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

Conducted remotely via online platform Zoom, pursuant to Governor’s Executive Order 202.1. A live-stream of the meeting
will also be accessible at: https://www.youtube.com/channel/UC7RtJN1P_RFaFW2IVCnTrDg. To account for a slight delay in
launching the live-stream, the video recording may begin a few moments before the meeting is formally convened.

ITHACA URBAN RENEWAL AGENCY (IURA)
AGENDA
8:30 A.M., Monday, November 23, 2020
(RESCHEDULED FROM ORIGINAL DATE)

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

https://us02web.zoom.us/j/81811754312?pwd=S2VFblRoOE9RMGE2cml5bi9DNXozUT09
818 1175 4312
YGJ5PL
+16465588656,,81811754312#,,,,,,0#,,850122# US (New York)
+1 646 558 8656 (New York)
818 1175 4312
https://us02web.zoom.us/u/kbHQyT8SlY
850122

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3-min. max. per person)

IV.

Review of Meeting Minutes: October 22, 2020

V.

Economic Development Committee (EDC)

PUBLIC COMMENTS
WRITTEN public comments may be e-mailed until 3:00 p.m.,

the day before 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) listed above.

A. Green Street Garage Redevelopment Urban Renewal Project
1. Amended Disposition & Development Agreement (DDA), Western & Center Sections of Project Site:
Asteri (Vecino Group NY, LLC) ― Resolution
2. Amended DDA, Eastern Section of Project Site: The Ithacan (Ithaca Properties, LLC) ― Resolution
B. Inlet Island Urban Renewal Project
1. Rescind 2006 Preferred Developer & Sponsor Designation ― Resolution
2. Issue Request for Expressions of Interest (RFEI) ― Resolution
C. Report from Committee Chair
VI.

Neighborhood Investment Committee (NIC)
A. Designation of GIAC, Inc. as Community-Based Development Organization (CBDO) to Implement
Hospitality Employment Training Program (HETP) ― Resolution
B. Emergency Rental Assistance Program (ERAP) Contract Extension (2019 CDBG-CV #1) ― Resolution
C. Report from Committee Chair

VII.

Other Business
A.
B.
C.
D.
E.
F.

2020 HUD Action Plan: Amendment #1 to Correct HUD Funding Allocation Error ― Resolution
Financials Report ― October 2020
Chairperson Report
Common Council Liaison Report
Staff Report
Set Next Meeting Date (4th Thursday falls on 12/24)

VIII. Adjournment

If you have a disability and require accommodation 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: 11/X/20
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
8:30 A.M., Thursday, October 22, 2020
Members:
Excused:
Staff:
Guests:
I.

Mayor Svante Myrick, Chair; Tracy Farrell; Karl Graham, Vice‐Chair; Eric Rosario; Chris
Proulx; Laura Lewis, Common Council Liaison
None
Nels Bohn; Anisa Mendizabal; Charles Pyott
None

Call to Order
Chair Myrick called the meeting to order at 8:32 A.M.

II.

Agenda Additions/Deletions
None.

III. Public Comments
None.
IV. Review of Draft Meeting Minutes: September 24, 2020
Farrell moved, seconded by Proulx, to approve the meeting minutes, with no modifications.
Carried Unanimously: 5‐0
V.

Governance Committee (GC)
A. 2021 IURA Budget
Rosario explained the IURA budget needs to be submitted to the New York State Authorities Budget
Office (ABO) by November 1st every year. The FY2021 IURA budget is fairly straight‐forward, since the
IURA received additional financial resources in 2020 from the CDBG‐CV awards. The following is
excerpted from Bohn’s memorandum to the IURA:
The staff‐recommended 2021 budget increases expenditures by less than 1% to $389,000. Annual
Revenues generated in 2021 are projected to exceed expenditures by $42,000.
The major drivers for IURA expenses are:
• Staff
• Health insurance premiums
• Legal and other consulting services
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The major drivers for IURA revenues are:
• HUD grant awards
• Changes to loan repayment schedules
• Reimbursable expenses incurred on the Green Street Garage redevelopment project
Following is a summary of these major budget drivers:
Expenses
The budget retains all current staffing (3.63 FTE) and provides a 1.75% salary increase, equivalent
to the 2021 salary increase for the City Executive unit agreement. All other City labor agreements
have expired. Staffing and health insurance accounts for 87% of the IURA budget.
Health insurance premiums increased only 1% for 2021 to $47,000, influenced by reduced
medical visits during COVID‐19. This expense is likely to rise in 2022.
Legal and consulting services are projected to stay level at $35,000 in anticipation of the
Founders Way low‐income housing tax credit project and completion of Green Street garage
redevelopment agreements, which were originally planned for 2020 expenses. Legal expenses
from these projects will be reimbursed to the IURA.
Revenues
In past years, HUD grants provide funding for approximately 44% of the IURA budget. While the
2020 HUD Entitlement grant provides level funding, CARES act special CDBG‐CV funding
essentially doubled the value of the City’s awards in 2020, providing an additional $122,000 in
administrative funding available to support the 2021 budget. HUD grant funding is projected to
cover 75% of the 2021 IURA budget.
Deferred loans and loan payoffs will reduce loan revenue in 2021. The major change is caused by
the 2020 loan payoff of $686,000 by Cayuga Green, LLC. This loan at 6% was yielding $60,000 per
year in revenue, of which $40,000 was earmarked for IURA administrative expenses. The IURA re‐
loaned $579,000 of this payoff to assist INHS acquire property at 107‐109 S. Titus St. with loan
financing at 2.5%. The annual loan payment on this new loan is $28,000, which will be split 67/34
with the City.
Reimbursable staff/legal expenses are projected to decrease in 2021 as the Green Street garage
redevelopment project moves toward construction. In 2020, $16,000 in reimbursed expenses
were projected in the 2020 budget. This amount will be surpassed in 2020, but less reimbursed
expenses projected in 2021.
Overall, the CDBG‐CV awards will allow the 2021 budget to be fully funded from projected
revenues generated in 2021. No draws from the non‐CDBG bank account are anticipated, thereby
retaining a modest reserve.
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Rosario noted the Committee also discussed several ideas for increasing IURA revenue and agreed to
dedicate a future meeting exclusively to strategic planning brainstorming.
Rosario moved, seconded by Proulx:
Adoption of FY 2021 IURA Administrative Budget
WHEREAS, the IURA desires to annually adopt an administrative budget to guide expenditures
and manage financial resources of the IURA, and
WHEREAS, New York State law governing public authorities requires submission of a proposed
budget 60 days prior to the start of the next fiscal year, and
WHEREAS, the IURA budget is due to be submitted to the New York State Authorities Budget
Office (ABO) by November 1st of each year, and
WHEREAS, the IURA Governance Committee reviewed this matter at their October 20, 2020
meeting and recommended the following; now, therefore, be it
RESOLVED, that the IURA hereby adopts the FY 2021 IURA Administrative Budget, dated
10/15/20.
Carried Unanimously: 5 ‐ 0

(continued on following page)
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B. Anti‐Displacement Learning Network (ADLN) Grant Application

Rosario explained the ADLN working group submitted its draft funding application to Enterprise
Community Partners, which will provide feedback before the final application is submitted. There
remains the issue of determining which organization will serve as the principal program administrator.
The working group suggested both the Human Services Coalition (HSC) of Tompkins County and IURA
share the lead role (although only one organization could be the official recipient of grant funds).
Bohn noted one reason the program was brought before the IURA was to assess the IURA’s interest in
the program and what role it would like to see the IURA play. He referred IURA members to the
following Quick Reference Chart.

