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Summit at Bay Meadows LLC Application for Senior Living facility in Queensbury, 
New York, for Investment Incentives from the Warren & Washington Industrial 
Development Agency

From:  Chuck Barton, Chief Executive Officer

Date: October __, 2026

The purpose of this memorandum is to set forth the facts and considerations utilized by 
the Counties of Warren and Washington Industrial Development Agency (WWIDA) in 
rendering a decision to provide financial assistance to Summit at Bay Meadows LLC for 
the construction of a senior living facility located at 31 Cronin Road, Queensbury, New 
York.  This document recognizes several factors considered by WWIDA and is intended 
to provide a concise record of the issues considered as well as the justification for the 
investment incentive package, if approved by the WWIDA Board.

COMPANY DESCRIPTION

Summit Senior Living is a privately held, family-owned and operated senior housing 
development and management company led by President Frank J. Nigro III. Based in New 
York's Capital Region, the company specializes in upscale, independent-living rental 
communities designed for active adults aged 55 and older. Summit's business model 
combines high-quality residential accommodations, resort-style amenities, maintenance-
free living, and extensive social and recreational programming to provide an attractive 
alternative to traditional homeownership for older adults. 

Summit opened its first senior living community in 2011 and has subsequently expanded 
to five communities across the greater Albany-Saratoga region. Its residential 
developments feature modern one- and two-bedroom apartments with full kitchens, 
private balconies or patios, in-unit laundry, and accessibility accommodations. Unlike 
conventional assisted-living or nursing-home facilities, Summit's communities are 
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primarily residential developments for independent seniors who do not require continuous 
personal or medical care. Summit’s five existing communities are: 

Community Municipality County 
Summit at Eastwyck North Greenbush Rensselaer 
Summit at Glenwyck Glenville Schenectady 
Summit at Saratoga Saratoga Springs Saratoga 
Summit at Mill Hill Guilderland Albany 
Summit at Halfmoon Halfmoon Saratoga 

Summit distinguishes itself through a comprehensive range of amenities, including indoor 
swimming pools, fitness facilities, community gathering spaces, movie theaters, 
transportation services, concierge assistance, and recreational activities. Its signature 
Connected Life program promotes resident engagement through four primary areas: 
health and fitness, lifelong learning, community activities, and leisure and recreation. The 
company emphasizes independent living, social connections, personal wellness, and 
freedom from the responsibilities associated with traditional home maintenance.   

The company’s WWIDA application emphasizes the “unique opportunity for 
seniors…living in the area to remain close to areas they enjoy, simultaneously making 
existing housing available for entrants into the local market as the new Summit residents 
move from those exiting homes.”   

The company's most recent listed development, Summit at Halfmoon, opened in 2023. 
According to the Capital Region Chamber, the project represents a substantial private 
investment in senior housing, comprising 110 residential units within approximately 
150,000 square feet on a 13-acre property. The community was 80% leased before 
opening, demonstrating strong initial market acceptance. The development involved BBL 
Construction Services, Lansing Engineering, and NBT Bank, reflecting Summit's 
established relationships with regional construction, engineering, and financial institutions.  

Under Frank J. Nigro III's leadership, Summit has developed an established presence in 
the Capital Region's independent senior housing market. Public records identify Summit 
Senior Living LLC, with a business address at 18 Computer Drive East, Suite 107, Albany, 
New York. New York State Authorities Budget Office records also identify Frank Nigro 
in connection with Summit at Halfmoon LLC, whose development received approval for 
financial assistance from the Saratoga County Industrial Development Agency in October 
2021. These sources demonstrate Nigro's direct involvement in the company's 
development activities, although individual property ownership interests are held through 
separate legal entities.  
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Overall, Summit Senior Living represents an established regional developer and operator 
with approximately 15 years of experience in the independent senior housing market. Its 
portfolio of five existing communities demonstrated ability to attract residents, 
relationships with regional development partners, and continued investment in new 
facilities position the company as an experienced participant in the Capital Region's 
growing senior housing sector. 

