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

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M., Tuesday, April 13, 2021

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

https://us02web.zoom.us/j/87314327395?pwd=bEgrOHdDTFk3ejl4YlpGZVFQdEVndz09
873 1432 7395
IURAEDC
+16465588656,,87314327395#,,,,,,0#,,1497705# US (New York)
+1 646 558 8656 US (New York)
873 1432 7395
1497705
https://us02web.zoom.us/u/kdP21YNRSD

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3 min. max.)

IV.

Review of Meeting Minutes: March 9, 2021

V.

HUD Entitlement Grant Program
A. Continue review of 2021 economic development funding applications received
B. Committee Recommendation to IURA

VI.

Inlet Island Urban Renewal Project
A. Refine evaluation criteria for responses to RFEI
B. Review process for review and public engagement

VII.

Other Business
A. Staff Report
B. Other

VIII.

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

Adjournment

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

Approved: X/X/21
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, March 9, 2021

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

Chris Proulx, Chair; Leslie Ackerman; Doug Dylla, Vice-Chair
Charlie Hamilton
2
Nels Bohn; Charles Pyott; Anisa Mendizabal
None

Call to Order

Chair Proulx called the meeting to order at 3:30 P.M.
II.

Agenda Additions/Deletions

None.
III. Public Comments (3-min. max.)
None.
IV. Review of Meeting Minutes: February 9, 2021
Ackerman moved, seconded by Dylla, to approve the minutes, with no modifications.
Carried Unanimously: 3-0
V.

HUD Entitlement Program

A. Review of 2021 Economic Development Funding Applications Received
Bohn explained the IURA has a total of approximately $1.2M available in HOME Investment Partnerships
Program (HOME) and Community Development Block Grant (CDBG) Program funds to award for projects,
with $1.7M in funding requests, representing approx. 30% more in requests than funding available (and
roughly $100,000 less than could realistically be fully awarded to Economic Development projects).
#

Project Title

Project Sponsor

Request

7

ReUse Job Training for Career Pathways

Finger Lakes ReUse, Inc. (FLRU)

$106,937.02

8

Work Preserve Job Training: Job Placements

Historic Ithaca, Inc.

9

Hospitality Employment Training Program (HETP)

Greater Ithaca Activities Center, Inc. (GIAC)

10

Ithaca Is Books

Buffalo Street Books (BSB)

$35,000

[#]