(continued on following page)
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Rosario noted there was some discussion by the Committee about word “displacement,” which is a
broader issue than what is reflected in the more anti‐eviction oriented application. The Housing
Stability Support Program (HSSP) would be the largest component of the program: 50 tenants facing
eviction would receive $300/mo. for 18 months. Other program activities would be focused on
eviction prevention, legal services, and tenant education.
Bohn explained that Mendizabal and Lewis are both actively participating in the working group. HSC
may be best situated to manage the overarching program, while the IURA has a better skill‐set for
managing rental assistance programs.
Mendizabal remarked that formulating the program has been a complex undertaking. Regarding the
anti‐eviction vs. displacement issue, the working group actually conducted an analysis of local
conditions and determined the Ithaca community already has many resources and policies in place to
prevent displacement. Of all 2018 eviction cases, only 3% of tenants had legal representation at their
hearing, while virtually all landlords had representation.
Farrell asked if evicted tenants are being evicted from affordable housing. Mendizabal replied a
sizeable number of tenants are currently being evicted from affordable housing today. Over the next
15‐18 months, most of the planned affordable housing projects will still not have been completed.
She added two large affordable housing projects are the source of over 50% of evictions: West Village
and Chestnut Hill apartment complexes.
Farrell observed a considerable proportion of the program budget would go towards salaries. She
asked what would happen after the program ends. Mendizabal replied the longer‐term financial
sustainability of the program is certainly a concern, although there is awareness among the program
partners of the need to identify future funding sources.
Lewis added, if/when the funding is awarded, it would need to be committed and spent by March
2022, so it is a strict timeframe.
Mendizabal remarked both the Park Foundation and the Community Foundation have expressed
interest in observing how the program unfolds and potentially contributing a limited amount of
funding towards it.
Proulx noted the program appears to be a good opportunity, especially in light of the discussion about
diversifying the IURA’s funding streams. He added, while the charts are helpful, one cannot
necessarily draw a direct connection between that data and the actual eviction data. It is not clear
evictions necessarily lead to displacement. He would like to see more work done on identifying the
precise nature of local displacement and the extent to which displacement is directly eviction‐related.
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Rosario noted he would be interested in understanding more about the potential unintended
consequences of a program like this, which is similar in many respects to universal basic income. Also,
he is not sure how many local organizations, like the Robin Fund, are sufficiently culturally competent
or inclusively connected to the whole community (e.g., multilingual affinity; involvement with local
churches). Rosario observed people of color are more often severely cost‐burdened. Graham agreed
with Rosario’s points.
Rosario noted he believes HSC should be the principal organization, with the IURA serving as partner,
which would not preclude the IURA from earning additional revenue.
Farrell agreed the IURA should serve as a sub‐recipient.
C. Committee Chair Report
None.
VI. Neighborhood Investment Committee (NIC) Report
Graham reported that Tom Knipe reported to the Committee on the outcome of the COVID‐19 Small
Business Resiliency Fund (SBRF). It was a very interesting report and more analysis is being done. It
would be good to invite him to speak to the IURA Board or provide the report.
VII. Other/Old Business
A. Updated Policy on IURA COVID‐19 Loan Deferments
Bohn explained the proposed resolution clarifies the process for the previously approved deferred
loans for M&T Bank, in terms of extending the loan term.
Proulx moved, seconded by Graham:
Updated Policy on IURA Loan Deferments in Response to COVID‐19
WHEREAS, on March 26, 2020, the IURA authorized the IURA Director of Community Development
to approve up to six‐month loan deferments from any IURA loan client during the New York State
disaster emergency period, and
WHEREAS, the following loan deferments with interest‐only payments during the deferment period
were authorized:










LAG Restaurant, LLC (d/b/a The Rook) – 6 months
Sunny Days of New York, LLC – 3 months
State Theatre of Ithaca, Inc. – 6 months
Delante, LLC (Lot 10) – 6 months
Liquid State Brewing Company, LLC – 6 months
Urban Core, LLC – 6 months
Ithaca Downtown Associates, LLC (d/b/a The Canopy Hotel) – 7 months
702 Hancock Street, LLC (d/b/a Ithaca Coffee Company) – 6 months
Diane’s Downtown Auto – 3 months, and
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WHEREAS, the IURA loan servicer seeks clarification from the IURA whether the loan deferment
retains the original repayment period or extends the term of the repayment period by the length of
the deferment, and
WHEREAS, if the original repayment period is retained, monthly loan payments will increase
following the deferment period, and
WHEREAS, the New York State disaster emergency period has been extended through at least
November 5, 2020, and
WHEREAS, several loan clients have explored an extension of their loan deferment; now, therefore
be it
RESOLVED, that the IURA hereby clarifies that approved loan deferments in response to COVID‐19
shall extend the repayment period by the length of the interest‐only deferment period, and be it
further
RESOLVED, in response to the continuing COVID‐19 pandemic disaster emergency, the IURA
Director of Community Development is authorized to extend loan deferments beyond the initial
term for good cause.
Carried Unanimously: 5‐0
B. Review of IURA Financials Report: September 2020
Bohn reported all HUD Entitlement Program projects are progressing well. HUD CDBG‐CV funds have
now been approved/disbursed and appear on the Grants Summary Report, as well as 2020 Action
Plan.
Bohn reported all loan repayments are current as of today, except Finger Lakes School of Massage.
Bohn reported all lease payments are largely current as of today.
C. Chairperson Report
Myrick reported that the City Harbor project (156 one‐ and two‐bedroom units; medical office
building) recently broke ground.
D. Common Council Liaison Report
Lewis reported the Planning & Economic Development Committee (PEDC) met and voted to refer the
Carpenter Business Park Planned Unit Development (PUD) to Common Council. The Committee also
voted to allow dogs on The Commons.
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E. Staff Report
Bohn presented the following report on the Community Development Housing Fund (CHDF).

VIII. Adjournment
The meeting was adjourned at 9:47 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 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 (DDA) 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 DDA to the
Vecino Group of New York, LLC for their execution, 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.
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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. As a result,
we have come to agreement to reduce the number of units on this project from 217 to 181. In exchange
for this reduction, we have an option at David Lubin’s Chainworks site to developer approximately 100
affordable units. Due to this reduction, our unit count/mix has changed. The old unit mix / count and
new mix and count are below, as well as the AMI levels.
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. We fell short on a few units, primarily the Studio units that don’t allow for
separation of the Bedroom and Living spaces. 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 – Again with the tight site constraints, we worked very hard to
meet the DDA requirements. 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 to reflect the lower unit count. The
management fee is set at 6%, or just over $114,000. Following is a chart showing the staffing plan for
the project, with CRM property management planning 4 full time employees and 1 part time employee.
Not including the property management fee, the expenses underwritten for this staffing is $230,000.
Staffing Plan

Cinemapolis Mitigation –At this point, we don’t plan on impacting the hours of operation. There will be
some pedestrian detouring when the ‘Butterfly Alley’ will be closed to pedestrian traffic. 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 and discuss the proposed pedestrian routing plans. We have a budget set aside to
assist Cinemapolis through this process, to ensure this project does not negatively impact it’s long term
operation. One thing we need to be careful to do is separate the impact from construction and the
impact from the pandemic.
Execution of DDA - The SEQR Negative Declaration of Environmental Impact occurred on September 22,
2020. With the changes above, and your effort to review with the IURA board, we are requesting a 90day extension for the approval of the DDA by Common Council. Based on SEQR determination
September 22, 2020, the original date for Common Council approval would have been November 6,
2020. We are requesting a 3-month extension 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
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Latest revision: 11/5/20

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.

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
objectives and commitments made in the response to the RFP. Any conflict between
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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

181-236 unit housing project affordable to households earning between 40%-80% of
Area Median Income (AMI)

Projected Unit
Count

Preferred: 181 (includes conference center in project)
Alternate: 236 (if a conference center financing plan is not viable as
mutually agreed by IURA and Vecino)

Projected Units
by Size

Preferred
Studio:
1-bedroom:
2-bedroom:
3-bedroom:

43%
48%
4%
5%

Alternate (236 units)
Approximately similar to “Preferred”
Note: subject to results of market analysis report and negotiations with NYS HCR
Projected Units
by Income
Band

Preferred
<40% AMI: 8%
50% AMI: 24%
60% AMI: 47%
80% AMI: 13%
Alternate (236 units)
Approximately similar to “Preferred”
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
Kitchen
Counter Top

Each bedroom shall include natural light.
Compliance with HCR Design Handbook (4.5 – 7.0 linear feet depending on unit size)
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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 3’8” by 2’ closet system with shelf and rod (no closet door)

Bulk Storage &
Entry Storage
for Outerwear

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: $$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: 50 hours/week for residential management
and an additional 50 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 1224 months of opening, with joint IURA/Vecino meeting to review responses.
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PARKING COMPONENT TERMS
Vecino DDA
Deliverable

351 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 $$2,200 per parking stall per year
($750,000/year), fixed, based on an projected $13,700,000 development cos.

Right to ReAcquire 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 $2,200/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 Citydesignated 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
Ithaca Urban Renewal Agency
November 23, 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.
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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.

Page 3 of 5

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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Rothschild Mixed Use
Activity ID

Ithaca Green ST

Activity Name

Original Start
Duration

Rothschild Mixed Use
Roths
PRECONSTRUCTION
PRECO

Finish
Oct

801 26-Mar-20

20-Apr-23

242 26-Mar-20

26-Feb-21

A4670

SD Documents Issued

62 26-Mar-20

19-Jun-20

A4660

DD Documents Issued

34 22-Jun-20

06-Aug-20
13-Nov-20
13-Nov-20

26-Oct-20 13:23

2020
Nov

2021
Dec

Jan

Feb

Prepare CD documents

A1580

Geotechnical Investigation Recommendations provided to BSB

13 14-Oct-20*

30-Oct-20

A4690

Tentative Date Predemo Survey Report Provided to team (This
schedule assumes no Hazardous Materials are Discovered)

20 14-Oct-20*

10-Nov-20

A3880

Levels 4-10 Delegated Design Loading Plan Provided to BSB

11 16-Oct-20*

30-Oct-20

A4720

Update Structural Design based on Geotech. and Upper Level
Loading

10 02-Nov-20

13-Nov-20

Update Structural Design based on Geotech. and Upper Level Loading

A1550

CD Documents Issued

CD Documents Issued

Permitting & AHJ Approvals
Permittin

0 13-Nov-20

13-Nov-20
26-Feb-21
12-Oct-20

14 13-Oct-20

30-Oct-20

A4830

CHA Submits Updated DOT

A4840

Expected DOT Comments

A4730

PRC Meeting @ 9:45 am

0 15-Oct-20*

15-Oct-20

A4740

JV Team Completes Financial Paperwork Required for IDA and
IURA

0 23-Oct-20*

23-Oct-20

A4750

Planning Board Meeting

0 27-Oct-20*

27-Oct-20

A4760

JV Submits Final Paperwork to IDA and IURA

0 05-Nov-20*

05-Nov-20

A4780

IURA Economic Development Committee @ 3:30pm

0 10-Nov-20*

10-Nov-20

A4770

IDA Meeting @ 2:30 pm

0 11-Nov-20*

11-Nov-20

A4700

Submit Building & Demolition Permit Documents to City Code

1 13-Nov-20*

13-Nov-20

A2020

Building Permit

25 16-Nov-20

Tentative Date Predemo Survey Report Provided to team (This schedule assumes no Hazardous Materials are Discovered)

Levels 4-10 Delegated Design Loading Plan Provided to BSB

26-Feb-21, Permitting & AHJ Approvals
CHA Submits Updated DOT
Expected DOT Comments
PRC Meeting @ 9:45 am
JV Team Completes Financial Paperwork Required for IDA and IURA
Planning Board Meeting
JV Submits Final Paperwork to IDA and IURA
IURA Economic Development Committee @ 3:30pm
IDA Meeting @ 2:30 pm
Submit Building & Demolition Permit Documents to City Code
Building Permit

18-Dec-20

A4860

Demolition Permit

27-Nov-20

A4850

Expected DOT Approvals of Maintenance and Traffic Control Plan

0 27-Nov-20*

27-Nov-20

Expected DOT Approvals of Maintenance and Traffic Control Plan

A4790

IURA Economic Development Meeting @ 3:30pm (If no
agreement in November)

0 08-Dec-20*

08-Dec-20

A4800

IDA Meeting @ 2:30pm

0 09-Dec-20*

09-Dec-20

IDA Meeting @ 2:30pm

A4810

PEDC @ 6:00pm

0 16-Dec-20*

16-Dec-20

PEDC @ 6:00pm

A4820

Common Council (Parking Lease Agreement & Purchase and
Sale Agreement for Air Rights)

0 05-Jan-21*

05-Jan-21

A4870

Misc. Final Approvals with the City

39 05-Jan-21

26-Feb-21
07-Jan-21
17-Dec-20
07-Jan-21

A1570

Bidding & Proposal Preparation

40 13-Nov-20
25 13-Nov-20

A2010

Proposal Review & GMP Execution

15 18-Dec-20

GMP Preparation
Pre

PROCUREMENT
PROCU
Demolition, Site, & Piles
Demolitio

140 08-Jan-21

22-Jul-21

45 08-Jan-21
5 08-Jan-21

11-Mar-21
14-Jan-21

Jun

Geotechnical Investigation Recommendations provided to BSB

Demolition Permit

10 16-Nov-20

May

13-Nov-20, CD Design
Prepare CD documents

A4710

100 12-Oct-20
1 12-Oct-20*

Apr

26-Feb-21, PRECONSTRUCTION

71 07-Aug-20
71 07-Aug-20

CD Design
Desig

Mar

IURA Economic Development Meeting @ 3:30pm (If no agreement in November)

Common Council (Parking Lease Agreement & Purchase and Sale Agreement for Air Rights)
Misc. Final Approvals with the City
07-Jan-21, GMP Preparation
Bidding & Proposal Preparation
Proposal Review & GMP Execution
11-Mar-21, Demolition, Site, & Piles
Award Demolition & Site Subcontracts

A5530

Award Demolition & Site Subcontracts

A5560

Submit Utility Structure Submittals

5 15-Jan-21

21-Jan-21

A5580

Review & Approval of Site Utility Submittals

5 22-Jan-21

28-Jan-21

A5590

Fabricate & Deliver Utility Structures

30 29-Jan-21

11-Mar-21

Fabricate & Deliver Utility Structures
04-Mar-21, Foundation & Slab Reinforcing Steel

Submit Utility Structure Submittals
Review & Approval of Site Utility Submittals

A5350

Award Subcontract

40 08-Jan-21
5 08-Jan-21

04-Mar-21
14-Jan-21

A5300

Prepare Rebar Shop Drawings

10 15-Jan-21

28-Jan-21

A5360

Review & Approval of Shop Drawings

15 29-Jan-21

18-Feb-21

A5310

Fabricate & Deliver

10 19-Feb-21

04-Mar-21
21-May-21
23-Apr-21

21-May-21, Prefabri
Prepare Panel Shop Drawings

21-May-21

Review & Approval o

Foundation & Slab Reinforcing Steel
Foundat

A5400

Prepare Panel Shop Drawings

65 22-Feb-21
45 22-Feb-21*

A5410

Review & Approval of Shop Drawings

20 26-Apr-21

Prefabricated Wall Panels
Prefabric

Actual Work

Critical Remaining Work

Remaining Work

Milestone

Summary

Award Subcontract
Prepare Rebar Shop Drawings
Review & Approval of Shop Drawings
Fabricate & Deliver
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Purcell Construction Corporation
© Oracle Corporation

