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, November 10, 2020

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/87308940442?pwd=ZXdSVXVrUklaVUdqYmdzbjVOT0hrdz09
873 0894 0442
7cNdyb
+16465588656,,87308940442#,,,,,,0#,,716824# US (New York)
+1 646 558 8656 US (New York)
873 0894 0442
716824
https://us02web.zoom.us/u/kiC3nUBrW

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comment (3 minute maximum)

IV.

Review of Meeting Minutes: September 15, 2020

V.

Green Street Garage Redevelopment Urban Renewal Project
A. Amended Disposition & Development Agreement │ Western & Center Sections of
Project Site: Asteri (Vecino Group NY, LLC) ― Resolution
B. Amended Disposition & Development Agreement │ Eastern Section of Project Site:
The Ithacan (Ithaca Proper es, LLC) ― Resolution

VI.

Inlet Island Urban Renewal Project: Concept Plan for Urban Renewal Project │ Finger
Lakes Development, LLC ― Review

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.

VII.

Other Business
A. Review of IURA Loan/Lease Payment Report ― September 2020
B. Staff Report

VIII.

Adjournment

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, September 15, 2020

Present:
Excused:
Vacancies:
Staff:
Guests:

I.

Chris Proulx, Chair; Doug Dylla, Vice‐Chair; Leslie Ackerman; Charles Hamilton
None.
2
Nels Bohn; Charles Pyott
Scott Dolphin, Home Cooking Ithaca, LLC
Jan Rhodes Norman, Ithaca Farmers Market
Jared Hutter, Aptitude Development, LLC

Call to Order

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

Agenda Additions/Deletions

Bohn noted the Sponsor for the urban renewal project at the Green Street Garage’s Eastern Section would
like to present an update on the project. No objections were raised.
III. Public Comments
None.
IV. Review of Meeting Minutes: August 18, 2020
Dylla moved, seconded by Ackerman, to approve the minutes, with no modifications.
Carried Unanimously: 4‐0
V.

Green Street Garage Redevelopment Urban Renewal Project

A. Eastern Section of Project Site: Rothschild Building (Ithaca Properties, LLC) ― Update
Hutter announced that Ithaca College will be leasing (long‐term) the front portion of the building (former
Finger Lakes School of Massage space) for its new 18‐month graduate physician’s assistant training
program, beginning around January 2021. Hutter remarked the developer continues to struggle with the
affordable housing issue. The 20% on‐site affordable housing goal still does not appear feasible from a
long‐term perspective, for a variety of reasons, which the developer will address in more detail at the
Committee’s October meeting after they have completed consultation with the Tompkins County
Industrial Development Agency staff.

IURA EDC Meeting Minutes
September 15, 2020
Page 2 of 7

VI. Property Leasing: Request from Ithaca Farmers Market Cooperative for Lease Concessions at
Steamboat Landing Site Due to COVID‐19 Impacts
Norman explained that social distancing requirements forced Ithaca Farmers Market (IFM) to reduce its
hours of operation and the number of vendors/booths (60‐70% occupancy), as well as cancel its pavilion
rentals for the remainder of the year. IFM has been trying to project its financial outlook based on what it
has been experiencing to date, although there remains considerable uncertainty, which is what led the
organization to seek lease concessions from the IURA/City. IFM does not want to risk placing itself in a
tenuous financial situation.
Ackerman noted the resolution only cites a 50% rent discount, although IFM’s original request also
mentioned a rent deferment. She asked if rent deferment could be an option. Bohn replied, yes, that
would be possible. Norman agreed it may be helpful to combine a rent discount and rent deferment.
Dylla asked about IFM’s fundraising efforts. Norman replied IFM just launched a big fundraising campaign,
asking people in the community for donations, and Ithaca Hummus subsequently agreed to match any
donations up to a certain amount. IFM also applied for Paycheck Protection Program (PPP) funding, which
it received. At this time, IFM is leery of risking ‘donor fatigue’, so it is unlikely to launch another
fundraising campaign in the near future.
Dylla cited economic and community benefits provided by the Ithaca farmers market and continuation of
COVID‐19 fiscal impacts on IFM revenues into 2021 as a reason to provide rental assistance through 2021. .
Dylla moved, seconded by Hamilton (as amended):
Ithaca Farmers Market COVID‐19 Lease Concession
WHEREAS, on September 11, 2020, the IURA received a request from the Ithaca Farmers Market
Cooperative, Inc. (IFM) for a rent concession on leased property at Steamboat Landing, and
WHEREAS, in compliance to COVID‐19 health guidelines, the Farmers Market has been limited to 150
attendees at any one time in the market pavilion for the full 2020 season and prohibited from hosting
events in the pavilion, and
WHEREAS, IFM has an annual net operating loss of $57,000 through August, which is projected to rise
to $92,000 by year‐end, and
WHEREAS, such a loss will reduce IFM net equity to approximately $238,000, and
WHEREAS, the lease premises are owned by the City of Ithaca, leased to the IURA, and subleased to
IFM, and
WHEREAS, rents collected from IFM by the IURA are paid over to the City of Ithaca general fund, and
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WHEREAS, IFM’s producer‐to‐consumer market at Steamboat Landing is a top tourism draw of the City,
offers healthy and fresh local produce and food, acts as an incubator for new small businesses, and
generates significant sales tax revenue, and
WHEREAS, 2020 annual rent to IFM is $34,876 due in four payments of $8,719 that align with the
market season, and
WHEREAS, IFM has paid rent of $8,719, leaving $26,157 due for the remainder of 2020, and
WHEREAS, IFM requests all remaining 2020 rent be forgiven in recognition of adverse COVID‐19
impacts, and
WHEREAS, the IURA has worked with other lessees with tenants impacted by COVID‐19 restrictions by
providing 50% rent discounts and deferrals as reasonably requested, and
WHEREAS, the City of Ithaca implemented over 80 employee furloughs in 2020 and is facing a difficult
2021 budget year due to COVID‐19, and
WHEREAS, the IURA Economic Development Committee considered this matter at their September 15,
2020 meeting and recommends the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves the following rent concession to IFM to share the adverse
financial impact of COVID‐19 equally between the City and IFM:
• 2020 rent discount:
• 2021 rent discount:

50% of total 2020 rent due: $17,438 ($34,876 * 0.5 = $17,438),
50% of total 2021 rent due

And be it further
RESOLVED, that the Director of Community Development is authorized to implement this resolution
through a letter agreement amending the lease to implement this resolution.
Carried Unanimously: 4‐0
VII. Community Lending: Request from Home Cooking Ithaca, LLC for $100,000 in Loan Assistance for
Multi‐Faceted Retail Business on The Commons at 171 E. State/M.L.K., Jr. St.
Bohn reported the underwriter’s loan analysis concluded the loan would be an appropriate use of loan
funds, representing a moderate degree of risk. The applicant did account for potential COVID‐19‐related
financial impacts in the loan proposal. The loan would also be secured by two strong personal financial
guarantees. The project is situated in a critical section of The Commons and the downtown area. Bohn
recommended approving the loan application.
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Dolphin remarked, despite the recent crash in national retail fashion revenue, Breathe saw a significant
amount of steady business in some areas, especially from tourism traffic. 15 Steps’ 2020 revenue has
ended up being close to 80% of its 2019 revenue. 15 Steps also saw increased traffic on its web site. The
new combined business would incorporate fashion, jewelry, gifts, artwork, and cookware, while expanding
its cookware offerings.
Dylla moved, seconded by Ackerman:
Loan Assistance to Home Cooking Ithaca, LLC (PB‐LF #12)
WHEREAS, on August 26, 2020, Home Cooking Ithaca, LLC applied for $100,000 in loan assistance from
the IURA for a 3,705 square foot multi‐faceted retail business located at 171 E. State/MLK Jr. on The
Commons, Ithaca, NY, and
WHEREAS, the project involves the acquisition of an existing business, 15 Steps, merger of the existing
Breath of Ithaca clothing business, and renovation and expansion of the 15 Steps into the adjacent
vacant storefront to establish a business that will sell jewelry, sportswear, specialty cookware and
foods, home goods, and include a test kitchen and a studio that will offer hands‐on craft classes taught
by artisans, 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 designated
Density District of the community that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality; and
WHEREAS, the project site is located within the Density District and a clothing store and other
businesses that implement locally adopted plans, are listed as an eligible use for loan assistance
through the PB‐LF; and
WHEREAS, the proposed uses of project funds are:
$142,733
Business Acquisition
$37,345
Renovations
$9,300
Machinery, Equip., Furnishings & Fixtures
$51,500
Inventory
$45,122
Working Capital
$286,000
Total, and
WHEREAS, the proposed sources of project funds are:
$137,000
M&T Bank
$100,000
IURA
$25,000
Ithaca Anchor Storefront Loan Program
$24,000
Owner Equity
$286,000
Total, and
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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 sets a maximum loan amount of $250,000, and
WHEREAS, the project is projected to retain two (2) full‐time equivalent (FTE) jobs and create one (1)
FTE employment positions, resulting in $33,333 of loan assistance per job created/retained, and
WHEREAS, both retained jobs are held by low/mod income persons, and
WHEREAS, as an economic activity not associated with new construction the activity qualifies at
58.35(b)(4) as a Categorically Excluded from the National Environmental Protection Act (NEPA), but is
subject to Federal flood hazard regulations, and
WHEREAS, the project site is not located within a 100‐year flood hazard area, and
WHEREAS, at its September 15, 2020 meeting, the IURA Economic Development Committee reviewed
the loan application and the September 2020 credit analysis prepared by Elizabeth Krause of H.
Sicherman & Company, Inc., and recommend the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves a loan from the PB‐LF in accordance with the loan
application and supplemental submissions, subject to the following terms:
Borrowers:

Home Cooking Ithaca, LLC, a Delaware limited liability corporation
established in July 2019

Loan Amount:

Up to $100,000

Project:

Variety of retail stores under one roof selling jewelry, gifts,
sportswear, cookware and artisanal merchandise and offering
cooking & craft classes at 171 E. State/MLK Jr. Street, Ithaca, NY.

Total Project Cost:

$286,000

Projected Use of IURA Funds: Machinery, equipment, furnishings and fixtures, inventory, supplies,
working capital and start‐up costs
Term & Amortization:

Interest only for six (6) months followed by a seven‐year term, seven‐
year amortization.

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 if borrower remains in compliance with all
other terms of the loan agreement.
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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 $1,343.99/month) and subject to a revised
P&I amount upon rate reset.

Loan Collateral:

General security interest lien on all business assets, including new
equipment, furnishings and fixtures located at 171 E. State/MLK Jr.
Street, Ithaca, NY. Lien subordinate to filings of M&T Bank.

Personal Guarantor(s):

Todd Nau and Carol Travis.

Job Creation/Retention
Requirement:

Creation/Retention of at least a total of 3 full‐time equivalent (FTE)
jobs. Retention of at least two (2) FTE employment positions held by
low‐ and moderate‐income persons and creation of at least one (1)
FTE employment position.

Loan Conditions:

1. Submission of proof of bank financing in an approximate amount of
$137,000 on terms and conditions consistent with the Sicherman loan
analysis.
2. Confirmation that the company has authority to conduct business
in New York State as the LLC is registered in Delaware and therefore a
foreign business entity

Reporting:

1. Annual company Federal tax returns and annual internally
prepared financial statements.
2. Job retention/creation reporting.
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
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VIII. Other Business
A. IURA Loans & Lease Payments Report: August 2020
Bohn remarked there is no loan report to review this month, but the situation is similar to last month’s. All
borrowers are current, except the Finger Lakes School of Massage, as previously reported.
Bohn reported all lease payments are current, as of today.
B. Staff Report
Bohn reported the original preferred developer for the Inlet Island Urban Renewal Project will be providing
written communication next month to the IURA about a potential project proposal.
Bohn reported the City was just awarded its final tranche of CARES Act CDBG‐CV funding of $367,837, for
which $294,270 would be available to fund projects.
IX. Adjournment
The meeting was adjourned by consensus at 4:41 P.M.

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

Proposed Resolution
IURA Economic Development Committee
November 10, 2020
Amended Disposition & Development Agreement
West & Center Sections of Green Street Garage Mixed-Use Urban Renewal Project
WHEREAS, on August 29, 2019, the IURA conditionally approved a Disposition and Development
Agreement (DDA) with the Vecino Group New York, LLC (Developer) for the West and Center
Sections of the Green Street Garage Mixed-Use Urban Renewal Project, subject to
Environmental Review and Common Council approval, and
WHEREAS, on April 11, 2019, the Ithaca Urban Renewal Agency and the Developer entered into
an Exclusive Negotiation Agreement (ENA) to define a mutually agreed upon urban renewal
project and resolve feasibility issues to implement the project, including a time line for gaining
Common Council approval of the DDA, and
WHEREAS, in response to concerns expressed by the City of Ithaca Planning and Development
Board and an adjacent property owner, the project was revised to increase separation distances
between neighboring residential towers resulting in a decrease of 36 housing units, which has
subsequently received site plan approval, and
WHEREAS, a change in the number of housing units in the project, and other clarifications,
requires an amendment to the DDA, and
WHEREAS, the ENA established a 45-day period from the date from completion of
environmental review for the project to gain Common Council approval, and
WHEREAS, the project completed environmental review on September 22, 2020 thereby
requiring and Common Council approval by November 5, 2020, and
WHEREAS, the IURA Economic Development Committee considered these matters at their
November 10, 2020 meeting and recommend the following actions; now, therefore, be it
RESOLVED, that the IURA hereby approves an amended Disposition and Development
Agreement (Agreement) with Vecino Group New York, LLC for the West and Center Sections of
the Green Street Garage Mixed-Use Urban Renewal Project, dated November 5, 2020, subject to
Common Council approval, and be it further
RESOLVED, that the IURA hereby approves an amendment to the Exclusive Negotiation
Agreement with Vecino Group New York, LLC to extend the date to gain Common Council
approval of the DDA to February 6, 2020, and be it further
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RESOLVED, that the IURA hereby authorizes and directs the IURA Director of Community
Development, subject to review by IURA legal counsel, to submit the amended agreements to
the Vecino Group of New York, LLC for their execution, and be it further
RESOLVED, the agreement shall be amended to incorporate recommendations of IURA legal
counsel or any amendments requested by Developer’s legal counsel that are acceptable to IURA
legal counsel, and be it further
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November 4, 2020
Mr. Nels Bohn
Ithaca Urban Renewal Agency
108 E. Green St.
3rd Floor
Ithaca, NY 14850
Dear Nels,
Following up on our correspondence over the last couple of weeks, we have summarized the substantial
differences we need to address in the existing DDA and the final plans we have developed.
Unit Mix / Count: As you well know, we have been in collaboration with Harold’s Square and a result
have come to agreement to reduce the number of units on this project from 217 to 181 in exchange for
opportunity to develop another affordable housing project in Ithaca at the proposed Chainworks
development site. As a result our unit count / mix has changed. The old unit mix / count and new mix
and count are below, as well as the
Previous Unit Mix

Current Unit Mix

Current AMI Mix

Natural Light – With the tight site and unique conditions we worked hard to meet the 8% natural light in
each habitable space, but fell short on a few units, primarily the Studio units that don’t allow for
separation of the Bedroom and Living spaces. Nonetheless, each bedroom includes natural light. Below
is the chart for each unit type and the natural light percentage of opening to floor area ratio:
Natural Light Matrix

Storage for Outerwear and Bulk Storage – We worked very hard to try meeting the DDA requirements
and some units are have a combined coat / bulk storage while others have them separated. Below is
the matrix showing the storage available in each unit type:

Storage Per Unit Matrix

Property Management – We have reduced the management fee from 120,000 to $114,000 to reflect
the lower unit count. Following is a chart showing the staffing plan for the project:
Staffing Plan

Cinemapolis Mitigation –At this point, we don’t plan on affecting the hours of operation. There will be
some pedestrian detouring when the ‘Butterfly Alley’ will be closed to pedestrian traffic, and we will
need to do some work on the structure from inside the cinema space. I will be meeting with Brett

Bossard next week to review ./ discuss the proposed pedestrian routing plans. We have a budget set
aside for the mitigation for the Cinemapolis if necessary.
Execution of DDA - Lastly, SEQR Negative declaration of Environmental Impact was on September 22,
2020. With the changes above and scheduling for IURA approval, public hearing and Common Council
approval, we are requesting a three-month extension for the approval of the DDA by Common Council
within 45 days. Based on SEQR on 9/22/20 the original date for Common Council approval would have
been November 6, 2020. We are requesting an extension of that milestone to February 6, 2020.
Let me know if you have any questions.
Bruce Adib-Yazdi
VP Development
Vecino Group
Cc: Rick Manzardo – President Vecino Group New York llc

Latest revision: 11/5/208/23/19

Project Term Sheet
Green Street Garage Mixed‐Use Urban Renewal Project – West & Center Sections
GENERAL TERMS
Vecino DDA
Parties




Purpose

Vecino Group New York, LLC (“Vecino” or “Developer”), a foreign limited
liability corporation
Ithaca Urban Renewal Agency (“IURA”), a New York urban renewal agency

The purpose of this Agreement is to provide for the disposition and development of
the project site in compliance with a City of Ithaca Common Council approved urban
renewal project for a mixed‐use redevelopment including public parking, affordable
housing, and either a conference center with street level active use or ground floor
commercial use with street level active use.
This Agreement is designed to achieve the development of the Project Site
in a coordinated and comprehensive manner. The Developer will undertake the
development of the Site subject to the terms and conditions as more set forth in this
Agreement.

Project Site

Portion of property tax parcel #70.‐4‐5.2 containing the western and center sections
of the Green Street parking garage.
Clarification of western boundary needed.

Sales Price

$1.00 in recognition of affordable housing to be developed at the Project Site.

Conditions for
Conveyance of
Project Site

1. Consent from Cayuga Green, LLC regarding construction impacts on cinema lease
2. Consent from M&T Bank regarding leasehold mortgage
3. Consent from Superintendent of Public Works regarding parking structural
method
4. Consent from City Controller regarding proposed financing terms for the parking
component
5. Site plan approval
6. Subdivision/ lot line adjustment approval, if necessary
7. Consent from Superintendent of Public Works regarding parking construction
plans
8. Execution of parking lease with City of Ithaca
9. Proof of project financing, including equity
10. Building permit issuance to demolish western section of garage

Reference
Documents

Terms and conditions of the development transaction shall comply with submissions
from Vecino attached to this Agreement, including but not limited to project
elements, finance plan, construction plan, logistic plan, compliance with public policy
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objectives and commitments made in the response to the RFP. Any conflict between
submissions shall be resolved in favor of the most recently dated submission. Any
conflict between Vecino submissions and the DDA shall be resolved in favor of the
DDA.
Attached Vecino submissions include but are not limited to, the following documents:
 ENA submission, 6/24/19
 Letter of Intent for financing, Mesirow Financial, 6/24/19
 Financing Plan for parking component, 6/27/19
 Standard Housing Unit Plans, 7/9/19
 Ithaca Asteri Apartment Occupancy, 7/19/19
Open Books

The IURA has the right at all reasonable times to inspect the books and records of the
Developer pertaining to the Project and Developer shall not unreasonably withhold
requested project information, including but not limited to market studies,
construction documents, submittals, and construction expenses. The IURA shall not
disclose any proprietary or confidential information subject to NYS Freedom of
Information Law.

Cost of
Development
and
Construction

The cost of developing the site and constructing all improvements shall be borne by
the Developer. The IURA, City and Developer shall each pay the costs necessary to
administer and carry out their respective responsibilities and obligations under this
Agreement.

Cinemapolis
Mitigation Plan

Developer shall budget for, and implement, an IURA‐approved plan to minimize and
mitigate impacts of construction on the occupancy of the cinema lease premises
located under the center section of the Green Street parking garage. This lease
premise is leased to Cayuga Green, LLC, whose tenant is 7th Art Corporation, Inc. DBA
Cinemapolis.
The goals of the mitigation plan are (1) to minimize the period of temporary
displacement, (2) schedule displacement‐causing construction to occur at times that
reasonably minimize impact on the business, and (3) provide for the lessee and tenant
to be made financially whole from the direct financial impacts of any temporary
dislocation, (3) incorporate physical improvements in the Project to retain financial
viability and vitality after reestablishment of the displaced business on the Project
site.

Site Perimeter
Improvements

Developer shall incorporate into the project site plan application IURA‐approved
schematic plans for outdoor site improvements for landscaping, art, parking, lighting,
and improvements proposed for the perimeter pedestrian areas including the
extension of Home Dairy Alley, the 12’ east‐west ROW on the northerly portion of the
Project Site and the westerly area adjacent to City Hall. The plans shall clarify who is
responsible to fund and maintain such improvements.
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HOUSING COMPONENT TERMS
Vecino DDA
Deliverable

218‐273181‐273 unit housing project affordable to households earning between
5040%‐80% of Area Median Income (AMI)

Projected Unit
Count

Preferred: 218181 (includes conference center in project)
Alternate: 273 (if a conference center financing plan to be not viable by 1/23/20 as
mutually agreed by IURA and Vecino)

Projected Units
by Size

Preferred
Studio:
1‐bedroom:
2‐bedroom:
3‐bedroom:

20%43%
62%48%
13%4%
5%5%

Alternate
Studio:
1‐bedroom:
2‐bedroom:
3‐bedroom:

2.2(273 units)
20%
62%
13%
6%

Note: subject to results of market analysis report and negotiations with NYS HCR
Projected Units
by Income
Band

Preferred
<40% AMI: 8%
50% AMI: 19%24%
60% AMI: 71%47%
80% AMI: 10%13%
Alternate
50% AMI:
60% AMI:
80% AMI:

2.2 (273 units)
19%
71%
10%

Note: subject to results of market analysis report and negotiation with NYS HCR
Unit Sizes

Compliance with Design Handbook, NYS Homes and Community Renewal (HCR)
applicable to 9% LIHTC projects but not necessarily applicable to 4% LIHTC projects,
hereinafter referred to as the “HCR Design Handbook”.

Accessibility

Visitability: all units
Adaptable: all units
Accessible: 5% plus 2% for visual/hearing impaired

Natural Light

Compliance with HCR Design Handbook (all habitable rooms to include natural light
(minimum of 8% of floor area).
Each bedroom shall include natural light.
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Kitchen
Counter Top

Compliance with HCR Design Handbook (4.5 – 7.0 linear feet depending on unit size)

Kitchen
Shelving

Compliance with HCR Design Handbook (25 – 40 linear feet depending on unit size)

Bedroom Size

Compliance with HCR Design Handbook and City of Ithaca Housing Standards
(minimum of 80 sf habitable space for 1‐person occupancy and 120 sf habitable space
for 2‐person occupancy)

Bedroom
Storage

Minimum 3’10” to 4’10” 3’8” by 2”’ closet system with shelf and rod (no closet door)

Entry Storage
for Outerwear

Excluded to minimize public subsidy needed, though proposed in‐unit bulk storage will
provide storage for outerwear

Bulk Storage &
Entry Storage
for Outerwear

Compliance with HCRF Design Handbook (10 sf for efficiency, 20 sf for 1‐ and 2‐bed
units, and 25 sf for 3‐bed units).
Each unit shall include entry storage for outerwear, bulk storage, or combined
outerwear/bulk storage. At least 90% of total units shall comply with the following
minimum square footage of outerwear/bulk storage by unit size;
Studio: 15 sf
1‐Bed: 20 sf
2‐Bed: 25 sf
3‐Bed: 30 sf

Laundry

Common laundry facilities on at least every other floor

Community
Room

Compliance with HCR Design Handbook (at least 750 sf)

Property
Manager

CRM Rental Management, Inc. or other firm approved by IURA.

Residential
Property
Management

1. Minimum management fee: $120,000$114,000/year or 6.0% of gross
residential rents, whichever is greater
2. On‐site management office: required
3. On‐site superintendent residential unit: required
4. Minimum on‐site staffing level: 6050 hours/week for residential management
and an additional 6050 hours/week for residential maintenance
5. Annual consultation with IURA on property management performance at
IURA’s option
6. Required resident and adjacent property owner survey conducted within 12‐
24 months of opening, with joint IURA/Vecino meeting to review responses.
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PARKING COMPONENT TERMS
Vecino DDA
Deliverable

356351 space parking facility in Center section of the existing Green Street parking
garage, including a 4‐level expansion of Center section and renovation of existing center
section parking. The project shall be designed to equal or exceed the features, quality,
and quality of the existing lower decks when they were completed in 2010.

Lessor

Vecino Group of New York, Inc.

Lessee

City of Ithaca

Lease Terms

30‐year lease subject to mutually acceptable terms.

Rent

Minimal amount sufficient to amortize debt for development of the parking component
over 30‐years, preliminarily estimated to be $2,000$2,200 per parking stall per year
($712,000$750,000/year), fixed, based on an assumed $12,600,000 projected
$13,700,000 development cost and $1,000,000 of subsidy to be secured.

Right to Re‐
Acquire at End
of Lease Term

City option to re‐acquire the garage at the end of the 30‐year term for $1 plus the
outstanding balance of any City‐approved debt incurred for the parking component
during the lease period.

Contingency if
Financing
Costs are
Excessive

If proposed financing costs are deemed by the City of Ithaca to be excessive and result
in a parking rent rate exceeding $2,000$2,200/parking stall/per year, the IURA may
withhold conveyance of the Center section of the garage to the Developer for the City
to construct the parking component itself.

Design

The parking component shall be architectural compatible with the with existing Center
parking

Elevator

Addition of a second passenger elevator cab from the ground floor to the top parking
deck shall be included in the project design

LED Lighting

Existing ceiling lighting in the garage shall be upgraded to LED lighting.

Construction
Method

The proposed structural construction method proposed by the Developer to vertically
expand the parking facility shall be approved by the City of Ithaca Superintendent of
Public Works prior to developing detailed construction plans based upon the following
evaluation criteria: cost, schedule, constructability, and on‐going maintenance over the
30‐year lease term.

Construction
Plans

The Developer shall obtain consent from the City of Ithaca Superintendent of Public
Works of construction documents prior to final bidding of construction.

Parking
Technology

The project budget shall include a budget allowance determined by the City for City‐
designated parking technology, such as automatic vehicle counting systems and
programmable electronic signage.
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Costly Repair
&
Maintenance
Reserve Fund

The project budget shall include a costly repair and maintenance reserve fund which
expenditures are approved at the request of the Lessee (City). The fund shall be
capitalized as follows:
1. Any project surplus between actual costs incurred and projected project budget at
project completion, including but not limited to any remaining balances in the:
A. Construction contingency account, and
B. Soft cost contingency account.
2. Rent received from lease agreement with Cayuga Green, LLC for the Cinema lease
premises (approximately $39,000 in 2019).

Public Works
Status

The parking project shall comply with requirements for a public works project, including
prevailing wage requirements, unless consent is received from the City of Ithaca.

Parking
Mitigation
Plan

A parking mitigation plan for construction workers, materials and vehicles shall be
submitted by Vecino and approved by the Director of Planning & Development prior to
commencement of construction or demolition work.
The City of Ithaca shall be responsible for developing a parking mitigation plan during
temporary closure of the garage (anticipated to be 150 days).

Construction
Schedule

The Developer shall begin and complete all construction and development within the
times specified in the Schedule of Performance attached to this Agreement, subject to
extensions for any periods of delay mutually agreed upon by the parties.

Completion –
Turn Key

At commencement of the lease, the parking component shall be in full compliance with
all applicable codes for occupancy and ready for public parking, including striping and
numbering of all parking stalls and installation of internal way finding signage.

City Role in
Construction

The City, as long‐term lessee, shall be provided with sufficient Project information to
monitor construction, project costs, and compliance with applicable codes and
regulations for the parking component of the Project. All construction documents,
including subcontracts, change orders, submittals and shop drawings shall be submitted
to a City representative on a timely basis. The developer shall respond in writing to any
concerns raised by the City representative regarding these documents.
The Developer shall obtain consent from the City of Ithaca Superintendent of Public
Works of construction documents prior to final bidding of construction.
At least once a quarter during construction of the project, the Developer shall organize
and schedule a construction progress meeting to discuss and evaluate the progress and
status of construction of the parking component of the Project and resolve outstanding
issues. The meeting shall include representatives from the Developer, the general
contractor, and the City, and shall be scheduled at such time as are mutually
satisfactory to all parties. At least three (3) business days prior to the meeting, the
Developer shall submit to the City a written progress report of the construction. The
report shall be in such form and detail as may reasonably be required by the City and
shall include a reasonable number of construction photograms taken since the last
report submitted by the Developer.
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If construction cost savings are realized, 90% of the savings shall accrue to the City in
the form of reduced rent or flow into the costly repair and maintenance fund at the
City’s discretion.
Parking Access
Control
Equipment

Existing parking access control and revenue equipment is owned by the City and shall
be excluded from any property conveyance to the Developer. The City shall remain
responsible for owning, operating, and maintaining parking access control equipment,
including booths and pay stations, as well as any other equipment on the Site at the
time of conveyance.
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CONFERENCE CENTER/STREET‐LEVEL ACTIVITY COMPONENT TERMS
Vecino DDA
Deliverable

Approximately 49,000 sf conference center in design and finish acceptable to lessee

Lessor

Vecino Group of New York, Inc.

Lessee

TBD

Receipt of
Financing Plan

By January 30, 2020, the conference center sponsor shall submit a financing plan for the
conference center to the Agency and Developer.
Viability of the conference center financing plan shall be evaluated by Developer and
IURA as of January 22, 2020. If mutual agreement of the parties is that the financing
plan is not viable then the alternative ground floor plan shall substitute for the
conference center component.

Determination
of Viability of
Financing Plan

As soon as reasonably possible after receipt of the proposed financing plan, Viability of
the conference center financing plan shall be evaluated by Developer and Agency shall
evaluate the financing plan to determine if the plan is viable to secure project funding
without unreasonable delay. If mutual agreement of the parties is that the financing
plan is not viable, then the project will be modified to the Alternative Project.

Alternative
Plan

Ground floor: A minimum of 9,000 sq. ft. of commercial uses, including a minimum of
6,000 sq. ft. of retail use unless consent is granted by the IURA for alternative use.
Upper floors: residential use.

DPW

A minimum of 2,000 sq. ft. of space shall be made available for lease to the City for
Department of Public Works at terms acceptable to the City.
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Proposed Resolution
IURA Economic Development Committee
November 10, 2020
Amended Disposition & Development Agreement
East Section of Green Street Garage Mixed-Use Urban Renewal Project
WHEREAS, on June 27, 2019, the Ithaca Urban Renewal Agency designated Ithaca Properties, LLC (Ithaca
Properties) as the preferred developer, and qualified and eligible sponsor pursuant to Section 507 of General
Municipal Law, to potentially acquire the eastern portion of Tax Parcel #70.-4-5.2, located at 120 E. Green
Street, Ithaca, NY, for the purpose of undertaking an urban renewal project to develop an in-fill, mixed-use
project, and
WHEREAS, Developer proposes to purchase an approximately 192’ x 119’ property at the eastern section of
the Green Street parking garage site located at 120 East Green Street, Ithaca, NY (“Project Site”) to undertake
an urban renewal project, subject to Common Council approval, and
WHEREAS, on December 23, 2019, the IURA endorsed the Developer’s proposed urban renewal project
program that includes reconstruction of two public parking decks and nine to ten levels of rental housing of
which at least 10% of the units shall be occupied and affordable to households earning up to 80% of Area
Median Income; and
WHEREAS, on June 25, 2020, the IURA conditionally approved a Disposition and Development Agreement
(DDA), dated June 16, 2020, with Ithaca Properties, LLC for the East section of the Green Street Garage
Mixed-Use Urban Renewal Project subject to the following contingencies:
• Completion of legal review by IURA legal counsel
• Execution of the agreement by Ithaca Properties, LLC or submission of a counteroffer
• Completion of environmental review
• Approval of the DDA by Common Council, and
WHEREAS, Ithaca Properties, LLC requested several changes to the agreement and a time extension to
provide for consultation with the Tompkins County Industrial Development Agency regarding their recently
adopted workforce housing policy, and
WHEREAS, the project has completed environmental review, and
WHEREAS, IURA legal counsel completed legal review of the agreement, and
WHEREAS, an amended DDA, dated August 10, 2020, was prepared by IURA staff to address issues raised by
Ithaca Properties, LLC and IURA legal counsel, and
WHEREAS, Ithaca Properties, LLC has confirmed its intent to provide 10% of the housing units in the project
to be leased at Below Market Rates, and
WHEREAS, Ithaca Properties, LLC has reviewed the proposed amended DDA, dated August 10, 2020, and
indicated conceptual acceptance of the major terms, and
WHEREAS, at their November 10, 2020 meeting, the IURA Economic Development Council reviewed this
matter and recommends the following action; now, therefore, be it
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RESOLVED, that the IURA hereby conditionally approves the amended Disposition and Development
Agreement (DDA) with Ithaca Properties, LLC for the East section of the Green Street Garage Mixed-Use
Urban Renewal Project, dated August 10, 2020, subject to Common Council approval, and be it further
RESOLVED, that the DDA be further amended to clarify that the living wage requirement applies to workers
at the project site employed by Ithaca Properties LLC or a contractors hired by Ithaca Properties, LLC, such as
a residential property management firm, and does not apply to existing or future tenants at the project site
such as commercial retail tenants, and be it further
RESOLVED, that the IURA hereby authorizes and directs the IURA Director of Community Development,
subject to review by IURA legal counsel, to submit the Agreement to Ithaca Properties, LLC for their
execution or counteroffer, and be it further
RESOLVED, should Developer’s counteroffer consist of amendments that do not materially alter the IURAapproved DDA in the opinion of the IURA Chair, such requested amendments or similar amendments shall be
incorporated into the DDA, and be it further
RESOLVED, should Developer’s counteroffer consist of amendments that materially alter the IURA-approved
DDA in the opinion of the IURA Chair, the IURA shall consider and vote on requested amendments, and be it
further,
RESOLVED, the DDA shall be amended to incorporate recommendations of IURA legal counsel or any
amendments requested by Developer’s legal counsel that are acceptable to IURA legal counsel, and be it

further

RESOLVED, that the IURA Chair, subject to Common Council approval and IURA legal counsel review, is
authorized to execute the Disposition and Development Agreement upon satisfaction of all conditions.
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Proposed Revision #1 to IURA‐Approved DDA, dated 6/25/20
Latest Revision: 8/10/20

Disposition and Development Agreement
Green Street Garage Mixed Use Urban Renewal Project
East Section
AKA “Rothschild Mixed Use Development Project”
Ithaca, NY
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DISPOSITION AND DEVELOPMENT AGREEMENT
Green Street Garage Mixed‐Use Urban Renewal Project
East Section
Property Located at 120 East Green Street, Ithaca, NY
WHEREAS, on October 4, 2017, the City of Ithaca Common Council authorized transfer of the Green
Street parking garage property to the Ithaca Urban Renewal Agency (“IURA” or “Agency”) via an option
agreement for the purpose of structuring a proposed urban renewal project, and
WHEREAS, on June 27, 2019, the Ithaca Urban Renewal Agency designated Ithaca Properties, LLC
(“Developer” or “Ithaca Properties”) as the preferred developer, and qualified and eligible sponsor
pursuant to Section 507 of General Municipal Law, to potentially acquire the eastern portion of Tax
Parcel #70.‐4‐5.2, located at 120 E. Green Street, Ithaca, NY, for the purpose of undertaking an urban
renewal project to develop an in‐fill, mixed‐use project, and
WHEREAS, Developer proposes to purchase an approximately 192’ x 119’ property at the eastern
section of the Green Street parking garage site located at 120 East Green Street, Ithaca, NY (“Project
Site”) to undertake an urban renewal project, subject to Common Council approval, and
WHEREAS, the Project Site consists of air rights above a privately‐owned ground floor commercial use
and contains two elevated public parking decks constructed in 1974, and
WHEREAS, on December 23, 2019, the IURA endorsed the Developer’s proposed urban renewal project
program that includes reconstruction of two public parking decks, street‐level active uses and nine to
ten levels of rental housing of which at least 10% of the units shall be occupied and affordable to
households earning up to 80% of Area Median Income;, and
WHEREAS, on February 28, 2020, the IURA approved a proposed contingent purchase agreement with
Ithaca Properties, LLC for conveyance of the Project Site subject to City approval of the agreement, with
conveyance contingent upon Common Council approval of a Disposition and Development Agreement;,
and
WHEREAS, on March 4, 2020, the Common Council for the City of Ithaca tabled action on the proposed
contingent purchase agreement pending resolution of a satisfactory mitigation plan to address retail
businesses to be displaced, and
WHEREAS, negotiations between Developer and Sunny Days of Ithaca and Home Green Home
businesses on a plan to mitigate their anticipated business displacement did not result in an agreed
upon mitigation plan;, and
WHEREAS, on March 23, 2020, the Developer submitted modified project plans to eliminate vertical
expansion over existing retail stores fronting on The Commons thereby preventing displacement of
existing ground floor businesses, and
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WHEREAS, on March 26, 2020, the City of Ithaca Board of Public Works found that the proposed sale
and lease back of public parking as incorporated into the Project does not adversely impact City of
Ithaca public works and that continued ownership of the Project Site is surplus for municipal purposes;,
and
WHEREAS, on April 1,2020, the City of Ithaca Common Council approved a proposed contingent
purchase agreement with the Developer for conveyance of the Project Site with conveyance contingent
upon Common Council approval of a Disposition and Development Agreement;, and
WHEREAS, on May 11, 2020, the Developer, City of Ithaca, and Developer executed the Purchase
Agreement – Eastern Section of Green Street Garage Urban Renewal Project Site (“Contingent Purchase
Agreement”), and
WHEREAS, on _____________, 2020, the Ithaca Urban Renewal Agency approved a proposed
Disposition and Development Agreement (“DDA”) to define terms and conditions of the development
transaction between the Agency and the Developer, including project elements, business deal points,
performance milestones, financial obligations, project schedule and purchase terms., and
WHEREAS, the Agency‐approved DDA is subject to approval of the City of Ithaca Common Council, which
vote must occur only after completion of environmental review and a public hearing, and
NOW, THEREFORE, in the consideration of the mutual promises herein contained, the parties do hereby
agree as follows:

This DISPOSITION AND DEVELOPMENT AGREEMENT (“Agreement” or “DDA”) is entered into this
___________day of __________ 2020, by and between the ITHACA URBAN RENEWAL AGENCY, a New
York urban renewal agency created pursuant to general municipal law, with offices at 108 E. Green
Street, Ithaca, NY 14850, and Ithaca Properties, LLC, a New York limited liability company, having
offices at 1721 N. Ocean Avenue, Medford, New York 11763, according to the terms and provisions set
forth below.

I.

PURPOSE OF AGREEMENT
The purpose of this Agreement is to provide for the disposition and development of the Project Site (as
defined below) currently owned by the City of Ithaca and authorized to be transferred to the IURA to
implement an urban renewal project in accordance with all applicable laws.
This Agreement is designed to achieve the development of the Project Site in a coordinated, timely, and
comprehensive manner. The Developer will undertake the development of the Project Site subject to
terms and conditions set forth in this agreement.
The economic provisions contained in this Agreement have been negotiated and approved based upon,
among other things: (1) the Developer’s commitment to provide the capital funds necessary to develop
the Project and to accomplish the specific development obligations set forth in this Agreement,
including all of its Exhibits and Attachments, within the times in the manner and for the uses set forth in
this Agreement; (2) the City’s undertaking to lease reconstructed public parking from Developer at
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mutually agreed upon lease terms; and (3) the Developer’s commitment to designate between 10% ‐
20% of the rental housing units as Below Market Rate (BMR) housing occupied and affordable to
households earning no more than 80% of the Area Median Income (AMI).

II.

EXCLUSIVE NEGOTIATION
Upon execution of this agreement by the Developer, Agency agrees not to negotiate potential sale and
development of the Project Site with any other developer during the term of the Contingent Purchase
Agreement which establishes a deadline for conveyance of January 31, 2022.
This Disposition and Development Agreement (DDA) is not binding until approved by the Common
Council for the City of Ithaca. Common Council cannot consider approval until satisfaction of the
following requirements:
 Agency approval of the DDA;
 completion of SEQR environmental review of the proposed urban renewal project;
 publication of notice of a public hearing disclosing the essential terms of the DDA; and
 public hearing on the DDA.
Common Council may approve, reject, or approve the DDA with modified terms. Following a Common
Council vote to approve the DDA, the Agency may execute the DDA.

III.

THE PROJECT SITE
The urban renewal project site is generally known as the easterly section of the Green Street Parking
Garage that excludes the ground floor level, which is privately owned. More particularly, the urban
renewal project site is a portion of that certain parcel of land situated at 120 East Green Street in the
City of Ithaca, Tompkins County, New York identified as City of Ithaca Tax Parcel 70.‐4‐5.2 consisting of
approximately 24,000 square feet of air rights, and defined as the premises identified at Exhibit A of the
Purchase Agreement – Eastern Section of Green Street Garage Urban Renewal Project Site, dated April
11, 2020, at Attachment #1 (“Project Site”).
The Project Site will be consolidated with the adjacent property owned by Ithaca Properties, LLC located
at 215 E. State Street, which includes property both beneath the air rights parcel and property
immediately north of the air rights parcel.

IV.

THE PROJECT
Subject to the provisions of this Agreement, Developer shall design, develop, and construct on the
Project Site a high‐density, mixed‐use urban project (“Project”), materially similar to the site plan review
submission package submitted on March 23, 2020 to the Planning & Development Board, as which shall
include the following components:
Housing:




Construction of 180‐200 rental housing units of diverse unit sizes,
including studios, 1‐bedroom and 2‐bedroom units.
Below Market Rate (BMR) housing goal: 20% of housing units
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Housing (continued)




BMR housing minimum commitment: 10% of housing units
BMR housing shall be occupied and affordable to households earning
up to 80% of the Area Median Income

Parking:



Reconstruction of two parking decks for lease to the City of Ithaca
(approximately 116 parking spaces)
Construction of private parking spaces (approximately 34 parking
spaces)



Construction Impact
Mitigation:

If any businesses are involuntarily displaced by the project, Developer shall
submit and implement a plan satisfactory to the IURA to address
displacement.

The Project shall further conform to and comply with:
1. the Project Term Sheet (Attachment #1);
2. the Schedule of Performance Milestones (Attachment #2);
3. the 5/11/20 Contingent Purchase Agreement (Attachment #3); and
4. the Developer Sponsor Submissions, dated 6/19/19 as updated or amended per site plan
review submissions through May 8, 2020 for the Rothschild Mixed Use Development project
(Attachment #4).
The Developer’s submission includes specific project information on site plan, information, project
element updates, finance plan, construction plan, compliance, and housing categories of the Project.
Updates to the Developer Sponsor Submissions after the date of Developer execution of the DDA but
prior to IURA execution of the DDA may be accepted by the Agency at their sole discretion. The IURA is
authorized to approve modifications to the Project upon written request.
The parties acknowledge that the exact scope, size, exact number of housing units, and other aspects of
the Project are subject to Developer’s receipt of entitlements and permits from the City. The parties
further acknowledge that feasibility and timely completion of the project is subject to satisfaction of
contingencies for sale and purchase of the Project Site contained in the Contingent Purchase
Agreement, including but not limited to execution of a parking lease agreement with City, and
relinquishment by Hotel Ithaca, LLC of its option to acquire the Project Site.

V.

PARTIES TO THE AGREEMENT & DEVELOPER DISCLOSURES
A. The Agency
The Ithaca Urban Renewal Agency is a New York urban renewal agency created pursuant to general
municipal law, with offices located at 108 E. Green Street, Ithaca, NY 14850.
B. The Developer
The Developer is Ithaca Properties, LLC, a New York limited liability corporation authorized to conduct
business in New York, with a principal office located at 1721‐D North Ocean Avenue, Medford, NY
11763.
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C. Principals of the Developer
The principals of the Developer are as follows:
Jeffrey Rimland, managing member (100% interest)
D. Developer Point of Contact
The Developer has designated the following person(s) to negotiate the DDA with the Agency, and to
engage in activities necessary to determine the feasibility of the Development:
Jeffrey Rimland, managing member
E. Developer Disclosures
The Developer is required to make full disclosure to the Agency of its principals, officers,
stockholders, partners, joint venturers, and all other pertinent information regarding the Developer
and its associates.

VI.

PURCHASE PRICE
The total purchase price for the Project Site shall be Three Hundred Fifty Thousand and 00/100 U.S.
Dollars ($350,000.00) as established in the executed Contingent Purchase Agreement, herein
attached, and made a part of this agreement (Attachment #3). In consideration of this purchase
price, the Developer agrees to continue the obligations under this Agreement.

VII.

CONTINGENCIES FOR SALE AND PURCHASE
This Agreement shall be subject to satisfaction of the contingencies contained in the Contingent
Purchase Agreement (Attachment #3) and the following contingencies. Agency and Developer agree
to work diligently and in good faith to satisfy contingencies for sale and purchase of the Project Site.
If any of the contingencies are not met within the time frames set forth, or any extension of such time
frames agreed to by the parties in writing, either party will have the right to terminate this Agreement
by delivery of written notice of such termination to the other party. Each party must deliver any such
notice of termination to the other party no later than thirty calendar days after the last day of the
time period stated for the respective condition. If either party delivers such notice of termination to
the other party, and notwithstanding any other term or provision of this Agreement, this Agreement
shall be deemed null and void and of no further force or effect.
The Chairperson of the Agency is hereby authorized to grant time extensions of up to 60 days to satisfy
any contingency for conveyance of the Project Site.
A. Contingencies To Be Met by Agency
1. Public Authorities Reform Act Contingency. Within sixty (60) days from the date of this
Agreement, Agency shall have complied with the requirements of the Public Authorities
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Reform Act (PARA) to notify the NYS Authority Budget Office of the sale of real estate with a
fair market value of more than $100,000.00, pursuant to section 2897(6)(d) of PARA at least
ninety (90) days before the closing of the transaction.
2. Consent from M&T Bank Contingency. Within ninety (90) days from the date of Developer’s
execution of this Agreement, Agency shall have received written consent from M&T Bank to
discharge or modify their leasehold mortgage on the Green Street garage premises to allow
conveyance of the Project Site to Developer. The leasehold mortgage acts as security for
civic facility revenue bonds issued in 2003 for the Cayuga Green project.
3. Parking Lease Municipal Approval Contingency. Prior to conveyance of the Project Site,
Developer shall have received from Agency a certified resolution of the City of Ithaca
Common Council authorizing execution of a parking lease agreement satisfactory to the
Developer at the Developer’s sole discretion.
4. Proposed BMR Housing Agreement Contingency – At least 30 days prior to conveyance of
the Project Site, Agency shall deliver a proposed agreement with the Developer establishing
terms and conditions to provide between 10% and 20% of the rental housing units in the
Project as BMR housing for a minimum of thirty (30) years. The Agreement shall include a
deed restriction or other means of enforcement acceptable to the Agency. The BMR
Housing Agreement shall survive the conveyance of the Project Site.
B. Contingencies to be Met by Developer
1. Business Dislocation Reimbursement Contingency – Within twenty (20) days from the date
of Developer’s execution of this Agreement but prior to a public hearing on the proposed
DDA, Developer shall reimbursed the following reasonable and documented legal costs
incurred by the businesses with whom the Developer entered into negotiations on a plan to
mitigate involuntary business displacement due to the then‐proposed urban renewal
project:
 Sunny Days of Ithaca, LLC: $2,500, and
 Home Green Home, Inc.: $1,900.
The reimbursement of legal costs may take the form of a credit against rent.
1. . The parties acknowledge the following:
 A prior version of the proposed project required involuntary displacement of several
businesses.
 The Developer initiated negotiations with impacted businesses.
 At least one impacted business was represented by legal counsel in relation to
negotiations with the Developer.
 Negotiations terminated without agreement after the Developer revised the project
to prevent involuntary business displacement.
 Legal costs incurred by impacted businesses in relation to negotiations with the
Developer were a direct result of the Developer’s proposed project.
 Impacted businesses have not been reimbursed for legal costs related to
negotiations with the Developer as of the date of Developer’s execution of this
Agreement.
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The Agency shall review submission of legal costs incurred by impacted businesses no later
than five (5) days from the date of Developer’s execution of this Agreement and determine
the amount of legal expenses incurred that are sufficiently documented as reasonable
expenses directly related to proposed business displacement caused by the then‐proposed
Project.
2. Site Plan Approval Contingency ‐ Within sixty (60) days from the date of this Agreement,
Developer will have received site plan approval for the Project from the City of Ithaca
Planning and Development Board.
3. Subdivision/Lot Line Adjustment Approval Contingency ‐ Prior to conveyance of the Project
Site, Developer will have received from the City of Ithaca Planning and Development Board
any subdivision approval necessary for the Agency to convey the Project Site to the
Developer. Agency shall authorize Developer to act as Agency’s representative.
4. Payment‐In‐Lieu of Taxes Contingency ‐ Prior to conveyance of the Project Site, the
Tompkins County Industrial Development Agency shall have approved a PILOT agreement
for the Project satisfactory to the Developer at the Developer’s sole discretion.
5. Below Market Rate (BMR) Housing Preliminary Calculation Contingency ‐ At least forty‐five
(45) days prior to conveyance of the Project Site, the Agency shall receive certified financial
information necessary to calculate the project’s projected average cash‐on‐cash return over
the first eight (8) years of operations, to the Agency’s satisfaction. The minimum 10% rental
housing unit reserved for below‐market rate housing shall be increased upwards toward
the 20% BMR housing goal to the extent increasing BMR housing units allow the project to
retain an 8‐year average cash‐on‐cash return of at least 8% on cash equity invested in the
project. Units dedicated as BMR housing shall be occupied and affordable to households
earning 80% or less of the Area Median Income and paying no more than 30% of income to
rent, including utilities and any other required expenses. The project financial information
submitted to the Agency shall be certified as identical to the project financial information
submitted to the proposed lender.
6. Proposed City Parking Lease Contingency ‐ At least sixty (60) days prior to conveyance of the
Project Site, the City shall have received a proposed agreement from the Developer for lease
of the public parking premises, specifying the terms and conditions.
7. Superintendent of Public Works Contingency ‐ Prior to conveyance of the Project Site, the
City of Ithaca Superintendent of Public Works, or their designee, shall have received detailed
construction documents from the Developer regarding the reconstruction of the eastern
parking decks and provided a written notice to proceed with the proposed construction
design.
8. Total Project Financing Contingency ‐ Prior to conveyance of the Project Site, Agency shall
receive from Developer, (A) an itemized final development budget for the Project, and (B)
proof of written commitments of financing and any required equity in amounts sufficient to
fully fund the development budget, in a form and substance satisfactory to the Agency.
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9. Below Market Rate (BMR) Housing Agreement Execution Contingency ‐ Prior to conveyance
of the Project Site, Developer shall execute an agreement with the Agency establishing
terms and conditions to provide between 10% and 20% of the rental housing units in the
Project as BMR housing for a minimum of thirty (30) years. The Agreement shall include a
deed restriction or other means of enforcement acceptable to the Agency. The BMR
Housing Agreement shall survive the conveyance of the Project Site.
10. City Controller Contingency – Private Financing of Parking Component ‐ Prior to
conveyance of the Project Site, City Controller shall have received from Developer a copy of
the proposed private financing commitment for the approximately 116 space parking facility
to be leased by the City of Ithaca and provided written confirmation that the interest rate
and terms are acceptable.
11. Building Permit Issuance Contingency ‐ Prior to conveyance of the Project Site, Agency shall
receive from Developer proof of issuance from the City of Ithaca a building permit to
reconstruct the existing two elevated decks of public parking at the Project Site.
12. Property Conveyance Contingency – Conveyance of the Project Site shall be completed no
later than January 31, 2022.

VIII.

COSTS AND EXPENSES
Each party shall be responsible for its own costs and expenses in connection with any activities
undertaken in connection with this Agreement.

IX.

OPEN BOOKS
Developer agrees to share information regarding the project, including proposed public parking
component of the project, on an open book basis, no later than three (3) business days from a
written request from the Agency, including but not limited to review of all underlying assumptions
and data associated with the pro forma, development budget, schedule of values, payment
requests, pricing and compensation.

X.

GOOD FAITH AND FAIR DEALING
The parties recognize that the successful planning and execution of the Project, and their respective
ability to perform their obligations under this Agreement, will require extraordinary cooperation
among them. Accordingly, the Agency and Developer agree to operate in good faith and fair dealing
throughout the term of this Agreement, including (1) each will cooperate to facilitate the other’s
performance, (2) each will avoid hindering the other’s performance, (3) each will respond promptly
and completely to reasonable requests of the other, (4) each will proceed to fulfill its obligations
under this Agreement diligently and honestly, and (5) each will cooperate in the common endeavor
of completing the performance of this Agreement and the consummation of the transaction
contemplated by this Agreement in a timely and efficient manner.
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XI.

FIXTURES, SYSTEMS AND PERSONAL PROPERTY
Agency and Developer acknowledge that the City of Ithaca maintains various parking equipment and
fixtures on the Project Site. The City will retain title to such fixtures, equipment and personal
property existing on the Project Site at the time of conveyance.

XII.

PREVAILING WAGES ON PARKING CONSTRUCTION
The public parking component of the project is presumed to qualify as a public work project unless
the NYSDOL Bureau of Public Works makes a different determination based on project details. A
public work project requires New York State prevailing wages be paid to all workers employed on
the public work project. The construction contract for any public work project must include the
prevailing wage and supplement schedule.
The Developer shall incorporate NYS prevailing wages in the development budget for the public
parking component of the project and is responsible to comply with all requirements of a public
works project unless the Developer submits a legal opinion that prevailing wages are not applicable
to the Project based on a full and fair description of all pertinent facts and that such legal opinion is
satisfactory to IURA legal counsel regarding the inapplicability of prevailing wages. It is anticipated
that special legal counsel with expertise in New York State labor law may be required to complete
IURA review of the legal opinion and that such legal costs, up to $10,000, shall be reimbursed by the
Developer. In the event the NYS Department of Labor imposes any fines, or fees or required
payments on the City of Ithaca or the Agency regarding construction of the parking component by
the Developer on the basis that it is a public work project and prevailing wages should have been
paid, the Developer agrees to indemnify and hold the City of Ithaca harmless from such fines, fees or
required payments, which indemnification shall include, but not be limited to, reimbursement to the
City of Ithaca and/or IURA in full for all reimburse such expenses within ten business days after the
City and/or IURA provides notice of such fines, fees or required payments to the Developer.

XIII.

TERMINATION OF AGREEMENT
Notwithstanding any other provision this Agreement, this Agreement shall terminate if the
Project Site has not conveyed to the Developer by January 31, 2022 unless extended by
written agreement of the parties thereof.

XIV.

OTHER PROVISIONS
A. Seller Representations
Agency represents, covenants, and warrants to Developer as follows:
1. The Property is in compliance with all applicable zoning ordinances and all other codes,
ordinances, laws, regulations and requirements of any governmental authority or body
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having jurisdiction, and Seller has not received any notice of any failure of the Project Site or
any of the improvements thereat to be in compliance with applicable zoning or other codes,
ordinances, laws or regulations.
2. Developer is authorized to conduct on‐site investigation to determine if the Project Site’s
environmental condition is satisfactory prior to conveyance. To Agency’s knowledge, there
have never been any and currently there are no hazardous or toxic materials, substances,
chemicals or wastes located, stored, produced or present at, on, about or under the Project
Site or the lands immediately adjoining the Project Site, and there exist no underground
storage tanks on the Project Site; if any underground storage tanks formerly existed on the
Project Site, such tanks, and any residue therefrom, were removed in accordance with
applicable law; and no condition exists on the Project Site in violation of any applicable
Federal, State or local law, regulation, ordinance, rule, code or order relating to protection
of the environment or to the production, storage, containment or disposal of a hazardous or
toxic substance.
3. There is no pending litigation in any way involving the Project Site, or any portion thereof,
and there exists no requirement of any insurance carrier or mortgagee of the Project Site
that work be performed on the Project Site, which requirement remains outstanding.
4. Agency’s sale of the urban renewal project site in accordance with this Agreement shall not
violate or conflict with any provision of any agreement by which Agency is bound.
5. The premises are encumbered by a sublease to Community Development Properties, Inc.,
an assignment of the sublease and a leasehold mortgage granted to M&T Bank to secure
Cayuga Green bonds issued in 2003. A condition for closing the transaction is to gain
consent from M&T Bank to release or modify the leasehold mortgage release of the Project
Site from the sublease and leasehold mortgage.
6. There are no pending or, to the knowledge of Agency, threatened claims for labor
performed, materials furnished or services rendered in connection with constructing,
improving or repairing the Project Site with respect to which liens may or could be filed
against the Property.
7. Agency has paid or will pay prior to the closing, in the ordinary course of Agency’s business,
all bills, taxes, assessments and other payments due in connection with the ownership,
operation, construction, repair and maintenance of the Project Site.
8. None of the representations of Agency in this Agreement contains any untrue statement of
a material fact or omits to state a material fact necessary in order to make any
representation contained herein not misleading in light of the circumstances in which such
representation is made.
9. The representations set forth in this Section are true and correct as of the date of this
Agreement, shall be deemed to be repeated as of closing and shall survive the closing.
10. From the date of this Agreement through the date of closing, Agency will not take any action
nor fail to take any action that is likely to cause any of Agency’s representations to cease to
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be accurate. If any of these representations fail or cease to be accurate, Developer may, at
Developer’s sole discretion, terminate this Agreement upon delivery of written notice to
Agency or Agency’s attorney.
B. Leases
Between the date of this Agreement and the date of closing, Agency shall not enter into any leases of
the Project Site or any portion thereof, nor any amendment or extension of any current lease other
than with Developer’s prior written consent.
C. Closing Documents
Closing documents shall be governed by the Contingent Purchase Agreement.
D. Taxes and Assessments
Taxes and assessments shall be governed by the Contingent Purchase Agreement.
E. Property Closing and Termination Date
Possession and closing shall be governed by the Contingent Purchase Agreement, which requires the
closing to take place no later than January 31, 2022, unless an extension is granted by the City of
Ithaca. This Agreement shall expire and terminate on February 1, 2022.
F. Adjustments
Adjustments shall be governed by the Contingent Purchase Agreement.
G. Conditions of Property and Risk of Loss
The parties agree the Project Site shall be conveyed and accepted in its “as‐is” condition. Agency
shall bear the risk of loss to the Project Site from the date of this Agreement to the date of closing
in accordance with applicable New York State Law.
H. No Waiver
The failure of either party to enforce at any time the provisions of this Agreement or to exercise any
option provided herein, or to require the performance of any of the provisions of this Contract, shall
not be construed to be a waiver of such provisions. Such failure shall not affect the validity of this
Agreement in whole or part, or the right of each party to enforce each and every part of this
Agreement at a later time.
I.

