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AGENDA
ITHACA URBAN RENEWAL AGENCY
Council Chambers, 3rd Floor, City Hall
108 E. Green Street, Ithaca, NY
8:30 AM, Thursday, December 15, 2016
Call to order
II.

Additions to or deletions from the agenda

III.

Public comment (3‐minute maximum per person)

IV.

Review of draft meeting minutes: October 27, 2016

V.

Economic Development Committee
A. Request from LAC Restaurant Group LLC (DBA the Rook restaurant) for loan
modification #1 (CD‐RLF #40) ‐ resolution
B. State Theatre of Ithaca, Inc. ‐ report
C. Committee Vice‐Chairperson report

VI.

Neighborhood Investment Committee
A.
B.
C.
D.

402 S. Cayuga St., Habitat for Humanity conceptual proposal ‐ review
INHS Scattered Site Rental Housing Preservation Project – update
Tompkins County Housing Summit ‐ report
Committee Chairperson report

VII.

Governance Committee (did not meet)

VIII.

Other New/Old Business
A.
B.
C.
D.
E.

IX.

2017 HUD Entitlement Program funding cycle, organizational meeting – report
IURA financials, November 2016 ‐ review
IURA Chairperson report
Common Council liaison report
Staff report

Motion to Adjourn (next meeting: January 26, 2017)

If you have a disability and require accommodations in order to fully participate,
please contact the IURA at 274‐6550 at least 48 hours prior to the meeting.

Approved: XX/XX/XX
Ith a c a
U rb a n
Renew al
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-6559
(607) 274-6558 (fax)

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Thursday, October 27, 2016
Members:
Excused:
Staff:
Guests:

Mayor Svante Myrick, Eric Rosario, Karl Graham, Tracy Farrell
Chris Proulx Stephen Smith (Common Council Liaison)
Nels Bohn, JoAnn Cornish, Charles Pyott
Benjamin Brotman, Liquid State Brewing Company, Inc.

I.

Call to Order
Chair Myrick called the meeting to order at 8:38 A.M.

II.

Agenda Additions/Deletions
No changes were made to the agenda.

III. Public Comment
None.
IV. Review of Draft Meeting Minutes: August 25, 2016
Farrell moved, seconded by Rosario, to approve the August 25, 2016 meeting minutes, with no
modifications.
Carried Unanimously 4‐0
V.

Economic Development Committee (EDC)

A. Request from Liquid State Brewing Company, Inc. for Loan Assistance for Start‐Up Craft
Microbrewery with Taproom at 527 W. State Street (PB‐LF #9)
Bohn reported the IURA received a funding application for a brewery/taproom start‐up, to be located
in the former Cornell Laundry building. It would be an eligible activity for the Priority Business Loan
Fund, which does permit businesses with alcohol sales. A considerable amount of equity is associated
with the project and bank funding has already been secured.
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Bohn explained the IURA is being asked to provide $70,000. The project would create at least 2.5 full‐
time equivalent (FTE) jobs (not counting the two co‐owners), so it would meet IURA job‐creation
requirements. The underwriting report concludes the project meets underwriting standards. While
neither of the two owners has direct retail experience, they have hired a retail manager with
considerable retail experience. The major underwriting issue is the standard risk associated with any
start‐up venture. There is also a limited amount of collateral available to secure a loan. The project has
a robust business plan, with good debt‐coverage ratios and the owners have strong brewing expertise.
The applicants developed a budget with sufficient working capital and a detailed list of costs. The
Committee recommends approval of the loan application.
Bohn added that there has been ongoing discussion associated with the City’s zoning and regulatory
framework for brewpubs vs. micro‐breweries. The City Planning and Economic Development
Committee will be considering a zoning amendment to clarify where brewpubs and micro‐breweries
are permitted in the City.
Brotman explained that, strictly speaking, brewpubs can produce up to 5,000 barrels a year, but the
business would certainly not produce remotely that much in its initial stages. He also noted eventually
he would like to establish a restaurant on the State Street side of the building.
Graham asked when the neighbors and general public would be given the opportunity to provide
comments on the project. Bohn replied that would take place as part of the Public Hearing process for
the proposed zoning amendment.
Cornish added the project is currently slated for staff‐level Limited Site Plan Review. If Planning
Division staff believes it would have a significant neighborhood impact and/or if there is any public
controversy associated with it, then the project would be submitted to the Planning and Development
Board for full Site Plan Review, which would include another Public Hearing process.
Farrell observed the local community recently experienced a serious drought. Since beer production
uses a considerable amount of water, she wonders what impact the project would have. Brotman
responded the former Cornell Laundry operation had been using one million gallons of water a month.
The proposed brewpub would only use a small fraction of that.
Moved by Rosario, seconded by Graham:
Loan Assistance to Liquid State Brewing Company, Inc. (PB‐LF #9)
WHEREAS, on August 19, 2016 the Liquid State Brewing Company, Inc. (LS Brewing) applied for
a $70,000 IURA loan for a start‐up micro‐brewery with taproom at 527 W. Green Street; and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PB‐
LF) is to induce the creation, start‐up and expansion of specific priority business enterprises in
the greater downtown that have been defined by the community as highly desirable or
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substantially increases foot traffic thereby strengthening downtown vitality, including a
brewpub; and
WHEREAS, the proposed business is substantially similar to a brewpub and therefore eligible for
loan assistance through the PB‐LF; and
WHEREAS, the proposed uses of project funds are:
$16,000 Lease deposit
$98,000 Leasehold improvements
$335,000 Equipment
$35,000 Furniture & fixtures
$35,200 Fees/Soft costs
$125,800 Working capital
$645,000 Total, and
WHEREAS, the proposed sources of project funds are:
$200,000 Equity
$350,000 M&T Term Loan
$25,000 M&T Line of Credit
$70,000 IURA
$645,000 Total, and
WHEREAS, the primary owners of LS Brewing are Jamey Tielens and Benjamin Brotman, and
WHEREAS, the project is projected to create at least 2.5 full‐time equivalent (FTE) employment
positions, of which at least 51% will be filled by low‐ and moderate‐income persons, resulting in
$28,000 of loan assistance per job created, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for
the Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan
assistance, and
WHEREAS, as IURA loan proceeds may be used for interior improvements of existing commercial
space, the loan is listed at 58.35(a)(3)(iii) as categorical excluded but subject to federal laws
listed at 58.5 for the National Environmental Protection Act (NEPA), and
WHEREAS, the project does not require further consultation with respect the federal laws listed
at 58.5, such as flood hazard regulations, and therefore converts to an Exempt activity for NEPA,
and
WHEREAS, the interior renovation of existing commercial space constitutes a Type II action
under the City of Ithaca Environmental Quality Review Ordinance and therefore is not subject
to further environmental review, and
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WHEREAS, at their October 11, 2016meeting, the IURA Economic Development Committee
reviewed the loan application, a credit analysis prepared by Richard Rickli of H. Sicherman & Co.,
Inc. and applicable provisions of the IURA Economic Development Policy Guidelines and
Operating Plan, and recommend the following; now, therefore, be it
RESOLVED, that the IURA hereby approves a loan from the Ithaca Density District Priority
Business Loan Fund (PB‐LF) in accordance with the loan application, and supplemental
submissions, subject to the following terms:
Borrowers:

Liquid State Brewing Company, a New a New York State
Corporation

Loan Amount:

Up to $70,000

Project:

Establishment of a start‐up micro‐brewery with taproom at 527 W.
State Street, Ithaca, NY.

Total Project Cost:

$645,000

Projected Use of IURA Funds:

Purchase of beer brewing production equipment, furnishings and
fixtures

Term:

90 months (7 years and six months)

Interest Rate:

3.5% annually, reset to 2.5% upon submission of satisfactory job
reports documenting that the job creation goal has been achieved
for two consecutive quarters and borrower is in compliance with all
other terms of the loan agreement.

Repayment:

Interest‐only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan over
84 months (approximately $941/month) and subject to a revised
P&I amount upon rate reset.

Loan Collateral:

1. General security interest on all business assets including
accounts, inventory, furniture, fixtures and equipment now
owned or hereafter acquired, subordinated to the lien of M&T
Bank.

Personal Guarantor(s):

Benjamin J. Brotman and Jamey T. Tielens, joint and several. .

Job Creation Requirement:

Creation of at least two and one‐half (2.5) FTE employment
positions of which at least 51% must be held by low‐ and moderate‐
income persons.

Loan Disbursement:

In full, upon receipt of invoices for production equipment and or
furnishings and fixtures in an amount equal to or greater than the
loan amount.
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Conditions:

1. All related party debt shall be fully subordinated to IURA debt
in both lien and payment.
2. Completion of NEPA environmental review by staff.

Reporting:

1. Annual submission of accountant‐prepared federal and New
York State tax returns.
2. Quarterly IURA job reporting of jobs created.
3. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a
loan commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby
authorized to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 4‐0
B. Restore New York Initiative (Round 4) — Grant Application Report
Bohn reported the Restore New York Initiative (Round 4) grant application was submitted. He has
also spoken with some of the other applicants who were not selected, to determine ways those
projects could move forward. Common Council voted unanimously in support of the application.
He expects to find out the results of the application sometime in December 2016.
C. Committee Vice‐Chairperson Report
Bohn announced that Jennifer Tegan resigned from the Committee, due to too many time
commitments. Charles Hamilton has replaced her.
VI. Governance Committee (GC)
A. Second Amendment to Legal Services Contract: Richard Ruswick
Rosario explained the IURA amended the contract earlier this year to account for additional work Mr.
Ruswick performed for the 210 Hancock Street housing project. Since that time, Mr. Ruswick
performed another $203 worth of work to review documents subordinating the mortgage to the
permanent lender. Since his original legal services contract included a maximum $5,000 expenditure
cap, a resolution is needed to approve the additional expenditure. The project owner has already
paid the legal costs, so the amendment will not adversely impact IURA finances.
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Moved by Rosario, seconded by Farrell:
Procurement of Independent Legal Services, Ruswick — 2nd Amendment to 2016 Contract
WHEREAS, the IURA authorized a 1st amendment to the 2016 independent contract for legal
services with Richard P. Ruswick at Levene Gouldin & Thompson, LLP to cover extraordinary
expenses associated with the 210 Hancock Street Low‐Income Housing Tax Credit (LIHTC) project,
which cost was fully reimbursed by the project sponsor, and
WHEREAS, in recent years, Ruswick has provided specialized legal services on LIHTC projects, and,
WHEREAS, as no additional legal expenses were anticipated to be incurred in 2016 on LIHTC
projects, the contract amount was fully expended, and
WHEREAS, in response to a request from INHS, Leven Gouldin & Thompson were requested to
provide legal services for legal review of documents to subordinate IURA mortgages to the
permanent lender for the Stone Quarry Apartments LIHTC project and has submitted a bill for
$203.50, which will be reimbursed by the project sponsor, and
WHEREAS, the funding cap has been reached on the independent contract, and
WHEREAS, the IURA Governance Committee considered this matter at their October 21, 2016
meeting and recommended the following action; now, therefore, be it
RESOLVED, that the IURA Chairperson is hereby authorized, upon review of legal counsel, to
execute a second contract amendment for independent contractor legal services with Richard P.
Ruswick at Levene Gouldin & Thompson, LLP not to exceed an additional $500, and be it further
RESOLVED, that the source of such funds for legal services shall be derived from revenues
received from counter parties.
Carried Unanimously 4‐0
B. Response to Contract Monitor Staff Vacancy
Rosario reported that Contracts Monitor René Funke recently resigned. The IURA needs to determine
how to proceed with filling the vacancy, including providing funds for Ms. Funke to provide technical
assistance as an independent contractor to train a new Contracts Monitor.
— EXECUTIVE SESSION —
Moved by Rosario, seconded by Farrell, to enter an Executive Session at 9:05 a.m.
Carried Unanimously 4‐0
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No action was taken during the Executive Session.
Moved by Rosario, seconded by Farrell, to adjourn the Executive Session at 9:15 a.m.
Carried Unanimously 4‐0
Moved by Rosario, seconded by Graham the following resolutions:
Hire Contracts Monitor
WHEREAS, on October 20, 2016, the incumbent Contacts Monitor announced her upcoming
resignation to take another job beginning November 8, 2016, and
WHEREAS, the Contracts Monitor performs critical work functions for the IURA to achieve its
mission and meet its obligations to administer the HUD Entitlement Grant program, and
WHEREAS, IURA management recommends filling the upcoming vacancy on a part‐time or full‐time
basis depending upon the pool of applicants and work duties assigned, and
WHEREAS, the IURA desires to retain internal personnel capacity to perform critical work functions,
and
WHEREAS, the IURA Governance Committee discussed this matter at their October 21, 2016
meeting and recommended a job search be commenced by staff to fill the upcoming vacancy, and
WHEREAS, IURA Director of Community Development has identified a highly‐qualified candidate for
the job position, and
WHEREAS, following consultation with the Executive Director, a conditional job offer was made to
the preferred candidate subject to IURA approval, and
WHEREAS, the preferred candidate has accepted a conditional job offer to fill the Contracts Monitor
position subject to IURA approval; now, therefore, be it
RESOLVED, that the IURA hereby authorizes the hiring of Charles Pyott as IURA Contracts Monitor
subject to the following terms:
Title:
Salary:
Work Hours:
Employment Status:
Start Date:
Duties:

Contracts Monitor
$48,105.69/year
35 hours per week
Regular, full‐time “at‐will” employee
As soon as possible, subject to mutual agreement with candidate and
candidate’s current employer, the City of Ithaca
Job responsibilities per the Contracts Monitor job description, including minute‐
taking
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Health Insurance:

Retirement:
Vacation:
Other Terms:

80% employer payment toward enrollment in the IURA’s policy for coverage or
payment of your out‐ of‐pocket costs to continue an existing policy in an
amount up to 75% of the cost the IURA would have paid for coverage.
11% of gross salary contribution by employer
2.7 hours/biweekly period (2 weeks/year increased to 3 weeks/year after four
years of service)
Governed by the IURA Human Resource Policies, including paid sick leave, 11
holidays, 3 personal days and vacation.

RESOLVED, that the IURA Executive Director, or her designee, is hereby authorized to implement
this resolution.

Authorize Independent Contract with Incumbent Contracts Monitor
WHEREAS, on October 20, 2016, the Contacts Monitor announced her upcoming resignation to take
another job that begins November 8, 2016, and
WHEREAS, the IURA has authorized a job search to fill the position, and
WHEREAS, there is a strong possibility that there will not be an overlap in time between the new
Contracts Monitor and the incumbent for training, and
WHEREAS, the incumbent is open to the possibility of providing technical assistance services as an
independent contractor to help train the new Contracts Monitor; and
WHEREAS, the IURA Governance Committee discussed this matter at their October 21, 2016
meeting and recommend the following; now, therefore, be it
RESOLVED, that the Chairperson, subject to review by legal counsel, is authorized to execute an
independent contractor agreement with the incumbent Contracts Monitor for technical assistance
services in an amount not to exceed $2,500, following her separation from the IURA.
Carried Unanimously 4‐0
C. FY 2017 IURA Administrative Budget
Rosario reported that the proposed budget is affected by two principal factors driving most of the
increase compared to 2016: (1) an increase in health insurance premiums; and (2) the possibility
the future Contracts Monitor may require family health insurance coverage, which is considerably
more expensive. The proposed IURA employee retirement benefit contribution (11%) and 1.75%
increase in employee salaries are both consistent with the City of Ithaca’s 2017 budget. Under the
current scenario, there could potentially be a $11,000 shortfall in 2017. To mitigate for the
potential shortfall, IURA staff explored other sources of funding (e.g., loan repayments, use of non‐
restricted funds).
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Rosario noted one positive development in the budget outlook is that the sale of the Canopy Hotel
property will provide $33,000/year in loan repayments. There should also be some salary savings
from the vacant Community Development Planner position, which could make up for the shortfall;
however, to maintain a conservative budget outlook, that was not factored into the budget.
Bohn added the IURA expects a number of loan repayments in 2017 (including early pay‐offs), which
will increase its assets, although that will diminish the IURA’s future revenue. The Liquid State Brewing
Company, Inc. loan approved earlier in the meeting is not included in the proposed budget. It will be
incumbent on IURA staff to identify more revenue sources from loans (especially housing loans, since
they involve lower risk and are consistent with the IURA’s mission).
Moved by Rosario, seconded by Farrell:
FY 2017 IURA Administrative Budget
WHEREAS, the IURA desires to annually adopt an administrative budget to guide expenditures and
manage financial resources of the IURA, and
WHEREAS, New York State law governing public authorities requires submission of the adopted
budget 60 days prior to the start of the next fiscal year, and
WHEREAS, the IURA budget is due to be submitted to the New York State Authorities Budget Office
by November 1st of each year, and
WHEREAS, at their October 21, 2016 meeting the IURA Governance Committee reviewed this
matter and recommended the following action; now, therefore, be it
RESOLVED, that the IURA hereby adopts the FY 2017 IURA Administrative Budget, dated 10/14/16
as herein attached, and be it further
RESOLVED, that effective with the first payroll check date following January 1, 2017, any
modifications to IURA employee salaries, benefits, and contributions shall be adjusted as contained
in the adopted 2017 IURA budget.
Carried Unanimously 4‐0
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D. IURA Financials Report: September 2016
Rosario indicated the IURA grants summary is generally in good shape, including the spend‐down
ratio. 2016 projects have now been added the list. The Spencer Road Sidewalks project remains
listed at $100,000 of unexpended funds, since it is still in its design and public review phase. There
are also unexpended funds associated with the Learning Web’s 2014 Housing Scholarship Program,
resulting from some delays the organization encountered from a reduction in its Federal funding.
Farrell asked about the Downtown Ithaca Alliance (DIA) Business Boost program. Bohn replied that
the IURA received proposals from the DIA for projects that met the IURA’s funding requirements
(e.g., participants need to demonstrate they used online marketing tools as a function of their core
business), which the Pack and Ship Store, Sew Green, and Alphabet Soup were able to do. They also
had to prove the business owners are low‐to‐moderate income. The program has been closed out.
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Regarding loan repayments, Bohn reported the State Theatre remains one month past due. He
invited the theatre’s Executive Director to a future meeting of the Economic Development
Committee to provide an update on its operations and budget outlook. The theatre did lose one of
its tenants (New Roots Charter School), which reduced its income. The theatre also has a balloon
payment due next year, so it will be important to know how it plans on paying it off.
Rosario reported that lease payments are all in good standing, except the Southside Community
Center’s (SCC) Recycle Ithaca's Bicycles (RIBS) program, which is likely the result of SCC’s organizational
transition, staff and board turn‐over, and its work on a revised strategic plan.
E. Committee Chairperson Report
None.
VII. Neighborhood Investment Committee (NIC)
A. Ithaca Neighborhood Housing Services (INHS) Scattered Site Housing Preservation Project
Graham referred Board members to the October 6, 2016 letter from Director of Real Estate
Development Joseph L. Bowes, outlining what INHS is proposing. INHS is asking the City to accept on
its behalf funding from the financial settlement between New York State and Morgan Stanley for the
renovation and preservation of INHS’ 98‐unit rental housing portfolio. INHS would institute three new
corporate entities for the project — one to hold the land, one to own the properties, and one to
manage them — allowing INHS to keep the properties permanently affordable, as well as increase their
energy efficiency.
Graham noted the Committee believed it would be a great project, but it had concerns with INHS
increasing its scope of services, as well as questions about the project’s net benefit to the city (e.g.,
impact on housing assessments and taxes).
Farrell added that INHS has historically paid taxes on its rental properties, but this project proposes
exempting them through the State’s “581‐a” real property tax exemption program (using a
“capitalization of income” method). INHS would commit to maintaining the properties as affordable
for 50 years. The Committee also discussed whether INHS might consider selling some of the smaller
units to home owners.
Bohn noted the INHS properties in question had been managed without enough resources available to
meet capital needs due to low rent levels, so this would be a great opportunity to remedy that. The
proposal does not require IURA approval at this point.
B. 202 Hancock Street Townhouses — Underwriting & Subsidy‐Layering Analysis
Graham reported that as part of the funding for the project the seven townhouses were required to
undergo an analysis of project feasibility, funding status, and other issues (e.g., that the buyers of
the units would meet HOME guidelines).
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C. State Legislation Authorizing Property Tax Exemption for Certain Resale‐Restricted Affordable
Housing
Graham announced the Governor recently signed the legislation; and the final step will be for the
individual taxing authorities to approve and implement it in their own jurisdictions. Both the City
and County are supportive of the legislation, although it remains unclear how the Ithaca City School
District (ICSD) will respond.
Bohn added the IURA will first collaborate with the City and County to implement the legislation,
and then ask ICSD to do the same. 55 properties in the County are currently eligible for the
exemption.
D. Committee Chairperson Report
Graham reported that the IURA owns a parcel at 402 S. Cayuga Street, which has historically been an
awkward site to develop (e.g., steep slopes). The Committee is expecting a proposal from Habitat
for Humanity to develop the site, ideally as a for‐sale, owner‐occupied project.
Graham announced that the IURA’s Housing for School Success program has enrolled two families in
the program so far. The families would eventually be expected to receive Section 8 housing vouchers
from the Ithaca Housing Authority (IHA).
VIII. Other/New/Old Business
A. IURA Chairperson Report
None.
B. Common Council Liaison Report
Myrick reported that Common Council approved the City’s 2017 budget, which includes a 1.98% tax
levy increase, with a 6.7% reduction in property taxes, the lowest in 16 years.
Myrick also announced that the Planning and Economic Development Committee unanimously voted
against the proposed Maguire/Carpenter Business Park Temporary Mandatory Planned Unit
Development (TMPUD) project for the development of an automobile dealership on that site.
C. Staff Report
Bohn reported that Cornell University’s undergraduate housing plan has been moving forward. Cornell
is seeking to address some deferred maintenance needs, while also meeting current and future student
housing needs, with the construction of a new 500‐bed on‐campus dormitory.
IX. Adjournment
The meeting was adjourned by consensus at 10:03 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
IURA
December 15, 2016
LAG Restaurant Group, LLC, dba The Rook, loan modification #1 (CD-RLF #40)
Whereas, the LAG Restaurant Group, LLC (LAG) requests a loan modification to reduce the job creation
goal to 6 FTE jobs from 8 FTE jobs and to be released from further job reporting; and
Whereas, on April 25, 2015, the IURA issued a $40,000 loan of CDBG funds to LAG to open The Rook
restaurant at 404 W. State/MLK Jr. Street, and
Whereas, LAG projected creation of at least 8 FTE jobs, and
Whereas, quarterly job reporting has stabilized at approximately 6.75 FTE jobs, which excludes the three
owners who work at the restaurant full-time but are not considered employees for CDBG reporting
purposes, and
Whereas, sales have not fully met initial projections, but the business is operating profitably and is current
on IURA loan payments, and
Whereas, management reports that the current staffing level is appropriate for the volume of guests and
to remain profitable, and
Whereas, the IURA loan agreement requires the borrower to submit quarterly job reporting until the job
goal is met for at least two consecutive quarters, and
Whereas, the job count has stabilized at a little over six (6) FTE jobs for three consecutive quarters, and
Whereas, IURA staff agree that employment levels at the Rook restaurant have stabilized at approximately
6.75 FTE employment positions and that further job reporting will not yield substantial new information,
and
Whereas, 6 FTE jobs created results in a ratio of $6,667 of IURA loan assistance per job created, well below
the CDBG public benefit test requiring at least one job created for every $35,000 of loan assistance, and
Whereas, at their December 8, 2016 meeting the Economic Development Committee reviewed this matter
and the YTD profit/loss statement and Balance Sheet for the business and recommended the following;
now, therefore be it
RESOLVED, that the IURA hereby approves a modification to the loan agreement with LAG Restaurant
Group LLC to modify the job creation goal to 6 FTE jobs from 8 FTE jobs and release LAG Restaurant Group
LLC from further job reporting; and be it further
RESOLVED, that the IURA Director of Community Development is authorized, subject to review by IURA
legal counsel, to execute a letter amendment to the loan agreement to implement this resolution.
j:\community development\loans\cd-rlf\40-rook\reso iura rook loan mod #1 12-15-16.doc
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Show
Wilco
Mars/Venus
Home Free
Movie‐ The Wall
The Wood Brothers
Paula Poundstone
Mark Nizer
Patty Griffin
The Machine (Pink Floyd Tribute)
Southside Johnny
Babar‐ Ithaca Ballet
Babar‐ Ithaca Ballet
Movie‐ Beetle Juice
Movie‐ Harry Potter1
Movie‐ Harry Potter2
Dave Rawlings Machine
Nora Jones
Postmodern Jukebox
Arlo Guthrie
Bo Burnham
Gordon Lightfoot
Guster
Movie‐ Spaceballs
City & Color
Matisyahu
Grace Potter
Punch Brothers
Nutcracker Ithaca Ballet 1
Nutcracker Ithaca Ballet 2
Nutcracker Ithaca Ballet 3
Movie‐ Wonderful Life
R2P‐Crazy for You 1
R2P‐Crazy for You 2
R2P‐Crazy for You 3
Movie‐ Fade to Winter
GTLO
Mchael C. Anthony
Hungry Caterpillar
The Moth
Joan Baez
Gaelic Storm
Jack Hanna
Movie‐ 2001 Sapce Odyssey
Steven Wright
Movie‐ The Sandlot
Welcome to Nightvale

2015/2016 State Theatre Season
Total Attendance
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519
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Jeff McBride
Cooder, White & Skaggs
Firebird‐ Ithaca Ballet
Firebird‐ Ithaca Ballet
Tig Notaro
Daniel Tiger's Neighborhood
Johnson School Follies
George Thorogood
X Ambassadors
Movie‐ Ferris Bueller's Day Off
Next Jennaration Dance
Next Jennaration Dance
Melissa Etheridge
Historic Ithaca Day
DIA Annual Meeting
July 1,2015‐June 30,2016

2015/2016 State Theatre Season
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300
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144
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100
300
47700

North Elevation - Titus Avenue
South Elevation
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Habitat of Tompkins & Cortland Counties
December 8, 2016

December 2, 2016

Mayor Svante Myrick
Mayor, City of Ithaca
108 East Green Street
Ithaca, NY 14850

RE: Request for the City of Ithaca to enter into a Payment In Lieu of Tax
Agreement for the INHS Scattered Site Rental Preservation Project
Dear Mr. Mayor:

This letter is to request that the City of Ithaca enter into a Payment In Lieu of Tax
Agreement (PILOT) for the Ithaca Neighborhood Housing Services Scattered Site
Rental Preservation Project (‘the Project’). The Project is eligible for a PILOT
Pursuant to Section 577 of the New York State Private Housing Finance Law (PHFL),
which allows the municipality in which the project is located to grant an exemption
of property taxes and PILOT if the Project is owned by a Housing Development Fund
Corporation (HDFC) and the Project is providing low income housing.

The Project meets both of the Section 577 tests; it will be owned by an HDFC and
provide regulated affordable housing for 50 years. The INHS Scattered Site Rental
Preservation project is a mixed-income, multi-family rental project, involving the
refinancing and renovation of 98 residential units in 44 buildings on 17 tax parcels.
These units make up the majority of the scattered site rental portfolio acquired by
INHS over the past 30 years. The project is 100% residential; there is no
commercial space.
The buildings are located in Census Tracts 1, 8, and 10 in the City of Ithaca. There
are 16 studio apartments, 23 one bedrooms, 28 two bedrooms, 28 three bedrooms,
and 3 four bedroom apartments.

The INHS Scattered Site Portfolio is affordable because INHS’s mission is to provide
affordable housing. To accomplish this mission rents have been set below market
rates. Only a small fraction of the units have any type of housing regulatory
agreement requiring affordability even though the portfolio represents one of the
largest affordable housing portfolios in the City and provides housing for more than
70 Housing Choice Voucher holders.

Approximately 80% of the families living in these apartments earn less than 60% of
the Area Median Income (AMI). While this housing serves those most in need it also
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is home to 17 more moderate income families. The scattered site makeup of the
project contributes to a more diverse income mix in residential neighborhoods.
INHS will retain this income mix and work to ensure that no tenants are
permanently displaced as part of the project.

A consequence of maintaining low rents and keeping the Portfolio affordable is that
there is often not enough money to do the repairs that are needed. Over the years,
as the Scattered Site portfolio has grown and the structures have aged, the buildings
have become difficult to manage. In many cases only the most pressing
maintenance needs are addressed while the more critical large capital expenditures
like roofs, siding, and energy efficiency upgrades delayed.
Renovating and refinancing the Portfolio provides a unique opportunity to:

• improve the quality of life for 98 low and moderate income families,
• restrict the units as affordable housing for 50 years,
• improve the energy efficiency of the portfolio to reduce greenhouse gases
and cost of utilities,
• improve the curb appeal of the buildings and as a result the blocks and
neighborhoods where they are located,
• capitalize reserves to mitigate ongoing maintenance and operating risk, and
• invest equity from the sale of the portfolio into the development of new
affordable housing.

The refinance would include renovating each building based on a recently
completed Capital Needs Assessment that evaluated roofs, windows, insulation,
siding, kitchens, baths, carpeting, flooring, heating systems, and cosmetics. Floor
plans, elevations, and a detailed scope of work have been created for each building
and unit. The total renovation budget is over $6,000,000 to bring these units up to
“like new” condition.

There are additional expenses involved in acquiring the buildings, legal work,
insurance, architecture and other soft costs as well as setting aside reserve funds to
ensure that the units continue to be maintained over the next 30 years. The total
development budget for the project is over $19,000,000.
The financing to cover the cost of this work includes 4% Low Income Housing Tax
Credit Equity, Tax Exempt Bonds issued by the NYS Housing Finance Agency, a
subsidy loan from the NYS Housing Finance Agency’s Multi Family Preservation
Program and Tompkins County’s Community Housing Development Funds.
In addition to these sources INHS has the opportunity to take advantage of grant
dollars from a settlement agreement between Morgan Stanley and the New York
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State Attorney General. These funds must be accepted by the municipality in which
the project is located and the Council approved this acceptance at its October
Meeting.

