
 

 

 

 

 

FOR CONSIDERATION 

November 19, 2009 

 

TO: The Directors 

 

FROM: Dennis M. Mullen 

  

SUBJECT: Cortland (Cortland County) – Hope Lake Lodge and Indoor Water Park 

Capital – JOBS Now 100 Program – Capital Grant 

 

REQUEST FOR: Findings and Determinations Pursuant to Section 10 (g) of the Act; 

Authorization to Adopt the Proposed General Project Plan; Authorization to 

Make a Grant and to Take Related Actions; Determination of No 

Significant Effect on the Environment 

  

 

General Project Plan 

 

I. Project Summary 

 

Grantee: Hope Lake Investors, LLC 

 

ESD* Investment: A grant of up to $400,000 to be used for a portion of the cost of the 

construction of a 151-room condo/hotel resort complex in Cortland County. 

 

* The New York State Urban Development Corporation doing business as the 

Empire State Development Corporation (“ESD” or the “Corporation”) 

 

Project Location: 2177 Clute Road, Cortland, Cortland County 

  

NYS Empire Zone  

        (or equivalent): Cortland County Empire Zone  

 

Proposed Project: The construction of a 151 room condo/hotel including an indoor water park 

and conference center adjacent to the Greek Peak Ski Center in Cortland 

County. 

 

ESD Incentive Offer Accepted: October 14, 2005 (initial offer); September 10, 2009 (revised offer) 

 

Project Completion: November 2009  
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Number of Employees at Project Location: 

 Initial employment at time of ESD Incentive Offer:     0 

  Current employment level:     7  

 Minimum employment on January 1, 2012:  241 

 

Grantee Contact: Thomas Hatfield, CFO 

2000 NYS Route 392 

Cortland, NY  13045 

Phone: 607-835-6300  Ext. 103 or 105 

Fax: 607-835-6854 

 

 Anticipated 

Appropriation 

 Source:  JOBS Now 100 Program 

 

ESD Project No.: T485 

 

Project Team: Origination James Fayle 

Project Management Meg Paskins 

Finance Jonevan Hornsby 

Affirmative Action Helen Daniels 

Environmental Soo Kang 

 

II. Project Cost and Financing Sources 

 

Financing Uses Amount 

Land $600,000 

Construction/Infrastructure/Site Work 43,640,000  

Furniture, Fixtures and Equipment 3,924,000 

Working Capital 250,000 

Opening Expenses   250,000 

 

Total Project Costs $48,664,000 

 

Financing Sources Amount Percent Rate/Term/Lien 

ESD-Grant $400,000  0.8%  

Participation Loan 23,000,000 47.0% * 

Tennessee Commerce Bank Loan 10,000,000 21.0% ** 

Tennessee Commerce Bank Loan 3,700,000  8.0% 9%/6 years/FF&E 

Verizon Credit, Inc. Loan 224,000 0.3% 7.85%/3 years/equipment 

NYSERDA Grant *** 440,000 0.9% 

Company Equity 10,900,000    22.0% 

  

Total Project Financing $48,664,000 100.0% 
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*     Construction loan with a 9% interest rate, due April 2010.  The loan is to be repaid from the sale of condo/hotel 

quarter-share units.  Participating lenders include M&T Bank, Tennessee Commerce Bank, Mid-Atlantic Financial 

Partners, LLC, HSK Funding, Inc., First Community Financial, Inc., and Green lake Associates, LLC. 

**   Tennessee Commerce Bank (80% United States Department of Agriculture (“USDA”) - Rural Development 

guarantee) – P+2%/ 30 year term/ first mortgage on 17 acres of land and commercial member of Hope Lake 

Condominium (lobby, lodge, restaurant, and first floor of hotel).  

*** New York State Energy Research and Development Authority. 

 

III. Project Description 

 

A. Background 

 

 Hope Lake Investors, LLC (“”HLI” or “the Company”) was formed in 2002 by Allen 

Kryger and Thomas Hatfield to develop a hotel, conference center and indoor water park complex 

adjacent to the existing Greek Peak Ski Center (“Greek Peak”) in Cortland County.  They are also 

the President and CFO of Peak Resorts, Inc., and the Member Managers of REDI, LLC, entities 

which own the land and existing facilities located within the development know as Greek Peak 

Mountain Resort (the “Resort”). 

