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AGENDA

IURA ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M. Tuesday, August 23rd, 2022

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

https://us02web.zoom.us/j/89042784433?pwd=Wmlqd2FHQUZVdHE0cEJXMUhOSTVpUT09
890 4278 4433
a13iha
+16469313860,,89042784433#,,,,*408442# US
+1 646 558 8656 US (New York)
890 4278 4433
408442

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3 min. max.)

IV.

Review of Meeting Minutes: July 19th, 2022

V.

Inlet Island Urban Renewal Project
A. Exclusive Negotiation Agreement (ENA) process and milestone schedule – review
B. NYSDEC discussions regarding 508 Taughannock Blvd – report
C. Sponsor’s 8/8/22 Development Program submission – discuss
D. Proposed Disposition and Development Agreement - resolution

VI.

Other/Old Business
A. IURA Financials Review: July 2022 (to be distributed when available)
B. Staff Report
C. Meeting Schedule Review – no Sept meeting; next meeting: October 11, 2022
D. Other

VII.

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).

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)
3:00 P.M., Tuesday, July 19, 2022

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

Chris Proulx, Chair; Doug Dylla, Vice-Chair; Leslie Ackerman; Charlotte Hamilton
None.
2
Nels Bohn; Charles Pyott
Victor Kessler, Assistant City Attorney; Karl Graham, IURA Board (Vice Chairperson); Tom
Parsons, City Fire Chief; Robert Covert, City Assistant Fire Chief

Call to Order

Chair Proulx called the meeting to order at 3:02 P.M.
II.

Agenda Additions/Deletions

None.
III. Public Comments (3-minute max. per person)
None.
IV. Review of Meeting Minutes: June 7th, 2022
Dylla moved, seconded by Ackerman, to approve the minutes, with one minor modification.
Carried Unanimously:3-0
V.

Urban Renewal Project

A. East Hill Fire Station
1. Discussion of Terms of Proposed Deal/Address Questions
Bohn summarized the contents of his 7/18/22 memorandum to the Committee, as excerpted below:
Proposal Clarifications
Each respondent was asked questions about their proposals resulting in additional information:
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.

