

COMMERCIAL FINDINGS RESOLUTION
BLUE SPRUCE APARTMENTS LLC PROJECT

A regular meeting of Columbia County Industrial Development Agency (the “Agency”) was convened in public session in the offices of the Agency located at One Hudson City Centre, Suite 301 in the City of Hudson, Columbia County, New York on May 5, 2026 at 8:30 o’clock a.m., local time.

The meeting was called to order by the (Vice) Chairperson of the Agency and, upon roll being called, the following members of the Agency were:

PRESENT:

	Carmine Pierro
	Chairperson

	Sarah Sterling
	Vice Chairperson

	Nina Fingar-Smith
	Secretary

	Robert Galluscio
	Treasurer

	William Gerlach
	Ethics Officer

	Brian Keeler
	Member

	Helen Kozel
	Member



ABSENT:

	
	

	
	

	
	



AGENCY STAFF PRESENT INCLUDED THE FOLLOWING:

	F. Michael Tucker
	Chief Executive Officer

	Lisa Drahushuk
	Administrative Supervisor

	Nadene E. Zeigler, Esq.
	Special Counsel



The following resolution was offered by ____________________, seconded by ____________________, to wit:

Resolution No. 0526-_____

RESOLUTION (A) DETERMINING THAT THE PROPOSED BLUE SPRUCE APARTMENTS LLC PROJECT IS A COMMERCIAL PROJECT AND (B) MAKING CERTAIN FINDINGS REQUIRED UNDER THE GENERAL MUNICIPAL LAW.

WHEREAS, Columbia County Industrial Development Agency (the “Agency”) is authorized and empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of Article 18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended (the “Enabling Act”) and Chapter 366 of the 1976 Laws of New York, as amended, constituting Section 895-l of said General Municipal Law (said Chapter and the Enabling Act being hereinafter collectively referred to as the “Act”) to promote, develop, encourage and assist in the acquiring, constructing, reconstructing, improving, maintaining, equipping and furnishing of manufacturing, warehousing, research, commercial and industrial facilities, among others, for the purpose of promoting, attracting and developing economically sound commerce and industry to advance the job opportunities, health, general prosperity and economic welfare of the people of the State of New York, to improve their prosperity and standard of living, and to prevent unemployment and economic deterioration; and

WHEREAS, to accomplish its stated purposes, the Agency is authorized and empowered under the Act to acquire, construct, reconstruct and install one or more “projects” (as defined in the Act) or to cause said projects to be acquired, constructed, reconstructed and installed, and to convey said projects or to lease said projects with the obligation to purchase; and

[bookmark: _Hlk188011904]WHEREAS, Blue Spruce Apartments LLC, a New York State limited liability company (the “Company”), submitted an application (the “Application”) to the Agency, a copy of which Application is on file at the office of the Agency, requesting that the Agency consider undertaking a project (the “Project”) for the benefit of the Company, said Project consisting of the following: (A) (1) the acquisition of an interest in two parcels of land containing in the aggregate approximately 9.1 acres located at 3083 US Route 9 (Tax Map No.: 23.-1-36) and 3093 US Route 9 (Tax Map No.: 23.-1-37) in the Town of Kinderhook, Columbia County, New York (collectively, the “Land”), together with approximately eight (8) existing buildings containing in the aggregate approximately 34,325 square feet of space located thereon (collectively, the “Facility”), (2) the renovation of the Facility and (3) the acquisition and installation therein and thereon of related fixtures, machinery, equipment and other personal property (the “Equipment”) (the Land, Facility and the Equipment being collectively referred to as the “Project Facility”), all of the foregoing to constitute 52 housing units and any other directly or indirectly related activities to be owned and operated by the Company; (B) the granting of certain “financial assistance” (within the meaning of Section 854(14) of the Act) with respect to the foregoing, including potential exemptions from certain sales and use taxes, real property taxes, real property transfer taxes and mortgage recording taxes (collectively, the “Financial Assistance”); and (C) the lease (with an obligation to purchase) or sale of the Project Facility to the Company or such other person as may be designated by the Company and agreed upon by the Agency; and

WHEREAS, by resolution adopted by the members of the Agency on April 7, 2026 (the “Public Hearing Resolution”), the Agency authorized a public hearing to be held pursuant to Section 859-a of the Act with respect to the Project; and

