108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M., Tuesday, February 9, 2021

Join Zoom Meeting:
Meeting ID:
Passcode:
One‐Tap Mobile:
Dial by Your Location:
Meeting ID:
Phone Passcode:
Find Your Local Number:

https://us02web.zoom.us/j/87314327395?pwd=bEgrOHdDTFk3ejl4YlpGZVFQdEVndz09
873 1432 7395
IURAEDC
+16465588656,,87314327395#,,,,,,0#,,1497705# US (New York)
+1 646 558 8656 US (New York)
873 1432 7395
1497705
https://us02web.zoom.us/u/kdP21YNRSD

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3 min. max.)

IV.

Review of Meeting Minutes: December 8, 2020

V.

Community Lending
A. Request from GreenStar for Time Extension to Satisfy Job Creation Goal (PB‐LF #9) ―
Resolution
B. Loan Write‐Off of Finger Lakes Massage Group, Inc. (PB‐LF #8) ― Resolution

VI.

Small‐Scale Manufacturing Initiative – Discussion & Possible Resolution

VII.

Other Business
A. Loan/Lease Report – December 2020
B. Staff Report
C. Other

VIII.

Adjournment

PUBLIC COMMENTS
WRITTEN public comments may be e‐mailed until 12:00 p.m.,
the day of the meeting to: cpyott@cityofithaca.org.
Members of the public who would prefer to deliver VERBAL
comments at the meeting (3‐min. max.) should use the
Zoom link and log‐in credentials (for video) or dial‐in
number and log‐in credentials (for telephone) above.

If you have a disability and require accommodation in order to fully participate,
please contact the CITY OF ITHACA CLERK’S OFFICE at 274‐6570 at least 72 business hours prior to the meeting.

Approved: X/X/20
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, December 8, 2020

Present:

Excused:
Vacancies:
Staff:
Guests:

I.

Chris Proulx, Chair; Leslie Ackerman; Charles Hamilton; Doug Dylla, Vice-Chair; Laura Lewis,
Common Council Liaison; George McGonigal, Common Council; Cynthia Brock, Common
Council
None.
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Nels Bohn; Charles Pyott
Lincoln Morse, Ithaca Waterworks/Waterfront Alchemy, LLC
Craig Modisher, STREAM Collaborative Architecture + Landscape Architecture, DPC
Noah Demarest, STREAM Collaborative Architecture + Landscape Architecture, DPC
Brandon Ebel, STREAM Collaborative Architecture + Landscape Architecture, DPC

Call to Order

Chair Proulx called the meeting to order at 3:30 P.M.
II.

Agenda Additions/Deletions

None.
III. Public Comments (3-min. max.)
None.
IV. Review of Meeting Minutes: November 10, 2020
Ackerman moved, seconded by Hamilton, to approve the minutes, with no modifications.
Carried Unanimously: 4-0
V. Inlet Island Urban Renewal Project: Conceptual Development Plan │ Waterfront Alchemy Developers &
STREAM Collaborative Architecture + Landscape Architecture, DPC Collaborative ― Review
Morse walked through a presentation of the proposed project:
● 42 units of workforce housing
● 110 room hotel
● 233 parking spaces
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● 10,000 sq. ft. of first floor retail/classroom space
● 3,000 sq. ft. of marina storage
● 630 feet of new waterfront walk
● New public pier
● Approximately 33,300 sq. ft. of new public park space
Preliminary Ownership Breakdown
● Hotel site to be owned by the Argos Inn. It will likely include at least 30 parking spaces.
● Workforce housing at 80-120% Area Median Income (AMI) will be owned by Inlet Alchemy/developer.
● West side marina facility will be owned by WaterWorks/Krenzer.
● Taughannock Blvd, waterfront promenades, the public pier, infill parks, waterfront access, and 80 City
parking spaces located throughout the project site will be publicly owned.