Rothschild Mixed Use
Activity ID

Ithaca Green ST

Activity Name

Original Start
Duration

Electrical Equipment
Electrica

Finish
Oct

140 08-Jan-21
15 08-Jan-21

22-Jul-21
28-Jan-21

A5370

Award Subcontract

A4940

Prepare & Submit Submittals

15 29-Jan-21

18-Feb-21

A5380

Review & Approval of Submittals

20 19-Feb-21

18-Mar-21

A5290

Fabricate & Deliver

90 19-Mar-21

22-Jul-21

120 08-Jan-21
15 08-Jan-21

24-Jun-21
28-Jan-21

Prepare & Submit Submittals

15 29-Jan-21

18-Feb-21

A5340

Review & Approval of Submittals

20 19-Feb-21

18-Mar-21

A4950

Fabricate & Deliver

70 19-Mar-21

24-Jun-21

A5430

Award Subcontract

115 08-Jan-21
20 08-Jan-21

17-Jun-21
04-Feb-21

A5440

Prepare & Submit Submittals

25 05-Feb-21

11-Mar-21

A5450

Review & Approval of Submittals

20 12-Mar-21

08-Apr-21

A5460

Fabricate & Deliver

50 09-Apr-21

17-Jun-21

105 08-Jan-21
10 08-Jan-21

03-Jun-21
21-Jan-21

Mechanical Equipment
Mechani
A5320

Award Subcontract

A5330

Storefront
Storefron

Metal Pa
Panels

2020
Nov

26-Oct-20 13:23
2021
Dec

Jan

Feb

Mar

Apr

May

Award Subcontract
Prepare & Submit Submittals
Review & Approval of Submittals

Award Subcontract
Prepare & Submit Submittals
Review & Approval of Submittals

Award Subcontract
Prepare & Submit Submittals
Review & Approval of Submittals
03-Jun-2
Award Subcontract

A5470

Award Subcontract

A5480

Prepare & Submit Submittals

25 22-Jan-21

25-Feb-21

A5490

Review & Approval of Submittals

20 26-Feb-21

25-Mar-21

A5500

Fabricate & Deliver

50 26-Mar-21

03-Jun-21

559 01-Mar-21

20-Apr-23

781 01-Mar-21

20-Apr-23
12-Mar-21
12-Mar-21

12-Mar-21, Mobilization
Mobilize to Site
Temporary Fencing and Barriers

CONSTRUCTION
CONSTR
A4580

Total Construction Duration - 25 months

Jun

Prepare & Submit Submittals
Review & Approval of Submittals
Fabricate

A1600

Mobilize to Site

10 01-Mar-21
10 01-Mar-21

A1610

Temporary Fencing and Barriers

10 01-Mar-21

12-Mar-21

25 15-Mar-21
25 15-Mar-21

16-Apr-21
16-Apr-21

25 19-Apr-21
10 19-Apr-21

21-May-21
30-Apr-21

15 03-May-21

21-May-21

Foundation Excavat

21-May-21
14-May-21

21-May-21, Site Utilit
Sanitary
Storm

Mobilization
Mobiliza

Abatement & Demolition
Abateme
A1590

Building Demolition and Removals

Earthwork
Earthwor
A5620

CHA Performs Geotechnical Investigation for Confirmation of Soils
in Building Footprint

A5600

Foundation Excavation & Subbase Prep

16-Apr-21, Abatement & Demolition
Building Demolition and Removals
21-May-21, Earthwo
CHA Performs Geotechnical Investigatio

A1080

Sanitary

15 03-May-21
10 03-May-21

A1090

Storm

10 03-May-21

14-May-21

A1100

Electric

15 03-May-21

21-May-21

Electric

A1110

Communication

15 03-May-21

21-May-21

Communication

A1120

Gas

15 03-May-21

21-May-21

Site Utilities
Utilit

A1070

Water

10 03-May-21

Actual Work

Critical Remaining Work

Remaining Work

Milestone

Summary

Gas
Water

14-May-21
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Purcell Construction Corporation
© Oracle Corporation

Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 2020
Inlet Island Urban Renewal Project – Rescind 2006 Preferred Developer Designation
WHEREAS, the IURA seeks to clarify the status of Finger Lakes Development, LLC (FLD) regarding the 2006
IURA designation of FLD as the preferred developer and qualified and eligible sponsor for an Inlet Island
urban renewal project which failed to gain Common Council endorsement 13 years ago, and
WHEREAS, the IURA and the City of Ithaca collectively own approximately 2.5 acres of underutilized land on
Inlet Island, and
WHEREAS, in November 2020, FLD brought forward a revised conceptual development plan and request to
resume the Inlet Island urban renewal process as preferred developer, and
WHEREAS, a second developer has indicated interest to propose a competing development proposal for Inlet
Island, and
WHEREAS, the IURA seeks to implement an open and competitive process to solicit conceptual development
plans and developer qualifications from multiple developers unfettered by a 2006 legacy preferred developer
designation, and
WHEREAS, on September 28, 2006, Stephen B. Flash was designated by the IURA as the preferred developer
and qualified and eligible sponsor to undertake a proposed urban renewal project on Inlet Island; and
WHEREAS, the designation did not establish a termination date, and
WHEREAS, the IURA resolution further authorized assignment of the designation to FLD, and
WHEREAS, on October 1, 2006, the Common Council for the City of Ithaca concurred with the IURA
designations and authorized the Mayor to negotiate a Preferred Developer Agreement with FLD subject to
approval by the Common Council, and
WHEREAS, on August 1, 2007, the Common Council voted to reject the Preferred Development Agreement
for the proposed Inlet Island urban renewal project, and
WHEREAS, at that time, FLD indicated their intention to revise their project to address concerns raised by
Common Council, but economic conditions for development changed drastically with the 2008 global
financial crisis and a revised proposal was not forthcoming on a timely basis, and
WHEREAS, in 2015 the City adopted a new comprehensive plan, Plan Ithaca: A Vision for our Future, (Plan
Ithaca) establishing a vision and goals for the entire city, and specified that the plan would be amended with
specific neighborhood and thematic plans identified in the plan, and
WHEREAS, the City subsequently amended Plan Ithaca with a new waterfront plan and revised zoning for the
waterfront area, including Inlet Island, and
WHEREAS, the City amended its CIITAP policy to require projects seeking financial incentives in the density
district, including Inlet Island, to meet specific local labor participation, diversity, and affordable housing
policies, and
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WHEREAS, City policies regarding development along the waterfront have evolved significantly since 2007,
and the IURA seeks an open and competitive process to select a partner for an Inlet Island urban renewal
project; now, therefore, be it
RESOLVED, that the IURA hereby rescinds its September 28, 2006 resolution designating Stephen B. Flash as
the preferred developer and qualified and eligible sponsor for the Inlet Island urban renewal project, and be
it further
RESOLVED, that this rescission does not represent a judgement on the quality of the 10/30/20 conceptual
development plan submitted by Finger Lakes Development, LLC to the IURA Economic Development
Committee, but rather is intended to clarify the IURA’s intent for an open and competitive process to select a
project sponsor with the best feasible conceptual development plan for an Inlet Island urban renewal
project.
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Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 2020
Inlet Island Urban Renewal Project – Issue RFEI
WHEREAS, the IURA and the City of Ithaca collectively own approximately 2.5 acres of underutilized land on
Inlet Island, and
WHEREAS, on November 10, 2020, the Economic Development Committee (EDC) reviewed a conceptual
development plan for Inlet Island from Finger Lakes Development, LLC (FLD), who was designated as Sponsor
and Preferred Developer for an urban renewal project on Inlet Island in 2006, and
WHEREAS, in 2007 the Common Council declined to approve the proposed preferred development
agreement and the project went dormant for 13 years, and
WHEREAS, at the EDC meeting a development group led by Lincoln Morse indicated their interest to present
a competing conceptual plan for an urban renewal project on Inlet Island, and
WHEREAS, the EDC scheduled review of the second conceptual development plan for their December
meeting, and
WHEREAS, the EDC seeks an open and competitive process for possible selection of a preferred conceptual
development plan and qualified project sponsor for an urban renewal project, and therefore recommends
issuing a Request For Expression of Interest to provide an opportunity for any other developers to present a
conceptual development plan for an Inlet Island urban renewal project, and
WHEREAS, the IURA rescinded the September 28, 2006 resolution designating a preferred developer for the
Inlet Island urban renewal project; now, therefore, be it
RESOLVED, that the IURA, hereby authorizes the IURA Director of Community Development, subject to
advice of IURA legal counsel, to issue an approximately 60-day Request for Expression of Interest for
undertaking an urban renewal project on Inlet Island, and be it further
RESOLVED, that the IURA hereby recognizes Finger Lakes Development, LLC’s submission of a conceptual
development plan, dated October 30, 2020, as an expression of interest to undertake an Inlet Island urban
renewal project subject to submission of any additional information not already submitted that is required in
the RFEI and any further revisions from FLD received prior to the RFEI deadline.
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108 E. Green St.
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850
Tel: (607) 274-6565

MEMORANDUM
To:
Date:
From:
Subject:

Ithaca Urban Renewal Agency
November 20, 2020
Nels Bohn, IURA Director of Community Development
Inlet Island Urban Renewal Project – RFEI

Unsolicited interest has been received from two development groups to acquire IURA- and City-owned
land on Inlet Island to undertake an urban renewal project:
• Finger Lakes Development, LLC (FLD), who was designated as Sponsor and preferred developer
in 2007, and
• Linc Morse, in partnership with Choice Hotels International.
FLD presented a housing/marine services focused concept plan at the November 10, 2020 IURA
Economic Development Committee (EDC) meeting. Linc Morse is scheduled to present a conceptual
development plan at the December 8th, EDC meeting.
FLD was designated as Sponsor and preferred developer for an urban renewal project at Inlet Island in
2006. The hotel-focused project failed to gain Common Council approval in 2007. FLD intended to
bring back a revised proposal, but a sharp economic recession in 2008 put the project on hold.
Given the lapse in time since the designation of FLD and expression of interest from multiple
developers, the EDC recommends the IURA issue a Request For Expressions of Interest (RFEI) to provide
an opportunity for other developers to present competing conceptual development plans.
To pursue a competitive selection process for a development partner, IURA legal counsel recommends
clarifying the status of the 2006 preferred developer designation by rescinding the September 28, 2006
resolution and authorizing issuance of an RFEI offering.
Compared to a Request for Proposals (RFP) approach, an RFEI process can provide an early opportunity
for public comment and IURA evaluation of concept plans for whether they merit advancement. Should
the IURA endorse a conceptual development plan, early Common Council input can be received when
deciding to approve transfer of City-owned lands on Inlet Island to the IURA for an urban renewal
project.
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Potential Inlet Island Urban Renewal Project Process Milestones (possible dates in parentheses)
1. (11/20) – IURA approves issuance of 60-day RFEI
2. (2/21) – IURA EDC reviews any additional conceptual development plans received
3. (3/21) - Public hearing & selection of preferred conceptual development plan pending input
from senior City staff and others
4. (4/21) – IURA endorses final conceptual development plan, designates Sponsor, and requests
Common Council transfer of City-owned land in project site to IURA
5. (5/21) – PEDC reviews conceptual development plan and reviews transfer of city lands in project
site to IURA
6. (6/21) – Common Council considers transfer of City-owned parcels in project site
7. (6/21) – IURA/Sponsor executes Exclusive Negotiation Agreement (ENA)
8. (TBD) - Sponsor executes IURA-approved Disposition and Development Agreement (DDA)
9. (TBD) - Public hearing and CC consideration of DDA for approval
Attachments:
Land ownership map, Inlet Island (prepared by FLD)
Potential urban renewal project boundary (prepared by FLD)
Cc:

J. Cornish, Director of Planning and Development, City of Ithaca
T. Knipe, Deputy Director of Economic Development, City of Ithaca
M. Thorne, Superintendent of Public Works, City of Ithaca
T. Logue, Director of Engineering, City of Ithaca
D. Cogan, Chief of Staff, City of Ithaca
J. Kusznir, Senior Economic Development Planner
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Dueling proposals vie for Inlet Island site - The Ithaca Voice
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ITHACA, N.Y. –– For the city of Ithaca, it's a fortunate problem to have, if a tough one. Two local
developers are vying for a city-owned parcel of land on Inlet Island, each seeking to build out the
undeveloped property and complement the growing interest in Ithaca's waterfront.
The land in question is along the 400 and 500 blocks of Taughannock Boulevard, which currently
consists of five land parcels hosting a large surface parking lot, boat storage, and the U.S. Coast
Guard station in the New York State-owned former DEC building. Much of what used to be there was
destroyed in the era of 1960s urban renewal, and the city has harbored aspirations of a developer
buying the land and developing a waterfront-friendly mixed-use project on the site since the 1990s.

YOUR LOCAL ECONOMY NEWS IS MADE POSSIBLE WITH SUPPORT FROM:

The first proposal, shared with the Ithaca Urban Renewal Agency's Economic Development
Committee last Tuesday, comes from developers Steve Flash and Jeff Rimland, collectively operating
as "Finger Lakes Development LLC". Flash, a partner in the nearby Boathouse Landing project with
Arnot Realty, originally proposed a five-story hotel for the Taughannock properties back in 2007.
However, that project was shot down late in the review process by the Common Council, citing
zoning incompatibilities and concerns over size and impact. Since that time, a waterfront-specific
development plan has been completed by the city, and the zoning has been updated such that it
would allow developments similar to Flash's original hotel plan. Rimland is new to the waterfront,
but holds a stake in the downtown Ithaca Marriott, as well as the $64 million Ithacan mixed-use

11/16/2020, 2:57 PM
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tower approved by the Planning Board last month.
The Flash/Rimland proposal calls for four apartment buildings (B-E), a fifth building with
apartments over ground-floor retail (F), a marina storage and boat repair building (A), and the
regular complement of non-structural parking/landscaping/site plan improvements (Building G is
not described in the filing, but may be a continuation of the existing Finger Lakes Boating Center).
The waterfront trail would receive upgrades in lighting and seating, and new boat slips would be
installed along the shoreline. The Boatyard Grill restaurant would not be altered. The largelyresidential proposal would host about 90 apartments in total, 20% of which would be set aside as
workforce housing priced to be affordable to those making 80% of area median income. The
apartment buildings would have covered ground-level parking, and the site would host surface
parking for the restaurant and neighboring businesses - deed restrictions on the property maintain
that at least 80 parking spaces must be aside for use by customers of other businesses on Inlet
Island.
The second proposal, as offered up during the public comment of the IURA EDC meeting, comes
courtesy of local developer Lincoln Morse. Morse was one of the co-developers of the new GreenStar
and is behind the WaterWorks project planned on the 300 Block of Taughannock Boulevard.
According to Morse, this started when his business partner Jody Denman saw an explosion of
business this year at Puddledockers, a kayak, canoe and paddle board boat rental service, thanks to
people escaping the cities during the spring wave of the pandemic and seeking refuge in the more
remote Finger Lakes. Puddledockers doubled in size to 110 boats, and increased staff to
accommodate the sudden growth. To Morse, that demonstrated the potential of waterfront-focused
tourism in Ithaca, serving as an attraction from major cities within a five-hour drive. "Cayuga Lake is
a real, driving mecca. People were asking why Ithaca didn't have a waterfront hotel. Ithaca's the only
major community on the Finger Lakes without one. We have beautiful hotels. But people from
Manhattan don't want to look out and see asphalt. They want to see Cayuga Lake."
Morse's plan, being designed by Noah Demarest of local architecture firm STREAM Collaborative,
calls for a $33 million, five-story 110-room hotel. In fact, Morse stated that he already has a deal with
Choice Hotels International for that hotel to be branded under their upscale Cambria Hotel division,
should it be approved and start construction on the waterfront within the next two years. Choice
Hotels has been scouting around Ithaca for a Cambria site for at least a year, and found the
waterfront idea quite appealing - "literally before we could finish the presentation, they said we want
in," said Morse. "The waterfront's alive now and the private equity is out there. People are calling
and asking what's being built, people want to invest here."
Along with the hotel would be boat storage and repair facilities, just as the new Flash/Rimland
proposal has. The Morse plan also has housing, but instead of 72 market-rate and 18 workforce units
at 80% AMI, Morse is proposing 42 workforce units at 80% AMI, housed in two buildings. The
project also maintains the necessary parking needed for the hotel, housing, and the 80 spaces for
neighboring businesses. On the waterfront, the project enhances the waterfront trail, and adds
facilities for water taxis, dinner boats, and slips and docks for recreational boaters.
"We need to put Ithacans here, the people who work at GreenStar and who will work at the hotel. We
have enough market-rate housing units, it's time to bring people to spend their money here. We can
create a mecca for tourism and leisure, and be that destination within five hours of major cities.
Something great is going to come out of this, it's just going to take a little time to get it."
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Ownership statuses on Inlet island. Pink-shaded land is the city of Ithaca and the IURA. Orange is
owned by New York State. Blue is land owned by Lincoln Morse. Green is land owned by Steve Flash.
However, there is one major obstacle to the Morse proposal. The hotel doesn't want to be a part of
the deal unless the Finger Lakes Boating Center is reconfigured to store boats on another part of
Inlet Island and opens up waterfront access directly to the east. But Flash, the competing developer
for the site, owns the boating center, shown in dark green above. In his plan, he already wants to
move boat storage and repair to Building "A", next to Route 89. Morse and Demarest say they would
be happy to work together with him on that. The Boatyard Grill would be unaffected, and Flash's
land not directly abutting the hotel could be developed however he likes. So if he's willing to work
together, they could do a hotel, workforce housing by Morse, market-rate housing by Flash and
Rimland, and all the wonderful waterfront and on-the-water features they both want. But that's for
them to figure out, if they want to.
Now, that's all well and good. But if those development teams are the drivers, then the IURA is the
one holding the car keys, and there's a lot that needs to be figured out first.
"When that (hotel) proposal was declined by Common Council in 2007, there was still in place a
preferred developer agreement. It’s not exclusive, but it is a preferred developer agreement. It didn’t
have an end date," said Chris Proulx, a former city councilor and the chair of the IURA's Economic
Development Committee. While Flash presented his plan on Tuesday, Proulx said Morse will likely
present his next month. "There’s no waterfront lodging in Ithaca, so when you consider a city of our
size, it’s a little unusual. Whether or not that will be an IURA consideration, I’m not sure."
"We are going to propose to the IURA board at the November 23rd meeting that we the IURA to
issue a public Request For Expression of Interest (RFEI) to provide an opportunity to any other
developer to present their development concept to the IURA. By requesting concept plans, the IURA
can evaluate plans for whether they merit advancement for possible Common Council approval or
maintain the status quo use of IURA/City lands on Inlet Island. The RFEI process will allow any
other developer to come forward with a competing idea, heading off any future complaints that they
were frozen out of the opportunity," said Proulx.
Another factor in all this debate is that not all the land is government-owned is under the IURA's
control. The state has previous expressed interest in transferring ownership of the former DEC
building to the city if the city wants it. But two of the four parcels that comprise the city's holdings
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are technically owned by the city directly, rather than the IURA. To transfer them to the IURA would
require a vote by Common Council - or in other words, if they don't like any project, they could
effectively stop it with a collective "no" vote, just as they did with Flash's hotel plan thirteen years
ago. Proulx said they intend to talk to Council to see what they are "willing to entertain" before the
projects get ahead of themselves.
"The goal is to figure out what’s the better use of inlet island given the constraints. Something can
happen there, if not as fast as everybody wants it. The whole waterfront could be transformed within
4-5 years, so that’s why it’s so important to get the public engaged, and that in whatever we do here
has the appropriate opportunities for the public to weigh in. Maintaining waterfront access,
viewsheds, managing parking without overbuilding parking, and affordable housing are all
important. You don’t want to just drop some monolithic project here. It’s all part of the design
consideration, and getting more public engagement early is helpful," Proulx said.
As Proulx alluded to, none of this is happening overnight - even if a plan is selected in the near term,
neither project intends to start work until late 2022 at the earliest - the Rimland proposal suggested
the summer or fall of 2022, and Morse was thinking the second half of 2022 as well, after his
WaterWorks project is completed (WaterWorks would be two phases, with the north building
2020-21, and the south building 2021-22, to keep Puddledockers operating while construction takes
place).
Nevertheless, the proposals are a sign that, even in the uncertain times of this pandemic, Ithaca's
long-incubating dreams of making Inlet Island into a mixed-use destination are taking hold. Or
perhaps to keep with the nautical theme here, that boat has sailed into port and it's ready to dock.

11/16/2020, 2:57 PM

Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 2020
2020 IURA Designation of Greater Ithaca Activities Center, Inc. (GIAC) as a
Community-Based Development Organization
WHEREAS, the Board of Greater Ithaca Activities Center, Inc. (GIAC) seeks designation by
the Ithaca Urban Renewal Agency (IURA) as a Community-Based Development
Organization (CBDO), and
WHEREAS, the City of Ithaca has designated the IURA to administer the City’s HUD
Entitlement Program that oversees Community Development Block Grant funds awarded
to the City, and
WHEREAS, an eligible category of CDBG activities is a “Special Activity by CBDO”, that
offers certain advantages, such as exemption from the 15% expenditure cap otherwise
applicable to public service activities, authorization to carry out new housing construction
(normally prohibited with CDBG funds), and discretion to allow income generated by a
CDBG-funded activity to not be considered CDBG program income, and
WHEREAS, the following four tests established at CFR Title 24 §570.204 must be met to
qualify under a category of “Special Activity by CBDOs”:
1.
The entity qualifies as a CBDO, including the 51% board membership test;
2.
The CBDO will undertake an eligible project;
3.
That the CBDO will carry out the funded activity directly or with an entity other
than the grantee;
4.
That the CBDO will not carry out a prohibited activity, and
WHEREAS, a CBDO must maintain at least 51% of its governing body’s membership to be
made up of any combination of the following:
●
Low- and moderate-income residents of its area of operation
●
Owners or senior officers of private establishments and other institutions located
in its area of operation
●
Representatives of low- and moderate-income neighborhood organizations
located in its area of operation, and
WHEREAS, a CBDO must have as its primary purpose the improvement of the physical,
economic, or social environment of its geographic area of operation, with a particular
emphasis on the needs of low- and moderate-income persons, and
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WHEREAS, the project undertaken by the CBDO must qualify as one or more of the
following project types:
●
neighborhood revitalization;
●
community economic development;
●
energy conservation project; and
Whereas, IURA evaluated GIAC’s CBDO application and recommended the following; now,
therefore, be it
RESOLVED, that the IURA determines that Greater Ithaca Activities Center, Inc. meets the
requirements for eligibility as a CBDO, and that the GIAC’s Hospitality Employment Training
Program qualifies as an eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Greater Ithaca Activities Center, Inc. as a
Community-Based Development Organization (CBDO) and its “Hospitality Employment
Training Program (HETP) Job Placements” project as eligible for CDBG funding under the
category of “Special Activities by CBDOs”.

2

Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-6559

To:
From:
Re:
Date:

NI Committee Members
Anisa Mendizabal, Community Development Planner
Application to Renew Designation of Greater Ithaca Activities Center (GIAC) as a CBDO
November 10, 2020

The Board of Greater Ithaca Activities Center (GIAC), Inc., has applied for Community Based
Development Organization (CBDO) status for the 2020 Action Plan and have submitted a
funding application for the Hospitality Employment Training Program (HETP) job placement
project.
The following table compares the requirements for CBDO status against information submitted
by GIAC, Inc.:
Requirement per 570.204(c)(1)
Staff Analysis
Organizational Purpose:
Organized under state law to undertake
community development activities

Board Composition:
A. Maintain at least 51% of governing body either
LMI residents of area of operation, owners or
senior officers of private establishments and
institutions in the service area, or
representatives of LMI neighborhood
organizations in the service area.
B. No more than 33% of the governing body may
be elected officials or employees/appointees of
the City of Ithaca.
Board Membership:
Members of the board must be nominated and
approved by membership or permanent governing
body, except that up to 1/3 of the board may be

YES
The Constitution of GIAC (October 1991) identifies
mission as ‘providing community with multicultural, educational, and recreational programs
focused on individual and social development”.
The Certificate of Incorporation states the
organizations purpose is “to provide coordinated,
balanced programs of a social, educational,
cultural, recreational and health nature for the
good of the greater Ithaca area”
YES
GIAC amended its by-laws in 2017 to indicate
there shall be no fewer than 9 and no more than
15 members.
There are currently 14 members. Eight of the 14
members (57%) meet CBDO composition
requirements.
YES
There is one elected official on the Board (7%).
YES
As evidenced by list of Board of Directors and
Constitution Article VI Section 1.

appointed or be elected officials.
Purpose of the Organization:
Have as its primary purpose the improvement of
the physical, economic, or social environment of
its service area with particular emphasis on LMI
persons
Organizational Status:
Must be either non-profit or for-profit with only
incidental monetary benefit for its members.
Assets:
Must not be subject to reversion of assets to the
grantee upon dissolution, except for assets related
to specific grants.
Contracting:
Must be free to contract for goods and services
from vendors of its own choosing

SEE “CBDO RECOMMENDATION” BELOW
Constitution Article II Section 2.

