Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-655

AGENDA
IURA Neighborhood Investment Committee
8:30 AM, February 13, 2015
rd
3 Floor Conference Room, City Hall
I.

Call to Order

II.

Public comment

III.

Review of Minutes – November, 2014

IV.

New Business
1. HOME Policies – discussion and resolutions:
• Definition of Income
• Affirmative Marketing
• MBE/WBE
2. CHDO & CBDO Certifications – discussion and resolutions:
• INHS CHDO (note: INHS CBDO will come next month)
• Historic Ithaca CBDO
• GIAC CBDO
3. 2015 funding round – outreach and public inquiries to date, recap schedule

V.

Old Business
1. NI Committee vacancy.
2. Update on SSCC gym acoustics project progress (CDBG 14/2013)

VI.

Motion to Adjourn

If you have a disability and require accommodations in order to fully participate, please contact the IURA at 274-6559 at
least 48 hours prior to the meeting.

Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-655

Draft Minutes
IURA Neighborhood Investment Committee
November 14, 2014
I.
Call to Order
The meeting was called to order at 8:32 with members Karl Graham, Vice-chair, and Teresa Halpert
present. Staff member Lynn Truame was present. Committee member Fernando de Aragon arrived
at 8:35.
II.
Public comment
None.
III.

Review of Minutes – October, 2014
Moved by T. Halpert, seconded by F. deAragon, approval of October 10, 2014 minutes as
submitted.
Carried unanimously.

IV.

New Business
1. HOME Monitoring & Risk Assessment Policy – Resolution
L. Truame explained that HUD required the formalization of this policy as part of the 2013
Final HOME Rule. The IURA is already doing much of this analysis informally, and we already
do this level of monitoring. T. Halpert asked whether sufficient staff capacity existed for
additional monitoring, as needed. L. Truame responded that, yes, Rene Funke had the time to
do increased monitoring if necessary. F. deAragon observed that the proposed policy seems
to strike a good balance between quantification and flexibility to respond to project-specific
circumstances. K. Graham observed the policy could be a good tool to help new sponsors
enter the field.
F. de Aragon moved, seconded by T. Halpert:
Whereas, §92.504(a) of the 2013 HOME final rule requires participating jurisdictions to adopt
written policies, procedures, and systems for assessing the risk of activities and projects and
for monitoring entities, to ensure that HOME requirements are met, and
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Whereas, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized
the IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement
grant funds awarded to the City of Ithaca, and
Whereas, IURA staff have researched best practices in risk assessment and monitoring and
have developed a draft Risk Assessment and Monitoring Policy based upon this research, and
Whereas, the IURA Neighborhood Investment Committee reviewed and discussed this draft
policy at its November 14, 2014, meeting, and recommend the following; now, therefore be it
Resolved, that the IURA, acting in its capacity of lead agency on behalf of the City of Ithaca
hereby adopts the HOME Risk Assessment and Monitoring Policy, dated July 31, 2014.
Carried unanimously.
2. HOME Underwriting & Subsidy Laying Policy – Resolution
L. Truame explained that this was another policy that HUD required to be formalized as part of
the 2013 Final HOME Rule.
F. de Aragon moved, seconded by K. Graham:
Whereas, §92.250(b) of the 2013 HOME final rule requires participating jurisdictions (PJ) to
adopt underwriting and subsidy layering guidelines that establish standards to assess the
experience and financial capacity of applicant developers; assess the market conditions of the
neighborhood in which proposed projects will be located; examine the sources and uses for
each proposed project and determine whether the costs are reasonable and whether there
are firm financial commitments in place; and to assess the reasonableness of profit or return
to the owner or developer for the size, type, and complexity of the proposed project, for the
purpose of determining the minimum amount of HOME funds necessary to be invested by the
PJ to provide quality, affordable, and financially viable housing for a least the duration of the
affordability period, and
Whereas, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized
the IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement
grant funds awarded to the City of Ithaca, and
Whereas, IURA staff have developed a draft Underwriting and Subsidy Layering Policy based
upon standards and practices established by HUD, and
Whereas, the IURA Neighborhood Investment Committee reviewed and discussed this draft
policy at its November 14, 2014, meeting, and recommend the following; now, therefore be it
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Resolved, that the IURA, acting in its capacity of lead agency on behalf of the City of Ithaca
hereby adopts the HOME Underwriting and Subsidy Layering Policy, dated September 24,
2014.
Carried unanimously.

3. Job training discussion and resolutions
a. Hospitality Employment Training Program (project #8 CDBG 2013 & #8 CDBG
2014) funding adjustment – Resolution.
L. Truame briefly recapped HETPs use of 2013 funds and proposed carry over to the
2014 program year, which had been discussed previously in more detail at the October
10, 2014, NI Committee meeting.
K. Graham disclosed that he is related to the Executive Director of GIAC and that the
HETP Program Coordinator has contacted him about placements for HETP program
participants.
F. de Aragon moved, seconded by T. Halpert:
Whereas, the Greater Ithaca Activities Center (GIAC), received $86,000 in Community
Development Block Grant funds through the 2013 HUD Entitlement Program for the
Hospitality Employment Training Program (HETP), a job training and placement
program that would place 10-15 young adults in positions in the hospitality industry,
and
Whereas, GIAC has also been allocated $92,495 through the 2014 HUD Entitlement
Program for the HETP program, with the goal of placing 20 individuals in positions in
the hospitality industry, and
Whereas, the program exceeded their 2013 placement goal but expended only
$48,266.69 of their 2013 allocation, largely due to a delay in hiring their program
manager, leaving a remaining balance of $37,733.61 in unexpended funds from the
2013 program year, of which amount $7,733.61 were 2013 CDBG Entitlement Funds
and $30,000 were Community Development Revolving Loan funds; and
Whereas, due to the success of the program and its potential for expansion, GIAC
wishes to increase staffing, training funds, and stipends for the 2014 program year by a
total of $26,370, as indicated on the attached revised budget sheet; and
Whereas the carryover of funds allocated for this activity under the 2013 Action Plan
to the 2014 program year is allowable under HUD regulations, and
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Whereas, the Neighborhood Investment Committee reviewed this request at their
meeting on November 14, 2014, and recommended the following, now, therefore be it
Resolved, that the Ithaca Urban Renewal Agency hereby approves the following
reallocation of funding for the Hospitality Employment Training Program: $7,733.61 in
2013 CDBG Entitlement Funds will be rolled over to the 2014 program year and
$18,636.39 in Community Development Revolving Loan funds will be rolled over to the
2014 program year for a total increase in the 2014 HETP budget of $26,370.00, and deobligating $11,363.61 in Community Development Revolving Loan funds which may
now be reprogrammed to another activity, and be it further
Resolved, that the IURA Chairperson is hereby authorized, subject to advice of IURA
legal counsel, to execute any and all necessary documents to implement this
resolution.
Carried unanimously.
b. Learning Web Supported Employment (project #22 CDBG 2013 & #13 CDBG 2014)
recommendation on 2014 funding – Resolution.
L. Truame recapped the situation with this program, which has been discussed at
length in prior meetings, and indicated that the question before the committee now is
whether to withdraw the commitment for 2014 funding, or approve the continuation
of the program, which, with the recent program modifications, has become a very
different program than was originally approved for funding.
There was a general discussion of the need for case management support for the
population that this program is serving. T. Halpert asked how those services are
funded in other municipalities. F. deAragon stated that he feels there is value in
getting these youth employed, even at these very basic entry-level jobs. After further
discussion, it was agreed that the committee would recommend continued funding for
the program for 2014, but would look with scrutiny at a 2015 application, should one
be submitted, and would want to see that the sponsor had developed solid placement
and retention results, upward trajectories assisted by post placement support, and
continued movement toward the original vision of “career” placement.
F. de Aragon moved, seconded by T. Halpert:
Whereas, the Learning Web (LW), received an award of $39,000 in Community
Development Block Grant funds through the 2014 HUD Entitlement Program for the
Learning by Doing Supported Employment Program, a job placement program with
post-placement support that would place 10 young adults in unsubsidized
employment at Cayuga Medical Center and its affiliates, and
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Whereas, disbursement of 2014 funds was conditioned upon successful attainment of
the 2013 program year goal for this activity, namely the placement of seven
unemployed City of Ithaca youth in unsubsidized employment with Cayuga Medical
Center (CMC) and its affiliates, and
Whereas, a distinguishing characteristic of this program, as distinct from other job
training programs funded by the Ithaca Urban Renewal Agency, was the ongoing postplacement support provided to participants, the goal of which was to support them in
maintaining employment for at least 6-12 months, and
Whereas, once the 2013 program was implemented it became apparent that it would
not be successful as originally envisioned due to a lack of employment-ready
applicants, and
Whereas, for that reason, a contract amendment was executed modifying the program
to allow youth from outside the City and youth who are underemployed (as well as
unemployed) to participate, and allowing placement with employers other than CMC,
and
Whereas, since these changes have been made to the 2013 program twelve youth
have been placed in unsubsidized employment, satisfying the amended program goals
for the year, and
Whereas, the Ithaca Urban Renewal Agency wishes to continue to support the
program in 2014, as it was modified during the 2013 program year and on condition
that significant post-placement support continue to be provided to youth who have
secured employment, with the goal of moving them from entry-level positions to
positions that allow for advancement, now therefore be it
Resolved, that the Ithaca Urban Renewal Agency hereby approves the use of 2014
CDBG Entitlement Grant funds for activity #13, Learning By Doing Supported
Employment, as described above, and be it further
Resolved, that the IURA Chairperson is hereby authorized, subject to advice of IURA
legal counsel, to execute any and all necessary documents to implement this
resolution.
c. October 24, 2014 Job Training Round Table – staff report.
L. Truame provided a summary of the meeting, which focused on ways in which
programs could work more collaboratively and reduce duplication of effort. The group
that met in October will meet again on December 8, and hopes to meet quarterly on
an ongoing basis. An idea that arose amongst IURA staff after this initial meeting was
possibly bringing the job training programs that we support together under one CBDO,
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as a collaborative effort that could be funded as a single program, with associated
post-placement support potentially provided as a separate program funded under the
Public Services category.
d. HUD’s Basically CDBG May 2014 note re. job training programs.
The committee reviewed the Note and discussed the potential implications for our
programming. L. Truame indicated that it appeared both HETP and Work Preserve
would be able to comply with a job placement requirement if that became mandatory
for CBDOs. More general job readiness training could also continue to be offered
under Public Services, though the 15% cap makes that a highly competitive category. T.
Halpert asked about programs for ex-offenders and there was some discussion of
developing that type of program (connected with job placement). K. Graham indicated
that one of the local Collective Impact committees was focusing on re-entry support.
V.

Old Business
1. NI Committee vacancy.
K. Graham suggested sending out a request for volunteers on the HSC list serve. L. Truame
was reminded that she needed to e-mail members with the committee charge.

VI.
Motion to Adjourn
The meeting was adjourned by consensus at 9:45.
END
Minutes prepared by L. Truame
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Adopted:

HOME Definition of Income Policy
Ithaca Urban Renewal Agency
Draft 2.13.15
In compliance with the provisions of §92.203 of the 2013 HOME final rule, it shall be the
policy of the Ithaca Urban Renewal Agency to define “annual income” for the purpose of
determining income eligibility as follows:
•

•

For all Tenant Based Rental Assistance projects and activities, “annual income”
means adjusted gross income as defined for purposes of reporting under Internal
Revenue Service Form 1040 series for individual Federal annual income tax
purposes.
For all other HOME projects and activities, including new construction,
rehabilitation, rental, homeowner, and homebuyer assistance projects, “annual
income” means the definition of income found at 24 CFR 5.609 (also known as the
“Park 5”definition), except that when determining the income of a homeowner for
an owner-occupied rehabilitation project, the value of the homeowner’s principal
residence shall be excluded from the calculation of Net Family Assets, as defined in
25 CFR 5.603.
END
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Proposed Resolution
IURA Neighborhood Investment Committee
February 13, 2015

HUD Entitlement Program – HOME Definition of Income Policy
Whereas, §92.203(c) of the 2013 HOME final rule requires participating jurisdictions (PJ) to
select only one definition of income for each HOME-assisted program or rental project, and
Whereas, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized the
IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement grant
funds awarded to the City of Ithaca, and
Whereas, IURA staff have prepared a Definition of Income Policy based upon standards and
practices established by HUD, and
Whereas, the IURA Neighborhood Investment Committee reviewed and discussed this draft
policy at its February 13, 2015, meeting, and recommend the following; now, therefore be it
Resolved, that the IURA, acting in its capacity of lead agency on behalf of the City of Ithaca
hereby adopts the HOME Definition of Income Policy, dated February 13, 2015.
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Adopted:

HOME Affirmative Marketing Policy
Ithaca Urban Renewal Agency
Draft February 13, 2015
In compliance with the provisions of §92.351 of the 2013 HOME final rule, it shall be the policy
of the Ithaca Urban Renewal Agency to include the Equal Housing Opportunity logotype or
slogan in all materials utilized for outreach to the general community; to conduct community
outreach activities during development of the five-year Consolidated Plan and Annual Action
Plans, consistent with the approved Citizen Participation Plan; and to require the following
affirmative marketing procedures for all HOME-funded programs, and all rental and homebuyer
projects containing five or more HOME-assisted housing units:
I. Policy on Nondiscrimination and Accessibility
With respect to the treatment of applicants, the Owner and Managing Agent will not
discriminate against any individual or family because of race, color, national origin, religion,
gender, disability, familial status, or presence of children in a household. Reasonable
accommodations will be offered to all disabled persons who request accommodations due
to disability at any time during the application, resident selection, and rent up process.
II. Training
1. The Owner and Managing Agent shall provide property management staff with all
relevant regulations and Fair Housing provisions. All property management staff shall
be required to follow the procedures and policies adopted by the Owner and Managing
Agent.
2. On-site training programs shall include marketing, outreach, data collection, reporting,
and record keeping. Property management staff shall annually receive instruction
regarding fair housing laws and the Development’s Affirmative Marketing Plan.
III. Marketing and Outreach
1. All advertising shall display the Equal Housing Opportunity logo or the phrase “Equal
Housing Opportunity.”
2. Consistent with the resident population the Development was designed to serve, the
marketing of each Development will ensure equal access to appropriate size units for all
persons in any category protected by federal, state, and local laws governing
discrimination. There will be no local residency requirements for applicants nor will
preference be given to local residents for this Development.
Special marketing outreach consideration will be given to the following underserved
populations:
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a. African-Americans
b. American Indians
c. Hispanics
d. Asians and Pacific Islanders
e. Handicapped and Disabled Persons
3. Marketing shall include the use of newspapers of general circulation in Ithaca and
Tompkins County, NY. The Managing Agent will place notices in newspapers, specialized
publications, and newsletters to reach potential residents. Applications, notices, and all
publications will include a Fair Housing and Equal Opportunity Logo, and the
Accessibility Logo.
4. The Managing Agent will contact local civic and community organizations representative
of the ethnic and cultural diversity of the area in order to disseminate information about
the Development. Groups representing the handicapped and the elderly will also be
contacted. Where necessary and in consultation with the Owner, the Managing Agent
will publish its marketing materials in multiple languages in order to better reach
potential applicants in the area with language limitations.
5. The Ithaca Housing Authority and other neighborhood-based, nonprofit housing
agencies that maintain waiting lists or make referrals for below market rate housing will
be contacted when units in the Development are available.

IV. Race and Ethnic Data Collection and Reporting
1. Any family who asks shall receive an application package containing the following:
Instruction sheet; Application; Income Summary; and form HUD-27061-H “Race and
Ethnic Data Reporting Form.” The Owner and Managing Agent are required to offer
each household member the opportunity to complete the form. Parents or guardians
are to complete the form for children under the age of 18. Completed documents for
the entire household shall be stapled together and placed in the household’s file.
2. Monthly marketing reports will be maintained, which will include the number of
applicants to the Development, unit preference, number of actual occupants, ineligible
applicants, and cancellations.

V. Compliance Assessment
1. The Owner and Managing Agent will review the Affirmative Marketing Plan every five
years and update as needed to ensure compliance. Advertising sources will be included
in the review to determine if past sources should be changed or expanded.
2. The Owner and Managing Agent will annually assess the success of affirmative
marketing actions for the Development. If the demographic data of the applicants and
residents vary by _________% from the jurisdiction’s population data, advertising
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efforts and outreach will be targeted to underrepresented groups in an attempt to
balance the applicants and residents with the demographics of the jurisdiction.

VI. Record Keeping
1. An Affirmative Marketing file shall be established to hold advertisements, flyers, and
other public information documents to demonstrate that the appropriate logo and
language have been used. Additionally, records shall be kept of all activities undertaken
in implementing the affirmative marketing plan, including other community outreach
efforts and annual analysis.
2. The Owner shall be responsible to keep up-to-date records based on census data,
applications, and surveys about community residents, applicants, residents of the
Development, and records about tenant selection or rejection.
3. The Owner and Managing Agent shall provide HUD and IURA staff access to any
pertinent books, documents, papers or other records of their HOME-assisted
properties, as necessary, for determining compliance with civil rights and
nondiscrimination requirements.

END
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Proposed Resolution
IURA Neighborhood Investment Committee
February 13, 2015

HUD Entitlement Program – HOME Affirmative Marketing Policy
Whereas, §92.351 of the 2013 HOME final rule requires participating jurisdictions (PJ) to adopt
and apply affirmative marketing requirements to all projects continuing five or more HOMEassisted units and to all HOME-funded programs such as tenant based rental assistance, and
Whereas, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized the
IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement grant
funds awarded to the City of Ithaca, and
Whereas, IURA staff have developed a draft Affirmative Marketing Policy based upon standards
and practices established by HUD, and
Whereas, the IURA Neighborhood Investment Committee reviewed and discussed this draft
policy at its February 13, 2015, meeting, and recommend the following; now, therefore be it
Resolved, that the IURA, acting in its capacity of lead agency on behalf of the City of Ithaca
hereby adopts the HOME Affirmative Marketing Policy, dated February 13, 2015.
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adopted:

MBE/WBE/Section 3 and Small Business
Affirmative Marketing and Outreach Policy
Ithaca Urban Renewal Agency
Draft 2.13.15
The Ithaca Urban Renewal Agency (IURA), acting on behalf of the City of Ithaca, will
administer its HOME and CDBG Programs in a manner that will further the purposes of
federal, state, and local affirmative marketing and equal opportunity requirements.
Toward this end, the IURA will:
1. Conduct affirmative marketing and outreach to Minority Business Enterprises (MBE)
and Women’s Business Enterprises (WBE) utilizing the New York State MWBE
Directory listings for MWBEs in the Ithaca area, in conformance with 24 CFR Part
85.36(e).
2. Include the HUD required Section 3 clause in all covered contracts. Section 3 applies
to:
a. Projects for which HUD’s share of the project cost exceeds $200,000; and
b. Contracts and/or subcontracts awarded on projects for which HUD’s share
of the project cost exceeds $200,000 and the contract and/or subcontract
exceeds $100,000.
3. Require HOME and CDBG Program sub-recipients and contractors to take affirmative
steps to use MBE’s and WBE’s in CDBG and/or HOME funded projects. The IURA will
provide guidance and information to assist contractors in complying with the MBE,
WBE, and Section 3 marketing and outreach, recordkeeping, and reporting
requirements.
4. Compile an annual record of MWBE and Section 3 participation in the HOME and
CDBG Programs for submission to HUD and conduct an annual review to assess the
effectiveness of efforts to encourage participation by MBEs, WBEs, and Section 3
Businesses.
5. Post MBE, WBE, Section 3, and small business outreach information, including
information about the MBE/WBE/Section 3 Business application process, on the IURA
website at: www.IthacaURA.org

Proposed Resolution
IURA Neighborhood Investment Committee
February 13, 2015

HUD Entitlement Program – HOME MWBE and Section 3 Policy
Whereas, §92.351 of the 2013 HOME final rule requires participating jurisdictions (PJ) to adopt
policies regarding outreach to minorities and women and entities owned by minorities and
women, and
Whereas, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized the
IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement grant
funds awarded to the City of Ithaca, and
Whereas, IURA staff have developed a draft MWBE and Section 3 Policy based upon standards
and practices established by HUD, and
Whereas, the IURA Neighborhood Investment Committee reviewed and discussed this draft
policy at its February 13, 2015, meeting, and recommend the following; now, therefore be it
Resolved, that the IURA, acting in its capacity of lead agency on behalf of the City of Ithaca
hereby adopts the HOME MWBE and Section 3 Policy, dated February 13, 2015.
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Ithaca Neighborhood Housing Services, Inc.
CORPORATE BYLAWS
Amended September 18, 2014
ARTICLE I:
Section 1.

NAME

Name.

The name of the Corporation shall be Ithaca Neighborhood Housing Services, Incorporated, and
shall be referred to in the Bylaws as INHS. or the Corporation.
Section 2.

Offices.

The principal office of the Corporation shall be located in the City of Ithaca, Tompkins County,
New York, as determined by the Board of Directors.

ARTICLE II: MEMBERSHIP
Section 1.

Classes of Members.

The Corporation shall have one class of members. Each member shall be entitled to one vote
on each matter submitted to a vote of the members, except as otherwise provided by law.
Section 2.

Eligibility.

Membership in the corporation is open to anyone who expresses interest in and support for the
goals of the organization. An effort shall be made to ensure that a majority of the members
shall at all times be community residents from the INHS service area. Any person who is
eligible for membership in the Corporation may file an application with the Corporation
indicating such person's desire to become a member of the Corporation. If the Board of
Directors votes affirmatively to admit the applicant, he or she shall become a member. Board
members must be at least eighteen (18) years of age.
Section 3.

Termination of Membership.