IURA EDC Meeting Minutes
July 19, 2022
Page 2 of 15

311 College Associates, LLC (311 CA)
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
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.
311 CA
• 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 311 CA as a preferred proposal for the following reasons:
1. The $4 million cash offer from 311 CA 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.
(IFD) 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 311 CA as likely to be operationally feasible for a new fire
station.
If negotiations with 311 CA are unsatisfactory the City team was prepared to open negotiations with Visum.
City/311 CA Negotiation Outcomes
• 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.
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Proulx remarked, as he understands it, under the 311 CA proposal the City would receive $5.1M and the
project site, which is equivalent to ~$7M. Since it would cost the City $8.5M to construct the new fire
station, the net cost to the City would be ~$1.5M. Bohn agreed, in general terms, that is correct.
Proulx observed, under the Visum proposal, Visum would not pay the City anything for the land and it
would offer a $2.9M subsidy for a zoning-compliant building with an estimated construction cost of
~$6.7M, resulting in a net ~$4M cost to the City. Bohn agreed.
(Hamilton arrived at 3:16 p.m.)
Dylla expressed concern with the size of the streets, accessibility issues, and fire engines operating in an
urban neighborhood. Parsons replied College Avenue’s operational/drivable street-width is actually the
same as Dryden Road’s. IFD conducted an analysis of turning moments for fire engines emerging from
the station and they were acceptable.
Ackerman observed two aspects of the Visum proposal stood out to her: the higher cost to the City and the
need for the fire station to be off-line for as long as 2 years. She asked if there is a different version of the
Visum project (e.g., modified financial proposal or design configuration) that could conceivably make it
more attractive to the City. Parsons responded, from a design stand-point, it is a very constrained site. It is
difficult to conceive it could be as good as the other proposal.
Bohn added, from the financial perspective, Visum’s proposal increases its subsidy to the City in relation
to the number of floors it could develop. If Visum could construct a 12-story building, it could approach
the subsidy of the 311 CA proposal; however, City staff cannot simply waive zoning requirements.
Ackerman asked if any other factors went into the City’s choice of the 311 CA proposal. Bohn replied, under
the Visum proposal, the City was concerned with losing control over the project and development of the fire
station, since the City would essentially become a lessee. Furthermore, should the project cost increase, the
entire process would be complicated and likely delayed, placing the City’s $1M grant (2016) from Empire
State Development (ESD) at risk, since that funding needs to be expended by a certain date.
2. Lead Agency Declaration
Bohn explained the proposed resolution segments the environmental review process into a property
transfer phase and the subsequent construction phase. The IURA will only serve as Lead Agency for the
property transfer phase of the project.
Ackerman moved, seconded by Dylla:
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
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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,
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
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.
Carried Unanimously: 4-0
3. Environmental Determination
Bohn explained even though the environmental review is being segmented in this case, the process is
no less protective than a standard unsegmented environmental review.
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Dylla moved, seconded by Ackerman:
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
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 and Development
Board for environmental review 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, 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
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
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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 Full Environmental Assessment Form (FEAF), 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.
Carried Unanimously: 4-0
4. Disposition & Development Agreement (DDA)
Hamilton disclosed her business leases space from Integrated Acquisition & Development Corporation
(IADC), which the developer 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. Proulx agreed, since
there is no measurable financial benefit involved, it should not be considered a conflict of interest requiring
Hamilton to recuse herself.
Bohn clarified in the first “RESOLVED,” under “3. Property Tax Revenue,” the one exception to the
requirement of a Payment-in-Lieu-of-Taxes (PILOT) agreement between the IURA and the developer (if
the property becomes tax-exempt) is if the Tompkins County Industrial Development Agency (TCIDA)
approves its own PILOT agreement with the developer.
Kessler stressed since the City does not have a PILOT agreement with the developer any PILOT
agreement would need to be negotiated in addition to the Option Agreement.
Proulx remarked the “3. Property Tax Revenue” condition would be clearer if instead of being written as
“Require execution of a 20-year Developer/IURA Payment-in-Lieu-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,” it were written as: “In the
event property becomes tax-exempt by any means other than an approved Tompkins County Industrial
Development Agency (TCIDA) PILOT agreement, it would require execution of a 20-year Developer/IURA
Payment-in-Lieu-of-Taxes (“PILOT”) agreement requiring payment equal to property taxes that would
have been due.” No objections were raised.
Proulx asked if the IURA anticipates receiving any feedback from the developer prior to the 7/28/22
IURA Board meeting. Bohn responded, yes. He communicated to the developer that the issue would be
decided at that meeting. He added, once the IURA Board approves the DDA, it would go before the
Planning & Economic Development Committee (PEDC) for a Public Hearing and then finally to Common
Council, which could reject, approve, or modify the DDA at that time.
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Ackerman moved, seconded by Dylla (as amended):
East Hill Fire Station Urban Renewal Project: Disposition Agreement
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
(“311 CA” 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 311 CA, dated 2/22/22, and
WHEREAS, on June 23, 2022, the IURA designated 311 CA 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
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
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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 — In the event property becomes tax-exempt by any means other than an
approved Tompkins County Industrial Development Agency (TCIDA) PILOT agreement, it would
require execution of a 20-year Developer/IURA Payment-in-Lieu-of-Taxes (“PILOT”) agreement
requiring payment equal to property taxes that would have been due; 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.
Carried Unanimously: 4-0
VI. Community Lending: Priority Business Loan Fund (PB-LF)
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
Bohn explained the application is for a project that has been in development for several years to
redevelop the former City Health Club building on W. State Street into an 8,000-square-foot brewpub.
It seems a very impressive facility inside. The loan application is also notable in that there is no debt
owed on the project yet, since it has been funded exclusively through equity investments by the family
and owner. IURA funds would be used for final machinery/equipment expenses, landscaping, and
working capital.
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The brewpub would seat 125, so it is a large facility and would change the nature of the block, which is
situated in an IURA target area. The loan terms would include two personal financial guarantees. In
some respects, the application’s financial projections seem a little optimistic, although the business would
also have a low break-even point. It appears to be a low risk to the IURA and Bohn recommended
approving the loan.
Hamilton expressed excitement about the project. One thing she would like the IURA to request is for the
applicants to include a non-alcoholic specialty brew(s). Bohn replied that could certainly be
communicated to them.
Ackerman agreed with Bohn about the financial projections seeming somewhat optimistic. The aspect of
the application that most concerns her is the payroll. The proposed wage scale is uncompetitive,
especially given that job openings are relatively plentiful right now. She wondered if the IURA could
strongly recommend the applicants reconsider the proposed wage levels. No objections were raised.
Graham remarked another community benefit he would like the applicants to pursue would be hiring a
workforce that reflects the diversity of the immediate downtown area.
Dylla noted the building has been dilapidated for many years. He asked if the exterior has been renovated
at all. Bohn replied they have been making progress in that respect. They would also potentially open
another entrance on the State Street façade, with additional funding.
Dylla indicated he would like the West State Street façade improved.
Hamilton moved, seconded by Ackerman (as amended):
Loan Assistance to Sons of Susan, LLC (d/b/a Personal Best Brewing) — Priority
Business Loan Fund (PB-LF) Project #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 Club
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
125-seat brewpub with a 10-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
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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 full-time equivalent (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 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
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. M.L.K,
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; and
WHEREAS, to further enhance community benefits of the project, Company management is highly
encouraged to consider the following recommendations:
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•
•
•
•

Feature at least one specialty or craft non-alcoholic beverage on the menu.
Reconsider the proposed workforce pay-scale to ensure it is competitive in the local labor
market to attract and retain talented employees.
Recruit and hire a workforce that reflects the diverse demographics of the downtown
neighborhood.
Continue building improvements to improve the W. State/M.L.K., Jr. St. building façade,
including establishment of a building entrance as shown on the floor plans.

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

Interest Rate:

3.5% annually if borrower establishes and continues an automatic
loan payment through a financial institution to make timely level
monthly payments on the loan. If such an automatic loan payment
system is not in effect after full disbursement of the loan, the
interest rate shall be adjusted to 4.0% annually.
The interest rate shall be reduced by 100 basis points upon: (1)
submission of satisfactory job reports documenting that the jobcreation goal has been achieved for two consecutive quarters; and
(2) compliance with all other terms of the loan agreement.
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Repayment:

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan over 60
months (approximately $2,540/month at an assumed 3.5% interest
rate) 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 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 moderateincome 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

And be it further,

satisfied.
5. Documentation of project match funding.
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RESOLVED, that the Director of Community Development for the IURA is authorized to issue a Loan
Commitment Letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby authorized
to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously: 4-0
VII. Lease Amendment
A. Authorize Park-N-Ride Use at Steamboat Landing — Ithaca Farmers Market Cooperative, Inc. (IFM)
Bohn explained IFM was approached by employees who commute to Corning Incorporated and were
interested in using IFM’s parking lot Monday through Friday to take a chartered bus from. He
summarized the contents of his 7/13/22 memorandum to the Committee, as excerpted below:
The Ithaca Farmers Market Cooperative, Inc. (IFM) seeks permission to operate a 50-vehicle commuter parkn-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-nride 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.