Hamilton asked Morse to explain the financing available for the hotel. Morse replied the financing would
be structured within different silos, including one for the hotel. Outside investment interest in Ithaca is
significant. Krenzer has been trying to get into the Ithaca market for many years. Waterfront Alchemy
would be very interested in funding the workforce housing component. It is conceivable another partner
would also want to be involved. There are already several investors who have asked to be a part of the
project.
Smith replied that the Argos Inn has been seeking involvement in a bigger hotel project for some time. He
has been working with a development group.
Dylla observed the design appears to include a kayak launch and other docks, but he understood that
would not be allowed by the State. Morse replied those facilities would be based on a floating platform
and modular docking system, so they would not interfere with the permanent infrastructure.
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Ackerman remarked she likes the idea of including housing for moderate-income tenants. She would also
expect to see the project designed in as green and sustainable a way as possible.
Brock remarked she appreciates the project’s commitment to affordable housing. She asked if the project
will meet New York State Canal Corporation setback requirement; and how the project plans to address
sub-surface contamination at the site. She expressed concern with the project’s massing.
Morse responded he has been meeting with the Canal Corporation about the set-back issue. There is
some degree of flexibility in this section of the inlet. He could summarize the findings for the IURA in
approximately two weeks. In terms of contamination, drilling and sampling will need to be conducted
first, before he could respond.
Demarest replied that the project massing was designed to conform to the new zoning regulations
allowing 5 stories, but it is not necessarily being maximized. It could probably be designed with a fourstory hotel, using methods to mitigate the massing. The overall footprint would be smaller than that of
Island Health and Fitness.
McGonigal indicated his only concern is to ensure the project does not lead to over-utilization of Inlet
Island. He would also like the project to include plans for new small local businesses along Taughannock
Boulevard.
Lewis asked if parking would be available for the residents. Morse replied it would follow the standard of
one parking space per door. It would also be a suitable site for Ithaca Carshare.
Demarest replied the design team is committed to transportation demand management for the project. It
could probably rely exclusively on shared public parking.
Lewis suggested the design team also consider Tompkins Consolidated Area Transit, Inc. (TCAT). Demarest
responded one bus line already runs right by on Buffalo Street, which is very accessible.
Proulx noted McGonigal’s suggestion for incorporating micro-retail is a very intriguing idea. Ackerman
added it could be worth collaborating with John Guttridge, given his success with Press Bay Alley’s miniretail stores.
Bohn asked what the expectation is in terms of the role/investment of the City of Ithaca or IURA. Morse
replied that would be a longer conversation. The City would be in a position to control the acquisition
cost, which would contribute to the success and affordability of the project. The project team is willing to
discuss all options.
VI. Other Business
A. Staff Report
Bohn reported the Canopy Hotel is two months behind on its loan repayments; he has reached out to
them about the issue.
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Bohn noted that IURA loan-recipient, GreenStar Cooperative Market, has furloughed a number of its staff
as a result of the COVID-19 pandemic. GreenStar has requested an extension of the timeframe for it to
meet its job-creation goal.
Hamilton asked about the status of filling the Committee vacancies that were discussed at the last
meeting. Bohn replied he contacted the Mayor about the vacancies and would expect to hear back.
VII. Adjournment
The meeting was adjourned by consensus at 4:48 P.M.

— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
IURA Economic Development Committee
February 9, 2021
1st Modification to Loan Agreement with GreenStar Cooperative Market, Inc. (PB-LF #11)
WHEREAS, GreenStar Cooperative Market, Inc. (GreenStar) requests a one-year extension to meet job
creation goals due to COVID-19 pandemic impacts on their business; and
WHEREAS, on October 22, 2019, the IURA issued a $400,000 loan to GreenStar for a $7 million project to
relocate and expand their flagship store to 770 Cascadilla Street, Ithaca, NY; and
WHEREAS, GreenStar committed to create twenty-four (24) FTE jobs within one year of disbursement of
loan funds, and
WHEREAS, through the third quarter of 2020, GreenStar created sixteen (16) FTE jobs, and
WHEREAS, in December 2020, GreenStar announced they were closing the deli service station, made-toorder station and seating/dining area in response to COVID-19 concerns to maintain social distancing,
and temporarily furloughing associated employees, and
WHEREAS, IURA policy allows two years to achieve job creation goals, and
WHEREAS, GreenStar committed to achieve job creation goals within one year of disbursement of loan
funds (by November 2020), and
WHEREAS, GreenStar is current on loan repayments, and
WHEREAS, at their February 9, 2021 meeting, the Economic Development Committee considered this
matter and recommended the following action; now therefore be it
RESOLVED, that the IURA hereby amends the loan agreement with GreenStar Cooperative Market, Inc.
to approve a time extension for the borrower to achieve job creation goals until December 31, 2021 to
create 24 FTE jobs, and be it further
RESOLVED, the IURA Director of Community Development is hereby authorized to implement this
resolution through a letter agreement to amend the loan agreement.
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Proposed Resolution
IURA Economic Development Committee
February 9, 2021