 

 The Resort began as a local ski resort in 1958 and has evolved into a regional destination 

resort. The transition from local ski area to regional resort began in the 1970s when gasoline 

shortages forced skiers to seek recreation closer to home.  Visitors from New Jersey, Pennsylvania 

and other areas began to make Greek Peak their “home” ski area.  A master plan was developed in 

1975 which resulted in a planned unit development encompassing approximately 1,600 acres 

incorporating recreational and commercial uses and 1,539 residential units served by municipal 

water and sewer.  Since the early 1980s, 174 single family homes/townhouses and condo’s have 

been built and sold.   

 

 In 1996, a partnership between the Town of Virgil, the Resort and New York State Parks 

and Recreation resulted in the development of the Hope Lake Recreational Area (approximately 50 

acres) which included the construction of Hope Lake (approximately 24 acres).  This development 

resulted in a lake for swimming, fishing and other non-motorized recreational uses, a sand beach, 

pavilions, bath house and other amenities not previously available.  It also helped secure the job 

base at the ski area as a critical source of water was created to support snowmaking needs during dry 

periods. 

 

 HLI was formed for several reasons including the need to provide additional bed base for 

the ski facility which is aging and which will need substantial capital investment to remain 

competitive and continue to provide the jobs, tax base, and recreation facilities enjoyed by skiers, 

snow boarders and tubers during the winter months.  The local market has had little or no 

population growth for two decades or more with no growth expected in the near future.  The growth 

in skier visits required to support a capital expenditure of this magnitude requires additional beds in 

order to be competitive in the destination markets served by the Resort. 

 

 The hotel, conference center and indoor water park concept as conceived evolved into a 

four-season condo/hotel indoor water park resort with a total of 151 rooms, estimated to cost 

approximately $48.7 million.  The hotel includes an indoor water park, health spa, arcade, and a 
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full-service restaurant and lounge.  This business model provided the financial framework that 

enabled the project to obtain bank financing.  The hotel rooms, sold as quarter-shares, reduce the 

capital risk to the lenders and the hotel owner/operator as well as room owners paying monthly 

common charges which pays a portion of the operating costs of the hotel.  Room revenue is split 

between the room owner and the hotel owner/operator whenever a guest rents the room.  All guests, 

including room owners, pay for all amenity use which provides additional revenues to pay wages 

and other operating costs associated with the hotel and amenities operation. 

 

 Local banks were either too small to finance a project of this size or did not have the 

expertise to fund a recreation/tourism project.  HLI management was referred to a bank from 

Tennessee, Tennessee Commerce Bank, which had experience in this type of project and which 

could access USDA loan guarantees.  As part of its due diligence, it wanted to see New York State 

(“NYS”) support for the project as it saw NYS support as giving added strength to the project.  

Management approached ESD for assistance with the project and ESD responded with an offer of a 

$400,000 capital grant, accepted in October 2005.  The offer was subsequently revised in September 

2009 as delays in the project’s time line since acceptance of the original 2005 offer letter required 

revisions to disbursement and job creation dates. The budget was also updated.   The project will 

result in the creation of 241 jobs at the new condo/hotel resort. 

 

B. The Project 

 

 The project involves the construction of a new 172,827-square-foot condo/hotel resort 

complex on 17 acres of land adjacent to Greek Peak.  In addition to the construction of 151 

condo/hotel rooms, the project includes the construction of 3,000 square feet of conference/meeting 

room space and 41,000 square feet of indoor water park, full-service restaurant and lounge, snack 

bar, health spa, gift shop, arcade and other amenities associated with an indoor water park resort.  

The project also involves the purchase of furniture, fixtures and equipment such as restaurant 

equipment, lobby furniture, hotel room furniture and appliance packages for 151 rooms, conference 

and meeting room tables, fitness center equipment and indoor water park tables, chairs and 

specialized equipment.   

 

 The cost to purchase a quarter-share depends on the square footage of the unit and HLI 

offers 9 options to buyers ranging from $57,000 up to $189,500.  To date approximately $18 million 

in quarter-share condo units have been sold. The new facility will formally open in December 2009. 