Dylla suggested IFM charge for parking spaces on the weekends and use the income to pay for some trafficflow parking monitors and perhaps a shuttle to/from the DMV parking lot.
Hamilton moved, seconded by Dylla:
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
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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 Ithaca Urban Renewal Agency Ithaca hereby approves an amendment to the
IURA sublease of the Steamboat Landing 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 be it further
RESOLVED, that the IURA Chairperson, subject to review by the IURA legal counsel, is hereby
authorized to execute any and all documents to implement this resolution.
Carried Unanimously: 4-0
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VIII. Old/Other Business
A. IURA Financials Review: June 2022
Bohn reported all CDBG and HOME projects are in good standing in terms of expenditures and overall
progress, with the exception of two CDBG-CV projects, whose remaining funds will most likely be
reprogrammed. All loan repayments are current, except the Canopy Hotel and Tompkins Community
Action (TCAction), but neither is expected to be a significant issue. All lease payments are current as of
today.
B. Staff Report
Bohn reported the Restore New York Communities Initiative (Restore NY) Round 6 funding cycle has been
announced. The City is exploring a potential application to take advantage of the program with up to $2M
available.
Bohn noted a new NYS Downtown Revitalization Initiative (DRI) funding cycle is open, which the City is
exploring creating an application for.
Bohn announced Eric Rosario resigned from the IURA Board and will be replaced with Donna Fleming.
IX.

Adjournment

The meeting was adjourned by consensus at 4:48 P.M.

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

Inlet Island

Finger Lakes Development
IURA Update Submission
August 8th, 2022
Attn: Nels Bohn
Ithaca Urban Renewal Agency
108 East Green Street, Ithaca, NY 14850
To the members of the Ithaca Urban Renewal Agency (IURA),
The Finger Lakes Development Inlet Island project team is pleased to provide the IURA with updates on the proposed
development. This update is intended to meet the requirement identified in the Exclusive Negotiation Agreement (ENA) section
III.A.1-7 within 100 calendar days of the receipt of appraisal. Please see attached documentation below fulfilling the Developer
Responsibilities as enumerated in the ENA:
“

1.

2.
3.

4.
5.
6.
7.

Development Program – An updated development program summarizing the development plan quantitatively, including
but not limited to:
o Housing units by unit size and target income range
o Hometel units by unit size
o Physical changes to the Finger Lakes Boating Center facility, if any
o Total parking spaces, specifying private and public parking spaces
o Identification of locations of boat storage on Inlet Island by season
o Improvements to support and expand public waterfront access
o Improvements to enhance multi-modal mobility and connections
Site Plan – An updated preliminary site plan showing the preliminary building footprints and zoning compliance analysis.
Environmental Site Investigation – Conduct a site analysis to characterize environmental conditions and the presence
and extent of contamination at the Project Site sufficient to develop and submit a preliminary cost estimate to remediate
subsurface contamination
Purchase Price – Proposed purchase price for public real property to be acquired from the IURA along with justification
for price if less than fair market value determined by appraisal.
Budget – Itemized preliminary budget for Project, separating out FLD expenses from expenses of other parties, such as
INHS.
Financing Plan – An updated preliminary financing plan including a source of funds statement for FLD, and a FLD
project financial pro forma, including assumptions regarding projected loan terms.
City Actions – Identify any special approvals, actions, maintenance responsibilities, and/or investments or fees waived by
the City of Ithaca necessary for the project completion and success.

”
We anticipate presenting these updates to the IURA at their meeting on August 23rd, and will be prepared to answer any questions
regarding the current design proposal at that time.

Sincerely,

Jacob von Mechow, RLA
Whitham Planning Design Landscape Architecture, PLLC

Phone: 607.272.1290

Email: admin@whithamdesign.com

142 East State Street, Suite B, Ithaca NY 14850
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IURA Update Submission
8/8/2022

Narrative:
Finger Lakes Development is pleased to present our update to the Inlet Island Development Project. The
program is to integrate a Hometel and INHS housing with Ithaca’s only working boatyard and one of its more
popular restaurants to create an active, vibrant and accessible waterfront.
FLD proposes acquiring the developable property, including the 508 Taughannock Blvd. but not including the
Taughannock Blvd terminus parcel and then subdividing a lot for INHS’s Anchor building. Bringing the
program to fruition requires straightening the New York State access easement along the flood control channel
which requires tearing down the existing building at 508 Taughannock Blvd. Additionally, the DEC requires a
permanent access easement along the City owned terminus parcel on Taughannock Blvd. and continuing westward
across the northern half of the 508 Taughannock Blvd parcel to the flood control channel. The State estimates
that they need a year for their process to transfer their land and that this process will not begin until the City
initiates it.
This recent development has two major impacts on our proposal. One, it makes any timeline longer and uncertain.
This means that it is impossible for both INHS and FLD to engage design and construction professionals to take
planning to the next level of more precise budget and site plan review until site control is obtained. Secondly,
design considerations and bids sought for estimates and construction for buildings that are a year or more out
before approvals can even begin is not practical, feasible or reliable. This in turn means that any and all budgetary
forecasts are similarly uncertain and subject to change. Obviously, this is exacerbated by the current uncertain
economic environment. To be clear, we are providing our site plan to the DEC to make sure it meets with at least
their preliminary approval in hopes that this will spur action on the transfer of the parcel to the City and our
development. We are looking forward to accomplishing this project and do not want to delay the approval
process any longer than necessary.

1. Development Program
Housing & Hometel units:
The Stays: The Stays hometel will have approximately 12 studio units, 38 one bedroom units and 38 two bedroom
units for a total of 88. Some units may be combined with others to create a larger suite. See attached for currently
projected rates and room sizes.
The Anchor: INHS Housing will have 9 Studios, 32 one bedroom and 14 two bedroom units. See below for
further details.