INHS will also contribute equity to the project in the form of a Seller’s note. As part
of the Project INHS will sell the 98 units to the HDFC as record title holder of the
project and to a newly formed limited liability company established to own the
beneficial interest in the project. INHS has agreed to use the funds from the sale for
three purposes:
1. Pay any outstanding debt obligations including loans to the IURA.
2. Invest the funds back into the Scattered Site Project in the form of a Seller’s
Note.
3. Invest any remaining proceeds in the creation of new affordable housing.

Attached is a MEMO drafted by the INHS Real Estate Development Committee for
board approval. This MEMO details how the use of equity from the Project will go
toward the three purposes outlined above and could significantly increase the
organization’s ability to create new affordable housing in the future.

Unlike many of the new construction affordable housing complexes INHS has
developed over the past 10 years, the financing scenario outlined above requires
significant hard debt service; as a result, if the project is to be financially feasible
and rents are to be maintained at current affordable levels, INHS must reduce
expenses. This letter is requesting that the City of Ithaca utilize the option of
providing a real property tax exemption for the project, other than assessments for
local improvements, and enter into a PILOT Agreement as outlined below.

INHS is requesting that the properties be exempt from taxes and instead make an
annual payment based on 12% of Net Operating Income (NOI) for a period of thirty
(30) years. "Net operating income" is the amount of income equal to gross rents
received less operating costs, as determined by an annual audit. The operating costs
will not include depreciation or debt service payments.

This is the formula that the County Industrial Development Agency (IDA) utilized for
the PILOT agreement at 210 Hancock. While INHS could request this same PILOT
agreement for the Scattered Site Project through the IDA, it would be less costly to
the Project in both legal expenses and fees to have the City of Ithaca enter into the
PILOT instead. Our attorneys inform us that the most common form of affordable
housing real property tax exemption in Upstate New York municipalities (including
Buffalo, Rochester and Syracuse, among others) is through the provisions we are
seeking to utilize here.
Below is an analysis of the difference between the PILOT payment and the payment
of taxes if the property were assessed by the County after the refinancing – labeled
“581A Assessment.” 581A is a NYS Real Property Tax Law that directs the
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assessment department to use the actual income and expenses of the project to
calculate the value rather than using hypothetical income or expenses. These
numbers are based on current projections of income and expenses and tax rates.
Property Tax Difference
Property Tax & Fees Payments
% of Payment to each taxing jurisdiction
School
City
County

PILOT

$

54,862

$
$
$
Total $

26,492.87
18,511.81
9,857.29
54,862

581A - Assessment
$
165,407

$

Difference PILOT V. 581 A
(110,545)

$
$
$
$

$
$
$
$

(53,382)
(37,301)
(19,862)
(110,545)

79,875.12
55,812.49
29,719.39
165,407

To ensure that INHS does not pay less than the proposed PILOT payment in year one
the attached resolution includes an annual “floor” so that the PILOT Payment could
never be less than $54,000. If the income of the Project were to increase then the
annual payment to the City would also increase. The same is true if expenses go
down; for example, by improving the energy efficiency of the portfolio and reducing
annual utility expenses INHS is improving the chances of the Project paying a higher
annual PILOT Payment. In addition to the annual 12% Payment INHS is willing to
consider an increased payment at the end of the 15 year tax credit compliance
period.
INHS is also including language in the attached PILOT resolution that the Payment
be shared by the City of Ithaca with Tompkins County and the Ithaca City School
District in the same ratio as total school, city and county taxes would have been paid
with respect to the Project.
While the PILOT does result in lost tax revenue it does provide the City with an
opportunity to implement the stated goal in Section 5.1 of the comprehensive plan;
that “The existing stock of affordable housing will be preserved and wellmaintained.” Without a PILOT Agreement the Project can not move forward as
currently designed; INHS cannot apply for over $12,000,000 in private and State
funding; and the $4,000,000 of Morgan Stanley funding that the Council has
accepted on behalf of the project will be lost.
Thank you and the Council for taking the time to consider this request. Attached
you will find supporting documentation. Please feel free to contact me with any
questions.
Sincerely,

Joseph L. Bowes
Director of Real Estate Development
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DRAFT - 2017 City of Ithaca HUD Entitlement Grant
Action Plan Schedule
Milestone

Date

‘Organizational’ Meeting

8:30 AM on December 15, 2016 at the IURA Meeting,
Council Chambers, City Hall

Call for Funding Proposals Issued

January 5, 2017

Public Information Meeting #1

7-8:00pm, Wednesday, January XX, 2017
GIAC

Public Information Meeting #2

12-1:00pm Tuesday, January XX, 2017
TCPL, Borg Warner Room

Funding Proposals Due

Noon on Tuesday, February 28, 2017

Economic Development Committee Meeting # 1
Neighborhood Investment Committee Meeting #1

IURA Meeting #1 / Public Hearing #1

(public services & economic development projects)

IURA Meeting #1 / Public Hearing #1 cont.
(public facilities & housing projects)

Neighborhood Investment Committee Meeting #2
(if needed)

Economic Development Committee Meeting # 2 (if
needed)

IURA Meeting #2
IURA Meeting #3

Adoption of Draft Action Plan by the IURA

3:30 PM. on Tuesday, March 14, 2017
Council Chambers, City Hall
8:30 AM on Friday, March 10, 2017
3rd Floor Conference Room, City Hall
8:30 AM on Thursday, March 23, 2017
Council Chambers, City Hall
8:30 AM on Monday, March 30, 2017
Council Chambers, City Hall
8:30 AM on Friday, April 14, 2017
3rd Floor Conference Room, City Hall
3:30 PM on Tuesday, April 11, 2017
Council Chambers, City Hall
8:30 AM, Thursday, - April 13, 2017
Council Chambers, City Hall
8:30 AM, Thursday, - April 27, 2017
Council Chambers, City Hall

April 27, 2017

Draft 2017 Action Plan Available
for 30-day comment period
Public Hearing # 2 - Planning & Economic
Development Committee of Common Council
Close 30-day comment period on Draft Action Plan

May 29, 2017 at 12:00 noon

Approval of 2017 Action Plan - Common Council

June 7, 2017, meeting begins at 6:00 PM

April 28, 2017
May 10, 2017, meeting begins at 6:00 PM

August 24, 2006

CITIZEN PARTICIPATION PLAN
CITY OF ITHACA
ITHACA URBAN RENEWAL AGENCY1

Three important documents are described in this plan and for clarity, they will be identified here:
The Citizen Participation Plan describes the City of Ithaca’s procedures for involving the public in
development and implementation of the Consolidated Plan and the annual Action Plan. This Plan also
stipulates public notice of important communications between the City of Ithaca and the U.S. Department of
Housing and Urban Development.
The Consolidated Plan identifies top priority community development needs for a five-year period and has a
distinct set of requirements for its development. It describes the general over-arching community
development needs of the City and describes strategies for addressing these needs.
The annual Action Plan contains a description and budget for individual activities to be undertaken in each
program year with funding made available through the U.S. Department of Housing & Urban Development
(“HUD”). The activities of the Action Plan will address the needs identified in the Consolidated Plan and
must also meet the selection criteria listed below.
The provisions included in this Citizen Participation Plan are intended to inform the citizens of Ithaca about
funding programs available to address community development needs and their regulatory requirements,
and identify opportunities to recommend program activities, express views, and comment on the City's
proposed activities to be undertaken. In addition, citizens will be given a reasonable opportunity to
comment on the City’s past performance implementing program activities and any substantial amendments
to the Citizen Participation Plan or the Consolidated Plan.
The Common Council shall have ultimate responsibility and authority for the development and execution of
its Consolidated Plan. Common Council has selected the Ithaca Urban Renewal Agency (IURA) as the
lead agency with primary responsibility for development and administration of the Consolidated Plan,
including the implementation of the activities funded through HUD’s Entitlement program.
This Citizen Participation Plan shall become effective immediately upon adoption and shall remain in effect
until all activities assisted by HUD funds pursuant to the Consolidated Plan are completed, or until it is
superseded by a new or revised plan.
1

Originally adopted by the IURA/CDA, March 22, 1983
amended, November 12, 1998
amended, March 8, 2000
comprehensive revisions adopted, February 4, 2004
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The plan shall provide a process for citizen participation at the community-wide level, at the neighborhood
level, and in other areas where multi-component projects are proposed or ongoing. This plan is designed
to especially encourage participation by residents of predominantly low and moderate-income
neighborhoods and any residents of slum or blighted areas.
The IURA will be responsible for:
1.

2.
3.
4.
I.

IURA Responsibilities

Overseeing the development and implementation of the five-year Consolidated Plan,
including the following four components:
• A housing and homeless needs assessment;
• A housing market analysis;
• A strategic plan, including identification of non-housing community development
needs;
• An annual one-year Action Plan containing a description and budget for activities to be
undertaken in the current program year;
Amendments to the Consolidated Plan;
Development and implementation of the Citizen Participation Plan; and
Administration of the Consolidated Plan, including preparation of an annual performance
report.

CONSOLIDATED PLAN
A.

Organization Meetings
At the beginning of the cycle to develop or substantially amend the Consolidated Plan, the
IURA will hold an organizational meeting describing the goals, regulatory requirements and
process to be used in developing the Consolidated Plan. During this time, efforts will be
made to solicit informal program suggestions from the general public through various
media.

B.

Neighborhood Public Input
IURA staff will hold a minimum of four (4) public input meetings at different neighborhood
locations. These meetings will acquaint residents with the provisions of the program and
obtain citizens’ views on community development needs and proposals to effectively
address these needs. These meetings will present information to citizens on:
1. the total amount of CDBG funds, and other funds, anticipated to become available to
the City on an annual basis;
2. eligible and ineligible activities and mandatory national objectives that each activity
must meet;
3. process to be followed to develop the Consolidated Plan, including schedule of
meetings and hearings;
4. the citizen participation plan;
5. a summary of other important program requirements, and;
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6. presentation of the activities funded in previous years.
Public input meetings will be held at locations convenient to residents of predominantly
low- and moderate-income neighborhoods. Meetings will generally take place in the
evenings or on weekends. All meetings will be held in buildings that are accessible for
persons with disabilities. Notice of these meeting will be published as display ads in The
Ithaca Journal at least six (6) days prior to any meeting notifying the public of the date,
time, location, purpose of the meeting and will include language regarding the availability
of accommodations for persons needing special assistance to participate in the meetings.
In addition, notice of the public input meetings will be mailed or e-mailed to a distribution
list developed and maintained by the IURA that includes neighborhood organizations, past
beneficiary organizations, interested persons and elected officials. The IURA will expand
the list to include any individual or organization upon request and will post notices of the
meetings in public places as appropriate
Development of the Consolidated Plan shall also be informed by the community
development needs and recommendations to address those needs identified in recently
completed neighborhood plans or available from an ongoing participatory neighborhoodbased planning process.
C.