  

 HLI expects that the new condo/hotel complex will create a four-season demand for all 

Resort facilities and help attract visitors from destination markets that currently travel to other out-

of-state resort locations.  Management anticipates visits to rise from approximately 250,000 skier 

visits to more than 500,000 resort visits (ski area & hotel/indoor water park) per year.  This will 

generate revenue expected to be in excess of $10 million annually.   

 

 The Company estimates that by the time the new facility opens in December 2009, more 

than 150 new jobs will be in place. 

 

 Evaluated over a seven-year period, the following are anticipated project impacts (dollar 

values are present value): 
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 ● Fiscal benefits to NYS government from the project are estimated at $5,324,248; 

 ● Fiscal cost to NYS government is estimated at $400,000; 

 ● Project cost to NYS government per direct job is $2,980; 

 ● Project cost to NYS government per job (direct plus indirect ) is estimated at $2,340; 

 ● Ratio of project fiscal benefits to costs to NYS government is 13.31:1; 

 ● Fiscal benefits to all governments (state and local) are estimated at $9,019,045; 

 ● Fiscal cost to all governments is $400,000; 

 ● All government cost per direct job is $2,980; 

 ● All government cost per total job is $2,340; 

 ● The fiscal benefit to cost ratio for all governments is 22.55:1; 

 ● Economic benefits (fiscal plus total net resident disposable income from project  

  employment) are estimated at $42,861,469, or $250,732 per job (direct and indirect);  

 ● The economic benefit to cost ratio is 107.15:1; 

 ● Project construction cost is $43,640,000 which is expected to generate 367 direct job 

  years and 237 indirect job years of employment; 

 ● For every permanent direct job generated by this project, an additional 0.27 indirect 

  jobs are anticipated in the state’s economy; 

 ● The payback period for NYS costs is 1 year. 

 

 ( See Project Summary Benefit-Cost Evaluation attached for detail and definitions.) 

 

C.   Financial Terms and Conditions 

 

1. At the time of disbursement, the Company will reimburse ESD for all out-of-pocket 

expenses incurred in connection with the project. 

 

2. The Company will demonstrate no material adverse change in its financial condition prior 

to disbursement.  

 

3. The Company or the Company’s owners will contribute at least 10% in equity to the 

Project. Equity is defined as any non-debt source of capital, and should be auditable 

through Company financial statements or Company accounts, if so requested by ESD.  

 

4. Prior to disbursement, the Company must employ at least the number of Full-time 

Permanent Employees set forth as the Baseline Employment in the table below. A Full-

time Permanent Employee shall mean (a) a full-time, permanent, private-sector employee 

on the Grantee’s payroll, who has worked at the Project Location for a minimum of thirty-

five hours per week for not less than four consecutive weeks and who is entitled to receive 

the usual and customary fringe benefits extended by Grantee to other employees with 

comparable rank and duties; or (b) two part-time, permanent, private-sector employees on 

Grantee’s payroll, who have worked at the Project Location for a combined minimum of 

thirty-five hours per week for not less than four consecutive weeks and who are entitled to 

receive the usual and customary fringe benefits extended by Grantee to other employees 

with comparable rank and duties. 

 

5. Up to $400,000 will be disbursed to the Grantee in three installments as follows: 
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a)  an Initial Disbursement of an amount equal to 50% of the grant ($200,000) upon 

completion of the construction of the condo/hotel/conference center as evidenced by a 

certificate of occupancy, documentation of $30,300,000 in eligible 

construction/infrastructure/site work related project costs, and documentation of the 

employment of at least 100 Full-time Permanent Employees at the Project Location 

(Employment Increment of 100), assuming that all project approvals have been 

completed and funds are available;  

b) a Second Disbursement of an amount equal to 25% of the grant ($100,000) will be 

disbursed upon completion of the indoor water park as evidenced by a certificate of 

occupancy, documentation of additional construction/infrastructure/site work related 

project costs totaling $13,300,000 (aggregate total of $43,600,000), and documentation 

of the employment of at least 150 Full-time Permanent Employees at the Project 

Location (Employment Increment of 50), provided Grantee is otherwise in compliance 

with program requirements; 

c) a Third Disbursement of an amount equal to 25% of the grant ($100,000) will be 

disbursed upon documentation of the employment of at least 241 Full-time Permanent 

Employees at the Project Location (Employment Increment of 91), provided Grantee is 

otherwise in compliance with program requirements. 