Write Off Loan to Finger Lakes Massage Group, Inc. (PB-LF #8)
WHEREAS, on November 23, 2015 the IURA issued a $150,000 loan to the Finger Lakes Massage
Group, Inc. to relocate and expand the Finger Lakes School of Massage (FLSM) in the Rothschild
Building located at 215 E. State Street, Ithaca, NY, and
WHEREAS, the 84-month loan carried a 3.5% interest rate and required creation of at least 3 FTE
jobs of which at least 51% must be filled by low- and moderate-income persons, and
WHEREAS, the project satisfied the job creation goal in 2016, and
WHEREAS, the loan is secured by a security interest in business assets and personal guarantees
of the following individuals:
• David Denton Merwin, President
• John Patrick Robinson, Chairman, and
WHEREAS, accreditation for the FLSM was revoked by the Accrediting Council for Continuing
Education and Training (ACCET) in August 2019, and
WHEREAS, the business closed in Fall 2019, and
WHEREAS, the borrower has been delinquent on loan payments since September 2019, and
WHEREAS, the outstanding balance on the loan due is $83,081.39, and
WHEREAS, the borrower has filed for Chapter 7 bankruptcy (case #7:2020bk22275), and
WHEREAS, the IURA has pursued collection on the personal guarantees, and
WHEREAS, on 2/10/20, Chapter 7 bankruptcy was granted by the northern district of Georgia
bankruptcy court to David Denton Merwin (case #19-65900-sms) barring creditors from
collecting any discharged debts against him, and
WHEREAS, the IURA Economic Development Committee reviewed this matter at their February
9, 2021 meeting and recommends the following; now, therefore, be it
RESOLVED, that the IURA hereby writes off the outstanding principal balance of $83,081.39 due
from the Finger Lakes Massage Group, Inc., effective 12/31/20, and recognizes the debt as
doubtful for collection, and be it further
RESOLVED, that staff is directed to continue collection efforts on the remaining personal financial
guarantee securing the loan.

IURA Protocol on Past Due Loans

Adopted: July 22, 2015

General Policy
Borrowers are expected to repay IURA loans in accordance with the terms specified in the loan
agreement and promissory note. However, when loan collection and liquidation activities are
necessary, they should reflect a balancing of the IURA’s interest in:
1. Achieving the goals of the loan program, such as helping borrowers start, build, grow
and maintain small businesses that create and retain jobs; and
2. Maintaining the financial integrity of the loan program, including compliance with
repayment terms of the loan agreement and maximizing recovery of public funds if
borrower defaults on the loan.
Past Due Balances
A loan is considered past due fifteen (15) days after the payment due date. The loan is
considered in default thirty (30) days after failure to make a scheduled payment. The loan may
be referred to IURA legal counsel for collection ninety (90) days after failure to make a
scheduled payment subject to IURA direction and legal review.
For a loan delinquency continuing for more than sixty (60) days after the payment due date
without a work out plan to remedy the default, IURA staff shall request from the Borrower (1) a
written plan and schedule to bring the loan current or written request for a loan modification
with a rationale for the need to modify the loan, and (2) submission of financial information,
such financial statements, status of other debt, collateral values, updated personal financial
statement, and other pertinent information. Staff shall conduct due diligence analysis to
determine borrower’s ability to repay the loan as well as IURA’s collateral rights and present
value of all security.
Following completion of analysis, staff shall develop a recommendation for action on a
delinquent loan taking into account past performance and stated commitments of the
borrower. Possible recommended actions include:
1. call the loan due and payable for collection, subject to legal review;
2. amend the loan to modify loan repayment terms;
3. temporarily suspend or reduce payment of loan principal and/or interest;
4. charge off the loan as uncollectible; or
5. other actions consistent with IURA policy.
Collection Procedures
IURA staff shall implement a consistent and timely program of prudent action steps to collect
overdue amounts that includes prompt contact with the borrower upon notice that a loan is