Public Hearings
A minimum of two public hearings will be held to obtain citizens’ views and to respond to
proposals and questions. One hearing will be held during development of the Consolidated
Plan. This first public hearing will be held by the IURA to obtain the views of citizens on
the highest priority housing and non-housing community development needs, and
suggested activities to address these needs. The second public hearing will be held by the
Common Council or a Committee of the Common Council after publication of the proposed
Consolidated Plan to allow citizens to comment and suggest modifications prior to its
adoption. All public hearings will be held in buildings that are accessible for persons with
disabilities.
Notice of these public hearings will be published as legal notices in the Ithaca Journal at
least ten (10) days prior to the public hearing. Notices will include the date, time, location,
purpose of the hearing and will contain language regarding the availability of
accommodations for persons needing special assistance to participate in the meetings. In
addition, the IURA will request that announcements regarding the public hearings be made
at a meeting of the following groups prior to the hearing:
• City of Ithaca Common Council;
• Appropriate City of Ithaca Common Council committee(s);
• City of Ithaca Board of Public Works;
• City of Ithaca Planning & Development Board;
• Ithaca Urban Renewal Agency;
• Housing & Homeless Housing Task Force;
• other venues as appropriate.
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Consultations with Public and Private Organizations
In addition to neighborhood meetings and public hearings, a minimum of four topical focus
group meetings will be convened with public agencies, non-profit organizations, private
entities, and interested persons. The topics will include:
• Housing;
• Downtown Revitalization and Economic Development;
• Infrastructure and Public Facilities;
• Public Services.
The focus meetings will be advertised and agencies and interested individuals will be
contacted directly to encourage their participation at these meetings. Notice of focus
meetings will be mailed or e-mailed to a distribution list of organizations and individuals by
focus topic, including organizations that have submitted funding applications in the past.
The IURA will expand the list to include any individual or organization upon request.
E.

Consultation with the Ithaca Housing Authority
The Ithaca Housing Authority and Housing Authority residents will be encouraged to
participate in the development of the Consolidated Plan using two strategies. First, at least
one of the neighborhood public input meetings will be held at a location convenient to
Housing Authority residents. In addition, the Housing Authority staff, board and resident
councils will be contacted directly and encouraged to participate in the housing focus
meeting. Finally, a meeting will be held directly with Housing Authority staff to ensure
coordination of the Consolidated Plan with the Housing Authority’s Comprehensive Grant
program and other project planning.

F.

Publication of the Proposed Consolidated Plan
The IURA will publish copies of the proposed Consolidated Plan on behalf of the City of
Ithaca at least 30 days prior to its submission to HUD. Copies will be made available at
the following locations:
• the office of the IURA;
• the City Clerk’s Office
• the Tompkins County Public Library
• the Tompkins County Human Service Coalition office;
• other venues as appropriate.
An electronic version of the proposed plan will also be posted on the City of Ithaca web
page (www.cityofithaca.org).

G.

Publication of the Notice of Availability of the Proposed Consolidated Plan
Legal notice of the availability of the proposed Consolidated Plan, including a brief
summary of the document, will be published in the Ithaca Journal during the 30-day public
comment period. The summary will describe the contents and purpose of the
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Consolidated Plan and will include a list of the locations where copies of the entire
proposed Consolidated Plan may be examined. In addition, the City Clerk will be
requested to announce the availability of the proposed Consolidated Plan for public
comment at a Common Council meeting during the 30-day public comment period.
H.

Citizen Review of Proposed Consolidated Plan
A minimum thirty (30) day period, from the date of the legal notice of the availability of the
proposed Consolidated Plan, will be provided to receive comments from citizens on the
Consolidated Plan. All written comments received during this period will be addressed by
the staff of the IURA, in writing, no later than 15 days after receipt. A summary of
comments received in writing, or orally at the public hearings, and the IURA response to
such comments will be attached to the final Consolidated Plan.
Following the second public hearing and close of the 30-day public comment period, the
Common Council will vote to adopt a final Consolidated Plan.

II.

ANNUAL ACTION PLAN
A.

Organizational Meeting
At the beginning of each annual action plan cycle, the IURA will hold an organization
meeting so that staff can explain the program and the relation between the action plan and
consolidated plan. During this time, efforts will be made to solicit informal program
suggestions from the general public through various media.

B.

Neighborhood Public Input
IURA staff will hold a minimum of two (2) neighborhood meetings during development of
the annual proposed Action Plan. These informal meetings will acquaint residents with the
provisions of the program and obtain citizens’ views on community development needs
and proposals to effectively address these needs. These meetings will be held in locations
convenient to residents of predominantly low- and moderate-income neighborhoods,
especially those neighborhoods targeted for revitalization. These meetings will present
information to citizens on:
1. the total amount of funds anticipated to become available to the City on an annual
basis;
2. eligible and ineligible activities and mandatory national objectives that each activity
must meet;
3. process to be followed for development of the proposed Action Plan, including schedule
of meetings and hearings;
4. the citizen participation plan and opportunities for input;
5. a summary of other important program requirements; and
6. presentation of the activities funded in previous years.
Meetings will generally take place in the evenings or on weekends. All meetings will be
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held in buildings that are accessible for persons with disabilities. Notice of these meetings
will be published as a display ad in The Ithaca Journal at least six (6) days prior to any
meeting notifying the public of the date, time, location, purpose of the meeting and will
include language regarding the availability of accommodations for persons needing special
assistance to participate in the meetings. A summary of the input received will be
presented to the Ithaca Urban Renewal Agency and will be used to inform funding
decisions.
C.

Public Hearings
A minimum of two public hearings will be held to obtain citizens’ views and to respond to
proposals and questions. One hearing will be held during development of the Action Plan.
This first public hearing will be held by the IURA to obtain the views of citizens on the
highest priority housing and non-housing community development needs, and suggested
activities to address these needs. The second public hearing will be held by the Common
Council or a Committee of the Common Council after publication of the proposed Action
Plan to allow citizens to comment and suggest modifications prior to its adoption.
All public hearings will be held in buildings that are accessible for persons with disabilities.
Notice of these public hearings will be published as legal notices in the Ithaca Journal at
least ten (10) days prior to the public hearing. Notices will provide the public of the date,
time, location, purpose of the hearing and will include language regarding the availability of
accommodations for persons needing special assistance to participate in the meetings.
In addition, the IURA will request that announcements regarding the schedule of public
hearing be made at a meeting of the following groups prior to the hearing:
• City of Ithaca Common Council;
• Appropriate Common Council Committee(s);
• City of Ithaca Planning & Development Board;
• Ithaca Urban Renewal Agency;
• Housing & Homeless Housing Task Force; and
• other public meetings as appropriate.

D.

Development of Proposed Action Plan
The IURA will select recommended activities through a limited application process that
includes a public solicitation of funding proposals to address community development
needs identified in the Consolidated Plan and implement community revitalization and
neighborhood stabilization goals. The IURA will review the initial funding applications and
narrow the number of applications under final consideration based on the projected
amount of available funding for the upcoming program year and selection criteria,
including, but not limited to the following:
• Eligibility;
• Need;
• Impact;
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Feasibility;
Capacity of the sponsor organization to successfully implement the proposed
activity in a timely manner, including past performance of the sponsor
organization;
Leveraging of other funding sources;
Coordination with other initiatives, plans or other submitted proposed activities.

Sponsors of selected activities will be requested to submit additional detailed information
as needed during the selection process. New proposed activities may be considered by
the IURA at any time during the process.
Following analysis of the funding applications review of detailed information, the IURA will
prepare a proposed Action Plan including the following:
• A description of the activities to be undertaken;
• Budgeted amounts for each activity;
• Number and type of persons and families that will benefit;
• Priority needs addressed;
• Program income anticipated; and
• Target completion dates.
E.

Publication of the Notice of Availability of the Proposed Action Plan
Legal notice of the availability of the proposed Action Plan will be published in the Ithaca
Journal, and will include a summary of the selected activities to be undertaken and
budgeted amounts allocated to each activity as well as a list of the locations where copies
of the entire proposed Action Plan may be examined. In addition, the City Clerk will be
requested to announce the availability of the proposed Action Plan for public comment at a
Common Council meeting during the 30-day public comment period.

F.

Citizen Review of Proposed Action Plan
A minimum thirty (30) day period, from the date of the legal notice of the availability of the
proposed Action Plan, will be provided to receive comments from citizens on the proposed
Action Plan. All written comments received during this period will be addressed by the
staff of the IURA, in writing, within 15 days. A summary of comments received in writing,
or orally at the public hearings, and the IURA response to such comments will be attached
to the final Action Plan.
Following the second public hearing and close of the 30-day public comment period, the
Common Council will vote to adopt a final Action Plan.

G.

Joint Development of Action Plan with Consolidated Plan
In program years when the Action Plan is being developed jointly with the Consolidated
Plan, the citizen participation process for the Consolidated Plan shall serve to satisfy the
Action Plan citizen participation requirements.
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PROGRAM AMENDMENTS
A.

Amendments to the Consolidated Plan
A HUD-approved Consolidated Plan shall be amended whenever a decision is made to:
• To change the purpose, scope, location or beneficiaries of an activity;
• To carry out an activity, using funds from any program covered by the Consolidated
Plan not previously described in the Action Plan; or
• Change its allocation priorities or a change in the method of distribution of funds.

B.