Finger Lakes Boating Center, Building Changes & Operations:
Remove visual barrier to the water at north end of building by removing shed roof and at least upper portion of
vertical wall. Renovation of south area and introduction of new boat sales business, Krenzer Marine already
completed.
Finger Lakes Boating Center operations will continue along eastern side of Taughannock Blvd. including haul and
launch activities from existing launch site. Boat repair services and 1,500 sq. ft. marine store will continue to
operate in main shop area of Finger Lakes Boating Center. Site plan allows for continued operation of haul and
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launch operations crossing Taughannock Blvd and continuing westerly toward flood control channel. There will
be seasonal use of the flex space in the south western corner of the development lot.

Parking:
Total of 230 public access parking spaces including approximately 25 spaces within INHS building site;
Parking management can be gateless and provided through the acquisition of a third-party vendor parking
platform. This allows demand monitoring and flexible pricing to prevent inter business parking disputes.
Enforcement could be by the City.

Boat Storage:
Although overall the boat storage on site will be reduced from its current capacity, and area on the South-East
corner of the site (labeled “Flex-Space”) will provide room for boat storage, and it’s alignment with the boat lift
dock will limit the need for complicated maneuvering. During the summer season when boats are in the water, this
area will be available for other uses. The Finger Lakes Boating Center has accounted for and approved these
changes to their operations.

Waterfront Access:
The improvements to support and expand public waterfront access include installation of the human powered
watercraft accessible docking along the Flood Control Chanel. The DEC has preliminarily indicated that this will
likely be acceptable; however, a floating dock off the north point is not likely to be approved by the DEC.
Additionally, there is green space and a public gathering area along the waterfront between the Anchor and Stays
buildings. There is also a trail/sidewalk extending around the point and back along the western side of
Taughannock Blvd. to facilitate pedestrian access to the whole area.
The Coast Guard Auxiliary will be able to hold classes in a meeting room in the building provided by FLD and will
have on-the-water presence if the DEC permits public usage of the floating dock.

Circulation and Connections:
In the current site condition, the City Right of Way provides vehicular access to the entire site and features a turnaround at the north end for emergency and delivery vehicles, however it’s pedestrian sidewalks are fragmented and
non-contiguous. The DEC flood control easement features a combination of concrete sidewalk, and stone-dust
trail which connects to the Cayuga Waterfront Trail, but the condition of this also varies, and it would not be
considered an accessible route. In order to improve the multi-modal access to, and throughout the site, the project
team is proposing extensions of the City Sidewalk from Taughannock Blvd, across the development site and
connecting to the Waterfront Trail. These connections will be paved concrete walkways, and raised crosswalks that
vasty improve accessibility and pedestrian and bicycle access.
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2. Site Plan
Working with Finger Lakes Development and INHS, Whitham Planning and Design Landscape Architecture
(WPD) has prepared the attached updated concept Site Plan (Color Schematic Plan). This plan maintains the same
general concepts and layout as the Plan originally submitted with the RFEI package, but has been adjusted to
accommodate further refinement of the Building footprints and identification of programmatic needs. Per the
ENA, this Site Plan illustrates the preliminary building footprints and zoning compliance analysis.
Zoning:
A Preliminary Zoning Analysis Chart is included which compares the proposed development to the City’s District
Zoning. It is the intention of the Development that both proposed buildings are intended to be built fully
complying with the current zoning - no variances should be necessary for the project to be successful. A few
particular notes:
•

•
•
•
•

•

The project is understood to be located in the Waterfront Zone District (WF), and the buildings are
anticipated to be classified as Multiple Dwelling (INHS – “The Anchor”) and Hotel/Motel (FLD – “The
Stays”).
In this zone there are 0 off-street parking or loading maximums/minimums.
There are no yard dimension (off-set) regulations, and 100% lot coverage is allowable.
The Maximum Building Height is 5 stories (63’), and it is expected that both buildings will be built up to,
or just below this limit.
Minimum Street frontage is 30’.
o “The Stays” will exceed this considerably – currently showing approximately 750lf of street
frontage.
o In the currently proposed site plan, “The Anchor” will accomplish street frontage through an
access easement agreement on it’s south property line, 30’ wide minimum. (shown in purple)
Other regulations, such as Minimum Lot Size (3,000sf) are not anticipated to be an issue. (Proposed lots
will exceed this 10x or more.)

Building Footprint: See attached Site Plan

Site Plan Changes:
An itemized list of changes/updates to the site plan since the previous submission:
•
•
•

•
•

Preliminary development of “The Stays” footprint has altered the shape of the building in relation to the
dimensions of the site. Drop-off entrance relocated to the prominent North-East corner.
Preliminary development of “The Anchor” footprint has reduced building size, and shifted closer to
waterfront.
Per conversations with the NYSDEC, the existing Building at 508 Taughannock Blvd., previous shown to
remain, will be removed. This will eliminate the encroachment on the DEC’s flood control easement, and
allow for “The Stays” building to shift further north.
o The DEC is expected to retain an access easement in the lot to the north of the building at 508
Taughannock Blvd. (Shown in purple)
Drivelanes in Taughannock Blvd. R.O.W. shown wider to reflect Ithaca City Street standard dimensions.
Drivelane on East side of “The Stays” reduced, and parking stalls changed to angled parking – reducing
width and asphalt.
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•
•
•
•
•
•

Additional by-pass lane added to driveway on east-side of “The Anchor” to accommodate traffic during
boat-lift maneuvering.
Proposed Solar Panels previously shown on Existing Boatshed buildings removed from project due to
feasibility study results. (Off-site solar investment is planned to replace this component.)
Extends of demolition/modifications to existing boat sheds reduced to preserve existing business
operations.
Existing turnaround at north end parking lot shown closer to existing conditions.
Pedestrian routes (sidewalks, crosswalks) adjusted throughout to accommodate the above changes, as well
as to provide safer crossing conditions.
Note: it is expected that the proposed drivelanes and pedestrian routes shown are preliminary only, and
will be further updated through conversations with the City Fire Department, Dept. of Public Works, and
the Site Plan Review process.