Binding Nature of Agreement

This Agreement shall be binding upon the parties hereto and upon their respective successors
and/or assigns. All representations, covenants and warranties set forth in this Agreement shall be
deemed to be repeated as of the date of closing hereunder.

11 | P a g e

J.

No Broker

Both Developer and Agency both acknowledge that no real estate broker has been involved in this
transaction and that no sales commission or other fees are due.
K. Notices
Any notices required or desired to be delivered in connection with this Agreement shall be delivered
by hand or by United States first‐class mail, postage pre‐paid, or by nationally recognized overnight
delivery service to the parties at their addresses set forth above, and in the case of any notices to the
Agency, with a copy to Mariette Geldenhuys, Esq., 401 East State Street, Ithaca, NY 14850.
L. Attachments & Exhibits
All attachments and exhibits to this Agreement are incorporated into this agreement and create
material obligations of the parties.
M. Governing Law and Jurisdiction
This Agreement shall be governed in all respects by the internal laws of the State of New York as
applied to agreements entered into among New York residents to be performed entirely within New
York. The parties hereto agree that the exclusive venue and place of trial for the resolution of any
disputes arising in connection with the interpretation or enforcement of this Agreement shall be
Supreme Court, Tompkins County in Ithaca, New York with venue in Tompkins County, New York.
N. Date of Agreement
The date of this Agreement shall be deemed to be the date that a fully executed counterpart of this
Agreement is executed by the Agency.
O. Counterparts and Electronic Execution
This Agreement may be executed in any number of counterparts, each of which shall be enforceable
against the parties executing such counterparts, and all of which together shall constitute one
instrument. Execution and/or delivery of counterparts of this Agreement in electronic format,
whether via facsimile, e‐mail, or otherwise, will have the same legal effect as execution and/or
delivery of original paper counterparts.
P. Severability
In the event that any provision of this Agreement becomes or is declared by a court of competent
jurisdiction to be illegal, unenforceable, or void, this Agreement shall continue in full force and effect
without said provision; provided that no such severability shall be effective if it materially changes the
economic benefit of this Agreement to any party.
Q. Titles and Subtitles
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The titles and subtitles used in this Agreement are used for convenience only and are not to be
considered in construing or interpreting this Agreement.
R. Assignment of Agreement
Developer represents that its rights, obligations, and duties under this Agreement shall not be
assigned in whole or in part, without prior written authorization of the IURA at its sole discretion,
except as follows: Developer may assign this Agreement to an affiliated entity of which at least 50%
ownership interest is held by Ithaca Properties, LLC or its principals, shareholders or members upon
submission by Developer to the Agency of the following information:


The name and address of the assignee, its Certificate of Incorporation, and by‐laws, if a
corporation, or its Articles of Organization and operating agreement, if a limited liability
company; and



Identification in writing of the Manager(s), Member(s) and all persons or entities with a
15% or more ownership interest in the assignee.

S. Worker’s Compensation and Disability Insurance
As a condition for entry into this Agreement, Developer shall present evidence to the IURA that
Developer provides the minimum levels of workers’ compensation and disability insurance coverage
required by the State of New York, or that such coverage is not required.
T.

Entire Agreement

This Agreement is the entire agreement between Agency and Developer concerning the subject
matter hereof. No prior representation or agreement shall be binding on the parties, other than as
set forth herein, and no modification of this Agreement shall be binding unless in writing and
executed on behalf of the party to be bound.
IN WITNESS WHEREOF, Agency and Developer have executed this Agreement as of the date set opposite
their signatures.

DEVELOPER:
Ithaca Properties, LLC

By:_______________________________
Jeffrey Rimland, Managing Member

Date:________________________
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AGENCY:
Ithaca Urban Renewal Agency

By: _______________________________
Svante L. Myrick, Chairperson

Date:________________________

Attachments to Agreement:
(1) Project Term Sheet
(2) Schedule of Performance Milestones
(3) 5/11/2020 Purchase Agreement Eastern Section of Green Street Parking Garage Urban Project Site
(Contingent Purchase Agreement), including definition of Project Site
(4) 6/19/19 Developer Sponsor Application including a preliminary project description, as amended, or
updated per Site Plan Review submissions through May 8, 2020 for the Rothschild Mixed Use
Development project.
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Proposed Revision #1 to IURA‐Approved DDA, dated 6/25/20
Latest revision: 8/10/20

Project Term Sheet
Green Street Garage Mixed‐Use Urban Renewal Project – East Section
GENERAL TERMS
Rothschild Mixed‐Use Development
Ithaca Properties, LLC
Parties




Purpose

Ithaca Properties, LLC (“Ithaca Properties” or “Developer”), a New York
limited liability corporation
Ithaca Urban Renewal Agency (“IURA”), a New York urban renewal agency

The purpose of this Agreement is to provide for the disposition and development of
the project site in compliance with a City of Ithaca Common Council approved urban
renewal project for a mixed‐use redevelopment including public parking, affordable
housing, and either a conference center with street level active use or ground floor
commercial use with street level active use.
This Agreement is designed to achieve the development of the Project Site
in a coordinated and comprehensive manner. The Developer will undertake the
development of the Site subject to the terms and conditions as more set forth in this
Agreement.

Project Site

Portion of property tax parcel #70.‐4‐5.2 containing the eastern section of the Green
Street parking garage further described in the Purchase Agreement Eastern Section of
Green Street Parking Garage Urban Renewal Project Site, dated 5/11/20.

Sales Price

$350,000.00 in recognition of estimated $2,030,000 avoided cost to the City to
demolish and remove the existing public parking decks at the Project Site that will
become the responsibility of the Developer. The estimated cost to demolish and
remove the existing parking decks is derived from the Green Street Parking Garage
East and West End Study prepared by Stantec, dated December 7, 2016.

Conditions for
Conveyance of
Project Site

1. Reimbursement of legal expenses incurred by businesses previously proposed to
be dislocated
2. Consent fromRelease of the Project Site from the lease held by IURA, sublease
held by Community Development Properties, Ithaca, Inc. and the leasehold
mortgage held by M&T Bank regarding leasehold mortgage
3. Site plan approval
4. Subdivision/ lot line adjustment approval
5. Approval of Payment‐in‐lieu of taxes agreement
6. Consent from Superintendent of Public Works regarding parking construction
plans
7. Consent from City Controller regarding proposed financing terms for the parking
component
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8.
9.
10.
11.
12.

Execution of workforce housing agreement
Execution of parking lease with City of Ithaca
Proof of project financing, including equity
Building permit issuance to demolish western section of garage
Conveyance of Project Site

Reference
Documents

Terms and conditions of the development transaction shall comply with submissions
from Developer attached to this Agreement. Any conflict between submissions shall
be resolved in favor of the most recently dated submission. Any conflict between
Developer submissions and the DDA shall be resolved in favor of the DDA.

Open Books

The IURA has the right at all reasonable times to inspect the books and records of the
Developer pertaining to the Project and Developer shall not unreasonably withhold
requested project information, including but not limited to market studies,
construction documents, submittals, and construction expenses. The IURA shall not
disclose any proprietary or confidential information subject to NYS Freedom of
Information Law.

Cost of
Development
and
Construction

The cost of developing the site and constructing all improvements shall be borne by
the Developer. The IURA, City and Developer shall each pay the costs necessary to
administer and carry out their respective responsibilities and obligations under this
Agreement.

Green Building
Policy
Living Wages

The project shall comply with the City of Ithaca Green Building policy.
All employees at the Project Site shall be paid a “living wage” as determined by
Alternative Federal Credit Union.
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HOUSING COMPONENT TERMS
Green Street Garage Mixed‐Use Redevelopment Project
East Section (Rothschild Mixed Use Development)
Deliverable

180‐200 rental housing units of diverse unit sizes, including studios, 1‐bedroom
and 2‐bedroom units.

Below Market
Rate (BMR)
Housing Goal

 20% of total housing units shall be occupied and affordable to households
earning up to 80% of Area Median Income (AMI), subject to sufficient
Tompkins County Industrial Development Agency (TCIDA) and other
incentives to retain overall project financial feasibility with an average cash‐
on‐cash return of not less than 8%.
 For units designated as BMR units, rent plus utilities plus any other
mandatory resident charges cannot exceed 30% of 80% of AMI, adjusted for
household size.
 BMR housing units shall be distributed pro rata across all unit sizes
 BMR housing units shall be similar in size to market rate units
 BMR housing units shall share the lobby entrance with market rate units
 Residents of BMR units shall have equal access to common amenities
available to other residents of the project
 Regulatory period: 30 years.

Below Market
Rate (BMR)
Housing
Minimum
Commitment

 No less than 10% of total housing units shall be occupied and affordable to
households earning up to 80% of AMI.
 For units designated as a BMR units, rent plus utilities plus any other
mandatory resident charges cannot exceed 30% of 80% of AMI, adjusted for
household size.
 BMR housing units shall be provided as close as possible to a pro rata
distribution across all unit size categories with a minimum pro rata
distribution among efficiencies and one‐bedroom unit size categories.
 BMR housing units shall be similar in size to market rate units
 BMR housing units shall share the lobby entrance with market rate units
 Residents of BMR units shall have equal access to common amenities
available to other residents of the project
 Regulatory period: 30 years.
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PARKING COMPONENT TERMS
Green Street Garage Mixed‐Use Redevelopment Project
East Section (Rothschild Mixed Use Development)
Deliverable

Approximately 116 reconstructed public parking spaces

Lessor

Ithaca Properties, LLC

Lessee

City of Ithaca

Lease Terms

30‐year lease subject to mutually acceptable terms

Rent

Rent shall be determined by amortizing all documented, commercially reasonable,
verified, and eligible costs of developing the newly constructed public parking lease
premises over the lease term. The cost of mobilization, demolition and clearance of the
existing public parking decks are already factored into the purchase price and are
ineligible for calculation of rent. Any developer fee is also an ineligible project cost for
calculation of rent. Minimal amount sufficient to amortize debt for development of the
parking component over 30‐years, preliminarily estimated to be $2,000 per parking stall
per year ($232,000/year)

Allocation of
Shared Costs
in Rent
Calculation

Allocation of shared development costs between the parking lease premises and other
components of the project may be necessary to determine the eligible costs of
developing the newly constructed public parking lease premises in the mixed‐use
project. If any shared development costs are proposed to be included in the eligible
costs of developing the newly constructed public parking lease premises, Developer
shall itemize shared costs and provide written rationale for proposed allocation of
shared costs to the public parking lease premises. Allocation of shared costs shall be
subject to mutual agreement between the Developer and IURA prior to execution of the
parking lease.

Right to
Renew Lease

City option for up to two 10‐year extensions of the lease at the end of the 30‐year term
at the same rent.

Contingency if
Financing
Costs are
Excessive

If proposed financing costs are deemed by the City of Ithaca to be excessive and result
in a parking rent rate exceeding $2,000/parking stall/per year, the City is not obligated
to enter into parking lease agreement, though conveyance of the Project Site may
proceed without public parking.

