like Lawnhurst. Lawnhurst Farms is a multi-generation working family dairy farm
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in Ontario County. The farm was started by Neils Jensen in 1925, and is operated today by
the third and fourth generations of Jensens – Don and Ann, and two of their children,
Kelley and Don III. Together, they milk 1,400 dairy cows and ship their milk to Upstate
Farms. With this announcement, New York now has 21 operating biogas digesters at dairy
farms that produce over 7,000 kW of
renewable energy from cow manure as the primary source. The potential to increase the
production of renewable energy in New York is significant since the state has over 600,000
dairy cows and every cow produces over 100 pounds of manure a day.
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Submit as Exhibit X.C.7. a description of plans for developing an ongoing system that will

submeter and monitor all major sources of energy consumption and for undertaking regular and

sustained efforts throughout the life-cycle of the facility to maintain and improve energy

efficiency and reliance on renewable sources of power in all buildings and equipment that are

part of the facility.

Exhibit X.C.7. ENERGY CONSUMPTION MONITORING

The Facility Direct Digital Control system will meet LEED Silver requirements and will be
integrated with the utility and the system sub-metering installed at the facility to be able
to use the data gathered from the metering devices to assist in the efficient,
operational management of the complex. Separate metering will be specified for the
primary heating, air condition, ventilation, kitchen domestic hot water, and lighting
systems. The metering measurement devices will be able to identify and track high
energy users, and in turn allow for the implementation of operational strategies and
measures to control energy and use and reduce operating costs.
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1

Submit as Exhibit X.C.8. a description of plans for purchasing, whenever possible, domestically
manufactured slot machines for installation in the Gaming Facility.

X. C.8. DOMESTIC SLOT MACHINES

Lago Resort & Casino will conduct business with industry leaders in slot machine themes and
technology. We will purchase and/or lease the most sought after slot machine themes and
video poker games from manufacturers in the United States.

Bally Technologies
6601 S. Bermuda Road

Las Vegas, NV 89119

Phone: (312)714-5405

IGT, Inc
6355 South Buffalo Drive

Las Vegas, NV 89113-2133

Phone: (702)669-7777

WMS Gaming Corpotate Receipts
23571 Network Place

Chicago, IL 60673-1235

Phone: (847)785-3000

Non-Domestic- Americas Division

Aristocrat Technologies, Inc.
7230 Amigo Street

Las Vegas, NV 89119

Phone: (702)270-1400

Konami Gaming, Inc.
PO Box 848401

Los Angeles, CA 90084-8401

Phone: (702)616-1400
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