Ithaca
Urban
Renewal
Agency
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(607) 274-6550

AGENDA
ITHACA URBAN RENEWAL AGENCY
Council Chambers, 3rd Floor, City Hall
108 E. Green Street, Ithaca, NY
8:30 AM, Thursday, August 20, 2015
I.

Call to order

II.

Additions to or deletions from the agenda

III.

Public comment (3-minute maximum per person)

IV.

Review of draft meeting minutes: June 25, 2015 & July 22, 2015

V.

Neighborhood Investment Committee
A. Analysis of Impediments to Fair Housing Choice Action Plan, HUD Entitlement Program resolution
B. Annual appointment of NI Committee Chairperson – resolution
C. Committee Chairperson report

VI.

Economic Development Committee
A. Request from Delante Inc. (DBA Madeline’s restaurant) to subordinate a security lien on
business assets of Delante Inc. filed to secure a prior loan to Wildfire Restaurant Inc. (CDRLF 26) - resolution
B. Committee Vice-Chairperson report

VII.

Governance Committee – does not meet until August 21, 2015

VIII.

Other Business
A. Review of IURA financials for July 2015 (to be distributed at meeting)
B. IURA Chairperson report
C. Common Council liaison report
D. Staff report
E. Next meeting date: September 24, 2015

IX.

Motion to Adjourn

If you have a disability and require accommodations in order to fully participate,
please contact the IURA at 274-6550 at least 48 hours prior to the meeting.

Approved: x/x/15
Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-6559
(607) 274-6558 (fax)

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Thursday, June 25, 2015
Members:
Excused:
Staff:
Public:
Guests:

Tracy Farrell, Eric Rosario, Karl Graham, Ellen McCollister (Common Council Liaison)
Chris Proulx, Svante Myrick
Nels Bohn, JoAnn Cornish, Lynn Truame, Charles Pyott
None
None

I. Call to Order
Vice-Chair Farrell called the meeting to order at 8:31 A.M.
II. Agenda Additions/Deletions
None.
III. Public Comment (3‐minute maximum per person)
None.
IV. Review of Draft Meeting Minutes: April 2, 2015 & April 23, 2015
Rosario moved, seconded by Graham, to approve the April 2, 2015 and April 23, 2015 meeting
minutes, with four minor modifications.
Carried Unanimously 3-0
V.