Substantial Amendments
The following criteria will be used to determine what changes in planned or actual activities
constitute a substantial amendment to the Consolidated Plan, that are subject to a citizen
participation process. Substantial program amendments will require an amendment to the
Consolidated Plan, Common Council approval, and submission to HUD.
• A substantial change in the use of Entitlement Grant funds from one eligible activity to
another eligible activity is defined as any change in the allocation of funds for a specific
activity that constitutes more than $25,000 or more than twenty percent (20%) of the
total funds available or allocated to that actual activity, whichever amount is greater.
• A substantial change to use funds for an activity not previously described in the Action
Plan shall be defined as an activity allocated more than $25,000 of federal funds.
• A substantial change in the location of an activity is defined as any relocation of an
activity outside the Census designated neighborhood it was intended to serve, but not
including the expansion of a target area after all qualified beneficiaries within the
primary target neighborhood have been reasonably offered to be assisted.
• A substantial change to the method of distribution of funds is defined as any change to
the original approved terms of assistance to beneficiaries that results in increased
costs to the intended beneficiaries (e.g. changing a matching grant home owner
rehabilitation program to repayable loan program), or any change to the original
approved recapture terms of federal assistance in the event that beneficiaries do not
comply with requirements of receiving assistance (e.g., waive recapture of portion of
federal assistance in event landlord does not comply with the requirement to rent
apartments to low-income persons at affordable rents for five years) .
• A substantial change to the purpose, scope or beneficiaries of an activity shall be
determined by the IURA based on an analysis of the individual characteristics of
proposed change to determine whether the change significantly changes the objective,
or category of beneficiaries, of the activity.
Amendments that fall below the threshold for a substantial amendment may be approved
by the IURA with notice provided to the Common Council.

C.

Citizen Review of Proposed Substantial Program Amendments
To assure citizen participation on proposed substantial program amendments, the IURA
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shall develop and make available to the public at no charge a summary of the proposed
substantial program amendment in such manner as to afford affected and interested
citizens an opportunity to submit informed comment on the proposal prior to the mandatory
public hearing.
A minimum of one (1) public hearing will be held by the Common Council or a Common
Council Committee with jurisdiction over the issue to obtain citizens’ views on the proposed
substantial program amendment. The public hearing will be held in a building that is
accessible for persons with disabilities. Notice of these public hearings will be published
as legal notices at least seven (7) days prior to the public hearing. The legal notice shall
provide the public of the date, time, location, purpose of the hearing and will include
language regarding the availability of accommodations for persons needing special
assistance to participate in the meetings. Following the public hearing the Common
Council may vote to approve the substantial program amendment. HUD shall be notified
of all substantial program amendments.
IV.

CITIZEN COMMENT ON THE CITIZEN PARTICIPATION PLAN AND AMENDMENTS
Citizens will be provided a reasonable opportunity to comment on the original Citizen
Participation Plan and on substantial amendments to the plan. The Citizen Participation
Plan will be made available to the public and will be made available in a format accessible
to persons with disabilities, upon request.
A minimum of one (1) public hearing will be held by the Common Council or a Common
Council Committee with jurisdiction over community development issues to obtain citizens’
views on the proposed Citizen Participation Plan or any substantial amendments.
The public hearing will be held in a building that is accessible for persons with disabilities.
Notice of these public hearings will be published as legal notices at least seven (7) days
prior to the public hearing. The legal notice shall provide the public of the date, time,
location, purpose of the hearing and will include language regarding the availability of
accommodations for persons needing special assistance to participate in the meetings.
Following the public hearing, the Common Council may vote to approve the Citizen
Participation Plan or amendment.

V.

PERFORMANCE REPORTS AND OTHER IMPORTANT COMMUNICATIONS FROM HUD
IURA staff will report periodically at public meetings of the IURA on the implementation of
the Consolidated Plan and prepare an annual performance report reviewing the
performance of the city in meeting objectives of the Consolidated Plan, HUD goals and
applicable regulations. Citizens will be provided with reasonable notice and an opportunity
to comment on an annual performance report prepared by the IURA. Notice of the
availability of the annual performance report for citizen review will be published in the
Ithaca Journal including information on where to review the document. In addition, the
IURA will request that an announcement of the availability of the performance report be
made at a meeting of the Ithaca Common Council.
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A minimum fifteen (15) day period, from the date of the legal notice of the availability of the
performance report, will be provided to receive comments from citizens on the
performance report. The IURA shall consider any comments or views of citizens received
in writing, or orally at any public hearing in preparing the performance report. A summary
of these comments or views shall be attached to the performance report.
Periodically HUD communicates important information to the City of Ithaca regarding the
implementation and oversight of the Entitlement Program. Such communications will be
made available for public inspection and the public will be notified of these communications
through announcements made at Ithaca Urban Renewal Agency and Common Council
meetings.
VI.

DISPLACEMENT
The City of Ithaca seeks to minimize the displacement of persons as a result of activities
assisted with programs covered by the Consolidated Plan.
For activities assisted with programs covered by the Consolidated Plan that displaces a
person or persons, the City of Ithaca will comply with the acquisition and relocation
requirements of the Uniform Relocation Assistance and Real Property Acquisition Policies
Act of 1970, as amended.

VII.

MISCELLANEOUS
A.

Availability to the Public
The Consolidated Plan as adopted, substantial amendments, performance reports and
other important communications from HUD will be available to the public, including the
availability of materials in a form accessible to person with disabilities.
All records, reports, applications and regulations related to the Consolidated Plan will be
available to the public for use and review at the office of the IURA, 108 East Green Street,
Ithaca, NY 14850, during normal working hours (8:30 a.m. - 4:30 p.m.). The City and the
IURA reserve the right to require the public to abide by the process of the public's right of
information under the Freedom of Information Act.

B.

Access to Records
The IURA and City of Ithaca will provide citizens, public agencies, and other interested
parties with reasonable and timely access to information and records relating to the City’s
Consolidated Plan and the use of assistance under the programs covered by the
Consolidated Plan during the preceding five years.

C.

Complaints
Complaints regarding the Citizen Participation Plan, Comprehensive Plan, the Action Plan,
or amendments or the performance report will be accepted by the IURA office at any time.
Page 10 of 11

Citizen Participation Plan 8-24-06
Ithaca/IURA

City of

A citizen who submits a written complaint to the IURA Office will receive a written
substantive response as soon as possible and no later than 15 working days upon receipt
of the complaint. The response will be handled by the lead IURA staff person assigned to
the project and will include an explanation of the Citizen Complaint process and further
appeals available to the complainant. Copies of all complaints will be provided to the IURA
Executive Director and the Mayor and be filed in a Citizen Complaint file.
If the issue is not satisfactorily resolved, the complainant may appeal to first the Executive
Director, then to the appropriate IURA subcommittee, and finally to the full Agency.
Written complaints and disposition of these complaints are included in annual performance
reports submitted to the funding agency.
The IURA staff will notify the IURA about the complaints and the resolution of the
complaints at the first available opportunity.
D.

Technical Assistance
The IURA staff will provide reasonable technical assistance to groups representing
persons of low- and moderate-income that request such assistance in developing
proposals for funding assistance under any programs covered by the Consolidated Plan.
The assistance need not include the provision of funds to the groups.

END
J:\Community Development\Policy\Policy\Citizen Participation\Adopted Citizen Participation Plan 8-24-06 revision.doc
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Executive Summary
ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b)
1.

Introduction

This document represents the third generation of Consolidated Plans for the City of Ithaca. The
second five-year Consolidated Plan, which describes program goals for federal Community
Development Block Grant (CDBG) and HOME investment Partnership Programs (HOME) funds,
expires this year and now is a time of looking back, evaluating changing community needs,
reviewing past successes and identifying new opportunities. This document is prepared as an
update to the 2009-2013 Consolidated Plan. Our aim is to review existing conditions in the areas
of housing, economic development, public facilities and public services, to consider trends and
factors impacting these areas of community development, to assess the impact of past CDBG
and HOME activities funded through the HUD entitlement program, and to identify new
programmatic goals.
CDBG funds and, more recently, HOME funds, have been awarded to the City for many years.
From 1975 until 2004 the City of Ithaca received Community Development Block Grant (CDBG)
funds from the United States Department of Housing and Urban Development (HUD) through an
annual competitive process. The City was highly successful in these competitive grant rounds,
securing over $22.6 million. Awarded funds have been used to support a variety of programs
benefiting low- and moderate-income (LMI) persons, and have ranged from housing programs
to job creation. The investment of the CDBG funds has multiplied many times in the community
as programs expand and loan funds are repaid and reinvested.
An administrative rule change qualified the City for a new level of HUD programming.
Designation as an ‘Entitlement Community’ allowed the City to become eligible for annual
funding through a formula grant for the first time in the fall of 2003. Since then, the City has
received an annual grant from HUD through the Community Development Block Grant Program
and the HOME program. In 2004 this funding totaled nearly $1.6 million. That total has slowly
declined to the 2013 award of just under $1.2 million.
This annual funding comes with new opportunities as well as new responsibilities. A distinct and
valuable implication of these ‘entitlement’ funds is that they provide both the City and agencies
seeking funding the chance to do some long-term planning. The City can now set local goals and
priorities instead of responding to periodic notices of funding availability.
In order to formalize this long-term planning, HUD requires that local jurisdictions prepare and
adopt a Consolidated Plan before funds are disbursed. The Plan is expected to assess the
community development needs and priorities of the City and to provide a strategy for

addressing those needs. This current Consolidated Plan will guide the funding decisions and
action strategies of the community, as they relate to the CDBG and HOME Programs, for the
next five years.