The Board of Directors may poll corporate members to determine whether or not they wish to
retain an active corporate membership. Failure to return an affirmative response will result in
termination of corporate membership.

ARTICLE III:
Section 1.

MEETINGS OF MEMBERS

Annual Meetings.

An annual meeting of the members shall be held during the month of April each year, at such
time and place as shall be designated, for the purpose of electing directors and for the
transaction of such other business as required. If the election of directors shall not be held on
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the day designated herein for any annual meeting or any adjournment thereof, the Board of
Directors shall cause the election to be held at a special meeting of the members as soon
thereafter as is convenient.
Section 2.

Special Meetings.

Special meetings of the members may be called by a majority of the Board of Directors, the
President, or upon the request of not fewer than twenty-five regular members.
Section 3.

Place of Meeting.

The Board of Directors shall designate any place within Tompkins County as the place of
meeting for any annual meeting. Any special meeting of the members shall be held at such
location as shall be designated by the Board of Directors within fifteen days of the request of
the special meeting.
Section 4.

Notice of Meeting.

The Secretary of the Corporation shall give written or printed notice stating the place, day and
hour of any regular or special meeting of members, which notice shall be delivered either
personally or by mail to each member, not fewer than five nor more than thirty days before the
date of such meeting. When required by statute or these bylaws, the purpose or purposes for
which the meeting is called shall be stated in the notice.
Section 5.

Quorum.

At any meeting of the members of the Corporation, the presence of a majority of the
membership or twenty-five members, in person, shall be necessary to constitute a quorum.
Section 6.

Voting.

Members may exercise their vote only while personally in attendance at a meeting and proxy
voting shall not be allowed.

ARTICLE IV:
Section 1.

BOARD OF DIRECTORS

General Powers.

The affairs of the Corporation shall be managed by the Board of Directors.
Section 2.

Qualification, Term and Election of Board of Directors

A. Size of Board of Directors
The Board of Directors of the Corporation shall be constituted of fifteen (15) directors.
B. Qualifications of Directors
All Directors shall be at least eighteen years of age and shall be members of the
Corporation.

C. Composition of Board of Directors
The Board of Directors, regardless of size, shall at all times conform to the
following requirements:
1. There shall be representation from each of the three sectors of the partnership that
forms Ithaca Neighborhood Housing Services. These partners include:
a. Residents of the Ithaca Neighborhood Housing Services service area,
as defined by the Board of Directors.
b. Representatives of local businesses or institutions that provide financial
or technical support to the Corporation.
c. Representatives of local governmental units that provide financial and
technical support to the Corporation.
2. Residents of the Ithaca Neighborhood Housing Services service area shall
comprise a majority of the Board of Directors.
D. Terms of Directors
The terms of directors shall be either for one or two years. All terms shall end
coincident with the appropriate annual meeting. The terms of the directors shall be
staggered so that approximately half of the director’s terms shall end in any year.
E. Nomination of Directors
Nominations for and qualifications of Board of Directors candidates must be submitted
in writing to the Corporate Secretary in advance of the annual meeting or shall be
permitted from the floor of the annual meeting.
F. Election of Board of Directors
Elections to fill the directorships with terms expiring in that year shall be by the
members of the Corporation at the Corporation’s annual meeting.
Section 3.

Vacancies.

Any vacancy occurring in the Board of Directors shall be filled by the Board of Directors. The
term of directorship so filled shall be for the unexpired term of the predecessor or until the next
annual meeting of members.
Section 4.

Regular Meetings.

The regular annual meeting of the Board of Directors shall be held immediately after and in the
same place as the annual meeting of members. The Board of Directors, upon resolution, may
provide the time and place for other regular or periodic meetings of the Board without special
notice, other than such resolution.
Section 5.

Special Meetings.

Special meetings of the Board of Directors may be called at the request of the President or any
five directors. Those authorized to call special meetings of the Board may designate any place
in Tompkins County as the place of the meeting.
Section 6.

Notice of Special Meetings.

Notice of any special meeting of the Board of Directors shall be mailed, faxed or emailed to each
director, at the address indicated by the records of the Corporation, at least five business days
prior to such meeting. This notice shall contain the date, time and place of such meeting, as
well as a brief statement of the purpose for the meeting. Attendance of a director at any
meeting shall constitute a waiver of notice of such meeting, except as provided by statute.
Section 7.

Quorum, Manner of Acting.

A majority of the entire Board of Directors shall constitute a quorum for the transaction of any
business at any meeting of the Board. The vote of a majority of the Board of Directors present
at the time of a vote, if a quorum is present at such time, shall be the act of the Board of
Directors. In accordance with New York law, the sale of real property owned by the
Corporation shall require a two-thirds vote of all directors currently elected to the Board of
Directors. The Directors present at a meeting of the Board may adjourn the meeting, despite
the absence of a quorum.
The Board of Directors may also meet and conduct business using the following alternative
methods:
1. Telephone Conference Call: Meetings may be scheduled and conducted with participation
by telephone. All requirements for notice of meetings and quorum shall apply.
2. Video Conference: The entire Board of Directors or individual directors may participate in
meetings by video conference.
3. Written Response: The Board of Directors may consider and vote on actions by mail, fax or
email. All directors receive requests for action in writing, and all approvals of such actions
must be unanimous and must be documented with written responses by each director.
Section 8.

Annual Report.

The Board of Directors shall cause to be published and submit to the members at the annual
meeting of members, a report verified by the President and Treasurer or by a majority of the
directors or certified by an independent public or certified public accountant or firm of such
accountants selected by the Board, which report shall evidence the physical and financial
condition of the Corporation in the appropriate detail, as required by the “Not for Profit
Corporation" law. The annual report of the Board of Directors shall be filed with the records of
the Corporation and either a copy or an abstract thereof shall be entered in the minutes of the
proceedings of the annual meeting of members.
Section 9. Committees of the Board.
The Board of Directors shall appoint the following standing committees. The function and
membership of each committee shall be established by the Board of Directors.
A. Executive Committee
B. Loan Committee
C. Asset Management Committee

D.
E.
F.
G.

Finance Committee
Community Relations Committee
Audit Committee
Real Estate Development Committee

Section 10.

Other Committees.

The Board of Directors may, at its discretion, appoint such other committees as it deems
necessary.
Section 11.

Termination.

Board membership shall be terminated if the director is absent for three consecutive Board
meetings or a total of five meetings during a consecutive twelve-month period, unless the
Board, by a two-thirds majority vote, elects to retain the director.

ARTICLE V:
Section 1.

OFFICERS

Classification.

The officers of the Corporation shall be a President, Vice-President, Secretary, and Treasurer
and such other officers as may be deemed necessary and desirable by the Board of Directors.
These positions shall be allocated as equally as possible among representatives of the
neighborhood and representatives of financial institutions, but, in any event, the position of
Treasurer shall be filled by a person duly qualified to fill this position.
Section 2.

Election and Term of Office.

All officers of the Corporation shall be elected annually by the Board of Directors at the regular
annual meeting of the Board. If the election of the officer shall not be held at such meeting, the
Board shall cause the election to be held as soon thereafter as may be conveniently affected. In
the event other positions are subsequently established, the Board shall elect officers and
thereby fill such positions at any meeting of the Board. Each officer shall hold office until the
expiration of the term for which he is elected and until his successor has been elected and
properly qualified.
Section 3.

Vacancies; Resignations.

In the event a vacancy occurs in any office and for any reason, the Board of Directors shall
elect a succeeding officer and thereby fill the office for the remaining unexpired term. Any
officer may resign at any time. Such resignation shall be made in writing and shall take effect
at the time specified therein.
Section 4.

President.

The President shall preside at all meetings of the Board of Directors and at all meetings of the
members. The President shall be an ex officio member of all standing committees and shall, in
general, supervise and manage all the business affairs of the Corporation, subject to the
control of the Board of Directors. The President shall have the power, when so authorized by
the Board of Directors, to sign with the Secretary or other officer of the Corporation authorized
by the Board of Directors, capital certificates, subvention certificates and issue bonds of the
Corporation, and to sign and execute with such other officer all contracts and instruments of

conveyance in the name of the Corporation, drafts, notes, checks and orders for the payment of
money and to appoint and discharge agents and employees, subject to the approval of the
Board of Directors. The President shall perform all duties usually incident to the office of
President.
Section 5.

Vice President.

The Vice President shall, in the absence of the President or in the event of the President’s
inability or refusal to act, perform the duties and exercise the powers of the President, subject
to the same restrictions. The Vice President shall have such powers and perform such duties
as may be assigned to him by the President or prescribed by the Board of Directors.
Section 6.

Secretary.

The Secretary shall supervise the recording of the minutes of all meetings of the Board of
Directors and the minutes of all meetings of the members and also, unless otherwise directed,
the minutes of all meetings of all committees in books provided for that purpose. The Secretary
shall give or cause to be given notice of all meetings of members and Directors and all other
notices required by law or by the provisions of these code or regulations. In the event of this
absence or refusal so to do, any such notice may be given by any person, thereunto directed by
the President or by the Directors or by the members upon whose requisition the meeting is
called. The Secretary shall have charge of the corporate books and records. The Secretary
shall have custody of the seal of the Corporation and shall affix the same to all instruments
requiring it when authorized by the Directors or the President and attest the same. The
Secretary shall keep a register of the Post Office address of each voting Director and officer of
the corporation and shall file all written requests that notices be mailed to members at an
address other than that which appears on the record of members. The Secretary shall sign
with the President all documents for which the Secretary is authorized to do so by the Board of
Directors. The Secretary shall perform all the duties usually incident to the office of Secretary
or as otherwise assigned to the Secretary by the President or prescribed by the Board of
Directors.
Section 7.

Treasurer.

The Treasurer shall have charge and custody of all funds, securities, evidence of indebtedness
and other valuable documents of the Corporation. When necessary or proper, the Treasurer
shall, on behalf of the Corporation, endorse for collection checks, notes and other obligations
and shall deposit the same to the credit of the Corporation in such bank or banks or other
depositories as the Board of Directors may designate. The Treasurer shall receive and give or
cause to be given receipts and acquittances for money paid in an account of the Corporation
and shall pay out the funds on hand and all just debts of the Corporation, of whatever nature,
upon maturity of the same. The Treasurer shall enter or cause to be entered in books of the
Corporation, to be kept for that purpose, full and accurate accounts of all monies received and
paid out on account of the Corporation, and whenever required by the President or the
Directors, the Treasurer shall render a statement of the Corporation’s accounts. The Treasurer
shall keep or cause to be kept such other books as will show a true record of the expenses,
losses, gains, assets and liabilities of the Corporation. The Treasurer shall, at all reasonable
times, exhibit the books and accounts to any Director of the Corporation, upon application of
the office of the Corporation during business hours. The Treasurer shall perform all duties and
acts usually incident to the office of Treasurer or as otherwise assigned to him by the President
or prescribed by the Board of Directors. The Treasurer shall give the Corporation security for
the faithful performance of his duties in such sum and with such surety as the Board of
Directors may require.

ARTICLE VI:
Section 1.

