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Project Description 
2-4 Market Street Corning is a real estate holding company owned by Bob Bates.  Bob plans to buy the former Tony R’s 
restaurant at 2-4 Market Street in Corning and lease the facility to his son and daughter-in-law, Christopher Bates and 
Isabel Bogadtke, who own and operate F.L.X. Hospitality.  F.L.X. Hospitality is a restaurant and winery group that owns 
F.L.X. Wienery in Dundee, F.L.X. Table in Geneva, Element Winery, and several other businesses.  Christopher is a Master 
Sommelier, which is earned by having the highest qualifications in the hospitality industry and outstanding taste and 
evaluation skills, including wine and food pairing.  There are 165 Master Sommeliers in the United States and 262 in the 
world.  Seeing that there is a gap now in the Corning market with the vacancy of Tony R’s, Christopher and Isabel would 
like to bring their food and beverage expertise to the area by offering regional and international wines and beers paired 
with locally sourced foods and a wood-fired grill. 
 
 
Total Project Investment   $1,390,000 
 
Jobs Retained     0 
Job Created     18 
 
Benefit to Cost Ratio   111:1   
 
Estimated PILOT Savings  $151,633 
Estimated Mortgage Tax Savings $9,375 
Estimated Sales Tax Savings  $72,000 
Total Savings    $233,008 
Comments This project would fill a large, vacant building on a key corner in the City’s 

vibrant downtown and support the economic development strategies of both 
the Gaffer District and the City of Corning.  

 
Estimated Project Start Date  September 2019 
Estimated Project Completion Date April 2020 
 
 
Evaluative Criteria for Retail Projects 
1. Market study for services not readily available, plus the impact on existing businesses 

a. A market study provided by Bob Bates indicates that the restaurant, which will be split into multiple 
sections, will fill gaps in the Corning market including fine dining with locally sourced prime beef prepared 
on a woodfired grill, communal dinners and wine and beer tastings paired with locally sourced foods.  The 
goal is to provide more than a meal, but rather a food and beverage experience that will draw residents 
from outside the County and visitors to the region.  Also noted in the study is information from Corning’s 
Gaffer District.  In 2010, the organization created a strategic plan focused on making the area a dining 
destination after it found research showing restaurants average 40% higher sales than retail businesses.  
Bob believes that his tenant’s designation as a Master Sommelier will attract residents and visitors to the 
area, thus increasing sales tax for the community and foot traffic for other businesses in the Gaffer District.   

b. Mark Ryckman, City of Corning Manager, will be contacted to confirm the IDA’s findings pertaining to the 
project. 

2. Regional Wealth Creation 
a. Total State Benefits - $1,344,000 
b. Total Regional Benefits - $23,523,000 

3. Highly Distressed Census Tract – N/A 



4. Urban or Town Center Location – The restaurant is in the commercial district in the City of Corning, within walking 
distance of people living on the City’s southside, Corning Incorporated’s headquarters, the Corning-Painted Post 
High School, and several other large employers.   

5. Elimination of Slum or Blight – Due to the large size of the building (about 12,000 sq. ft.) and money required to 
convert it to another use, if not a restaurant, there is a strong possibility that the building would be vacant for an 
extended period of time if not for the investor.  This would be a detriment to the City, as it is located on a heavily 
traveled, visible corner adjacent to Centerway Square. 

6. Alignment with Local Planning and Development Efforts – Retaining and attracting restaurants to the City’s 
Business improvement District, known as the Gaffer District, is part of the organization’s strategic plan.  The Gaffer 
District’s research shows that restaurants are more profitable than retail stores as has set out to make the Market 
Street corridor a dining destination.  A letter of support from the City of Corning’s Director of Planning and Economic 
Development confirms that the project also supports the City’s Economic Development Strategic Plan. 
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Please provide the Agency with the status of any required planning department or other approval: 

J) Is the Project necessary to retain existing employment:  Yes  or   No 

Is the Project necessary to expand employment:  Yes  or   No 

K) Employment Plan (Specific to the proposed Project location):

Current # 
of jobs at 
proposed 
project 
location or 
to be 
relocated to 
project 
location 

IF 
FINANCIAL 
ASSISTANCE 
IS GRANTED 
– project the
number of jobs
to be
RETAINED

IF FINANCIAL ASSISTANCE 
IS GRANTED – project the 
number of jobs to be CREATED 
after project completion  

Estimate number of residents of 
the Labor Market Area in which 
the Project is located that will fill 
the jobs to be created after project 
completion* 

12 
months 

24 
months 

36 
months 

12 
months 

24 
months 

36 
months 

Full 
Time 
Part 
Time 
Total 
FTE 

*For purposes of this question, please estimate the number of FT and PT jobs that will be filled, as indicated
in the third column, by residents of the Labor Marker Area, in the fourth column.  The Labor Marker Area
includes Steuben, Schuyler, Chemung, Yates, Allegany, and Livingston Counties.

Salary and Fringe Benefits for Jobs to be Retained and/or Created: 

Category of Jobs to be 
Retained and Created 

Average Salary 
for Jobs Created 

Average Fringe 
Benefits for Jobs 

Created 

Average Salary 
for Jobs Retained 

Average Fringe 
Benefits for Jobs 

Retained 
Management 

Professional 

Administrative 

Production 

Independent Contractor 

Other 

We will need building permit, NYS LA permit

0 0 8 10 12 4 6 8

12 12 12 12 12 12

14 16 18 10 12 14

45000 9000

24,960 15,600









































Bob Bates - 2 E. Market Street, Corning
Steuben County IDA PILOT Assessment 

Existing Assessment $820,000

Corning City Tax Rate/$1,000 $11.79 26.3%

County Tax Rate/$1,000 $8.43 18.8%

Corning-Painted Post School District $24.55 54.8%

Total Tax Rate/1000 $44.77

Current Taxes

City Tax Payment $9,668

County Tax Payment $6,913

School District Tax Payment $20,131

Total Estimated Tax Revenue $36,711

Proposed Additional  Assessment $0

New City Tax Payment $0

New County Tax Payment $0

New School District Payment $0

Total Estimated New Revenue $0

Mortgage $750,000

Taxable Investment $900,000

IDA Sales Tax Abatement $72,000

Mortgage Tax Abatement $9,375

Payment In Lieu of Tax Savings 

10 Year Proposal With Current 

Assessed Value and Tax Rates $151,633

Abatement Year
Current 

Taxes

Proposed 

PILOT New
City County School Pilot Savings 

2021 $36,711 $7,342 $1,934 $1,383 $4,026 $29,369

2022 $37,446 $14,978 $3,944 $2,820 $8,213 $22,467

2023 $38,195 $19,097 $5,029 $3,596 $10,472 $19,097

2024 $38,958 $19,479 $5,130 $3,668 $10,682 $19,479

2025 $39,738 $19,869 $5,232 $3,741 $10,895 $19,869

2026 $40,532 $24,319 $6,404 $4,579 $13,336 $16,213

2027 $41,343 $28,940 $7,621 $5,449 $15,870 $12,403

2028 $42,170 $33,736 $8,884 $6,352 $18,499 $8,434

2029 $43,013 $38,712 $10,195 $7,289 $21,228 $4,301

2030 $43,874 $43,874 $11,554 $8,261 $24,058 $0

$401,980 $250,347 $65,928 $47,139 $137,280 $151,633
































