












Value of Incentives
Indus Hospitality Group Inc.

A. IDA PILOT Benefits:
Current Assessment

Value of New Construction & Renovation Costs
Estimated New Assessed Value Subject to IDA $0

Current Taxes $0
Current Taxes Escalator 2%

PILOT Terms - Years 10
 

County Tax rate/$1,000
Local Tax Rate* Tax Rate/$1,000

School Tax Rate /$1,000
Total Tax Rate 0.00000

B.  Sales Tax Exemption Benefit:
Estimated value of Sales Tax exemption: $505,480

Estimated duration of ST exemption: 12/31/2025

C.  Mortgage Recording Tax Exemption (MRTE) Benefit:
Estimated Value of MRTE: $89,513

D.  Industrial Revenue Bond Benefit
IRB inducement amount: $0

E. Percentage of Project Costs financed from Public Sector sources:

Total Value of Incentives: $594,993
Project Construction Costs: $15,190,000

3.92%

PILOT Schedule
PILOT % County Local School Total Full Tax Net Exemption**
Year Abatement PILOT PILOT PILOT PILOT Payment 

Amount Amount Amount Amount w/o  PILOT***

Total $0 $0 $0 $0 $0 $0
1 90% $0 $0 $0 $0 $0 $0
2 90% $0 $0 $0 $0 $0 $0
3 80% $0 $0 $0 $0 $0 $0
4 80% $0 $0 $0 $0 $0 $0
5 70% $0 $0 $0 $0 $0 $0
6 70% $0 $0 $0 $0 $0 $0
7 60% $0 $0 $0 $0 $0 $0
8 60% $0 $0 $0 $0 $0 $0
9 50% $0 $0 $0 $0 $0 $0
10 50% $0 $0 $0 $0 $0 $0
- 40%  -  -  -  -  -  - 
- 40%  -  -  -  -  -  - 
- 30%  -  -  -  -  -  - 
- 30%  -  -  -  -  -  - 
- 20%  -  -  -  -  -  - 
- 20%  -  -  -  -  -  - 
- 10%  -  -  -  -  -  - 
- 10%  -  -  -  -  -  - 
- 5%  -  -  -  -  -  - 
- 5%  -  -  -  -  -  - 
-  -  -  -  -  -  - 
-  -  -  -  -  -  - 
-  -  -  -  -  -  - 
-  -  -  -  -  -  - 
-  -  -  -  -  -  - 
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AS ACTED UPON DURING A DULY NOTICED OPEN MEETING OF THE TOWN BOARD OF THE TOWN 
OF HENRIETTA, COUNTY OF MONROE, STATE OF NEW YORK, HELD AT THE HENRIETTA TOWN HALL AT 
475 CALKINS ROAD, HENRIETTA, NEW YORK ON APRIL 10, 2025 AT 6:00 P.M. 
 
 
RESOLUTION #7-148/2025 Accept the SEQR Determination and issue a Negative Declaration for 

the Woodspring Suites Hotel. 
 
 
On Motion of Seconded by  
Councilmember Stafford Councilmember Barley 
 
 

WHEREAS, the Town of Henrietta received an application (the “Application”) from Indus Hospitality 
Group, Inc. (the "Applicant") requesting Special Use Permit approvals for the development of the property 
known as Woodspring Suites Hotel, in an Industrial Zoned District, on a future 1.98 +/- acre parcel being 
located at 1180 Jefferson Road and part of Tax Account No. 162.07-1-12 (the "Property"), as follows: (1) 
to construct a four-story hotel with approximately 122 rooms; and (2) to construct said hotel with a height 
of 48 feet whereas Town Code only permits a height of 40 feet (the "Project"); and   

WHEREAS, the Town Board was established as the Lead Agency by Resolution #4-105/2025 on 
February 27, 2025, and conducted a coordinated environmental review in accordance with the New York 
State Environmental Quality Review Act ("SEQR"); and  

WHEREAS, the Town Board has carefully reviewed and considered all relevant documentary, 
testimonial, and other evidence presented to the Town Board prior to, at, and subsequent to Public 
Hearings held on the Applications on March 19, 2025 and April 10, 2025, together with input from Town 
staff, and other advisory Boards, and other agencies, and has considered and taken a hard look at all 
potential environmental impacts of the Project; and 

WHEREAS, the Town Board has completed Parts 2 and 3 of the EAF, which are attached hereto, 
and has carefully considered the information contained therein. 