YES
501(c)(3)
YES
No such reversion clause included in By-laws or
Articles of Incorporation
YES
By Laws, Article V describes contracting in
compliance with this requirement.

CBDO Recommendation
GIAC has been designated a CBDO in the past and its current application is in order, as evidenced by the
above analysis. Community development is one of GIAC’s stated aims, and it has functioned as a CBDO
by providing job readiness and job training to the community since 2012. IURA staff believe, after
reviewing its Mission Statement, By-Laws, and Certificate of Incorporation, that GIAC meets the CDBO
requirements.
CDBG Public Service Cap Exemption
One category of eligible CDBG activity is a “special activities by CBDOs”. Under certain circumstances, a
CBDO is not subject to the 15% CDBG expenditure cap otherwise applicable to Public Services.
To be exempt from the Public Service cap, the CBDO must both:
(1) Undertake an eligible CBDO project, and
(2) Carry out a service designed to increase economic opportunities for low- and moderate-income
persons through job training and placement and other employment support services (e.g., child
care, peer support programs, counseling, child care, transportation and other similar services).
Eligible CBDO projects include any of the following:
x Neighborhood revitalization,
x Community economic development, or
x Energy conservation project.
According to HUD’s CDBG Desk Guide, a CBDO “community economic development” project must
include activities that increase economic opportunity, principally for low- and moderate-income
persons, or that are expected to create or retain businesses or permanent jobs within the community.
HUD has emphasized that the provision of general job readiness training is not sufficient to qualify an
activity as a CBDO Community Economic Development project; job placement must be the intended and
actual outcome of such an activity. The Hospitality Employment Training Program job training and
placement program appears to satisfy this criterion; therefore, it is not subject to the 15% Public
Services cap.

Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 2020

2019 CDBG-CV Project #1: EMERGENCY RENTAL ASSISTANCE
PROGRAM (ERAP) ― Contract Extension
WHEREAS, on April 23, 2020, the IURA recommended and, on May 6, 2020, the City authorized an
allocation of $190,000 from the CDBG-CV funding source to the Emergency Rental Assistance
Program (ERAP) activity to be implemented by Ithaca Neighborhood Housing Services, Inc. (INHS),
and
WHEREAS, the ERAP funding agreement established a termination date of December 31, 2020, and
WHEREAS, State and Federal eviction moratoria have provided local renter households temporary
protection from non-payment evictions through December 31, 2020, and
WHEREAS, INHS does not project full disbursement of project funding by December 31, 2020, and
WHEREAS, INHS has requested an extension of the deadline to June 30, 2021, and
WHEREAS, at their November 13, 2020 meeting, the Neighborhood Investment Committee
considered this matter and recommended the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves Amendment #1 to the funding agreement with INHS for
the Emergency Rental Assistance Program to establish a revised termination date of June 30, 2021,
and be it further
RESOLVED, that the IURA Chair is authorized to execute a contract amendment to implement this
resolution.

1

Proposed Resolution
Ithaca Urban Renewal Agency
November 23, 2020
2020 Action Plan Amendment #1 to Correct HUD Funding Error
WHEREAS, the U.S. Department of Housing and Urban Development (HUD) has informed the City of Ithaca of
a minor error in the allocation of 2020 CDBG and HOME programs, and
WHEREAS, the funding correction results in a total award reduction of $186 to the City of Ithaca as follows,
and
2020 HUD Entitlement
Original Award Notice
Corrected Award Notice
Funding Reduction

CDBG
$682,732
$682,620
$112

HOME
$335,173
$335,099
$74

Totals
$1,017,905
$1,017,719
$186

WHEREAS, an amendment to the adopted 2020 Action Plan is required to reference correct CDBG and HOME
awards, and
WHEREAS, staff recommends the following modifications to the adopted 2020 Action Plan to match
corrected HUD funding awards:
1. Economic Development Loan Fund project – reduce CDBG funding by $112
2. Security Deposit Assistance for Vulnerable Households project – reduce HOME funding by $74
3. Security Deposit Assistance for Vulnerable Households project - increase IURA match funding by $74,
and
WHEREAS, per the HUD Citizen Participation Plan, a package of minor funding adjustments to projects
contained in the adopted Action Plan is categorized as a nonsubstantial amendment that does not require
Common Council or HUD approval; now, therefore, be it
RESOLVED, the IURA hereby approves amendment #1 to the 2020 Action Plan to bring the Action Plan into
alignment with HUD-corrected CDBG and HOME awards to the City of Ithaca through the following project
funding adjustments:
1. Economic Development Loan Fund project – reduce CDBG funding by $112
2. Security Deposit Assistance for Vulnerable Households project – reduce HOME funding by $74
3. Security Deposit Assistance for Vulnerable Households project - increase IURA match funding by $74,
and be it further
RESOLVED, that the IURA Chair is authorized to execute all documents to implement this resolution, and be it
further
RESOLVED, that staff is directed to submit a revised 2020 Action Plan and SF424 form to HUD.
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U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
WASHINGTON, DC 20410-7000

ASSISTANT SECRETARY FOR
COMMUNITY PLANNING AND DEVELOPMENT

October 22, 2020
CORRECTED NOTICE
The Honorable Svante L. Myrick
Mayor of Ithaca
108 E Green Street
City Hall 4th Floor
Ithaca, NY 14850-5614
Dear Mayor Myrick:
I am pleased to inform you of your jurisdiction’s Fiscal Year (FY) 2020 allocations for the
Office of Community Planning and Development’s (CPD) formula programs, which provide
funding for housing, community and economic development activities, and assistance for low- and
moderate-income persons and special needs populations across the country. President Trump
signed Public Law 116-94 on December 20th, 2019, which includes FY 2020 funding for these
programs.
Since issuing the original allocation announcement letters, HUD has discovered an error in the
formula calculation for two CPD formula programs, the Community Development Block Grant
(CDBG) and the HOME Investment Partnerships (HOME) programs, stemming from issues at
HUD field offices in California which are currently being resolved. HUD informs you that the
correction to the formula has resulted in a decrease in the allocations for your community, an
amount representing 99.98% of your total CDBG and HOME grants for FY 2020. Ithaca’s original
CDBG and HOME allocations were $682,732 and $335,173, respectively. Your jurisdiction’s FY
2020 available allocations are now as follows:
Community Development Block Grant (CDBG)
HOME Investment Partnerships (HOME)

$682,620
$335,099

This letter highlights several important points related to these programs. We remind grantees
that CPD seeks to develop viable communities by promoting integrated approaches that provide
decent housing and suitable living environments while expanding economic opportunities for lowand moderate-income and special needs populations, including people living with HIV/AIDS. The
primary means towards this end is the development of partnerships among all levels of government
and the private sector, including both for-profit and non-profit organizations.
Based on your jurisdiction’s CDBG allocation for this year, you also have $3,413,660 in
available Section 108 borrowing authority. Since Section 108 loans are federally guaranteed, this
program can leverage your jurisdiction’s existing CDBG funding to access low-interest, long-term
financing to invest in Opportunity Zones or other target areas in your jurisdiction.