WHEREAS, pursuant to the authorization contained in a resolution adopted by the members of the Agency on April 7, 2026 (the “Public Hearing Resolution”), the Chief Executive Officer of the Agency (A) caused notice of a public hearing of the Agency (the “Public Hearing”) pursuant to Section 859-a of the Act, to hear all persons interested in the Project and the financial assistance being contemplated by the Agency with respect to the Project, to be mailed on April 10, 2026 to the chief executive officers of the county and of each city, town, village and school district in which the Project Facility is to be located, (B) caused notice of the Public Hearing to be posted on April 9, 2026 at 3211 Church Street in the Village of Valatie and Town of Kinderhook, Columbia County, New York, (C) caused notice of the Public Hearing to be published on April 11, 2026 in the Register Star, a newspaper of general circulation available to the residents of the Town of Kinderhook, Columbia County, New York, (D) conducted the Public Hearing on April 22, 2026 at 8:30 o’clock a.m., local time at the Kinderhook Town Hall located in the Martin H. Glynn Municipal Building located at 3211 Church Street in the Town of Kinderhook, Columbia County, New York, (E) prepared a report of the Public Hearing (the “Public Hearing Report”) fairly summarizing the views presented at such Public Hearing and caused copies of said Public Hearing Report to be made available to the members of the Agency and (F) caused a copy of the certified Public Hearing Resolution to be sent via certified mail return receipt requested on April 22, 2026 to the chief executive officers of the County and of each city, town, village and school district in which the Project Facility is to be located to comply with the requirements of Section 859-a of the Act; and

WHEREAS, pursuant to Article 8 of the Environmental Conservation Law, Chapter 43-B of the Consolidated Laws of New York, as amended (the “SEQR Act”) and the regulations (the “Regulations”) adopted pursuant thereto by the Department of Environmental Conservation of the State of New York (collectively with the SEQR Act, “SEQRA”), by resolution adopted by the members of the Agency on April 7, 2026 (the “SEQR Resolution”), the Agency (A) concurred in the determination that the Town of Kinderhook Planning Board (the “Planning Board”) was designated to act as the “lead agency” with respect to the Project and (B) on February 19, 2026 the Planning Board determined that that the Project is an “unlisted action” which will not have a “significant effect on the environment” and, therefore, that an “environmental impact statement” is not required to be prepared with respect to the Project and issued a negative declaration with respect thereto (the “Negative Declaration”); and

WHEREAS, in Opinion of the State Comptroller Number 85-51, the State Comptroller indicated that the determination whether a project that consists of the construction of an apartment house is a commercial activity within the meaning of the Act is to be made by local officials based upon all of the facts relevant to the proposed project, and that any such determination should take into account the stated purpose of the Act, that is, the promotion of employment opportunities and the prevention of economic deterioration; and

WHEREAS, to aid the Agency in determining whether the Project qualifies for Financial Assistance as a commercial project within the meaning of the Act, the Agency has reviewed the following (collectively, the “Project Qualification Documents”): (A) the Application, including the attached Cost Benefit Analysis, (B) support correspondence from the Supervisor of the Town of Kinderhook, attached hereto as Exhibit A and (C) Columbia County, New York Housing Affordability Impact Report, attached hereto as Exhibit B; and

WHEREAS, the Agency has given due consideration to the Project Qualification Documents, and to representations by the Company that the Project constitutes a commercial activity; and

WHEREAS, having complied with the requirements of SEQRA and Section 859-a of the Act with respect to the Project, the Agency now desires, pursuant to Section 862(2)(c) of the Act, to make its final findings with respect to the Project and its final determination whether to proceed with the Project; 

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF COLUMBIA COUNTY INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS:

Section 1.	Based upon an examination of the Project Qualification Documents and based further upon the Agency's knowledge of the area surrounding the Project and such further investigation of the Project and its economic effects as the Agency has deemed appropriate, the Agency makes the following findings and determinations with respect to the Project:

A.	The Project is located in an area having a mixture of residential, not-for-profit, commercial, retail, and service uses.

[bookmark: _DV_M30]B.	The Project Qualification Documents makes the following comments/findings regarding housing in the Town of Kinderhook, Columbia County:
[bookmark: _DV_M31][bookmark: _DV_M32]
· The Land is currently owned by Spruce Manor Inc and Albert and Carol Knoll 
· The Project is compatible with the Town of Kinderhook and Columbia County’s mission to encourage, promote and increase investment in land and buildings for employment and housing through development
· [bookmark: _DV_M33]Promote workforce housing to hardworking residents
· Increase job opportunities for all residents
[bookmark: _DV_M35]
C.	That undertaking the Project is consistent with the Project Qualification Documents and will assist and maintain current and future residential and commercial development and expansion in the neighborhood area.