THEREFORE, BE IT RESOLVED, that the Henrietta Town Board hereby approves the attached Part 
2 of said EAF. 

BE IT FURTHER RESOLVED, that the Town Board hereby finds that the proposal will not have any 
significant adverse environmental impacts, as more fully set forth in the record, and in Part 3 of the EAF, 
including in the attachment thereto. 

BE IT FURTHER RESOLVED, that the Town Board hereby approves Part 3 of the EAF, including the 
narrative attached thereto, confirming its findings in Part 2 of the EAF, and setting forth its basis and 
reasoning for finding that there are no potential significant adverse environmental impacts. 

BE IT FURTHER RESOLVED, that in accordance with its adoption of Part 3 of the EAF, the Town 
Board hereby issues a Negative Declaration with regard to the action, finding that the proposal will not 
have any significant adverse environmental impacts. 

BE IT FURTHER RESOLVED, that the Town Board directs that the Negative Declaration be filed in 
accordance with SEQR Regulations, that the Supervisor is authorized to execute such necessary documents 
and to take such other actions as will facilitate an orderly and proper SEQR process. 

 
 

Duly put to a vote: 
Councilmember Page Aye 
Councilmember Bellanca Aye 
Councilmember Barley Aye 
Councilmember Stafford Aye 
Supervisor Schultz Aye 
 RESOLUTION ADOPTED 
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EAF Part 3 for Windspring Suites 
1180 Jefferson Road 

Part of Tax Account No. 162.07-1-12 
 

April 7, 2025 
 
In addition to the narrative below, this EAF Part 2 hereby incorporates the following, which is made 
a part of this Part 3 reasoned elaboration; 
 

a. Town Board Special Use Permits Application SP-2025-008/009 for Windspring 
Suites Hotel at 1180 Jefferson Road, prepared by BME Associates, dated January 31, 
2025; 

b. Short Environmental Assessment Form, Part 1, prepared by BME Associates, dated 
January 30, 2025; 

c. Site Concept Plan for 1180 Jefferson Road - Hotel, prepared by BME Associates, 
dated January 31, 2025; 

d. Email from Zachary J. Starke, PE of the New York State Department of 
Transportation to Rebecca Spurr, PE of BME Associates dated February 12, 2025; 

e. Letter from Christopher Reeve, PE of the New York State Department of 
Transportation to Christopher E. Martin, PE of the Town of Henrietta dated March 
20, 2025; 

f. Letter from Anthony Piascik of the Monroe County Water Authority to Christopher 
E. Martin, PE dated March 5, 2025; 

g. Letter from Adam J. Bello, Monroe County Executive to Stephen L. Schultz, 
Henrietta Town Supervisor dated March 21, 2025; 

h. Letter from Loren R. Flaum of 1180 Jeff Road, LLC to Rebecca Wiesner of the 
Town of Henrietta dated April 7, 2025. 

 
1. Material Conflict with Adopted Land Use Plan or Zoning 

 
The property is zoned Industrial, and hotels are a permitted use in this district as long as a special 
use permit is obtained from the Henrietta Town Board. Since there are already numerous hotels 
located along Jefferson Road in the vicinity of this project, the proposal for a new hotel is not 
expected to have a significant adverse impact.  

 
2. Change in Use or Intensity of the Use of Land 

 
The parcel is currently located within an unused portion of the plaza’s parking lot, so the new 
hotel is not expected to have a significant adverse impact. 
 

3. Impairment of the Character or Quality of the Existing Community 
 
There are currently existing commercial uses within the vicinity of 1180 Jefferson Road.  Also, 
the area is surrounded by other hotels, restaurants and retail uses.  As a result, the proposal to 
add a hotel is not expected to have a significant adverse impact. 
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4. Impact on Critical Environmental Areas 

 
No impact; there are no CEA’s located within or adjacent to the site.   
 

5. Impact on Transportation 
 

Minor impact; even though there may be a minor increase in traffic caused by the proposed 
hotel, in an email from the NYSDOT to BME Associates, the NYSDOT did not see the need 
of any permits from them and no further review was required. 
 

6. Impacts on Energy 
 
No impact; the energy system in this area is more than adequate to handle the demands from 
this hotel. 
 