3. Environmental Site Investigation
Review with our environmental team and based upon the Geo-Logic Inc borings (see attached), approximately
6,750 tons of suspected contaminated soil. This equals about 338 loads that, at $400 per load to haul plus $65
tipping costs if Seneca Meadows accepts the soil costs a total of about $438,750. Plus, an excavation budget of
$500 to $600K for an approximate total of $1,173,950. Tipping costs are subject to change based on ground water
contamination, dump location, additional environmental testing, and type of contamination of soil. In addition, no
Testing/Monitoring costs or Engineering/Environmental Design costs are included in this draft budget.
The environmental process would be through the NY Spills program. This program provides the greatest
flexibility in terms of starting the actual clean-up upon site control.

4. Purchase Price: 2.3 M. arrived at as follows:
3,200,000

Full Market Value for entire 3.2 acre site.

( 265,031)

Appraised value for 508 Taughannock Blvd., owned by NYDEC. DEC requires full
Flood Control Chanel access easement across northern end and removal of
building. Environmental status unknown so DEC will have to declare clean or
reimburse Developer for clean-up. Cost, for this lot cannot be determined at
this time given these variables.
Appraised value for terminus of Taughannock Blvd. This is not developable and is required to
remain a City Street as DEC requires access over it to the flood control channel and it is the
ingress and egress for the Boatyard Grill and emergency vehicles responding to the western side
of Taughannock Blvd.
INHS and FLD have agreed that INHS will acquire their parcel from FLD based on their
relative building total square footage. This equates to approximately $1M as the INHS share.
However, they can afford $700,000. This reduction does not inure to the benefit of FLD and
would result in FLD conveying to INHS their lot at $700,000.

( 333,742)

( 300,000)

___________
2,301,227
700,000
1,601,227

Source
INHS
FLD
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2,301,227
As explained above the minimum environmental cleanup cost could reach 1.5M. Therefore, at least this much, if
not the entire purchase price should be held in escrow pending completion of the environmental clean-up.

5. & 6. Budget and Financing Plan: See attached budget and financing plan for FLD
Inlet Island Redevelopment, “The Anchor”, Narrative
INHS has worked with HOLT Architects to develop an initial design approach to the affordable housing
component of the Inlet Island redevelopment, known as The Anchor. The design is a five-story bar building of
approximately 52,000 square feet with 18 under-building parking spaces; rental and services offices, along with a
community room for residents and bike storage on the first floor; and four floors of housing above. The building
will include nine studio units, 32 one-bedroom units, and 14 two-bedroom units at the following income levels:

# units

Unit size

Target AMI

4

studio

30%

3

studio

50%

2

studio

60%

5

One bedroom

30%

9

One bedroom

50%

16

One bedroom

60%

2

One bedroom

90%

6

Two bedroom

50%

6

Two bedroom

60%

2

Two bedroom

90%

Total 55

The Anchor will be an all-electric building designed to meet the Passive House standard. The design will include
balconies for each unit, to take greatest advantage of the outstanding views on the water. The under-building
parking will be screened from public view. Broadband internet will be provided to residents free of charge.
INHS will partner with Catholic Charities Tompkins/Tioga on the nine 30% AMI units, which will be available to
households exiting homelessness who are either veterans with a disability (3 units), or people with Substance Use
Disorder (six units). Catholic Charities will build upon their successful experience operating A Place to Stay to
provide comprehensive, wrap-around supportive services to this population as they transition to housing stability.
Our team will seek an award of NYS OTDA’s Empire State Supportive Housing Initiative funds to provide the
rental subsidy and supportive services funding needed to help these residents be successful.
INHS will seek capital funding from the following permanent sources to support The Anchor:
•

NYS HCR 9% LIHTC/SLIHC
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•

NYS Homes & Community Renewal Housing Trust Fund

•

Conventional perm loan

•

NYS Homeless Housing Assistance Corporation

•

Tompkins County Housing Development Fund

•

City of Ithaca HOME

•

INHS deferred developer fee

To make this approximately $22 million project financially feasible, INHS will not request the maximum developer
fee allowed by NYS HCR and, in addition, will defer a portion of that already-lowered fee amount. Based on
projected construction pricing, and with these financial concessions made by INHS, The Anchor requires an
acquisition price of no more than $700,000 to be financially feasible.

7. City Actions:
•
•
•
•
•
•
•

Commence acquisition process for 508 Taughannock Blvd.
Identify Impact of acquisition process of 508 Taughannock Blvd on schedule set out in ENA.
Request permit for floating dock for public use in same area as existing dock and determine if any floating
dock off north point might be permissible.
Ensure that the State certifies non-contamination on State owned property and identify remedial action if
not;
Budget improvements to be made by City along Taughannock Blvd consistent with site plan;
Approve escrow agreement for holding sale proceeds for environmental clean-up processed by FLD.
Assess gateless and public-private coordination for parking solutions on Inlet Island;

-End of Document-
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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: Inlet Island Urban Renewal project – review of 8/8/22 development program submission
Date:

August 19, 2022

The Exclusive Negotiation Agreement (ENA) identifies the negotiation steps potentially leading to a
Disposition and Development Agreement (DDA) for sale of IURA and City lands on Inlet Island to the
project Sponsor, Finger Lakes Development, LLC. The ENA also includes:
•
•
•
•
•

Performance milestones for Developer and Agency;
An anticipated development program subject to negotiation;
Developer and Agency responsibilities;
Major issues to be resolved; and
Essential terms and conditions.