Design

The parking component shall be structurally and architecturally compatible with the
with public parking located in the Center section of the Green Street Parking Garage.

LED Lighting

LED lighting shall be installed in the reconstructed public parking.

Construction
Plans

The Developer shall obtain consent from the City of Ithaca Superintendent of Public
Works of construction documents prior to final bidding of construction.
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Public Works
Status

The parking project shall comply with requirements for a public works project, including
prevailing wage requirements, unless explicitly waived pursuant to paragraph XII of the
Disposition and Development Agreementconsent is received from the City of Ithaca.

Parking
Mitigation
Plan

A parking mitigation plan for construction workers, materials and vehicles shall be
submitted by Developer and approved by the Director of Planning & Development prior
to commencement of construction or demolition work.
The City of Ithaca shall be responsible for developing a parking mitigation plan during
temporary closure of the garage (anticipated to be 150 days).

Completion –
Turn Key

At commencement of the lease, the parking component shall be in full compliance with
all applicable codes for occupancy and ready for public parking, including striping and
numbering of all parking stalls and installation of internal way finding signage.

City Role in
Construction

The City, as long‐term lessee, shall be provided with sufficient Project information to
monitor construction, project costs, and compliance with applicable codes and
regulations for the parking component of the Project. All construction documents,
including subcontracts, change orders, submittals and shop drawings shall be submitted
to a City representative on a timely basis. The developer shall respond in writing to any
concerns raised by the City representative regarding these documents.
The Developer shall obtain consent from the City of Ithaca Superintendent of Public
Works of construction documents prior to final bidding of construction.
At least once a quarter during construction of the project, the Developer shall organize
and schedule a construction progress meeting to discuss and evaluate the progress and
status of construction of the parking component of the Project and resolve outstanding
issues. The meeting shall include representatives from the Developer, the general
contractor, and the City, and shall be scheduled at such time as are mutually
satisfactory to all parties. At least three (3) business days prior to the meeting, the
Developer shall submit to the City a written progress report of the construction. The
report shall be in such form and detail as may reasonably be required by the City and
shall include a reasonable number of construction photograms taken since the last
report submitted by the Developer.
If construction cost savings are realized, 90% of the savings shall accrue to the City in
the form of reduced rent or flow into the costly repair and maintenance fund at the
City’s discretion.
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October 30, 2020
Mr. Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E. Green Street
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850
RE:

Ithaca Inlet Project – Revised Development Plans

Dear Nels:
CHA on behalf of Finger Lakes Development, LLC (FLD) is pleased to submit an updated Concept Plan and
project description for the development a mixed-use project to complement the existing Restaurant, Marina and
residential uses located on Inlet Island. The managing members of FLD are Stephen Flash and Jeffrey Rimland.
As you are aware, FLD was selected as the preferred developer through an RFP process for the redevelopment of
land owned by the City/IURA. The proposed development site in the City of Ithaca on the site bounded by the
Cayuga Inlet, Taughannock Blvd (Route 89), and Old Taughannock Blvd (See Attached Figure). Additionally,
the adjacent land on the island is owned by Marina Realty of Ithaca LLC, where Stephen Flash is a member.
Currently, the proposed site is an existing parking lot and residual vacant land. FLD is proposing to acquire
approximately 109,000 sf of land from the IURA/City and 9,000 sf of land for NYSDEC (See Attached Property
Figures). Additionally, FLD would request the City’s consideration of the abandonment of Old Taughannock
Blvd as part of the project. Portions of the site have contamination due to prior uses on site that will require
remedy during the redevelopment of the parcels. As previously stated, proposed project also considers the
acquisition of land that is owned by the NYSDEC and occupied by the United States Coast Guard Auxiliary
Building. The adjacent properties to the project site currently house the Boat Yard Grill and the Finger Lakes
Boating Center, the only operating Boatyard on the south end of Cayuga Lake.
The proposed project layout and design take advantage the great waterfront location. The development will place
several new residential and commercial buildings to compliment site lines and create views to the Cayuga Inlet
and take advantage of the waterfront property. The project will supplement the existing walking trails and include
pocket parks to activate the Inlet community. Overall, the project will develop approximately 90 new apartment
units, including in studio, 1- & 2-bedroom configurations. Based upon City and IURA requirements, twenty
percent of the project units will be leased at 80% AMI. Portions of the existing two-story Finger Lakes Boat
Center will be renovated to loft style residential uses and at grade commercial spaces to compliment the Marina
operations. Also, some existing buildings or portions thereof along the inlet may will be demolished to allow for
new Marina Boat Storage and to supplement boat slips for visitors to the inlet.
The project will also include additions or upgrades to the walking trails that currently exist along the waterfront.
The trail system will be extended throughout the development with the inclusion of pedestrian level lighting and
park benches. Addition of bicycle parking and access will allow for multiple recreational opportunities along the
waterfront. Working with the City, FLD will evaluate the potential for bulkhead or docking improvements that
will allow for waterfront and boating activation of the site.
Based upon the uses on the project site, parking for the Marina, Restaurant and Residential development, along
with the desires of the City for 80 public parking spaces will be accommodated within the development plans.
The location of the proposed public parking spaces will be coordinated with the IURA and City thru the
development review process. Initially the proposal would be to integrate the spaces throughout the inlet so that

Ithaca Inlet Project
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there is benefit to the existing restaurant, boatyard, neighboring developments and the proposed new facilities that
are constructed through the process. The operation and management of those spaces will also be determined
throughout the approval and disposition process. The new residential apartment buildings would have podium
parking on the first level for residents. Surface parking lots and street parking will be developed to support
Restaurant, Marina, residential guest and public parking. Off Street parking along Old Taughannock Blvd will
be incorporated into the project to provide additional parking demands of existing uses and the proposed
development.
Based upon the attached schematic plan, the proposed uses for the Ithaca Inlet development are as follows:
Building A: 4,600 sf of Marina Storage and Board Repair
Building B: 48,000sf of Residential Living
Building C: 48,000 sf of Residential Living
Building D: 5,400 sf of Residential Living
Building E: 5,400 sf of Residential Living
Building F: 4,000sf of Residential Living over commercial
Building H: Existing Boatyard Grill (no modifications)
The development team is requesting the following from the IURA and City of Ithaca:
-Ratification of the Preferred Developer Agreement for the purposes of exclusive negotiations with the
IURA and City on acquisition of the land.
-Appraisal of land to be acquired as part of the preferred developer agreement.
-Approval of Proposed Concept Plans
-Development of a Proposed Approval Process and Timeline
CHA and Finger Lakes Development LLC look forward to meeting with you and the IURA Board at the
upcoming meeting in November to discuss the concept plans and moving this project forward thru the approval
process. The goal would be to have the necessary approvals and land transfer completed by Spring 2022 for the
commencement of construction in the Summer/Fall of 2022.
Should you have questions or need additional information, please feel free to contact me at 315-471-3920 or via
email at jtrasher@chacompanies.com.

Very truly yours,

James F. Trasher, P.E.
Vice President
Cc: Finger Lakes Development LLC
JFT
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IURA Grants Summary
August 2020

#
2767
2768
2769
2770
2771
2807
2810
2809

6002
6003
6004
6005
6006
6007
6008
6009
6010
6011
6012
6013
6014
6015
6016
6017

8002
8003
8004
8004a
8005
8006
8007

6022
6023
6024
6025
6026
6027
6028
6029
6030
6031
6032
6033
6034
6035

8011
8012
8013
8014
8015

6039
6040
6041
6042
6043
6044
6045
6046
6047

6050
6051
6052
6053

ON
SCHEDULE
canceled
complete
complete
complete
complete
complete
complete
complete
complete

HUD ENTITLEMENT ACTIVITIES
2017 HOME Activities
17

3.0 402 South Cayuga Street
11
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance
23
21.0 828 Hector Street (CHDO)
20.0 HOME Admin
12, 17, 23, 24
Unallocated 2017 HOME
22
Home Admin (PI)
Recaptured Funds (HP)15, 9
8, 9
Unanticipated Program Income (PI)

2.0 Chartwell House
8.0 Ramp Loan Program
9.0 Mini Repair
11.0 Hospitality Employment Training Program
13.0 Volunteer Worker & Job Skill Training
14.0 Work Preserve Job Training
16.0 Targeted Urban Bus Stop Upgrades
19.0 Immigrant Services
20.0 Work Preserve Job Readiness
21.0 2-1-1 Info and Referral
22.0 Housing For School Success Year #3
23.0 CDBG Admin
25.0 Economic Development Loan Fund
17.0 Final Phase: Heating & Roofing 25
18.0 Domestic Violence Center Renovation 25
Unallocated 2018 CDBG10

ok
complete
complete
complete
ok
complete
complete
ok

3.0 402 South Cayuga Street
4.0 Housing Scholarship Program2
5.0 Security Deposit Assistance 24,2
6.0 Security Deposit Inspections 24
7.0 INHS Scattered Site 2 (CHDO) 24
10.0 Additional Reserve (CHDO) 24, 26
Home Admin
2018 HOME Unallocated2, 9

ok
ok
ok
ok
complete
complete
ok
complete
complete
ok
ok
ok
ok

ok
ok
ok
ok
ok

ok
ok
ok
ok

Total

2018 CDBG Activities
1.0 Neighbor to Neighbor Home Rehab

ok
complete
complete
complete
complete
complete
complete
ok
complete
complete
complete
complete
complete
complete
complete
ok
ok

ok

SPONSOR

Total

2018 HOME Activities

Total

2019 CDBG Activities
1.0 Homeowner Rehab

2.0 Small Repair Program
6.0 Finger LakesReUse Job Skills Training
7.0 Work Preserve Job Training
8.0 Hospitality Employment Training Program
9.0 Ithaca ReUse Center Acquisition
10.0 Economic Development Loan Fund
11.0 Black Girl Alchemists Public Art Mosaic
12.0 Housing For School Success
13.0 2-1-1
14.0 Work Preserve: Job Readiness
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin

Total

2019 HOME Activities

1.0 Homeowner Rehab
3.0 Immaculate Conception School Redev
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance-Vulnerable Households3
18.0 HOME Admin
2019 HOME Unallocated3

19.0 Emergency Rental Assistance Program
20.0 CDBG-CV Admin
21.0 Laundry & Internet Needs During COVID-19

ok

22.0 Ithaca CARES About Re-opening Child Care
ok
23.0 Aid for Immigrants During COVID-19
complete 24.0 DICC Child Care Center Re-Opening Assistance
ok
25.0 COVID-19 Emergency Assistance Program
ok
26.0 COVID-19 Testing for Vulnerable Populations
ok
27.0 Security Deposits for Safer Housing

ok
ok
ok
ok

2020 CDBG Activities

1.0 Small Repair Program
2.0 Founder's Way For-Sale Townhomes
4.0a Security Deposit Asst Delivery
5.0 ReUse Job Skills Training & Employment Connections

Total

EXPENDED

TOTAL
UNEXPENDED

% SPENT

Habitat for Humanity
The Learning Web
Catholic Charities
INHS
IURA
N/A
N/A
N/A
N/A

0.00
65,592.00
62,700.70
41,378.00
27,565.10
0.00
2,448.76
0.00
0.00
199,684.56

0.00
65,592.00
62,700.70
41,378.00
27,565.10
0.00
2,448.76
0.00
0.00
199,684.56

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
-

100%
100%
100%
100%
100%
N/A
100%
N/A
N/A
100%

Love Knows No Bounds
Tompkins Community Action
FLIC
INHS
GIAC
Finger Lakes ReUse, Inc.
Historic Ithaca
TCAT
Catholic Charities
Historic Ithaca
Human Services Coalition
Ithaca City School District (ICSD)
IURA
IURA
DICC
Advocacy Center
N/A

40,000.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00
13,500.00
30,000.00
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00
29,300.00
9,960.72
0.04
859,831.76