Economic Development Loan Fund

IURA

$90,000

$67,500
$110,000
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Ithaca Is Books ― Buffalo Street Books (BSB)
Proulx noted one issue the Committee should consider is to ensure BSB can meet CDBG requirements for
job-creation/job-retention, as well as the larger issue of BSB’s financial outlook and organizational
capacity.
Bohn agreed. He noted, while BSB proposes to create one new position, it does not appear to justify it
with an increased revenue model to support the position after 12 months, once IURA funds have been
exhausted.
Ackerman added that BSB budgeted 4% to cover standard payroll expenses (e.g., Medicare, Social
Security), which is not nearly enough. It should probably be closer to 15%.
Proulx noted, in addition to the question of how much revenue could be directly generated by the
program (e.g., fees), there is little in the application about the program’s ability to generate more book
sales revenue.
Mendizabal noted BSB did examine information it gathered from other independent bookstores, so it is
possible it has more information from that research, which was not included in the application. It is a
question the Committee may want to ask BSB.
Proulx observed the application may not be quite as fully developed as it should be. It does not
completely describe what a sustainable business model for the store would look like. Such a significant
shift in its business strategy should have been more fully articulated in the application.
Dylla agreed with Proulx. He thought BSB would have been moving towards organizing a large annual
book festival and outreach event of some kind to attract people downtown, rather than smaller kinds of
events and programs. BSB could collaborate with the Downtown Ithaca Alliance (DIA) and the IthacaTompkins County Convention and Visitors Bureau.
Ackerman wondered if BSB could apply for Visitors Bureau funding.
Bohn noted he does not believe that BSB, as a for-profit organization, is eligible for many grant funding
sources (e.g. Visitors Bureau, Community Arts Partnership), but that is something the IURA could follow up
with.
Proulx remarked his general sense from the discussion is that, even if the Committee’s questions were all
answered, there would likely not be sufficient support for funding the application. On the other hand, he
could envision BSB being eligible for a forgivable IURA loan.
Dylla suggested BSB explore converting into a non-profit, like Cinemapolis. Bohn added it could even
encapsulate a non-profit entity into the larger for-profit organization.
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Dylla wondered if the IURA could offer the services of Harry Sicherman as an economic advisor to develop
a broader financial plan for BSB. Bohn replied, if the Committee believed it a priority, the IURA could
allocate funding for technical assistance. Dylla supported the idea.
Proulx replied that may well be worth pursuing, especially since the IURA does not receive many
applications for genuinely economic development activities that create new businesses/jobs or otherwise
transform the local economic landscape. The community could benefit from more targeted technical
assistance for HUD Entitlement Program applicants.
Bohn noted the IURA could encourage future applicants, like BSB, to enter into a ‘pre-application’ process,
including meeting with the Committee earlier in the application process.
Ackerman asked if the IURA has any discretion with its Economic Development Loan Fund to provide
funding as grants, or whether it would effectively be a grant, if it is designated a forgivable loan.
Bohn replied, yes. That is how the COVID-19 Small Business Resiliency Fund (SBRF) program was
structured.
Proulx asked if a small pool of technical assistance funding could be incorporated into the Economic
Development Loan Fund, which the IURA could then disburse in small increments (e.g., $2,500, $5,000).
Bohn replied the only problem is the IURA would still be obligated to demonstrate low-to-moderate
income (LMI) benefit and job-creation/retention. Technical assistance is, however, an eligible use under
CDBG’s Micro-Enterprise Assistance category for LMI owners of businesses with five or fewer employees
including the owner. As a cooperative, BSB does not qualify as an LMI microenterprise.
Mendizabal noted, if the Committee chooses to implement a pre-application process, it should dedicate a
specific month for that purpose, so she can plan on reaching out to potential applicants. It may be helpful
to organize a roundtable-like meeting with several different potential applicants, who could then also
learn from one another.
Proulx replied the Committee could also simply dedicate 20-30 minutes for that purpose during many of its
regular meetings throughout the year. It may be helpful for the Committee to work with staff to create
some kind of written guidance to provide potential applicants in advance, so meeting discussions can be
more structured and organized.
ReUse Job Training for Career Pathways ― Finger Lakes ReUse, Inc. (FLRU)
Bohn noted it is not clear from the application exactly how the new Green Energy track would fit into the
existing Technology and Retail & Customer Service tracks.
Ackerman remarked the application seemed unusually vague in terms of where some of the anticipatedunsecured funding streams would be coming from.
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Bohn noted one question to ask FLRU is whether the $131,817.00 listed in its budget as merchandise sales
is a reliable figure.
Proulx noted he was curious about the “Rent/Lease” budget line-item. Bohn replied it is probably simply
an allocation of overall rent overhead. FLRU is not requesting CDBG funds for it.
Bohn remarked one very large component of the funding request is the stipend category, especially for ReEntry participants. In the past, the IURA has discussed stipends as a useful metric for scaling-up/scalingdown funded projects.
Ackerman noted she supports the concept of providing more robust stipends, especially for Re-Entry
participants.
Work Preserve Job Training: Job Placements ― Historic Ithaca, Inc.
Ackerman noted she was impressed by the secured funding Historic Ithaca was able to obtain. It seems to
have made considerable progress in shoring up support for the program.
Bohn remarked Historic Ithaca has not increased its funding request in many years.
Dylla observed the program does not seem to have met its job placement goal in 2019-20. Bohn
responded the program has probably been the most severely impacted by COVID-19, compared to the
other programs, as it tends to be the most hands-on and time-intensive.
Mendizabal added Historic Ithaca also works with younger and marginally housed/homeless participants in
unstable circumstances, which affects its ability to place people.
Hospitality Employment Training Program (HETP) ― Greater Ithaca Activities Center, Inc. (GIAC)
Proulx commented that GIAC makes a case in the application that the funding is especially important,
given that the hospitality industry is poised for a significant rebound, after the pandemic; but PY2021-22
participants would not be completing the program at the height of the rebound.
Mendizabal noted that GIAC contacted her to see if it could use its remaining funds to launch a special
Summer 2021 cohort, which would position those graduates for the forthcoming rebound.
Bohn added GIAC does offer one-on-one consulting with past graduates, some of whom probably lost their
jobs as a result of COVID-19 and would re-placed in employment.