 

PROJECT DESCRIPTION 

Summit Senior Living is pursuing additional regional expansion with a proposed sixth 
community, Summit at Bay Meadows LLC, off Cronin Road and Bay Road in Queensbury. 
The project entails parcel re-organization and re-zoning of 97.4 acres to utilize 22.6 acres 
for the proposed senior living complex.   
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Summit at Bay Meadows LLC proposes to develop a 110-unit independent senior living 
apartment community located on 22.6 acres within the Bay Meadows property, east of Bay 
Road and north of Hearts Way. The planned three-story development will offer one- and 
two-bedroom rental apartments designed primarily for adults aged 55 and older, supported 
by a comprehensive range of recreational, wellness, social, and community amenities. 

The proposed community is intended to provide an attractive, maintenance-free housing 
alternative for active seniors who wish to downsize from traditional single-family homes 
while maintaining an independent lifestyle. Planned amenities include an indoor swimming 
pool, fitness facilities, recreational areas, community gathering spaces, and organized 
educational and social programs. The development is designed to support active living, 
social connections, and convenient access to recreational and community services.

The total investment is expected to be $35,961,500. The primary cost elements are:

� Land $1,500,000
� Building Construction and Infrastructure $29,375,000
� Furniture, Fixtures, etc. $1,000,000
� Professional and Other $4,086,500
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The project was approved by the Queensbury Planning Board on September 15, 2026.  
Summit at Bay Meadows is working with Queensbury and others on the sewer connection. 

The project will be supported with $33,500,00 in bank financing.  The financier is expected 
to be [-to be added-].  The financing arrangement is being finalized.  The applicant 
understands  proof of financing is necessary for the WWIDA closing process. 
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REGIONAL HOUSING SUPPLY and DEMAND 

The Summit at Bay Meadows LLC project addresses an identified market need for 
additional rental housing in Warren County. The November 2023 Warren County 
Housing Study documented very limited apartment vacancies, including a 0.3% vacancy 
rate among surveyed Queensbury market-rate rental units and a 1.1% vacancy rate among 
surveyed senior rental units. Although these figures do not establish current demand 
specifically for Summit's proposed housing product, they provide credible evidence of 
historically constrained rental housing availability within the local market. 

Summit at Bay Meadows would expand housing choices for seniors who wish to remain 
in the region while transitioning from traditional homeownership to a more convenient, 
maintenance-free lifestyle. The development also presents an opportunity to improve 
residential mobility by potentially freeing existing single-family homes for other 
households, including working families seeking housing in the Warren and Washington 
Counties region. 

Diving deeper into the local housing deficit issue….the November 2023, Warren County 
released the Housing Needs Study and Market Demand Analysis completed by 
Novogradac has concerning observations.  The Study identified the local housing shortage 
is undermining local economic activity.  “There is widespread recognition that there is a 
countywide housing shortage. Specific gaps referenced by local stakeholders include a lack 
of affordable housing for households with incomes up to 150 percent of the Area Median 
Income and below, single-story structures more appropriate for aging in place, seasonal 
workforce housing, and year-round workforce housing.  Further, there is fairly widespread 
recognition that this housing shortage has become sufficiently extreme to now be an 
economic development and community development issue as well as a housing 
issue….The existing housing stock at current prices is considered out of reach for the local 
workforce, young families, and year-round residents. Condominiums and owner-occupied 
duplexes, townhomes, and other types of missing middle housing structures for year-
round occupancy are not common in this market, though this type of design could fill a 
variety of the…supply gaps. For example, higher density structures would be both more 
affordable and more appropriate to the changing demographics...” Furthermore, the Study 
states, “Several major employers attributed staffing shortages and attrition to housing 
shortages. Major employers in the tourism industry have become more involved in 
housing discussions, and in some instances have started to offer housing as part of their 
compensation package…Outside of these markets in other parts of the county, workforce 
housing was more likely to refer to housing for teachers, paramedics, and police officers, 
as well as persons employed in the service sector.”  
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Furthermore, the Study identified the housing shortage problem is magnified by recent 
higher costs.  “The cost of housing development has increased. Material costs increased 
as a result of supply chain problems and inflation. Labor costs increased due to the 
increase in demand for specialized skills…...Though costs have reportedly decreased from 
the pandemic peaks, they continue to be above pre-COVID levels and market participants 
do not expect them to return to pre-COVID levels……Land costs have also reportedly 
increased significantly in the past few years, a trend also attributed to the increase in 
demand from nonlocal buyers.”