past due and a series of ratcheted payment requests that end with a firm demand for
repayment or the defaulted loan may be called due and payable in full.
Following are guidelines for IURA collection procedures on delinquent loans:
Event
IURA Protocol
Staff Action
Description
Monthly Report Identifies
Loan is Past Due (15 days late)
Within 5 days
Notice of Apparent
Email Notice
Past Due Loan Status Email notice to borrower confirming
correctness of past due loan status
and seeking written response of
repayment and/or commitment to
time schedule for payment
If no satisfactory
Demand Letter #1
response to email
Written demand for payment
notice within 7 days including deadline for receipt of
payment or written response by
management for plan to bring the
loan current
If no satisfactory
Demand Letter #2
response to written
Written demand for payment and
demand letter #1
request for borrower to attend next
within 7 days
Economic Development Committee
(EDC) meeting
Loan in Default (past due
reported on second
consecutive monthly loan
report – 30 days late) unless
proof of loan pmt. made,
require submission of work
out plan, or attendance at
EDC meeting
Within 5 days
Notice that loan is in Default Letter (certified)
Default
Written notice to borrower that
loan is at least 30 days past due, in
default & one of the following
options:
• Set deadline for receipt of work
out plan (to remedy default)
• Confirm meeting date between
borrower & EDC (discuss loan)
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• Set deadline for receipt of loan

Event
Loan is 60+ Days delinquent
(past due reported on third
consecutive monthly loan
report) Without Tangible
Progress toward Remedy
Within 5 days

Staff Action

Conduct Due Diligence
Analysis and Develop
Recommended IURA
Action

payment and/or completion of
milestone from workout plan
• Call loan balance due and
payable unless default remedied
within 10 days (subject to IURA
direction and legal review)
IURA Protocol
Description

IURA Review of staff
recommendation and direct staff
to implement one or more of the
following actions:
1. call the loan due and
payable for collection,
subject to legal review;
2. amend the loan to modify
loan repayment terms;
3. temporarily suspend or
reduce payment of loan
principal and/or interest;
4. charge off the loan as
uncollectible; or
5. other actions consistent
with IURA policy and
prudent lending practices.

The IURA recognize unique circumstances may arise for particular loans when it is appropriate
to deviate from the above general protocol to best achieve public goals for the loan program,
but at all times the IURA shall follow prudent lending practices to collect overdue amounts.
For instance, the sequence may be accelerated directly to the default letter step for borrowers
who have been in default in the past or who fail to comply with an approved work out plan.
END
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Proposed Resolution
IURA Economic Development Committee
February 9, 2021

Support Small-Scale Manufacturing Strategy and Action Plan
WHEREAS, the City has received a proposal from ReCast City to guide the City of Ithaca in a 12month action-oriented, inclusive process to develop a strategy and action plan to increase smallscale manufacturing in the City, and
WHEREAS, small-scale manufacturing can provide economic opportunities for city residents and
activate underutilized storefronts, and
WHEREAS, the City of Ithaca Urban Renewal Plan supports diversification of the economy to
include a vibrant manufacturing sector, and
WHEREAS, the decline of bricks and mortar retail nationally and COVID-19 pandemic impacts
have increased vacancies in the City, especially in the downtown area, and
WHEREAS, the City is in the early stages of developing a neighborhood plan for the greater
downtown area that will include an economic development strategy, and
WHEREAS, City economic development staff has expressed strong interest to work in conjunction
with ReCast City to provide lead staff support in development of the action plan, and
WHEREAS, development of an action plan is not an eligible economic development project as it
does not directly create jobs for low- and moderate-income (LMI) persons, or directly assist
microenterprises owned by LMI persons, though it is anticipated to lead to job creation for LMI
persons, and
WHEREAS, development of a small-scale manufacturing action plan is an eligible use of program
income from the closed-out Section 17 small landlord rental assistance program, which allows
the funds to be used for activities authorized at 24 CFR 570, including planning and action plan
activities at 24 CFR 570.205, and
WHEREAS, as of 12/31/21, the balance in the Section 17 account was approximately $70,000,
and
WHEREAS, at their February 9, 2021 meeting, the IURA Economic Development Committee
reviewed and discussed the proposal from ReCast City and supports development of a strategy
and action plan to increase small-scale manufacturing in the City; now, therefore, be it
RESOLVED, that the IURA hereby agrees to participate in match funding for ReCast City services
to develop a strategy and action plan to increase small-scale manufacturing in the City and urban
renewal project area, and be it further