EMPLOYEES

Duties and Responsibilities.

The Board of Directors may authorize such full- or part-time employees as are needed to carry
out the program of the Corporation.
Section 2.

Executive Director.

The Board of Directors of the Corporation shall appoint an Executive Director who shall serve
at the convenience of the Board of Directors. The Executive Director shall be an officer of the
Corporation. (S)he shall attend to and be responsible for the day to day administration of the
affairs of the Corporation, subject to the general supervision and control of the President acting
for the Board of Directors and shall have such supervisory and managerial powers in the
conduct of the business and affairs of the Corporation as shall be conferred upon him or her by
the Board from time to time, or as shall be delegated upon the Executive Director with the
consent of the Board. The Executive Director shall hire and supervise such full- or part-time
employees as are needed to carry out the program and business of the Corporation and are
provided for in the budget authorized by the Board of Directors.

ARTICLE VII:
Section 1.

CONDUCT OF THE BUSINESS OF THE CORPORATION

Raising of Funds.

The Board of Directors shall be primarily responsible for the solicitation and raising of funds to
finance the operations and loan or grant programs of the Corporation.
Section 2.

Distribution of Funds.

The Board of Directors shall determine the allocation of funds for each fiscal year and
reallocation during the year, based upon the following criteria:
A. Availability of funds;
B. Preparation, review and recommendation of the operating budget;
C. Objective review of past performance and potential for future performance;
D. Evident need.
Section 3.

Approval.

All budgets, allocations and reallocations shall be by affirmative vote of the Board of Directors.

ARTICLE VIII: CONTRACTS, CHECKS, DEPOSITS,
FUNDS AND SALE OF PROPERTY
Section 1.

Contracts.

The Board of Directors may authorize any officer or agent or officers or agents of the
Corporation, in addition to the officers authorized by these bylaws, to enter into any contract or
execute and deliver any instrument in the name of and on behalf of the Corporation, and such
authority may be general or confined to specific instances.
Section 2.

Checks, Drafts, etc.

All checks, drafts or orders for the payment of money shall be signed by the Executive Director,
Financial Manager or a Board Officer. For checks, drafts, or orders for the payment of money
in excess of Five Hundred dollars ($500), any two (2) signatures of the Executive Director,
Financial Manager or a Board Officer shall be required. Notes or other evidence of
indebtedness issued in the name of the Corporation shall be signed by the Executive Director
or one (1) Board Officer after approval by a majority of the Board of Directors.
Section 3.

Deposits.

All funds of the Corporation shall be deposited from time to time to the credit of the
Corporation in such banks, savings and loans associations, trust companies, and other
depositories as the Board of Directors may elect.
Section 4.

Investments.

Any funds of the Corporation which are not needed currently for the activities of the
Corporation may, at the discretion of the Board of Directors pursuant to a majority vote of the
Directors then in office, be invested in such investments as are permitted by law.
Section 5.

Gifts.

The Board of Directors may accept, on behalf of the Corporation, any contribution, gift,
bequest, or devise for the general purposes or for any special purposes of the Corporation.
Section 6.

Sale of Property.

With the approval of a two-thirds majority of the INHS Board of Directors, the Executive
Director or one (1) Board Officer may authorize the sale of INHS property to a qualified
recipient.

ARTICLE IX:

INDEMNIFICATION OF DIRECTORS AND OFFICERS

The Corporation may, to the extent legally permissible, indemnify each of its Directors and
Officers against all liabilities and expenses, including counsel fees reasonably incurred by him
in connection with the defense or disposition of any action, suit or other proceeding in which
he or she may be involved or with which he or she may be threatened, while in office or
thereafter, by reason of his or her being or having been such a Director or Officer, except with
respect to any matter as to which he or she shall have been adjudicated in any proceeding not
to have acted in good faith in the reasonable belief that his/her action was in the best interests
of the Corporation; provided, however, that as to any matter disposed of by a compromise
payment by such Director or Officer, pursuant to a consent decree or otherwise, no
indemnification either for said payment or for any other expenses shall be provided unless
such compromise shall be approved as in the best interests of the Corporation, after notice that
it involved such indemnification, (a) by a disinterested majority of the regular members then in
office; or (b) by a majority of the disinterested Directors then in office, provided that there has

been obtained in writing of independent legal counsel to the effect that such Director or officer
appears to have acted in good faith in the reasonable belief that his/her action was in the best
interests of the Corporation.

ARTICLE X:
Section 1.

MISCELLANEOUS PROVISIONS

Fiscal Year.

The fiscal year of the Corporation shall begin on the first day of January and end on the last
day of December in each year.
Section 2.

Corporate Seal.

The corporate seal shall be circular in form and have inscribed thereon the name of the
Corporation, the year of its organization and the words "Corporate Seal" and "New York." This
seal shall be in the charge of the Secretary, as heretofore specified.
Section 3.

Dues.

No initiation fee or form of dues shall be required for any member of the Corporation.
Section 4.

Books and Records.

The Corporation shall keep correct and complete books and records of accounts and minutes of
the proceedings of its members, Board of Directors and committees having any of the authority
of the Board of Directors. It shall also keep a record giving the names and addresses of all
members entitled to vote. All books and records of the Corporation may be inspected by any
voting member or his agent or attorney, for any proper purpose, at any reasonable time during
usual business hours, upon at least five days written notice.
Section 5.

Public Meetings

As far as possible, with the exceptions of personal real estate transactions and personal
finance, all meetings of the Corporation shall be dealt with in public.
Section 6.

Conflict of Interest

The purpose of the conflict of interest policy is to protect the Corporation’s interest
when it is contemplating entering into a transaction or arrangement that might benefit
the private interest of an officer, director staff member of the Corporation. This policy is
intended to supplement but not replace any applicable Federal, state or local laws
governing conflicts of interest applicable to nonprofit and charitable corporations. If a
more stringent standard is required, such standard shall take precedence over the
applicable provisions of this conflict of interest policy.
An INHS director, principal, officer, member of a committee with board delegated
powers or staff member may be eligible to receive loans or services from INHS, provided
that all applicable conflict of interest procedures are followed.
In order to assure compliance with HUD regulations, INHS board, committee and staff
members are prohibited from serving on the Ithaca Common Council.

Interested Person. Any director, principal, officer, member of a committee with board
delegated powers or staff member who has a direct or indirect financial interest, as
defined below, is an Interested Person.
Financial Interest. A person has a Financial Interest if the person has, directly or
indirectly, through business, investment or family any of the following:
(a) An ownership or investment interest in any entity with which the Corporation has a
transaction or arrangement,
(b) A compensation arrangement with the Corporation or with any entity or individual
with which the Corporation has a transaction or arrangement, or
(c) A potential ownership or investment interest in, or compensation arrangement with,
any entity or individual with which the Corporation is negotiating a transaction or
arrangement. Compensation includes direct and indirect remuneration as well as
gifts or favors that are substantial in nature.
A Financial Interest is not necessarily a conflict of interest. A person who has a
Financial Interest may have a conflict of interest only if the appropriate board or
committee decides that a conflict of interest exists.
Duty to Disclose. In connection with any actual or possible conflict of interest, an
Interested Person must disclose the existence and nature of his/her Financial Interest
and must be given the opportunity to disclose all material facts to the directors (or
members of the appropriate committee with board delegated powers) considering the
proposed transaction or undertaking.
Determining Whether a Conflict of Interest Exists. After disclosure of the Financial
Interest and all material facts, and after any discussion with the Interested Person,
he/she shall leave the board or committee meeting while the determination of a conflict
of interest is discussed and voted upon. After exercising due diligence, the board or
committee, if appropriate, shall determine whether the Corporation can obtain a more
advantageous transaction or arrangement with reasonable efforts from a person or
entity that would not give rise to a conflict of interest. If a more advantageous
transaction or arrangement is not reasonably attainable under circumstances that
would not give rise to a conflict of interest, the board or committee shall determine by a
majority vote of the disinterested directors whether the transaction or arrangement is in
the Corporation’s best interest and for its own benefit and whether the transaction is
fair and reasonable to the Corporation, and shall make its decision as to whether to
enter into the transaction or arrangement in conformity with such determination. The
minutes of the board and all committees with board-delegated powers shall record the
names of all persons participating in the meeting, a summary of the discussion,
including any proposed alternative arrangements, and a record of any votes taken in
connection with the final determination.
To be considered fair and reasonable and to avail itself of the rebuttable presumption of
reasonableness under the IRS’s excess benefit transaction regime, 26 U.S.C. § 4958,
fair and reasonable requires that the Corporation use comparability data, meaning that
the Corporation has looked at similar transactions by at least three similar entities if
the Corporation has annual gross receipts (including contributions) of less than $1
million (or more than three similar transactions for larger Corporations). A fair and
reasonable transaction is generally an arms-length transaction.

Annual Statements. Each director, principal officer and member of a committee with
board delegated powers, shall annually sign a statement which affirms that such person
(a) has received a copy of the conflicts of interest policy, (b) has read and understands
the policy, (c) has agreed to comply with the policy, and (d) understands that the
Corporation is a charitable organization and that in order to maintain its federal taxexemption, it must engage primarily in activities which accomplish one or more of its
tax-exempt purposes.
Periodic Reviews. To ensure that the Corporation operates in a manner consistent
with its charitable purposes and that it does not engage in activities that could
jeopardize its status as an organization exempt from federal income tax, periodic
reviews of the conflicts of interest policy and requirements shall be conducted.
Section 7.

Code of Ethics.

All Board, staff, and committee members of INHS will abide by the following code:
Rather than attempt to identify every potential area of conflict, and inasmuch as it is
understood that there are several areas of involvement that exist outside of the boundary of
definition, it should be agreed that each member is charged with the responsibility of
conducting her/himself in such a manner as to not publicly embarrass or cause suspicion to
be brought upon the Corporation, its officers or activities.
Towards that end, members shall refrain from making demands on staff that exceed the
normal allowances of time and other considerations provided to clients; members shall refrain
from influencing the manner in which services are provided to an individual, as well as the
quantity of such service; and members shall take every precaution so as not to abuse the
access to knowledge of programs, services, and other resources that are administered and/or
coordinated by INHS, in an attempt to gain preferential treatment for themselves, their families,
or their friends.

ARTICLE XI:

AMENDMENTS TO BYLAWS

These bylaws may be altered, amended or repealed by a two-thirds majority vote of the
Directors at their regular meeting or a duly summoned special meeting of the Directors, or a
majority of the members of the Corporation, in an annual meeting or a duly summoned special
meeting of the members of the Corporation. At least twenty-five days prior written notice,
setting forth the proposed actions and times and places of meeting, shall be given to all
members of the Corporation prior to action on any amendment to the bylaws.