The Warren County Planning Department followed with a Housing Implementation 
Strategy including the establishment of the Warren County Housing Task Force - of which 
the WWIDA is a member organization.  The Task Force is following the process 
illustrated on the next page.

The Task Force is developing an Action Matrix for County approval.  The draft Action 
Matrix includes WWIDA investment incentives for housing as illustrated below.

The NYS case law for IDA housing projects states, “It is in the public interest for the 
Agency to undertake the Project on behalf of the Company, as this Project will promote 
employment opportunities and prevent economic deterioration in the area. The Agency 
hereby makes this determination concerning the Project due to the following:
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(i) The potential of persons to continue to reside or move to the area served by the 
Agency. 

(ii) The potential to create a need for additional services for said persons residing 
at the Project, particularly in light of the current economic climate. 

(iii) There is a need for housing in the region. 
(iv) This Project will increase the overall tax base of the Town, as this property 

currently consists of vacant land. 
(v) The Project will create construction jobs in connection with the proposed uses 

being contemplated of the Project Facility.” 

 

ANALYSIS OF PILOT and ABATEMENT REQUEST   

Summit at Bay Meadows LLC’s requested investment incentives for the senior housing 
project are: 

1. Property tax incentives in the form of a Payment In Lieu of Taxes (PILOT).  The 
project qualifies for a PILOT within WWIDA’s Uniform Tax Exemption Policy.  
The PILOT payments will be for a term of 10 years with a 50% exemption of real 
property taxes on the value of the improvements for Year 1 and 5% annual increase 
for Years 2 to 10, after construction is completed. This totals an estimated 
$3,595,158 in payments over ten years, versus an estimated $4,958,840 without the 
investment incentive.  The estimated property tax benefit is $1,363,681 over 10 
years.  

2. State and County sales tax abatement totaling 7% based on $11,950,000 in 
purchases subject to sales tax. The estimated benefit is $836,500. 

3. Mortgage tax abatement of 1.00% from an estimated mortgage loan of $33,500,000. 
The estimated mortgage tax benefit is $335,000. 

The proposed total gross investment incentive for Summit at Bay Meadows LLC is an 
estimated $2,535,181 before fees. The WWIDA administrative fee is $218,846 for 
servicing the incentives, including the 10-year PILOT.  The estimated legal fee is $35,000.  
The estimated total net investment incentive is $2,281,335.  The net incentives are 6.3% 
of the total project cost.  (See Appendix for details.) 
 
The Summit at Bay Meadows LLC application explained, “Given market conditions and 
associated costs, the project will not be feasible without the assistance requested.” 
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COMMUNITY IMPACT SUMMARY  

The community and economic benefits of the proposed Summit at Bay Meadows LLC
project over ten years:

1. Create a 110-unit independent senior living apartment community to support the 
community’s growing demand for senior housing and free up family homes.

2. Generate an estimated 150 construction jobs valued at over $18.4 million.

3. Generate construction materials sales with an estimated value of $11.95 million, 
with 50% sourced in Warren County, and 90% sourced from New York State.

4. Create 4 full-time jobs and 2 part-time jobs valued at over $3.5M including wages 
and benefits.

5. Generate PILOT payments estimated at $3.6 million.

6. Generate Community Cost Benefit Ratio with incremental benefits is estimated at 
1 to 14 over the ten years ($2.5M versus $36M).  The net present value 
Community Net Incremental Benefit over ten years is estimated at over $31 
million (at a 4% net present value rate).  See Appendix for details.
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RECOMMENDATION 

The proposed Summit at Bay Meadows project represents a substantial private investment 
in the Town of Queensbury and would provide 110 additional independent senior living 
apartments in a region experiencing documented housing supply constraints. The project 
would also generate construction employment, permanent jobs, additional demand for 
local goods and services, and significant payments in lieu of taxes over the proposed 10-
year incentive period. 