7. Impact on Existing Water Supplies and Wastewater Treatment Facilities 
 
No impact; the water and sanitary sewer system in this area is more than adequate to handle the 
demands from this restaurant. 

 
8. Impact on Historic And Archeological Resources 

 
No impact; the hotel is not located within an archeo-sensitive area.  
 

9. Impact on Natural Resources 
 

No impact; there are no scenic or aesthetic resources in the vicinity of the site.  
 

10. Impact on Erosion, Flooding or Drainage 
 

Small impact.  The proposed site work for the restaurant has the potential to create turbidity 
and sediment in the adjacent water bodies if the proper erosion control devices are not 
implemented or maintained.  The grading plan shall use a stabilized construction entrance, silt 
fence, and other erosion control devices to control site erosion.  Also, site inspections will be 
performed until the site is stabilized to ensure that erosion is not leaving the site. 
 
The site is not located within a floodplain so there should be no issue with flooding. 
 
The existing storm sewer system will control the drainage on the site so there should be no 
impact on the adjacent drainage system. 
 

11. Impact on Human Health 
 

No impact. 



 

 

 
September 4, 2025 
 
Indus Hospitality Group 
950 Panorama Trail S 
Rochester, New York 14625 
 
Dear Mr. Mehta: 
 
The following is a discussion of the overall lodging market for the Greater Rochester area.  The 
market is defined as to its geographical area, typical hotel guests, hotel types, and inventory.  
Additionally, identified demand generators are discussed with the most recent development being 
the New York State initiative to capture domestic semiconductor production and distribution which 

is expected to require infrastructure investment including extended-stay lodging options to make the 
most of this economic growth potential.      
 
Identification of the Rochester Market 
 
The Rochester Market includes the following counties: Monroe, Ontario, Wayne, Seneca, 
Livingston, Orleans, Wyoming, Genesee, Yates.  
 
The interstate highway network to and around Rochester is excellent.  Interstate-90 (NYS 
Thruway), a major east/west transportation corridor in the United States from Boston to Seattle, 
passes through Monroe County, south of the city of Rochester.  There is three major interchanges 
servicing Rochester at both ends of Interstate-490 and one at Interstate-390.  I-490 is the major 
transportation route into Rochester providing access to the "Inner-Loop" expressway which 
partially encircles the downtown business district.  The "Outer-Loop" expressway, a U-shaped 
transportation corridor comprised of I-390 on the west and I-590 on the east, intersects with I-
390 south, a major north/south transportation corridor in Upstate New York.  Other expressways, 
such as 531, 104, and the Ontario State Parkway, provide access to areas not covered by the 
above.  The modern, extensive, and relatively non-congested expressway network allows access 
to most areas of Monroe County within 15-20 minutes from downtown.  Rochester is a major 
metropolitan market serviced by the Greater Rochester International Airport, a modern 22-gate 
airport facility built in 1992 and serviced by the major airlines. 
 
The excellent access to Rochester and Monroe County makes travel within the county relatively 
quick and attracts visitors from outside the market for the area’s cultural, educational, industrial, 
and professional assets. 
 
Tourism in Rochester 
 
Visit Rochester, a tourism promotion agency for Monroe County, identifies tourism as a significant 
economic driver for Greater Rochester with an economic impact of nearly $1 Billion annually.  It also 
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employs more than 15,000 people in the county.  Visit Rochester identifies that there continues to be 
potential for further growth of the tourism and hospitality industry.  Major draws are the area’s 
universities, museums, and sports and recreation.        
 
Rochester is home to several internationally and nationally recognized education institutions.  
Rochester Institute of Technology, the largest university in Rochester, is a major university specializing 
in technical and professional fields.  The University of Rochester is a nationally recognized graduate 
and undergraduate university.  Strong Memorial Hospital, one of the country's foremost cancer 
research and treatment centers, is part of the U of R, as are the Eastman School of Music and the 
Colgate Divinity School.  Monroe Community College is rated as one of the best two-year community 
colleges in the country.  SUNY at Brockport, St. John Fisher, Nazareth, and Roberts Wesleyan College 
are the remaining four 4-year colleges in Monroe County.  
 