D.	The Project will result in the retention and creation of employment in the retail, restaurant and entertainment operations located in the surrounding areas.

E.	The Company has informed the Agency that the Project is expected to create approximately 2 part time permanent, private sector jobs upon occupancy and approximately 16 construction jobs.

F.	The Company has informed the Agency that the Company is not aware of any adverse employment impact caused by the undertaking of the Project.

Section 2.	Based upon the foregoing review of the Project Qualification Documents and based further upon the Agency’s knowledge of the area surrounding the Project Facility and such further investigation of the Project and its economic effects as the Agency has deemed appropriate, the Agency makes the following determinations with respect to the Project:

A.	That (1) the Project Facility will provide necessary infrastructure for area employers and businesses, (2) the completion of the Project Facility will have a positive impact upon the creation, retention and expansion of employment opportunities in the Town of Kinderhook and Columbia County and in the State of New York, and (3) the completion of the Project will assist in promoting employment opportunities and assist in preventing economic deterioration in the Town of Kinderhook and Columbia County and in the State of New York.

B.	That the acquisition, renovation and installation of the Project Facility is essential to the retention of existing employment and the creation of new employment opportunities and is essential to the prevention of economic deterioration of businesses and neighborhoods located in Columbia County.

C.	That the Project constitutes a “commercial” project, within the meaning of the Act.

D.	That the undertaking of the Project will serve the public purposes of the Act by preserving and creating permanent private sector jobs in the State of New York.

Section 3.	Having reviewed the Public Hearing Report, and having considered fully all comments contained therein, and based upon the findings contained in Section 1 above, the Agency hereby determines to proceed with the Project and the granting of the financial assistance described in the notice of the Public Hearing.

Section 4.	This resolution shall take effect immediately.

The question of the adoption of the foregoing resolution was duly put to a vote on roll call, which resulted as follows:

	Carmine Pierro
	VOTING
	________

	Sarah Sterling
	VOTING
	________

	Nina Fingar-Smith
	VOTING
	________

	Robert Galluscio
	VOTING
	________

	William Gerlach
	VOTING
	________

	Brian Keeler
	VOTING
	________

	Helen Kozel
	VOTING
	________



The foregoing resolution was thereupon declared duly adopted.



[Remainder of page intentionally left blank]

STATE OF NEW YORK	)
	) SS.:
COUNTY OF COLUMBIA	)


I, the undersigned Secretary of Columbia County Industrial Development Agency (the “Agency”), DO HEREBY CERTIFY that I have compared the foregoing annexed extract of the minutes of the meeting of the members of the Agency, including the resolution contained therein, held on May 5, 2026 with the original thereof on file in my office, and that the same is a true and correct copy of said original and of such resolution contained therein and of the whole of said original so far as the same relates to the subject matters therein referred to.

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; (B) said meeting was in all respects duly held; (C) pursuant to Article 7 of the Public Officers Law (the “Open Meetings Law”), said meeting was open to the general public, and due notice of the time and place of said meeting was duly given in accordance with such Open Meetings Law; and (D) there was a quorum of the members of the Agency present throughout said meeting.

I FURTHER CERTIFY that, as of the date hereof, the attached resolution is in full force and effect and has not been amended, repealed or rescinded.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this _____ day of May, 2026.



_____________________________________
Secretary



(SEAL)
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April 28, 2026

Mr. Carmine Pierro, Chairman

Columbia County Industrial Development Agency
One Hudson City Centre, Suite 301

Hudson, NY 12534

Dear Mr. Pierro:

As Supervisor of the Town of Kinderhook, I write to express my support for

the Green Spring Capital Group’s proposed conversion of the Blue Spruce Motel located at
3093 US Route 9 in Kinderhook into 52 units of affordable housing and for which an
application for financial assistance has been submitted to the Columbia County Industrial
Development Agency.

The Project represents a great opportunity to repurpose an aged and outdated property for
residential use. It will provide much needed affordable housing and spur commercial
development by providing a solid base of customers for other businesses in the Town and
surrounding communities.