Joseph L. Bowes, M.R.P.
308 Hook Place, Ithaca, NY 14850
jlbowes@twcny.rr.com ~ 607-279-5616

Professional Experience
Twelve years of experience working in affordable housing. Nine years planning and project managing
multi-million dollar affordable rental housing developments. Responsibilities include deal
structuring, land acquisition, municipal approvals, loan closings and construction management.
Experience with both 9% and 4% Low Income Housing Tax Credits, NYS Housing Trust Funds,
Community Development Block Grant, HOME, Tax Credit Assistance Program, Federal Home Loan
Bank, HUD Section 202, Mitchell-Llama, HUD Section 236, Tax Exempt Bonds and Section 4 financing.
Project manage developments in a variety of settings and styles including housing for seniors and
families, rehab, refinancing and new construction, single family, town house and multi-family
construction in urban, suburban and rural settings.
April 2014 - Present: Senior Real Estate Developer, Ithaca Neighborhood Housing Services, Ithaca,
NY.
 Project manage the development of multi-million dollar real estate for families and seniors
combining local, state, federal and private funding sources.
 Prepare feasibility studies including analysis of zoning laws and building codes.
 Present development proposals to municipal planning and zoning boards.
 Coordinate architects, engineers, general contractors, development consultants and financing
partners.
 Prepare funding applications and structure multi-layered financing proformas.
 Manage the closing and construction team for the owner/developer.
 Present real estate development projects and resolutions to internal Real Estate Development
Committee and not-for-profit Board of Directors.
 Sit on Board of Directors of Limited Liability Corporations, Limited Partnerships and Housing
Development Fund Corporations charged with owning real estate developments.
2005-March 2013: Senior Real Estate Developer, PathStone Corporation, Rochester, NY.
 Project manage the development of multi-million dollar real estate for families and seniors
combining local, state, federal and private funding sources.
 Prepare feasibility studies including analysis of zoning laws and building codes.
 Present development proposals to municipal planning and zoning boards.
 Coordinate architects, engineers, general contractors, development consultants and financing
partners.
 Prepare funding applications and structure multi-layered financing proformas.
 Manage the closing and construction team for the owner/developer.
 Supervise and provide technical assistance to junior developers and support staff.
 Present real estate development projects and resolutions to internal Asset Management
Committee and not-for-profit Board of Directors.
 Sit on Board of Directors of Limited Liability Corporations, Limited Partnerships and Housing
Development Fund Corporations charged with owning real estate developments.

Joseph L. Bowes, M.R.P.
308 Hook Place, Ithaca, NY 14850
jlbowes@twcny.rr.com ~ 607-279-5616

Professional Experience (cont.)
June 1 to July 13, 2013: Interim Senior Vice President for Real Estate Development, PathStone
Corporation, Rochester, NY.
 Appointed to the position of Senior Vice President during a 1.5 month leadership transition.
Responsible for overseeing four Real Estate Developers and two support staff in New York,
Pennsylvania, Puerto Rico and Indiana and managing a pipeline of 35 affordable housing
projects totaling 260 million dollars of real estate development.
Spring 2005: Visiting Lecturer, Cornell University Dept. of City and Regional Planning, Ithaca, NY.
 Co-taught a course entitled, Affordable Housing Policies and Programs to graduate and
undergraduate students.
2004: Interim Executive Director, Mutual Housing Association of Tompkins County, Ithaca, NY.
 Oversaw day to day operations of an organization with a $300,000 budget and over 1.5 million
dollars in property assets.
 Created and implemented strategic financial plans.
 Managed staff, volunteers, and consultants.
2002-2004: Director of Housing Development, Mutual Housing Association, Ithaca, NY.
 Project managed the redevelopment of substandard housing.
 Presented development proposals to municipal planning and zoning boards.
 Coordinated architects, engineers, development consultants, and financing partners.
 Prepared funding applications including Low Income Housing Tax Credits, HOME, and
Community Development Block Grant.
1998-2000: Development Director, Eastside Neighbors In Partnership, Syracuse, NY
 Prepared funding proposals
 Facilitated and authored strategic plans.
 Staffed citizen boards and planning committees.
 Project managed the implementation of various community development initiatives.

Education
2000-2002: Cornell University, Masters in City and Regional Planning
Department of City and Regional Planning, Concentration in Community Economic Development
 Awarded the Michele Rapuano Award for Distinction in Design by Cornell University.
 Received the American Planning Association Student Project Award.
 Third Place finalist in the JP Morgan Chase Community Development Competition.
2001-2002: Graduate TA, Neighborhood Planning, Cornell University, Ithaca, NY.
 Developed a plan to re-design a neighborhood food market and adjoining retail space.
 Coordinated a group of fifteen graduate and undergraduate students working closely with
business owners, neighborhood residents, architects, and financial institutions.
 Won third place at the JP Morgan Chase Community Development Competition.
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Joseph L. Bowes, M.R.P.
308 Hook Place, Ithaca, NY 14850
jlbowes@twcny.rr.com ~ 607-279-5616

Education (cont.)
Summer 2000: Neighborhood Planner Intern, City of Ithaca Planning and Development, Ithaca, NY.
 Worked with neighborhood planners, historic preservationist, city officials, business leaders
and neighborhood residents to implement the city’s first neighborhood planning process.
 Researched and analyzed socioeconomic and geographic data.
 Organized and facilitated neighborhood meetings.
1994-1998: Syracuse University, Bachelor of Arts, Magna cum laude
Maxwell School of Citizenship and Public Affairs; major Sociology with a minor in Economics.
 Awarded an academic grant to study at Syracuse’s London, England campus.

Conference Presentation





November 2008: Presented Affordable Residential Development in Upstate, NY at the Genesee
Fingerlakes Regional Planning Council Local Government Workshop.
June 2004: Presented a research paper entitled, West Philadelphia and University of Pennsylvania: A
Community/University Partnership Case Study at the Planner’s Network Conference.
June 2000: Co-presented Neighborhood Planning in Ithaca, NY at the Planner’s Network
Conference.
March 1998: Co-presented a research paper entitled, Economic Change and Ethnic/Racial Equality
in Upstate New York: The Case of Syracuse, NY, at the Eastern Sociological Society Conference.

Continuing Education & Affiliations







2012: Real Estate Symposium -- NeighborWorks® Training Institute
2008: Using Bonds to Finance Affordable Housing – NeighborWorks® Training Institute
2007-present: Member of the American Planning Association: Upstate Chapter
2007: Preservation of Affordable Housing – Enterprise Foundation
2006: State Environmental Quality Review – Lorman Institute
2002: Financing Affordable Housing - Neighborhood Reinvestment Corporation

References Available Upon Request
Example Real Estate Development Projects Attached
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Proposed Resolution
IURA Neighborhood Investment Committee
February 14, 2014
HUD Entitlement Grant Program – 2014 Designation of INHS as a CHDO
Whereas, the Ithaca Urban Renewal Agency (IURA) has been designated by the City of
Ithaca as the Lead Agency to develop, administer and implement the HUD Entitlement
grant program, including funds received through the Home Investment Partnerships
(HOME) program, and
Whereas, grant recipients under the HOME program are termed Participating Jurisdictions
(PJs), and
Whereas, PJs must reserve not less than 15% of their HOME allocation for investment in
housing to be developed, sponsored, or owned by Community Housing Development
Organizations (CHDOs), and
Whereas, each PJ must identify annually CHDOs that are capable of carrying out projects
to address priority housing needs identified in the Consolidated Plan, and
Whereas, a CHDO is a specific type of community-based nonprofit organization as defined
in 24 CFR §92.2, and
Whereas, a CHDO automatically qualifies as a Community Based Development
Organization (CBDO) per 24 CFR §570.204(c)(1)(iii), and
Whereas, a PJ may use HOME funds to provide special assistance to CHDOs, including:
•
Project pre-development loans;
•
Operating assistance;
•
Use of HOME project proceeds;
•
Capacity-building assistance; and
Whereas, on January 31, 2014, Ithaca Neighborhood Housing Services, Inc. (INHS)
submitted materials documenting their qualification and requested renewal of their
designation as a CHDO and CBDO by the IURA, and
Whereas, at their February 14, 2014 meeting, the Governance Committee of the Ithaca
Urban Renewal Agency compared submitted materials against CHDO & CBDO criteria and
recommends the following; now, therefore be it
Resolved, that the IURA, acting in its capacity as the Lead Agency for the Participating
Jurisdiction of the City of Ithaca, hereby renews its designation of Ithaca Neighborhood Housing
Services, Inc. as a CHDO and CBDO for the 2014 Action Plan.
j:\community development\entitlement grants\cdbg 2014\chdo\reso nic designate inhs as chdo & cbdo 2-14-14.doc

Purpose: To promote the value and enhancement of our historic buildings and neighborhoods in
the City of Ithaca and Tompkins County through education, advocacy, and action

fewer

HISTORIC ITHACA STRATEGIC PLAN (2015–2020)
Approved January 22, 2015
This plan is intended to serve as the guiding document for Historic Ithaca’s next five
years, from 2015 to 2020. This document has staff and board commitment, and both
will be partners in its implementation.
I.

Planning Process
In December 2012 an ad hoc group of Historic Ithaca (HI) board members and staff
met to discuss the preparation of a five-year strategic plan. Chaired by board member
Leslie Chatterton, attendees included board President Dennis Stein; former board
President Tania Werbizky; Julee Johnson, chair of the HI Development Committee;
Rod Howe, chair of the Education Committee; Executive Director Alphonse Pieper;
and Preservation Coordinator Kristen Olson. Though not present at the initial
meeting, Significant Elements and Work Preserve Manager Sara Johnson has
participated in the planning process.
Not having completed a plan in recent years, the ad hoc task force looked to recent
plans of sister organizations, including the Preservation League of New York State
(PLNYS) 2011-2014 Strategic Plan, Preservation Buffalo Niagara (PBN) 2013-16
Strategic Plan, and Historic Albany Foundation (HAF) 2012-2015 Strategic Plan. The
task force settled on a planning model similar to that of PLNYS, while drawing on
other aspects of the PBN and HAF plans.
The task force identified six programs integral to the activity of Historic Ithaca:
Community Engagement, Significant Elements, Work Preserve, Building
Materials Conservation, Technical Services, and Library of the Built
Environment, each incorporating one or more of four identified themes: Education,
Advocacy, Action, and Organizational Sustainability. The first three themes relate
directly to Historic Ithaca’s mission centered on education, advocacy, and action. The
fourth, Organizational Resources and Sustainability, concerns the internal functioning
of the organization. Staff members agreed to share in the preparation of written
descriptions for the four themes and detailed evaluations of each of the six programs.
Each program evaluation was reviewed and discussed by a “focus” group organized
by the staff preparer. Generally the six-to-ten member groups included
representatives from the board and committees, HI Friends, local preservation
professionals, and other community members with relevant organizational expertise.
Staff revised each evaluation to incorporate focus group comments. The revised
descriptions and evaluations comprise this preliminary report, intended to provide
board members with a deeper understanding of the organization’s various activities,
such as: relationships between various programs; target audiences; what’s working;
what can be improved; programs to be expanded or dropped; and budgetary and
staffing implications. These and other issues related to HI’s future were the topics of
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a five-hour board retreat held on Saturday, November 16th, 2013, 8:30 a.m.–1:30 p.m.
and facilitated by Judith Saul.
In the months following the board retreat, the ad hoc committee continued to meet
with staff and board members, the general goal being to craft a logical framework on
which to articulate the plan. Preliminary drafts underwent review by the ad hoc
committee, staff, the board, and two standing committees, Advocacy and a newly
established Education Committee. As a result “themes” were revised to become
more closely linked to the mission statement; focus areas redefined to target areas
historic preservation and community development; two programs associated with
each focus area; The Building Materials Conservation Lab (BMC) and the Historic
Ithaca Library (Lib), formally identified as programs, have been reclassified as.
support facilities – BMC linked to Significant Elements and Work Preserve and the
Lib to Preservation Services and Community Engagement. General Management and
Operations is now differentiated as a stand-alone category. The Historic Ithaca
Strategic Plan (2015 – 2020) was submitted to the Board of Directors for approval at
the regular monthly meeting held on November 20th.
II.