www.hud.gov

espanol.hud.gov

HUD continues to emphasize the importance of effective performance measurements in all of
its formula grant programs. Proper reporting in the Integrated Disbursement and Information
System (IDIS) is critical to ensuring grantees are complying with program requirements and
policies, providing demographic and income information about the persons that benefited from a
community's activities, and allowing HUD to monitor grantees. Your ongoing attention to ensuring
complete and accurate reporting of performance measurement data continues to be an invaluable
resource with regard to the impact of these formula grant programs.
The Office of Community Planning and Development is looking forward to working with you
to promote simple steps that will enhance the performance of these critical programs and
successfully meet the challenges that our communities face. If you or any member of your staff have
questions, please contact your local CPD Office Director.
Sincerely,

John Gibbs
Assistant Secretary (Acting)
for Community Planning and Development
U.S. Department of Housing and Urban Development

IURA Grants Summary
October 2020
#
6002
6003
6004
6005
6006
6007
6008
6009
6010
6011
6012
6013
6014
6015
6016
6017

ON
SCHEDULE
ok
complete
complete
complete
complete
complete
complete
ok
complete
complete
complete
complete
complete
complete
complete
ok
ok

HUD ENTITLEMENT ACTIVITIES
2018 CDBG Activities
1.0 Neighbor to Neighbor Home Rehab

SPONSOR

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 7
18.0 Domestic Violence Center Renovation 7
Unallocated 2018 CDBG5

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

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

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

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
2,599.00
824,782.99

67,594.32
8,777.30
54,767.12
46,178.16
110,725.28
0.00
0.00
5,933.54
0.00
0.00
9,568.41
20,000.00
4,176.50
0.00
2,599.00
330,319.63

0%
73%
43%
32%
0%
100%
100%
21%
100%
100%
52%
0%
83%
100%
0%
60%

INHS
INHS
The Learning Web
Catholic Charities
IURA
IURA

42,151.58
199,900.00
70,560.00
64,000.00
30,597.20
849.10
1,951.00
410,008.88

42,151.58
199,900.00
63,719.21
32,880.70
855.17
0.00
1,951.00
341,457.66

0%
0%
10%
49%
97%
100%
0%
17%

AFCU

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

140,000.00
173,075.05
69,805.71
11,000.00

0%
9%
13%
0%

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

10,000.00
10,879.00
0.00
20,000.00
20,000.00
25,000.00
479,759.76

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00

Total

2018 HOME Activities
8002
8003
8004
8004a
8005
8006
8007

ok
complete
complete
complete
ok
complete
complete
ok

3.0 402 South Cayuga Street
4.0 Housing Scholarship Program 2
5.0 Security Deposit Assistance 6,2
6.0 Security Deposit Inspections 6
7.0 INHS Scattered Site 2 (CHDO) 6
10.0 Additional Reserve (CHDO) 6, 8
Home Admin
2018 HOME Unallocated2, 4
Total

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

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

2019 CDBG Activities
1.0 Homeowner Rehab

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
IURA

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 Readiness9
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin
2019 CDBG Unallocated9
Total

2019 HOME Activities
8011
8012
8013
8014
8015

ok
ok
ok
ok
ok
complete

1.0 Homeowner Rehab
3.0 Immaculate Conception School Redev
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance‐Vulnerable Households3, 11
18.0 HOME Admin
Home Admin (PI)10
2019 HOME Unallocated3, 11
Total

6039
6040
6041
6042
6043
6044
6045
6046
6047

ok

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

ok
ok
ok

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

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

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
Total

0%
0%
100%
0%
0%
0%
10%

2020 CDBG Activities
6050
6051
6052
6053
6054
6055
6056
6057

ok
ok
ok
ok
ok
ok
ok
ok

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
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

INHS
INHS
Catholic Charities
Fibger Lakes ReUSe
Historic Ithaca, Inc.
GIAC
Project Growing Hope
TCA
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0%
0%
0%
0%
0%
0%
0%
0%

IURA Grants Summary
October 2020
#

ON
SCHEDULE

6058

ok

10.0 ADA Curb Ramps at West Village/Elm St Bus Stop

6059
6060
6061
6062
6063

ok
ok
ok
ok
ok
ok

11.00 GO ITHACA Low‐Income Support
12.0 2‐1‐15
13.0 Work Preserve: Job Readiness
14.0 Immigrant Services Program
15.0 2020 CDBG Admin
Economic Development Loan Fund

HUD ENTITLEMENT ACTIVITIES

SPONSOR
IURA
Center For Community
Transportation
Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities
IURA
IURA
Total

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

11,000.00

11,000.00

0%

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

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

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

0%
0%
0%
0%
0%

2020 HOME Activities
8018
8019
8020
8021

ok
ok
ok
ok

2.0 Founder's Way For‐Sale Townhomes
3.0 Northside Apartments
4.0 Security Deposit Asst For Vulnerable Households 4
16.0 2020 HOME Admin

INHS
Cayuga Housing Dev Corp
Catholic Charities
IURA
Total

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

1,053,719.74
120,000.00
200,976.44
732,252.94
3,230.50
3,230.50
1,986,949.12

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

339,759.76
140,000.00
479,759.76
2,326,708.88

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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682,732
1,024,098
1,254,696.18
1.8378
No
230,598.18
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LEASE PAYMENTS DUE TO IURA
October 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 October

10/2/2020

$ 6,784.00

Current

10/6/2020

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

Past Due-owes October 2020 (Pmt Rec'd 11/2/2020Will be reflected on November's Statement)

7/14/2020

Current-Paid through 1/1/2021

9/24/2020

Current-COVID Agreement executed 50% of Annual
Rent Forgiven in 2020

10/9/2020

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

Parkview Development & Construction, LLC
Dietz Street Lofts

Depaul Properties, Inc.
Veddersburg Apartments

The Doe Fund, Inc.
4519 WPR

Housing Visions Consultants, Inc.
Northwoods

Ithaca Neighborhood Housing Services, Inc.
Founders Way

People Community Housing Development Corporation
Folwell Apartments

Otsego
City of Oneonta

Montgomery
City of Amsterdam

Bronx
City of New York

Clinton
Town of Plattsburgh

Tompkins
City of Ithaca

Erie
City of Buffalo

20200225 Mohawk Valley

20200261 Mohawk Valley

New York City

North Country

Southern Tier

Western NY

20200244

20200245

20200235

20200209

Summer 2020 Funding Round Totals

Georgica Green Ventures LLC
Garvies Point - GGV Block G

Nassau
City of Glen Cove

Long Island

20200227

O.D.S. Management Inc.
Wellington North

Monroe
Town of Clarkson

Finger Lakes

20200243

Rochester's Cornerstone Group
Hubbard Springs Apartments

Monroe
Town of Chili

Finger Lakes

20200233

3D Development Group LLC
Melone Village III

Cayuga
City of Auburn

Central NY

20200210

Developer &
Project Name

Conifer, LLC
25 Delaware

Capital Region

20200247

Project County &
Municipality

Albany
City of Albany

REDC
Region

Project ID

$450,000

$500,000

$397,500

$224,774

SLIHC

$2,026,000

$2,109,934

$1,865,958

$1,933,272

$1,570,000

$4,000,000

$2,047,170

$2,664,718

$1,540,000

HOME

$2,085,000

$1,430,000

$1,399,638

$1,005,362

Federal HTF

$2,400,000

$2,801,038

$4,358,529

$4,461,433

$4,379,000

HTF

$4,840,000

$2,811,485

$2,348,515

SHOP

$5,000,000

SENR

$5,000,000

ANYC

$4,335,282

PHP

$600,000

$665,000

$1,735,000

MIHP

$590,637

$975,000

CIF

$13,504,187 $1,572,274 $19,757,052 $5,920,000 $18,400,000 $10,000,000 $5,000,000 $5,000,000 $4,335,282 $3,000,000 $1,565,637

$552,894

$1,090,300

$1,162,887

$2,492,856

$1,318,242

$1,091,336

$1,360,262

$919,056

$1,264,842

$1,129,512

$1,122,000

9% LIHTC

Multifamily Finance Summer 2020 9% RFP - Project Awards

16

8

8

PBVs

713

44

75

80

98

62

64

55

50

72

62

51

Residential
Units