As you know, the Town of Kinderhook and Columbia County needs more affordable housing
to support employees and economic growth.

The success of the Project will bring both residential units and commercial opportunities to
the Town and is expected to attract new and diverse residents. Increasing the available
customer base and opportunities available for consumer spending, which is crucial to the
continued development and improvement of our community. Affordable housing is vital for
the continued commercial revitalization of the Town.

On behalf of the Town of Kinderhook, I support the Project and am hopeful that the Agency
can help incentivize and assist in seeing the Project come to fruition.

Singerely,

Tim Ooms
Town Supervisor

3211 Church Street * Valatie, New York 12184 * (518) 784-2233 x313
Mailing: P.O. Box P * Niverville, New York 12130
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Columbia County, New York

Housing Affordability Impact Report
April 2026

Columbia County is facing a persistent housing shortage and affordability crisis. Labor force growth is
restrained by aging demographics and high housing costs that limit the ability of workers to live
locally. Residents are also challenged by increasing costs and taxes. The Project will generate several
positive multiplier effects, including an immediate creation of temporary construction jobs and wages
during the renovation phase, along with increased demand for local building materials and services,
supporting regional suppliers and contractors. It will also result in increased local spending by the 52
new households at local businesses (groceries, retail, dining). It will also provide much needed
workforce housing that allows local employers to attract and retain staff who might otherwise be
priced out of Columbia County.

In 2022, Hudson Valley Pattern for Progress (‘Pattern’) created the ‘Columbia County Housing Brief’, a report
that described the housing affordability challenges facing the County in the wake of the Covid-19 pandemic and an
influx of new residents. The following is excerpted from that report (which is available in its entirety here: 2022
Columbia County Housing Brief). Additionally, Pattern publishes an annual report titled ‘Out of Reach’ that
Jfocuses on the gap between rising rental costs and stagnant renter wages, data from the 2025 report is included
below.

HOUSING IN COLUMBIA COUNTY

Affordable housing is vital to the over health of the county, its residents, and the local economy. This housing brief
provides a snapshot of the current housing market, basic demographics, and housing affordability. The housing
landscape of Columbia County, has, and continues to be greatly influenced by the pandemic. The county has also
experienced changes in demographics and the economy, which are similar to the changes in the surrounding
counties and in New York State. In the simplest terms, there is a lack of and an imbalance in the housing supply
and the housing needs of the residents are not being met.

IMPEDIMENTS TO HOUSING AFFORDABILITY

Columbia County is very rural in nature and as in many rural counties, especially with limited infrastructure
including water, sewer, and broadband, the development of new housing, specifically multi-family and affordable
housing is very difficult. Furthermore, rural counties tend to have an older housing stock. In fact, 54% of the
housing stock in the county is over 50 years old and 31% was built prior to 1940.

4303 Route 9, Hudson, NY 12534-2415 | 518.828.4718 | Fax 518.828.0901

www columbiaede.com
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The impediments for the development of housing, especially affordable housing that serves low-income individuals
and families are well known. They include community opposition, the cost of development, regulatory restrictions
including the approval process, land, labor and materials, and dwindling federal, state, and local financial incentives
and grants, and the expenses associated with maintaining the physical structure. The lack of water, sewer, roads,
and other infrastructure and the availability of appropriate locations also represents impediments to the
development of housing.

In terms of rental housing, the financial resources typically include the Low-income Housing Tax Credit program
(LIHTC), Community Development Block Grants (CDBG), New York State Housing Trust Funds, HOME

Program, USDA Rural Development, developer equity, and a cadre of additional resources that act as bricks to
build what is known in the development industry as a “capital stack”. Programs related to homeownership may

include the resources previously listed and may also include the NYS Affordable Housing Corporation, Federal
Home Loan Bank, Access to Home, RESTORE, and a number of other state initiatives administered through the

New York State Homes and Community Renewal (HCR). In addition to the above financial resources, local
incentives play a vital role in the development of affordable housing. For example, municipalities can reserve
municipally-owned land or buildings for affordable housing to be sold at fair value, or offer a Payment In Lieu of
Taxes (PILOT). A PILOT is a fiscal tool that establishes a schedule of payments to a taxing jurisdiction such as a
county, town, village, city, and/or a school district. PILOT’s authorized by an industrial development agency (IDA)
generally offer a schedule of payments over a period of years that replaces the taxes that would have been paid had
the property been fully taxable. This type of incentive is utilized to make a project financially feasible as well as
more competitive for state and federal resources.