To date, the Developer and Agency have met their performance milestones. The Developer
submitted a revised development program and other information on August 8, 2022, describing the
proposed project.
The task for the IURA is to now review the submission for completeness, determine if the proposed
development program requires further clarifications or negotiation, and sufficiently resolves the 12
preidentified issues to be resolved in section IV of the ENA. If the Agency determines that the
Developer has submitted a complete submission package and the development program proposed
is acceptable or acceptable with specific conditions, the next step in the process is for the IURA to
propose terms and conditions for a DDA.
Issues To Be Resolved
Regarding “issues to be resolved” in section IV of the ENA, several are most appropriately addressed
through the site plan review process and City permitting process, including the public street
circulation plan, pedestrian/bicycle mobility connections, and public parking. City staff have
Page | 1

reviewed the submission and have a number of issues and suggestions for the Developer to
consider (see Exhibit A). Another set of issues involve NYSDEC for which productive three-way
negotiations are underway regarding property at 508 Taughannock Blvd property.
The strength of the proposed development plan is the provision of INHS affordable housing and
retention of the water-dependent boating center use on the Island.
Issues for IURA discussion include:
1. Ground-level activity - Is there sufficient ground-level activity generators incorporated into
the project & programming of public green space? Public use areas are not clearly identified
on the site plan.
2. Marina building improvements – While some building improvements and landscaping have
already occurred, future upgrades to this large, older building with some rusted roof panels
now appears very limited and it is unclear what is planned at the north end to open up the
site visually as no plans or elevations are provided.
3. Coast Guard Auxiliary Operations – Developer indicates the “Coast Guard Auxiliary will be
able to hold classes in a meeting room in the building provided by FLD.” It is not clear what
building is provided, the size of the meeting room and the terms for such use.
4. Public Access Easements – historically signage identifying public access easements on Inlet
Island have not been prominent. Any access easements integral to a continuous public
pedestrian access system should include clear signage identifying public access.
5. Purchase Price Regarding Environmental Cleanup – the proposed purchase price deducts
100% of the Developer’s cost of environmental cleanup of the former Agway Petroleum site
owned by the City. It may be appropriate to include incentives for cost containment, cost
sharing, or other strategies to provide proper incentives for cost efficiency. Subsurface
remediation and backfill may also directly phase into site preparation, which should be
considered when adjusting the sale price.
Completeness
The submission package appears to be substantially complete, but clarifications may be appropriate
for the following:
•
•
•

Boat storage – provide more clarity on boundaries of boat/cradle storage area and where
there will not be boat/cradle storage
Parking, public & private – clarify which parking spaces shown on the site plan are public and
which are private
Physical changes to boating center – brief narrative description is difficult to fully understand
changes proposed

Essential Terms
Section II.C.3. of the ENA specifies that improvements proposed within the road right-of-way or on
public property shall be the responsibility of the Developer. Section 7 of the submission appears to
make the City responsible to make improvements in the right-of-way.
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Section 7 also seeks the City to “ensure the state certify non-contamination of state-owned
property…”. It is more appropriate for the developer to gain an access easement from the State to
conduct subsurface sampling on property.
Conclusion
If above identified issues are resolved to the IURA’s satisfaction, then an IURA resolution approving
a proposed DDA that includes several seller contingencies is the appropriate next step to submit to
the Developer for their consideration. Contingencies should at minimum include:
•
•
•
•
•
•

Completion of Environmental Review
Site plan approval
Street permit for work in the street ROW
Agreement with City on how to construct and manage public parking
NYSDEC and City of Ithaca approval for property transfers involving 508 Taughannock Blvd.
Common Council approval of DDA
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EXHIBIT A - City Staff Preliminary Comments on the 8/8/22 Site Plan

•
•
•

•
•

•

•
•

•
•

•
•

The proposal, as with existing conditions, includes boat storage in the existing ROW. This
will require more discussion.
The proposal includes portions of parking spaces, crosswalks, and landscaping in the existing
ROW. Who would maintain those features?
The project team explained that the second bi-directional roadway (to the west) is proposed to
allow traffic to bypass the ROW when Ithaca Boating Center operations are blocking the
ROW. We would prefer to discuss modifying ROW lines to allow the boatyard to allow
within its property more, potentially allowing a simpler, more urban design without duplicate
two-ways roadways. We also would like to explore adjusting the alignment of the intersection
of Route 89 and Old Taughannock Blvd.
We would not allow perpendicular pull-in parking spaces along the city street as shown in the
plans.
We would like the Ithaca Boating Center to explore relocating the boat docks where boats are
removed from the water (currently at the south end of the boating center) to the north end of
the boating center. This would keep these operations further from the entrance to the
development/street, and eliminate many conflicts with pedestrians, vehicles, and bikes.
Shifting the ROW westward may allow two one-way street segments with parking either on
the outsides of the roadway or facing inward on the inside of the roadway (back-in angle or
pull-in angle parking preferred – back in angle parking is safer). Eliminating the second 26’
roadway may allow more space on the center landscaping island for multiple uses.
The pedestrian flow needs to be reworked and improved.
There is some space between the proposed building footprints and the easement line on the
west side of the island. Consider shifting the building footprints west if more space is needed
to better accommodate all users on the roadway with a more standard urban streetscape.
We suggest aligning the proposed buildings “The Anchor” and “The Stays” such that the
street edge does not have a jog in it.
There needs to be some loading zones along the two buildings. These could also serve as
portions of the 26’ wide fire access lane. The fire access lane does not need to be the full
length of the roadway.
Please submit a parking study explaining the number of spaces needed by the proposed uses.
The dock labeled “Public Access Canoe & Kayak Dock” (currently closed to the public)
would need upgrades and boat racks and/or a way to get boats to people’s vehicles in order to
be comfortably used as a public dock.
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Project Schedule
Inlet Island Urban Renewal Project - Exclusive Negotiation Agreement