2.
Summary of the objectives and outcomes identified in the Plan Needs
Assessment Overview
The Consolidated Plan outlines goals that will be pursued over the next five years to address
identified community needs. The purpose of the CDBG and HOME programs is to advance the
following statutory objectives, for the principal benefit of low- and moderate-income
households:
•
•
•
•

Provide decent, safe, and affordable housing (CDBG)
Create suitable living environments (CDBG)
Expand economic opportunities (CDBG)
Expand the supply of decent, safe, sanitary, and affordable housing (HOME)

In support of these program purposes and in light of identified needs in the local community,
the City has established the following goals for this Consolidated Plan period:
Improve and Expand Affordable Housing Options
There is an acute shortage of affordable housing in the City of Ithaca. In 2010, 56% of all renter
households were cost burdened, with 35% severely cost burdened, while 21% of Ithaca’s
homeowners were cost burdened, and 10% severely so. To address this need, the City will
support projects that increase the total supply of affordable units of all types and the
affordability of existing units, and that improve the condition of existing affordable units.
Expand Economic and Employment Opportunities
Ithaca is a highly educated community with a low unemployment rate. This creates a very
difficult dynamic for low- and moderate-income community members who do not have
specialized skills or a high educational attainment. To address this need, the City will provide
direct loans and technical assistance to businesses to create jobs; support entrepreneurship
training and technical assistance; and support initiatives that provide career readiness training,
job placement, skill development, and on-going post-placement support.
Strengthen Neighborhoods
Ithaca is a community of neighborhoods, each with their own strong identity. For our City to
thrive as a whole, each of these constituent parts must have the adequate physical resources
and infrastructure to meet the needs of its residents and support their aspirations. To address

this need, the City will support physical improvements to streets, parks, recreational facilities,
public buildings, and transportation systems, for the benefit of low- and moderate-income
neighborhoods; the removal and redevelopment of vacant and abandoned properties; and
programs that facilitate and support homeownership.
Increase Access to Resources Leading to Physical and Economic Mobility
Our community should be accessible to all its residents, regardless of their particular physical, or
socio-economic, characteristics. Where barriers to that access exist, they should be removed.
To address this need, the City will undertake a Fair Housing Choice Survey resulting in an
Analysis of Impediments to Fair Housing, and will provide funding for residential and public
physical accessibility improvements, job creation and micro-enterprise, job readiness and
support, internships and other employment skill development opportunities, early childhood
programming, and services to immigrants.
Meet Essential Needs for Food, Shelter, and Safety
Ithaca’s most fragile, at-risk populations require the provision of public services that will meet
the most basic human needs for food, shelter, and safety. To address this need, the City will
support programs that prevent homelessness, assist immigrants and youth, improve access to
affordable health care, increase food security, and/or increase awareness and utilization of
existing community resources in these areas.

3.

Evaluation of past performance

The 2009-2013 Consolidated Plan included fifteen specific objectives intended to address
community needs that had been identified during the planning process. These objectives and
their associated anticipated outcomes appear in the Table 1 below. The final column in this
table shows actual outcomes for each objective.
Five years later, it is evident that some of the projects that were anticipated in the last Plan did
not materialize, and that areas of emphasis that emerged within some of the broader objective
areas differed from projections. For the most part, however, the number of units produced or
persons assisted equaled or exceeded anticipated outcomes, indicating high levels of continued
need in these areas. Only in the area of Public Facilities and Infrastructure were actual
outcomes uniformly equal to, lower than, anticipated. This was due in part to the failure of
anticipated municipal street and sidewalk projects to move forward and reflects the sporadic
nature of need in this particular area.

Specific Objectives
Affordable Housing Objectives
Owner occupied housing
First-time homebuyers
Rental housing
Supportive housing
Homeless housing
Economic Development Objectives
Job Creation
Job training & placement
Public Facilities & Infrastructure Objectives
Enhance existing community centers
Ensure availability and desirability of LMI
neighborhood facilities; enhance pedestrian
safety
Mitigate impact of public improvement projects
on LMI residents
Remove or rehabilitate infrastructure or public
facilities that create a blighting influence on LMI
neighborhoods
Public Services Objectives
Improve marketing, outreach and utilization of
existing public services
Expand existing public services or create new
programs for focus populations
Retain existing public service programs
addressing a documented need of LMI people

Performance
Measure

Expected
Units

Actual
Units

Assisted
households
Assisted
households
Assisted units
Assisted units
Assisted beds

92

318

5

12

100
6
12

430
0
34

New jobs
Persons assisted

30
36

93.5
83

Projects
Projects

3
4

3
1

Projects

2

0

As needed

-

0

Persons assisted

300

8,584

Programs
assisted
Programs
assisted

15

6
programs
5

5

Table 1 - Past Performance

4.

Summary of citizen participation process and consultation process

The IURA conducted significant outreach and consultation with citizens, neighborhood groups,
non-profits, and governmental agencies to determine community needs and establish Plan
priorities. In accordance with the City’s approved Citizen Participation Plan, outreach consisted
of both meetings with neighborhood residents and consultations with professionals and
practitioners in fields related to community development.

The list of agencies and organizations consulted appears in Section PR-10 of this Plan.
Neighborhood Public Input meetings were held as follows:
12/18/13, 5:00 pm, Common Council Chambers, City Hall, 108 E. Green Street
1/2/14, 5:00 pm, Greater Ithaca Activities Center, 301 W. Court Street
1/15/14, 3:00 pm, Common Council Chambers, City Hall, 108 E. Green Street
1/31/14, 6:00 pm, Greater Ithaca Activities Center, 301 W. Court Street
Criteria for selecting meeting places included convenience and accessibility to the
neighborhoods served by the IURA. Meetings were advertised in accordance with the Citizen
Participation Plan.

5.

Summary of public comments

Public comments received during the citizen participation and consultation process centered
primarily on the following high-priority community needs:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Increased supply of affordable housing units of all types
Increased tenant-based rental assistance
Utility and security deposit assistance
Improved transportation options
Increased supply of transitional housing units
Affordable childcare, pre-school, and after-school options
Living wage jobs
Financial and technical support to local businesses
Micro-enterprise development and post-start-up assistance
Job readiness training, with a particular focus on youth
Specialized job training with placement and post-placement support
Increased collaboration among service agencies and between agencies and schools
Improvements to the Southside Community Center
Accessibility improvements to several public buildings and areas
Need for a formal public gathering space on West Hill
Physical improvements to several recreational facilities
Homeowner repair and accessibility improvement assistance
Increased number of small and accessible or adaptable housing units
OT/RN services for home visits to keep people in their homes longer
Early childhood development programming
Food security

6.
Summary of comments or views not accepted and the reasons for not
accepting them

All comments were accepted and considered in the preparation of this Consolidated Plan.

IURA Grants Summary
November 2016

#

ON
SCHEDULE

2467

ok

UNEXPENDED HUD ENTITLEMENT ACTIVITIES

SPONSER

TOTAL
BUDGET

EXPENDED

UNEXPENDED

% SPENT

2013 CDBG Activities
23.0 Ithaca Falls Overlook Site Cleanup

IURA

25,000.00
25,000.00

0.00
0.00

25,000.00
25,000.00

0%
0%

INHS
City of Ithaca

123,260.00
30,000.00

49,950.70
0.00

73,309.30
30,000.00

41%
0%

IURA
Ithaca Downtown Alliance
IURA

21,749.57
3,400.00
150,000.00
328,409.57

21,749.57
3,400.00
103,290.21
178,390.48

0.00
0.00
46,709.79
150,019.09

100%
100%
69%
54%

Total

2014 CDBG Activities
2491
2497

ok
ok

2.0 Homeowner Rehab
11.0 Lake Street Bridge
13

2911 complete Unallocated 2014 CDBG

complete 18.0 Business Boost
2502
ok
7.0 ED Loan Fund
Total

2014 HOME Activities
2482

ok

5.0 Housing Scholarship Program

2805 complete 2014 HOME unallocated

15

Learning Web

58,958.90

28,898.70

30,060.20

49%

N/A

273,869.00
332,827.90

273,869.00
302,767.70

0.00
30,060.20

100%
91%

INHS
INHS
Finger Lakes Ind. Center

250,403.50
35,000.00

250,403.50
28,187.64

0.00
6,812.36

100%
81%

20,000.00

13,285.20

6,714.80

66%

GIAC
Historic Ithaca
City of Ithaca
Human Services Coalition
Southside Community Center
Catholic Charities
BJM Enrichment Program
Finger Lakes ReUse
IURA

113,372.86
87,500.00
100,000.00
20,000.00
23,577.00
16,000.00
17,410.00
23,759.00
134,329.20
841,351.56

90,625.51
55,523.64
0.00
20,000.00
18,677.76
16,000.00
17,410.00
23,759.00
131,885.51
665,757.76

22,747.35
31,976.36
100,000.00
0.00
4,899.24
0.00
0.00
0.00
2,443.69
175,593.80

80%
63%
0%
100%
79%
100%
100%
100%
98%
79%

INHS
Catholic Charities
Learning Web
TCAction
IURA
N/A

206,922.50

192,922.50

14,000.00

93%

74,000.00
24,600.00

73,500.00
0.00

500.00
24,600.00

99%
0%

15,131.00
36,866.10

15,131.00
36,512.80

0.00
353.30

100%
99%

71,115.40
428,635.00

56,115.40
374,181.70

15,000.00
54,453.30

79%
87%

36,334.72
30,000.00

0.00
0.00

36,334.72
30,000.00

0%
0%

67,500.00
100,000.00
22,489.00
10,317.00
185,000.00
11,580.00
17,625.65
20,000.00
30,000.00
20,000.00
132,274.20
683,120.57

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
7,296.83
0.00
7,296.83

67,500.00
100,000.00
22,489.00
10,317.00
185,000.00
11,580.00
17,625.65
20,000.00
30,000.00
12,703.17
132,274.20
675,823.74

0%
0%
0%
0%
0%
0%
0%
0%
0%
36%
0%
1%

77,104.40

10,878.67

66,225.73

14%

44,026.00
100,000.00

314.00
0.00

43,712.00
100,000.00

1%
0%

Total

2015 CDBG Activities

2531

complete 1.0 Hancock Street
2.0 Mini repair
ok
6.0 Temporary Ramp Loan Program 10
ok

2532
2523
2524
2525
2526
2527
2528
2529
2530

ok
ok
ok
complete
NO
complete
complete
complete
ok

2521
2522

11

7.0 Hospitality Employment Training Program
8.0 Work Preserve Job Training Program
9.0 Spencer Road Sidewalks
10.0 2‐1‐1/I&R Service
11.0 Building for the Future
12.0 Immigrant Services
13.0 A+ Tuition Assistance
14.0 ReSET Job Training Expansion
15.0 CDBG Grant Administration