Beyond these direct benefits, the development may contribute to the region's economic 
vitality by providing additional housing opportunities for seniors wishing to remain in the 
community, potentially freeing existing homes for working families and supporting the 
broader housing needs of regional employers. 

The proposed investment incentive package is consistent with the WWIDA's standard 10-
year PILOT structure and would provide an estimated $2.54 million in gross tax benefits, 
or approximately $2.28 million after estimated Agency and legal fees. The applicant has 
said that this assistance is necessary to support the financial feasibility of the development. 

Based on the documented regional housing needs, the applicant's development 
experience, the anticipated capital investment and employment opportunities, and the 
potential community and economic benefits, the proposed project presents a reasonable 
basis for WWIDA financial assistance. 

Subject to completion of the Agency's required reviews, verification of the applicant's 
financial and development commitments, and satisfaction of applicable legal and policy 
requirements, approval of the proposed investment incentive package would support the 
WWIDA's mission of promoting local investment and regional economic prosperity. 
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5 Warren Street, Glens Falls, NY 12801

IDA Project Applicant: Summit at Bay Meadows, LLC

Project Name:  Summit at Bay Meadows

Project Type:  Senior Housing

Project Street Location:  31 Cronin Road

Project Municipality:  Town of Queensbury

Parcel Identification:  Parcels to be re-organized.  Some variation of 296.16-1-3.1, 
396.16-1-3.2, 296.16-1-15, 296.16-1-16.12, 296.16-1-16.13, 
and 296.16-1-2.1

Project Description:  110-unit independent senior living apartment community

Total Project Investment:  $35,961,500

Project Material Terms:  Construct an apartment complex on re-zoned 22.6-acre site

IDA Benefits Provided:  PILOT
Sales Tax Exemption
Mortgage Tax Exemption

Estimated a.   Increase senior housing by 110 apartments, free up homes                    
Community Benefits b.  Generate $18.4M construction labor activity
Over Ten Years: c.   Generate $12.0M construction supplier activity

d.   Create 4 full-time jobs and 2 part-time jobs
e.   Generate PILOT payment of $3.6M
f.   Generate Community Cost Benefit Ratio at 1 to 14,
       with 10-year net present value of $31M.
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 Summit At Bay Meadows STANDARD INVESTMENT INCENTIVES Estimation DRAFT
 50% INCENTIVE YEAR 1, 5% DECREASE PER YEAR 09 23 2026

Property Base 
2026 Value

Estimated 
Incremental 
Assessment

2026 County 
Tax Rate           / 

1000

2026 Town 
Tax Rate       

/ 1000

2026-27 Qby 
School Tax Rate 

/ 1000

2026-27 GF 
School Tax Rate 

/ 1000
$1,500,000 $20,562,500 $3.65800 $0.64700 $13.831276 $15.815898

100%      Purchase  
Price

70% Construction 
& Infrastructure

PILOT YEAR % PAYMENT
COUNTY 

PILOT
TOWN     
PILOT

QBY SCHOOL 
PILOT

GF SCHOOL 
PILOT TOTAL          PILOT

FULL PAYMENT 
w/o PILOT

ESTIMATED NET 
EXEMPTION

1 50% $37,609 $6,652 $199,423 $4,258 $247,942 $495,884 $247,942
2 55% $41,370 $7,317 $219,365 $4,684 $272,736 $495,884 $223,148
3 60% $45,131 $7,982 $239,308 $5,110 $297,530 $495,884 $198,354
4 65% $48,891 $8,648 $259,250 $5,536 $322,325 $495,884 $173,559
5 70% $52,652 $9,313 $279,192 $5,962 $347,119 $495,884 $148,765
6 75% $56,413 $9,978 $299,134 $6,387 $371,913 $495,884 $123,971
7 80% $60,174 $10,643 $319,077 $6,813 $396,707 $495,884 $99,177
8 85% $63,935 $11,308 $339,019 $7,239 $421,501 $495,884 $74,383
9 90% $67,696 $11,974 $358,961 $7,665 $446,296 $495,884 $49,588