Typical of most major cities, Rochester has its share of museums including the International Museum 
of Photography and Film at the George Eastman House (founder of Eastman Kodak Company), The 
Strong Museum (extensive collection of toys and dolls), and the Rochester Museum and Science 
Center.  Rochester offers a wide variety of cultural attractions including the Rochester Philharmonic 
Orchestra, Geva Theater and many other smaller music, dance, and playhouse facilities.  Rochester is 
located in the diverse Finger Lakes Region of Upstate New York where there are many year-round 
recreational and sporting activities available. 
 

Rochester comprises an abundance of minor-league sports teams such as the Red Wings (AAA 
baseball), the Americans (AHL hockey), the Knighthawks (NLL lacrosse), the Rattlers (MLL lacrosse), 
and the Razorsharks (PBL basketball).  Rochester has previously been named the top minor league 
sports market in the country (Street & Smith’s Sports Business Journal, 2005), the number 10 “best 
little golf city” in America (Golf Pass, 2020), and the fifth best “sports town” in the country 
(Scarborough Research, 2008). 
 
The CGI Rochester International Jazz Festival, established in 2002, takes place in June of each year.  
It is a nine-day festival held in over 20 venues in downtown Rochester.  Headliners include world-
renowned artists with the 2022 iteration reporting an attendance of ~210,000.  Despite not being held 
during the COVID-19 pandemic in 2020 and 2021, attendance has steadily grown year after year.   
 
Another more recent development is the domestic semiconductor production and distribution market.  
According to a report prepared by The University at Buffalo Center for Supply Chain Analytics School 
of Management, worldwide semiconductor sales have grown from $139 billion in 2001 to more than 
$529 billion in 2023, with growth continuing into the first quarter of 2025.  The industry is now on 
track to reach $1 trillion in global annual revenue by 2030.  New York State has invested in this boom 
which some expect to far exceed the global auto industry with more than $131 billion in announced 
semiconductor investments for new facility development and expansion by existing firms such as 
Corning, Edwards Vacuum, GlobalFoundries, Menlo Microsystems, Micron Technologies, NY Creates, 
Onsemi, TTM Technologies, and Wolfspeed.  Governor Hochul has announced an additional $10 billion 
in state resources to support the semiconductor industry.  The governor projects a semiconductor 
highway along the I-90 corridor from Albany to Buffalo (SMART I-Corridor), transforming the economy.  
Further, there are projections that 1 in 4 U.S.-made chips will be produced in and around Upstate New 
York, resulting in the region becoming the leading hub for semiconductor manufacturing.  The One 
Big Beautiful Bill Act, signed into law in July 2025, boosts incentives for U.S. semiconductor 
manufacturing.   These investments along with New York’s Green CHIPS Act, make New York a highly 
attractive area for investment.  With this development along the corridor, there will be a need for 
extended-stay lodging options to help entice producers to choose the Rochester Market over the other 
submarkets in the corridor.  Promoting the Rochester Market’s infrastructure should help it capture its 
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share of the burgeoning industry, resulting in job growth, tourism, and further residential 
development.          
 
In addition to the above-mentioned tourism draws, there is still room for growth, and with future 
growth, the addition of hotel rooms and their attached amenities is a necessity. 
 

Rochester Lodging Submarket Overview 
 
The submarket includes hospitality properties located in the following counties: Monroe, Ontario, 
Wayne, Seneca, Livingston, Orleans, Wyoming, Genesee, Yeates.  The majority of properties in 
the submarket fall into the limited-service upscale & upper midscale category. 
 
Identification of Hotel Types 
 

Typically, hotels fall into two categories.  Full-service hotels offer some or all of the following: 
food & beverage (restaurant and bar), laundry services, shuttle services, recreational sports, 
amenities, room service, and expanded fitness centers.  Limited-service lodging options do not 
generally offer these added amenities.  Another category that has emerged in recent decades are 
extended-stay options which offer primarily suite rooms designed for longer stays.  Often, 
housekeeping is not offered nightly, but these options fall into the limited-service category in 
terms of other amenities.  
  
Identification of Hotel Guests 
 

Although there is no agreed set categorization of hotel guests found in industry publications, most 
lists include the following primary users: 

• Business travelers 
• Event attendees 
• Recreation & leisure (vacation) 
• Transient guests 

Each of these users intrinsically indicates a traveler from outside a “short” drive from the hotel.  
While the definition of a “short” drive is subjective, it is assumed that the vast majority of these 
users are outside a 60-minute drive from a hotel.  The following is a summary of the drive time 
from the Greater Rochester Airport.  Red is 15 minutes, green is 30 minutes, and blue is 60 
minutes.  The county overlay on the map reveals that except for the far northwestern corner of 
the county, the majority county is within a 30-minute drive.  Furthermore, the map below shows 
that the majority of guests would be outside Monroe, Ontario, Wayne, Livingston, Orleans, 
Wyoming, and Genesee Counties.  Note that portions of the defined market are outside the 60-
minute drivetime (Yates, and Seneca Counties) but these are relatively low population counties 
that wouldn’t necessarily create a large influx of guests.   
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To further illustrate that the hotels in the market generate guests from outside the defined market 
area, guest registries from two hotels are analyzed using guest zip codes to determine their 
origination.  It demonstrates that approximately ~15-20% of the guests originate inside the local 
previously defined market.  In fact, the majority are from outside New York State.    

  
 
Visit Rochester tracks where visitors to Rochester originate from and further summarizes the Trip 
Volume from the top 10 origins for 2022.  These trips pertain only to overnight visitors.  The top 
10 account for approximately 241,700 total trips to Rochester.  Of the total only 24,000 are from 
within the Rochester Market.  This equates to 9.92%, demonstrating that a relatively small 
percentage of overnight visitors are from within the immediate market.  Including those locations 
outside the top ten would indicate an even smaller percentage from the Rochester Market.  Finally, 
because the Rochester Market includes contiguous counties, the actual percentage from outside 
Monroe County would lower this percentage further.  Based on the data, it can be concluded that 
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less than 9% of the total overnight visitors are from Monroe County with an additional 5-plus 
percent coming from the submarket.   
 

 
 
Notes on Existing Hotel Inventory 
 

• Monroe County has aging hotels and therefore a lack of quality rooms in the market. 

o According CoStar, Rochester markets, and it contains around 11,000 rooms spread 

across 138 properties.  It goes on to report that there are no supply-side pressures 

on occupancies or room rates in the near term, as nothing is under construction.   

o Rochester Riverside is now offline due to age and it is not feasible to upgrade to 

any franchise brand standards given its age and condition.  

o Riverside was also a major conference center for the county, but this no longer is 

available. 

o RIT Inn & Conference Center, in Henrietta is no longer in operation either.  This 

was a popular location for events. 

o The development of Del Lago Casino in Waterloo, approximately 45 min east of 

Rochester, is now a competitor for hosting events that may well have attracted 

Monroe County in the past.   

o Monroe County’s events such as the PGA Championship/US Amateur 

Championship, Jazz Festival, and other tourism draws discussed previously, 

require modern hotel rooms and with the aging lodging infrastructure, this could 

deter the Rochester area as a potential host for such events by organizations.    

• Henrietta seems to be the primary area for such growth. 

o Location at the I-90 and I-390 interchange makes the town very accessible to 

travelers.   

o It is close to the Airport. 

o Rochester Institute of Technology is located within the town. 

o Monroe Community College is located just north of the Henrietta/Brighton town 

line.   

o The former Marketplace Mall in Henrietta has completed a $300-million 

conversion/expansion into a major Orthopedic Center.   
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• Development of hotels is beginning to become burdensome. 

o Construction costs are at all-time highs due to inflation and overall supply chain 

costs. 

o Interest Rates are relatively high and as such funding construction or rehabilitation 

is difficult.  

▪ In order to counter these costs, the high tax burden in NYS must be abated 

as is usually done by county economic development agencies for other 

types of properties.   

▪ The support that the lodging market provides to economically 

successful events in the county should make consideration of 

abatements for lodging properties important.   

▪ These development projects also support local banks as the primary 

financers of commercial construction.  Being a facilitator of 

commercial development, local banks result in additional 

investment in the community that benefits the overall economy.   
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The addition of new hotel rooms to the market will result in higher ADRs and help occupancy.    
 