Governance Committee

A. Annual Election of IURA Officers
Rosario explained there are two are elected officer positions; traditionally, the Mayor has served as the
Chair. Rosario nominated current Vice-Chair Tracy Farrell to serve another term. Graham seconded
the nomination.
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Farrell moved, seconded by Graham:
2015 Annual Election of IURA Officers
WHEREAS, officers of the IURA consist of a Chairperson, Vice Chairperson and Secretary, and
WHEREAS, Section 2 of Article III of the IURA By-Laws call for election of the Chairperson and Vice
Chairperson of the IURA at each annual May meeting of the Agency, and
WHEREAS, Section 2 of Article III of the IURA By-Laws further states that the Agency shall appoint
an Executive Director who shall serve as secretary to the Agency, and
WHEREAS, by resolution dated May 22, 2008, the IURA appointed the Director of Planning &
Development for the City of Ithaca, ex-officio, as the IURA Executive Director, and
WHEREAS, per New York State enabling legislation creating the IURA, an IURA members serve at
the pleasure of the mayor and shall continue to hold office until their successor is appointed, and
WHEREAS, current IURA officers are:
• Svante Myrick, Chairperson
• Tracy Farrell, Vice-Chairperson
• JoAnn Cornish, Secretary, and
WHEREAS, the IURA Governance Committee discussed this matter at their May 15, 2015 meeting
and forwarded this matter for IURA action; now, therefore, be it
RESOLVED, that the IURA hereby elects Svante Myrick as Chairperson and Tracy Farrell as ViceChairperson of the IURA.
Carried Unanimously 3-0
B. Annual Appointment of Governance Committee Chairperson
Rosario explained that every IURA committee elects its own Vice-Chair, while the IURA Board
appoints each committee Chair. The Governance Committee elected Kathy Schlather to serve as
Vice-Chair and nominated Rosario himself to continue in his role as Chair.
Rosario moved, seconded by Graham:
2015 Appointment of IURA Governance Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own committee
Vice-Chairperson and nominate a candidate for committee Chairperson for consideration by the
Agency, and
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WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office until
their successor is selected or appointed, and
WHEREAS, the current Committee Chairperson and Vice-Chairpersons are Eric Rosario and Kathy
Schlather, respectively, and
WHEREAS, at their May 15, 2015 meeting, the IURA Governance Committee considered this
matter and elected Kathy Schlather as Vice-Chairperson and nominated Eric Rosario as
Chairperson; now, therefore, be it
RESOLVED, that the IURA hereby appoints Eric Rosario as Chairperson of the IURA Governance
Committee.
Carried Unanimously 3-0
C. Review of IURA Financials: May 2015
Bohn reported that three projects are behind schedule: Ithaca Skatepark Renovation, Route 13
Pedestrian Crossing, and Southside Gym Acoustics, but each project is progressing toward
completion The Ithaca Skatepark Renovation project has just been awarded its remaining funding.
Rosario observed that the spend-down ratio is even better than what is required by HUD.
Considerable progress has also been made with IURA loans, from when there were three delinquent
accounts. Bohn added that the State Theatre made a double payment since it was originally listed
delinquent, so it is now current.
Rosario noted the lease payments are also generally in a good state.
D. Committee Chairperson Report
None.
VI. Neighborhood Investment Committee (NIC)
A. Award of Procurement Contract for Southside Community Center Security Camera System
(2013 CDBG #14)
Farrell explained that the security camera system project replaces the originally approved gym
acoustics project.
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Farrell moved, seconded by Rosario:
Award of Contract for Southside Community Center Security Camera System
WHEREAS, the Southside Community Center (SSCC) was awarded funding in the 2013 Entitlement
Grant cycle for acoustic improvements to the SSCC gymnasium (2013 CDBG project #14) and
WHEREAS, the amount of funding reserved for that project was inadequate to execute the
project based on the single proposal received for the work, and
WHEREAS, the Southside Community Center Board and staff requested that the unexpended
balance of funds originally allocated to the acoustic improvement projects be instead allocated to
the installation of a security camera system at the SSCC, and
WHEREAS, the SSCC’s request was approved by the IURA at their March 26, 2015 meeting with
the condition that IURA staff conduct the appropriate procurement process for the system and
submit the proposed system to Steven Nann, Building Maintenance Supervisor, for his review
and approval prior to award of the contract, and
WHEREAS, in accordance with the City’s procurement policy for projects with a budget of
$25,000 or less, IURA staff has solicited three proposals for the SSCC security camera system, and
WHEREAS, only two proposals were submitted in response to this solicitation, and
WHEREAS, those two proposals were forwarded to Steven Nann for his review and approval, and
WHEREAS, Mr. Nann has indicated his preference for the proposal submitted by Teledair, while
requesting certain follow-up information from the company, and
WHEREAS, the requested information has been submitted by Teledair and approved by Mr.
Nann, and
WHEREAS, the award of the contract for this work to Teledair was recommended by the IURA’s
Neighborhood Investment committee at their June 12, 2015 meeting; now therefore be it
RESOLVED, that the IURA hereby approves the award of the contract in the amount of $9,149.00
for the installation of the specified security camera system at the Southside Community Center to
Teledair Communications and Security, Inc., and be it further
RESOLVED, that the IURA Chairperson, upon the advice of the IURA Attorney, is hereby
authorized to execute all necessary and appropriate documents to implement this resolution,
and be it further
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RESOLVED, that the IURA Chairperson is further authorized to approve change orders to address
unforeseen circumstances provided the total project cost does not exceed the amount budgeted
for 2013 CDBG project #14.
Carried Unanimously 3-0
B. Committee Chairperson Report
Farrell noted that the Committee began discussing the Tompkins County Office of Human Rights (OHR)
Analysis of Impediments to Fair Housing Choice report at its last meeting. The Committee still needs to
determine if it agrees with all the findings and then develop a recommended action plan to address
priority impediments that will be submitted to HUD.
Rosario remarked that although a survey of the entire community was conducted, it was only
conducted in English. As a result, it seems likely it did not accurately assess the needs of the nonEnglish-speaking community. Even though probably only approximately 4% of the local population is
non-English speaking, it seems likely non-English speakers would disproportionately need assistance.
Rosario suggested perhaps there may be a way of leveraging other agencies that provide services to
non-English-speaking residents.
Farrell responded that the survey was distributed to a variety of community groups and organizations
that were probably able to capture at least some of that information.
VII. Economic Development Committee
A. Request from Sunny Days of Ithaca, LLC for IURA to Subordinate Its Collateral Position to
Induce Tompkins Trust Company to Issue Business Loan (CD-RLF #37)
Bohn explained that this agenda item was not reviewed at a Committee meeting, but the
Committee was polled via e-mail. The IURA originally loaned Sunny Days $50,000. The owners are
now seeking a line-of-credit from Tompkins Trust Company, which indicated it would only be willing
to provide one if the IURA subordinated its collateral position. M&T Bank also has a first lien
position on the store’s business assets. Committee members unanimously concluded that the
proposal makes sense, since the IURA does not rely on the business assets. Sunny Days is current
with its obligations to the IURA; and it has met its living wage and job creation requirements.
Rosario moved, seconded by Graham:
Sunny Days of Ithaca, LLC, Request to Subordinate Collateral (CD-RLF #37)
WHEREAS, on May 2, 2014 the IURA issued a $50,000 loan to Sunny Days of Ithaca, LLC (Sunny
Days) for a $125,000 project to open a retail business at 123 S. Cayuga Street, and December 30,
2013, and
WHEREAS, the IURA loan is secured by a second lien on all business assets and personal
guarantees of the two owners, and
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WHEREAS, Sunny Days requests the IURA subordinate its security interest in business assets to
induce Tompkins Trust Company to make a $10,000 line-of-credit loan to be secured by a second
position (subordinate only to M&T Bank) security interest in business assets, and
WHEREAS, Sunny Days is current on repayment of the IURA loan and has achieved job creation
goals to create 1.5 FTE jobs receiving a “living wage” of at least $13.94/hour, and
WHEREAS, IURA staff has reviewed a profit and loss statement for the business and tax returns of
the financial guarantors and concludes that approval of the subordination will not materially
impair the IURA’s security position for loan repayment, and
WHEREAS, Economic Development Committee members were polled on this request and
unanimously support granting the requested subordination on business assets; now, therefore,
be it
RESOLVED, that the IURA hereby agrees to subordinate its security interest in business assets of
Sunny Days of Ithaca, LLC to induce Tompkins Trust Company to make a $10,000 loan to the
business, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby
authorized to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 3-0
B. Annual Appointment of Economic Development Committee Chairperson
Farrell moved, seconded by Rosario:
2015 Appointment of IURA Economic Development Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own committee
Vice-Chairperson and nominate a candidate for committee Chairperson for consideration by the
Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office until
their successor is selected or appointed, and
WHEREAS, the current Committee Chairperson and Vice-Chairperson are Doug Dylla and Chris
Proulx, respectively, and
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WHEREAS, at their May 21, 2015 meeting, the IURA Economic Development Committee
considered this matter and elected Chris Proulx as Vice-Chairperson and nominated Doug Dylla as
Chairperson; now, therefore, be it
RESOLVED, that the IURA hereby appoints Doug Dylla to serve as Chairperson of the IURA
Economic Development Committee.
Carried Unanimously 3-0
C. Committee Vice-Chairperson Report
Bohn reported there has been a fair amount of recent activity with prospective loan applications
(e.g., Madeline’s restaurant facilities upgrades, Simeon’s on the Commons renovations, Finger Lakes
School of Massage relocation to downtown Ithaca, Finger Lakes Marina).
IX. Other New/Old Business
A. Request from Community Housing of Ithaca, Inc. (CHI) to Release Mortgage Covering 421
Second Street to Facilitate Previously-Authorized Sale of Adams Street Affordable Housing
Truame reported that CHI wants to transfer its Adams Street and Spencer Street properties. IURA
staff approved the transfer, pending receipt of a financial statement. Some legal documents remain
to be finalized. Regarding the Adams Street property, Truame explained that when the property
was purchased there was an existing house which the owner had an interest in; however, the owner
has now passed away. CHI has now requested the IURA release that parcel from the mortgage. This
development was not discovered in time to be reviewed at the last NIC meeting, so the associated
resolution is coming directly to the IURA Board. The new owner would maintain the properties as
affordable housing, while upgrading their energy efficiency. IURA legal counsel has already
reviewed the document.
Farrell moved, seconded by Graham:
Release of Mortgage ― Adams Street Parcel C (2005 #4)
WHEREAS, in 2005, Community Housing of Ithaca (CHI) received funding from the Ithaca Urban
Renewal Agency to develop certain affordable housing units to be located in the city of Ithaca, NY,
as follows:
• 2005 HUD HOME Entitlement Program, Project #4, Adams Street Housing, 401 and 403 Adams
Street
o Amount: $180,000
o Interest rate: 0%
o Term & repayment: twenty-one (21) year term deferred loan with no principal or interest
payments due, provided borrower remains in compliance with terms and conditions of
loan
o Collateral: 2nd lien mortgage on subject property, and
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WHEREAS, the purpose of the HOME-funded project was to construct four units of affordable
housing in two duplexes on vacant land, and
WHEREAS, three separate parcels were created by subdivision at the Adams Street site when the
site was acquired by CHI: Parcels A and B (401 & 403 Adams Street), which were vacant and would
be the location of the two new affordable duplexes, and Parcel C (421 Second Street), which was
the location of an existing house, and
WHEREAS, the occupant of the existing house at the time of acquisition was the seller of the
property, who retained a life interest in that house, and
WHEREAS, pursuant to Section 2.02 of the executed Loan Agreement, Lot C and the existing house
were specifically excluded from the construction activities described in the Agreement but were
part of the Agreement’s collateral, and
WHEREAS, pursuant to Section 6.02 of the loan agreements for this projects, CHI has requested, and
the IURA has granted, approval to assign its rights, interests, and obligations under this loan,
including its obligations with respect to low- and moderate-income benefit, to Mr. Stuart Staniford
or an LLC controlled by Mr. Staniford established for purposes of this project, and
WHEREAS, CHI has requested that the IURA release Parcel C from the above referenced mortgage,
and
WHEREAS, the IURA has considered this request at its June 25, 2015, regular meeting, and finds that
because the contemplated affordable units have been completed and in operation since 2006 there
is no longer any need to retain the house and Parcel C as collateral, now therefore be it
RESOLVED, the IURA hereby approves the release of Parcel C (421 Second Street), as described in
the above reference mortgage, from said mortgage, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of the IURA Attorney, is hereby authorized
to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 3-0
B. Housing Fund ― Round #9: Authorize Disbursement of Funds for 210 Hancock St. Project
Pursuant to Executed MOU
Bohn explained that this action would have been reviewed by the Governance Committee, but it did
not meet this month. The IURA needed to wait for the environmental review process to be
completed, before recommending approval.
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Rosario moved, seconded by Graham:
Housing Fund, Funding Round #9 – Authorize Disbursement of $100,000
Pursuant to an Executed MOU
WHEREAS, pursuant to an executed MOU, the Program Oversight Committee for the
Cornell/City/County Housing Fund recommends that the City of Ithaca approve funding
assistance for the following affordable housing project:
$100,000

210 Hancock Street, a 53-unit affordable rental housing project
located at 210 Hancock Street, Ithaca, NY., and

WHEREAS, the Housing Fund Program Oversight Committee (POC) met on March 23, 2015, to
review recommendations from the Application Review Committee of round #9 funding
applications for new affordable housing projects, and
WHEREAS, the City of Ithaca is represented on the POC by Alderperson J.R. Clairborne, Chris
Proulx, Ithaca Urban Renewal Agency (IURA) member, and Doug Dylla, past member of the IURA,
and
WHEREAS, the Housing Fund was established in 2009 by Memorandum of Agreement (MOU) as a
six-year program between and among the City of Ithaca, Tompkins County and Cornell University
to raise and award funds to increase the supply of permanently affordable housing in the County,
and
WHEREAS, the Common Council determined that City contributions to the Housing Fund should
be used to assist projects located within the City of Ithaca, and
WHEREAS, City funds committed to the Housing Fund are derived from Gateway Loan proceeds
that originated from sale of City-owned land for the Eddygate project, and are held by the IURA,
and
WHEREAS, the POC recommends round #9 funding of $200,000 for the following project:

Applicant
Ithaca
Neighborhood
Housing
Services
Totals

Round #9, Housing Fund - Recommended Funding Awards
Funding ($1,000s)
# Afford.
Project
Location
Units
Cornell County
City
210 Hancock
St. - New
Construction

53 rental
53

210 Hancock
St., City of
Ithaca

Total

100

0

100

200

100

0

100

200
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WHEREAS, on May 26, 2015, the City of Ithaca Planning and Development Board, acting as lead
agency in the environmental review of this project, determined the project will result in no
significant impact on the environment , and
RESOLVED, that the IURA hereby authorizes an expenditure of up to $100,000 to support the
210 Hancock St. affordable housing project pursuant to the executed MOU, and be if further
RESOLVED, that such funds shall be derived from Gateway Loan Proceeds held by the Ithaca
Urban Renewal Agency, and be it further,
RESOLVED, that the IURA Chairperson is authorized, subject to advice of the IURA legal counsel,
to execute a fiscal agency agreement with Tompkins County to implement this resolution.
Carried Unanimously 3-0
C. IURA Chairperson Report
None.
D. Common Council Liaison Report
McCollister reported there were some concerns at the last Planning and Economic Development
Committee meeting about the proposed State Street Triangle project (on the Trebloc building site).
The developer, Campus Advantage, is a Texas-based company with a reputation as a big developer
of high-rise student dormitories. The concern is that it is not the right project for the site, given it
would provide no parking and would house so many undergraduates, among other issues. Common
Council may end up concluding it made a mistake when it re-zoned that part of the city without
examining the issue more contextually and architecturally.
E. Staff Report
Bohn noted the meeting packet includes a chart of CDBG funding levels for the city, with another
chart illustrating the current Federal budget process. Since 2010, both CDBG and HOME funding
have suffered significantly in both absolute and comparative terms. A proposed bill in the U.S.
House of Representatives would involve significant further reductions in HOME funding. Bohn will
draft an advocacy letter for the Governance Committee to review, to be sent to local Federal
representatives. Bohn noted the trend line of IURA funding levels has not been very good. The
IURA has been forced to do more, with less, at a time when affordable housing is becoming more of
a problem.
F. Next meeting date: 8:30 AM, Monday, July 23, 2015
X.

Adjournment

The meeting was adjourned by consensus at 9:36 A.M.

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

Approved: x/x/15
Ithaca
Urban
Renewal
Agency
108 East Green Street
Ithaca, New York 14850
(607) 274-6559
(607) 274-6558 (fax)

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Wednesday, July 22, 2015
Members:
Excused:
Staff:
Public:
Guests:

Svante Myrick, Tracy Farrell, Karl Graham, Chris Proulx
Eric Rosario, Ellen McCollister (Common Council Liaison)
Nels Bohn, Lynn Truame, Charles Pyott
None
Teresa Miller, Owner-General Manager, Madeline’s Restaurant

I. Call to Order
Chair Myrick called the meeting to order at 8:33 A.M.
II. Agenda Additions/Deletions
None.
III. Public Comment (3‐minute maximum per person)
None.
IV. Review of Draft Meeting Minutes: June 25, 2015
Not reviewed.
V.

Economic Development Committee (EDC)

A. Request from Delante, Inc. (DBA Madeline’s restaurant) for Loan Assistance
Bohn explained that Madeline’s restaurant is seeking $150,000 in IURA funding, as part of total
$475,000 loan refinancing and renovation funding package. Tompkins Trust Company would
provide the remaining funding for the project. The restaurant recently renewed it lease for 10 years
(with an extension option for an additional 10 years). Bohn noted Madeline’s has seen a significant
decline in revenue as a result of the Commons renovation construction. The loan collateral would
take the form of a second security lien on business assets, as well as subordinate mortgage on the
106‐112 South Cayuga Street property. Teresa A. Miller and Scott A. Miller have also agreed to
provide their personal guarantees. Bohn indicated the loan appears reasonably well-secured and
collateralized. It would strengthen the downtown area at a key anchor site, at the entrance to the
Commons, and create 3 new jobs.
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Bohn indicated the Committee had numerous questions about the restaurant’s existing debt and
refinancing structure.
Proulx further explained that the Committee explored questions about the nature and amount of the
debt, the restaurant’s overall competitive outlook, and the changing business landscape of the past 17
years. The Committee was somewhat skeptical about some of the applicant’s revenue projections ―
however, it ultimately and unanimously supported the loan application.
Graham inquired into the Common Area Maintenance (CAM) fees in arrears. Bohn replied that leases
for larger buildings often require each tenant to contribute to the maintenance costs for common
areas, in addition to their regular lease payments.
Miller explained that CAM fees cover such items as taxes, utilities, cleaning, repairs, etc. For some
reason that she has not been able to understand, her landlord and his management company stopped
billing the restaurant CAM fees in early 2013 or late 2012. The restaurant was eventually billed for
them this past Spring for the outstanding amount, which is considerable.
Proulx added that the applicant anticipates its CAM fees will decrease over time. Miller agreed that is
the case.
Proulx moved, seconded by Farrell:
Loan Assistance to Delante Inc. dba Madeline’s Restaurant (PB-LF #7)
WHEREAS, on May 27, 2015, Delante Inc. (Madeline’s) applied for a $150,000 IURA loan for a
$470,000 project to refinance existing debt and acquire new fixtures and equipment and
renovate the Madeline’s restaurant located at 215 E. State/MLK Jr. Street, and
WHEREAS, the project will allow the landmark restaurant to upgrade outdoor and indoor dining
areas, expand hours of operation to include daily lunch and weekend brunch, which will result
in the creation of 3 full-time equivalent employment positions, and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PBLF) is to induce the creation, start-up and expansion of specific priority business enterprises in
the greater downtown that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality, and
WHEREAS, Madelines is located on The Commons at the corner of S. Aurora Street and E.
State/MLK Jr. street directly across from Simeon’s restaurant where in 2014 a runaway truck
heavily damaged the landmark Simeon’s building, requiring partial demolition of the still
boarded-up building, and
WHEREAS, the upgrading of the restaurant, including new outdoor furnishings , and expansion
of business hours to serve lunch and weekend brunch, will generate significant customer traffic
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at an important section of The Commons throughout the day and evening, thereby
strengthening downtown vitality, and
WHEREAS, Teresa Miller is the 100% owner of Delante Inc., a woman-owned business, and
WHEREAS, the proposed uses of project funds are:
$72,700
interior renovations
$14,300
exterior renovations
$163,000
debt refinancing
$80,000
restaurant furnishings, fixtures and equipment (FF&E)
$90,000
common area maintenance (CAM) arrearage
$50,000
working capital
$470,000
Total, and
WHEREAS, the proposed sources of project funds are:
$320,000
Bank loan
$150,000
IURA
$470,000
Total, and
WHEREAS, Tompkins Trust Company has issued a commitment for a $320,000 loan subject to
IURA loan approval, and
WHEREAS, the project is projected to create at least three (3) full-time equivalent (FTE)
employment positions, of which at least 51% will be filled by low- and moderate-income
persons, resulting in $50,000 of loan assistance per job created, and
WHEREAS, the project will additionally retain 15 FTE existing employment positions, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for
the Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan
assistance, and
WHEREAS, the IURA guidelines authorize increasing the limit of IURA financing per job to
$50,000/job in individual instances where the IURA determines that the expanded business
activity will effect an extraordinary degree of public benefit and the total portfolio of all HUDassisted loans still results in an overall employment/cost ratio not exceeding $35,000 per job,
and
WHEREAS, the IURA portfolio-wide ratio of loan assistance per job is $16,347
($7.3MM/447jobs), and
WHEREAS, the IURA particularly seeks to assist projects that assist minority and/or womenowned businesses, such as Delante Inc., and
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WHEREAS, the proposed IURA loan proceeds will be used for debt refinancing and purchase of
restaurant furniture and equipment and the site is located outside of any flood hazard areas,
therefore the project is a categorically excluded activity pursuant to 24 CRF 58.35(b)(4) of the
National Environmental Protection Act (NEPA); the action constitutes a Type II action under the
City of Ithaca Environmental Quality Review Ordinance; and therefore is not subject to further
environmental review, and
WHEREAS, at their July 21, 2015 meeting, the IURA Economic Development Committee
reviewed the loan application, a credit analysis prepared by H. Sicherman & Co., Inc. and
applicable provisions of the IURA Economic Development Policy Guidelines and Operating Plan,
and recommend the following; now, therefore, be it
RESOLVED, that the IURA hereby finds that the project is eligible for assistance through the
Priority Business Loan fund because it will generate substantial foot traffic thereby
strengthening downtown vitality, and be it further
RESOLVED, that the IURA authorizes up to $50,000 of loan assistance per job created for this
project due to the extraordinary degree of public benefit of this project at the critical eastern
entrance to The Commons, and be it further
RESOLVED, that the IURA hereby approves a loan from the Ithaca Density District Priority
Business Loan Fund (PB-LF) in accordance with the loan application, and supplemental
submissions, subject to the following terms:
Borrowers:

Delante Inc. DBA Madeline’s Restaurant, a New York State S
corporation

Loan Amount:

Up to $150,000

Project:

Debt refinancing and upgrading of furnishing and equipment
of Madeline’s restaurant located at 215 E. State/MLK Jr. Street,
Ithaca, NY.

Total Project Cost:

$470,000

Projected Use of IURA
Funds:

Debt refinancing and purchase of restaurant furniture and
equipment. IURA funds may not be used for construction
activities.

Term:

84 months (7 years)

Interest Rate:

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

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan
over the remaining 78 months (approximately $2,153/month)
and subject to a revised P&I amount upon rate reset.

Loan Collateral:

1. Second security lien on all business assets including
accounts, inventory, furniture, fixtures and equipment
now owned or hereafter acquired behind only a security
lien held by Tompkins Trust Company.
2. Second mortgage on 106-112 South Cayuga Street, Ithaca,
a commercial property owned by Teresa and Scott Miller,
behind only a mortgage lien held by Tompkins Trust
Company.

Personal Guarantor(s):

Teresa A. Miller and Scott A. Miller, joint and several.

Job Creation Requirement:

Creation of at least three (3) FTE employment positions of
which at least 51% must be held by low- and moderate-income
persons.

Reporting:

1. Annual submission of accountant-prepared federal and
New York State tax returns.
2. Quarterly IURA job reporting of jobs created.
3. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a
loan commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby
authorized to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 4-0
B. Request from Cayuga Green, LLC for Various Approvals Required to Refinance Cayuga Green
Place (Parcel E, Cayuga Green, 131-135 E. Green St.)
Bohn explained that the applicant has reached the point in the project’s lifecycle where it is
unwinding its New Markets Tax Credit (NMTC) funding and refinancing the project. The applicant’s
refinancing agent agreed in concept to the refinancing commitment, but required the property be
conveyed to a separate entity. Bohn indicated the project has met all the IURA’s goals (i.e., it
represents a fully-occupied, economically viable, mixed-use/residential active use) and is in good
standing. The applicant has also offered to repay the IURA Urban Outfitters loan, which was
unsecured, so that is a benefit for the IURA. The proposal would facilitate the applicant’s
operations and the IURA would come out ahead on the transaction.
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Proulx moved, seconded by Graham:
Cayuga Green Phase II ― Request from Cayuga Green, LLC for
Various IURA Approvals to Facilitate Project Refinancing (Parcels ‘E’)
WHEREAS, Cayuga Green, LLC, seeks to refinance project debt on the Cayuga Green Place
project located at 131 E. Green Street (Property), also known as Parcel E of the Cayuga Green
project, and seeks IURA approval to assign an IURA loan to a new entity and subordinate an
IURA loan to new financing, and
WHEREAS, the IURA sold the Property to Cayuga Green, LLC in 2007 and issued a $760,000 loan
for a portion of the purchase price, which loan is secured by a 5th lien mortgage on the Property,
and
WHEREAS, Cayuga Green, LLC successfully completed an urban renewal project at the Property
by constructing and occupying a 90,000 square foot, mixed-use residential project with ground
floor commercial use, including Urban Outfitters, and
WHEREAS, in 2009 the IURA issued a $100,000 loan to Cayuga Green, LLC to pay for project
expenses for Urban Outfitters to sign a lease to occupy ground floor space at the Property, and
WHEREAS, Cayuga Green, LLC has applied to refinance its existing debt on the project with Rialto
Mortgage Finance, LLC (Rialto), and
WHEREAS, Rialto is requiring ownership of real property located at 131 E. Green Street be
transferred from Cayuga Green, LLC to a newly formed single purpose entity as a condition of
financing, and
WHEREAS, Rialto is further requiring that the IURA subordinate its promissory note and
mortgage to its first mortgage as a condition of financing, and
WHEREAS, “131 East Green Street, LLC” has been formed as a new ownership entity, which has
identical ownership as Cayuga Green, LLC with Bloomfield/Schon + Partners, LLC as the sole
member and Steven F. Bloomfield and Kenneth E. Schon as managing members, and
WHEREAS, the new entity will assume the IURA loan obligations of Cayuga Green LLC, and
WHEREAS, the Rialto loan will be secured by a 1st lien mortgage on the Property, and
WHEREAS, under proposed refinancing, the IURA mortgage will move up from 5 th lien position
to 2nd lien position behind only a mortgage lien held by Rialto in the principal amount of
$13,200,000, and
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WHEREAS, the IURA’s existing 5th lien mortgage is subordinate to mortgage liens totaling over
$14,900,000, and
WHEREAS, Cayuga Green, LLC also proposes paying off the IURA Urban Outfitters loan at the
time of refinancing, which carries a principal balance of $56,183.69 as of June 30, 2015, and
WHEREAS, this matter was discussed at the July meeting of the IURA Economic Development
Committee, which recommends the following action: now, therefore be it
RESOLVED, the IURA hereby approves the requested assignment of the IURA loan, note and
mortgage from Cayuga Green LLC, dated July 23, 2007, to 131 E. Green Street, LLC, conditioned
upon pay off of the IURA’s urban outfitter loan to Cayuga Green, LLC, and be it further
RESOLVED, that the IURA hereby approves a subordination agreement to subordinate its
mortgage on real property located at 131 E. Green Street to Rialto Mortgage Financing, LLC, and
be it further
RESOLVED, that the IURA Chairperson, upon advise of the IURA Attorney, is hereby authorized
to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 4-0
C. Request from Finger Lakes Massage Group, Inc. (DBA Finger Lakes Massage School) for Loan
Assistance
Proulx reported that it is a $150,000 request, as part of a $230,000 project, the vast majority of
which would be devoted to interior renovations to the new space. The project would benefit both
the school and the city, including creating 3 FTE jobs for low- to moderate-income workers. The
school has been trying to relocate for 8 years. They have meeting space needs that would be met
by the new location. The school experienced a modest decline in revenue and enrollment over the
past couple of years. Its current building restricts its ability to meet demand; and the building’s
condition and maintenance needs have become a liability in terms of attracting students.
Bohn added that the owners have agreed to provide personal financial guarantees, since the
borrower has insufficient collateral, although it certainly appears to have sufficient cash-flow to
repay the debt. The school has been debt-averse, so it has no outstanding debt. It is a reasonably
well-secured loan for a project that would have a highly positive impact on the city and downtown
area, as a long-term investment in the community.
Proulx agreed, noting the Committee found the project a very attractive opportunity to attract
steady, non-retail foot traffic to the Commons. The Committee was very supportive of the
application.
Bohn noted there is also a lease option for a street-level clinic/retail space. The project appears in
every way to be a good fit for the downtown Ithaca area.
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Farrell asked if the personal guarantees mean the owners will not take as much money from the
school every year. Bohn replied that the owners would have to provide enough money in the debtservice line or risk the IURA going after their personal finances.
Proulx remarked the risk of the school’s defaulting appears relatively low.
Graham observed the school’s relocation could conceivably have a negative impact on existing
downtown massage businesses. He asked if any feedback about the project was received. Bohn
replied, no. That issue was never explored in detail.
Truame noted most of the downtown massage businesses appear to have a very steady customer
base, so she imagines the school would probably not have much, if any, impact on them.
Farrell asked about the school’s position in terms of Federal student loan default obligations. Bohn
replied that the school appears very assiduous about meeting its attendance requirements and
maintaining a very low default rate (which is less than 3%).
Proulx moved, seconded by Graham:
Loan Assistance to Finger Lakes Massage Group, Inc.
DBA Finger Lakes School of Massage (PB-LF #8)
WHEREAS, on June 22, 2015, Finger Lakes Massage Group, Inc. (FLMG) applied for a $150,000
IURA loan for a $230,000project to relocate and expand the Finger Lakes School of Massage into
existing vacant office space on the second level of the Rothschild Building located at 215 E.
State/MLK Jr. Street on The Commons, and
WHEREAS, the project will allow the school to increase enrollment and revenues at the massage
therapy program, retail store and new Alumni clinic, which in total will result in the creation of 3
full-time equivalent employment positions, and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PBLF) is to induce the creation, start-up and expansion of specific priority business enterprises in
the greater downtown that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality, and
WHEREAS, the project will bring 25 staff and 75 students daily to the campus, including a retail
store with Alumni spa at a first floor location, thereby generating significant foot traffic and
increased vitality on The Commons, and
WHEREAS, the proposed uses of project funds are:
$72,700
A/E fees, constr. Manag. Fees, permits
$14,300
interior renovations
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$11,500
$80,000
$230,000