As of April 29, 2022

Project Sponsor: Finger Lakes Development of Ithaca, LLC (FLD)
Milestone

Day

Deadline

Extension Period

Start

4/29/2022

NA

City submits appraisals of publicly-owned parcels to Developer

Up to #100

8/7/2022

NA

Developer submission of development program

Up to #145

9/21/2022

NA

IURA submits proposed DDA to Developer for signature – ENA terminates
unless Developer signs proposed DDA or Developer submits counteroffer

If Developer submits counteroffer, then schedule is extended as follows:
Up to #205

11/20/2022

60 days

If Counteroffers – ENA terminates if proposed DDA not executed by Developer

If Developer signs DDA, then schedule is extended as follows:
Public hearing, BPW approval, IURA approval, nonbinding CC determination –
ENA terminates if IURA does not endorse proposed DDA
CEQRO submission for environmental review – ENA terminates FEAF not
submitted by Developer

Up to #325

3/20/2023

120 days

Up to #425

6/28/2023

100 days

Up to #525

10/6/2023

100 days

Environmental Determination – ENA terminates if no determination

Up to #585

12/5/2023

60 days

CC approval of IURA-recommended DDA – ENA terminates if CC does not
approve

Up to #585

12/5/2023

IURA execution of DDA

Note: If deadline date is a weeken or holiday, the deadline is automatically extended to next work day
Prepared by N. Bohn per executed ENA between IURA and FLD. In event this schedule conflicts with ENA, terms of the ENA shall prevail.

21st

December

Image of Proposed land exchange
option: The parcel shown in gold would be sold/transferred for permanent access easements and staging areas shown as
green arrows (need # 3 only if building is not removed). See following two images for more details

Image of the previously proposed land exchange: DEC proposes to keep our
existing FC Fee lands, Parcel 270 and 271, except for the gold outlined area of
parcel 270, essentially the CGA building. Also shown here is a green outlined PE
area DEC needs from Taughannock Blvd to access the remaining DEC Fee lands.

6. Legal issues
7. Details needed for further review of the City’s proposal
8. Next steps / action items

Proposed Resolution
IURA Economic Development Committee
August 23, 2022

Inlet Island Urban Renewal Project — Disposition and Development Agreement
WHEREAS, the IURA and the City of Ithaca collectively own approximately 2.5 acres of underutilized
land on Inlet Island (Project Site), and
WHEREAS, in April 2021, the IURA issued a Request for Expressions of Interest (RFEI) for conceptual
development proposals at the Project Site, and
WHEREAS, the IURA sought an urban renewal project that will improve the physical, social, and
economic characteristics of the project site and surrounding area, and advance goals and objectives of
the 2015 City’s comprehensive plan, and its Waterfront Plan chapter adopted in 2019, and
WHEREAS, The Waterfront Plan encourages the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront, and
WHEREAS, on June 24, 2021, the IURA selected Finger Lakes Development, LLC (Sponsor), pursuant to
section 507 of General Municipal Law, to sponsor a proposed Inlet Island Urban Renewal project based
on their conceptual RFEI submission, subject to the following conditions:
• Commitment from the developer to share environmental clean-up costs;
• Clarification of Finger Lakes Boating Center’s commitment to make improvements, in terms of
visual access and limited boat storage;
• Commitment by the developer to address the U.S. Coast Guard Auxiliary’s need to maintain its
water access and continued operations; and be it further
WHEREAS, in consultation with Common Council, a project objective was clarified to read:
Ground-Level Activity: The development program shall include public
amenities and programming to enhance ground-level activity and attract City
residents to Inlet Island in a manner that does not result in a reduction of the
proposed affordable housing units in the project, and
WHEREAS, on December 21, 2021, the IURA entered into an Exclusive Negotiation Agreement (ENA)
with the Sponsor, establishing a framework for negotiations, including a list of development and
feasibility “issues to be resolved”, and performance milestone schedules, and
WHEREAS, on August 8, 2022, Sponsor submitted a detailed development program and other project
information specified in section III of the ENA, and
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WHEREAS, per the ENA, upon receipt of a complete Sponsor submission the IURA shall submit a
proposed Disposition and Development Agreement to the Sponsor within 30 days or seek a time
extension via resolution of the IURA, and
WHEREAS, should IURA submit a proposed DDA, Sponsor has a 15-day period to execute the
agreement or submit a counteroffer, or the ENA terminates, and
WHEREAS, on August 23, 2022, the IURA Economic Development Committee reviewed the Sponsor’s
submission against pre-identified development and feasibility issues to be resolved, and made the
following findings:
(NOTE: TABLE BELOW TO BE COMPLETED AT EDC MEETING)
IURA EDC FINDINGS – SPONSOR 8/8/22 PROPOSED DEVELOPMENT PROGRAM
ENA Section IV Issues to
Primary
Resolved
Comment
be Resolved
Jurisdiction
for DDA?
A.
B.
C.

Project Massing
Final Project Site
Public Parking

P&DB
IURA
P&DB/City

YES
YES
YES

D.

Public Street
Circulation Plan
Marina Operations
Ground-Level Activity
Renewable Energy
Affordable Housing
CG Auxiliary
Operations
NYSDEC Land
Transfer

P&DB

YES

IURA
IURA
IURA
IURA
IURA

?
?
YES
YES
?

IURA/City

YES

Waive Building
Encroachment into
DEC Flood Control
Easement
Multi-Modal Mobility
and Connections

NYSDEC

YES

E.
F.
G.
H.
I.
J.

K.

L.

M. Public Easements for
Waterfront Access

IURA/P&BD

?

