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Re: Explanatory Statement Pursuant to Public Authorities Law §2897(6)(d)

Griffiss Local Development Corporation to Integrated Community Alternatives Network, Inc.

Sublease of Space in Building 796
725 Daedalian Drive, Griffiss Business Park, Rome., N.Y.

Dear Sir/Madam:

Griftiss Local Development Corporation ("GLDC") is a New York not-for-profit local development
corporation formed pursuant to Section 1411 of the Not-for-Profit Corporation Law (“NPCL”). Pursuant to its
Certificate of Incorporation, GLDC operates for the corporate purposes, among others, "of participating in the
development and implementation of a comprehensive strategy to maintain, strengthen and expand the uses and
viability of the former Griffiss Air Force Base in the City of Rome and Oneida County including, without
limitation, the [Air Force's] Rome Laboratory" by "promoting and providing for additional employment". In
furtherance of its corporate purposes, GLDC has been developing a 1,600+ acre portion of the former Griftiss
Air Force Base as a business and technology park (the "Griffiss Business Park").




By Quitclaim Deed dated August 21, 2001, and recorded in the Oneida County Clerk's Office.
on January 7, 2002, the United States of America, acting by and thivugh the Scuretdry of the Air Force,
conveyed. to the Oneida County Industrial Development Agency: ("OC]DA") a portion of the former.
‘Griffiss Air Force Base commorily known as "Parcel FAB". OCIDA, in turn, leases Parcel F4B to
GLDC pursuant to. a lease agreement {the "Lease Agreement”) whereby GLDC (a) hds. the right to
-acquire, for nominal consideration, the fee title to any portion of Parcel F4B not previously conveyed ta
a third party (the “Remaining Leased Premlses”), (b) has-the obligation te: acquite such fee title at the
end of the lease term, and (c) bears all of the financial and other responsibilities relating to the
Remaining Leased Premises that typically are ‘borng by the fee owners of real property. By virtue of the
aforesaid provisions of the Lease Agreement, GLDC is deemed to be the beneficial owner of the
premises described therein. Parcel FAB includes that certain: office building known as Building 796
located at 725 Daedalian Drive, Griffiss Business Park, Rome, New York.

GLDC proposes, by means of a negotiated transaction, to sublease space in Building 796 {the
“Building 796 Space”) to Integrated Community A}tematwes \Ietwork Tnc. (“ICAN") a New York
not-for-profit corporatmn which provides a wide range of programs and services to clients and/or
customers located in Oneida County and five (5) othier Upstate New York. counties which are designed
to empower children, families and individuals who have high service needs to enable them to live in
ways that are productive and healthy, and keep families together (the “GEDC/ICAN Subleasge™).

Under the: proposed GLDC/ICAN sublease, ICAN would sublease. (a) 12,620 gross square feet
(“GSF™) of space in Building 796 for the purposes of: providing child care services for approximately
72 children ranging in age from infant to pré-school age (the “Day:Care Space”), and (b) 9,790 GSF of
space ‘therein for the purposes of furnishing office space to its: staff to (i) provide various clinical
services, mcludmg individual therapy and medicatiori management, to. children of all ages and (if)
perform administrative functions (the. “Office Space”). ICAN would also sublease a 5,080+ GSF°
outdoor area located on the west side of Building 796 to-install a playground (the “Playground Area).

The initial term of the proposed GLDC/ICAN Sublease would be. for ten {10} years, with I[CAN
having optxonb to renew for two (2) successive terms of five (5) years each (for a total of twenty (20)
years if [CAN were ‘to. exéercise such - options). The base rent for the Day Care Space would be
$6.00/GSF increasing by 2% in year 11 of the sublease term and again by 2% in year 16 of the sublcase
term, plus electricity. The base rent for the Office Space would be: $9.00/GSF, increasing by 2%
'annually, plus electricity. No base rent would be. charged for the Playground Space.

The proposed GLDC/ICAN Sublease would obligate ICAN (a) to provide day care services in
Building 796 during the term thereof for.at least 72 children (the “Day Care Services™”) with an
enrollment preference. being given o children who have a. parent/gnardian that resides andior works
within. the -geographical -area occupied by the former Griffiss AFB (including the Griffiss Business
Park} and (b) create and fill jobs at Building 796 for (i) at teast 15 FTEs who. are not currently
employed by TCAN (i) at least 30 FTEs who are currently employed. by ICAN, and {iii) thereafter
during the sublease term retain at least 45 FTEs at Building 796.

According o a Market Rent Comparability Study prepared for GLDC by Stropp Appraisal
Services on October 28, 2024 for office space focated within the City of Rome’s commercial rental
market, fair-market rent for-the Bu11d1ng 796 Space falls within the $15.00/GSF to $20.00/GSF rarige,
plus electricity (the “Applicable Market Rate Range™). Based on the foregoing, the proposed
GLDC/ICAN sublease would be a below fair market value sublease.

In &eqidi‘ng whether to procecd with the proposed GLDC/ICAN Suiblcase, the GLDC Board of




Directors ¢onsidered ail of the items of information listed in -Section 2897 (7)(b) of the Public
Authorities Law. Among other things, the GLDC Board considered the fact thdt while there are more
than 90 employers located at Griffiss employing upwards of 6,000 employees, Griffiss is baswally a

“childcare desert”; Le., there are only limited childcare services available at Griffiss. Griffiss employers
have Iong_,recogmzed that the availability of conveniently located and affordable childcare services is
critical to their ability to attract and retain employees and have so advised GLDC. The GLDC Board
also took into account that in:recent years efforts have been made to stand up at least two (2) childeare
facilities at Griffiss, both of which ultimately failed to materialize due, in no smail part, to the high cost:
of rent at Griffiss. Additionally, GLDC noted that the proposed GLDC/ICAN Sublease would lead to
both job creation and JOb retention at Griffiss.

Based on the foregoing, the GLDC found that even through the proposed GLDC/ICAN
Subléase would constitute a below fair market value transfer it would nenetheless aclvance GLDC’s'

corporate purposes and mission and also-provide an incidental bericfit to the public by {2) increasing the.
supply of childcare services at Griffiss thereby helping Griffiss employers in theit efforts-to. attract and
retain employees and (b) fostering the creation and retenition of jobs af Griffiss,

The ‘GLDC Board also made the requlred determination pursuant to Section 2897 (7)) of the
Public Authorities Law that there'is-no reasonable altetnative to the proposed below fair market value
GLDC/ICAN Sublease which would achieve the same purpose.

Finally, as noted above, the proposed GLDC/ICAN Sublease is in keeping with GLDC’s’
corporate purposes -and mission of promoting .and providing for additional employment in the Griffiss:
Business Park. Besides its powers under NPCL § 202, pursuant to NPCL § 1411(c) and its Certificate of
Jncorporauon GLDC, acting in furtherance of its. corporate purposes, is empowered “to sell, lease. mortgage
or otherwise dispose of or encumber... any of its. real or personal property or any. interest; therein upon such
terms.as it may determine™. Thus, in view of the foregomg, GLDC is permitted to dispose of the Building
796 Space by ‘means of a negotlated sublease under Section 2897(c)(vi) of the Public Authotities Law
because “such action is.othcrwise authorized by law™,

B The original ten (10) year term of the sublease will commence not less than ninety (90) days
‘after the date of this. Explanatory Statement.

Please feel free to contact the undersignéd if you have any questions regarding this transaction.

Sincerely,

GRIFFISS LOCAL DEVELOPMENT.
CORPORATION

By:

Shawna M. Papale _
Its Authorized Representative:



