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AGENDA

IURA ECONOMIC DEVELOPMENT COMMITTEE (EDC)
, Tuesday, July 19th, 2022

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

https://us02web.zoom.us/j/84056716702?pwd=ZUFCaVVDakorNzRjSXZBMFRkY0pJdz09
840 5671 6702
EDC2022
+16465588656,,84056716702#,,,,*7864125# US (New York)
+1 646 558 8656 US (New York)
840 5671 6702
7864125

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3 min. max.)

IV.

Review of Meeting Minutes: June 7th, 2022

V.

VI.

VII.

Urban Renewal Project

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

A. East Hill Fire Station
1. Discuss Terms of Proposed Deal/Address Questions
2. Lead Agency — Resolution
3. Environmental Determination — Resolution
4. Disposition & Development Agreement — Resolution

Community Lending
A. Sons of Susan, LLC (dba Personal Best Brewing) Loan Application to Establish Brewpub on
300-Block of West M.L.K., Jr./State Street — Resolution
Lease Amendment

A. Authorize Park-N-Ride Use at Steamboat Landing — Resolution

VIII.

Other/Old Business
A. IURA Financials Review: June 2022
B. Staff Report
C. Meeting Schedule Review
D. Other

IX.

Adjournment

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

Approved: X/X/22
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, June 7, 2022

Present:
Excused:
Vacancies:
Staff:
Guests:
I.

Chris Proulx, Chair; Doug Dylla, Vice-Chair; Leslie Ackerman; Charlotte Hamilton
None.
2
Nels Bohn; Charles Pyott
Amy Reading, Buffalo Street Books (BSB)
John Guttridge, Urban Core, LLC

Call to Order

Chair Proulx called the meeting to order at 3:32 P.M.
II.

Agenda Additions/Deletions

None.
III. Public Comments (3-minute max. per person)
None.
IV. Review of Meeting Minutes: May 17, 2022
Ackerman moved, seconded by Dylla, to approve the minutes, with no modifications.
Carried:3-0
Abstained: 1
V.

New Business

A. Reaffirm Cherry Street Extension Urban Renewal Project
Bohn explained the purpose of the proposed resolution is to re-submit the developer’s (Urban Core,
LLC) February 6, 2020 application for designation as a “Qualified and Eligible Sponsor” to acquire 6 acres
of undeveloped land owned by the IURA on Cherry Street and reaffirm the Committee’s support for the
project, in light of the amount of time that elapsed since it was originally proposed (just before the
global COVID-19 pandemic outbreak). Even though the IURA Board adopted a resolution at the time
designating Urban Core, LLC as the project sponsor and authorizing execution of an Exclusive
Negotiation Agreement (ENA), no agreement was ever executed. The developer, however, remains
very interested in pursuing the project.
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Guttridge added that Urban Core’s original plans changed due to COVID-19. Although the project team
continued to work on some aspects of the project, it was largely back-burnered because of the
pandemic. The current project proposal is virtually identical from a programmatic perspective,
including job-creation, light manufacturing, and locally farmed food products in the hospitality,
horticulture, and beverage manufacture/retail sectors, and collaboration with other Cherry Street
businesses. The project is very similar to what Urban Core has done with its other projects (e.g., Press
Bay Alley & Court), with a focus on small/micro-enterprises. It would also include a small-scale open
site hotel, reminiscent of Firelight Camps.
Dylla asked about the timing of the project. Guttridge replied he assumes it will follow a similar
timeline as the original proposal: a 180-day negotiating period and proceeding immediately thereafter.
Once the land has been purchased, the process should take 18-24 months.
Ackerman asked Bohn if he anticipates any obstacles to the project. Bohn replied, none he is aware of.
Zoning regulations remain the same, which do not permit any residential uses. The Black Diamond Trail
(BDT) continues to expand and the pedestrian bridge is scheduled for construction in early Spring 2023.
Guttridge noted one potential risk he would like to highlight relates to the relatively recent appraisal,
which determined the parcels’ value at $400,000 (subject to the construction of a road to provide access
to each of the parcels). Urban Core originally anticipated $400,000-$500,000 for its construction budget.
Since then, both land values and construction costs have drastically increased, which could place pressure
on the project. While he does not expect a hand-out in terms of the land value, the appraisal is four years
old, so he has questions about to how minimize the risk to Urban Core.
Bohn remarked obtaining an updated appraisal would certainly add clarity to the issue, although it could
take up to four months. The Exclusive Negotiation Agreement (ENA) could include strategies to address
Guttridge’s concerns. It may be possible to expedite the appraisal process, including splitting the cost.
Since it is a negotiation process and if there are specific Public Benefits the IURA/City would like the
project to include, those could be accounted for as part of the sale price. A seller-financing arrangement
could also be devised to make the project work.
Guttridge responded all those options sound reasonable. He would be happy to split the appraisal cost.
He believes the project would already provide numerous Public Benefits.
Proulx noted the Committee could begin by examining the Public Benefits identified for prior projects
(e.g., local labor; job-creation; environmental sustainability/energy efficiency; parking demand
management; Living Wage commitment; public open spaces; pedestrian connections; public art, etc.) and
determine which of them would be relevant to this project/site. Once that has been done, the Committee
could assign a specific financial value to each Public Benefit.
Bohn agreed that would be a reasonable approach.
Proulx noted the Committee always has the option of extending the ENA’s term, if need be, if time
becomes an issue.
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Dylla moved, seconded by Hamilton:
Reaffirm Designation of Urban Core, LLC as Sponsor & Approve Exclusive Negotiation Agreement
(ENA) to Potentially Acquire IURA Land at Cherry Street Industrial Park
WHEREAS, on February 6, 2020, Urban Core, LLC (Urban Core) submitted an application to be
designated as a “qualified and eligible sponsor” (Sponsor) to acquire 6 acres of undeveloped land at
the southerly end of Cherry Street owned by the IURA, containing the following tax parcels:
• #100.-2-1-21
• #100.-2-1-23
• #100.-2-1-24
• #100.-2-1-25
• #100.-2-1-26, and
WHEREAS, the IURA adopted a resolution designating Urban Core, LLC as a Qualified and Eligible
Sponsor to undertake an Urban Renewal Project for sites located at the southerly end of Cherry
Street and further authorized execution of an Exclusive Negotiation Agreement, and
WHEREAS, on March 13, 2020, the President of the United States declared a national emergency
concerning the coronavirus disease 2019 (COVID-19) pandemic, and
WHEREAS, progress on the Urban Renewal Project paused for the pandemic, which has extended
into mid-2022, and
WHEREAS, Urban Core, LLC has resumed interest in the project and seeks to execute an exclusive
developer agreement, and
WHEREAS, the original submitted project proposal from Urban Core, LLC was projected to create at
least 25 full-time equivalent (FTE) jobs in the hospitality, horticulture and beverage
manufacture/retail sectors, expand and diversify the economic base of the community and provide
employment opportunities, thereby furthering the goals and objectives of the Urban Renewal Plan,
and
WHEREAS, the current project continues to include hospitality, beverage manufacture/retail and a
horticulture/agriculture uses and generate similar economic activity, though business partners have
evolved since 2020, and
WHEREAS, proposal contains the same anchor similar uses but with different business partners, and
WHEREAS, the IURA Economic Development Committee considered this matter at its May 17, 2022,
meeting and recommended the following; now, therefore, be it
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RESOLVED, that the IURA hereby reaffirms its findings, designation, and approvals from its February
27, 2020 meeting to designate Urban Core, LLC a Qualified and Eligible Sponsor for an urban
renewal project located at the southerly end of Cherry Street and authorize the IURA Chairperson to
execute a 180-day Exclusive Negotiation Agreement (ENA) with the Sponsor.
Carried Unanimously: 4-0
B. Buffalo Street Books (BSB): Review Results of Strategic Analysis — Report
Reading explained there are four take-aways from the Seven Roots report. One recommendation is for
BSB to streamline its operating structure/costs, before it initiates any other projects; however, BSB
actually plans to simultaneously launch several projects to add/diversify its revenue streams. To reduce
expenses, BSB will consult with the Onondaga Small Business Development Center. The report was very
helpful in identifying target numbers for increasing profit in other areas, like used books. Another
helpful suggestion from the report was to create and implement a strategic marketing plan to showcase
new product lines and initiatives, possibly in conjunction with the Dyson School of Applied Economics
and Management. The fourth helpful recommendation is what the report terms “planned giving,”
although Reading described it as BSB “sustainers” (i.e., people who donate on an annual basis), which
BSB has implemented for a few years and plans to broaden to include annual fiscal sponsorships by
individuals through local organizations.
BSB also plans to look at the report’s target number for increasing used book sales. Currently, BSB
receives used books as donations, which provide a 100% profit. In thinking about how to increase used
book sales, Reading reached out to Finger Lakes ReUse, Inc. (FLRU), which seems very excited about
partnering with BSB. The second major strategy BSB will pursue is to transform the currently unused
DeWitt Mall reading room into an event space that could potentially generate profits almost
immediately. BSB will partner with Nothing Nowhere to open a coffee/tea bar in the reading room,
which appears to be a popular idea with customers. Reading would also like to explore if Nothing
Nowhere could be defined as a priority business under the IURA’s Priority Business Loan Fund (PB-LF).
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Hamilton recalled an earlier conversation about opening a restaurant or food service, and whether that
had changed. Reading replied Café DeWitt was purchased by new owners, one of whom happens to be a
partner in Nothing Nowhere, so there would be no concerns about potential competition. The Nothing
Nowhere/BSB joint venture would primarily benefit the bookstore financially.
Ackerman asked about the key tension from the report that Reading mentioned: streamlining BSB’s
operating structure/costs vs. initiating other projects. She wondered how much BSB plans to focus on
streamlining its operating structure/costs. Reading responded BSB would certainly explore how to
achieve that, although it has unsuccessfully attempted to do so in the past. Unfortunately, the report was
not very specific about how to address the problem, partly because Seven Roots does not have particular
expertise about the bookstore industry. The main item BSB could potentially focus on is the cost of books,
which should not be as high as 62%. But there are many other components of its operating
structure/costs which BSB simply cannot control, so it needs to broaden/diversify its revenue streams.

Bohn asked about the report’s emphasis on increasing sidelines sales. Reading replied those would
comprise a variety of non-book sales (e.g., stationery, journals, art supplies, jewelry, cards, candles,
tea/coffee blends, book totes, accessories, etc.).
Ackerman asked if BSB crunched the numbers in terms of building its membership base by providing
discounts, and whether BSB would really come out ahead by doing that. Reading replied although BSB did
not succeed with similar efforts in the past, it would like to explore some best models for achieving that. It
may involve charging an annual membership fee (requiring an amendment to its by-laws).
Ackerman asked if BSB has considered something along the lines of a ‘working membership’, similar to
what GreenStar Cooperative has done, which could provide additional low-cost labor. Reading replied, yes,
BSB has considered the possibility and currently has a volunteer corps.
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Dylla asked which book genres sell best for BSB. Reading replied, she believes, literary fiction, young adult
fiction, and perhaps politics/current events. Dylla suggested exploring promoting cookbook sales, including
used books, which could be promoted to draw more people into the store. He also recommended offering
free coffee/tea for people enrolling in the membership program.
Proulx noted now would be a good time to respond to Reading’s earlier question about the Priority
Business Loan Fund (PB-LF). Bohn remarked the IURA operates the separate Community DevelopmentRevolving Loan Fund (CD-RLF) that does not require a business to be a Priority Business, which could
provide loan assistance and would only require demonstrating job-creation, while benefiting low- and
moderate-income (LMI) individuals.
Hamilton noted her business just joined the Tompkins County Chamber of Commerce, which operates a
program that identifies workplaces willing to provide job-training opportunities for people in addiction
recovery. The bookstore tea/coffee shop would seem an ideal place for that.
C. East Hill Fire Station Urban Renewal Project
1. Designate 311 CA Associates, LLC (Philip Proujansky) As Qualified & Eligible Sponsor
Hamilton disclosed her business leases space from Integrated Acquisition & Development Corporation
(IADC), which Proujansky has an ownership interest in. She does not personally see it as a conflict of
interest, since it is a standard 10-year commercial lease not under active negotiation. Bohn agreed, unless
there is some measurable financial benefit involved, it should not be considered a conflict of interest
requiring Hamilton to recuse herself.
Proulx explained the first step for the Committee is to designate 311 CA Associates, LLC as a Qualified &
Eligible Sponsor for the Urban Renewal Project. At its June 2022 meeting, Common Council authorized the
transfer of the East Hill Fire Station’s 309 College Avenue property and assignment of option to the IURA.
Hamilton asked if the City conducted a detailed analysis of the two responses from 311 CA Associates,
LLC and Visum Development Group to the Request for Expressions of Interest (RFEI). Bohn replied, yes.
City staff recommended selecting the 311 CA Associates proposal, ultimately resulting in the current
Option Agreement. If the IURA determines Visum Development Group’s proposal is superior, however,
the next step would be to suspend any further action on the Option Agreement. An internal City
analysis of the two proposals does exist, which Bohn believes will be reviewed at the Committee’s July
19, 2022 meeting. Bohn emphasized that designating 311 CA Associates, LLC does not preclude
designating Visum Development Group.
Hamilton remarked she would be more comfortable inserting another “Whereas” in the proposed
resolution, explaining that two proposals were received and considered. No objections were raised.
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Hamilton moved, as amended, seconded by Ackerman:
Designate 311 CA Associates, LLC As Qualified & Eligible Sponsor for
East Hill Fire Station Urban Renewal Project
WHEREAS, on June 3, 2022, 311 CA Associates, LLC (Applicant) submitted an application to be
designated a “Qualified and Eligible Sponsor” to potentially acquire the East Hill Fire Station
property located at 309 College Avenue through a negotiated disposition process in accordance with
urban renewal law, and
WHEREAS, in response to a Request for Expressions of Interest (RFEI), issued on February 5, 2021,
for an Urban Renewal Project at 309 College Avenue, the City of Ithaca (City) received two proposals
from 311 CA Associates, LLC (Applicant) and Visum Development Group, and
WHEREAS, the City of Ithaca (City) entered into an option agreement with the Applicant dated
February 22, 2022 (“Option Agreement”) that permits, but does not require, the City to sell 309
College Avenue to Applicant in exchange for two parcels located at 403 Elmwood Avenue and 408
Dryden Road in addition to cash consideration of $5.1 million dollars to be paid to the City on the
terms contained within the Option Agreement, and
WHEREAS, on June 2, 2022, the City approved transfer of 309 College Avenue to the IURA, and
assignment of the Option Agreement to the IURA, for the purpose of structuring a proposed
disposition agreement for consideration by the City of Ithaca Common Council, and
WHEREAS, Section 507 of General Municipal Law authorizes disposition of real property without
auction or sealed bid via an urban renewal process, and
WHEREAS, 309 College Avenue is located within the IURA Urban Renewal Project Boundary Area,
and
WHEREAS, pursuant to Section 508 of General Municipal Law, the IURA may designate a Qualified
and Eligible Sponsor to purchase or lease property from the IURA to undertake an urban renewal
project, subject to a determination that a Sponsor meets the following IURA evaluation criteria:
• Financial status and stability
• Legal qualifications to operate in the State of New York and to enter into contracts with regard to
disposition, use, and development of land in question
• Previous experience in financing, use, development, and operations of projects of a similar nature
• Reputation and proof of fair, reputable, and ethical business practices and record devoid of
convictions, and
WHEREAS, 311 CA Associates, LLC registered with the New York State Department of State as a
domestic limited liability company in 2018 and is authorized to legally operate in New York State,
and
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WHEREAS, per the Option Agreement, the prospective Sponsor has committed to deliver a letter of
credit to the City in the amount of $4,500,000 to secure full payment of the purchase price, and
WHEREAS, per the Option Agreement, the Applicant verifies ownership control of property located
at 403 Elmwood Avenue and 408 Dryden Road, which properties are assessed at $2.5 million, and
WHEREAS, the Sponsor team is led by Philip Proujansky who has extensive development and
financing experience in Tompkins County as Managing Partner of the Integrated Acquisition and
Development Corporation, including the Catherine Commons, College Circle, and the Breazzano
Center projects, and
WHEREAS, at its June 7, 2022 meeting, the IURA Economic Development Committee reviewed
submitted qualifications and compared them to the IURA Sponsor evaluation criteria and
recommended the following; now, therefore, be it
RESOLVED, the IURA hereby finds 311 CA Associates, LLC satisfies IURA sponsor criteria and
designates 311 CA Associates, LLC as a “Qualified and Eligible Sponsor” to potentially undertake an
urban renewal project involving potential acquisition of 309 College Avenue.
Carried Unanimously: 4-0

2. 309 College Avenue Site Visit

Bohn explained he has been working to identify a time to visit the site, ideally with the Fire Chief, who is
available on Mondays and Fridays. The site visit should be conducted shortly before the Committee’s
July 19th, 2022 meeting. Bohn will also ask IURA Board members regarding their availability.
VI. Old/Other Business
A. Staff Report
Bohn announced he will be out-of-office from June 10th-27th.
Proulx reported Eric Rosario recently resigned from the IURA Board, so there are now a number of Board
and Committee vacancies to fill. All recommendations of candidates are welcome.
Hamilton asked about the two individuals she recommended for the Committee in the past: Heather
Sanford and Shaianne Osterreich. Bohn replied Osterreich is currently in the process of submitting an
application. He will also contact Sanford.
VII. Adjournment
The meeting was adjourned by consensus at 5:18 P.M.

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

Proposed Resolution
IURA Economic Development Committee
July 19, 2022
East Hill Fire Station Urban Renewal Project, Disposition Agreement – Lead Agency
WHEREAS, the Ithaca Urban Renewal Agency and the Common Council for the City of Ithaca are
considering approval of a proposed Disposition and Development Agreement (“DDA”) for the East
Hill Fire Station (“EHFS”) urban renewal project to sell the EHFS property located at 309 College
Avenue and City construction of a new fire station at adjoining parcels to be acquired at 403
Elmwood Avenue and 408 Dryden Road, and
WHEREAS, the proposed action entails an initial real estate property transfer phase and a
construction phase contingent upon approval of the real estate transaction, and, and
WHEREAS, §176-6(F)(1)(b) of the City Environmental Quality Review Ordinance allows for the IURA
assume the role of Lead Agency for environmental review of the real estate property transfer phase
of the project and subsequent reestablishment of Lead Agency by the Planning Board for
environmental review for of the construction phase of the project through the site plan review
process, and
WHEREAS, the proposed DDA shall include a requirement requiring either completion of
environmental review of the new fire station or postponement of the City construction project as
pre-condition to transfer of ownership of 309 College Avenue to the Sponsor, and
WHEREAS, the proposed new construction of properties to be transferred will undergo separate
environmental reviews during the City’s site plan review process, and
Whereas, State Law and Section 176-6 of the City Code require that a lead agency be established for
the purpose of conducting environmental review of projects in accordance with local and state
environmental law, and
Whereas, State Law specifies that for actions governed by local environmental review, the lead
agency shall be that local agency which has primary responsibility for approving and funding or
carrying out the action, and
Whereas, the proposed transfer of less than 2.5 acres of land is an “Unlisted” action pursuant to the
City Environmental Quality Review Ordinance (“CEQR”), which requires environmental review under
CEQR; and
Whereas, the property to be transferred at 309 College Avenue is 8,520 square feet in size; now,
therefore, be it
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RESOLVED, That the Ithaca Urban Renewal Agency does hereby declare itself Lead Agency for the
environmental review of the proposed Disposition and Development Agreement authorizing
transfer of properties for the East Hill Fire Station urban renewal project.

Page 2 of 2

Proposed Resolution
IURA Economic Development Committee
July 19, 2022
East Hill Fire Station Urban Renewal Project, Disposition Agreement -– Environmental Review
WHEREAS, the Ithaca Urban Renewal Agency and the Common Council for the City of Ithaca are
considering approval of a proposed Disposition and Development Agreement (“DDA”) for the East
Hill Fire Station (“EHFS”) urban renewal project to sell the EHFS property located at 309 College
Avenue and City construction of a new fire station at adjoining parcels to be acquired at 403
Elmwood Avenue and 408 Dryden Road, and
WHEREAS, the proposed action entails an initial real estate property transfer phase and a
construction phase contingent upon approval of the real estate transaction, and, and
WHEREAS, the proposed construction of a new fire station or redevelopment of 309 College Avenue
are not fully designed at this time, nor are these construction projects possible without approval of
the property transfers, therefore an analysis of potentially significant adverse impacts of the
construction phase of the urban renewal project is not feasible at this time, and
WHEREAS, §176-6(F)(1)(b) of the City Environmental Quality Review Ordinance allows for the IURA
assume the role of Lead Agency for environmental review of the real estate property transfer phase
of the project and subsequent reestablishment of Lead Agency by the Planning Board for
environmental review for of the construction phase of the project through the site plan review
process, and
WHEREAS, the proposed action for transfer of city-owned property of less than 2.5 acres is an
“Unlisted Action” under the City Environmental Quality Review Ordinance, and
WHEREAS, the proposed DDA shall include a requirement requiring either completion of
environmental review of the new fire station or postponement of the City construction project as
pre-condition to transfer of ownership of 309 College Avenue to the Sponsor, and
WHEREAS, the proposed new construction of properties to be transferred will undergo separate
environmental reviews during the City’s site plan review process, and
WHEREAS, the proposed DDA shall include a requirement requiring completion of environmental
review of the new fire station prior to transfer of ownership of 309 College Avenue to the Sponsor,
and
WHEREAS, appropriate environmental review has been conducted including the preparation of a
Full Environmental Assessment Form (FEAF), and
WHEREAS, the Ithaca Urban Renewal Agency (IURA), acting as Lead Agency, has reviewed the FEAF
prepared by staff; now, therefore, be it
Page 1 of 2

RESOLVED, that the IURA, as lead agency in this matter, hereby determines that circumstances
warrant a segmented review of the property transfer from other stages of the proposed urban
renewal project and that subsequent environmental review of the proposed project during the
required site plan review process will be no less protective of the environment, and be it further
RESOLVED, that the IURA, as Lead Agency in this matter, hereby adopts as its own, the findings and
conclusions more fully set forth on the Short Environmental Assessment Form, and be it further
RESOLVED, that the IURA, as Lead Agency in this matter, hereby determines that the proposed
action at issue will not have significant effect on the environment, and that further environmental
review is unnecessary, and be it further
RESOLVED, that this resolution constitutes notice of this negative declaration and that the City Clerk
is hereby directed to file a copy of the same, together with any attachments, in the City Clerk’s
Office, and forward the same to any other parties as required by law.
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Full Environmental Assessment Form
Part 1 - Project and Setting
Instructions for Completing Part 1
Part 1 is to be completed by the applicant or project sponsor. Responses become part of the application for approval or funding,
are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully respond to
any item, please answer as thoroughly as possible based on current information; indicate whether missing information does not exist,
or is not reasonably available to the sponsor; and, when possible, generally describe work or studies which would be necessary to
update or fully develop that information.
Applicants/sponsors must complete all items in Sections A & B. In Sections C, D & E, most items contain an initial question that
must be answered either “Yes” or “No”. If the answer to the initial question is “Yes”, complete the sub-questions that follow. If the
answer to the initial question is “No”, proceed to the next question. Section F allows the project sponsor to identify and attach any
additional information. Section G requires the name and signature of the applicant or project sponsor to verify that the information
contained in Part 1is accurate and complete.
A. Project and Applicant/Sponsor Information.
Name of Action or Project:
East Hill Fire Station ("EHFS") Urban Renewal Project - property transfer phase

Project Location (describe, and attach a general location map):
Sell: EHFS 309 College Avenue, Ithaca, NY.

Acquire: 403 Elmwood Avenue and 408 Dryden Rd., Ithaca, NY

Brief Description of Proposed Action (include purpose or need):
The Ithaca Urban Renewal Agency and the Common Council for the City of Ithaca are considering approval of a proposed Disposition and Development
Agreement (“DDA”) for the East Hill Fire Station (“EHFS”) urban renewal project to sell the EHFS property located at 309 College Avenue and City
construction of a new fire station at adjoining parcels to be acquired at 403 Elmwood Avenue and 408 Dryden Road.