Historic Ithaca Founding
Historic Ithaca was founded in 1966 in response to Ithaca’s early 1960s Urban
Renewal program and the ensuing demolition of the early City Hall (1844-1966).
Similar threats to the Boardman House (1867) and the iconic Clinton House (1828)
resulted in a grassroots campaign to stop the demolitions and, more broadly, to
institute protections for the city’s important historic resources. The group’s early
activities focused on coalition building, fundraising, and drafting a local preservation
ordinance that was adopted by the City of Ithaca in 1971. The ordinance established
the Ithaca Landmarks Preservation Commission and the designation of the DeWitt
Park Historic District. By the time of the nation’s bicentennial in 1976, preservation
of the city’s significant historic buildings had been established as a key component of
Ithaca’s community development program. In the early 1970s, Historic Ithaca saved
the Clinton House and turned its spaces into income-generating uses, demonstrating
that a non-profit organization could run an income-generating entity that contributed
to the city’s tax base.
Program History
Preservation Advocacy and Services—The first employee of Historic Ithaca was an
architectural conservator, helping to establish HI’s expertise in this field of historic
preservation. Historic Ithaca counts the preservation of some 20 buildings and places
throughout Tompkins County among its success stories. The organization was a vital
partner with city and neighborhood activists in the designation of the University Hill
Local Historic District (2003), the Henry St. John Local Historic District (2014), and
with the city and Ithaca Downtown Alliance in the designation of the Ithaca
Downtown National Register District (2005). In the past, Historic Ithaca also held
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Old House Fairs, educational events and workshops to educate homeowners who
sought information on how to maintain their historic homes.
Significant Elements—In 1991 Historic Ithaca expanded its preservation work by
opening Significant Elements, Ithaca’s architectural salvage warehouse, selling house
parts, furniture, and architectural elements to the general public. In addition to
providing an avenue for public education, Significant Elements reduces the amount of
construction debris in the local landfill and generates revenue for other Historic Ithaca
programs. Most recently it has also provided hands-on experience and training for
Work Preserve participants.
The State Theatre of Ithaca—In the late 1990s, Historic Ithaca undertook a major
challenge with the acquisition and restoration of the condemned Ithaca’s State
Theatre and initiated efforts to list the building on the National Register of Historic
Places (1996). Community concern intensified as demolition appeared inevitable. In
the spring of 1998, Historic Ithaca, with broad community support, stepped up to
purchase the building and establish the State Theatre Restoration Project (19982001). Historic Ithaca mobilized community volunteers, statewide preservation
organizations, local foundations, and private donors to secure financing and manage
restoration work. On December 5, 2001, Historic Ithaca sponsored a gala opening. In
2009, the theatre was sold to the newly established not-for-profit, The State Theatre
of Ithaca, Inc., enabling Historic Ithaca to return to its core mission. The theatre
remains a key component of Ithaca’s downtown arts scene.
Center Street headquarters—Historic Ithaca continues to provide the leading voice for
historic preservation throughout Tompkins County and the Finger Lakes region.
Since moving its facilities to 210/212 Center Street in Ithaca’s Southside
neighborhood, Historic Ithaca has offered public education opportunities through
workshops, tours, and events; provided information and technical services such as
researching historic buildings and drafting designation reports; and advocated for
protecting historic resources in the public’s interest. In recent years the organization
has spawned new programs to address 21st century issues: historic preservation as a
means to enrich cultural identity, promote resource sustainability, enhance economic
development, and improve quality of life in our community.
Work Preserve—In 2010 Historic Ithaca launched Work Preserve, a program based
on the belief that the revival of traditional building crafts is key to fully understanding
and sustaining historic buildings and historic communities. The program, targeted to
youth and young adults—many of whom experience barriers to employment—offers
job-readiness training and work-based experience in retail and practical trade skills.
Library of the Built Environment—Over the years Historic Ithaca has amassed a
sizeable collection of books, maps, and photographs. The move to the Center Street
headquarters has allowed for suitable space to house these resources. Historic Ithaca’s
volunteers have worked diligently to organize a valuable research facility for
homeowners, residents, students, historians, and design professionals.
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In conclusion, for nearly 50 years Historic Ithaca has engaged a broad constituency of
area residents, local government, businesses, and organizations who recognize the
rich history of our region’s built environment. Its mission and programs support the
belief that surviving historic elements of the built environment are living documents
that reflect the social attitudes, aspirations, and economic realities of our
neighborhoods, downtowns, and rural landscapes over time. The organization
continues to engage with the community, demonstrating by means of its programs
and services that historic preservation is a benefit to the whole community and
accessible to all.
III.

Mission, Vision, and Values
Historic Ithaca Mission Statement
To promote the value and enhancement of our historic buildings and neighborhoods
to the city of Ithaca and Tompkins County through education, advocacy and action
Values: Principles and Beliefs that Guide Mission Fulfillment


Historic places contribute significantly to the quality of life and economic
vitality we enjoy in Tompkins County and the Finger Lakes region.



As Ithaca and Tompkins County grow in population, new development should
be sensitive to existing historic resources



Historic preservation is an inherently “green” practice and should be
embraced as a cornerstone of community sustainability.



Historic preservation is valuable and should be accessible to all members of
the community.

Vision
For Tompkins County to be a place where historic places are valued and preserved by
all
IV.

Themes
Themes link Historic Ithaca’s mission to the strategic plan as follows:


Education: Offer a range of educational programs and events related to the
built environment, such as local and regional architectural history and
traditional building and crafts



Advocacy: Promote public awareness and support citizen and legislative
action to preserve historic resources and other elements that contribute to the
historic character of the built environment
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V.



Action: Initiate programs, events, and projects that actively promote,
preserve, and protect architectural and cultural heritage and that result in
community-wide social, environmental, and economic benefits



Organizational sustainability: Operate and govern Historic Ithaca in ways
that are economically sustainable, including board and staff development,
financial accounting, and documented procedures and programs

Focus Areas
Historic Ithaca’s programs fall into one of two focus areas:
1) Historic Preservation:
Preservation Services
Community Engagement
2) Community Development:
Significant Elements
Work Preserve

VI.

Programs
Historic Ithaca’s programs advance and promote our two central focus areas and
further our mission. Please note that the order of objectives and strategies does not
reflect a priority listing.
A. PRESERVATION SERVICES
1. GOAL: Offer professional expertise and resources about historic preservation
and serve as a proactive advocate for the city and county’s built environment
2. AUDIENCE: homeowners, neighborhoods, citizens, local and state officials,
tradespeople and other professionals allied to construction and development,
HI staff, students, researchers, Work Preserve participants
3. OBJECTIVES:
a. Strengthen Historic Ithaca as the voice for historic preservation in Ithaca
and Tompkins County
b. Maintain a preservation services position that meets National Park Service
professional qualifications standards in architectural history
c. Increase use of preservation services by a broader range of the public
d. Increase the organization’s knowledge base by providing staff with
professional training opportunities
e. Assess community needs and tailor services appropriately
f. Acquire, organize, and make accessible specialized written and other
materials supporting all programs and a broad range of related interests
such as architectural history, traditional building trades, urban planning,
local history, and historic landscapes
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4. STRATEGIES:
a. Mobilize the Advocacy Committee and staff to develop a plan to advocate
effectively for preservation in the city and county
b. Identify training opportunities to support and enhance HI’s projects,
programs, and services for our community
c. Identify opportunities to promote fee-based preservation services such as
cultural resource surveys; building assessments; and advice on or
preparation of local, state, or National Register nominations
d. Identify and plan potential special projects, such as the Historic Millwork
conference, photography exhibits, and unique research exhibits
e. Expand and improve the collection and management of the Library of the
Built Environment
f. Identify stakeholders. Survey and reach out to stakeholders to discern
preservation services needs (Ex. realtors, architects, tradespeople, green
energy companies, etc.)
B. COMMUNITY ENGAGEMENT
1. GOAL: Develop public awareness and appreciation for the built environment,
including its context, history, and cultural legacy
2. AUDIENCE: residents, school children, youth and young adults, academics,
contractors and trades people, local officials, Historic Ithaca’s volunteers,
visitors to the community
3. OBJECTIVES:
a. Offer educational programs and events—from introductory-level to
specialized preservation skills—to develop preservation knowledge and
skills for audiences in Ithaca and in the county’s towns, villages, and
hamlets.
b. Develop and maintain a strong network of supporters, volunteers, and
community partners
4. STRATEGIES:
a. Develop a two-year schedule of public programs—including ongoing
annual programs such as house tours, preservation workshops and book
talks with broad public appeal—as well as periodic special events, such as
the 2015 regional traditional millwork conference, a brew pub crawl, or
bike tour of barns
b. Host an Old House Fair in 2016 as part of Historic Ithaca’s 50th
anniversary program
c. Create and implement a youth curriculum that builds awareness of the
local historic built environment
d. Conduct annual audience assessment of community engagement activities
e. Identify opportunities to involve Work Preserve participants in community
engagement activities
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C. SIGNIFICANT ELEMENTS
1. GOAL: Provide a community resource for historic preservation and building
restoration by offering area residents and contractors the opportunity to
purchase unique or period-appropriate building materials, furniture, and home
accessories
2. AUDIENCE: homeowners, residents, students, contractors and tradespeople,
landlords, Work Preserve participants, general public interested in
environmental sustainability, design, furniture, antique dealers, tourists, and
regional destination shoppers
3. OBJECTIVES:
a. Serve as a community resource for restoration and maintenance advice and
tradespeople referrals
b. Divert usable materials from the local waste stream
c. Generate a revenue stream for Historic Ithaca
d. Provide the basis for Work Preserve training activities
4. STRATEGIES:
a. Develop a business plan
b. Offer interpretative displays of historic building materials
c. Implement Work Preserve training modules through store activities
d. Work with Preservation Services to develop tradespeople referral list and
technical informational pamphlets
e. Enhance relationships with contractors and institutions to increase
collection of re-useable building materials and partner with local
organizations
f. Expand offerings of new products useful for the care and maintenance of
older homes such as a tool-lending library
D. WORK PRESERVE
1. GOAL: Provide relevant employment training to local youth and young
adults in the fields of traditional building and retail service at Significant
Elements; educate participants about the history of the built environment
through hands-on work
2. AUDIENCE: high school students, unemployed young adults, community,
business and social services partners
3. OBJECTIVES:
a. Offer a range of training opportunities from job-readiness skills to trade
apprenticeships
b. Improve employment opportunities for low-income community members
4. STRATEGIES:
a. Conduct program evaluation and develop a program plan
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b. Enhance outreach to community partners, including social service
agencies and potential employers
c. Develop partnerships with educational institutions such as BOCES, Ithaca
High School, Lehman Alternative Community School, and TC3 to engage
students who may be exploring careers or who are not college-bound
d. Develop training modules for retail and traditional trade and crafts skills
e. Consider offering fee-based youth programs, such as one-week summer
camps focusing on building or traditional craft skills
VII.