RESOLVED, the IURA hereby commits match funding in the amount of $XXXX from the Section 17
account, and be it further
RESOLVED, the IURA nominates EDC member ________________ to participate in the project.
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LOAN REPAYMENTS DUE TO IURA
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Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

Fi
na
l

Entitlement Loans

Ye
ar

O

rig
in
Lo a l
an

December 2020

Current

12/15/2020

Int. Only Pmts. subject to cash flow

N/A

Int. only pmts. due subject to cash flow

N/A

72,951.20

Current

12/1/2020

13,477.19

Current

12/1/2020

Current
Current

12/14/2020
12/4/2020

Current

12/4/2020

No accrued interest or pmts due in construction period - up to 3
years

N/A

CD-RLF

Scattered Site Preservation

160,000
595,160

2018

2051

2

TOTAL CD-RLF LOANS $

$

$
$

3,002.03

$
$

4,140.19

$
$

128,662.00
487,352.06

$

458,500

$

150,000

2009
2015

2029*
2021

2
2.5

$
$

1,741.96
1,954.31

$
$

542.70
1,954.31

$
$

330,144.10
9,006.74

$

CD-RLF Priority Business
State Theatre1
Delante5
Liquid State Brewing Company
Urban Core
GreenStar Coop
Finger Lakes Massage Group
TOTAL CD-RLF PRIORITY BUSINESS

Current - Interest only 4/1-3/1/2021 (Principal deferment due to
COVID-19)
Current

12/1/2020
12/1/2020

Current (Interest only 4/1-1/1/2021 (Principal deferment due to
COVID-19)

12/1/2020

70,000

2017

2025

2.5

$

975.54

$

96.16

$

46,177.09

200,000
$ 400,000
$ 150,000
$ 1,428,500

2017

2038

2.5

$

1,068.43

$

1,068.43

$

183,638.68

Current

2019
2015

2029
2023

3.5
3.5

$ 3,955.43
$ 2,152.91
$ 11,848.58

$
$
$

3,955.43
7,617.03

$
$
$

380,307.01
949,273.62

Current
Loan written off - as of 12/31/2020

12/1/2020
12/8/2020
8/1/2019

$

130,404

2016

2048

2

N/A

$

$

133,211.45

Int. only pmts. due subject to cash flow

8/28/2020

$ 1,375,000

2016

2037

3.05%

$

CDBG

210 Hancock6

-

Non-CDBG

Ithaca Downtown Assoc (Canopy Hotel)4
107-109 South Titus

$

578,555

$

7,660.18

$

7,660.18

$ 1,249,805.45

Past Due - owes September's Interest only Pmt

12/9/2020

Current - Interest Only Pmts Due Nov. & Dec. 2020. P&I Pmts
Begin 1/1/2021.

12/2/2020

Current

12/1/2020

2020

2035

2.50%

$
$

1,205.32
8,866

$
$

1,205.32
8,866

$
$

578,555.00
1,828,360

600,000
600,000

2012

2043

2

$
$

2,217.72
2,217.72

$
$

2,217.72
2,217.72

$
$

490,303.09
490,303.09

$
$

370,000
206,923

2014
2017

2045

2

N/A

$

-

$

381,017.11

Int. only pmts. due subject to cash flow

2047

2

N/A

$

-

$

211,387.72

Int. only pmts. due subject to cash flow

6/2/2020
8/28/2020

$
TOTAL HOME $

100,000
576,923

2020

2070

0

N/A

N/A
0.00

$
$

97,986.00
690,390.83

No accrued interest or pmts due in construction period - not to
extend for 24 months

N/A

$ 26,383.68

$ 23,290.29

TOTAL NON-CDBG $ 1,953,555

HODAG

Breckenridge Place

$

TOTAL HODAG LOANS $

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$ 5,864,541

$ 5,297,663.26 Agrees to Balance Sheet for December 2020

$ (1,205.32) 107-109 S. Titus Pmt-December 2020
$ 22,084.97 Agrees to M&T loan Statement for December 2020

Notes
1. State Theatre's loan was extended/balloon payment now due in March 2029
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2045.
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. Interest rates will remain constant in Permanent phases.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due beginning 10/1/2017. Interest Rate 3.5%.