There is a fundamental difference between PILOT’s for affordable housing and those granted for other projects, as
affordable housing already enjoys special assessment practices. Under Section 521-a of the Real Property Tax Law,
affordable housing development assessments are based on the net income generated by the development rather than
on the value of the buildings (the income-based approach). The local assessor must establish these rates annually
using documentation submitted by the owner. PILOT’s for affordable housing generally utilize this income-based
approach to set fixed payment schedules based upon projected income. The PILOT removes the potential for annual
disagreements with local assessors over net income, providing certainty of future revenue to the taxing jurisdiction
and future costs to the developer. Without that certainty, obtaining the long-term financing needed for affordable
housing development can be substantially more difficult or impossible.

4303 Route 9, Hudson, NY 12534-2415 | 518.828.4718 | Fax 518.828.0901

www columbiaede.cont
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‘OUT OF REACH’ - 2025

Hudson Valley Pattern for Progress and its Center for Housing Solutions & Community Initiatives have analyzed
rental housing and wage data for more than a decade. Our reports on housing trends help lawmakers, nonprofit
agencies, developers, and other stakeholders in their efforts to provide housing that is affordable in the region. Our
annual Out of Reach (OOR) report examines the affordability of rental housing and homeownership throughout the
nine counties we serve: Columbia, Dutchess, Greene, Orange, Putnam, Rockland, Sullivan, Ulster, and
Westchester.

This report is based largely on data published annually by the National Low Income Housing Coalition (NLIHC),
which compares fair-market rents (FMR) with average renter wages to arrive at the Rent Gap: the difference
between fair market rental costs and rents that would be affordable to tenants earning average wages. In addition,
we compare home sales prices and Area Median Incomes (AMI) throughout the Hudson Valley to provide what we
have coined the Mortgage Gap, which underscores the challenges faced by median earners trying to buy their first
home.

This year’s data confirm what many in our region already know all too well: The cost of housing in the Hudson
Valley continues to rise faster than wages for renters and buyers. Over the 5-year period from 2020 through 2025,
the average rent gap grew steadily in nearly every county, with Ulster increasing by $388 (59%), Westchester by
$454 (47%), and Columbia by $222 (54%). Even over the past year alone, counties like Sullivan and Westchester
saw sharp year-over-year jumps of $141 (48%) and $336 (31%), respectively. For the first time this year, two
working adults sharing the cost of rent in Westchester cannot afford a 2-bedroom apartment without spending more
than 30% of their incomes on housing costs. These numbers highlight the immediate and growing strain felt by
renters, as housing costs continue to outpace income year after year. As a result, working tenants are left with less
money to cover basic necessities—Ilike food, transportation, and the cost of raising a family.

COLUMBIA COUNTY RENTAL HOUSING IS OUT OF REACH

The average hourly wage of renters throughout the Hudson Valley has increased to varying degrees in every county
since 2020. From 2024-2025, the average hourly wage for renters in most counties remained relatively stagnant
(below $0.20 per hour). The greatest year-over-year increases were seen in Dutchess and Westchester, where the
average hourly wage grew by 7%. These miniscule to modest increases in hourly wages for renters since 2020 have
not kept pace with inflation (25%) that took place over the past 5 years.

In Columbia County, average renter wages increased 3% from 2020 to 2025. During that same period, Fair Market
Rent for a two-bedroom apartment increased by 13%. In 2025, an individual earning the average rental wage faces
a nearly $9 per hour gap between what they earn ($13.17 an hour) and the wage needed ($22.69, or ‘the Housing
Wage’) to afford a one-bedroom apartment at Fair Market Rent.

4303 Route 9, Hudson, NY 12534-2415 | 518.828.4718 | Fax 518.828.0901

wavwy . columbiacde.com




image5.tiff
Choose Columbia

Columbia Economic Development Corporation

The gap between actual wages and the Housing Wage underscores the financial stress felt by renters in our
communities. Beyond housing, this gap also means that renters in the Hudson Valley are struggling to afford
essentials such as transportation, groceries, and other bills. The strain on household budgets is even more severe
when we consider the cost of children or other dependents, the need for savings, or funds for unexpected expenses
like fixing a car or a trip to the emergency room.

4303 Route 9, Hudson, NY 12534-2415 | 518,828 4718 | Fax 518.828.0901

www columbiaede.com