Name of Applicant/Sponsor:

Telephone: (607)274-6565

Ithaca Urban Renewal Agency

E-Mail: nbohn@cityofithaca.org

Address: 108 E. Green Street
City/PO: Ithaca

State:

Project Contact (if not same as sponsor; give name and title/role):

Telephone: (607)274-6565

Nels Bohn, IURA Director of Community Development

Zip Code:

NY

14850

E-Mail: nbohn@cityofithaca.org

Address:
108 E. Green Street

City/PO:
Ithaca

Property Owner (if not same as sponsor):

State:

Zip Code:

NY

14850

Telephone:

City of Ithaca

(607)274-6501

E-Mail: mayor@cityofithaca.org

Address:
108 E. Green Street

City/PO:

State:

Ithaca

NY

Zip Code:

14850
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B. Government Approvals
B. Government Approvals, Funding, or Sponsorship. (“Funding” includes grants, loans, tax relief, and any other forms of financial
assistance.)
Government Entity
a. City Counsel, Town Board, ✔
9 Yes 9 No
or Village Board of Trustees
b. City, Town or Village
9 Yes 9 No
✔
Planning Board or Commission
c. City, Town or
9 Yes ✔
9 No
Village Zoning Board of Appeals
d. Other local agencies
9 Yes ✔
9 No
e. County agencies

9 Yes ✔
9 No

f. Regional agencies

9 Yes ✔
9 No

g. State agencies

9 Yes ✔
9 No

h. Federal agencies

9 Yes ✔
9 No

If Yes: Identify Agency and Approval(s)
Required
Approval of Disposition and Development
Agreement for an urban renewal project

Application Date
(Actual or projected)
September 2022

Separate environmental review at site plan review November 2022
stage of the project

i. Coastal Resources.
i. Is the project site within a Coastal Area, or the waterfront area of a Designated Inland Waterway?
ii. Is the project site located in a community with an approved Local Waterfront Revitalization Program?
iii. Is the project site within a Coastal Erosion Hazard Area?

9 Yes ✔
9 No
9 Yes ✔
9 No
9 Yes ✔
9 No

C. Planning and Zoning
C.1. Planning and zoning actions.
Will administrative or legislative adoption, or amendment of a plan, local law, ordinance, rule or regulation be the
only approval(s) which must be granted to enable the proposed action to proceed?
• If Yes, complete sections C, F and G.
• If No, proceed to question C.2 and complete all remaining sections and questions in Part 1

9 Yes ✔
9 No

C.2. Adopted land use plans.
✔
a. Do any municipally- adopted (city, town, village or county) comprehensive land use plan(s) include the site
9 Yes 9 No
where the proposed action would be located?
If Yes, does the comprehensive plan include specific recommendations for the site where the proposed action
9 Yes ✔
9 No
would be located?
b. Is the site of the proposed action within any local or regional special planning district (for example: Greenway;
9 Yes ✔
9 No
Brownfield Opportunity Area (BOA); designated State or Federal heritage area; watershed management plan;
or other?)
If Yes, identify the plan(s):
_______________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________

c. Is the proposed action located wholly or partially within an area listed in an adopted municipal open space plan, 9 Yes ✔
9 No
or an adopted municipal farmland protection plan?
If Yes, identify the plan(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
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C.3. Zoning
a. Is the site of the proposed action located in a municipality with an adopted zoning law or ordinance.
9 Yes 9 No
✔
If Yes, what is the zoning classification(s) including any applicable overlay district?
_________________________________________________________________________________________________________
309
College Ave. is located in the Mixed Use 2 (MU-2) District
403
Elmwood Ave. and 408 Dryden Rd. are located in the Collegetown Residence 2 (CR-2 District)
_________________________________________________________________________________________________________
b. Is the use permitted or allowed by a special or conditional use permit?

✔
9 Yes 9 No

c. Is a zoning change requested as part of the proposed action?
9 Yes ✔
9 No
If Yes,
i. What is the proposed new zoning for the site? ___________________________________________________________________
C.4. Existing community services.
a. In what school district is the project site located?

________________________________________________________________
Ithaca City School District

b. What police or other public protection forces serve the project site?
_________________________________________________________________________________________________________
City of Ithaca police
c. Which fire protection and emergency medical services serve the project site?
__________________________________________________________________________________________________________
City of Ithaca Fire department
d. What parks serve the project site?
__________________________________________________________________________________________________________
various
__________________________________________________________________________________________________________
D. Project Details
D.1. Proposed and Potential Development
a. What is the general nature of the proposed action (e.g., residential, industrial, commercial, recreational; if mixed, include all
components)? property transfer to facilitate construction of a new fire station
_________________________________________________________________________________________________________
b. a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

0.2 acres
_____________
0.2 acres
_____________

0.2 acres
_____________

c. Is the proposed action an expansion of an existing project or use?
9 Yes ✔
9 No
i. If Yes, what is the approximate percentage of the proposed expansion and identify the units (e.g., acres, miles, housing units,
square feet)? % ____________________
Units: ____________________
✔ No
d. Is the proposed action a subdivision, or does it include a subdivision?
9 Yes 9
If Yes,
i. Purpose or type of subdivision? (e.g., residential, industrial, commercial; if mixed, specify types)
________________________________________________________________________________________________________
ii. Is a cluster/conservation layout proposed?
9 Yes 9 No
iii. Number of lots proposed? ________
iv. Minimum and maximum proposed lot sizes? Minimum __________ Maximum __________

9 Yes 9 No
e. Will the proposed action be constructed in multiple phases?
✔
_____ months
i. If No, anticipated period of construction:
ii. If Yes:
2
• Total number of phases anticipated
_____
2022 year
Sept
• Anticipated commencement date of phase 1 (including demolition)
_____ month _____
April
2024
• Anticipated completion date of final phase
_____ month _____year
• Generally describe connections or relationships among phases, including any contingencies where progress of one phase may
determine timing or duration of future phases: _______________________________________________________________
____________________________________________________________________________________________________
Phase
1: approval of disposition agreement authorizing property transfers; Phase 2: construction of fire station that will only proceed if property
transfers
are approved.
____________________________________________________________________________________________________
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f. Does the project include new residential uses?
If Yes, show numbers of units proposed.
Two Family
One Family
Initial Phase
At completion
of all phases

9 Yes ✔
9 No
Three Family

Multiple Family (four or more)

___________

___________

____________

________________________

___________

___________

____________

________________________

g. Does the proposed action include new non-residential construction (including expansions)?
If Yes,
i. Total number of structures ___________
ii. Dimensions (in feet) of largest proposed structure: ________height; ________width; and _______ length
iii. Approximate extent of building space to be heated or cooled: ______________________ square feet

9 Yes ✔
9 No

h. Does the proposed action include construction or other activities that will result in the impoundment of any
9 Yes ✔
9 No
liquids, such as creation of a water supply, reservoir, pond, lake, waste lagoon or other storage?
If Yes,
i. Purpose of the impoundment: ________________________________________________________________________________
ii. If a water impoundment, the principal source of the water:
9 Ground water 9 Surface water streams 9 Other specify:
_________________________________________________________________________________________________________
iii. If other than water, identify the type of impounded/contained liquids and their source.
_________________________________________________________________________________________________________
iv. Approximate size of the proposed impoundment.
Volume: ____________ million gallons; surface area: ____________ acres
v. Dimensions of the proposed dam or impounding structure:
________ height; _______ length
vi. Construction method/materials for the proposed dam or impounding structure (e.g., earth fill, rock, wood, concrete):
________________________________________________________________________________________________________
D.2. Project Operations
a. Does the proposed action include any excavation, mining, or dredging, during construction, operations, or both? 9 Yes ✔
9 No
(Not including general site preparation, grading or installation of utilities or foundations where all excavated
materials will remain onsite)
If Yes:
i .What is the purpose of the excavation or dredging? _______________________________________________________________
ii. How much material (including rock, earth, sediments, etc.) is proposed to be removed from the site?
• Volume (specify tons or cubic yards): ____________________________________________
• Over what duration of time? ____________________________________________________
iii. Describe nature and characteristics of materials to be excavated or dredged, and plans to use, manage or dispose of them.
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iv. Will there be onsite dewatering or processing of excavated materials?
9 Yes 9 No
If yes, describe. ___________________________________________________________________________________________
________________________________________________________________________________________________________
v. What is the total area to be dredged or excavated? _____________________________________acres
vi. What is the maximum area to be worked at any one time? _______________________________ acres
vii. What would be the maximum depth of excavation or dredging? __________________________ feet
viii. Will the excavation require blasting?
9 Yes 9 No
ix. Summarize site reclamation goals and plan: _____________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
b. Would the proposed action cause or result in alteration of, increase or decrease in size of, or encroachment
9 Yes ✔
9 No
into any existing wetland, waterbody, shoreline, beach or adjacent area?
If Yes:
i. Identify the wetland or waterbody which would be affected (by name, water index number, wetland map number or geographic
description): ______________________________________________________________________________________________
_________________________________________________________________________________________________________
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ii. Describe how the proposed action would affect that waterbody or wetland, e.g. excavation, fill, placement of structures, or
alteration of channels, banks and shorelines. Indicate extent of activities, alterations and additions in square feet or acres:
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will the proposed action cause or result in disturbance to bottom sediments?
Yes 9 No
If Yes, describe: __________________________________________________________________________________________
9 Yes 9 No
iv. Will the proposed action cause or result in the destruction or removal of aquatic vegetation?
If Yes:
• acres of aquatic vegetation proposed to be removed: ___________________________________________________________
• expected acreage of aquatic vegetation remaining after project completion:________________________________________
• purpose of proposed removal (e.g. beach clearing, invasive species control, boat access): ____________________________
____________________________________________________________________________________________________
• proposed method of plant removal: ________________________________________________________________________
• if chemical/herbicide treatment will be used, specify product(s): _________________________________________________
v. Describe any proposed reclamation/mitigation following disturbance: _________________________________________________
_________________________________________________________________________________________________________
c. Will the proposed action use, or create a new demand for water?
9 Yes 9
✔ No
If Yes:
i. Total anticipated water usage/demand per day: __________________________ gallons/day
ii. Will the proposed action obtain water from an existing public water supply?
9 Yes 9 No
If Yes:
• Name of district or service area: _________________________________________________________________________
• Does the existing public water supply have capacity to serve the proposal?
9 Yes 9 No
• Is the project site in the existing district?
9 Yes 9 No
• Is expansion of the district needed?
9 Yes 9 No
• Do existing lines serve the project site?
9 Yes 9 No
iii. Will line extension within an existing district be necessary to supply the project?
9 Yes 9 No
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ________________________________________
____________________________________________________________________________________________________
• Source(s) of supply for the district: ________________________________________________________________________
iv. Is a new water supply district or service area proposed to be formed to serve the project site?
9 Yes 9 No
If, Yes:
• Applicant/sponsor for new district: ________________________________________________________________________
• Date application submitted or anticipated: __________________________________________________________________
• Proposed source(s) of supply for new district: _______________________________________________________________
v. If a public water supply will not be used, describe plans to provide water supply for the project: ___________________________
_________________________________________________________________________________________________________
vi. If water supply will be from wells (public or private), what is the maximum pumping capacity: _______ gallons/minute.
d. Will the proposed action generate liquid wastes?
9 Yes ✔
9 No
If Yes:
i. Total anticipated liquid waste generation per day: _______________ gallons/day
ii. Nature of liquid wastes to be generated (e.g., sanitary wastewater, industrial; if combination, describe all components and
approximate volumes or proportions of each): __________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
iii. Will the proposed action use any existing public wastewater treatment facilities?
9 Yes 9 No
If Yes:
•
Name of wastewater treatment plant to be used: _____________________________________________________________
•
Name of district: ______________________________________________________________________________________
•
Does the existing wastewater treatment plant have capacity to serve the project?
9 Yes 9 No
•
Is the project site in the existing district?
9 Yes 9 No
•
Is expansion of the district needed?
9 Yes 9 No
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•
•

9 Yes 9 No
Do existing sewer lines serve the project site?
9 Yes 9 No
Will a line extension within an existing district be necessary to serve the project?
If Yes:
• Describe extensions or capacity expansions proposed to serve this project: ____________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
iv. Will a new wastewater (sewage) treatment district be formed to serve the project site?
9 Yes 9 No
If Yes:
•
Applicant/sponsor for new district: ____________________________________________________________________
•
Date application submitted or anticipated: _______________________________________________________________
•
What is the receiving water for the wastewater discharge? __________________________________________________
v. If public facilities will not be used, describe plans to provide wastewater treatment for the project, including specifying proposed
receiving water (name and classification if surface discharge or describe subsurface disposal plans):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
vi. Describe any plans or designs to capture, recycle or reuse liquid waste: _______________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Will the proposed action disturb more than one acre and create stormwater runoff, either from new point
9 Yes ✔
9 No
sources (i.e. ditches, pipes, swales, curbs, gutters or other concentrated flows of stormwater) or non-point
source (i.e. sheet flow) during construction or post construction?
If Yes:
i. How much impervious surface will the project create in relation to total size of project parcel?
_____ Square feet or _____ acres (impervious surface)
_____ Square feet or _____ acres (parcel size)
ii. Describe types of new point sources. __________________________________________________________________________
_________________________________________________________________________________________________________
iii. Where will the stormwater runoff be directed (i.e. on-site stormwater management facility/structures, adjacent properties,
groundwater, on-site surface water or off-site surface waters)?
________________________________________________________________________________________________________
________________________________________________________________________________________________________
• If to surface waters, identify receiving water bodies or wetlands: ________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________
• Will stormwater runoff flow to adjacent properties?
9 Yes 9 No
iv. Does the proposed plan minimize impervious surfaces, use pervious materials or collect and re-use stormwater? 9 Yes 9 No
f. Does the proposed action include, or will it use on-site, one or more sources of air emissions, including fuel
9 Yes ✔
9 No
combustion, waste incineration, or other processes or operations?
If Yes, identify:
i. Mobile sources during project operations (e.g., heavy equipment, fleet or delivery vehicles)
_________________________________________________________________________________________________________
ii. Stationary sources during construction (e.g., power generation, structural heating, batch plant, crushers)
________________________________________________________________________________________________________
iii. Stationary sources during operations (e.g., process emissions, large boilers, electric generation)
________________________________________________________________________________________________________
g. Will any air emission sources named in D.2.f (above), require a NY State Air Registration, Air Facility Permit,
or Federal Clean Air Act Title IV or Title V Permit?
If Yes:
i. Is the project site located in an Air quality non-attainment area? (Area routinely or periodically fails to meet
ambient air quality standards for all or some parts of the year)
ii. In addition to emissions as calculated in the application, the project will generate:
• ___________Tons/year (short tons) of Carbon Dioxide (CO2)
• ___________Tons/year (short tons) of Nitrous Oxide (N2O)
• ___________Tons/year (short tons) of Perfluorocarbons (PFCs)
• ___________Tons/year (short tons) of Sulfur Hexafluoride (SF6)
• ___________Tons/year (short tons) of Carbon Dioxide equivalent of Hydroflourocarbons (HFCs)
• ___________Tons/year (short tons) of Hazardous Air Pollutants (HAPs)
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9 Yes ✔
9 No
9 Yes 9 No

h. Will the proposed action generate or emit methane (including, but not limited to, sewage treatment plants,
9 Yes ✔
9 No
landfills, composting facilities)?
If Yes:
i. Estimate methane generation in tons/year (metric): ________________________________________________________________
ii. Describe any methane capture, control or elimination measures included in project design (e.g., combustion to generate heat or
electricity, flaring): ________________________________________________________________________________________
_________________________________________________________________________________________________________
i. Will the proposed action result in the release of air pollutants from open-air operations or processes, such as
9 Yes ✔
9 No
quarry or landfill operations?
If Yes: Describe operations and nature of emissions (e.g., diesel exhaust, rock particulates/dust):
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
j. Will the proposed action result in a substantial increase in traffic above present levels or generate substantial
9 Yes ✔
9 No
new demand for transportation facilities or services?
If Yes:
 Evening
Weekend
i. When is the peak traffic expected (Check all that apply):  Morning
 Randomly between hours of __________ to ________.
ii. For commercial activities only, projected number of truck trips/day and type (e.g., semi trailers and dump trucks): _____________
________________________________________________________________________________________________________
iii. Parking spaces:
Existing ___________________ Proposed ___________ Net increase/decrease _____________________
iv. Does the proposed action include any shared use parking?
Yes No
v. If the proposed action includes any modification of existing roads, creation of new roads or change in existing access, describe:
________________________________________________________________________________________________________
vi. Are public/private transportation service(s) or facilities available within ½ mile of the proposed site?
9 Yes 9 No
vii Will the proposed action include access to public transportation or accommodations for use of hybrid, electric
9 Yes 9 No
or other alternative fueled vehicles?
9 Yes 9 No
viii. Will the proposed action include plans for pedestrian or bicycle accommodations for connections to existing
pedestrian or bicycle routes?
k. Will the proposed action (for commercial or industrial projects only) generate new or additional demand
9 Yes ✔
9 No
for energy?
If Yes:
i. Estimate annual electricity demand during operation of the proposed action: ____________________________________________
_________________________________________________________________________________________________________
ii. Anticipated sources/suppliers of electricity for the project (e.g., on-site combustion, on-site renewable, via grid/local utility, or
other):
________________________________________________________________________________________________________
9 Yes 9 No
iii. Will the proposed action require a new, or an upgrade, to an existing substation?
l. Hours of operation. Answer all items which apply.
i. During Construction:
• Monday - Friday: _________________________
• Saturday: ________________________________
• Sunday: _________________________________
• Holidays: ________________________________

ii. During Operations:
•
Monday - Friday: ____________________________
•
Saturday: ___________________________________
•
Sunday: ____________________________________
•
Holidays: ___________________________________
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m. Will the proposed action produce noise that will exceed existing ambient noise levels during construction,
9 Yes ✔
9 No
operation, or both?
If yes:
i. Provide details including sources, time of day and duration:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
ii. Will the proposed action remove existing natural barriers that could act as a noise barrier or screen?
9 Yes ✔
9 No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
n. Will the proposed action have outdoor lighting?
9 Yes ✔
9 No
If yes:
i. Describe source(s), location(s), height of fixture(s), direction/aim, and proximity to nearest occupied structures:
_________________________________________________________________________________________________________
TBD
during site plan review
_________________________________________________________________________________________________________
ii. Will proposed action remove existing natural barriers that could act as a light barrier or screen?
9 Yes ✔
9 No
Describe: _________________________________________________________________________________________________
_________________________________________________________________________________________________________
o. Does the proposed action have the potential to produce odors for more than one hour per day?
9 Yes ✔
9 No
If Yes, describe possible sources, potential frequency and duration of odor emissions, and proximity to nearest
occupied structures: ______________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
p. Will the proposed action include any bulk storage of petroleum (combined capacity of over 1,100 gallons)
9 Yes ✔
9 No
or chemical products 185 gallons in above ground storage or any amount in underground storage?
If Yes:
i. Product(s) to be stored ______________________________________________________________________________________
ii. Volume(s) ______ per unit time ___________ (e.g., month, year)
iii. Generally, describe the proposed storage facilities:________________________________________________________________
________________________________________________________________________________________________________
q. Will the proposed action (commercial, industrial and recreational projects only) use pesticides (i.e., herbicides,
9 Yes ✔
9 No
insecticides) during construction or operation?
If Yes:
i. Describe proposed treatment(s):
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
ii. Will the proposed action use Integrated Pest Management Practices?
9 Yes 9 No
r. Will the proposed action (commercial or industrial projects only) involve or require the management or disposal 9 Yes ✔
9 No
of solid waste (excluding hazardous materials)?
If Yes:
i. Describe any solid waste(s) to be generated during construction or operation of the facility:
• Construction: ____________________ tons per ________________ (unit of time)
• Operation : ____________________ tons per ________________ (unit of time)
ii. Describe any proposals for on-site minimization, recycling or reuse of materials to avoid disposal as solid waste:
• Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
• Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
iii. Proposed disposal methods/facilities for solid waste generated on-site:
• Construction: ________________________________________________________________________________________
____________________________________________________________________________________________________
• Operation: __________________________________________________________________________________________
____________________________________________________________________________________________________
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s. Does the proposed action include construction or modification of a solid waste management facility?
9 Yes ✔
9 No
If Yes:
i. Type of management or handling of waste proposed for the site (e.g., recycling or transfer station, composting, landfill, or
other disposal activities): ___________________________________________________________________________________
ii. Anticipated rate of disposal/processing:
• ________ Tons/month, if transfer or other non-combustion/thermal treatment, or
• ________ Tons/hour, if combustion or thermal treatment
iii. If landfill, anticipated site life: ________________________________ years
t. Will the proposed action at the site involve the commercial generation, treatment, storage, or disposal of hazardous 9 Yes ✔
9 No
waste?
If Yes:
i. Name(s) of all hazardous wastes or constituents to be generated, handled or managed at facility: ___________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
ii. Generally describe processes or activities involving hazardous wastes or constituents: ___________________________________
_________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Specify amount to be handled or generated _____ tons/month
iv. Describe any proposals for on-site minimization, recycling or reuse of hazardous constituents: ____________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
v. Will any hazardous wastes be disposed at an existing offsite hazardous waste facility?
9 Yes 9 No
If Yes: provide name and location of facility: _______________________________________________________________________
________________________________________________________________________________________________________
If No: describe proposed management of any hazardous wastes which will not be sent to a hazardous waste facility:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
E. Site and Setting of Proposed Action
E.1. Land uses on and surrounding the project site
a. Existing land uses.
i. Check all uses that occur on, adjoining and near the project site.
✔
9 Urban
9 Industrial ✔
9 Commercial ✔
9 Residential (suburban) 9 Rural (non-farm)
9 Forest 9 Agriculture 9 Aquatic
9 Other (specify): ____________________________________
ii. If mix of uses, generally describe:
__________________________________________________________________________________________________________
__________________________________________________________________________________________________________
b. Land uses and covertypes on the project site.

•
•
•
•
•
•
•
•

Land use or
Covertype
Roads, buildings, and other paved or impervious
surfaces
Forested
Meadows, grasslands or brushlands (nonagricultural, including abandoned agricultural)
Agricultural
(includes active orchards, field, greenhouse etc.)
Surface water features
(lakes, ponds, streams, rivers, etc.)
Wetlands (freshwater or tidal)
Non-vegetated (bare rock, earth or fill)
Other
Describe: _______________________________
________________________________________

Current
Acreage

Acreage After
Project Completion

Change
(Acres +/-)

0.2

0.2

0

0

0
0

0

0
0

0
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c. Is the project site presently used by members of the community for public recreation?
9 Yes ✔
9 No
i. If Yes: explain: __________________________________________________________________________________________
d. Are there any facilities serving children, the elderly, people with disabilities (e.g., schools, hospitals, licensed
9 Yes ✔
9 No
day care centers, or group homes) within 1500 feet of the project site?
If Yes,
i. Identify Facilities:
________________________________________________________________________________________________________
________________________________________________________________________________________________________
e. Does the project site contain an existing dam?
9 Yes ✔
9 No
If Yes:
i. Dimensions of the dam and impoundment:
• Dam height:
_________________________________ feet
• Dam length:
_________________________________ feet
• Surface area:
_________________________________ acres
• Volume impounded: _______________________________ gallons OR acre-feet
ii. Dam=s existing hazard classification: _________________________________________________________________________
iii. Provide date and summarize results of last inspection:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
f. Has the project site ever been used as a municipal, commercial or industrial solid waste management facility,
9 Yes ✔
9 No
or does the project site adjoin property which is now, or was at one time, used as a solid waste management facility?
If Yes:
i. Has the facility been formally closed?
9 Yes 9 No
• If yes, cite sources/documentation: _______________________________________________________________________
ii. Describe the location of the project site relative to the boundaries of the solid waste management facility:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
iii. Describe any development constraints due to the prior solid waste activities: __________________________________________
_______________________________________________________________________________________________________
g. Have hazardous wastes been generated, treated and/or disposed of at the site, or does the project site adjoin
9 Yes ✔
9 No
property which is now or was at one time used to commercially treat, store and/or dispose of hazardous waste?
If Yes:
i. Describe waste(s) handled and waste management activities, including approximate time when activities occurred:
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
h. Potential contamination history. Has there been a reported spill at the proposed project site, or have any
9 Yes ✔
9 No
remedial actions been conducted at or adjacent to the proposed site?
If Yes:
i. Is any portion of the site listed on the NYSDEC Spills Incidents database or Environmental Site
9 Yes 9 No
Remediation database? Check all that apply:
9 Yes – Spills Incidents database
Provide DEC ID number(s): ________________________________
9 Yes – Environmental Site Remediation database
Provide DEC ID number(s): ________________________________
9 Neither database
ii. If site has been subject of RCRA corrective activities, describe control measures:_______________________________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
iii. Is the project within 2000 feet of any site in the NYSDEC Environmental Site Remediation database?
9 Yes ✔
9 No
If yes, provide DEC ID number(s): ______________________________________________________________________________
iv. If yes to (i), (ii) or (iii) above, describe current status of site(s):
_______________________________________________________________________________________________________
_______________________________________________________________________________________________________
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v. Is the project site subject to an institutional control limiting property uses?
9 Yes ✔
9 No
• If yes, DEC site ID number: ____________________________________________________________________________
• Describe the type of institutional control (e.g., deed restriction or easement): ____________________________________
• Describe any use limitations: ___________________________________________________________________________
• Describe any engineering controls: _______________________________________________________________________
• Will the project affect the institutional or engineering controls in place?
9 Yes 9 No
• Explain: ____________________________________________________________________________________________
___________________________________________________________________________________________________
___________________________________________________________________________________________________
E.2. Natural Resources On or Near Project Site
a. What is the average depth to bedrock on the project site?

________________
various, 2-8 feet
9 Yes ✔
9 No

b. Are there bedrock outcroppings on the project site?
If Yes, what proportion of the site is comprised of bedrock outcroppings? __________________%
c. Predominant soil type(s) present on project site:

100
__________%
__________%
__________%

urban
___________________________
___________________________
____________________________

10+ feet
d. What is the average depth to the water table on the project site? Average: _________

e. Drainage status of project site soils: 9 Well Drained:
9 Moderately Well Drained:
✔
9 Poorly Drained

_____% of site
100
_____%
of site
_____% of site

f. Approximate proportion of proposed action site with slopes: 9 0-10%:
9 10-15%:
9 15% or greater:

70
_____%
of site
15
_____%
of site
15
_____%
of site

g. Are there any unique geologic features on the project site?
9 Yes ✔
9 No
If Yes, describe: _____________________________________________________________________________________________
________________________________________________________________________________________________________
h. Surface water features.
i. Does any portion of the project site contain wetlands or other waterbodies (including streams, rivers,
9 Yes ✔
9 No
ponds or lakes)?
ii. Do any wetlands or other waterbodies adjoin the project site?
9 Yes ✔
9 No
If Yes to either i or ii, continue. If No, skip to E.2.i.
iii. Are any of the wetlands or waterbodies within or adjoining the project site regulated by any federal,
9 Yes ✔
9 No
state or local agency?
iv. For each identified regulated wetland and waterbody on the project site, provide the following information:
Name ____________________________________________ Classification _______________________
• Streams:
Lakes or Ponds: Name ____________________________________________ Classification _______________________
• Wetlands:
Name ____________________________________________ Approximate Size ___________________
• Wetland No. (if regulated by DEC) _____________________________
v. Are any of the above water bodies listed in the most recent compilation of NYS water quality-impaired
9 Yes 9 No
waterbodies?
If yes, name of impaired water body/bodies and basis for listing as impaired: _____________________________________________
___________________________________________________________________________________________________________

•

i. Is the project site in a designated Floodway?

9 Yes ✔
9 No

j. Is the project site in the 100-year Floodplain?

9 Yes ✔
9 No

k. Is the project site in the 500-year Floodplain?

9 Yes ✔
9 No

l. Is the project site located over, or immediately adjoining, a primary, principal or sole source aquifer?
9 Yes ✔
9 No
If Yes:
i. Name of aquifer: _________________________________________________________________________________________
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m. Identify the predominant wildlife species that occupy or use the project site:
none
______________________________
_______________________________
______________________________
_______________________________

______________________________
______________________________
______________________________

n. Does the project site contain a designated significant natural community?
9 Yes ✔
9 No
If Yes:
i. Describe the habitat/community (composition, function, and basis for designation): _____________________________________
________________________________________________________________________________________________________
ii. Source(s) of description or evaluation: ________________________________________________________________________
iii. Extent of community/habitat:
______________________ acres
• Currently:
• Following completion of project as proposed: _____________________ acres
• Gain or loss (indicate + or -):
______________________ acres
o. Does project site contain any species of plant or animal that is listed by the federal government or NYS as
9 Yes ✔
9 No
endangered or threatened, or does it contain any areas identified as habitat for an endangered or threatened species?
If Yes:
i. Species and listing (endangered or threatened):______________________________________________________________________________
________________________________________________________________________________________________________________________
________________________________________________________________________________________________________________________

p. Does the project site contain any species of plant or animal that is listed by NYS as rare, or as a species of
special concern?

9 Yes ✔
9 No

If Yes:
i. Species and listing:____________________________________________________________________________________________________
_______________________________________________________________________________________________________________________

q. Is the project site or adjoining area currently used for hunting, trapping, fishing or shell fishing?
9 Yes ✔
9 No
If yes, give a brief description of how the proposed action may affect that use: ___________________________________________
________________________________________________________________________________________________________
E.3. Designated Public Resources On or Near Project Site
a. Is the project site, or any portion of it, located in a designated agricultural district certified pursuant to
9 Yes ✔
9 No
Agriculture and Markets Law, Article 25-AA, Section 303 and 304?
If Yes, provide county plus district name/number: _________________________________________________________________
b. Are agricultural lands consisting of highly productive soils present?
9 Yes ✔
9 No
i. If Yes: acreage(s) on project site? ___________________________________________________________________________
ii. Source(s) of soil rating(s): _________________________________________________________________________________
c. Does the project site contain all or part of, or is it substantially contiguous to, a registered National
9 Yes ✔
9 No
Natural Landmark?
If Yes:
i. Nature of the natural landmark:
9 Biological Community
9 Geological Feature
ii. Provide brief description of landmark, including values behind designation and approximate size/extent: ___________________
________________________________________________________________________________________________________
________________________________________________________________________________________________________
d. Is the project site located in or does it adjoin a state listed Critical Environmental Area?
9 Yes ✔
9 No
If Yes:
i. CEA name: _____________________________________________________________________________________________
ii. Basis for designation: _____________________________________________________________________________________
iii. Designating agency and date: ______________________________________________________________________________
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e. Does the project site contain, or is it substantially contiguous to, a building, archaeological site, or district
9 Yes ✔
9 No
which is listed on the National or State Register of Historic Places, or that has been determined by the Commissioner of the NYS
Office of Parks, Recreation and Historic Preservation to be eligible for listing on the State Register of Historic Places?
If Yes:
i. Nature of historic/archaeological resource: 9 Archaeological Site
9 Historic Building or District
ii. Name: _________________________________________________________________________________________________
iii. Brief description of attributes on which listing is based:
_______________________________________________________________________________________________________
f. Is the project site, or any portion of it, located in or adjacent to an area designated as sensitive for
archaeological sites on the NY State Historic Preservation Office (SHPO) archaeological site inventory?

9 Yes ✔
9 No

g. Have additional archaeological or historic site(s) or resources been identified on the project site?
9 Yes ✔
9 No
If Yes:
i. Describe possible resource(s): _______________________________________________________________________________
ii. Basis for identification: ___________________________________________________________________________________
h. Is the project site within fives miles of any officially designated and publicly accessible federal, state, or local
9 Yes 9 No
✔
scenic or aesthetic resource?
If Yes:
Stewart Park, Buttermilk Falls State Park, Fall Creek Recreational River
i. Identify resource: _________________________________________________________________________________________
ii. Nature of, or basis for, designation (e.g., established highway overlook, state or local park, state historic trail or scenic byway,
etc.): local
___________________________________________________________________________________________________
park, state park, NYS recreational river
iii. Distance between project and resource: _____________________
> 2 miles.
i. Is the project site located within a designated river corridor under the Wild, Scenic and Recreational Rivers
9 Yes ✔
9 No
Program 6 NYCRR 666?
If Yes:
i. Identify the name of the river and its designation: ________________________________________________________________
ii. Is the activity consistent with development restrictions contained in 6NYCRR Part 666?
9 Yes 9 No

F. Additional Information
Attach any additional information which may be needed to clarify your project.
If you have identified any adverse impacts which could be associated with your proposal, please describe those impacts plus any
measures which you propose to avoid or minimize them.

G. Verification
I certify that the information provided is true to the best of my knowledge.
July 15, 2022
Ithaca Urban Renewal Agency
Applicant/Sponsor Name ___________________________________
Date_______________________________________

IURA Director of Community Development
Signature________________________________________________ Title_______________________________________
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

Agency Use Only [If applicable]
Project :
Date :

EHFS - disposition agreement

7/15/22

Part 2 is to be completed by the lead agency. Part 2 is designed to help the lead agency inventory all potential resources that could
be affected by a proposed project or action. We recognize that the lead agency=s reviewer(s) will not necessarily be environmental
professionals. So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that
can be answered using the information found in Part 1. To further assist the lead agency in completing Part 2, the form identifies the
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question. When Part 2 is completed, the
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.
If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding
with this assessment.
Tips for completing Part 2:
• Review all of the information provided in Part 1.
• Review any application, maps, supporting materials and the Full EAF Workbook.
• Answer each of the 18 questions in Part 2.
• If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
• If you answer “No” to a numbered question, move on to the next numbered question.
• Check appropriate column to indicate the anticipated size of the impact.
• Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency
checking the box “Moderate to large impact may occur.”
• The reviewer is not expected to be an expert in environmental analysis.
•
If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general
question and consult the workbook.
• When answering a question consider all components of the proposed activity, that is, the Awhole action@.
• Consider the possibility for long-term and cumulative impacts as well as direct impacts.
• Answer the question in a reasonable manner considering the scale and context of the project.

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,
the land surface of the proposed site. (See Part 1. D.1)
If “Yes”, answer questions a - j. If “No”, move on to Section 2.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may involve construction on land where depth to water table is
less than 3 feet.

E2d

9

9

b. The proposed action may involve construction on slopes of 15% or greater.

E2f

9

9

c. The proposed action may involve construction on land where bedrock is exposed, or
generally within 5 feet of existing ground surface.

E2a

9

9

d. The proposed action may involve the excavation and removal of more than 1,000 tons
of natural material.

D2a

9

9

e. The proposed action may involve construction that continues for more than one year
or in multiple phases.

D1e

9

9

f. The proposed action may result in increased erosion, whether from physical
disturbance or vegetation removal (including from treatment by herbicides).

D2e, D2q

9

9

g. The proposed action is, or may be, located within a Coastal Erosion hazard area.

B1i

9

9

9

9

h. Other impacts: _______________________________________________________
___________________________________________________________________
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2. Impact on Geological Features
The proposed action may result in the modification or destruction of, or inhibit
access to, any unique or unusual land forms on the site (e.g., cliffs, dunes,
minerals, fossils, caves). (See Part 1. E.2.g)
If “Yes”, answer questions a - c. If “No”, move on to Section 3.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Identify the specific land form(s) attached: ________________________________
___________________________________________________________________

E2g

9

9

b. The proposed action may affect or is adjacent to a geological feature listed as a
registered National Natural Landmark.
Specific feature: _____________________________________________________

E3c

9

9

9

9

c. Other impacts: ______________________________________________________
___________________________________________________________________

3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water
bodies (e.g., streams, rivers, ponds or lakes). (See Part 1. D.2, E.2.h)
If “Yes”, answer questions a - l. If “No”, move on to Section 4.

✔
 NO
Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may create a new water body.

D2b, D1h

9

9

b. The proposed action may result in an increase or decrease of over 10% or more than a
10 acre increase or decrease in the surface area of any body of water.

D2b

9

9

c. The proposed action may involve dredging more than 100 cubic yards of material
from a wetland or water body.

D2a

9

9

d. The proposed action may involve construction within or adjoining a freshwater or
tidal wetland, or in the bed or banks of any other water body.

E2h

9

9

e. The proposed action may create turbidity in a waterbody, either from upland erosion,
runoff or by disturbing bottom sediments.

D2a, D2h

9

9

f. The proposed action may include construction of one or more intake(s) for withdrawal
of water from surface water.

D2c

9

9

g. The proposed action may include construction of one or more outfall(s) for discharge
of wastewater to surface water(s).

D2d

9

9

h. The proposed action may cause soil erosion, or otherwise create a source of
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.

D2e

9

9

i. The proposed action may affect the water quality of any water bodies within or
downstream of the site of the proposed action.

E2h

9

9

j. The proposed action may involve the application of pesticides or herbicides in or
around any water body.

D2q, E2h

9

9

k. The proposed action may require the construction of new, or expansion of existing,
wastewater treatment facilities.

D1a, D2d

9

9
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9

9

l. Other impacts: _______________________________________________________
___________________________________________________________________

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or
may have the potential to introduce contaminants to ground water or an aquifer.
(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t)
If “Yes”, answer questions a - h. If “No”, move on to Section 5.

✔
 NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c

9

9

b. Water supply demand from the proposed action may exceed safe and sustainable
withdrawal capacity rate of the local supply or aquifer.
Cite Source: ________________________________________________________

D2c

9

9

c. The proposed action may allow or result in residential uses in areas without water and
sewer services.

D1a, D2c

9

9

d. The proposed action may include or require wastewater discharged to groundwater.

D2d, E2l

9

9

e. The proposed action may result in the construction of water supply wells in locations
where groundwater is, or is suspected to be, contaminated.

D2c, E1f,
E1g, E1h

9

9

f. The proposed action may require the bulk storage of petroleum or chemical products
over ground water or an aquifer.

D2p, E2l

9

9

g. The proposed action may involve the commercial application of pesticides within 100
feet of potable drinking water or irrigation sources.

E2h, D2q,
E2l, D2c

9

9

9

9

h. Other impacts: ______________________________________________________
__________________________________________________________________

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
If “Yes”, answer questions a - g. If “No”, move on to Section 6.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in development in a designated floodway.

E2i

9

9

b. The proposed action may result in development within a 100 year floodplain.

E2j

9

9

c. The proposed action may result in development within a 500 year floodplain.

E2k

9

9

d. The proposed action may result in, or require, modification of existing drainage
patterns.

D2b, D2e

9

9

e. The proposed action may change flood water flows that contribute to flooding.

D2b, E2i,
E2j, E2k

9

9

f. If there is a dam located on the site of the proposed action, is the dam in need of repair,
or upgrade?

E1e

9

9
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g. Other impacts: ______________________________________________________
___________________________________________________________________

9

9

6. Impacts on Air
The proposed action may include a state regulated air emission source.
(See Part 1. D.2.f., D.2.h, D.2.g)
If “Yes”, answer questions a - f. If “No”, move on to Section 7.


✔ NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2g
D2g
D2g
D2g
D2g

9
9
9
9
9

9
9
9
9
9

D2h

9

9

b. The proposed action may generate 10 tons/year or more of any one designated
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.
c. The proposed action may require a state air registration, or may produce an emissions
rate of total contaminants that may exceed 5 lbs. per hour, or may include a heat
source capable of producing more than 10 million BTU=s per hour.

D2g

9

9

D2f, D2g

9

9

d. The proposed action may reach 50% of any of the thresholds in “a” through “c”,
above.

D2g

9

9

e. The proposed action may result in the combustion or thermal treatment of more than 1
ton of refuse per hour.

D2s

9

9

9

9

a. If the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:
i. More than 1000 tons/year of carbon dioxide (CO2)
ii. More than 3.5 tons/year of nitrous oxide (N2O)
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF6)
v. More than 1000 tons/year of carbon dioxide equivalent of
hydrochloroflourocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

f. Other impacts: ______________________________________________________
__________________________________________________________________

7.

Impact on Plants and Animals
The proposed action may result in a loss of flora or fauna. (See Part 1. E.2. m.-q.)
If “Yes”, answer questions a - j. If “No”, move on to Section 8.
Relevant
Part I
Question(s)

 NO
✔

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may cause reduction in population or loss of individuals of any
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.

E2o

9

9

b. The proposed action may result in a reduction or degradation of any habitat used by
any rare, threatened or endangered species, as listed by New York State or the federal
government.

E2o

9

9

c. The proposed action may cause reduction in population, or loss of individuals, of any
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.

E2p

9

9

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or
the Federal government.

E2p

9

9
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e. The proposed action may diminish the capacity of a registered National Natural
Landmark to support the biological community it was established to protect.

E3c

9

9

f. The proposed action may result in the removal of, or ground disturbance in, any
portion of a designated significant natural community.
Source: ____________________________________________________________

E2n

9

9

E2m

9

9

9

9

9

9

9

9

g. The proposed action may substantially interfere with nesting/breeding, foraging, or
over-wintering habitat for the predominant species that occupy or use the project site.
h. The proposed action requires the conversion of more than 10 acres of forest,
grassland or any other regionally or locally important habitat.
Habitat type & information source: ______________________________________
__________________________________________________________________

E1b

i. Proposed action (commercial, industrial or recreational projects, only) involves use of
herbicides or pesticides.

D2q

j. Other impacts: ______________________________________________________
__________________________________________________________________

8.

Impact on Agricultural Resources
The proposed action may impact agricultural resources. (See Part 1. E.3.a. and b.)
If “Yes”, answer questions a - h. If “No”, move on to Section 9.
Relevant
Part I
Question(s)

✔
 NO

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may impact soil classified within soil group 1 through 4 of the
NYS Land Classification System.

E2c, E3b

9

9

b. The proposed action may sever, cross or otherwise limit access to agricultural land
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

E1a, Elb

9

9

c. The proposed action may result in the excavation or compaction of the soil profile of
active agricultural land.

E3b

9

9

d. The proposed action may irreversibly convert agricultural land to non-agricultural
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

E1b, E3a

9

9

e. The proposed action may disrupt or prevent installation of an agricultural land
management system.

El a, E1b

9

9

f. The proposed action may result, directly or indirectly, in increased development
potential or pressure on farmland.

C2c, C3,
D2c, D2d

9

9

g. The proposed project is not consistent with the adopted municipal Farmland
Protection Plan.

C2c

9

9

9

9

h. Other impacts: ________________________________________________________
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9.

Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource. (Part 1. E.1.a, E.1.b, E.3.h.)
If “Yes”, answer questions a - g. If “No”, go to Section 10.

✔
 NO

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h

9

9

b. The proposed action may result in the obstruction, elimination or significant
screening of one or more officially designated scenic views.

E3h, C2b

9

9

c. The proposed action may be visible from publicly accessible vantage points:
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons)
ii. Year round

E3h
9
9

9
9

d. The situation or activity in which viewers are engaged while viewing the proposed
action is:
i. Routine travel by residents, including travel to and from work
ii. Recreational or tourism based activities

E3h

E1c

9
9

9
9

e. The proposed action may cause a diminishment of the public enjoyment and
appreciation of the designated aesthetic resource.

E3h

9

9

f. There are similar projects visible within the following distance of the proposed
project:
0-1/2 mile
½ -3 mile
3-5 mile
5+ mile

D1a, E1a,
D1f, D1g

9

9

9

9

E2q,

g. Other impacts: ______________________________________________________
__________________________________________________________________

10. Impact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological
resource. (Part 1. E.3.e, f. and g.)
If “Yes”, answer questions a - e. If “No”, go to Section 11.

 NO
✔

Relevant
Part I
Question(s)
a. The proposed action may occur wholly or partially within, or substantially contiguous
E3e
to, any buildings, archaeological site or district which is listed on the National or
State Register of Historical Places, or that has been determined by the Commissioner
of the NYS Office of Parks, Recreation and Historic Preservation to be eligible for
listing on the State Register of Historic Places.

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

9

9

b. The proposed action may occur wholly or partially within, or substantially contiguous
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.

E3f

9

9

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source: ____________________________________________________________

E3g

9

9
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d. Other impacts: ______________________________________________________
__________________________________________________________________

9

9

9

9

9

9

9

9

If any of the above (a-d) are answered “Moderate to large impact may
e. occur”, continue with the following questions to help support conclusions in Part 3:
i.

The proposed action may result in the destruction or alteration of all or part
of the site or property.

E3e, E3g,
E3f

ii. The proposed action may result in the alteration of the property’s setting or
integrity.

E3e, E3f,
E3g, E1a,
E1b
E3e, E3f,
E3g, E3h,
C2, C3

iii. The proposed action may result in the introduction of visual elements which
are out of character with the site or property, or may alter its setting.

11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a
reduction of an open space resource as designated in any adopted
municipal open space plan.
(See Part 1. C.2.c, E.1.c., E.2.q.)
If “Yes”, answer questions a - e. If “No”, go to Section 12.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in an impairment of natural functions, or “ecosystem
services”, provided by an undeveloped area, including but not limited to stormwater
storage, nutrient cycling, wildlife habitat.

D2e, E1b
E2h,
E2m, E2o,
E2n, E2p

9

9

b. The proposed action may result in the loss of a current or future recreational resource.

C2a, E1c,
C2c, E2q

9

9

c. The proposed action may eliminate open space or recreational resource in an area
with few such resources.

C2a, C2c
E1c, E2q

9

9

d. The proposed action may result in loss of an area now used informally by the
community as an open space resource.

C2c, E1c

9

9

9

9

e. Other impacts: _____________________________________________________
_________________________________________________________________

12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical
environmental area (CEA). (See Part 1. E.3.d)
If “Yes”, answer questions a - c. If “No”, go to Section 13.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may result in a reduction in the quantity of the resource or
characteristic which was the basis for designation of the CEA.

E3d

9

9

b. The proposed action may result in a reduction in the quality of the resource or
characteristic which was the basis for designation of the CEA.

E3d

9

9

9

9

c. Other impacts: ______________________________________________________
__________________________________________________________________
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13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)
If “Yes”, answer questions a - f. If “No”, go to Section 14.

✔
 NO
Relevant
Part I
Question(s)

 YES

a. Projected traffic increase may exceed capacity of existing road network.

D2j

No, or
small
impact
may occur
9

b. The proposed action may result in the construction of paved parking area for 500 or
more vehicles.

D2j

9

9

c. The proposed action will degrade existing transit access.

D2j

9

9

d. The proposed action will degrade existing pedestrian or bicycle accommodations.

D2j

9

9

e. The proposed action may alter the present pattern of movement of people or goods.

D2j

9

9

9

9

f. Other impacts: ______________________________________________________
__________________________________________________________________

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.
(See Part 1. D.2.k)
If “Yes”, answer questions a - e. If “No”, go to Section 15.

 NO
✔

Relevant
Part I
Question(s)

Moderate
to large
impact may
occur
9

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action will require a new, or an upgrade to an existing, substation.

D2k

9

9

b. The proposed action will require the creation or extension of an energy transmission
or supply system to serve more than 50 single or two-family residences or to serve a
commercial or industrial use.

D1f,
D1q, D2k

9

9

c. The proposed action may utilize more than 2,500 MWhrs per year of electricity.

D2k

9

9

d. The proposed action may involve heating and/or cooling of more than 100,000 square
feet of building area when completed.
e. Other Impacts: ________________________________________________________
____________________________________________________________________

D1g

9

9

15. Impact on Noise, Odor, and Light
The proposed action may result in an increase in noise, odors, or outdoor lighting.
(See Part 1. D.2.m., n., and o.)
If “Yes”, answer questions a - f. If “No”, go to Section 16.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur
9

Moderate
to large
impact may
occur
9

a. The proposed action may produce sound above noise levels established by local
regulation.

D2m

b. The proposed action may result in blasting within 1,500 feet of any residence,
hospital, school, licensed day care center, or nursing home.

D2m, E1d

9

9

c. The proposed action may result in routine odors for more than one hour per day.

D2o

9

9
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d. The proposed action may result in light shining onto adjoining properties.

D2n

9

9

e. The proposed action may result in lighting creating sky-glow brighter than existing
area conditions.

D2n, E1a

9

9

9

9

f. Other impacts: ______________________________________________________
__________________________________________________________________

16. Impact on Human Health
The proposed action may have an impact on human health from exposure
to new or existing sources of contaminants. (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m. If “No”, go to Section 17.

✔
 NO

Relevant
Part I
Question(s)

 YES

No,or
small
impact
may cccur

Moderate
to large
impact may
occur

a. The proposed action is located within 1500 feet of a school, hospital, licensed day
care center, group home, nursing home or retirement community.

E1d

9

9

b. The site of the proposed action is currently undergoing remediation.

E1g, E1h

9

9

c. There is a completed emergency spill remediation, or a completed environmental site
remediation on, or adjacent to, the site of the proposed action.

E1g, E1h

9

9

d. The site of the action is subject to an institutional control limiting the use of the
property (e.g., easement or deed restriction).

E1g, E1h

9

9

e. The proposed action may affect institutional control measures that were put in place
to ensure that the site remains protective of the environment and human health.

E1g, E1h

9

9

f. The proposed action has adequate control measures in place to ensure that future
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.

D2t

9

9

g. The proposed action involves construction or modification of a solid waste
management facility.

D2q, E1f

9

9

h. The proposed action may result in the unearthing of solid or hazardous waste.

D2q, E1f

9

9

i. The proposed action may result in an increase in the rate of disposal, or processing, of
solid waste.

D2r, D2s

9

9

j. The proposed action may result in excavation or other disturbance within 2000 feet of
a site used for the disposal of solid or hazardous waste.

E1f, E1g
E1h

9

9

k. The proposed action may result in the migration of explosive gases from a landfill
site to adjacent off site structures.

E1f, E1g

9

9

l. The proposed action may result in the release of contaminated leachate from the
project site.

D2s, E1f,
D2r

9

9

m. Other impacts: ______________________________________________________
__________________________________________________________________
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17. Consistency with Community Plans
The proposed action is not consistent with adopted land use plans.
(See Part 1. C.1, C.2. and C.3.)
If “Yes”, answer questions a - h. If “No”, go to Section 18.

 NO
✔

Relevant
Part I
Question(s)

 YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action’s land use components may be different from, or in sharp
contrast to, current surrounding land use pattern(s).
b. The proposed action will cause the permanent population of the city, town or village
in which the project is located to grow by more than 5%.
c. The proposed action is inconsistent with local land use plans or zoning regulations.

C2, C3, D1a
E1a, E1b
C2

9

9

9

9

C2, C2, C3

9

9

d. The proposed action is inconsistent with any County plans, or other regional land use
plans.

C2, C2

9

9

e. The proposed action may cause a change in the density of development that is not
supported by existing infrastructure or is distant from existing infrastructure.

C3, D1c,
D1d, D1f,
D1d, Elb
C4, D2c, D2d
D2j

9

9

9

9

C2a

9

9

9

9

f. The proposed action is located in an area characterized by low density development
that will require new or expanded public infrastructure.
g. The proposed action may induce secondary development impacts (e.g., residential or
commercial development not included in the proposed action)
h. Other: _____________________________________________________________
__________________________________________________________________

18. Consistency with Community Character
The proposed project is inconsistent with the existing community character.
(See Part 1. C.2, C.3, D.2, E.3)
If “Yes”, answer questions a - g. If “No”, proceed to Part 3.

 NO
✔

 YES

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may replace or eliminate existing facilities, structures, or areas
of historic importance to the community.

E3e, E3f, E3g

9

9

b. The proposed action may create a demand for additional community services (e.g.
schools, police and fire)

C4

9

9

c. The proposed action may displace affordable or low-income housing in an area where
there is a shortage of such housing.

C2, C3, D1f
D1g, E1a

9

9

d. The proposed action may interfere with the use or enjoyment of officially recognized
or designated public resources.

C2, E3

9

9

e. The proposed action is inconsistent with the predominant architectural scale and
character.

C2, C3

9

9

f. Proposed action is inconsistent with the character of the existing natural landscape.

C2, C3
E1a, E1b
E2g, E2h

9

9

9

9

g. Other impacts: ______________________________________________________
__________________________________________________________________

PRINT FULL FORM
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108 E. Green St.
Ithaca, NY 14850
Tel: (607) 274-6565

MEMORANDUM

To:

IURA Economic Development Committee

From:

Nels Bohn, IURA Director of Community Development

Subject: East Hill Fire Station – Analysis of RFEI Responses
Date:

July 18, 2022

The purpose of this memo is to summarize the City staff team’s analysis of the responses to the 2021
Request For Expression of Interest (RFEI) seeking redevelopment proposals to redevelop or relocate the East
Hill Fire Station (EHFS) in a manner that meets fire protection needs, enhances Collegetown, and financially
benefits the City. Due to City difficulty securing a new site for construction of the EHFS, the RFEI specifically
required respondents to either incorporate a fire station into a redevelopment project or provide an
alternative suitable site.
Initial RFEI Responses
An RFEI does not commit the City or the respondent to any action. Rather, it often starts a negotiation
process if there is a promising response. Two proposals were received that each offered a promising
responses summarized below:
Visum/LaBella (Visum)
Approach:
Incorporate new fire station in a mixed-use redevelopment project at 309 College
Ave – Fire Station on lower levels with rental housing on upper floors
Financial Proposal:
Construct equivalent fire station on-site at no cost to City with inclusion of a 1,300 SF
community room for public use.
311 College Associates, LLC (311CA)
Approach:
Demolish fire station for private redevelopment at 309 College Ave. Provide an
alternative site to City for construction of a new fire station.
Financial Proposal:
$4,000,000 plus contribution of an alternative site for a new fire station. The
purchase price included a bonus $400,000 per additional floor authorized above the
6-story zoning height limit at 309 College Avenue via the BZA or the Planned Unit
Development (PUD) process.
Proposal Clarifications
Each respondent was asked questions about their proposals resulting in additional information:
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Visum
• Projected cost for the public component of project is estimated at $6.7 million.
• The amount of the development subsidy offered to the City is based on the number of residential
floors authorized above the fire station ranging from $2.9 million for 4 residential floors to $6.7
million for 8 floors of rental housing. The MU-2 zoning at 309 College Ave. limits buildings to 6 floors,
thereby allowing 4 floors of housing above a 2-floor fire station.
311CA
• Site alternatives to be offered at no cost to the City for construction of a new fire station are located
on Dryden Rd., Linden Ave., or E. State Street and will be made available for suitability.
Preferred Proposal Selected for Further Negotiation
The City staff initiated negotiations with 311CA as a preferred proposal for the following reasons:
1. The $4 million cash offer from 311CA exceeds the $2.9 million development subsidy offered by Visum
for a zoning compliant project at 309 College Avenue.
2. On-site reconstruction would take the fire station off-line for 24 months, thereby lengthening fire
Dept. response time on East Hill during construction.
3. Visum proposed private/public project increases project complexity for financing, construction, and
operations. City will be dependent on developer to raise equity and loan financing, gain approvals,
and complete project on a timely basis. Should project not maintain financial feasibility providing a
reasonable return to the developer and their investors, the project could stall.
4. Fire Chief viewed an alternate site offered by 311CA as likely to be operationally feasible for a new
fire station.
If negotiations with 311CA are unsatisfactory the City team was prepared to open negotiations with
Visum.
City/311 CA Negotiation Outcomes
•

•
•

•
Cc:

Developer offered 403 Elmwood Ave. and 408 Dryden Rd. sites at no cost to the City as a site for
construction of a fire station. The City commissioned architectural analysis that demonstrated that
construction of a fire station could be operationally feasible and compatible with the neighborhood.
Preliminary construction cost was estimated at $8.5 million.
Developer agrees to delay transfer of 309 College Avenue property until May 2024 to allow time for
construction of fire station.
Developer agrees to increase cash offer from $4 million to $5.1 million. With inclusion of the value of
Elmwood/Dryden sites, the total financial compensation equals approximately $7 million, or over
$800/SF for the 8,520 sq. ft. 309 College Avenue property. As a point of reference, the adjacent 311
College Avenue property was purchased by the developer in 2019 at $715/SF.
The above terms are included in the City-executed Option Agreement that is currently under review
by the IURA.
L. Nicholas, Director of Planning & Development
T. Parsons, Fire Chief
F. Vavra, Chief of Staff
A. Lavine, City Attorney
V. Kessler, Asst. City Attorney
Kusznir, Senior Planner
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REQUEST FOR EXPRESSIONS OF INTEREST

City of Ithaca, NY
East Hill Fire Station Redevelopment
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A. INTRODUCTION
The City of Ithaca, New York is releasing this Request for Expressions of
Interest (RFEI) to determine the level of interest in the redevelopment of the
City’s East Hill Fire Station, located at 309 College Avenue.
The City released an RFEI for this site in 2018; however circumstances did not
allow for the progression of this project. The City must soon decide whether
to move forward with redevelopment of this site or to renovate the existing
fire station. The goal of this RFEI is to determine if there is sufficient interest
for redevelopment that would include a renovated, new, or relocated East
Hill Fire Station that will meet fire protection needs, enhance Collegetown,
and financially benefit the city. All responses are due no later than 3pm on
Monday, March 1, 2021.

B. PROJECT BACKGROUND
For several years the City has been exploring options for reinvesting in
Collegetown, and the East Hill Fire Station was identified as a prime
redevelopment site. The City applied for and was granted a $1 million grant
from Empire State Development (ESD) to assist in relocation of the fire station
and redevelopment of the site.
The existing East Hill Fire Station was designed by Levatich and Miller in 1967
and was renovated by Egner and Associates in 1989. The structure is located
at 309 College Avenue in the heart of Collegetown. Collegetown is located
adjacent to Cornell University and acts as a gateway to the campus. In recent
years Collegetown has been experiencing tremendous growth. In the last 10
years there has been approximately $140 million in new construction in this
area, including over 850 new residential units, and 64,000 square feet of
commercial space.
In 2015 a conditions assessment of the East Hill Fire Station was completed
by Kingsbury Architecture, Charles R. Wilson Engineering, and Griffiths. The
study concludes that the existing station would require $1,545,000 in
renovations and that a new building would cost approximately $4,236,000.
East Hill Fire Station RFEI
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Anticipated approaches to the project may include, but are not limited to:
x Build an approximately 11,000 square foot, two-bay, turn-key fire
station, with the potential for an added 1,300 square foot community
space for the City at an alternative East Hill site, with preference given
to sites on College Ave. or as close to the existing site as possible, and
redevelop 309 College Avenue for private development;
x Utilize air rights above the fire station for private development and
retain the fire station in place; or
x Incorporate a new fire station within a project that includes the 309
College Avenue parcel. This would require that the front ramp and
apparatus bays be of comparable size to the current facility.

C. SITE DESCRIPTION
The East Hill Fire Station (Previously
known as Fire Station No. 9) is
located at 309 College Avenue. The
building has a footprint of
approximately 6,000 square feet
with a total building size of roughly
9,000 square feet. It is constructed
of modern style masonry and
reinforced concrete. It is located on
an approximately 9,000 square foot
lot in the heart of Ithaca’s
Collegetown district. Collegetown is
characterized by high and mediumdensity student housing, retail/restaurant establishments, and a concentrated
pedestrian population. Driven by real and anticipated development pressure, land
values and rents in the Collegetown core are considerably higher than in other
areas of the city and the county. Adjacent to the Collegetown core are
neighborhoods of mainly single-family detached housing serving a mixed
population of student renters and families. Some of the streets in these
East Hill Fire Station RFEI
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neighborhoods are made up entirely of rental properties occupied predominately
by students or recent graduates.
The building is divided into two
sections. The apparatus room is
located on the west side of the
building and its floor elevation sits
roughly a half floor level above the
lowest floor of the living wing to its
east. The east section of the building is
a four-story wing that rises
dramatically above the apparatus
room wing. The recreation and ready
rooms, kitchen, and building support spaces occupy the lowest floor, the third and
fourth floors contain bunks and bathrooms, and the fourth floor contains
mechanical equipment.

D. ZONING
The East Hill Fire Station is located in the City’s MU-2 Zoning District, which allows
for retail, office, service, hotel, and residential uses. In most cases, multiple uses
are encouraged within the same building. The purpose is to create a dynamic urban
environment in which uses reinforce each other and promote an attractive,
walkable, year-round neighborhood. The MU-2 Zoning District allows buildings of
up to six stories and eighty feet in height.
This site is also located within the City’s Planned Unit Development Overlay District
(PUD). This district allows for properties to apply for flexibility within the zoning
regulations in exchange for providing the community with benefits that are
determined to outweigh any negative impacts from not conforming to the
established zoning regulations. Projects applying for a PUD need to go through a
public process and receive approval by the City’s Common Council and the Planning
and Development Board.

East Hill Fire Station RFEI
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E. SUBMISSION REQUIREMENTS/PROCESS
Submission Requirements
Responses to this RFEI should include the following components:
1. COVER LETTER—Responses should include a statement of interest in this
project, which addresses the following questions:
x Why is the respondent interested in the project?
x What is the respondent’s experience working on similar projects?
2. PROJECT APPROACH—Responses must include a description of project
approach, vision and scale for this site and must include a plan for the
fire station with projected costs to the City, if any. If relocation of the
fire station is proposed, specify the proposed relocation site and
indicate the status of site control. In addition, please provide the
following information:
A. Proposed Project Approach, which should include one of the
following options:
1. Relocate fire station
 List proposed relocation site(s) and indicate the status
of the developer’s site control
2. Retain, refurbish, and develop around existing fire station
3. Incorporate a new fire station on project site
4. Other (explain)
B. Payment to the City (if any)
C. Cost to the City (if any)
D. Redevelopment of 309 College Avenue site
Include the following:
1. Use(s):
2. Square footage (by use and total):
3. Number of stories:
4. Number of housing units (if any):
5. Estimated project cost:
6. Will project substantially conform to existing zoning:
7. QUALIFICATIONS – Responses should include a detailed explanation of
qualifications, including a description of similar projects completed.

East Hill Fire Station RFEI
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SUBMISSION DEADLINE
All submissions are due no later than 3pm on March 1, 2021. Submissions
should be sent to the following address:
Planning Department c/o JoAnn Cornish
(Collegetown RFEOI Response)
108 East Green Street
Ithaca, NY 14850
NEXT STEPS
The City intends to use responses from this RFEI to develop a plan of action for
the East Hill Fire Station. Based on the quality of responses submitted, the City
may decide to negotiate for a development project or may release a full
Request for Proposals for redevelopment of this site.

G. LIMITATIONS
This RFEI does not commit the City to moving forward with a project. The City
retains the right to reject all submissions and to determine whether or not to
move forward with a full Request for Proposals.

East Hill Fire Station RFEI
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Prepared For:
Planning Department
c/o JoAnn Cornish
108 East Green Street
Ithaca, NY 14850

Submitted by:
LaBella Associates
105 N. Tioga Street
Ithaca, NY 14850
(607) 319-4136
Visum Development Group
226 Cecil Malone Dr.
Suite 3
Ithaca, NY 14850
(607) 269-7300

Collegetown RFEI Response: East Hill Fire Station
City of Ithaca
April 6, 2021

Cover Letter

April 6, 2021
Planning Department
c/o JoAnn Cornish
108 East Green Street
Ithaca, NY 14850
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Dear Ms. Cornish,
Visum Development Group and LaBella Associates are pleased to submit the enclosed expression of
interest to redevelop the East Hill Fire Station at 309 College Avenue in Ithaca. We are proposing to
build a new fire station at no cost to the city, to introduce a flexible community room, and to introduce
more housing units to continue helping Ithaca meet its housing production goals. Our team’s primary
interests are to advance public health and safety in Collegetown, to create a gathering space for the
entire community, and to expand housing options in the City of Ithaca.
Visum Development Group is a proudly Ithaca-based developer specializing in new construction and
redevelopment of residential properties. Visum’s thoughtful approach and deep understanding of
Collegetown present an opportunity to continue making a positive impact in the neighborhood and
the City of Ithaca as a whole. Visum’s interest in the fire station site is to build a high-quality project in
Collegetown that increases the supply of modern housing in Ithaca, reduces demand pressure on
established residential neighborhoods, and gives back to the community we call home with a major
public contribution.
As outlined in the attached documents and the list of similar projects completed, Visum has
completed several projects in Collegetown of comparable physical scale and financial complexity as
the proposed project for 309 College Avenue. The company has direct experience working with the
physical constraints of building on College Avenue. Taken together, Visum has 388 beds under
management and approximately 1,900 units in the pipeline. We have secured $106 million in
financing and have $99 million in assets under management.
As a locally-owned and proudly Ithacan company, Visum is mindful about choosing projects that
would generate a positive impact in the community. As urbanists dedicated to creating walkable,
vibrant, and inclusive places, we work with a keen awareness of how we are responding to Ithaca’s
perennial undersupply of safe, high-quality, and modern housing.
As the architecture and engineering lead, LaBella offers a full-service team of design professionals
and a nearby Ithaca office, enhancing coordination, quality control, and responsiveness to project
needs. LaBella’s team has extensive experience providing architectural services related to
emergency service facilities including fire departments, police stations, ambulance districts and other
related municipal buildings. LaBella also has an extensive background in residential multifamily,
collegiate residential, and mixed-use projects.
LaBella’s interest in this project is multifaceted. 309 College Avenue presents an opportunity to work
with the City of Ithaca on a significant community issue that could impact many stakeholders. It is a
design challenge that has the potential to have wide-ranging positive impacts on public safety, the
municipal budget, the housing inventory of Ithaca, and the public realm of College Avenue and the

larger Collegetown neighborhood. It also provides an opportunity for LaBella’s interdisciplinary team
of engineers, architects, and planners to work together on an innovative solution.
Both Visum and LaBella have extensive experience working on several successful projects in Ithaca,
and both our firms have demonstrated a keen commitment to civic-minded projects that meet the
unique needs of our community. This project team also has a well-established track record for
developing and building urban infill projects on time and within budget.
With this expression of interest, Visum and LaBella not only demonstrate exceptional skill and ability,
but also a sincere commitment to improving the Ithaca community with responsive and innovative
treatments of the components that make up this project. Our project proposal represents an
approach that is a feasible and highly achievable implementation of public-private partnerships. In
short, we believe that we are the best team and have the best proposal for redeveloping 309 College
Avenue as a project with true public benefit.
We appreciate the opportunity to be considered for this project. We look forward to discussing our
ideas in greater detail.
Respectfully submitted,
LaBella Associates

Visum Development Gro
Group

Christopher Kozub, AIA, NCARB
Regional Manger

Todd Fox
Founder | CEO
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Project Approach
East Hill Fire Station Redevelopment- Collegetown
would be constructed by Visum and LaBella in
accordance with speciǻcations and schematic
designs to be developed in collaboration with
the City of Ithaca at a cost not to exceed a
guaranteed maximum price.

Experience Working on
Similar Projects
As outlined in the attached documents and the
description of similar projects completed, Visum
has completed several projects in Collegetown
of comparable physical and ǻnancial scale and
complexity as the proposed project for 309 College
Avenue. Our company has direct experience
working with the physical constraints of building
on College Avenue. Taken together, Visum has 388
beds under management and approximately 1,900
units in the pipeline. We have secured $106 million
in ǻnancing and have $99 million in assets under
management. As a locally-owned and proudly
Ithacan company, we are mindful about choosing
projects that would generate a positive impact in
the community. As urbanists dedicated to creating
walkable, vibrant, and inclusive places, we work
with a keen awareness of how we are responding to
Ithaca’s perennial undersupply of safe, high-quality,
and modern housing.
LaBella has extensive experience providing
architectural and engineering services related
to emergency service facilities including ǻre
departments, police stations, ambulance districts
and other related municipal buildings. We also have
an extensive background in residential multi-family,
collegiate residential, and mixed-use space projects.

Project Approach
A. Proposed Project
Approach
The core intent of the Visum/LaBella project
approach is to provide the City of Ithaca with a
new ǻre station and multipurpose community
room at no public cost. In exchange, the
development team wishes to obtain rights to build
a private residential project above the public-sector
components, which would oǺset the cost of building
the ǻre station and community room. The new
building would therefore have both publicly and
privately owned and operated components.
•

On the ǻrst two or three levels, a new, modern,
and energy-eǽcient 11,000-sf ǻre station will
meet the Ithaca Fire Department’s needs. The
City would retain ownership and management
of the ǻre station and the land. The new station

•

A 1,300-sf community room would also be
available which local organizations and the City
can schedule for meetings and public events.
The City would operate and retain ownership of
this room.

•

Privately owned housing would be located
above. Visum Development Group (or through a
to-be-created entity under the control of Todd
Fox) proposes to purchase the air rights above
the ǻre station to build, own, and operate the
housing.

The core intent of the
Visum/LaBella project
approach is to provide the
City of Ithaca with a new ǻre
station and multipurpose
community room at no
public cost.
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A Community-Responsive Proposal
Our proposal resolves many of the issues that the
City and its consultants identiǻed in a 2015 study
and conditions assessment for the present ǻre
station. As the study noted, the existing “building is
now about a half century old and its building fabric
and infrastructure are in need of updating.” We
elected to retain the ǻre station at the 309 College
Avenue site because of the present location’s
proximity to a high density of students living in
nineteenth-century wooden boarding houses, the
mixed-use district of Collegetown, both East Hill
and Belle Sherman, and because it is the second
closest station to the growing downtown.
The current building is a thoughtful example of
late modernist design by the regional ǻrm Levatich
and Miller, who also designed the Contemporary
Trends building in downtown Ithaca, the Cayuga
Heights Elementary School, the modernist
Newǻeld Methodist Church addition, and the
Psychiatric Hospital in Elmira. However, the
structure has outgrown its usefulness and has
several environmental and occupant satisfaction
issues, and the Cornell University Library has
extensive photographic records and drawings of
the building. These factors make the project team
comfortable with proposing demolition of the
current ǻre station.
With state-of-the-art and environmentally-forward
twenty-ǻrst century design, we are conǻdent
that a new building can be designed to avoid the
long-term maintenance issues associated with
the current building, including moisture inǻltration,
energy eǽciency of windows, and eǽciency of
MEP and HVAC systems. We wish to collaborate
with the City and Fire Department to understand
how we can best provide for ǻreǻghters’ space
needs, occupant comfort and health, and
anticipated telecommunications needs.
The intention of the community room is to provide
enclosed public space in the Collegetown
neighborhood, which currently has few suitable
facilities for indoor meetings beyond St. Luke’s
Lutheran Church and the Student Agencies
buildings. The project team anticipates that the
community room will be an attractive location
meeting the needs of residents of East Hill,
Collegetown, and Belle Sherman, and will help
integrate Collegetown more fully with non-student
residents of Ithaca.

mixed-use fire station
redevelopment

Public green space and
stairs to roof
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Anticipated Negotiation Components
Preliminarily, we anticipate the following general
project stages and components, which will
be deǻned with greater clarity as the project
progresses.
The Development Team and the City of
Ithaca would enter into a Memorandum of
Understanding establishing basic terms upon
which the parties would cooperate in good
faith to negotiate, ǻnalize, and approve a
Development or Redevelopment Agreement
for the site. Both parties would also negotiate
a Declaration of Conditions, Restrictions, and
Reciprocal Easements necessary for the longterm operation of the project. This would include
customary provisions such as ingress and egress
on and within the site (both for occupants and
refuse removal), snow removal, capital repairs,
shared walls and foundations, use restrictions,
and insurance.
Both the City and the development team
should also discuss potential construction
easements; these would be useful if the City
issues a temporary Certiǻcate of Occupancy, for
instance, if the ǻre station is occupied before the
residential component is complete. Execution of
these agreements would presumably be subject
to approval by Common Council and the Ithaca
Fire Department.
The development team will collaborate closely
with the Ithaca Fire Department to ǻnalize all
the construction drawings and details of the
new ǻre station, and will deliver a bid set of
construction documents. The team will be
responsible for bidding for contractors, securing
construction and permanent ǻnancing, and
securing a building permit to construct the
ǻre station, community room, and residential
component. Through the negotiation process,
the City and the development team would agree
on an ultimate Construction Schedule of the new
project, as well as preliminary site access for
hazardous materials surveying and remediation
ahead of demolishing the current building.
The development team will pursue City of Ithaca
approval of the site plan and all other land use

street level
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and zoning entitlements and permits required
to undertake the project. We will also need the
City to approve sale of air rights above the parcel,
which could include a vertical subdivision creating
separate legal tax parcels. The development team
would be responsible for the costs associated with
pursuing and recording the air-rights subdivision.
We are also open to negotiating diǺerent options of
how the air rights could be purchased. If necessary,
the development team may seek to obtain title
or easements to subsurface rights needed for
structural and foundation reasons.

Design Approach
LaBella Associates’ role as design professional
on the project team is to assist the City of Ithaca
in achieving the community’s goals for providing
adequate ǻre service as part of the project. LaBella
applies certain common guidelines to all of our
eǺorts to form the cornerstone of all eǺective
projects. LaBella believes the most eǺective and
lasting approach to this project is one that brings
together a team of professionals to work alongside
the Ithaca Fire Department, the community and
ultimately the ǻre district as end-users. As a part of
this team, LaBella will:
•

Listen attentively and collect the information
needed to develop the program that meets the
unique needs of the Ithaca community;

•

Be inclusive in the search for ideas and
comments and seek to involve key Ithaca Fire
Department staǺ members; and

•

Provide leadership through the assignment of
Chris Kozub, AIA, Regional Manager, as Project
Manager and lead contact alongside Visum.

The architectural and engineering design process
will involve three phases: a preliminary facilities
study and due diligence, concept design in
conjunction with Visum and the City, and a ǻnal
study and design.

Design Phase 1: Facilities Study and Due Diligence
LaBella ǻrmly believes that good facility planning
requires thorough data collection and assessment
related to systems, infrastructure and code related
items. LaBella’s architects and engineers will review
the information gathered to date and also visually
observe the current ǻrehouse facilities (both on East
Hill and the newer West Hill and South Hill facilities)
to help us better understand the underlying context
of the existing information and what the City of
Ithaca expects in terms of design and usability.
A full site survey, including boundary, topography,
utilities, and controls will be required to obtain
planning and building approvals. Subsurface borings
and investigations will be needed to determine the
structural capacity of the soils, soil characteristics,
and the depth of the water table. Given better upfront data, we can better avoid unknowns moving
forward.