signage and window shades
marketing, moving expense and FF&E
Total, and

WHEREAS, the proposed sources of project funds are:
$80,000
Equity
$150,000
IURA
$230,000
Total, and
WHEREAS, FLMG is owned by David Merwin and John Robinson, and
WHEREAS, FLMG’s current lease at 1251Trumansburg Road expires on 12/31/15, and
WHEREAS, the owner of the Rothschild Building has executed a 10-year lease with FLMG, with
an option for one additional 10-year term, and
WHEREAS, the project is projected to create at least three (3) full-time equivalent (FTE)
employment positions, of which at least 51% will be filled by low- and moderate-income
persons, resulting in $50,000 of loan assistance per job created, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for
the Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan
assistance, and
WHEREAS, the IURA guidelines authorize increasing the limit of IURA financing per job to
$50,000/job in individual instances where the IURA determines that the expanded business
activity will effect an extraordinary degree of public benefit and the total portfolio of all HUDassisted loans still results in an overall employment/cost ratio not exceeding $35,000 per job,
and
WHEREAS, the IURA portfolio-wide ratio of loan assistance per job is $16,347 ($7.3MM/447
jobs), and
WHEREAS, as IURA loan proceeds may be used for interior improvements of existing commercial
space, the loan is listed at 58.35(a)(3)(iii) as categorical excluded but subject to federal laws
listed at 58.5 for the National Environmental Protection Act (NEPA, and
WHEREAS, the interior renovation of existing commercial space constitutes a Type II action
under the City of Ithaca Environmental Quality Review Ordinance and therefore is not subject
to further environmental review, and
WHEREAS, at their July 21, 2015 meeting, the IURA Economic Development Committee
reviewed the loan application, a credit analysis prepared by N. Bohn and reviewed by H.
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Sicherman & Co., Inc. and applicable provisions of the IURA Economic Development Policy
Guidelines and Operating Plan, and recommend the following; now, therefore, be it
RESOLVED, that the IURA hereby finds that the project is eligible for assistance through the
Priority Business Loan fund because it will generate substantial foot traffic thereby
strengthening downtown vitality, and be it further
RESOLVED, that the IURA authorizes up to $50,000 of loan assistance per job created for this
project due to the extraordinary degree of public benefit of this to increase vitality on The
Commons, and be it further
RESOLVED, that the IURA hereby approves a loan from the Ithaca Density District Priority
Business Loan Fund (PB-LF) in accordance with the loan application, and supplemental
submissions, subject to the following terms:
Borrowers:

Finger Lakes Massage Group, Inc., a New York State S
corporation

Loan Amount:

Up to $150,000

Project:

Relocation and expansion of Finger Lakes School of Massage
from 1251 Trumansburg Road, Town of Ithaca, NY to 215 E.
State/MLK Jr. Street, Ithaca, NY.

Total Project Cost:

$230,000

Projected Use of IURA
Funds:

Professional fees, interior renovations, marketing, furnishings,
fixtures and equipment and working capital as may be
approved by the IURA Chairperson.

Term:

84 months (7 years)

Interest Rate:

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

Repayment:

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan
over the remaining 78 months (approximately $2,153/month)
and subject to a revised P&I amount upon rate reset.

Loan Collateral:

3. First security lien on all business assets including accounts,
inventory, furniture, fixtures and equipment now owned
or hereafter acquired.

Personal Guarantor(s):

David Merwin and John Robinson, joint and several.

IURA Minutes
July 22, 2015
Page 11 of 17

Job Creation Requirement:

Creation of at least three (3) FTE employment positions of
which at least 51% must be held by low- and moderate-income
persons.

Conditions:

1. Subordinate $250,000 debt due to Finger Lakes Holding
Company, Inc. to the IURA loan.
2. Payment of federal prevailing wages if IURA funds are used
for applicable construction activities
3. Completion of NEPA environmental review by staff.

Reporting:

4. Annual submission of accountant-prepared federal and
New York State tax returns.
5. Quarterly IURA job reporting of jobs created.
6. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a
loan commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advise of IURA legal counsel, is hereby
authorized to execute all necessary and appropriate documents to implement this resolution.
Carried Unanimously 4-0
D. Loan Delinquency Protocol
Proulx explained that from time to time IURA borrowers fall behind on their loan payments, which is
an issue both the Economic Development Committee and Governance Committee have examined.
The proposed Loan Delinquency Protocol would provide more direction to IURA staff for
establishing a consistent follow-up procedure, including various milestones. Part of the intent is to
ensure the decision to collect on a loan is not simply an automatic step on staff’s part, but is
something that would be presented to the IURA.
Bohn noted the protocol essentially reflects what IURA staff already does, but provides more formal
detail and consistency. It also provides a sufficient degree of flexibility and guidance to ensure IURA
staff communicates with delinquent parties on a regular basis, progressively ratcheting up IURA
demands if no payments are made, ultimately ending in a review by the EDC and IURA.
Proulx moved, seconded by Farrell:
Protocol on Past Due Loans
WHEREAS, the IURA Economic Development Policy Guidelines and Operating Plan lacks
detailed guidelines for responding to past due loans, and
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WHEREAS, the IURA seeks to develop a consistent, but flexible, approach to guide staff
and the IURA on processes to follow to conduct due diligence on past due loans, and
WHEREAS, the Economic Development Committee and Governance Committees have
reviewed drafts of a policy to clarify the appropriate responsibilities of staff and the IURA
when loan repayments are past due, and
WHEREAS, at their July 21, 2015 meetings the Economic Development Committee
reviewed the latest revisions to the policy and recommended the following; now,
therefore, be it,
RESOLVED, the IURA hereby adopts the attached IURA Protocol on Past Due Loans, dated
5/19/15.
Carried Unanimously 4-0.
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E. Committee Chairperson Report
None.
VI. Neighborhood Investment Committee (NIC)
A. Committee Chairperson Report
Farrell reported that at its last meeting the Committee discussed the Tompkins County Office of Human
Rights (OHR) Analysis of Impediments to Fair Housing Choice report, including nine issues identified as
impediments to fair housing. Truame then performed an analysis of the impediments, describing what
the Committee thought about each one. Farrell noted it is a very comprehensive report; however,
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some of the impediments may not be as significant as they first appear. The IURA still needs to
prioritize the various impediments and communicate its conclusions to HUD. The IURA should also
think a little more about the fair housing tests that were conducted and what other tests may be
needed.
Graham added that general education and access to information is another issue that needs to be
addressed (e.g., what could be done on a city-wide basis to educate landlords and property owners
about Fair Housing Act requirements).
Proulx asked how “Impediment #6” was arrived at (“Processes related to the construction of housing
within the City may limit housing choice and inhibit the development of affordable housing within the
City.”) Truame replied, interestingly enough, OHR did not actually arrive at that conclusion. Its analysis
did not explicitly reveal any impediment in the City’s processes. Its reasoning was simply that the
longer the process takes, the more it places developers’ finances at risk. OHR looked very broadly and
examined a lot of information, but more analysis needs to be done.
VII. Governance Committee (did not meet in July 2015)
VIII. Other New/Old Business
A. Advocacy on FY2016 Federal Budget
Bohn reported that the Federal budget is currently being developed by the Republican-controlled
U.S. Congress. Congress is abiding by the Budget Control Act of 2011, which placed very strict limits
on certain budget items. Additional budget limits were subsequently imposed through the budget
sequestration process. The U.S. Senate recently passed a proposal to eliminate the HOME program
altogether. As a result of these developments, Bohn drafted a letter to Congressman Tom Reed,
asking him to preserve funding for the Community Development Block Grant (CDBG) and HOME
programs in the FY2016 federal budget. The letter includes a list of the actual reductions proposed
by the Senate bill (e.g., Ithaca funding would be slashed by $332,000 to just $26,000 in FY2016).
Bohn explained that in the current proposed budget, more HUD funding is being devoted to Section
VIII funding, at the expense of all other HUD programs.
Bohn asked if the letter should be conveyed to Common Council, as well as other communities in
the 23rd Congressional District. Myrick responded there is nothing to prevent Common Council from
passing a resolution in favor of the letter. In fact, he could also deliver the letter in person to
Congressman Reed.
B. Review of IURA Financials: June 2015
Bohn reported that Truame has been working hard to ensure all environmental reviews have been
completed for 2015. Bohn anticipates that HUD should make a decision authorizing the final IURA
Action Plan very soon. He indicated all the projects listed with red “No’s” have moved forward; but
they will be kept in the “No” category until they draw some funds down. Bohn added that one
project that will be delayed is the Lake Street Bridge project, since it did not receive Department of
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Transportation approval to solicit construction bids until July 1, 2015 and the City was concerned
with the likelihood of significant cost overruns.
Regarding IURA loans, Bohn noted, only the Art and Found is in default; all other loans are now
current. Lease payments are also all now current.
C. IURA Chairperson Report
None.
D. Common Council Liaison Report
None.
E. Staff Report
Bohn reported that there is a $500M available pool of state funding, which Empire State
Development is organizing/facilitating. The framework for funding applications is based on four
major themes and Empire State Development is currently soliciting for input on them: the Greater
Binghamton Innovation Ecosystem Initiative; the Southern Tier Food and Agriculture Initiative; the
Advanced Industries ―Transportation Products, Components, and System Controls Initiative; and
the Promoting the Southern Tier's Innovative Culture Initiative.
IX. Adjournment
The meeting was adjourned by consensus at 9:48 A.M.

— END —
Minutes prepared by C. Pyott, edited by N. Bohn.
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Proposed Resolution
IURA
August 20, 2015
Analysis of Impediments to Fair Housing Choice Action Plan – HUD Entitlement Program
WHEREAS, in the Fall of 2003, the US Department of Housing and Urban Development (HUD)
notified the City that it qualified as an ‘Entitlement Community’ and that it would be receiving
an annual allocation of HUD funds through the Community Development Block Grant Program
(CDBG) and HOME Investment Partnerships (HOME) Program, and
WHEREAS, in order to access these funds, the City is required, every five years, to undertake an
Analysis of Impediments to Fair Housing Choice (AI) and develop an Action Plan to address the
impediments identified in that analysis, and
WHEREAS, in June 2014 the Tompkins County Office of Human Rights (OHR) was retained as a
consultant to conduct the City’s AI and did deliver the completed analysis to the City in May
2015, and
WHEREAS, the AI identifies nine direct and one indirect impediments to Fair Housing Choice in
the City of Ithaca, and
WHEREAS, under the terms of the February 14, 2013, agreement between the City of Ithaca
and the Ithaca Urban Renewal Agency (IURA), the City has designated the IURA as the Lead
Agency to plan, administer, implement, and monitor the HUD Entitlement grants awarded to
the City in accordance with all program requirements, and
WHEREAS, at their June, July, and August 2015 Neighborhood Investment Committee meetings
the members reviewed the AI submitted by OHR, discussed the identified impediments, and
prepared a Draft Action Plan for the consideration of the IURA and Common Council, and
WHEREAS, the IURA has reviewed the Draft Action Plan and recommended its adoption, now,
therefore be it
RESOLVED, that the IURA hereby recommends the adoption of the 2015 Analysis of
Impediments to Fair Housing Choice Action Plan by the Common Council.

8/14/15
Analysis of Impediments to Fair Housing: Draft Action Plan
In 2014, the City of Ithaca contracted with the Tompkins County Office of Human Rights (OHR), to
conduct an Analysis of Impediments to Fair Housing (AI). OHR completed their analysis in May 2015.
The AI contains a wealth of information concerning the city’s demographics, economy, governmental
structure, patterns of land use and transportation, and many other aspects of life in Ithaca that
influence our housing landscape. The report will be invaluable to the City in planning new ways of
improving that housing landscape for all of our residents.
OHR identifies nine direct, and one indirect, impediments to fair housing choice in Ithaca. The City has
carefully reviewed these listed impediments and the observations provided by OHR to support them.
We agree with many of the conclusions reached by OHR, and disagree with others. Below, we list each
identified impediment, indicate the City’s agreement or disagreement with OHR’s position, provide
observations in support of the City’s position, and enumerate and prioritize the steps to address that
impediment that the City proposes to take. In some cases, the City believes additional research will be
required to better define the impediment before appropriate actions to address it can be devised.
Where this is the case, we have so indicated. Once this research has been concluded, the City will
provide HUD with an updated Action Plan.
The impediments are listed here in the order they appear in the Analysis of Impediments; no priority is
implied by the order in which they are listed.
Impediment #1
“People with disabilities report higher levels of discrimination and lower levels of housing
accommodation than other residents.”
The City’s position: The City agrees that this impediment exists and believes that more research is
needed to better understand the impediment so that actions taken to address it will be effective.
The City’s observations:
• The AI reports that 43% of fair housing complaints received between 2005 and 2014 were
related to disability, but no information is provided concerning the type of disability (mobility,
sensory, mental health, etc.) or type of discrimination (failure to show a unit, failure to provide a
requested accommodation, etc.) to which the complaint was related. The report shows that 24
of the 34 total fair housing complaints received during that period originated in either the City
or Town of Ithaca, but does not break out a specific figure for the city. The report also notes
that 73% of all complaints resulted in findings of “no cause”; but again, we do not know how
many of those “no cause” findings related to complaints originating within the city or to
complaints related to disability. It is therefore difficult to know the true extent of the
impediment within the city or the ways in which the impediment manifests. Even assuming all
1

•

•

24 complaints for the ten-year period originated within the City and not the Town, with 43% (10
complaints) relating to disability, and 73% of those 10 resulting in a “no cause” finding, there
would have been only two disability-related complaints in the City over a ten year period that
resulted in some type of settlement or administrative closure.
Of the four fair housing tests conducted for disability, the two that resulted in evidence of
discrimination both involved service or emotional support dogs. One of the two inconclusive
tests involved a service animal, while the other involved a mental disability. Additional testing
not related to the use of service animals would help the City understand the extent of the
impediment and therefore design more effective outreach and educational materials to address
it.
Although the vast majority of the buildings in the city were constructed before 1987, it is not
known how many of those buildings have been, or could be, renovated to be accessible to the
mobility impaired. The ratio of rental to owner-occupied units that meet ADA standards is also
unknown. Having this information would help the City design an appropriate programmatic
response to address this impediment.