Total

2015 HOME Activities
2511

ok

1.0 210 Hancock Street

2512
2517

ok
ok

3.0 Security Deposit Assistance Program (including Inspections) 12
4.0 Housing Scholarship Program

2514
2516
2806

14, 17

complete 5.0 Housing First
16.0 HOME Grant Administration
ok
Unallocated 2015 HOME 12, 14, 16
ok
Total

2016 CDBG Activities
2541
2542

ok
ok

3.0 LKNB Homeowner Rehab
6.0 Mini repair

2543
2544
2545
2546
2547
2548
2549
2550
2551
2552
2553

ok
ok
ok
ok
ok
ok
ok
ok
ok
ok
ok

8.0 Work Preserve Job Training & Placement 13
9.0 Hospitality Employment Training Program
11.0 Heating System & Code Corrections
12.0 Advocacy Center Garage Renovation
13.0 Wading Pool Renovations
1.0a Housing for School Success
14.0 A Place to Stay Case Management
8.0a Work Preserve Job Readiness
15.0 Immigrant Services
16.0 211 Info and Referral
17.0 CDBG Admin

Love Knows No Bounds
INHS
Historic Ithaca
GIAC
DICC
Advocacy Center
GIAC
IURA
Catholic Charities
Historic Ithaca
Catholic Charities
HSC
IURA
Total

2016 HOME Activities
2755

ok

1.0 Housing for School Success

2756
2757

ok
ok

2.0 Security Deposit Assistance Program (including Inspections)
4.0 304 Hector Street

17

IURA
Catholic Charities
INHS

IURA Grants Summary
November 2016

#

ON
SCHEDULE

2758

ok

5.0 202 Hancock Townhouses 15

2759
2760
2807

ok
ok
ok

7.0 Morris Ave Homes
18.0 HOME Admin
Unallocated 2016 HOME

UNEXPENDED HUD ENTITLEMENT ACTIVITIES

SPONSER

16

EXPENDED

UNEXPENDED

% SPENT

INHS

314,125.00

118,016.19

196,108.81

38%

Habitat for Humanity
IURA
N/A

75,000.00
32,984.10
1,611.90
644,851.40

0.00
0.00
0.00
129,208.86

75,000.00
32,984.10
1,611.90
515,642.54

0%
0%
0%
20%

Total

ok

TOTAL
BUDGET

CDBG Spend Down Ratio (must be less than 1.5 by 6/15 of each year):

1.522

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award

Total Unexpended HUD Entitlement Funds
CDBG Activities
CDBG Program Income Activities
HOME Activities
HOME Program Income Activites
Total Unexpended HUD Entitlement Funds

1,006,744.16
15,592.47
600,156.04
0.00
1,622,492.67

Notes:
1. Funded activities not shown have been completed.
12. 30K of Recaptured PI funds from HOME 2010/5 project #205 213 Cleveland Ave. were returned by INHS and has been used to fund the 2015 HOME Security Deposits Assistance
Program instead of the HOME entitlement funds originally assigned to project. The expended amount for the Security Deposit Asst includes the 30K of the entitlement fund
that were transferred to HOME Unallocated and will be assigned to a project at a later date.
13. $21,749.57 balance in 2014 Unallocated transferred and allocated to 2016 Work Preserve Activity per 2016 Action Plan
14. The expended amount for the #5/2015 Housing First #303 activity includes $14,843.00 that was deobligated from project and reallocated (transferred in) to 2015 HOME unallocated.
These funds have been allocated to the 2016 Morris Ave Homes activity per the adopted 2016 action plan and will be reflected on Committee Report when 2016 funding is available.
15. $273,869.00 balance in 2015 CDBG Unallocated transferred and allocated to 2016 202 Hancock Townhouses Activity per the 2016 Action Plan
16. A total of $56,115.40 was transferred and reallocated from 2015 HOME Unallocated. $41,115.40 was allocated to the 2016 Morris Homes Activity per the 2016 Action
Plan & $15,000.00 was allocated to a 2010 HOME Activty 301 Madison. The full $15,000.00 was allocated and spent within the month of September for this project.
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LOAN REPAYMENTS DUE TO IURA
November 2016

GOSC
Cascade Plaza

$

665,000

2004

2025

2

$

$

3,364.13

$

449.85

$

3,364.13

$

323,804.15

Current

11/01/16

Current

11/14/16

Entitlement Loans
Diane's Downtown Auto-revised 5/3/12
2
Cedar Creek(90K HOME/10K HODAG)

$

80,000

2006

2026

4

$

42,606.67

$

100,000

2008

2038

5

N/A

N/A

944.68

$

142,076.88

Int. Only Pmts. subject to cash flow

N/A

Breckenridge Place

$

400,000

2012

2053

1

N/A

N/A

$

440,025.76

Int. only pmts. due subject to cash flow

N/A

TOTAL ENTITLEMENT LOANS $

580,000

e2e Materials

$

100,000

2010

2017

Cinemapolis/7th Art

$

50,000

2013

2017

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock 6

$

40,000

$

Sunny Days

$

449.85

$

944.68

$

624,709.31

9

$

3,179.97

$

3,179.97

$

46,726.41

Current-Paid to 1/1/2017

11/21/16

1

$

41.67

$

41.66

$

50,000.00

Int Only - Current

11/02/16

2033

2.5

$

537.42

$

-

$

89,141.34

Past Due - owes November 2016

10/11/16

2016

2022

3.5

$

$

Current - Paid to 1/1/2017

11/29/16

120,000

2016

2048

3.5

616.74
N/A

$

50,000

2014

2019

2.5

$

72.42

TOTAL CD-RLF LOANS $

460,000

$

CD-RLF

616.74
N/A

$

36,468.71

$

120,000.00

$

72.42

$

34,761.69

4,448.22

$

3,910.79

$

377,098.15

No pmts due during construction period

N/A

Current - Interest Only payments due for 10 months from
4/1/2016 through 1/1/2017

11/1/2016

CD-RLF Priority Business
State Theatre 1

$

458,500

2009

2019*

3

$

1,741.96

$

$

378,455.77

Past Due - owes October & November 2016

10/27/16

JG McGuire/Lot 10
Delante 5

$

64,500

2012

2018

4

$

1,169.95

$

1,169.95

$

17,089.90

Current

11/14/16

$

150,000

2015

2023

3.5

$

1,492.51

$

1,492.51

$

100,277.48

Current

11/18/16

Finger Lakes Massage Group

$

150,000

2015

2023

3.5

$

2,152.91

$

$

144,838.75

Past Due - owes November 2016

10/05/16

TOTAL CD-RLF PRIORITY BUSINESS $

823,000

$

6,557.33

$

$

640,661.90

$

130,403.50

No pmts due during construction period/Payments in
permanent phase are subject to cash flow

N/A

$

742,110.27

Current

11/01/16

$

900,000.00

N/A

N/A

Current - Interest only Pmts through 12/31/2017

11/10/16

Current

11/10/16

Current

11/04/16

Permanent Loan phase commenced 11/1/2015. 2%
Interest compounds annually. Interest payments subject
to cash flow.
No pmts due during construction period/Payments in
permanent phase are subject to cash flow

N/A

-

2,662.46

CDBG
210 Hancock 6

$

130,404

2016

2048

2

N/A

N/A

Cayuga Green

$

847,083

2007

2038

5.5

$

Italthai (Restore NY grant)
Ithaca Downtown Assoc (Canopy Hotel) 4

$

900,000

2014

2044

0

$

$ 1,375,000

2016

2037

3.05%

$

3,494.79

$

The Lofts on Six Mile Creek

$

2014

2029

4

$

2,023.70

$

2,023.70

$ 10,399.53

$

10,399.53

Non-CDBG

260,000

TOTAL NON-CDBG $ 3,382,083

4,881.04
-

$

4,881.04

$

3,494.79

$ 1,375,000.00
$

237,344.25

$ 3,254,454.52

HODAG
Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

2012

2043

2

$

2,217.72

$

2,217.72

$

556,149.79

$

2,217.72

$

2,217.72

$

556,149.79

HOME
Stone Quarry Apartments, LLC
210 Hancock

3

$

358,000

2014

2046

3

N/A

N/A

$

383,100.55

$

206,923

2016

2048

2

N/A

N/A

$

192,922.50

TOTAL HOME $

564,923

$

576,023.05

6

TOTAL IURA LOAN PORTFOLIO

$ 7,205,409

$ 27,436.78

$

23,499.31

$ 6,483,304.37

$
$
$

2,023.70
1,492.51
19,983.10

Less The Lofts pmt paid directly to IURA
Less Delante pmt paid directly to IURA
Agrees to M&T Statement

Notes
1. State Theatre's loan has a balloon payment due in 2019
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Stone Quarry's loan has a 24 month const period at 3%/Permanent Loan will start at the end of the const. period at 2%.
No payments are due during the const. period. Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2046.
4. Canopy Hotel closed on 8/10/2016. Interest only pmts are due for the first 15 months. Interest rate is adjustable every five years.
P&I payments begin 1/1/2018.
5. Delante Loan was disbursed 2/3/2016. First 6 months Interest Only payments due beginning 3/1/2016. Interest Rate 3.5%.
6. 210 Hancock loans (3) have a maximum 24 month const period where interest at 2% and 3.5% will compound annually.
No principal or interest payments are due during the construction period. Interst rates will remain constant in Permanent phases.
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LEASE PAYMENTS DUE TO IURA
November 2016

Cherry Street Industrial Park
Moro Design

Current

10/24/16

$ 300.00

Current

07/26/16

$ 236.80

Current

08/10/16

$ 375.00

Current

07/13/16

$ 2,775.30

Past Due - owes November 2016

10/27/16

$ 6,350.97

Current

11/07/16

Quarterly Lease - Jan., April, July, Oct.

$

465.00

Yearly Maintenance Fee - July

Evaporated Metal Films

Yearly Maintenance Fee - July

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2016)

Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2016

Cinemapolis

Monthly Lease-rate change on 5/1/16

$ 3,107.96

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/16)

$

275.08

Current

11/07/16

Current

10/06/16

Past Due - Owes November 2016

10/27/16

Current

10/19/16

Other Leases
Southside Community Center-RIBS

Monthly Lease -New rate 7/1/16

$

436.87

Farmer's Market/Steamboat Landing
Quarterly Lease - June, Aug., Oct., Dec.

$ 8,185.00