Design Phase 2: Concept Design, Programming,
and Planning
After the data-gathering process, initial probable
cost estimates will be generated. We will coordinate
with both Visum Development and the City of
Ithaca to discuss potential design solutions that will
allow Visum to include an on-site ǻre station and
community room at no cost to the city.
With the completion of the Programming Summary,
the City and Visum will have a valuable document
that describes the overall vision and scope of
work to be completed. Schematic Design services
take these broad concepts and develop them
further, resulting in a well deǻned program that is
well understood in terms of scope, schedule and
probable cost. MEP, site, and building design issues
are addressed in enough detail so as to propose a
construction program that does not rely on inǼated
contingency costs to cover the unknown.
Renderings, graphics, plans, and narratives are
all developed to both capture design intent for
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subsequent project phases, as well as communicate
with the City of Ithaca and the public. SEQRA will
also be performed as part of the environmental
assessment.
Design Phase 3: Final Study and Construction
Drawings
We will capture all of the work performed
in a comprehensive document, outlining a
redevelopment project that meets the needs of the
City of Ithaca and Visum Development. The ǻnal
document will also include construction drawings
for the project to receive building permits. We
have provided some preliminary idea sketches
to demonstrate our combined initial thoughts
for potential design solutions for options being
considered. These ideas and concepts represent the
preliminary discussions with LaBella and Visum.
The development team will reasonably
accommodate any change orders submitted by the
City during construction, and we will keep the City
consistently involved as a partner throughout.

B. Proposed Purchase Price
Visum Development proposes $850,000 (the
current Tompkins County assessed value of the
land without improvements) to purchase a to-besubdivided air rights parcel in return for the city
receiving a new ǻre station and community room
with no public capital expenditures. The project
team is open to negotiate this price with the City.

C. Costs or Obligations
Required of the City
The project team wishes to collaborate actively with
the City of Ithaca and the Ithaca Fire Department
to design and specify for programming needs in
the new ǻre station and the community room. The
public-sector partners should also collaborate with
the Visum/LaBella team on identifying a strategy
for temporarily relocating the ǻre station during the
construction period.

project approach
East Hill Fire Station Redevelopment- Collegetown
In addition to the anticipated negotiation aspects
outlined under “Proposed Project Approach,” the
project team only expects that the city would incur
routine maintenance and operating costs for the
ǻre station and community room in the long run.
We anticipate these costs will be lower than the
current ǻre station because of the new construction
and energy-eǽcient design meeting Ithaca’s Green
Building Policy. The Fire Department will provide
its own specialized supplies, but the City and the
development team can negotiate on furniture,
ǻxtures, and equipment (FF&E) that can be provided
as part of the upfront development cost.

•

Enter into a Memorandum of Understanding
with the Visum/LaBella team

•

Negotiate, ǻnalize, and approve a Development
or Redevelopment Agreement

•

Negotiate a Declaration of Conditions,
Restrictions, and Reciprocal Easements

•

Sell the air rights above the future ǻre station to
the development team

•

Potentially transfer title or agree to easements
for subsurface rights

The City will also operate the community room,
presumably from General Fund appropriations
dedicated to the Home & Community Services
category of the City’s annual budget, or as deemed
appropriate by the City.

•

Agree on potential construction easements

•

Allow pre-demolition access to the site for soils
and materials sampling

•

Issue site plan, zoning, and building permits and
approvals, and any other entitlements required
by law for the project to be built

To recap, other anticipated obligations of the City
covered under “Proposed Project Approach” include
the following:

site location

project approach
East Hill Fire Station Redevelopment- Collegetown
D. Redevelopment of 309
College Ave. site
Our project approach illustrates the principle of
value capture in public-private partnerships, and
it proposes a win-win scenario for both the City
and the development team. By developing private
housing above the public ǻre station and community
room, the City of Ithaca receives signiǻcant longterm public beneǻts without incurring public debt
or requiring expenditure of budgeted funds. A
few mixed-use ǻre station projects have begun
emerging across the nation, and this is an ideal
location for the City of Ithaca to lead by example for
how to beneǻt from private development value to
support the provision of public services.
This proposal includes construction of a new,
state-of-the-art, 11,000-sf ǻre station on the ground
Ǽoor. It also includes a 1,300 sf community space
that could be Ǽexibly reserved and used by local
organizations and for local public meetings to make
Collegetown more available to the broader Ithaca
community beyond students. Between six and eight
stories of private residential would be built above,
which would generate suǽcient rental revenue both
to cover the costs of the public components of the
project to attract private funding. Circulation (i.e.,
stairs and hallways) for the community room and for
the residential component would be separate from
the ǻre station.
A note on scale: due to the necessary two or three
stories of ǻre station and community room at the
base, the residential portion would need to exceed
the present allowable height. Without the ǻre station
component, we anticipate the residential part of
the building would largely conform with the MU-2
zoning, with the exception of number of stories.
The adopted 2009 Collegetown Urban Plan (on
pages 2.27 and 5.16) contemplated a “mixed-use
residential project incorporating the existing ǻre
station at 309 College Avenue” of approximately 75
units, 160 beds, and approximately 90 feet in height.
The Visum and LaBella proposal closely mirrors
this initial study. Of course, given the preliminary
nature of the RFEI, the numbers presented below
are initial and subject to change over the course of

design development and negotiations with the City
and the Fire Department. However, the Visum and
LaBella team have attempted to be realistic with the
anticipated costs and built suǽcient buǺers into our
ǻnancial models.
Uses & Number of Fire station and community
Stories
room
(2 to 3 stories)
Private rental housing above
(6 to 8 stories)
Total 8 to 11 stories
Square footage by use and total
Fire station

11,000 sf or as needed by the
Ithaca Fire Department

Community room

1,300 sf meeting program
needs and speciǻcations of
the City

Residential
component

Living space: 6,100 sf per
Ǽoor; 36,000 to 48,000 sf total
Gross Ǽoor area: 7,020 sf per
Ǽoor; 42,120 to 56,160 sf total

Number of
Housing Units

66 to 88 units

Estimated project
cost

Estimated around $20.7
million total. We anticipate
somewhere between $6.1
million and $6.7 million for the
ǻre station and community
room.

Will the project
substantially
conform to
existing zoning?

Yes, with the exception of
height and number of stories

project approach
East Hill Fire Station Redevelopment- Collegetown
Visum Team

Labella Team

Todd Fox
As the Founder and CEO of Visum, Todd is
responsible for overseeing all facets of the business.
He is intimately involved in all Visum projects, from
concept formation to long-term stabilization. He has
a proven executive management track record in the
real estate industry, having developed over $100MM
in projects over the past 10 years.

Daniel Pieters, AIA
Dan is LaBella’s Fire Station Design Expert. With over
26 years of project experience, his design expertise
with emergency response facilities includes
new construction, additions, and renovations. He
has served as both Project Architect and Project
Manager on projects that have included living
quarters, storage space, meeting/ banquet spaces,
ǻre training facilities, oǽce areas, and commercial
kitchens. Dan is currently serving as the DIrector of
Architecture for all of LaBella Associates.

Laura Mattos
Laura is integral to the leadership of the Visum
team focusing on overseeing Visum’s new
developments, implementing daily operations, and
setting comprehensive goals for the company’s
performance and growth. She combines more than
15 years of experience in design, construction, and
ǻnance with her passion for creating places that
transform cities and enhance people’s lives.

Patrick Braga
Trained in urban planning and real estate ǻnance,
Patrick provides analytical and strategic support to
the development process, from evaluating potential
deals to designing uplifting buildings and places.
With his comprehensive experience in development,
local government, and urban design, Patrick helps
ensure that Visum’s projects become positive and
ǻnancially sound contributions to the communities
where we work.

Christopher Kozub, AIA, NCARB, LEED AP
Chris has been practicing architecture for 22 years
with experience across multiple market segments
including K-12 education, higher education,
corporate, commercial, retail, and hospitality.
His projects include additions, renovations, new
construction, building condition surveys and
facility assessments. Additionally, he has extensive
experience in managing largescale, multi-discipline
projects utilizing just-in-time delivery of building
systems and key design components. Chris is
considered by his peers to be a leader in his use
of emerging technologies and he has served on
steering committees and advisory boards for some
of the world’s most innovative construction software
companies.

Identity of all owners with
15% or more ownership of
the respondent

Identity of all owners with
15% or more ownership of
the respondent

Todd Fox is the sole owner of Visum Development
Group LLC.

LaBella Associates is an employee-owned company
with no individual stakeholder owning 15% or more.
In the Firm Overview section of this submission our
ǻrm Principals with the most ownership stake are
listed.

Design Concepts
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Main Level

Second Level

Design Concepts
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3rd level

Residential 4th level
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OPTION AGREEMENT
This OPTION AGREEMENT (the "Option Agreement") is made as of theZl day of
February, 2022,be&veen 311 CA Associates, LLC, a New York limited liability company
having an address at l5 Thornwood Drive, P.O. Box 4860, Ithaca, New York 14852-4860 Attn
Philip Proujansky ("Developer") and the City of Ithaca, a municipal corporation having an
address at 108 East Green Street, Ithaca, New York 14850 Attn: Mayor's Office ("City").
Developer and the City hereby covenant and agree as foilows:

I.

Grant of Option. Developer (i) as Agent for its affiliate 403 EW Associates, LLC, a
New York limited liability company which is the owner of that ceftain real property
located in the City of lthaca, New York, together with all buildings and improvements
thereon, known as 403 Elmwood Avenue (Tax Parcel 64.-3-7), and (ii) as Agent for an
affiliated New York lirnited liability company to be formed that is the contract purchaser
of that certain real property located in the City of lthaca, New York, together with all
buildings and improvements thereon, known as 408 Dryden Road (Tax Parcel 64.-3-6)
(collectively, for purposes of this Agreement referred to as the "Developer Parcels"),
hereby grants to the City an exclusive option (the "Option") to purchase the Developer
Parcels in AS IS CONDITION on the terms and conditions set forth herein, contingent
upon Developer's affiliate acquiring good and marketable fee title to the property at 408
Dryden Road. In consideration for the Option, and in the event the City elects to exercise
the Option, the City hereby grants to Developer the right to purchase that certain real
property located in the City of lthaca, New York, together with all buildings and
improvements thereon, owned by the City and known as 309 College Avenue (Tax Parcel
64.-10-17 .2) (the "City Parcel"), on the terms and conditions set forth herein. Developer
agrees not to offer any part ofthe Developer Parcels to any other party for sale prior to
the Option Expiration Date, as defined herein, and likewise the City agrees not to offer
any part of the City Parcel to any other party for sale prior to the Option Expiration Date.

2.

Option Price. The price of this Option is $30,000 (the "Option Price"), which shall be
paid by the City to the Developer within ten (10) business days of the execution and
delivery of this Option Agreement by both parties. If the City exercises the Option
pursuant to this Option Agreement, the Option Price shall be refunded to the City as
described in Section 5(b) of this Option Agreement. If the City does not exercise the
Option on or before the Option Expiration Date, as defined herein, Developer shall retain
the Option Price.

3.

Exercise of Option. If the City desires to exercise the Option, the City shall do so by
delivering to Developer written notice of such exercise on or before September 15,2022
(the "Option Expiration Date"). Upon delivery of such notice, the parties acknowledge
and agree that this Option Agreement shall, effective upon the date of such exercise,
become an agreement for the purchase and sale of real property in accordance with the
I

terms and conditions set forth in this Option Agreement (the "Transaction"). If the City
does not exercise the Option by written notice on or before the Option Expiration Date,
Developer shall retain the Option Price and the Option shall expire and be of no further
force or effect.

4,

Extension of Option Period by Developer. Notwithstanding the foregoing, Developer
may, in its sole discretion, extend the Option Expiration Date for a period of sixty (60)
days (the "Extension Period") to November 15,2022 (the "Extended Option Expiration
Date"). In the event that Developer elects to extend the Option Expiration Date, all
provisions of this Option Agreement, including the refund of the Option Price
contemplated in Section 5(b), shall apply during such Extension Period and all references
in this Option Agreement to the Option Expiration Date shall be deemed to refer to the
Extended Option Expiration Date. If Developer elects to extend the Option Expiration
Date and the City does not exercise the option on or before the Extended Option
Expiration Date, Developer shall retain the Option Price and the Option shall expire and
be of no further force or effect.

5.

Transaction. Upon the City's timely and proper exercise of the Option, the parties shall
be obligated to, and shall, enter into the Transaction (as defrned in paragraph 3 above) on
the following terms:

a.

On a da:e to be agreed upon by the parties, but no later than sixty (60) days
following the exercise of the Option unless such time is extended by mutual
agreement of the parties, Developer shall transfer title to the Developer Parcels to
the City. The date of such transfer shall be referred to herein as the "Closing
Date".

b.

On the Closing Date, Developer shall pay the City $600,000 as an initial payment,
and an additional 530,000 representing a refund of the Option Price paid by the
City as described in Section 2 of this Option Agreement.

c.

On the Closing Date, Developer shall deliver to the City a letter of credit from a
bank or other financial institution on terms reasonably acceptable to the City in
the amount of $4,500,000 to secure full payment of the purchase price for the City
Parcel (as defined in paragraph [g] below),

d.

On the Closing Date, the City shall place into escrow with Stewart Title Insurance
Company or such other escrow agent as shall be mutually agreed upon by the
parties (the "Escrow Agent") the signed deed to the City Parcel in recordable
form (the "Deed"); the signed Real Property Transfer Report ("RP-5217"); the
signed Combined Real Estate Transfer Tax Return, Credit Line Mortgage
Certificate, and Certification of Exemption from Payment of Estimated Personal
lncome Tax ("TP-584"); and a Resolution passed by the City authorizing the
2

transfer of the city Parcelto Developer and the execution of such documents
required to consummate such transfer.

e.

as

The Developer shall make additional payments to the City in consideration for the
transfer of title to the City Parcel to the Developer according to the following
schedule:

i.
ii.

iii.

October

15,2022:

December

$800,000

31,2A22: $800,000

1,2023:
1,2023:

March
$800,000
June
$800,000
v. September 1,2023: $800,000
If Developer elects to extend the Option Expiration Date pursuant to paragraph 4
of this agreement, the october 15,2022 payment described above shall be made
on December 15,2A22, All other payment dates shall remain the same.

iv.

f.

Title to the City Parcel shall then be good and marketable and the Deed to the
City Parcel, the RP-5217, the TP-584 and the Resolution shall be released to the
Developer from escrow on the earlier of the following:
i. As soon as is practicable following City's written notification to
Developer and the Escrow Agent that the signed documents identified in f
above shall be released from esqow and title is to be transfered to
Developer, which transfer of title shall occur no later than the sixtieth
(60th) day following the City's comptetion of a new fire station on the
Developer Parcels, or
ii. On May 15,2024,

g.

Upon delivery of the original Deed, the RP-5217, the TP-584 and the City's
Resolution for transfer of the City Parcel to Developer pursuant to paragraph f
above, Developer shallpay the City a final payment in the following amount:
If the City's written notification described in Section 5(0(i) above is
delivered on or before January 31,2024: $500,000, resulting in a final
purchase price of $5,100,000 for the City Parcel in addition to the prior
conveyance of the Developer Parcels to the City, which will then be
valued for purposes of the Transaction at Developer's cost basis.
If the City's written notilication described in Section 5(fxi) above is
delivered on or after February 1,2024t $300,000, resulting in a final
purchase price of $4,900,000 in addition to the prior conveyance of the
Developer Parcels to the City, which will then be valued for purposes of

i.

ii.

the Transaction at Devetoper's cost basis.

h.

The Developer Parcels shall be delivered to the City free of any leasehold or
similar interests, tenants, or occupants.

J

i.

The Developer Parcels shall be delivered to the City free of any mortgages, liens,
unpaid taxes, or other encumbrances.

j.

The Developer shall have no obligation to make any improvements or repairs to
the Developer Parcels or either of them, nor shall the City have any obligation to
make any improvements or repairs to the City Parcel.

k.

has satisfied allof Developer's obligations hereunder, City shall not
object to, refuse to permit, or otherwise cause a delay in, the release by the
Escrow Agent to Developer of the deed and related documents needed to transfer
title to the City Parcel to the Developer not later than the latest permissible date
specified in paragraph f above. Such an action by the City with respect to the
release of the documents from escrow shall be a default under this Option
Agreement. In the event that such latest permissible release date in paragraph f is
not met due to any breach of this Option Agreement by the City, then and in such
event the City shall pay to Developer liquidated damages in the amount of
$5,000.00 per week until such time as the deed and related documents are

If Developer

released from escrow.

6,

Additional Documentation. Developer and the City covenant to execute any and all
documentation reasonably necessary to consummate the Transaction on the terms
described herein, including without limitation deeds, affidavits, certificates, escrow
agreements, and any additional agreements, if the City should exercise the Option as
provided in this Option Agreement. Each party shall bear its own costs in connection
with the negotiation, preparation, and execution of any such documentation unless
another arrangement is agreed to by the parties.

7. Additional

Termsl Modification of Transaction. Either the City or the Developer may

request any additional or different terms for the Transaction prior to the City's exercise of
fte Option. Developer and City each covenant to negotiate on such additional or different
ierms in good faith. If no agreement is reached following such good-faith negotiation, the
terms specified in this Option Agreement shall apply to the Transaction.

8. Marketable Title.

Developer warrants and represents to City that 403 EW Associates,
LLC has marketable title to the Developer Parcel at 403 Elmwood Avenue as of the date
of this Option Agreement and that Developer possesses the ability to legally compel 403
EW Associates, LLC to satisfu Developer's obligations under this Option Agreement, as
such obligations pertain to the Developer Parcel at 403 Elmwood Avenue. Developer also
warrants and represents that its affiliate has the contractual right to acquire marketable
title to the Developer Parcel at 408 Dryden Road as of the date of this Option Agreement,
and that Developer possesses the ability to legally compel its affiliate to satisff
Developer's obligations under this Option Agreement, as such obligations pertain to the
Developer Parcel at 408 Dryden Road. Developer further warrants and represents that
4

Developer or its affiliate shall acquire marketable title to the Developer Parcel at 408
Dryden Road on or before July 15, 2022 and thereafter maintain such title as provided in
this Section. Developer shall cause marketable title to the Developer Parcels to be
maintai:red as follows:
(i) if the Option is exercised, until the transfer of title to the City; or
(iD if the Option is not exercised, until the Option Expiration Date.
If Developer fails to obtain and maintain marketable title as provided under this Section
and the City elects not to proceed with the Transaction in lieu of seeking specific
performance. the Option Price shall be refunded to the City with interest at l0?6 per
annum calculated from the date of this Option Agreement to the date of payment of the
refund.
The City warrants and represents to Developer that the City has marketable title to the
City Parcel as of the date of this Option Agreement and the City shall cause marketable
title to the City Parcelto be maintained untilthe date on which the City Parcel is
conveyed to Developer pursuant to the terms ofthis Option Agreement or, if the City
does not elect to exercise the Option, until the Option Expiration Date.

9.

Proof of Title. Developer shall provide the City with an up-to-date Abstract of Title and
City's request, a copy of the
recorded deed transfering each such Parcel to Developer and closing statements. City
shall, at City's cost and expense, provide Developer with an up-to-date Abstract of Title
and current survey of the City Parcel.
a current survey of each of the Developer Parcels, and upon

10. Access to Developer Parcels. Prior to the City's exercise of the Option, and if the Option
is exercised, up until the Closing Date, Developer shall permit the City and its authorized
agents and contractors to have access to the Developer Parcels for purposes of

performing necessary inspections and testing, including without limitation for
geotechnical purposes, in preparation for exercise ofthe Option and construction ofa
new structure on the Developer Parcels. Access to the interior of existing structures shall
only be included in the Developer's reasoned discretion. Prior to such entry upon the
Developer Parcels, City shall provide a certificate naming Developer as an additional
insured on its liability insurance policies or its self-insurance, and shall require that any
agent or contractor retained by the City to enter upon the Developer Parcels or either of
them to perform such inspections or testing provide a similar certificate naming
Developer as an additional insured. City shall indemnifu and hold Developer harmless
from and against any and all claims, loss, cost, damage, liability, and expense sustained
or incurred by Developer as a result of or caused by the entry upon the Developer
Parcels, by the City, its agents, contractors or representatives, as well as for any damage
caused to either of the Developer Parcels as a result of such entry.
I

l.

Assignment and Designees. The City may assign its rights and obligations under this
Option Agreement to a City-affiliated agency or entity, including the Ithaca Urban
5

Renewal Agency, or otherwise designate said agency or entity as its agent, for the
purposes of exercising this Option Agreement and/or consummating the Transaction
contemplated hereunder. Written notice of such assignment or designation by the City is
required and in the event of such an assignment of designation, City shall not be released
or relieved of or from the performance of its obligations and responsibilities under this
Option Agreement. Developer shall not assign its rights or obligations under this Option
Agreement without the written consent of the City.
12. Time. Tims is of the essence with respect to ali dates in this Option Agreement.
13.

Entire Agreement. All prior understandings and agreements between Seller and
Purchaser are merged in this Option Agreement, which completely expresses their
agreement. It has been entered into after full investigation, with each Party having the
opportunity to seek advice of counsel, and neither party relies upon any statements that
are not set

fofih in this Option Agreement.

14. Choice oJ Law. This Option Agreement and the Transaction contemplated hereunder
shall be governed in all respects by the laws of the Sta:e of Nerv York, without regard to

its choice-of-law principles.
15. Venue. Venue for any legal proceeding relating to or arising from this Option Agreement
or the Transaction contemplated hereunder shall exclusively lie in a court of competent
jurisdiction located in Tompkins County, New York.
16.

Attorncy Fees. In the event of any dispute relating to or arising from this Option
Agreement or the Transaction contemplated hereunder, each party is to bear its own costs
for attorney fees.

17. Cost of this Agreement. Each party shallbear its own costs in connection with the

negotiation and/or execution of this Option Agreement.
18. No Brokers. Neither party has engaged any third party as broker and neither party has
become obligated to pay any broker's commission or finder's fee in connection with the

transactions contemplated by this Option Agreement.
19. Joint

Drafting. The parties have participated jointly in the negotiation and drafting of

this Agreement. In the event an ambiguity or question of intent or interpretation arises,
this Agreement shall be construed as if drafted jointly by the parties and no presumption
or burden ofproofshall arise favoring or disfavoring any party by virtue ofthe
authorship of any of the provisions of this Agreement.

20. Modifications; Binding Effect. This agreement may not be modified or cancelled
except in writing signed by both Developer and City. This Option Agreement when fully
6

executed shall apply to, bind, and be enforceable against the parties hereto and their
respective heirs, successors, and assigns.
21. Notice. Written notice shall be provided to the parties by hand, by U.S. Certified Mail, or
by overnight delivery at the following addresses:

DEVELOPER

3i

i

CA Associates, LC

15 Thornwood Drive, P.O. Box 4860
Ithaca" New York 14852-48860
Attn: Philip Proujansky

With a copy to:
Hancock Estabrook, LLP
100 Madison Street, Suite 1800
Syracuse, New York 13202
Attn: C. DanielShulman, Esq.

CITY OF ITHACA
City of Ithaca
ATTN: Mayor's Office
108 E. Green Street
Ithaca, New York 14850

With a copy to
City of Ithaca
ATTN: City Attorney
108 E. Green Street
Ithaca, New York 14850

Notice shall be effective as of the date such notice is posted, regardless of the date on which it is
received, A copy of any written notice shall also be sent to each party by electronic mail at
addresses designated by the parties. The parties may, by electronic mail or otherwise in writing,
mutually consent to waive any requirement of physical written notice provided in this Option
Agreernent.
22. Counterparts. This agreement may be executed in counterparts, each of which shall be
deemed an original but all of which taken together shall constitute one and the same instrunrent.
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23. Severability. If any provision of this Option Agreement is held to be illegal, invalid, or
unenforceable under present or future laws effective during the term hereof, such provision shall
be fully severable and this Option Agreement shall be construed and enforced as if such illegal,
invalid, or unenforceable provision never comprised a part hereof; and the remaining provisions
hereof shallremain in full force and effbct and shall not be affected by the illegal, invalid, or
unenforceable provision or by its severance herefrom. Furthermore, in lieu of such illegal,
invalid, or unenforceable provision, there shall be added automatically as part of this Option
Agreement, a provision as similar in its terms to such illegal, invalid, or unenforceable provision
as may be possible and be legal, valid, and enforceable.
24. Confidentiality. City agrees that, prior to the execution of this Option Agreement by
both parties and thereafter, City will keep the existence of this Option Agreement confidential,
will not make any public disclosure of this Option Agreement, will not release any information
to the public regarding the transaction contemplated herein, and will not commence any public
process for the approval ofthe location, design and construction ofthe new fire station, until the
earlier of (a) Developer's written notice, for which email shall suffice, to the City waiving sueh
confidentiality requirement, or (b) March 10,2A22. In consideration of City's incorporation of
this paragraph into the Option Agreement, Developer has agreed to extend all previouslynegotiated dates in this Option Agreement, resulting in the dates now reflected throughout the
Agreement.
25. Extension of Confidentiality. Developer may, in its sole discretion, elect to extend the
date until which the confidentiality requirement set forth in Section 24 of this Option Agreement
is in effect to April 10,2022. Written notice, for which email shall suffice, of such election to
extend the confidentiality period shall be provided to the City on or before March 7,2022;if
such notice is not provided on or before March 7 , 2022, the confidentiality period shall expire as
provided in Section 24 of this Option Agreement. If Developer elects to extend the
confidentiality period, the following dates shall be extended as follows:
Section
J
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5(eXi)
5(e)

s(0(ii)
5(eXi)

s(exii)
24(b\

Date Description
Option Expiration Date
Extended Option Expiration Date
First Additional Payment Date
Other Additional Payment Dates
FinalDay to Release Title from Escrow
Final Day for $500,000 Final Payment
First Day for $300,000 Final Payment
Confidentiality Period Expiration Date

New Date
Orisinal Date
September 15,2022 October 15.2022
November 15,2022
October 15,2022

January 31,2024

December 15.2022
November 15,2022
No Charree
June 15,2024
February 29,2A24

February 1,2024
March 10,2022

April 10,2022

Various

Mav 15.2024

ISTGNATURE PAGE FOLLOWSI
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March 1,2024

Signed:
311 CA ASSOCIATES, LLC

By:

Philip Proujansky

Title: Member

STATEOFNEWYORK

)

) ss.:
coLrNTY OF TOMPKINS )

tV^rof

February, in the year 2022,before me, the undersigned, a Notary Public
in and for said state, personally appeared PHILIP PROUJANSKY, personally known to me or
proved to me on the basis of satisfactory evidence to be the person whose name is subscribed to
the within instrument and acknowledged to me that he/she executed the same in his/her capacity,
and that by his/her signature on the instrument, the person or the entity upon behalf of which the
person
executed the
On the

Notary Public

CITY OF ITHACA

DEBRAJ BRYDEN
NOTARY PUBLIC. STATEOFITIEW YORK

Rcgirtration No. 0l EB50B2l0l
Qualificd in Cortlrnd
My Commission

By: Ln"""
Titte

STATE OF NEW YORK

)
)

COUNTY OF TOMPKINS

the 22

(\lfr)C

SS,

)

',{

day of February, in the year 2l2l,beforeme, the undersigned, a Notary
Public in and for said state, personally appeared Ls.',"\ L-evl)
personally known to me or proved to me on the basis of satisfactory evidence to be the person
whose name is subscribed to the within instrument and acknowledged to me that he/she executed
the same in his/her capacity, and that by his/her signature on the instrument, the person or the
f of which the person acted, executed the instrument
entity
On

Notary Public

VE! TJ.XEIOEN
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Proposed Resolution
IURA Economic Development Committee
July 19, 2022
East Hill Fire Station Urban Renewal Project, Disposition Agreement -– Action
WHEREAS, the Common Council for the City of Ithaca (“City”) authorized issuance of a 2021
Request For Expressions of Interest (“RFEI”) seeking proposals to redevelop or relocate the East
Hill Fire Station (“EHFS”) in a manner that meet fire protection needs, enhances Collegetown,
and financially benefits the City, and
WHEREAS, in response to the RFEI, City staff entered into negotiations with 311 CA Associates,
LLC (“311CA” or “Sponsor”) resulting in execution of an option agreement dated February 22,
2022 (“Option Agreement”) that permits, but does not require, the City to sell 309 College
Avenue in exchange for two parcels located at 403 Elmwood Avenue and 408 Dryden Road in
addition to cash consideration of $5.1 million dollars to be paid to the City on the terms
contained within the Option Agreement, and
WHEREAS, the Option Agreement anticipates the City will construct a new fire station on
adjacent properties to be acquired at 403 Elmwood Avenue and 408 Dryden Road, and
WHEREAS, a negotiated sale of city-owned property is authorized only if undertaken as an
urban renewal project in accordance with urban renewal law, and
WHEREAS, the City requested the Ithaca Urban Renewal Agency (“IURA”) to independently
review the terms of the Option Agreement and recommend a proposed disposition and
development agreement in the best interest of the City to redevelop or relocate the EHFS, and
WHEREAS, under §507 of Article 15 of General Municipal Law, the IURA is authorized to sell real
property to a “qualified and eligible sponsor” subject to Common Council approval following a
public hearing, and
WHEREAS, on May 26, 2022, the IURA accepted (1) transfer of the 309 College Avenue site from
the City via a City/IURA option agreement, and (2) assignment from the City of the Option
Agreement executed between the City of Ithaca and 311CA, dated 2/22/22, and
WHEREAS, on June 23, 2022, the IURA designated 311CA as a “Qualified and Eligible Sponsor”,
pursuant to section 507 of General Municipal Law, to potentially undertake an urban renewal
project involving transfer of properties to facilitate construction of a new fire station, and
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WHEREAS, on July 28, 2022, the IURA, acting as Lead Agency, determined that the
contemplated property transfers will result in no significant adverse impacts on the
environment, and
WHEREAS, 309 College Avenue is located within the urban renewal project boundary area, and
WHEREAS, the primary objective of the Urban Renewal Plan is to improve the social and
physical characteristics of the project neighborhood, and
WHEREAS, an urban renewal objective includes “provision of a full range of neighborhood and
community facilities and services necessary to meet the residents’ needs, through new
construction or improvement of existing facilities and programs” is a listed urban renewal
objective, and
WHEREAS, facilitating new construction of an EHFS furthers the Urban Renewal Plan; now,
therefore, be it
RESOLVED, that the Ithaca Urban Renewal Agency hereby approves a Disposition and
Development Agreement (“DDA”) for the East Hill Fire Station urban renewal project for
disposition of 309 College Avenue to 311 CA Associates, LLC (“Sponsor”) to facilitate
construction of a new fire station and redevelopment of 309 College Avenue subject to the
following terms:
1. Property Transfer – Compliance with terms of the City/Sponsor Option Agreement
executed on February 22, 2022, for sale of property located at 309 College Avenue for
$5.1 million plus acquisition of adjoining parcels at 403 Elmwood Avenue and 408
Dryden Road for City construction of a new fire station;
2. Complete Segmented Environmental Review – establish as a precondition for transfer of
the 309 College Avenue deed to Sponsor either completion of environmental review of
the City fire station construction project or formal postponement of city construction
on acquired property;
3. Property Tax Revenue – Require execution of a 20-year Developer/IURA Payment-inLieu-of-Taxes (PILOT”) agreement requiring payment equal to property taxes that would
have been due in the event property becomes tax exempt by any means other than an
approved TCIDA PILOT agreement, and be it further
RESOLVED, property to be acquired by the IURA at 403 Elmwood Avenue and 408 Dryden Road
shall be conveyed to the City at no cost for construction of a fire station, be it further
RESOLVED, that the net proceeds from IURA sale of real property shall be paid to the City.
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Proposed Resolution
IURA Economic Development Committee
July 19, 2022
Loan Assistance to Sons of Susan, LLC (d/b/a Personal Best Brewing)
PB-LF #13
WHEREAS, on May 6, 2022, Sons of Susan, LLC (“Company”) applied for $140,000 in loan assistance from
the IURA to establish an 8,000 square foot brewpub located in the former City Health building located at
402 W. Green Street, Ithaca, NY, and
WHEREAS, the project involves rental and gut renovation of a family-owned building to create a 125seat brewpub with a ten-barrel brewing system, full kitchen, three full-size indoor shuffleboard courts
and an outdoor beer garden, and
WHEREAS, over $500,000 of equity has been invested to date on building renovations and brewery
equipment, but loan financing is required to complete the project, and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PB-LF) is to
induce the creation, start-up, and expansion of specific priority business enterprises in the designated
Density District of the community that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality; and
WHEREAS, the project site is located within the Density District and a brewpub is listed as an eligible use
for loan assistance through the PB-LF; and
WHEREAS, the proposed uses of project funds are:
$520,000
Building renovations and fixtures
$53,500
Machinery, Equip., Furnishings & Fixtures
$17,000
Inventory
20,000
Landscaping
$49,500
Working Capital
$660,000
Total, and
WHEREAS, the proposed sources of project funds are:
$520,000
Equity
$140,000
IURA
$660,000
Total, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for the
Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan assistance
and sets a maximum loan amount of $250,000, and
WHEREAS, the project is projected to create at least thirteen (13) FTE employment positions, resulting in
$10,770 of loan assistance per job created/retained, and
WHEREAS, as an economic activity for which IURA loan funds are not used for new construction the
activity qualifies at 58.35(b)(4) as a Categorically Excluded from the National Environmental Protection
Act (NEPA), but is subject to federal flood hazard regulations, and
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WHEREAS, the project site is located outside of a 100-year flood hazard area, and
WHEREAS, positive risk factors include the high amount of equity investment and lack of debt, a
landlord committed to success of the business, prior issuance of combined farm and micro brewer
manufacturing license and liquor license, and positive community impact resulting from increased foot
traffic and reactivation of a large vacant building fronting on the 300 block of W. MKL Jr./State Street,
and
WHEREAS, negative risk factors include the inherent risk of a startup business, lack of Company financial
resources, and minimal hard collateral to secure the loan, and
WHEREAS, at its July 19, 2022, meeting, the IURA Economic Development Committee reviewed the loan
application and the July 2020 credit analysis prepared by Michael Thomas, Vice President, H. Sicherman
& Company, Inc., and recommend the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves a loan from the PB-LF in accordance with the loan application
and supplemental submissions, subject to the following terms:
Borrower:

Sons of Susan, LLC, a New York State domestic limited liability
corporation established in May 2017

Loan Amount:

Up to $140,000

Project:

Startup brewpub with outdoor beer garden at 402 W. Green
Street, Ithaca, NY.

Total Project Cost:

$660,000

Projected Use of IURA Funds:

Furniture, fixtures and equipment, supplies, inventory,
landscaping, and working capital. IURA loan funds may not
be used for any construction activity involving laborers or
mechanics employed by a contractor or subcontractor (which
would trigger federal prevailing wages on the project).

Term & Amortization:

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

Interest Rate:

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

Repayment:

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan
over 60 months (approximately $2,540/month) and subject
to a revised P&I amount upon rate reset.

Loan Collateral:

General first lien security interest on all business assets,
including new equipment, inventory, furnishings, and fixtures
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now owned or hereafter acquired located at 402 W. Green
Street, Ithaca, NY.
Personal Guarantor(s):

1. Anthony Cesari, managing member of the Company; and
2. Andrew Cesari, the owner of 402 W. Green St. property,
or another person with sufficient net worth and liquidity
satisfactory to the IURA Chairperson

Job Creation:

Creation/Retention of at least a total of 13 full-time
equivalent (FTE) jobs of which at least 51% shall be filled by
low- and moderate-income persons.

Loan Conditions:

1. Certification that the company has no other debt.
2. Confirmation in writing that the rent will be waived for
the first three months of operation.
3. Lease amendment or confirmation in writing from
landlord that property taxes will be covered by landlord
until such time that company’s net operating income is
sufficient to cover all operating expenses, equipment
leases, and IURA debt payment.
4. Confirmation in writing that Anthony Cesari is the 100%
owner of the business and any investment from others
has not, and will not, result in a change of ownership, a
debt obligation to the company, or guaranteed payment
of a dividend during the term of the IURA loan.
5. IURA loan funds cannot be used for any construction
activity, including landscaping, that involves a laborer or
mechanic employed by a contractor or subcontractor.

Reporting:

1. Annual company Federal tax returns
2. Internally prepared income/expense statement.
3. balance sheet on a quarterly basis for the first two years
of the loan term.
4. Job creation reporting on a quarterly basis until the job
goal is satisfied.
5. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a loan
commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby authorized to
execute all necessary and appropriate documents to implement this resolution.
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Ithaca Urban Renewal Agency (IURA)
Loan Review – Sons of Susan, LLC (d/b/a Personal Best Brewing)
PB-LF #13
IURA Economic Development Committee
July 19, 2022
Borrower:

Sons of Susan LLC

Other Trade Names:

d/b/a Personal Best Brewing

Tax ID#:

82-1762853

Business Address:

402 W. Green Street
Ithaca, NY 14850

Telephone:

607-339-0324

Website:

www.personalbestbrewing.com

Management/
Ownership:

Anthony Cesari – 100% owner
Luke Thorley – Production Manager
Michael Cesari – Business Development Consultant

Business:

Startup local brewery and entertainment destination in downtown Ithaca near
Ithaca Commons.

NAICS#:

312120 - Breweries

Project Address:

402 W. Green Street
Ithaca, NY 14850

Date of Review:

July 13, 2022

Project Description:

Personal Best Brewing occupies the former City Health Club building at 402 W
Green St. The location features 8,000 sq ft of indoor space with three full-size
shuffleboard courts, a full-service commercial kitchen and a brand new, tenbarrel stainless steel brewery system. In addition to their brewing operation,
Personal Best will host shuffleboard leagues, book small outdoor music events,
broadcast sporting events on large screen TVs, and have outdoor fire pits.
Ownership estimates that the project is over 90% complete. They have a
Certificate of Occupancy inspection scheduled for late July and plan to open for
business by the end of August 2022. Ownership is seeking funding for the
remainder of the project, which has been funded completely through equity
from the owner’s family to this point. The loan request is $140M, which
includes funding to complete the project plus $50M in working capital.
1

Loan Request
Lender:

IURA’s Priority Business Loan Fund (PB-LF)

Loan Amount:

$140,000

Use of Proceeds:

Funds will be used for furniture, fixtures and equipment, supplies, inventory,
landscaping, and working capital associated with completing the project at 402
W. Green St.

Term:

Interest only during the three month draw period, followed by a five-year term.

Amortization:

60 months or 5-year amortization

Interest Rate:

3.56% per annum (approximately 75% of the current Prime rate)

Repayment:

Interest only during the takedown of funds not to exceed three months.
Thereafter the loan will be repaid over a five-year term, five-year amortization
with 60 monthly payments of principal and interest of approximately $2,550.61
based upon the 3.56% interest rate stated above.

Loan Collateral:

General filing on any and all business assets including new equipment to be
purchased, inventory, furnishings and fixtures now owned or hereafter
acquired. It is understood that the company has no other debt and IURA would
be in first lien position.

Personal Guarantors:

Anthony Cesari (required). Analyst recommends pursuit of the guarantee of
Anthony’s father, Andrew Cesari, potentially on a limited basis, as he has funded
the majority of the project to date and likely has greater ability than his son to
support the project, if necessary.

Loan Program
The Density District Priority Business Loan Fund (“PBLF”) is designed to induce the creation and
expansion of business enterprises that have been defined by the community as highly desirable and/or
enterprises that substantially increase foot traffic, thereby strengthening the Density District’s economy
to support businesses that provide daily goods and services to local residents. Ithaca’s Density District
includes the downtown core, West State/MLK Jr. Street Corridor, the West End and Inlet Island.
IURA’s PBLF provides direct financing for economic development activities that create employment
opportunities within the core business areas. The loan conditions depend upon a variety of factors such
as the financial needs of the borrower, the degree of risk in lending, credit history and the degree of
public benefit to be derived from the loan. IURA will consider the number of jobs created, funding
commitments from other sources, the impact on the tax base, any neighborhood impacts, the amount
of private capital leveraged, the quality and wages of job created, and the commitment to hire local lowand moderate-income persons (at least one FTE job for every $35,000 of loan assistance). The loan
program is open to small businesses throughout the City to undertake a project that creates or retains
jobs, of which at least 51% must be filled by low- and moderate-income persons.
2

History and Description of the Business
The property located at 402 W Green St. is owned by Andrew Cesari, DDS, father of Anthony Cesari, who
is the 100% owner of Sons of Susan, LLC d/b/a Personal Best Brewing. The property previously operated
as a health club, but the current owners have been working on converting it into a brewery and
entertainment destination for the past three years. The location is a strategic target for IURA, as this
particular block is located three blocks west of the popular Ithaca Commons region and is in need of a
refresh and a retail presence.
The venture is viewed as a family undertaking, and while Anthony is the 100% owner of the operating
company, much of the capital investment to date has come from his father and other family members.
Their feeling is that by supporting Personal Best Brewing, they are guaranteeing themselves a long-term
tenant who will maintain the property. They have invested over $500M into the property to date,
including a ten-barrel brewing system and a complete interior and exterior remodel. Across 8,000
square feet of space they have a 125 seat capacity, 10 bathroom stalls, a full service kitchen and the
brewing production operation.
Personal Best plans to be an on-premises sales focused facility. Their goal is to sell 80% of the beer they
produce onsite, at a much higher margin than breweries typically experience if they are more
distribution focused. They have designed their space to be a destination where people will want to
socialize for long periods of time, playing shuffleboard, watching sporting events and seeing live musical
performances. Their strategy is based on the belief that breweries burdened with too much debt and
capacity, who were mostly focused on distribution, have struggled to adapt in an industry that is
increasingly focused on local brands. While their design is large enough to absorb weekend tourists to
the Finger Lakes area, they plan to be very locally oriented.
Mr. Cesari felt that with construction substantially complete and the majority of the heavy equipment
purchased, now was an appropriate time to cultivate other sources of financing outside of personal and
family equity. Given the startup nature of the business and the aversion of the banking industry
towards restaurants, bars and breweries, the PBLF represented the best option for financing. They
$140,000 loan request will be used to put the finishing touches on the property with landscaping, buy
furniture and shuffleboard equipment, stock the brewery with glassware and merchandise, and provide
approximately $50M in working capital to support the business through the start up phase.
Sources & Uses of Funds

IURA
Loan

Brewery and other equipment; construction costs to date
Point of Sale Hardware
Tap Room Furniture
Shuffleboard Court furniture and equipment
Draft Beer System
Glassware
Merchandise
Landscaping
Kitchen Equipment
Working Capital
Total

Owner
Equity
520,000

3,000
15,000
10,000
7,500
5,000
12,000
20,000
18,000
49,500
140,000 520,000
21%
79%
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$
$
$
$
$
$
$
$
$
$
$

Total
Budget
520,000
3,000
15,000
10,000
7,500
5,000
12,000
20,000
18,000
49,500
660,000
100%

Marketing and Competition
Personal Best plans to rely on social media and organic (word of mouth) marketing to drive awareness of
its brand. In addition, they plan to distribute limited quantities of their product to a few key partners in
the region. Ownership believes they can capitalize on the industry trend which favors locally produced
beers.
With Ithaca being a college town, there are many restaurants, beer gardens and entertainment venues
in the immediate area that will compete for customers. However, given Ithaca’s size and the enrollment
at Cornell and Ithaca College, the local brewery competition is relatively scarce. Liquid State Brewing is
the only direct competitor in the downtown corridor, located a couple blocks away from Personal Best.
Other local breweries include Ithaca Beer Co., located about a mile away in Collegetown, and Hopshire
Farm, which is located slightly outside of the city. Ownership has indicated that despite these breweries
being direct competitors, their owners have been welcoming and helpful to Personal Best when it comes
to pricing and formulating projections. Their feeling is that Personal Best’s success will help draw
attention to the local brewing community and contribute towards making Ithaca a destination for craft
beer lovers.
The Harrison Studio has experience with startup and existing breweries all across New York State and
has successfully obtained grant funding for approximately 25 such ventures over the past 10 years. Over
90% of those breweries are still operational, with the ones that failed being due to mismanagement or
other factors outside of supply and demand. Livingston County is a good example of a nearby region
that has been able to support several startup breweries in recent years. The population of the entire
County is similar to that of the City of Ithaca, and that doesn’t include many enrollees in the colleges
who are not permanent residents.
Management
Anthony Cesari has nearly 10 years of brewing experience and will function as the head brewer, owner,
and operator. He will work closely with production manager Luke Thorley. Anthony has gained
recognition in recent years in the local brewing community as one of Ithaca’s top home brewers.
Luke Thorley will serve as the production manager. His professional brewing career began in 2013 at
Good Nature Brewing in Hamilton, NY, where he gained experience using large-scale equipment while
getting the opportunity to try his recipes on a wider audience. In 2015, he moved on to Modern Times
Beer in San Diego, where he began as Barrel Program Assistant and eventually became manager of the
Special Projects department. In this position, he oversaw the production of the brewery's most unique
and prestigious beers, including a barrel-aging program that was named among the 19 best beers of
2019 by Beer and Brewing Magazine. Luke will oversee all aspects of production and packaging for
consumption either in house or off-premises.
Michael Cesari, Anthony’s brother, will act as a business development consultant. He has owned
numerous small businesses in New York City ranging from craft beer bars to indoor rock-climbing gyms.
Michael has helped Personal Best manage cashflow thus far and will continue to advise the company
throughout the opening process. He will also assist with hiring and training additional tap room staff.
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New Employment:
The business plans to create 13.5 new full time equivalent positions within the first three months. A
schedule of the projected positions provided by the owner is shown below. The bartender and cook
positions will be made available to low to moderate income persons with no educational requirements
and training available. It will be required that 51% of the new positions either be made available or
awarded to LMI individuals.
Hours of Operation

Wednesday Thursday
2 - 10 PM
2 -10 PM
Total Hours O
44

Friday
2 - 10 PM

Saturday
12 - 10 PM

Sunday
12 - 10 PM

Front of House

Pay Rate

Shift Manager

$18/hr

$140

06/2022

35

Bartender

$14/hr

$140

07/2022

40

Bartender

$14/hr

$140

07/2022

40

Bartender

$14/hr

$140

07/2022

40

Bartender

$14/hr

$140

07/2022

20

Bartender

$14/hr

$140

08/2022

20

Bartender

$14/hr

$140

08/2022

20

Back of House

Pay Rate

Co-Head Brewer

$60,000 annual

40

Asssistant Brewer

$40,000 annual

40

08/2022

Maintenance/Groundskeeper

$36,000 annual

40

10/2022

Brewing Assistant

$36,000 annual

40

09/2022

Food/Kitchen

Pay Rate

Cook
Cook
Cook
Cook

$19/hr
$19/hr
$19/hr
$19/hr

Projected Tips Per Shift

Hours a Week

Hours a Week
40
40
40
40
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Target Hire Dat Hours Per Wee

Target Hire Date

Target Hire Date
09/2022
09/2022
09/2022
09/2022

Financial Projections
We are in receipt of projected revenues and expenses for the first three years of operation. The
Applicant has also provided a monthly cash flow projection for the first twelve months. The Applicant
did not provide a projected balance sheet due to the limited nature of assets and liabilities on the
company’s books. The forecasts were prepared using the owner’s market research, management’s
experience with brewing and production, and feedback from other local brewery owners.
Personal Best - 12 month cash flow projection
Month 1
Gross Receipts

2

3

4

5

6

7

8

9

10

11

12

Total

$28,536

$33,400

$76,340

$77,500

$78,000

$71,000

$84,000

$91,000

$98,000 $101,000 $110,000 $141,000 $989,776

$1,070
$1,920
$16,855
$1,800
$2,359

$1,253
$2,600
$25,092
$3,200
$2,539

$2,863
$3,840
$28,933
$4,600
$2,539

$2,906
$4,300
$31,000
$5,000
$2,539

$2,925
$5,680
$32,000
$7,000
$2,539

$2,663
$5,066
$32,000
$5,200
$2,539

$3,150
$5,600
$35,000
$6,400
$2,539

$3,413
$6,066
$37,000
$7,200
$2,539

$3,675
$6,533
$37,000
$7,700
$2,539

$3,788
$6,733
$37,000
$8,000
$2,539

$4,125
$7,333
$37,000
$8,200
$2,539

0
$650
$150
$1,100
$500
$1,000
$500
$133
$500
$300
$1,400
0

0
$650
$150
$1,100
$500
$1,000
$500
$133
$500
$300
$1,500
0

0
$650
$150
$1,100
$500
$1,000
$500
$133
$1,000
$300
$1,600
0

$6,666
$650
$150
$1,100
$500
$1,000
$500
$133
$2,000
$300
$1,700
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,000
$133
$2,000
$300
$1,800
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,000
$133
$2,000
$300
$1,850
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,000
$133
$2,000
$300
$1,900
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,000
$133
$2,000
$300
$1,900
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,500
$133
$2,000
$300
$1,900
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,500
$133
$2,000
$300
$2,000
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,500
$133
$2,000
$300
$2,000
0

$6,666
$650
$150
$1,100
$500
$1,000
$1,500
$133
$2,000
$300
$2,000
0

$59,994
$7,800
$1,800
$13,200
$6,000
$12,000
$12,000
$1,596
$20,000
$3,600
$21,550
$0

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$8,400
$2,280

Total Cost to Operate

$31,127

$41,907

$50,598

$61,334

$66,333

$63,707

$68,978

$72,507

$74,236

$74,949

$76,086

$79,336 $761,096

Gross Profit

-$2,591

-$8,507

$25,742

$16,166

$11,667

$7,294

$15,022

$18,494

$23,764

$26,052

$33,914

$61,665 $228,680

Variable
Merchant Fees
Brewing Ingredients
Payroll
Branded Merchandise Production
Debt Service
Fixed
Rent
Insurance
Data/Internet/Phone
Equipment Lease Payments
Cleaning Supplies
Misc Supplies
Waste Disposal
Permitting & Licensing
Property Upkeep
Bookkeeper
Utilities
Share of Property Taxes
Business Growth
Site Improvments
Collaboration Brewing

$5,288 $37,117
$9,120 $64,791
$37,000 $385,880
$8,500 $72,800
$2,539 $30,288

Reviewing the twelve month projection, the Applicant expects to turn a $228.7M profit after debt
service of the IURA loan and setting aside a reserve for property improvements and repairs. It’s noted
that because the owner’s family is his landlord, they will not be required to pay rent for the first three
months or property taxes for the first year. The Applicant only projects a loss during the first two
months of approximately $11.1M, meaning working capital needs are expected to be minimal. This is
partially due to the fact that the company expects to sell most of its product in house, leading to higher
margins and no accounts payable to manage.
The projections appears to include all the typical fixed and variable expenses that would be expected for
this type of business. The revenue projections are based on the amount of barrels produced and sold,
which the Applican estimated based on his own market research, information from local competitors,
and his production manager’s experience in the industry.
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Personal Best – Three Year Projected Income Statement

Gross Receipts

Year 1

Year 2

Year 3

$989,776

$1,760,000

$2,044,000

$37,117
$64,791
$385,880
$72,800
$30,288

$65,120
$54,000
$564,000
$55,000
$52,000

$75,628
$84,333
$680,000
$75,000
$70,000

$59,994
$7,800
$1,800
$13,200
$6,000
$12,000
$12,000
$1,596
$20,000
$3,600
$21,550
$0

$79,992
$12,120
$2,160
$18,000
$6,000
$12,000
$6,000
$1,600
$24,000
$3,600
$36,000
0

$79,992
$16,850
$2,160
$18,000
$8,000
$20,000
$10,000
$1,600
$35,000
$3,600
$42,000
0

$8,400
$2,280

$40,000
$10,000

$20,000
$15,000

Total Cost to Operate

$761,096

$1,041,592

$1,257,163

Gross Profit

$228,680

$718,408

$786,837

Variable
Merchant Fees
Brewing Ingredients
Payroll
Branded Merchandise Production
Debt Service
Fixed
Rent
Insurance
Data/Internet/Phone
Equipment Lease Payments
Cleaning Supplies
Misc Supplies
Waste Disposal
Permitting & Licensing
Property Upkeep
Bookkeeper
Utilities
Share of Property Taxes
Business Growth
Site Improvments
Collaboration Brewing

The three-year projection shows rapid growth from year 1 to year 2, which as previously noted comes
from the owner’s experience, market research, input from competitors, and the production manager’s
experience. Gross profit margin appears aggressive and would be well above industry standards. The
only known obligations that the Applicant will have at the time of closing will be their IURA loan and
equipment lease, totaling approximately $48,600 annually. Given their lack of debt, they have
significant margin for error in their performance while still having an ability to meet their obligations. In
addition to the working capital provided by the IURA loan, Applicant indicates they also have access to
an additional $50,000 in working capital from friends and family if necessary.
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Personal Best - Pro Forma Balance Sheet
As previously mentioned, the Applicant did not provide a projected balance sheet because the company
has very few assets or liabilities at this time. They listed their only assets as small-scale brewing
equipment and refrigeration units. Their only liabilities are a business credit card and an equipment
lease.
The analyst did not require a balance sheet for this analysis because it wasn’t necessary to confirm the
fundamental information needed to analyze the transaction. The owner has indicated that all of the
money invested by his family to purchase equipment and complete construction will not appear as debt
on the company balance sheet. It does not need to be repaid, there are no formal notes in place, and no
dividends are required by the investment. As a consequence, the corresponding assets will also not
appear on the company’s balance sheet, creating a likely collateral shortfall. For this reason, the
personal guaranty of Anthony’s father is being recommended.
Personal Financial Statements and Credit Reports
We are in receipt of the following personal financial statement for Anthony Cesari, dated March 25,
2022. A summary is stated below:
Assets
Cash on Hand
Retirement Funds
Other Assets - Home Brewery Equipment
Total Assets
Liabilities
Business Credit Card
Student Loans
Total Liabilities
Net Worth
Liquidity
Cash on Hand

Anthony Cesari
$
28,000
150,000
55,000
$
233,000

$

30,000
40,000
70,000

$

163,000

$
$

28,000
28,000

The Equifax Report dated July 13, 2022, for Anthony Cesari shows a FICO score of 747, which represents
very good credit. The credit report shows a mortgage with a balance of $145M and approximately
$17M in personal credit card debt that was not disclosed on his personal financial statement. All
revolving credit and installment loans have been paid as agreed with zero 30, 60, or 90 day lates
reported. No bankruptcies, liens or judgments were reported.
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Risk Assessment
Positive Factors:
•

Approximately 80% of the project has been financed with cash; IURA is only being asked to
finance 20% of the project cost. Business will have minimal debt and IURA will be in first lien
position.

•

Construction risk is minimal as buildout is over 90% complete and all the major brewing
equipment has been purchased.

•

The business concept appears to be well thought out and responsive to current market
conditions.

•

The project will help revitalize an important block in the downtown corridor of Ithaca and
represents highest and best use for a previously vacant building.

•

The market has very few direct competitors, particularly relative to population size and
demographics.

•

The project projects to create 13.5 FTE jobs in the area, at least 51% of which will be made
available or awarded to LMI persons.

•

The owner has an excellent credit history.

•

Owner’s family has shown a willingness and ability to support the project. Owner’s father is
landlord and incented to help the business survive and thrive. His personal guaranty would
strengthen the loan.

•

Management has experience with the owner’s home brewing background, the production
manager’s nine years in various levels of the industry, and the business consultant’s experience
starting and owning small businesses.

•

Projections show an ability to meet debt service with significant margin for error.

Negative Factors:
•

Inherent risk of a startup business and the food and beverage industry.

•

The Applicant and its owner have minimal direct financial resources. If the company struggles
significantly, working capital could be an issue.

•

Projected revenue is difficult to quantify; primarily based on the owner’s opinion that they
developed based on industry experience, research, and market knowledge.
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•

Because the company does not actually own much of the heavy brewing equipment on site, the
loan will likely have a collateral shortfall on paper that would be even larger in a liquidation
scenario.

•

While the market has very few direct competitors in terms of local breweries, Ithaca has many
restaurants and bars that are well established and will compete with the Applicant for
customers.

Summary and Recommendation
The proposed IURA loan to Sons of Susan LLC (d/b/a Personal Best Brewing) involves a low to moderate
degree of credit risk and represents an appropriate use of loan funds. Because the owner’s family owns
the building and has already invested over $500M into it, they will be highly incentivized and motivated
to make sure the venture is successful. Andrew Cesari’s personal guaranty is recommended and would
further demonstrate the commitment of the entire family, not just the owner, to the business and the
City. It’s further recommended that IURA confirm the company will have no other debt via a lien
search, and confirm the following in writing:
• That rent will be waived for the first three months of operation
• That landlord will cover property taxes until such time that the company is profitable enough
to pay them.
• Anthony Cesari is the 100% owner of the business and any investment from others has not and
will not result in a change in ownership, a debt obligation to the company, or guaranteed
payment of a dividend.
Assuming the above, approval of the IURA term loan is recommended based upon the following primary
factors:
•
•
•
•

The significant equity commitment and vested interest of the owner’s family.
The project will revitalize a building in an important commercial district of Ithaca.
The projected positive cash flow with ability to service all debt.
The job creation that is expected to result.
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Recommended Loan Structure
•

Borrower: Sons of Susan, LLC

•

Use of Funds: Funds will be used for furniture, fixtures and equipment, supplies, inventory,
landscaping, and working capital associated with completing the project.

•

Loan Amount: $140,000

•

Interest Rate: 3.56% per annum (75% of the current Prime Rate).

•

Term & Amortization: Interest only during the drawdown of funds not to exceed three months.
Thereafter the loan will be repaid over a five-year term, five-year amortization with 60 monthly
payments of principal and interest of approximately $2,550.61 based upon the 3.56% interest
rate stated above.

•

Loan Collateral: General filing on any and all business assets including new equipment to be
purchased, inventory, furnishings and fixtures now owned or hereafter acquired. It is
understood that the company has no other debt and IURA would be in first lien position.

•

Personal Guarantors: Anthony Cesari. Recommend pursuit of the personal guarantee of
Anthony’s father, Andrew Cesari.

•

Financial Reporting: Borrower shall provide annual company Federal tax returns and an
internally prepared income statement and balance sheet on a quarterly basis for the first two
years of the loan term.

Prepared by:

Michael G. Thomas, Vice President
H. Sicherman & Company, Inc.
July 13, 2022
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Community Development
Priority Business Loan Fund (PB-LF)

APPLICATION FORM

108 E. Green St.
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850
Tel: (607) 274‐6565 | Fax: (607) 274‐6558

PROPERTY ADDRESS:

402 W Green St Ithaca, NY 14850

― PART 1. APPLICANT INFORMATION ―
Applicant
Anthony Cesari
Name(s):
Address 1:

513 Warren Rd

Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

607-426-6120

Ithaca, NY 14850

E‐Mail:

Applicant is:
Individual(s)
Corporation

Year:

State:

Partnership

Year:

State:

Sole Proprietorship

Year:

State:

Limited Liability Corporation

Year:

2017

State:

NY

CONTACT PERSON (if different than Applicant):
Name(s):
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:

NATURE OF BUSINESS:
Micro Brewery
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acesari@personalbestbrewing.com

COMPANY OFFICERS:
Position

Name

Anthony Cesari

Owner

(attach additional list, as needed)

COMPANY PRINCIPALS (SHAREHOLDERS/MEMBERS):
Name

% Interest

Anthony Cesari

100

(attach additional list, as needed)

COMPANY ATTORNEY:
Name(s):
Firm Name:
Address 1:

Hayden Brainard
Miller Mayer

215 E State St #200

Address 2:
Telephone:

City, State, & Zip Code:

(607) 273-4200

Cell Phone:

Ithaca, NY 14850

E‐Mail:

COMPANY ACCOUNTANT:
Name(s):
Firm Name:
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:
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― PART 2. PROJECT INFORMATION ―
PROJECT DESCRIPTION:
To finish the taproom and outdoor space for Personal Best Brewing. The project is nearly complete. All major
brewing equipment has already been purchased and is installed onsite. The additional funds for this project
would allow us to maximize our indoor and outdoor capacity for the sping opening. The entire parking lot along
the west side of the building will be renovated into a family friendly dining and entertainment space.
Current budget contrainsts will allow us only to finished either the taproom or the outdoor space, and likely
not to the disired specifications. The funds being requested would cover the costs of all brewery furniture,
taproom dishware, taproom hardware, and general landscaping materials such as gravel,plants and drainage.

PROJECT BUDGET SUMMARY:
Estimated Project Costs

Sources of Funds

Property Acquisition:

$

Bank:

$

Renovations:

$ 15,000

IURA Loan:

$ 140,000

Machinery/Equipment:

$ 95,000

Equity/Cash:

$ 759,154

Professional Fees:

$ 70,000

Other:

$

Working Capital:

$ 100,000

Other:

$

Other: Incurred Costs 2018-YTD $ 759,014

Other:

$

TOTAL:

$ 1,039,014

TOTAL:

$ 1,039,014

Note: applicant agrees that due to a computation error,
incurred costs 2018-YTD listed above were $517,372
rather than $759,014, thereby reducing the uses and
sources each by $241,642.
N. Bohn
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― PART 3. DUE DILIGENCE ―
1. Is the company current in all its tax obligations?

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Explain:
2. Is the company delinquent in the payment of any loan?
Explain:
3. Has the company been declared in default on any of its loans?
Explain:
4. Has the company ever filed for bankruptcy?
Explain:
5. Have any of the company’s principals ever personally filed for bankruptcy or in any way
sought protection from creditors?
Explain:
6. Are there currently any unsatisfied judgments against the company?
Explain:
7. Are there currently any unsatisfied judgments against any of the company’s principals?
Explain:
8. Are any of the company’s principals or the company involved in any pending lawsuits?
Explain:
9. Is the company a not‐for‐profit corporation?
If “Yes,” explain if property will be exempt from property taxation:
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― PART 4. BUSINESS DEBT SCHEDULE ―
This schedule should include Business Notes or Loans only, including Term Loans, Lines of Credit, Mortgages, Equipment Leases, and other
contractual obligations. Do not list trade accounts payable or accrued liabilities.
Name of Operating Company:

Creditor Name
Chase Bank Credit Card

Sons of Susan, LLC

Original Amount
$ 31,000 limit

DBA: Personal Best Brewing

Original Present Balance
Date
10/19

$ 29,000

Interest
Rate
%13.24

Maturity
Date

Monthly
Payments

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

$

variable
Total Monthly Payment: $300/mo min
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Current?

$ 300 or more

$

Total Present Balance: $ 29,000

Collateral/
Security

― PART 5. REQUIRED EXHIBITS ―
EXHIBIT A: COMPANY BACKGROUND
•
•
•
•
•
•

A brief narrative describing the company’s history
A description of the company’s current operations, including products, market, etc.
Trade references, primary customer listing, and banking relationships
A description of the company’s current operating facilities ― both owned and leased
A summary of the company’s current full‐ and part‐time employment
A description of the company’s need to undertake the proposed project

EXHIBIT B: PROJECT INFORMATION
• Physical description of the proposed project, including any business or residential relocation which may result
from the undertaking of the project
• Projected new employment for each of the three years following project completion (use attached forms)
• Projected changes in property tax revenues resulting from the project
• Other public benefits
• Sources of all project costs shown in Part 2 of this application (vendor quotes, negotiated sales prices,
engineer’s or contractor’s estimates, catalog prices, etc.)
• Summary of proposed project financing, including status of other loan applications and source of equity
capital.
• Amount of loan assistance requested with this application, proposed repayment terms, and available security
• Schedule of existing debt, including original loan amount, current loan balance, & pledged collateral

EXHIBIT C: FINANCIAL INFORMATION
Note: Financial statements must be in a form acceptable to lender. Applicant may wish to verify the
acceptability of its statements prior to preparation.
• Financial statements of the company for the last three completed fiscal years
• Projected balance sheet and income statement for three years following completion of the project, and
projected monthly cash flows for at least the first year following completion of the project
• Interim financial statements of the company through the most recent month available, but in no case more
than three months prior to the loan application date
• Personal financial statements (either on a standard bank form or in a comparable format) for each principal
owning at least 20% of the company
• Financial statements for each company and/or individual who will act as a guarantor of the requested
financing

EXHIBIT D: ADDITIONAL INFORMATION (AS APPLICABLE)
• Documentation of project costs, including vendor quotes, buy/sell agreements, binding options to purchase,
engineer’s or contractor’s estimates, appraisal for realty to be acquired, etc.
• Documentation of other required financing including bank and other public lending agency commitment
letters, bond inducements, and evidence of availability and commitment of cash equity requirements
• For projects involving realty acquisition and/or development, evidence of site control or current ownership in
the form of a binding option, sale agreement, deed, etc.
• Any other information which may serve to document the information provided with this application or which
may affect a credit decision by the lender
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― PART 6. DECLARATIONS ―
I (we) authorize the Ithaca Urban Renewal Agency to order credit reports and/or other financial background information on
my (our) personal and business financial background. I (we) waive all claims against the Ithaca Urban Renewal Agency and
its consultants. I (we) attest that to the best of my (our) knowledge, information, and belief, the information contained in
the foregoing application is correct and true. I (we) am (are) aware the filing of a false instrument in connection with this
application may constitute an attempt to defraud the Ithaca Urban Renewal Agency and may be a felony under the laws of
the State of New York.
If Applicant is an individual(s), a sole proprietorship, or partnership, sign below:
Date: 7/15/22

Applicant's Signature:
Name & Title (PRINT):
Applicant's Signature:

Date:

Name & Title (PRINT):
If Applicant is a corporation or LLC, sign below:
Applicant's Signature:

Date: 05

06

2022

Date: 05

06

2022

Name of Corporation (print): SONS OF SUSAN, LLC
Authorized Signature:
Name & Title (print):

Owner

ELECTRONIC SUBMISSION: Electronic submission of application and accompanying documents is encouraged, but not required. Incoming e‐mails to IURA must be under 10
MB (incl. message envelope). E‐mail to: nbohn@cityofithaca.org. No mailed original signed hardcopies needed, if electronic version is signed/dated/notarized.

STATE OF NEW YORK )
COUNTY OF TOMPKINS )
On this ___________ day of __________, Two Thousand and _______________, before me, the undersigned, a Notary Public in and
for said State, personally appeared _________________________, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to within the instrument and acknowledged to me that she/he
executed the same in her/his capacity, and that by her/his signature on the instrument, the individual, or the person of which the
individual acted executed the instrument.
__________________
NOTARY PUBLIC
(Seal)
STATE OF NEW YORK )
COUNTY OF TOMPKINS )
On this ___________ day of __________, Two Thousand and _______________, before me, the undersigned, a Notary Public in and
for said State, personally appeared _________________________, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to within the instrument and acknowledged to me that she/he
executed the same in her/his capacity, and that by her/his signature on the instrument, the individual, or the person of which the
individual acted executed the instrument.
__________________
NOTARY PUBLIC
(Seal)
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EXHIBIT A: COMPANYBACKGROUND
• A brief narrative describing the company’s history
Personal Best Brewing is an upstate NY independent micro brewery that will specialize in
providing an extensive and always changing beer selection. Personal Best will also offer specific
100% NYS ingredient beers as part of the NYS Farm Brewery license. Personal Best staff at the
moment are Anthony Cesari, Owner/Brewer and Luke Thorley, Brewer. We are currently, in the
final push before opening our doors. Test batches of beers have already begun on our smaller 1
BBL pilot brewhouse. Our main production brewhouse is 10 BBL. We will be a family friendly
brewery and will allow non-service pet’s in the outdoor spaces.
• A description of the company’s current operations, including products, market, etc.
Although we are not open yet, the majority of all targeted sales are through taproom/ on
premise sales. We intend to self distribute kegs of beer to surrounding area premium
restaurants, bars and taprooms, but this will primarily server as a form of brand awareness and
marketing more than a significant revenue stream. Once operational, we will utilize the mobile
canning services of Iron Heart Mobile canning, which will allow us to sell 4-Packs of 16oz cans
from our taproom as take away. Retail sales will not be a focus. A large percentage of our 8,000
square foot building is dedicated to entertainment and hospitality. In addition to another
~8,000 of outdoor space for a dedicated beer garden, our indoor space will be unrivaled in the
area during the fall and winter months where outdoor dining is not plausible.
• Trade references, primary customer listing, and banking relationships
Chase Bank is currently the only bank that Personal Best Brewing operates with. We have a
business checking account and a credit card through Chase. There are no loans at this time.
• A description of the company’s current operating facilities ― both owned and leased
We lease the entire building at 402 W Green St. Ithaca, NY, and accompanying parking lots (one
of which to be converted into the beer garden) from HLC Associates, LLC. HLC Associates is an
LLC comprised of members of Anthony Cesari’s extended family on his father’s side. Although
Anthony, or Personal Best do not own any percentage of the building, the long term goal is to
eventually buy out all owners and have the property and business consolidated under one LLC.
The current lease term is for 5 years with option to renew.
• A summary of the company’s current full‐ and part‐time employment
Current full-time employment is Luke Thorley as a brewer and then Anthony Cesari working
full-time brewing as well, but is not on company payroll as the LLC is not structured as an SCorp.
• A description of the company’s need to undertake the proposed project
EXHIBIT B: PROJECT INFORMATION

The majority of the project is completed and paid for via private equity. The remaining work
and expenses for completing the project revolve around the taproom and the outdoor space, as
well as working capital for payroll. The taproom will require the purchasing of the taproom
draft system hardware was well as all interior furnishings. The outdoor space will consists of
grading the dirt area, laying pea gravel and sod, landscaping, and purchasing all outdoor
furnishings. There will not be an additional outdoor bar as part of this project at this time,
although one is planned for future expansion.
• Physical description of the proposed project, including any business or residential relocation
which may result from the undertaking of the project.
The completion of the taproom is the most essential part of getting our operations online and
generating the vast majority of our revenue. Although we can sell kegs to bars and restaurants
without a taproom, taproom sales are projected to be 90% of our revenue. Secondary to the
taproom, is the outdoor space. With the warmer months approaching and the ongoing COVID19 pandemic, abundant outdoor space will provide both an increase in patron capacity, but
additional draw to the brewery.
• Projected new employment for each of the three years following project completion (use
attached forms)
As the attached form details, we should achieve the requirement of creating three new jobs
within the first few months of full scale operation and within three years expect to create closer
to ten jobs that meet the requirements of the loan program.
• Projected changes in property tax revenues resulting from the project
• Other public benefits
A large local venue owned and operated by Ithaca residents that will provide new space
adjacent to the Ithaca Commons for food, entertainment, and special events.
• Sources of all project costs shown in Part 2 of this application (vendor quotes, negotiated
sales prices,
engineer’s or contractor’s estimates, catalog prices, etc.)
Estimate Category

Description

Outdoor
$25,000 Landscaping

Level parking lot, cover 50% w crushed gravel, build 50
outdoor picnic tables, 5 fire pits, plant sod 50%, install storm
drains

$16,000 Brewery Furniture

Finish shuffleboard courts, build bleacher seating, build bar
furniture (20 tables, 14 stools, 46 benches)

$19,500 Kitchen Equipment

Type I hood, ANSUL system, and makeup air, fryer, 40"
plancha, 3 bay sink, 2 3-door lowboy refrigerators

Perimeter Fencing
$18,000 (natural wood)

Install fencing to secure equipment area along Green St,
install fencing along State St, install fencing along west edge
of property

$20,000 Working Capital

Payroll, debt service, utilities

$20,000 Beer Ingredients

Hops, malt, yeast

Branded
$10,000 Merchandise

Hats, tees, glassware

$128,500

• Summary of proposed project financing, including status of other loan applications and source
of equity
capital.
• Amount of loan assistance requested with this application, proposed repayment terms, and
available security
Repayment term is 10 years, personal security backed by Anthony Cesari.
• Schedule of existing debt, including original loan amount, current loan balance, & pledged
collateral
Pledged collateral will be via Anthony Cesari, not Sons of Susan, LLC.

Our brewery, Personal Best Brewing, which resides in the former City Health Club building at
402 W Green St, features 8,000 sqft of indoor space with: 3 full-size shuffleboard courts, over
125 seats, 10 bathroom stalls, a full-service commercial kitchen and a brand new 10 barrel
stainless steel brewery system. We will be a very on-premises sales focused facility. Our goal is
to sell 80% of our beer on premises at a much higher margin than breweries typically
experience if they are more distribution focused. As you will see from our plans, we are geared
toward being a destination where people will want to hang out for the day.
The craft beer industry has experienced some growing pains over the past 5 years. Breweries
that were burdened with too much debt and capacity, who were mostly focused on distribution,
struggled to adapt to the increasingly hyper-local trend in the industry. While our brewery is
large enough to absorb the weekend Finger Lakes crowd swell, we are very locally oriented. We
have gone to great lengths to create an engaging space where people will want to spend a
significant amount of time.
In addition to brewing world class beer, we will host shuffleboard leagues, book small outdoor
music events, broadcast sporting events on large screen TVs, have outdoor fire pits, and
eventually feature an in-house food concept.
We will rely on social media and organic marketing to drive awareness. In addition, we will
distribute limited quantities of kegs to a few key partners in the region.
We are at 90% completion and are confident we will be prepared to open in August of this year.
Our Certificate of Occupancy inspection is scheduled for the middle of July.
Attached you will find the interior and outdoor plans for the brewery.

Some Background Information About the Operators
Anthony Cesari is an accomplished home brewer with nearly 10 years of brewing experience
who will function as the head brewer, owner, and operator. He will work closely with our
production manager Luke Thorley.
Anthony has been recognized over the years as one of Ithaca’s top home brewers.
Luke Thorley is our production manager.
His professional brewing career began in 2013 at Good Nature Brewing in Hamilton, NY,
where he learned the ins and outs of using large-scale equipment while getting the
opportunity to try his recipes on a wider audience. In 2015, he moved on to Modern Times
Beer in San Diego, where he began as Barrel Program Assistant and rose through the
ranks to become manager of the Special Projects department. In this position, he oversaw
the production of the brewery's most unique and prestigious beers, including a barrel-aging
program that was named among the 19 best beers of 2019 by Beer and Brewing Magazine.
Luke will oversee all aspects of production and packaging for consumption either in house
or off-premises.

Michael Cesari, my brother, is our business development consultant. He has owned numerous
small businesses in New York City ranging from craft beer bars to indoor rock climbing gyms.
Michael has helped us manage our cashflow thus far and will continue to advise us throughout
the opening process. He will also help us with hiring and training additional tap room staff.
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Weekly Total
Hours of Operation

Wednesday
2 - 10 PM

Total Hours Open Week

Thursday

Friday

Saturday

Sunday

2 -10 PM

2 - 10 PM

12 - 10 PM

12 - 10 PM

44

Projected Tips Per Shift

Target Hire Dat Hours Per Week

Front of House

Pay Rate

Shift Manager

$18/hr

$140

06/2022

35

630

Bartender

$14/hr

$140

07/2022

40

560

Bartender

$14/hr

$140

07/2022

40

560

Bartender

$14/hr

$140

07/2022

40

350

Bartender

$14/hr

$140

07/2022

20

Bartender

$14/hr

$140

08/2022

20

Bartender

$14/hr

$140

08/2022

20

Back of House

Pay Rate

Co-Head Brewer

$60,000 annually

40

Asssistant Brewer

$40,000 annually

40

08/2022

Maintenance/Groundskeeper

$36,000 annually

40

10/2022

Brewing Assistant

$36,000 annually

40

09/2022

Food/Kitchen

Pay Rate

Cook
Cook
Cook
Cook

$19/hr
$19/hr
$19/hr
$19/hr

Hours a Week

Hours a Week
40
40
40
40

Target Hire Date
$1,192

Target Hire Date
09/2022
09/2022
09/2022
09/2022
Weekly Total
Gross Wages
W Taxes, withholdings
Monthly

3292
4213.76
16855.04

PER WEEK BEER PRODUCTION VOLUME

At Week 1

At Week 4

At Month 3

At Month 6

At Month 12

At Month 18

At Month 24

Total Weekly Volume Produced

4 Barrels

8 Barrels

10 Barrels

12 Barrels

19 Barrels

21 Barrels

24 Barrels

1 bbl ~ 4,000 fl oz.

Weekly Revenue
# 12 oz. Servings Sold on Premises

658.00

1,316.00

1,645.00

1,974.00

3,126

3,455

3,948.00

On Premises (Draft beer) Revenue

$4,608

$9,216

$11,520

$13,824

$21,888

$24,192

$27,648

Off Premises (To-Go)

$2,226

$4,452

$5,565

$6,678

$10,574

$11,687

$13,356

Merchandise

$300
$7,134

$1,000
$14,668

$2,000
$19,085

$2,200
$22,702

$3,000
$35,462

$3,200
$39,079

$3,500
$44,504

$28,536

$58,672

$76,340

$90,808

$141,846

$156,314

$178,016

Monthly Revenue

Year 1
August

Gross Receipts
Gross Profit

September

October

November

$28,536
-$2,591

$33,400
-$8,507

$76,340
$25,742

Merchant Fees

$1,070

$1,253

$2,863

Brewing Ingredients

$1,920

$2,600

$3,840

$77,500
$16,166

December

January

February

March

$84,000
$15,022

April

$91,000
$18,494

May

$98,000
$23,764

June

$101,000
$26,052

Year 2

Year 3

July

$78,000
$11,667

$71,000
$7,294

$110,000
$33,914

$141,000
$61,665

$989,776
$228,680

$1,760,000
$718,408

$2,044,000
$782,837

$2,906

$2,925

$2,663

$3,150

$3,413

$3,675

$3,788

$4,125

$5,288

$65,120

$75,628

$4,300

$5,680

$5,066

$5,600

$6,066

$6,533

$6,733

$7,333

$9,120

$54,000

$84,333

Variable

Payroll

$16,855

$25,092

$28,933

$31,000

$32,000

$32,000

$35,000

$37,000

$37,000

$37,000

$37,000

$37,000

$564,000

$680,000

Branded Merchandise Production

$1,800

$3,200

$4,600

$5,000

$7,000

$5,200

$6,400

$7,200

$7,700

$8,000

$8,200

$8,500

$55,000

$75,000

Debt Service

$2,359

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$2,539

$52,000

$70,000

Fixed
Rent
Insurance
Data/Internet/Phone
Equipment Lease Payments
Cleaning Supplies
Misc Supplies
Waste Disposal
Permitting & Licensing
Property Upkeep
Bookkeeper
Utilities
Share of Property Taxes
Business Growth
Site Improvments
Collaboration Brewing
Entertainment and Events Operations

Total Cost to Operate

0

0

0

$6,666

$6,666

$6,666

$6,666

$6,666

$6,666

$6,666

$6,666

$6,666

$79,992

$79,992

$650

$650

$650

$650

$650

$650

$650

$650

$650

$650

$650

$650

$12,120

$16,850

$150

$150

$150

$150

$150

$150

$150

$150

$150

$150

$150

$150

$2,160

$2,160

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$1,100

$18,000

$18,000

$500

$500

$500

$500

$500

$500

$500

$500

$500

$500

$500

$500

$6,000

$8,000

$1,000
$500
$133
$500
$300
$1,400
0

$1,000
$500
$133
$500
$300
$1,500
0

$1,000
$500
$133
$1,000
$300
$1,600
0

$1,000
$500
$133
$2,000
$300
$1,700
0

$1,000
$1,000
$133
$2,000
$300
$1,800
0

$1,000
$1,000
$133
$2,000
$300
$1,850
0

$1,000
$1,000
$133
$2,000
$300
$1,900
0

$1,000
$1,000
$133
$2,000
$300
$1,900
0

$1,000
$1,500
$133
$2,000
$300
$1,900
0

$1,000
$1,500
$133
$2,000
$300
$2,000
0

$1,000
$1,500
$133
$2,000
$300
$2,000
0

$1,000
$1,500
$133
$2,000
$300
$2,000
0

$12,000
$6,000
$1,600
$24,000
$3,600
$36,000
0

$20,000
$10,000
$1,600
$35,000
$3,600
$42,000
0

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$700
$190

$40,000
$10,000

$20,000
$15,000
$4,000

$31,127

$41,907

$50,598

$61,334

$66,333

$63,707

$68,978

$72,507

$74,236

$74,949

$76,086

$79,336

$1,041,592

$1,261,163

$761,096

The Ithaca Farmer’s Market and OurBus
Proposed Partnership 2022
March 7, 2022
This document is a drafted proposal for a leasing agreement between The Ithaca Farmer’s
Market and OurBus

OVERVIEW:
OurBus is seeking to lease out parking spaces from the Ithaca Farmer’s Market during the
working hours of Monday-Friday 7am to 6pm for Ithaca based commuters to Corning, NY. Bus
would arrive at 6:50am and drop off passengers around 6pm.

OURBUS SEEKS:
●
●
●

Up to (50) parking spots
Monday to Friday only
From 7am-6pm

THE ITHACA FARMER’S MARKET RECEIVES:
●

$500 per month for the rights to use the parking spaces

TERMS:
●
●
●
●
●

Conditional on the Farmer’s Market’s ability to lease out parking spaces in their rental
agreement
Commercial General Liability is covered by OurBus [see doc attached]
Auto Insurance Policy covered by Fitzgerald Brothers [see doc attached]
Location of the pickup and drop-off spot will be agreed upon by both parties
Contract would be month to month and cancelable by either party with 30 days notice

QUESTIONS:
●

All questions can be directed to the following contact:

Tyler Germano
tyler.germano@ourbus.com

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

MEMORANDUM
To:

IURA Economic Development Committee

From:

Nels Bohn, IURA Director of Community Development

Subject: Ithaca Farmers Market Request to Operate Park-n-Ride at Steamboat Landing
Date:

July 13, 2022

The Ithaca Farmers Market Cooperative, Inc. (IFM) seeks permission to operate a 50-vehicle
commuter park-n-ride facility at the City-owned Steamboat Landing site. IFM is responding to
Ithaca-area based commuters going to Corning, Inc. who seek to lease parking spaces on weekdays
to support employees to take a chartered bus to and from Corning.
The City leases the Steamboat Landing site to the Ithaca Urban Renewal Agency who in turn
subleases the site to IFM to operate a producer-to-consumer market of locally grown and crafted
goods via a negotiated lease agreement. The executed leases authorize use of the site for a
farmers’ market, special events in the pavilion, and any other additional use subject to consent by
the Mayor and IURA Chairperson. The lease agreement specifies that the site shall remain open at
times the market is not in operation for use by the general public for passive, non-exclusive, low
impact and low intensity recreational uses.
A park-n-ride use was not contemplated in 2010 when the 20-year leases were executed, so this
proposed additional accessory use is being brought to the Common Council and IURA for
consideration. The attached proposed resolution approves amendments to leases to allow up to a
50-vehicle park-n-ride use in the IFM parking lot on Mondays through Fridays with provisions to
protect against exclusive use of any specific parking spaces and retaining non-exclusive use of the
site by the general public during non-market hours. The park-n-ride users would be authorized to
“hunt for a parking space” in the 300+ space parking lot but will not have specific parking spaces
designated for their exclusive use.

Proposed Resolution
Planning & Economic Development Committee
July 20, 2022
Authorize Commuter Park-n-Ride at Steamboat Landing
Whereas, the Ithaca Farmers’ Market Cooperative, Inc. (“IFM”) seeks approval for a 50-vehicle
commuter park-n-ride operation as an accessory use at the City-owned Steamboat Landing site, and
Whereas, as of 2010, the City leases the 5.8-acre Steamboat Landing site (“Leased Property”) to the
Ithaca Urban Renewal Agency (IURA) and the IURA subleases the Site to the Ithaca Farmers Market
Cooperative, Inc. to operate a producer-to-consumer market of locally grown and crafted goods, and
Whereas, the Leased Property contains a large market pavilion, a dock, and over 300 parking spaces
developed and maintained by IFM, and
Whereas, the Leased Property is authorized for (1) A producer-to-consumer market featuring local
grown and crafted goods at least two days per week for at least six month of the year, (2) rental of the
pavilion to others for occasional events, and (3) any other, additional use by IFM subject to the consent
of the IURA and Mayor; however the Leased Property shall remain open at times the market is not in
operation for use by the general public for passive, non-exclusive, low impact and low intensity
recreational uses, and
Whereas, IFM currently operates a farmers’ market on weekends, April thru November, and
Whereas, the leases specify that neither the City nor the IURA are under any obligation to maintain any
internal roads and parking areas, including snow removal, and
Whereas, Plan Ithaca, the adopted City comprehensive plan, supports strategies to reduce the number
of single-occupant vehicles including provision of transit and park-n-ride facilities, and
Whereas, the Mayor and IURA Chairperson have preliminarily reviewed the proposal and are open to a
limited park-n-ride use with certain protections to ensure retention of the public nature of the site and
that ample parking remains available for use by the general public; now, therefore, be it
RESOLVED, that the Common Council for the City of Ithaca hereby authorizes amendments to the City
lease, of the Steamboat Landing site, and the IURA sublease of the same site to the Ithaca Farmers
Market Cooperative, Inc., to establish a commuter park-n-ride use as a permissible accessory use
subject to the following conditions:
1. Up to a total of 50 undesignated parking spaces may be utilized for a park-n-ride use;
2. The park-n-ride shall operate only Monday through Friday;
3. No signage designating individual park-n-ride parking spaces shall be erected as the parking
shall remain open to the general public;
4. The pickup and drop-off transit location, and any informational park-n-ride signage, shall be
approved by the City Director of Parking and Transportation; and

5. Commercial general liability insurance shall be carried by any commercial operator of the parkn-ride listing the City of Ithaca and the IURA as additionally insured parties, and be it further
RESOLVED, that the Mayor, subject to review by the City Attorney, is hereby authorized to execute any
and all documents to implement this resolution.

IURA Grants Summary
June 2022
ON
SCHEDULE
complete
complete
complete
complete
ok
complete
complete
ok
complete
complete
complete
complete
complete
complete

HUD ENTITLEMENT ACTIVITIES
2019 CDBG Activities
1.0 Homeowner Rehab7

SPONSOR
INHS

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, 6, 7

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

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
601.95
822,785.94

0.00
0.00
0.00
0.00
1,182.28
0.00
0.00
115.47
0.00
0.00
0.00
0.00
0.00
0.00
601.95
1,899.70

100%
100%
100%
100%
99%
100%
100%
98%
100%
100%
100%
100%
100%
100%
N/A
100%

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
17,237.90
425,295.78

0.00
13,000.00
0.00
865.70
0.00
0.00
12,056.40
25,922.10

100%
93%
100%
99%
100%
100%
N/A
94%

AFCU

140,000.00
190,000.00
153,892.20
11,000.00

29,200.00
475.00
66,504.49
0.00

79%
99.75%
57%
100%

10,000.00
10,879.00
25,600.00
20,000.00
20,000.00
25,000.00

2,022.61
0.00
0.00
15,000.00
2,230.32
7,483.00

80%
100%
100%
25%
89%
70%

Black Hands Universal, Inc.
Ithaca Farmer's Market
St.John's Community Services
GIAC
City of Ithaca

5,720.00
18,001.60
19,068.00
20,300.00
175,000.00
65,000.20
909,461.00

5,720.00
18,001.60
19,068.00
20,300.00
175,000.00
65,000.20
426,005.22

0%
0%
0%
0%
0%
0%
53%

INHS
INHS
Catholic Charities
Finger Lakes ReUSe
Historic Ithaca, Inc.
GIAC
Project Growing Hope
TCA
IURA

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00
11,000.00

0.00
27,555.84
0.00
55,346.54
0.00
75,000.00
8,933.91
0.00
0.00

100%
0%
100%
26%
100%
0%
64%
100%
100%

Center For Community Transportation

12,200.00
20,000.00
20,000.00
30,000.00
136,524.00
255,828.01
0.01
805,227.86

12,200.00
0.00
0.00
0.00
0.00
155,828.01
0.01
334,864.31

0%
100%
100%
100%
100%
39%
N/A
58%

INHS
Cayuga Housing Dev Corp
Catholic Charities
IURA

172,344.16
90,877.94
76,416.48
33,509.90
1,459.00
374,607.48

29,622.81
90,877.94
38,771.58
0.00
1,459.00
160,731.33

83%
0%
49%
100%
N/A
57%

IURA

60,596.45
60,596.45

52,692.03
52,692.03

13%
13%

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
Total

2019 HOME Activities
complete
ok
complete
ok
complete
complete

1.0 Homeowner Rehab17
3.0 Founders Way Rental
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance‐Vulnerable Households3, 11, 18
18.0 HOME Admin
Home Admin (PI)10
2019 HOME Unallocated3, 11, 17, 18
Total

NO

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

ok
ok
complete

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

ok
complete
complete
NO
ok
ok
ok
ok
ok
ok
ok
ok

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

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

Advocacy Center of Tompkins County

28.0 On Call Office Subdivision
29.0 Health & Wellness: Smoothies, Food Services & Yoga
30.0 Online Market Discounts for LMI/SNAP Customers
31.0 HVAC Upgrade
32.0 GIAC Youth Programming
33.0 Community Outreach Worker
Total

2020 CDBG Activities
complete
ok
complete
ok
complete
ok
ok
complete
complete

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

NO
complete
complete
complete
complete
ok

11.00 GO ITHACA Low‐Income Support
12.0 2‐1‐15
13.0 Work Preserve: Job Readiness20
14.0 Immigrant Services Program
15.0 2020 CDBG Admin13, 16
Economic Development Loan Fund12, 16
2020 CDBG Unallocated20

Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities
IURA
IURA
Total

2020 HOME Activities
ok
ok
ok
complete

2.0 Founder's Way For‐Sale Townhomes12, 15
3.0 Northside Apartments
4.0 Security Deposit Asst For Vulnerable Households4, 12, 15, 19
16.0 2020 HOME Admin13
2020 Home Unallocated12, 15, 19
Total

2021 HOME Activities
ok

24.0 HOME‐ARP Admin
Total
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IURA Grants Summary
June 2022
ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES

SPONSOR

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

2021 CDBG Activities
ok
ok
ok
ok
ok
ok
ok
ok
ok
complete
ok
ok
ok
ok
ok

2.0 Homeowner Rehab
3.0 Minor Repair Program
7.0a Security Deposit Asst Delivery
8.0 ReUse Job Training for Career Pathways
9.0 Work Preserve Job Training6
10.0 Hospitality Employment Training Program
11.0 Great Neighbor & Essential Resource
12.0 Urban Bus Stop Upgrade Project
13.0 New Gym Renovations
14.0 2‐1‐16
15.0 Work Preserve: Job Readiness
16.0 Immigrant Services Program6
17.0 A Place to Stay
22.0 2021 CDBG Admin
Economic Development Loan Fund

INHS
INHS
Catholic Charities
Finger Lakes ReUse
Historic Ithaca, Inc.
GIAC
Ithaca Community Gardens, Inc.
TCAT
GIAC
Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities
Catholic Charities
IURA
IURA

42,850.00
33,475.00
2,500.00
98,025.60
67,500.00
100,643.06
41,200.00
17,100.00
100,000.00
25,000.00
20,000.00
30,000.00
15,000.00
138,158.60
160,000.00
891,452.26

42,850.00
33,475.00
2,500.00
98,025.60
67,500.00
100,643.06
41,200.00
17,100.00
100,000.00
0.00
20,000.00
30,000.00
15,000.00
46,101.39
160,000.00
774,395.05

0%
0%
0%
0%
0%
0%
0%
0%
0%
100%
0%
0%
0%
67%
0%
13%

INHS
INHS
INHS
The Learning Web
Catholic Charities
IURA

24,999.00
57,170.80
77,850.00
75,600.00
74,000.00
33,471.50
11,124.00
354,215.30

5,742.00
57,170.80
8,595.00
75,600.00
74,000.00
14,662.14
11,124.00
246,893.94

77%
0%
89%
0%
0%
56%
N/A
30%

Total

2021 HOME Activities
ok
ok
ok
ok
ok
ok

1.0 110 Auburn Street Homeowner Project
2.0 Homeowner Rehab
5.0 511 S. Plain Street For‐Sale Duplex21
6.0 Housing Scholarship Program2
Security Deposit Asst for Vunerable Households
23.0 2021 HOME Admin
2021 Home Unallocated21
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

880,972.11
230,186.95
255,424.77
486,239.40
0.00
0.00
1,622,636.28

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

396,805.22
29,200.00
426,005.22
2,019,441.50

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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690,793
1,036,190
1,136,396.88
1.6451
No
100,207.38

LOAN REPAYMENTS DUE TO IURA
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Entitlement Loans
Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

$
$

80,000
100,000

2006
2008

2026
2038

4
5

$

400,000

2012

2053

1

$

580,000

Ithaca Coffee Roasting Facility

$

100,000

2013

2034

LAG Restaurant (The Rook)
210 Hancock6

$
$

40,000
120,000

2016
2016

2023
2048

Tompkins Community Action (Harriet Giannelis)

$

84,200

2018

Tompkins Community Action Relocation Loan

$

90,960

2018

$

449.85
N/A
4,000.00

$

1,979.32
N/A

$
$

1,979.32

$
$

20,686.85
190,396.59

Int. Only Pmts. subject to cash flow

N/A

$

521,414.51

Int. only pmts. due subject to cash flow

05/05/22

$

732,497.95

Current

6/13/2022

Paid in Full
Current

6/6/2022
6/3/2022

Current

6/28/2022

$

4,449.85

2.5

$

537.42

$

537.42

$

65,889.12

2.5
3.5

$
$

600.72
565.87

$
$

3,586.80
565.87

$
$

114,436.95

2039

2.5

$

440.54

$

-

$

72,286.43

Past Due - owes June 2022

6/1/2022

2029

2.5

$

857.48

$

-

$

64,573.54

Past Due - owes June 2022

6/1/2022

Permanent Construction Period Commenced 12/1/2021.
Annual Pmts Subject to Cash flow.

N/A

CD-RLF

Scattered Site Preservation

$

160,000

TOTAL CD-RLF LOANS $

595,160

2018

2051

State Theatre1

$

458,500

2009

2029*

Liquid State Brewing Company
Urban Core
Home Cooking

$
$
$

70,000
200,000
100,000

2017
2017
2021

GreenStar Coop

$

400,000

2019

2

$

$

134,138.93

$

3,002.03

-

$
$

4,690.09

-

$

451,324.97

2

$

1,741.96

$

1,741.96

$

312,072.38

Current

6/1/2022

2025
2038
2028

2.5
2.5
3.5

$
$
$

975.54
1,068.43
1,343.99

$
$
$

975.54
1,068.43
1,343.99

$
$
$

30,955.50
171,072.33
89,337.57

Current
Current

6/1/2022
6/1/2022
6/1/2022

2029

3.5

$

3,955.43

$

8,108.63

$

327,785.30

Current

6/1/2022

$

9,085.35

$ 13,238.55

$

931,223.08

135,875.68

Int. only pmts. due subject to cash flow

5/5/2022

Past Due - owes June 2022

5/4/2022

CD-RLF Priority Business

TOTAL CD-RLF PRIORITY BUSINESS $ 1,228,500

Current

CDBG
210 Hancock6

$

130,404

2016

2048

2

$

3,772.00

$

-

$

Ithaca Downtown Assoc (Canopy Hotel)4

$ 1,375,000

2016

2037

3.05%

$

7,660.18

$

-

$ 1,168,765.80

324 Buffalo St. Loan

$

110,000

2021

2036

2.50%

$

508.30

$

508.30

$

106,611.75

Current

6/3/2022

$ 578,555
TOTAL NON-CDBG $ 2,063,555

2020

2035

2.50%

$
$

2,294.57
10,463

$
$

2,294.57
2,802.87

$
$

558,597.47
1,833,975

Current

6/3/2022

600,000
600,000

2012

2043

2

$
$

2,217.72
2,217.72

$
$

2,217.72
2,217.72

$
$

464,732.89
464,732.89

Current

6/3/2022

Non-CDBG

107-109 South Titus

HODAG
Breckenridge Place

$

TOTAL HODAG LOANS $

HOME
Stone Quarry Apartments, LLC3
210 Hancock6

$

370,000

2014

2045

2

N/A

$

-

$

377,620.34

Int. only pmts. due subject to cash flow

5/4/2021

$

206,923

2017

2047

2

8,360.00

$

-

$

215,615.47

Int. only pmts. due subject to cash flow

5/5/2022

Founder's Way

$

199,900

2021

2053

1

N/A

$

186,900.00

No accrued interest or pmts due in construction period - up to 2
years

N/A

Permanent Construction Period Commenced 12/1/2021.
Annual Pmts Subject to Cash flow.

N/A

Cayuga Flats

$

TOTAL HOME $

TOTAL IURA LOAN PORTFOLIO

100,000
876,823

2020

2070

0

$ 6,074,441

N/A

N/A

N/A
0.00

$ 29,218.00

$ 24,928.55

Notes

$
$

100,083.33
880,219.14

$ 5,429,848.73 Agrees to Balance Sheet for June 2022
Agrees to M&T loan Statement for June 2022

1. State Theatre's loan was extended/balloon payment now due in March 2030
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
4. Canopy Hotel closed on 8/10/2016. Interest only pmts were due for the first 15 months. Interest rate is adjustable every five years.
P&I payments began 1/1/2018.
5. Delante Loan was disbursed 2/3/2016. First 6 months Interest Only payments due began 3/1/2016. Interest Rate 3.5%.
6. 210 Hancock CDBG & HOME loans-permanent phase (commenced 12/1/2017) interest rate 2% (compounded annually); Annual payment subject to cash flow.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due began 10/1/2017. Interest Rate 3.5%.
P&I payments began April 2018.
8. Scattered Site Preservation Loan-Per original promissory note dated 5/16/2018 payments were not due and interest did not accrue in the construction phase. Promissory note was
amended 11/15/2019 to include the accrual of interest @ 2% (compounded annually) during the construction phase. Permanent phase commenced 12/1/2021.
In permanent phase pmts are subject to cash flow. Interest will accrue at 2% and compound annually.
9. Cayuga Flats-Permanent phase commenced 12/1/2021. During permanent phase 1% interest only payments will be due each anniversary
of the permanent loan commencement date. Interest will compounded annually and payment will be subject to cash flow. Payments were not due and interest did not accrue in the construction phase.
10. Term for the 107-109 S.Titus Loan is 15 years but the loan is amortized over 30 years. The 15 year term includes 2 months of interest only pmts.
A balloon pmt of principal & interest is due at the end of year 15 (10/1/2035).
11. Term for the 324 Buffalo St. is 15 years but the loan is amortized over 24 years. A balloon pmt of principal & interest is due in 2036 for approx. $49,518.74.
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Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Current

8/13/2021

$ 375.00

Current

7/12/2021

$ 3,040.50

Past Due - owes June 2022

6/21/2022

$ 7,140.70

Current

6/21/2022

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2022)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2021

.

Cinemapolis
Monthly Lease-rate change on 5/1/21

$ 3,494.25

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/21)

$

297.60

Current

6/21/2022

Current

5/13/2022

Current

3/25/2022

Current

6/9/2022

Other Leases
Southside Community Center-RIBS

Monthly Lease -New rate 7/1/21

$

474.74

Farmer's Market/Steamboat Landing

Quarterly Lease - June, Aug., Oct., Dec.

$ 9,001.00

