












Value of Incentives
759 Park Ave Partners, LLC

A. IDA PILOT Benefits:
Current Assessment $813,100

Value of New Construction & Renovation Costs $11,071,827
Estimated New Assessed Value Subject to IDA $11,884,927

Current Taxes $26,279
Current Taxes Escalator 3%

PILOT Terms - Years 19
 

County Tax rate/$1,000 8.45000
Local Tax Rate* Tax Rate/$1,000

School Tax Rate /$1,000 23.87000
Total Tax Rate 32.32000

B.  Sales Tax Exemption Benefit:
Estimated value of Sales Tax exemption: $885,746

Estimated duration of ST exemption: 12/31/2027

C.  Mortgage Recording Tax Exemption (MRTE) Benefit:
Estimated Value of MRTE: $165,075

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

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

Total Value of Incentives: $4,911,498
Project Construction Costs: $29,252,000

16.79%

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 $1,340,491 $0 $3,786,689 $5,127,180 $8,987,857 $3,860,677
1 90% $9,356 $0 $26,428 $35,784 $357,841 $322,057
2 90% $9,636 $0 $27,221 $36,858 $368,577 $331,719
3 80% $19,851 $0 $56,076 $75,927 $379,634 $303,707
4 80% $20,446 $0 $57,758 $78,205 $391,023 $312,818
5 70% $31,590 $0 $89,236 $120,826 $402,754 $281,928
6 70% $32,537 $0 $91,913 $124,451 $414,836 $290,385
7 60% $44,685 $0 $126,228 $170,913 $427,281 $256,369
8 60% $46,025 $0 $130,015 $176,040 $440,100 $264,060
9 50% $59,258 $0 $167,394 $226,651 $453,303 $226,651
10 50% $61,035 $0 $172,416 $233,451 $466,902 $233,451
11 40% $75,440 $0 $213,106 $288,545 $480,909 $192,364
12 40% $77,703 $0 $219,499 $297,202 $495,336 $198,135
13 30% $93,373 $0 $263,765 $357,137 $510,196 $153,059
14 30% $96,174 $0 $271,677 $367,852 $525,502 $157,651
15 20% $113,211 $0 $319,803 $433,014 $541,267 $108,253
16 20% $116,607 $0 $329,397 $446,004 $557,505 $111,501
17 10% $135,118 $0 $381,689 $516,807 $574,230 $57,423
18 10% $139,172 $0 $393,140 $532,312 $591,457 $59,146
19 0% $159,274 $0 $449,927 $609,201 $609,201 $0















































March 19, 2026 

Monroe County Industrial Development Agency (COMIDA) 

City of Rochester 

Submitted Electronically 

 Re: 759 Park Ave Partners, LLC Application for a Special PILOT 

Dear Members of the COMIDA Board and the City of Rochester PILOT Review Committee, 

We appreciate your continued engagement and partnership as we advance the proposed 

redevelopment of the former Park Avenue Hospital into a 42-room upper-upscale boutique hotel 

in the Park Avenue neighborhood. 

This project represents a $29 million private investment in one of Rochester’s most 

important corridors, transforming a long-underutilized historic property into a high-quality 

destination that will contribute meaningfully to the City and County’s economic vitality. Beyond 

the physical redevelopment, we believe this project addresses a broader and increasingly urgent 

need: expanding Rochester’s ability to accommodate visitors, support tourism, and compete for 

meetings, conferences, and events. 

As part of our due diligence, we commissioned an independent market analysis by 

REVPAR International, which confirmed what many in the community have been experiencing 

firsthand: that Rochester’s hotel market is constrained, particularly when it comes to high-

quality, upper-upscale accommodations in close proximity to key demand drivers. The analysis 

found that there is sufficient market support for this project and that the proposed hotel is well-

positioned to succeed given its location, design, and alignment with current and projected 

demand trends.  

Rochester’s tourism and visitor economy continues to grow, driven by world-class 

cultural institutions, higher education, healthcare, and a robust calendar of festivals, sporting 

events, and conventions. Attractions like the Strong National Museum of Play, the Rochester 

Museum and Science Center, The National Susan B. Anthony Museum & House, the George 

Eastman Museum, the Lilac Festival, the International Jazz Fest, Rochester Cocktail 

Revival,  Clothesline, and various PGA events, draw hundreds of thousands of visitors annually, 

while the convention center and regional event venues bring consistent meeting and group 

activity into the market. At the same time, the University of Rochester, Rochester Institute of 

Technology, and the region’s major healthcare systems generate year-round demand from 

academic, medical, and business travelers. 

Despite this strong and diversified demand base, the supply of hotel rooms, particularly 

those that meet the expectations of today’s travelers, has not kept pace. The closure of the 

Rochester Riverside Hotel removed a significant number of rooms from the downtown 

inventory, and as a result, the City is increasingly challenged in its ability to host larger 

conferences and events. Groups are often forced to disperse across multiple properties, which 



diminishes the overall experience and makes Rochester less competitive relative to peer cities. In 

some cases, events have been lost altogether due to the lack of available and appropriately 

located rooms.  

The proposed Park Avenue hotel directly addresses this gap. Its location offers a unique 

advantage: close enough to downtown, the convention center, and major institutions, while also 

providing a walkable, neighborhood-oriented experience that today’s travelers increasingly seek. 

Park Avenue is one of Rochester’s most vibrant corridors, with a concentration of restaurants, 

shops, and cultural amenities that will enhance the visitor experience and encourage longer stays 

and repeat visits. 

This project is not intended to compete with existing limited-service hotels, but rather to 

complement the market by introducing a product type that is currently underrepresented: a small, 

high-quality boutique hotel that appeals to both leisure and business travelers. By doing so, it 

expands the overall market rather than simply redistributing existing demand. It also supports the 

broader ecosystem of tourism by providing accommodations that align with the expectations of 

visitors coming for conferences, cultural attractions, university events, and regional tourism 

throughout Monroe County and the Finger Lakes. 

In addition to its tourism impact, the project will activate a prominent and currently 

underutilized property, strengthen a key neighborhood, and generate new economic activity 

through job creation, increased visitor spending, and the introduction of new amenities including 

a full-service restaurant and spa. It builds on the momentum of recent public and private 

investments across the City and contributes to a more complete and competitive hospitality 

offering. 

We recognize that projects of this scale require thoughtful partnership, and we are 

committed to working collaboratively with both COMIDA and the City to ensure that this 

investment delivers long-term value to the community. The requested support is essential to 

allowing the project to move forward in a financially viable manner, particularly given the 

current cost environment and the unique challenges associated with adaptive reuse of a historic 

structure. 

We appreciate your consideration and the opportunity to continue this dialogue. We are 

confident that this project aligns with shared goals around economic development, tourism 

growth, and neighborhood revitalization, and we look forward to working together to bring it to 

fruition. 

Sincerely, 

 

Dan Goldstein 

Rufus Judson 

Jon Swan 

Chuck Cerankosky 

Bill Tehan 
 