 

Payment will be made upon presentation to ESDC of an invoice and such other 

documentation as ESDC may reasonably require.  Expenses must be incurred on or after 

October 4, 2005 to be considered eligible project costs.  All disbursements must be 

requested by April 1, 2012. 

 

6.  ESD may reallocate the project funds to another form of assistance, at an amount no 

 greater than $400,000, for this project if ESD determines that the reallocation of the 

 assistance would better serve the needs of the Company and the State of New York.  In no 

 event shall the total amount of any assistance to be so reallocated exceed the total amount 

 of assistance approved by the Directors. 

 

7. In consideration for the making of the Grant, Grantee will achieve the Employment Goals 

set forth in Column B of the table below.  If the Full-time Permanent Employee Count for 

the year prior to the reporting date set forth in Column A of the table below is less than 

eighty-five percent (85%) of the Employment Goal set forth in Column B (an 

“Employment Shortfall”), then upon demand by ESD, Grantee shall be obligated to repay 

to ESD a portion of each disbursement of the Grant, as follows:  

 

The Recapture Amount is based on the time that has lapsed between when the Grant funds 

were disbursed and when the Employment Shortfall occurred. The Recapture Amount 

shall be calculated by aggregating the Recapture Amount for each disbursement of the 

Grant, which in each instance shall be equal to:  

 

(i) 100% of the disbursed amount if the Employment Shortfall occurred in the calendar 

year that the disbursement was made, or in the first full calendar year after the 

disbursement was made; 

(ii) 80% of the disbursed amount if the Employment Shortfall occurred in the second full 
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calendar year after the disbursement was made; 

(iii) 60% of the disbursed amount if the Employment Shortfall occurred in the third full 

calendar year after the disbursement was made; 

(iv) 40% of the disbursed amount if the Employment Shortfall occurred in the fourth full 

calendar year after the disbursement was made; 

(v) 20% of the disbursed amount if the Employment Shortfall occurred in the fifth full 

calendar year after the disbursement was made. 

 

The Grantee’s number of Full-time Permanent Employees shall be deemed to be the 

greater of the number as of the last payroll date in the month of December for such year or 

the average employment for the 12 month period computed by quarter. 

  

0

A B

Reporting Date Employment Goals

February 1, 2011 X+Y+Z

February 1, 2012 X+Y+Z

February 1, 2013 X+Y+Z

February 1, 2014 X+Y+Z

Baseline Employment

 
 
X = Grantee's Employment Increment that will be the basis of the First Disbursement of the Grant as 

described in section C.5 above (i.e. X=100, and Employment Goals shall equal [ X = 100] if the First 

Disbursement is made, in the year such disbursement is made and for each year thereafter).  If the First 

Disbursement has not yet been made then X=0. 

Y = Grantee’s Employment Increment that will be the basis of the Second Disbursement of the Grant as 

described in section C.5 above (i.e. Y=50, and Employment Goals shall equal [ X + Y = 150] if the Second 

Disbursement is made, in the year such disbursement is made and for each year thereafter).  If the Second 

Disbursement has not yet been made then Y=0.  

Z = Grantee’s Employment Increment that will be the basis of the Third Disbursement of the Grant as 

described in section C.5 above (i.e. Z=91, and Employment Goals shall equal [ X + Y +Z = 241] if the Third 

Disbursement is made, in the year such disbursement is made and for each year thereafter).  If the Third 

Disbursement has not yet been made then Z=0.  

 

IV. Statutory Basis 

 

 The project meets the statutory requirement of a JOBS Now 100 Project because the Company 

will create at least 100 new full-time permanent private sector jobs.  No residential relocation is 

required as there are no families or individuals residing on the site.  
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V. Environmental Review 

 

 The Town of Virgil Planning Board, as lead agency, has completed an environmental 

review of the proposed project, pursuant to the requirements of the State Environmental Quality 

Review Act (“SEQRA”) and the implementing regulations of the New York State Department of 

Environmental Conservation.  This review found the project to be a Type I Action, which would not 

have a significant effect on the environment.  The lead agency issued a Negative Declaration on July 

28, 2003.  ESD staff reviewed the Negative Declaration and supporting materials and concurs.  It is 

recommended that the Directors make a Determination of No Significant Effect on the 

Environment. 