  

2018 2019 2020 2021 2022 2023
United States $129.97 $131.21 $103.31 $124.67 $149.24 $155.62
Middle Atlantic $166.57 $166.33 $115.69 $143.57 $179.82 $192.02
New York State $206.11 $203.32 $130.01 $168.33 $218.99 $237.54
Rochester $105.25 $107.27 $87.17 $106.54 $123.89 $135.70
Buffalo $108.40 $107.59 $89.09 $113.73 $126.69 $133.78
Syracuse $102.98 $104.21 $86.29 $103.09 $122.99 $132.28
Albany $118.87 $119.70 $98.45 $113.84 $126.17 $132.97

Average Daily Rate
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The following is a map of attractions. 
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Conclusion 
 
The data reveals that in fact the vast majority of overnight guests are from outside the Rochester 
Submarket.  This makes sense since hotels exist to provide accommodation to those visiting from 
an area outside a reasonable distance from their home.  The presence of the robust lodging 
market in the county demonstrates that there is significant demand from visitors. 
 
The County’s aging hotel infrastructure, loss of hotel rooms and events centers make 

development of extended-stay hotels such as WoodSprings Suites by Choice Hotels attractive.  

Its proposed location in the town of Henrietta is good as it is in the county’s primary area of 

commercial growth.  It is important to have strong brands like Choice Hotels in the market for 

competitive purposes.  Adding such hotels to the Henrietta Market specifically will provide a place 

for students at the Rochester Institute of Technology to learn about the hospitality industry, 

something Indus Hospitality Group has expressed considerable interest in partnering with.  The 

development would be financed by a local bank, and the new rooms would support future 

economic growth for the county.  Finally, with the addition of hotel rooms in the market, new 

jobs are created.  

It’s also worth noting that economy extended-stay hotels are gaining traction nationwide, 
especially as they align with larger trends tied to the $1.2 trillion Infrastructure Investment & 
Jobs Act and the 2022 CHIPS & Science Act. These hotels serve a real need, longer stays, more 
weeks than nights, and a mobile workforce traveling for national projects. With housing in short 
supply, this type of lodging becomes a key part of the community’s business and leisure 
infrastructure.  
 
Thank you for the opportunity to complete this assignment.  If you should have any questions or 
need additional information, please feel free to give me a call. 
 
 
Sincerely, 

BRUCKNER, TILLETT, ROSSI,  
CAHILL & ASSOCIATES 

 
 
    

___________________________  
Justin R. Martin, MAI, CCIM  
NYS Certified Gen'l R.E. Appraiser #46-50070   
Direct line: (585) 383-4508  
Justin@btrca.com    
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September 22, 2025 
 
County of Monroe Industrial Development Agency (COMIDA)  
City Place 
50 West Main Street 
Suite 1150 
Rochester, NY 14614 
 
Dear Executive Director Liss, 
 
Visit Rochester is pleased to express strong support for Indus Hospitality Group’s proposal and market study for 
the proposed new hotel project in Monroe County. As a long-standing hospitality operator in this community, we 
know first-hand Indus’ ability to bring essential fresh, high-quality lodging to our community and the role they plan 
in sustaining and growing the region’s visitor economy, of which has an annual economic impact of nearly $1.5 
billion and employees 20,000 residents. 

Monroe County’s current hotel inventory includes aging properties that underperform guest expectations. A 
modern, well-appointed hotel will help meet today’s traveler standards and ensure our community remains 
competitive for key events and business travel. The need is underscored by the recent announcement that Oak Hill 
Country Club will host the 2035 PGA Championship—an event that will draw premium demand and require higher-
caliber accommodations. 

Without continued investment in new rooms, we risk losing major sports tournaments, large conferences, and 
recurring events to other markets offering fresher inventory. Older properties also face service challenges that can 
erode repeat business and weaken the strong customer relationships Visit Rochester and our partners have built 
over many years. 

In today’s economic environment, construction inflation and tariffs on furniture, fixtures, and equipment create a 
significant feasibility gap for new hotel development. COMIDA’s incentives are therefore critical to advancing this 
project and ensuring it remains financially viable. Importantly, the hotel will serve as core business infrastructure 
that supports anticipated growth connected to the federal CHIPS and Science Act and the Infrastructure 
Investment and Jobs Act. 

For these reasons, Visit Rochester respectfully encourages COMIDA to support this investment in Monroe County’s 
lodging future. A new, modern hotel will not only elevate the guest experience but also reinforce our region’s 
ability to attract and retain the high-value events and visitors that drive economic prosperity. 

Thank you for your consideration.  

 

 
Don Jeffries 
President & CEO 
 