10,247.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00
6,794.50
30,000.00
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00
29,300.00
8,359.00
0.00
821,771.50

29,753.00
0.00
0.00
0.00
0.00
0.00
0.00
6,705.50
0.00
0.00
0.00
0.00
0.00
0.00
0.00
1,601.72
0.04
38,060.26

26%
100%
100%
100%
100%
100%
100%
50%
100%
100%
100%
100%
100%
100%
100%
84%
N/A
96%

INHS
The Learning Web
Catholic Charities
TCA
IURA
TBD
IURA
N/A

150,000.00
65,592.00
48,250.00
2,500.00
100,000.00
0.00
36,880.30
3,161.40
406,383.70

140,000.00
65,592.00
48,250.00
2,500.00
95,622.00
0.00
36,880.30
0.00
388,844.30

10,000.00
0.00
0.00
0.00
4,378.00
0.00
0.00
3,161.40
17,539.40

93%
100%
100%
100%
96%
N/A
100%
N/A
96%

INHS

67,594.32
32,500.00
95,529.00
67,500.00
110,725.28
100,000.00
107,396.99
7,500.00
15,700.00
15,000.00
20,000.00
20,000.00
25,059.00
137,679.40
822,183.99

0.00
23,722.70
40,761.88
14,640.01
0.00
100,000.00
107,396.99
1,066.46
15,700.00
15,000.00
7,107.91
0.00
20,882.50
130,734.77
477,013.22

67,594.32
8,777.30
54,767.12
52,859.99
110,725.28
0.00
0.00
6,433.54
0.00
0.00
12,892.09
20,000.00
4,176.50
6,944.63
345,170.77

0%
73%
43%
22%
0%
100%
100%
14%
100%
100%
36%
0%
83%
95%
58%

INHS
INHS
The Learning Web
Catholic Charities
IURA

42,151.58
199,900.00
70,560.00
64,000.00
30,597.20
1,451.00
408,659.78

0.00
0.00
6,840.79
29,369.30
26,408.05
0.00
62,618.14

42,151.58
199,900.00
63,719.21
34,630.70
4,189.15
1,451.00
346,041.64

0%
0%
10%
46%
86%
0%
15%

AFCU

140,000.00
190,000.00
80,324.80
11,000.00

0.00
16,924.95
5,552.16
0.00

140,000.00
173,075.05
74,772.64
11,000.00

0%
9%
7%
0%

10,000.00
10,879.00
25,600.00
20,000.00
20,000.00
25,000.00
532,803.80

0.00
0.00
25,600.00
0.00
0.00
0.00
48,077.11

10,000.00
10,879.00
0.00
20,000.00
20,000.00
25,000.00
484,726.69

32,500.00
27,555.84
2,500.00
75,000.00

0.00
0.00
0.00
0.00

INHS
Finger Lakes ReUse, Inc.
Historic Ithaca
GIAC
Finger Lakes ReUse, Inc.
IURA
CAP
Beverly J. Martin Elem
Human Services Coalition
Historic Ithaca
Catholic Charities
Catholic Charities
IURA

Total

2019 CDBG-CV Activities
10.0 CD-RLF #46: COVID-19 Emergency SBRF

TOTAL
BUDGET

INHS
IURA
OAR of Tompkins County
Child Development Council of
Central NY, Inc.
Catholic Charities
DICC
The Salvation Army Assistance
The REACH Project
Catholic Charities

INHS
INHS
Catholic Charities
Fibger Lakes ReUSe
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32,500.00
27,555.84
2,500.00
75,000.00

0%
0%
100%
0%
0%
0%
9%

0%
0%
0%
0%

IURA Grants Summary
August 2020

#

6054
6055
6056
6057
6058
6059
6060
6061
6062
6063

8018
8019
8020
8021

ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES

ok
ok
ok
ok
ok

6.0 Work Preserve Job Training
7.0 Hospitality Employment Training Program
8.0 Reimagining Ithaca Community Gardens
9.0 Food Pantry Mechanical Dock Leveler
10.0 ADA Curb Ramps at West Village/Elm St Bus Stop

ok
ok
ok
ok
ok
ok

11.00 GO ITHACA Low-Income Support
12.0 2-1-110
13.0 Work Preserve: Job Readiness
14.0 Immigrant Services Program
15.0 2020 CDBG Admin
Economic Development Loan Fund

ok
ok
ok
ok

2.0 Founder's Way For-Sale Townhomes
3.0 Northside Apartments
4.0 Security Deposit Asst For Vulnerable Households9
16.0 2020 HOME Admin

SPONSOR
Historic Ithaca, Inc.
GIAC
Project Growing Hope
TCA
IURA
Center For Community
Transportation
Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities
IURA
IURA

Total

2020 HOME Activities

INHS
Cayuga Housing Dev Corp
Catholic Charities
IURA

Total

TOTAL
BUDGET

EXPENDED

TOTAL
UNEXPENDED

67,500.00
75,000.00
25,150.00
14,470.00
11,000.00

0.00
0.00
0.00
0.00
0.00

67,500.00
75,000.00
25,150.00
14,470.00
11,000.00

0%
0%
0%
0%
0%

12,200.00
20,000.00
20,000.00
30,000.00
136,546.40
255,917.61
805,339.85

0.00
0.00
0.00
0.00
0.00
0.00
0.00

12,200.00
20,000.00
20,000.00
30,000.00
136,546.40
255,917.61
805,339.85

0%
0%
0%
0%
0%
0%
0%

172,444.16
90,877.94
76,416.48
33,517.30
373,255.88

0.00
0.00
0.00
0.00
0.00

172,444.16
90,877.94
76,416.48
33,517.30
373,255.88

0%
0%
0%
0%
0%

Total Unexpended Funds
Unexpended CDBG Entitlement Funds (Excludes CDBG-CV Funds)
Unexpended CDBG Program Income Committed to Action Plan Activities
CDBG Revolving Loan Fund Balance (#02 Bank Balance excluding interest)
Unexpended HOME Entitlement Funds
Unexpended HOME Program Income
HOME Program Income Unassigned
Total Unexpended HUD Funds

1,068,570.88
120,000.00
190,064.67
736,836.92
4,145.00
4,145.00
1,995,472.47

Unexpended CDBG-CV Funds
Unexpended CDBG-CV Program Income
Total Unexpended COVID-19 Funds
Total Unexpended HUD Funds

344,726.69
140,000.00
484,726.69
2,340,199.16

1.5 CDBG Spend Down Ratio Analysis (must be less than 1.5 by June 1st of each year):

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award
Most Recent Annual CDBG Award:
1.5 x Most Recent CDBG Award:
Current Unexpended CDBG Funds:
Current CDBG Spend Down Ratio:
Compliance With 1.5 CDBG Spend Down Ratio:

Amount Required to be Expended by 6/1 to Meet CDBG Spend Down Ratio:
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% SPENT

682,732
1,024,098
1,258,636
1.8435
No
234,538

LOAN REPAYMENTS DUE TO IURA

Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

N/A

D

80,000

$
$
$

580,000

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock6

$
$

40,000
120,000

2016

2022

2016

2048

Tompkins Community Action (Harriet Giannelis)

$

84,200

2018

2039

Tompkins Community Action Relocation Loan

$

90,960

2018

Scattered Site Preservation

$

160,000

$

449.85

$

944.68

$

28,044.56

N/A

$

N/A

$

Current-Paid Through 11/1/2020

9/25/2020

172,695.32

Int. Only Pmts. subject to cash flow

N/A

495,253.34

Int. only pmts. due subject to cash flow

N/A

$

449.85

$

944.68

$

695,993.22

$

537.42

$

308.76

$

74,103.50

2.5

$

600.72

$

31.64

$

15,187.98

3.5

$

565.87

$

565.87

$

119,158.02

Current

9/10/2020

2.5

$

440.54

$

440.54

$

77,960.36

Current

9/3/2020

2029

2.5

$

857.48

$

857.48

$

78,721.06

Current

9/3/2020

2018

2051

2

$

-

$

-

$

128,662.00

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

N/A

2014

2020

2.5

Loan Paid In Full

9/15/2020

CD-RLF

Sunny Days

$

50,000

TOTAL CD-RLF LOANS $

645,160

$

458,500

2034

2.5

-

Delante5

$

150,000

Liquid State Brewing Company

2009

2029*

2

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)
Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

9/1/2020
9/1/2020

$

888.37

$

3,421.84

$

$

3,890.40

$

5,626.13

$

493,792.92

$

1,741.96

$

560.79

$

330,144.10

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

9/1/2020
9/1/2020

CD-RLF Priority Business
State Theatre1

P
R ym
ec t
'd

N/A

1

$

at
e

5

2053

Entitlement Loans

D

2038

2012

St
at
us

2008

400,000

Lo
B an
al
an
ce

100,000

Pa
id

4

M
on

%

th
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m
t

D
u
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2026

Ye
ar
2006

O

Fi
na
l

rg
in
Lo al
an

September 2020

2015

2021

2.5

$

1,954.31

$

30.81

$

14,789.27

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

2017

2024

0

$

975.54

$

96.16

$

46,177.09

Current (Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

9/1/2020

Urban Core

$

200,000

2017

2038

3.5

$

1,159.92

$

386.85

$

185,687.68

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

9/1/2020

GreenStar Coop

$

400,000

2019

2029

3.5

$

3,955.43

$

3,955.43

$

388,796.05

Current

9/1/2020

Finger Lakes Massage Group
$ 150,000
TOTAL CD-RLF PRIORITY BUSINESS $ 1,358,500

2015

2023

3.5

$

2,152.91

$

$

83,081.39

Past Due-owes Sept. 2019 - Sept 2020

8/1/2019

$ 11,940.07

$

N/A

$

Int. only pmts. due subject to cash flow

8/28/2020

Currnet - Interest only 3/1- 9/1/2020-Principal deferment due to
COVID-19)

9/25/2020

Current

9/4/2020

5,030.04

$ 1,048,675.58

CDBG
210 Hancock6

$

130,404

2016

2048

2

Ithaca Downtown Assoc (Canopy Hotel)4
$ 1,375,000
TOTAL NON-CDBG $ 1,375,000

2016

2037

3.05%

-

$

133,147.50

Non-CDBG
$

7,660.18

$

6,423.01

$ 1,263,188.13

$

7,660.18

$

6,423.01

$ 1,263,188.13

HODAG
Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

2012

2043

2

$

2,217.72

$

2,217.72

$

494,490.77

$

2,217.72

$

2,217.72

$

494,490.77

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$

370,000

2014

2045

2

N/A

$

-

$

377,806.97

Int. only pmts. due subject to cash flow

6/2/2020

$

206,923

2017

2047

2

N/A

$

-

$

211,306.59

Int. only pmts. due subject to cash flow

8/28/2020

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

N/A

$

100,000

TOTAL HOME $

576,923

$ 5,265,986

2020

2070

0

N/A

$ 26,158.22

N/A

$

95,622.00

0.00

$

684,735.56

$ 20,241.58

$ 4,814,023.68 Agrees to Balance Sheet for September 2020

Notes
Agrees to M&T loan Statement for September 2020
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%.
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LEASE PAYMENTS DUE TO IURA
September 2020

Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Current

7/29/2020

$ 375.00

Current

7/21/2020

$ 2,937.00

Past Due - owes September (Pmt Rec'd 10/2/2020;
will be reflected on October's statement)

9/14/2020

$ 6,784.00

Current

9/8/2020

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2020)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2020

.

Cinemapolis
Monthly Lease-rate change on 5/1/20

$ 3,320.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/20)

$

293.75

Current

9/9/2020

Current

7/14/2020

Current-Paid through 1/1/2021

9/24/2020

Past Due - owes August 2020 (Agreement to
discount/defer payments in process)

6/9/2020

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/20

$

468.41

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

$ 8,719.00