IURA/Other
Property
Owners

?
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Seller contingency: site plan approval
Excludes lands north of the “CG Aux.” building
Seller contingencies: site plan approval and City
approval for proposed construction,
management, and maintenance of at least 80
shared public parking spaces, and all parking in
the street ROW.
Seller contingency: site plan approval

Sponsor indicates rooftop solar is not feasible
Ultra-low energy building for 55 housing units
Clarify terms to allow continued education,
safety patrols, and boater safety activities
Seller contingency: NYSDEC and City approval of
property transfer involving the “CG Aux”.
building. NYSDEC has identified preliminary
proposed terms for a proposed property transfer
Seller contingency: removal of portion of building
infringing into the 25’-wide Flood Control
Channel maintenance easement – no waiver to
be granted
Define public waterfront access pedestrian
access on site plan to IURA’s satisfaction,
particularly any segments not on the project site.
Explain who will construct, maintain, and manage
routes. Seller contingency: site plan approval that
includes the pedestrian waterfront access.
Seller contingency: Require public easements to
be clearly defined legally and mapped, and
signed for public use.

And,
WHEREAS, the EDC further expresses concerns for the following terms proposed by the Sponsor:
• Cost of environmental cleanup – open-end exposure of IURA/City for cleanup expenses
incurred by Sponsor, and
• Improvements in the public ROW – developer suggests City should be responsible to make
changes in the ROW shown on their site plan, which conflicts with terms of the ENA;
Now, therefore be it
RESOLVED, the IURA finds that the 8/8/22 Sponsor submission does not satisfactorily address all issues
necessary to structure a proposed Disposition and Development Agreement and requests Sponsor to
agree to a time extension to address above-identified issues and concerns, and resubmit development
program materials at least seven days prior to the next IURA EDC meeting (currently scheduled for
October 11, 2022), and be it further
RESOLVED, that the IURA hereby approves an amendment to the Exclusive Negotiation Agreement to
extend the date of developer submission of project materials as referenced above, and modifies the
date for the IURA to submit a proposed DDA to November 1, 2022, and be it further
RESOLVED, that should the Sponsor not agree to the IURA-requested time extension by August 29,
2022, staff is directed to develop and submit a proposed DDA that resolves issues and concerns solely
to IURA preferences, as determined by the IURA Chair, to satisfy the September 7, 2022 deadline in the
ENA for the IURA to submit a proposed DDA.
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Excerpts from 4/7/22 Schematic Design Concept
submitted by Finger Lakes Development, LLC in response
to IURA RFEI

At the Helm
on Inlet Island
A collaborative approach to steering the trajectory
of Ithaca’s working waterfront neighborhood

Response on Behalf of
Steve Flash & Jeffrey Rimland, Finger Lakes Development
With Support From
Lambrou Real Estate
Prepared By
Whitham Planning Design Landscape Architecture

Ithaca Urban Renewal Agency
Request for Expressions of Interest
April 7, 2021

Inlet Island RFEI Submission

Schematic Design Concept
Improvements to Existing Buildings
Finger Lakes Boating Center
• The Project team is working with Renovus Energy to
explore the feasibility of putting a community solar farm
on the roof of the Finger Lakes Boating Center. Preliminary
reports indicate that this rooftop solar farm could generate
enough power to serve 30 houses, or 350 kilowatts per
hour, for a rooftop solar installation on the roof of the
FLBC buildings alone; additional renewable energy will
be generated by installing solar panels on the roofs of the
Anchor and the Stays buildings.The project team is looking
into the cost of inter connection between this new solar
farm and the existing electrical infrastructure that currently
serves the site.
• Views to the water on the east side of the Inlet will be
improved as the project team proposes removal of exterior
walls of a significant amount of the existing building. This
will allow the public to enjoy the sights and sounds of
boats coming and going on the Inlet while walking past on
the proposed extension of the Waterfront Trail. This will
maintain the roof of the building which provides soughtafter amenity of storing 36 boats under cover during the
season.

kWh/m2/year
2,450 or more

• As part of these overall improvements, the FLBC plans to
add Krenzer marine sales to the suite of full-service marine
operations. This expansion of marine business will draw
further tourism and create more full-time employment
opportunities.

Coast Guard Auxiliary
• The Coast Guard Auxiliary building will remain in place
and will be improved by the project team.
• The Coast Guard will be invited to continue to provide
their public services in this building, in addition to new
maritime classes and events that bring more Ithacans down to
the waterfront. The project team will work with the City to
acquire this parcel from the State and does not anticipate that
this element will delay the proposed project.
• The project team’s concept for this building is as an
adaptive reuse project of the existing building to enhance its
function as a community resource and education center. The
project team will work to make much-needed upgrades the
existing building to meet current building code standards
and to make improvements appropriate to its use as a shared
waterfront community resource. Amenities will include
storage, classroom, and meeting spaces; a kitchen area; and the
new proposed dock at Lookout Point.
• Preliminary proposed uses for the building include
maintaining the public safety operations of the Coast Guard
Auxiliary; public access to the proposed dock for fishing
lessons, boating safety, area history, and lake ecology for
children and adults; access to the building and its amenities
for programming at the Anchor building; and possibly
summer day camp programming for kids and teens.

2,100
1,750
1,400
1,050
700
350
0

An image from the solar power feasibility study by Renovus Solar of a micro grid on the roof of the existing Finger Lakes
Boating Center buildings; these solar panels will be expanded to include the rooftops of the Anchor and Stays buildings.
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From top right: FLBC rooftop solar farm installation; potential shared kitchen space; members of the Coast Guard Auxiliary in
uniform; the sought-after boat storage spaces at the FLBC; potential youth marine classes.
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A zoomed-in plan view of the development concept for the
Inlet Island project site.

A zoomed-in plan view of the development concept for the
Agora project site.
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