 

VI. Affirmative Action  

 

ESD’s Non-Discrimination and Affirmative Action policy will apply. Hope Lake Investors, 

LLC is encouraged to include minorities and women in any job opportunities created by the Project and 

to solicit and utilize Minority and Women-owned Business Enterprises for any contractual opportunities 

generated in connection with the Project. 

 

VII. ESD Financial Assistance Subject to Availability of Funds and Additional Approval 

 

The provision of ESD financial assistance is contingent upon the availability of funds and 

the approval of the State Division of the Budget.  

 

VIII. Additional Submissions to Directors 

 

Resolutions 

New York State Map 

Project Finance Memorandum 

Cost-Benefit Analysis  



 

 November 19, 2009 

 

Cortland (Cortland County) – Hope Lake Lodge and Indoor Water Park Capital – JOBS 

Now 100 Program – Capital Grant – Findings and Determinations Pursuant to Section 10 

(g) of the Act; Authorization to Adopt the Proposed General Project Plan; Authorization to 

Make a Grant and to Take Related Actions 

  

 

RESOLVED, that on the basis of the materials presented to this meeting, a copy of which is hereby 

ordered filed with the records of the Corporation, relating to the Hope Lake Lodge and Indoor 

Water Park Capital -- JOBS Now Program – Capital Grant Project (the “Project”), the Corporation 

hereby determines pursuant to Section 10 (g) of the New York State Urban Development 

Corporation Act of 1968, as amended (the “Act”), that there are no families or individuals to be 

displaced from the project area; and be it further 

 

RESOLVED, that the Corporation does hereby adopt, subject to the requirements of Section 16(2) 

of the Act, the proposed General Project Plan (the “Plan”) for the Project submitted to this 

meeting, together with such changes therein as the Chairman and Chief Executive Officer-

Designate of the Corporation or his designee(s) may deem appropriate, a copy of which Plan, 

together with such changes, is hereby ordered filed with the records of the Corporation; and be it 

further 

 

RESOLVED, that upon written finding of the Chairman and Chief Executive Officer-Designate of 

the Corporation  or his designee(s) that no substantive negative testimony or comment has been 

received at the public hearing held on the Plan, such Plan shall be effective at the conclusion of 

such hearing, and that upon such written finding being made, the Chairman and Chief Executive 

Officer-Designate of the Corporation or his designee(s) be, and each of them hereby is, authorized 

to make to Hope Lake Investors, LLC a grant for a total amount not to exceed Four Hundred 

Thousand Dollars ($400,000) from the JOBS Now 100 Program, for the purposes, and 

substantially on the terms and conditions, set forth in the materials presented to this meeting, with 

such changes as the Chairman and Chief Executive Officer-Designate of the Corporation or his 

designee(s) may deem appropriate, subject to the availability of funds and the approval of the State 

Division of the Budget; and be it further 

 

RESOLVED, that the Chairman and Chief Executive Officer-Designate of the Corporation or his 

designee(s) be, subsequent to the making of the grant, and each of them hereby is, authorized to 

take such actions and make such modifications to the terms of the grant as he or she may deem 

necessary or appropriate in the administration of the grant; and be it further 

 

RESOLVED, that the provision of ESD financial assistance is expressly contingent upon: (1) the 

approval of the Public Authorities Control Board, if applicable, and (2) receipt of all other 

necessary approvals; and be it further 

 

 

 

 

 



 

RESOLVED, that the Chairman and Chief Executive Officer-Designate of the Corporation or 

  his designee(s) be, and each of them hereby is, authorized in the name and on behalf of the  

  Corporation to execute and deliver any and all documents and to take all actions as he or she 

  may in his or her sole discretion consider to be necessary or proper to effectuate the foregoing 

  resolutions. 

 

*  *  * 

 



 

  

          November 19, 2009 

 

Cortland (Cortland County) – Hope Lake Lodge and Indoor Water Park Capital – JOBS 

Now 100 Program – Capital Grant – Determination of No Significant Effect on the 

Environment 

  

 

RESOLVED, that based on the material submitted to the Directors with respect to the Hope Lake 

Lodge and Indoor Water Park Capital Project, the Corporation hereby determines that the 

proposed action will not have a significant effect on the environment.  

 

 

*  *  * 