GENERAL MANAGEMENT AND OPERATIONS:
1. GOAL: Develop and communicate clear procedures for the organization’s
operations and governance, board and staff development, financial accounting and
compliance requirements
2. AUDIENCE: staff; board members; volunteers; government agencies; Friends of
Historic Ithaca; public, non-profit, and business partners; and funders
3. OBJECTIVES:
a. Develop policies and procedures for board, staff, and volunteers
b. Re-examine priorities, funding sources, and revenue to ensure the
organization is properly staffed and adequately funded so that existing and
new programs are economically sustainable
c. Obtain more grants, gifts and corporate sponsorships
d. Continue development of board capacity and diversity
4. STRATEGIES:
Board Governance and Capacity Development
a. Establish ad-hoc committee to evaluate New York Council of Nonprofits’
(NYCON) review and proposed changes of existing by-laws and committee
structure and ensure by-laws comply with New York State’s 2013 Nonprofit
Revitalization Act
b. Work with partnering agencies, such as the Human Services Coalition and
NYCON, to evaluate and develop board capacity, procedures, strengths,
training, and succession plan
c. Maintain HI’s board member ratio to ensure HI’s standing as a Community
Based Development Organization
d. Develop a mission statement that reflects current and future activities
Community Outreach
a. Consider opportunities to partner with or join other historic preservation
and/or allied organizations, county historians, the History Center, PAST,
PACNY, and the Preservation League of New York State
b. Explore collaboration opportunities with or join other local/regional
organizations to help further HI’s mission or strengthen its role in the
community, such as Sustainable Tompkins, Habitat for Humanity, Ithaca
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Neighborhood Housing Services, Greenstar, Cornell University, Ithaca
College, GIAC, Southside Community Center
Operations
a. Develop a two-year budget projecting strategic plan recommendations
b. Develop operations procedures, review operational expenses and insurance
needs (risks, safety and liability), identifying opportunities to reduce costs and
determine funding needs
c. Create a facilities management plan to ensure that 210-212 Center Street
receive cyclical maintenance and meet the organization’s needs
Human Resources and Staff Development
a. Establish ad hoc committee to develop and adopt a human resource policies
and manual for staff and volunteer training; establish a two-year training plan
b. Determine staffing needs to meet strategic plan’s goals and objectives
c. Seek funding for potential additional staff, such as a communication
specialist, development manager, volunteer coordinator, finance/office
manager, and Significant Elements store clerk
Fundraising and Resource Development
a. Develop fundraising plan and manual
b. Establish targets for increasing “Friends of Historic Ithaca”
c. Develop and implement major gifts campaign
d. With Development committee, research fundraising management software and
make recommendation for upgrade
Communications
a. Develop communications plan to improve and upgrade communications
vehicles (web sites, social media, print, ads)
b. Develop marketing plans for programs and capitalize on upcoming 50th
anniversary to elevate Historic Ithaca’s profile in the community
c. Market Historic Ithaca as the “one-stop shopping” resource for preservation
services in Ithaca and Tompkins County and our region’s leading voice for
historic preservation
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Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-6559

To:
From:
Re:
Date:

NI Committee Members
Lynn Truame, Community Development Planner
Application to Renew Designation of Historic Ithaca as a CBDO
February 6, 2015

The Board of Historic Ithaca, Inc., has applied for Community Based Development Organization
(CBDO) status for the 2015 Action Plan. They intend to submit a funding application for the
Work Preserve job training program for the 2015 Grant.
The following table compares the requirements for CBDO status against information submitted
by Historic Ithaca, Inc.:
Requirement per 570.204(c)(1)
Staff Analysis
Organizational Purpose:
Organized under state law to undertake
community development activities

Board Composition:
A. Maintain at least 51% of governing body either
LMI residents of area of operation, owners or
senior officers of private establishments and
institutions in the service area, or
representatives of LMI neighborhood
organizations in the service area.
B. No more than 33% of the governing body may
be elected officials.
Board Membership:
Members of the board must be nominated and
approved by membership or permanent governing
body, except that up to 1/3 of the board may be
appointed or be elected officials.
Purpose of the Organization:
Have as its primary purpose the improvement of
the physical, economic, or social environment of
its service area with particular emphasis on LMI
persons
Organizational Status:
Must be either non-profit or for-profit with only
incidental monetary benefit for its members.

YES
Mission is to “promote the value and
enhancement of our historic buildings and
neighborhoods in the City of Ithaca and Tompkins
County through education, advocacy, and action.”
YES
6 of the 8 members (75%) meet CBDO composition
requirements.

YES
No elected officials on board
YES
By-laws, Article II, Section 5. Members elected by
the Board.

SEE “CBDO RECOMMENDATION” BELOW
Articles of Incorporation indicate primary purpose
is improvement of physical environment of service
area through historic preservation. There is no
explicit statement regarding LMI persons.
YES
501(c)(3)

Assets:
Must not be subject to reversion of assets to the
grantee upon dissolution, except for assets related
to specific grants.
Contracting:
Must be free to contract for goods and services
from vendors of its own choosing

YES
No such reversion clause included in by laws or
articles of incorporation
YES
See By Laws, Articles V and XII.

CBDO Recommendation
24 CFR Part 570.204 (c) (3) allows for designation of CBDO’s who do not qualify under paragraph (c) (1)
or (c) (2) when an organization is “sufficiently similar in purpose, function and scope” to entities
qualifying as CBDOs under the prior paragraphs. Although Historic Ithaca’s original 1966 Articles of
Incorporation did not foresee the value of teaching traditional building and craft skills and a focus on
preserving historic elements of the local community to a modern day job training program, the
organization’s 2014 Strategic Plan does recognize this connection and identifies the Work Preserve
program as central to the purposes of the organization. Historic Ithaca has served in a community
development capacity for the past five years; developing, modifying, and ensuring the success of a job
training program for a population that has not demonstrated success in other job training programs.
Their provision of life skills along with employment skills is the work of community based development
organizations. IURA staff believe that Historic Ithaca meets the “substantially similar” test; however,
there is a certain level of risk involved in approving their CBDO status since the organization’s Articles of
Incorporation does not include particular attention to the needs of LMI persons.
CDBG Public Service Cap Exemption
One category of eligible CDBG activity is a “special activities by CBDOs”. Under certain circumstances, a
CBDO is not subject to the 15% CDBG expenditure cap otherwise applicable to Public Services.
To be exempt from the Public Service cap, the CBDO must both:
(1) Undertake an eligible CBDO project, and
(2) Carry out a service designed to increase economic opportunities for low- and moderate-income
persons through job training and placement and other employment support services (e.g., child
care, peer support programs, counseling, child care, transportation and other similar services).
Eligible CBDO projects include any of the following:
• Neighborhood revitalization,
• Community economic development, or
• Energy conservation project.
According to HUD’s CDBG Desk Guide, a CBDO “community economic development” project must
include activities that increase economic opportunity, principally for low- and moderate-income
persons, or that are expected to create or retain businesses or permanent jobs within the community.
The Work Preserve program appears to satisfy this criterion.

Proposed Resolution
IURA Neighborhood Investment Committee
February 13, 2015
2015 IURA Designation of Historic Ithaca, Inc. as a
Community-Based Development Organization
WHEREAS, the Board of Historic Ithaca Inc., (Historic Ithaca) seeks designation by the
Ithaca Urban Renewal Agency (IURA) as a Community-Based Development Organization
(CBDO), and
WHEREAS, the City of Ithaca has designated the IURA to administer the City’s HUD
Entitlement Program that oversees Community Development Block Grant funds awarded
to the City, and
WHEREAS, an eligible category of CDBG activities is a “Special Activity by CBDO”, that
offers certain advantages, such as exemption from the 15% expenditure cap otherwise
applicable to public service activities, authorization to carry out new housing construction
(normally prohibited with CDBG funds), and discretion to allow income generated by a
CDBG-funded activity to not be considered CDBG program income, and
WHEREAS, the following four tests established at CFR Title 24 §570.204 must be met to
qualify under a category of “Special Activity by CBDOs”:
1. The entity qualifies as a CBDO, including the 51% board membership test;
2. The CBDO will undertake an eligible project;
3. That the CBDO will carry out the funded activity directly or with an entity other
than the grantee;
4. That the CBDO will not carry out a prohibited activity, and
WHEREAS, a CBDO must maintain at least 51% of its governing body’s membership to be
made up of any combination of the following:
• Low- and moderate income residents of its area of operation
• Owners or senior officers of private establishments and other institutions located in
its area of operation
• Representatives of low- and moderate-income neighborhood organizations located
in its area of operation, and
WHEREAS, a CBDO must have as its primary purpose the improvement of the physical,
economic, or social environment of its geographic area of operation, with a particular
emphasis on the needs of low- and moderate-income persons, and
WHEREAS, the project undertaken by the CBDO must qualify as one or more of the
following project types:
• neighborhood revitalization;
1

•
•

community economic development;
energy conservation project; and

Whereas, at their February 13, 2015, meeting, the Neighborhood Investment Committee
compared Historic Ithaca, Inc. with CBDO eligibility requirements as documented in the
attached materials and staff review of bylaws and organizational documents and
recommended the following; now, therefore, be it
RESOLVED, that the IURA determines that Historic Ithaca, Inc. meets the requirements for
eligibility as a CBDO, and that the Work Preserve job training program qualifies as an
eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Historic Ithaca, Inc. as a Community-Based
Development Organization (CBDO) and their Work Preserve job training program as eligible
for CDBG funding under the category of “Special Activities by CBDOs”.

j:\community development\Entitlement Grants\cdbg2015\CBDO\reso nic hi cbdo 2015 2-13-15.doc
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Ithaca Urban Renewal Agency DRAFT Findings
CBDO Board Composition
Instructions: CDBG regulations at 24 §570.204(c) authorize a CDBG grantee to designate certain types of entities as
Community Based Development Organizations (CBDO), to carry out a range of otherwise ineligible activities, including new
construction of housing or providing funding for certain public services not subject to the normal applicable 15%
expenditure cap. An eligible CDBG activity is a “Special Activities by CBDOs”. To qualify, an eligible CBDO entity must be
undertaking an eligible project. In order to qualify as an eligible CBDO, an entity must meet board composition criteria
specified at §570.204(c)(1)(vi):
At least 51% of the governing body’s membership must meet one of the following standards:
A. low- and moderate-income residents of the geographic service area of operations, or
B. owners or senior officers of private establishments and other institutions located in and serving the geographic
area of operation
C. representatives of low- and moderate-income neighborhood organizations located in the geographic area of
operations
Additionally, no more than 33% of the governing body’s membership may be appointed by or consist of elected or
other public officials or employees of the grantee (City of Ithaca).
To document compliance with the above criteria, please list all current members, indicate their category of qualification,
and sign the certification. Provide further explanation as necessary.