The City’s proposed actions:
1. Year one: The City will conduct outreach and provide educational information to local landlords
concerning fair housing requirements. A particular focus will be placed on those types of discrimination
found during testing to be more prevalent. Specifically, the City will provide fair housing information in
annual Certificate of Compliance mailings, and to owners and property managers at Certificate of
Compliance inspections. Such information may include, but not be limited to, a listing of available online fair housing training resources, fair housing pamphlets, and contact information and a description of
services for the Office of Human Rights.
2. At a future date, when funding to undertake the activity can be secured, the City will secure
information on the number of rental units in the city that are ADA compliant, the number of owneroccupied units that are ADA compliant, the location of any high concentrations of non-ADA compliant
units, the extent to which accessible units are in fact occupied by disabled households, and methods
used by local landlords to advertise the availability of accessible units. This research could potentially
serve as the basis for creating a program to support accessibility upgrades to existing units.
3. At a future date, when funding to undertake the activity can be secured, the City will conduct
additional fair housing testing to determine the prevalence of discrimination on the basis of disability
where a service animal is not required.
Impediment #2
“The needs of Limited English Proficient (LEP) individuals may be underserved by the City of Ithaca and by
its sub-recipients of federal funding.”
The City’s position: The City agrees with OHR’s assessment of this impediment.
2

The City’s proposed actions:
1. Year one: The City will revisit its current LEP Plan for the purpose of developing a viable LAP.
2. Year two: The City will survey federally-assisted sub-recipients concerning their compliance with Title
VI of the Civil Rights Act, as required by their funding contracts, and will monitor their compliance on an
annual basis.
Impediment #3
“The obligation of sub-recipients of City CDBG/HOME funds to Affirmatively Further Fair Housing (AFFH)
is not effectively communicated by the City nor understood by its sub-recipients.”
The City’s position: The City disagrees with OHR’s assessment of this impediment.
The City’s observations:
HUD has provided the following guidance in the CDBG Entitlement FAQs section of the HUD Exchange:
There is no requirement that a subrecipient have its own separate policy or plan for
affirmatively furthering fair housing, although the subrecipient must comply with general fair
housing requirements in carrying out a CDBG activity. Rather, it would be appropriate for your
local government to involve its CDBG subrecipients in the process of determining locally
appropriate actions to further fair housing and carrying out those actions, and to hold the
subrecipients accountable for them in all their projects. Subrecipients engaged in housing
activities may have more direct involvement in furthering fair housing; nevertheless, all
subrecipients, other participants in the CDBG program, as well as the general public can provide
information, insight, and resources that contribute to fulfilling the county’s obligation to
affirmatively further fair housing. The county may establish a local requirement for subrecipient
involvement in its efforts to affirmatively further fair housing through provisions in its
subrecipient agreements, although such a contractual provision is not a specific CDBG regulatory
requirement.
The City’s proposed actions:
1. Year one: The City will encourage all sub-recipients to offer observations and suggestions to the City
so that the City may improve its efforts to AFFH.
2. Year two: The City will require all sub-recipients undertaking a housing activity to either attend fair
housing training or provide evidence of completing on-line fair housing training on an annual basis, and
will encourage sub-recipients undertaking non-housing related activities to do so.
Impediment #4
“Exclusionary tactics against households who rely on public and private subsidies for housing is prevalent
in the City and has a disparate impact on protected classes in Ithaca.”
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The City’s position: The City agrees that discrimination on the basis of source of income occurs in the
city; the extent to which is occurs in unclear. More research is needed to determine the true extent of
the problem as well as to understand why some landlords are unwilling to accept Housing Choice
Vouchers before the City can devise an appropriate response to the problem. The City does not agree
that it would be appropriate to add source of income as a protected category in the City Code until that
additional research has been conducted. Apart from any consideration of adding new protected classes,
the City does agree that Section 215 of the City Code should be revised to provide for an effective
enforcement mechanism for discrimination complaints (see impediment #7 below).
The City’s observations:
• There is no doubt that some landlords in the city are unwilling to accept Housing Choice
Vouchers. One large landlord who until recently did accept vouchers is now refusing to accept
them; however, apart from this single landlord, neither local issuer of HCVs has noted a
decrease in the number of landlords who accept vouchers. Only one of the four fair housing
tests performed for source of income was conducted in the city; therefore, the conclusion that
the problem is widespread within the city seems premature.
• Preliminary inquiries with small landlords about the voucher program reveal a need for outreach
and education to dispel some common misconceptions, and potentially a need for
administrative improvements at one of the local agencies that issues HCVs. Simply adding
source of income as a protected class may not be the most effective way to address this
problem; more, or different, action on the part of the City may well be required.
The City’s proposed actions:
1. Year one: The City will initiate a conversation with local landlords to better understand the views of
those who currently accept HCVs, those who previously have accepted them but no longer do so, and
those who have never accepted HCVs.
2. Year one: The City will initiate discussions with our local HCV-issuers to better understand their
processes and procedures, and the ways in which they interact with both landlords and voucher holders.
3. At a future date, when funding to undertake the activity can be secured, the City will conduct
additional fair housing testing to determine the prevalence of source of income discrimination.
3. The next steps to address this impediment will depend upon what is discovered as we further
investigate the problem. At a minimum, we would anticipate conducting an outreach and education
campaign, and potentially providing support for our HCV-issuers to streamline administrative
procedures to the extent possible.
Impediment #5
“Some housing professionals’ policies, practices, and lack of knowledge limits housing options for
protected classes.”
4

The City’s position: The City does not find that OHR’s observations provide evidence to support the
existence of this impediment; however, we agree that more education is nearly always beneficial.
The City’s observations:
• No evidence is provided to support the statement that smaller landlords are not well versed in
the requirements of fair housing law.
• OHR notes that 90% of survey respondents perceive landlords to be leading perpetrators of
housing discrimination, while nearly one-half of Tompkins County residents rate themselves as
having very little or no knowledge about fair housing. The City observes that the same group of
survey respondents is both charging landlords with being perpetrators of housing
discrimination, and admitting that they themselves have very little or no knowledge of fair
housing.
The City’s proposed actions:
1. Year one: The City will conduct outreach and provide educational information to local landlords
concerning fair housing requirements. Specifically, the City will provide fair housing information in
annual Certificate of Compliance mailings, and to owners and property managers at Certificate of
Compliance inspections. Such information may include, but not be limited to, a listing of available online fair housing training resources, fair housing pamphlets, and contact information and a description of
services for the Office of Human Rights.
Impediment #6
“Processes related to the construction of housing within the City may limit housing choice and inhibit the
development of affordable housing within the City.”
The City’s position: The City does not find that OHR’s observations provide evidence to support the
existence of this impediment; however, we agree that creative new local policies might stimulate the
development of affordable housing.
The City’s observations:
• Due to the high cost of construction in the Ithaca area, any new affordable housing requires
public subsidy. Securing this public subsidy involves very lengthy application processes which
are entirely independent of the City’s approval process. Based on the experience of the
Department of Planning, Building, and Zoning, it is far more likely that the City’s approval
process may have a negative impact on the development timeline of a market-rate project than
of an affordable housing project.
• No examples are offered of any existing procedural barriers to the creation of affordable
housing.
• The City already does, as suggested, “review and assess policies related to housing development
and planning for the purpose of eliminating procedural barriers”. Toward that end, the City
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•

recently instituted a PUD ordinance, and is currently investigating other policy approaches that
could proactively stimulate the development of affordable housing.
It is unclear why a reference to the Consolidated Plan has been included as evidence of the
existence of this impediment. Section MA-40 of the Consolidated Plan, “Barriers to Affordable
Housing”, does not identify any existing City processes as being detrimental to the development
of affordable housing.

The City’s proposed actions:
1. The City will continue with its ongoing work in this area, investigating various policy approaches, such
as inclusionary zoning, that could proactively stimulate the development of affordable housing.
Impediment #7
“The City of Ithaca does not provide its residents with any effective legal mechanism by which their fair
housing rights are meaningfully enforced.”
The City’s position: The City agrees with OHR’s assessment of this impediment.
The City’s proposed actions:
1. Year one: The Office of Human Rights has presented a draft new anti-discrimination ordinance to the
County for their consideration. The City will consider whether a review of its anti-discrimination
ordinance is appropriate at this time and whether City and County protected classes should be aligned.
2. Depending upon the outcome of these discussions in year one, the City will determine the best
approach and next steps for creating a local enforcement mechanism.
Impediment #8
“There is an inadequate supply of emergency shelter and transitional housing services especially for
homeless families with children and persons with disabilities.”
The City’s position: The City agrees that there is a need for additional resources to address
homelessness locally. We disagree with OHR’s analysis of local trends in the sheltered and unsheltered
homeless population and with the conclusion that additional shelter beds and transitional housing are
required, particularly in light of HUD’s current emphasis on a Housing First approach.
The City’s observations:
• The Point in Time Count shows a decrease in both unsheltered and imminently homeless
populations in 2015 due to the community’s focus on housing the unsheltered and preventing
the unstably housed from becoming homeless.
• As noted in our Consolidated Plan, there has been a change in operators at our local emergency
shelter. The new operator, Rescue Mission, began their operations with very different
admission requirements and operating procedures than the former operator, Red Cross. The
6

•

•

transition has not been smooth, and the City is monitoring the situation to determine what real
trends in homelessness exist. The Human Services Coalition (HSC), compiler of the PIT count,
notes that the increase in usage at the Rescue Mission shelter is most likely due to the increase
in number of beds made available by the operator, while the increase in Advocacy Center safe
house usage is attributed to normal fluctuations.
Shelter stays are significantly longer than necessary due to the lack of permanent affordable
housing in Ithaca and the limited supply of HCVs. The shelter operator has also told us that
security deposits pose a barrier to families leaving their shelter. In response to this observation,
the City increased funding for security deposit assistance in our 2015 CDBG Entitlement Action
Plan.
Federal funding is no longer available to construct transitional housing, as this type of
programming has been found less effective in reducing homelessness than a Housing First
approach.