10 95% $71,457 $12,639 $378,904 $8,091 $471,090 $495,884 $24,794
Totals $545,328 $96,454 $2,891,633 $61,744 $3,595,159 $4,958,840 $1,363,681

 FULL ANNUAL PAYMENT $75,218 $13,304 $398,846 $8,516 $495,884

 STANDARD
 Estimated Tax Exemptions:  Estimated Cost Benefit Ratio:

Assumptions
 Property 10 Yrs $1,363,681 See above

 Sales & Use 7% $836,500 Subject to taxes $11,950,000  Estimated Total Project Cost $35,961,500
 Mortgage 1.0% $335,000 Mortgage amount $33,500,000  Gross Benefit All Incentives $2,535,181
 Gross Benefit $2,535,181  Gross Benefit / Cost Ratio 7.0%
 IDA Fee ($218,846) See below

 IDA Legal Est. ($35,000) Higher than normal with complexity  Net Benefit All Incentives $2,281,335
 Net Benefit $2,281,335  Net Benefit / Cost Ratio 6.3%

 Project Cost Site 22.6 Acres Qby School 19.94 Acres GF School 2.66 Acres

WWIDA Fee % Project $ Project $ Fee $  Land $1,500,000 $1,323,451 $176,549

First $10M 0.90% $10,000,000 $90,000  Construction $24,800,000 $24,800,000 $0

Next $10M 0.65% $10,000,000 $65,000  Infrastructure $4,575,000 $4,036,527 $538,473

Next $30M 0.40% $15,961,500 $63,846  Furniture & Fixt. $1,000,000 $1,000,000 $0

Over $50M 0.25% $0 $0  Soft Costs $4,086,500 $3,605,523 $480,977

TOTAL $35,961,500 $218,846  TOTAL $35,961,500 $34,765,500 $1,196,000

Constr. & Infra. $29,375,000 $28,836,527 $538,473



 Summit At Bay Meadows STANDARD INVESTMENT INCENTIVES Estimation DRAFT
 Community Cost Benefit Analysis 09 23 2026
 50% INCENTIVE YEAR 1, 5% DECREASE PER YEAR

Net "Benefit"

State 4% County 3% Mortgage Net TOTAL New Construction
Sale Tax Sale Tax Tax Property Gross Wages & Construction Materials TOTAL

Year Exempt. Exempt. Exempt. Exempt. Exempt. Fringes Ben Jobs in NYS (90%) PILOT Benefit

0 ($478,000) ($358,500) ($335,000) ($1,171,500) $0 $18,425,000 $10,755,000 $0 $29,180,000 $28,008,500
1 ($247,942) ($247,942) $351,680 $247,942 $599,622 $351,680
2 ($223,148) ($223,148) $351,680 $272,736 $624,416 $401,268
3 ($198,354) ($198,354) $351,680 $297,530 $649,210 $450,857
4 ($173,559) ($173,559) $351,680 $322,325 $674,005 $500,445
5 ($148,765) ($148,765) $351,680 $347,119 $698,799 $550,034
6 ($123,971) ($123,971) $351,680 $371,913 $723,593 $599,622
7 ($99,177) ($99,177) $351,680 $396,707 $748,387 $649,210
8 ($74,383) ($74,383) $351,680 $421,501 $773,181 $698,799
9 ($49,588) ($49,588) $351,680 $446,296 $797,976 $748,387

10 ($24,794) ($24,794) $351,680 $0 $0 $471,090 $822,770 $797,976
TOTAL ($478,000) ($358,500) ($335,000) ($1,363,681) ($2,535,181) $3,516,800 $18,425,000 $10,755,000 $3,595,159 $36,291,959 $33,756,778

The Cost to Benefit Ratio is ===> 1 14.3

Net Benefits - Net Present Value @ 4% $31,289,482

Community Tax Exemption "Costs" Community Gross "Benefits" 

to     ============> 