CHDO NAME: Greater Activities Center, Inc.
Geographic service area: City of Ithaca

Date:

February 5, 2014

CBDO Board Composition Criteria

Cynthia Goss

NO – LMI, but lives outside
service area (147 Snyder Hill
Rd)

Warren Schlesinger

NO

Crystal Sessoms

NO – 1079 Taughannock Blvd
(a school does not count as
an LMI neighborhood org.)

Joni Spielholz

NO

1 of 3

Not more
than 33%:
Elected or public officials
or employees or
appointees of City of
Ithaca

Owner/senior officer of
private establishment or
institution in service area

IURA Review
CBDO-Qualified &
Home/Business Address

Representative of LMI
neighborhood organ. in
service area

GIAC, Inc.
Board Member Name

Low- moderate-income
resident of service area

At least 51% must be:

CBDO Board Composition Criteria

Audrey Cooper
Samantha Little
Darcy Aldous

YES - Low/Mod Income
224 S. Geneva St.

NO

Christine Christian

NO

J.R. Clairborne

YES - Loaves & Fishes/CLOC
210 N. Cayuga St.

Denise Lee

X

X

YES – CCE qualified as LMI
neighborhood organization
CCE, 615 Willow Ave.
YES
Sat. Science/Math Academy
301 W. Court St.

Seph Murtaugh

NO – over income

Susan Nohelty

YES – VP, Cayuga Medical
310 Taughannock Blvd.

Nathan Shinagawa

NO

James Turner

YES – CLOC
410 First St.

Owner/senior officer of
private establishment or
institution in service area

X

YES – Principal
South Hill School
520 Hudson St.
NO - Owner, CPA business,
113 Terraceview Dr.
Located outside City

Rise Burrow

Elizabeth Karabinakis

Representative of LMI
neighborhood organ. in
service area

IURA Review
CBDO-Qualified &
Home/Business Address

Low- moderate-income
resident of service area

GIAC, Inc.
Board Member Name

Elected or public officials
or employees or
appointees of City of
Ithaca

Not more
than 33%:

At least 51% must be:

X

X
X
X
X
X
X

TOTALS

7 or 6
2 of 3

3

GIAC, Inc.
Board Member Name
IURA Review
CBDO-Qualified &
Home/Business Address

MEET CBDO CRITERIA

3 of 3

At least 51% must be:

43%
(38% if we can’t count JR)
NO

Elected or public officials
or employees or
appointees of City of
Ithaca

Owner/senior officer of
private establishment or
institution in service area

Representative of LMI
neighborhood organ. in
service area

Low- moderate-income
resident of service area

CBDO Board Composition Criteria
Not more
than 33%:

19%
YES

Ithaca Urban Renewal Agency - CBDO Board Certification Form
Instructions: CDBG regulations at 24 §570.204(c) authorize a CDBG grantee to designate certain types of entities as
Community Based Development Organizations (CBDO), to carry out a range of otherwise ineligible activities, including new
construction of housing or providing funding for certain public services not subject to the normal applicable 15%
expenditure cap. An eligible CDBG activity is a “Special Activities by CBDOs”. To qualify, an eligible CBDO entity must be
undertaking an eligible project. In order to qualify as an eligible CBDO, an entity must meet board composition criteria
specified at §570.204(c)(1)(vi):
At least 51% of the governing body’s membership must meet one of the following standards:
A. low- and moderate-income residents of the geographic service area of operations, or
B. owners or senior officers of private establishments and other institutions located in and serving the geographic
area of operation
C. representatives of low- and moderate-income neighborhood organizations located in the geographic area of
operations
Additionally, no more than 33% of the governing body’s membership may be appointed by or consist of elected or
other public officials or employees of the grantee (City of Ithaca).
To document compliance with the above criteria, please list all current members, indicate their category of qualification,
and sign the certification. Provide further explanation as necessary.

CHDO NAME: Greater Activities Center, Inc.
Geographic service area: City of Ithaca

Date:

February 5, 2014

CBDO Board Composition Criteria

Cynthia Goss

NO – LMI, but lives outside
service area (147 Snyder Hill
Rd)

Warren Schlesinger

NO

Crystal Sessoms

NO

Joni Spielholz

NO

Audrey Cooper

YES - Low/Mod Income
224 S. Geneva St.

X
1 of 3

Not more
than 33%:
Elected or public officials
or employees or
appointees of City of
Ithaca

Owner/senior officer of
private establishment or
institution in service area

IURA Review
CBDO-Qualified &
Home/Business Address

Representative of LMI
neighborhood organ. in
service area

GIAC, Inc.
Board Member Name

Low- moderate-income
resident of service area

At least 51% must be:

CBDO Board Composition Criteria

Samantha Little
Darcy Aldous

Risë Nelson Burrow

Christine Christian

J.R. Clairborne
Elizabeth Karabinakis
Denise Lee

YES – Principal
South Hill School
520 Hudson St.
NO - Owner, CPA business,
113 Terraceview Dr.
Located outside City
YES
Director, Student Success
Programs
Associate Director, Office of
Academic Diversity Initiatives
Cornell University
200 CCC | 235 Garden Avenue
| Ithaca, NY 14853
YES
Missionary Evangelist & First
Lady
Our Lord’s Temple COGC
443 N.Tioga St.

X

X

X

YES - Loaves & Fishes/CLOC
210 N. Cayuga St.

X

YES – CCE qualified as LMI
neighborhood organization
CCE, 615 Willow Ave.
YES
Sat. Science/Math Academy
301 W. Court St.

Seph Murtaugh

NO

Susan Nohelty

YES – VP, Cayuga Medical
310 Taughannock Blvd.

Nathan Shinagawa

NO

James Turner

YES – CLOC
410 First St.

Owner/senior officer of
private establishment or
institution in service area

Representative of LMI
neighborhood organ. in
service area

IURA Review
CBDO-Qualified &
Home/Business Address

Low- moderate-income
resident of service area

GIAC, Inc.
Board Member Name

Elected or public officials
or employees or
appointees of City of
Ithaca

Not more
than 33%:

At least 51% must be:

X

X
X
X
X
X
X
2 of 3

GIAC, Inc.
Board Member Name
IURA Review
CBDO-Qualified &
Home/Business Address

TOTALS

MEET CBDO CRITERIA

3 of 3
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56%
YES

At least 51% must be:

Elected or public officials
or employees or
appointees of City of
Ithaca

Owner/senior officer of
private establishment or
institution in service area

Representative of LMI
neighborhood organ. in
service area

Low- moderate-income
resident of service area

CBDO Board Composition Criteria
Not more
than 33%:

3

19%
YES

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

To:
From:
Re:
Date:

NI Committee Members
Lynn Truame, Community Development Planner
Application to Renew Designation of GIAC as a CBDO
February 12, 2015

The Board of GIAC has applied for Community Based Development Organization (CBDO) status
for the 2015 Action Plan. They intend to submit a funding application for the Hotel Employment
Training Program (HETP) job training program for the 2015 Grant.
The following table compares the requirements for CBDO status against information submitted
by GIAC:
Requirement per 570.204(c)(1)
Staff Analysis
Organizational Purpose:
Organized under state law to undertake
community development activities

Board Composition:
A. Maintain at least 51% of governing body either
LMI residents of area of operation, owners or
senior officers of private establishments and
institutions in the service area, or
representatives of LMI neighborhood
organizations in the service area.
B. No more than 33% of the governing body may
be elected officials.
Board Membership:
Members of the board must be nominated and
approved by membership or permanent governing
body, except that up to 1/3 of the board may be
appointed or be elected officials.
Purpose of the Organization:
Have as its primary purpose the improvement of
the physical, economic, or social environment of
its service area with particular emphasis on LMI
persons
Organizational Status:
Must be either non-profit or for-profit with only
incidental monetary benefit for its members.

YES
Constitution of GIAC, October 1991 identifies
mission as ‘providing community with multicultural, educational, and recreational programs
focused on individual and social development”
??
See CBDO Recommendation below

YES
3 of 16 (19%)
YES
Constitution Article VI Section 1.

YES
Constitution Article II section 2.

YES
501(c)(3)

Assets:
Must not be subject to reversion of assets to the
grantee upon dissolution, except for assets related
to specific grants.
Contracting:
Must be free to contract for goods and services
from vendors of its own choosing

YES
No such reversion clause included in by laws or
articles of incorporation
YES
By Laws, Article V describe contracting in
compliance with this requirement.

CBDO Recommendation
The original Board Composition Certification Form submitted by GIAC did not document compliance
with the 51% minimum rule. Staff informed GIAC’s Deputy Director of this fact and she submitted a
revised Board Composition Form. Staff continue to have concerns about the qualifications that are
highlighted in red on this revised form. We have not found more specific guidance from HUD about the
“owner or senior office of a private entity located in the service area” qualification. In the past, we have
interpreted this to mean an individual who is in a position to mobilize the resources of their business or
organization in support of the community development efforts of the CBDO.
Additionally, we have some concerns about the practice of counting an elected official toward the 51%
figure when they are also LMI themselves or when they represent a neighborhood organization. We
received guidance at a recent HOME training that when qualifying an entity as a CHDO, we could not
count an elected official or other government representative in any category other than the elected
official category. The HOME CHDO program is different from the CDBG CBDO program; however, they
are similar enough in intent that staff feels this practice warrants discussion by the committee.
CDBG Public Service Cap Exemption
One category of eligible CDBG activity is a “special activities by CBDOs”. Under certain circumstances, a
CBDO is not subject to the 15% CDBG expenditure cap otherwise applicable to Public Services.
To be exempt from the Public Service cap, the CBDO must both:
(1) Undertake an eligible CBDO project, and
(2) Carry out a service designed to increase economic opportunities for low- and moderate-income
persons through job training and placement and other employment support services (e.g., child
care, peer support programs, counseling, child care, transportation and other similar services).
Eligible CBDO projects include any of the following:
• Neighborhood revitalization,
• Community economic development, or
• Energy conservation project.
According to HUD’s CDBG Desk Guide, a CBDO “community economic development” project must
include activities that increase economic opportunity, principally for low- and moderate-income
persons, or that are expected to create or retain businesses or permanent jobs within the community.
The HETP program appears to satisfy this criterion.
If, however, GIAC is not qualified as a CBDO, the HETP program would be evaluated as a public service
activity, subject to the 15% cap.