The City’s proposed actions:
1. Year one: The City will consult with DSS to determine the significance of the increase in the number
of families that were housed by DSS in motels this past winter.
2. The City will continue to monitor usage of the emergency shelter and work with the current operator
to address barriers to their clients’ securing permanent housing.
3. The City will continue to collaborate with the Continuum of Care on appropriate responses to local
housing instability.
4. The City may explore the possibility of creating a new emergency shelter specifically to address the
needs of homeless families with children, if DSS and our Continuum of Care partners agree that the need
for such a facility exists.
5. The City will continue to fund programs that house the homeless. In the past, the City has funded the
Learning Web’s Housing Scholarship program (homeless youth) and Tompkins Community Action’s
Housing First (chronically homeless).
6. The City will continue to explore the potential for a pilot program to address housing instability for
families with elementary school aged children.
Impediment #9
“Ithaca’s student-dominated rental market leads to the prevalence of discriminatory practices by local
housing providers who screen out families with children (and other protected classes) in favor of single
students for housing.”

7

The City’s position: The City agrees that there is evidence of discrimination on the basis of familial
status, particularly in Collegetown, the city’s primary student-oriented neighborhood. The extent of
discrimination on the basis of familial status in other areas of the city is less clear.
The City’s observations:
• OHR cites longer waiting list times for family public housing, as compared to senior public
housing, as evidence of the existence of this impediment. The Ithaca Housing Authority owns
over twice as many senior/disabled units (235) as family units (106). The family units contain a
range of bedroom sizes, from 2- to 4-bedrooms. The difference in IHA wait list times is likely
impacted by the number of existing units that are of a suitable size for the particular waiting
household. The federal government is no longer building new public housing.
• Ithaca Neighborhood Housing Services reports that they have difficulty filling their threebedroom units; their wait-list for one-bedroom units is much longer than their wait list for large
family units.
• Ithaca’s topography is such that our most heavily student-oriented neighborhood, Collegetown,
is not particularly family-friendly. It is not conveniently located near shopping, schools, or
employment (other than employment at the University), is not highly walkable due to the
steepness of the terrain, and contains no public parks or green spaces. Both of the fair housing
tests that revealed evidence of discrimination were conducted in the Collegetown
neighborhood.
• One contributor to the high cost of housing locally is the very high property tax rate, which is
due in large part to the fact that over 60% of all property in the City is tax exempt. Encouraging
the construction of additional on-campus housing in lieu of private-market housing constructed
adjacent to the university will only worsen this problem.
The City’s proposed actions:
1. Year one: The City will conduct outreach and provide educational information to local landlords
concerning fair housing requirements. Specifically, the City will provide fair housing information in
annual Certificate of Compliance mailings, and to owners and property managers at Certificate of
Compliance inspections. Such information may include, but not be limited to, a listing of available online fair housing training resources, fair housing pamphlets, and contact information and a description of
services for the Office of Human Rights. Specific information will be provided to help landlords
understand the distinction between steering and the provision of information about a neighborhood
that would be useful to a prospective resident in making an informed decision.
2. At a future date, when funding to undertake the activity can be secured , the City will conduct
additional testing to determine whether discrimination on the basis of familial status is prevalent in
areas of the city outside Collegetown.

8

Indirect Impediment #1
“The City’s high rental and homeownership prices, as well as limited land and public resources, have a
disparate impact on Ithaca residents in protected classes who have low incomes by limiting their housing
options.”
The City’s position: The City agrees with our consultant’s assessment of this impediment.
The City’s proposed actions:
1. The City will continue to oppose annual reductions in HOME/CDBG funding, which limit our ability to
undertake fair housing activities and to implement actions to address the local housing crisis.
2. The City will continue to advocate for increased public resources for housing development and
operations from HUD and other agencies.
3. The City will continue to explore every possible resource to create new and preserve existing supplies
of affordable housing.
4. The City will continue to actively participate in the local Housing Trust Fund, which combines the
resources of the City, County, and Cornell University, to support the development of affordable housing.
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Proposed Resolution
IURA
August 20, 2015
2015 Appointment of IURA Neighborhood Investment Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own
committee Vice-Chairperson and nominate a candidate for committee Chairperson for
consideration by the Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office
until their successor is selected or appointed, and
WHEREAS, the current Neighborhood Investment (NI) Committee Chairperson and ViceChairpersons are Tracy Farrell and Karl Graham, respectively, and
WHEREAS, at their July 10, 2015 meeting, the IURA NI Committee considered this matter and
elected Karl Graham as Vice-Chairperson and nominated Tracy Farrell as Chairperson; now,
therefore, be it
RESOLVED, that the IURA hereby appoints Tracy Farrell as Chairperson of the IURA
Neighborhood Investment Committee.
j:\community development\admin files\agendas\iura\2015\8 august\reso nic chair appointment 8-15-15.docx

Wildfire Restaurant, Inc., Request to Subordinate Collateral (CD-RLF #26)
WHEREAS, on July 22, 2015, the IURA authorized a $150,000 loan to Delante Inc. (DBA
Madeline’s Restaurant) in conjunction with a $320,000 loan approved by Tompkins Trust
Company (TTC), and
Whereas, TTC requires a 1st security lien on business assets as a condition of loan approval,
and
Whereas, the IURA currently holds a subordinate security lien on business assets of Delante,
Inc., behind M&T Bank, as part of a collateral package to secure the Wildfire Restaurant, Inc.
loan issued in 2009, and
Whereas, Teri A. Miller and Scott A. Miller are owners of both Wildfire Restaurant Inc. and
Delante, Inc. and
Whereas, Wildfire Restaurant, Inc. requests the IURA to subordinate its existing security lien
on business assets of Delante, Inc. to induce TTC to make a loan to Delante, Inc., and
Whereas, IURA issued a $95,000 loan to Wildfire Restaurant Inc. in 2009 that is scheduled to
be repaid in full in 2016, and
Whereas, repayment on the Wildfire loan is current with an outstanding principal balance of
$18,682.92 as of June 30, 2015, and
Whereas, the Wildfire loan is also secured by the following:
 3rd mortgage lien on property located at 106-112 S. Cayuga Street (Lot 10);
 2nd security lien of business assets of Delante Inc., behind a 1st lien of $100,000;
 Corporate guarantee of 106-112 S. Cayuga, LLC, owner of real property;
 Personal guarantees of Teri A. Miller and Scott A. Miller; and
Whereas, property at 106-112 S. Cayuga Street was appraised at $470,000 in 2009, and
Whereas, the outstanding balance due on loans secured by the 1st and 2nd mortgages on
property located at 106-112 S. Cayuga Street held by TTC totals approximately $282,500 as
July 31, 2015, providing equity value of approximately $187,000 in the real property as
collateral to secure the IURA loans; and
Whereas, the IURA loan to Wildfire, Inc. will remain reasonably secured if the requested
subordination is approved; now, therefore, be it
RESOLVED, that the IURA hereby agrees to subordinate its security interest in business
assets of Delante Inc. (DBA Madeline’s Restaurant) granted to secure the Wildfire Restaurant

Inc. loan to induce Tompkins Trust Company to make a $340,000 loan to Delante, Inc., and
be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby
authorized to execute all necessary and appropriate documents to implement this
resolution.
j:\community development\loans\cd-rlf\26-wildfire\reso subord ucc on wildfire to tfc 8-20-15.docx