Proulx remarked all three applications are generally making the same funding requests as prior years.
There is not enough funding to fully fund all three applications. He wondered about the likelihood that
GIAC’s New Gym Renovation application would be fully funded at $400,000.00. Bohn replied, it would
most likely be reduced to some extent.
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Bohn noted, since there is not much currently available in the loan fund, he would not recommend
reducing that allocation to make up for the shortfalls. The Committee will also have another opportunity
to make its final recommendation prior to the IURA Board’s decision-making meeting.
Proulx favored awarding the applicants as much funding as possible to give the organizations sufficient
resources to help place the most marginalized persons in jobs, while the economy recovers, and keep the
programs as intact as possible over the next 18 months.
Ackerman asked what the impact of partial funding would be on the programs. Mendizabal replied the
Neighborhood Investment Committee (NIC) asked her to reach out to the applicants about partial funding.
Bohn noted the FLRU program would probably scale based on the number of paid apprenticeships offered.
Proulx suggested today’s discussion be conveyed to NIC, before the Committee makes its final
recommendations on April 7, 2021.
VI. Other/Old Business
A. Loan/Lease Report: January 2021
Bohn reported The State Theatre’s loan payment is past due, but this was the result of a technicality
regarding the amount of interest owed and confusion on M&T Bank’s part. All other loan payments are
current. All lease payments are current.
B. Staff Report
Bohn reported the Inlet Island Request for Expressions of Interest (RFEI) was issued. The Committee can
discuss how it wants to approach the application review process at its April 13, 2021 meeting.
(Dylla departed at 4:52 p.m.)
Proulx suggested the Committee create its scoring methodology and review process at its next meeting.
C. Other Business
Bohn reported the ReCast City small-scale manufacturing consulting services project received partial
funding from Cornell University and will be moving forward, beginning in mid-March.
Bohn reported the Office of Management and Budget (OMB) recently proposed redefining urban metro
area metropolitan (MSA) and micropolitan statistical area standards. The proposal would reclassify 144
existing MSAs with urbanized areas under 100,000 residents as Micropolitan Statistical Areas, which would
have an adverse impact on the City’s HUD Entitlement Program funding.
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VII. Adjournment
The meeting was adjourned by consensus at 5:05 P.M.

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

2021 HUD Entitlement Program

4/9/2021

IURA Neighborhood Investment Committee Recommended Action Plan
#

Funding
Request

Project
HOUSING

AVAILABLE FUNDING
CDBG
$721,420.26

HOME
$343,091.30

CDBG-CV
$63,089.60

TOTAL

CDBG PI
$90,000.00

$1,217,601.16

P

110 Auburn St. Homeownership Project*

$

1

Homeowner Rehab

$

2

Minor Repair Program

$

3

State Street Apartments

$

100,000.00

$

4

511 S. Plain St. For-Sale Duplex*

$

80,000.00

$

5

Housing Scholarship Program

$

75,600.00

$

75,600.00

$

75,600.00

6

Security Deposit Assistance for Vulnerable Households

$

74,000.00

$

74,000.00

$

74,000.00

Security Deposit Assistance Delivery

$

$

2,500.00

$

370,594.80

6a

HOUSING SUBTOTAL:

$

30,000.00
125,000.00 $

25,000.00

33,475.00 $

33,475.00

2,500.00 $

2,500.00

490,575.00 $

60,975.00

$

24,999.00

$

24,999.00

$

75,020.80

$

100,020.80

$

33,475.00

$

-

$

60,000.00

$ 309,619.80

$

-

60,000.00

ECONOMIC DEVELOPMENT
7

ReUse Job Training for Career Pathways

$106,937.02 $

90,000.00

$

90,000.00

8

Work Preserve Job Training: Job Placements

$

67,500.00 $

67,500.00

$

67,500.00

9

Hospitality Employment Training Program (HETP)

$

110,000.00 $

100,643.06

$

100,643.06

Ithaca Is Books

$

35,000.00 $

15,000.00

$

15,000.00

Economic Development Loan Fund

$

90,000.00 $

10

[#]

ECONOMIC DEVELOPMENT SUBTOTAL:

-

$

90,000.00

$

90,000.00

$

90,000.00

$

363,143.06

409,437.02 $

273,143.06

$

63,010.00 $

41,200.00

$

41,200.00

19,950.00

$

19,950.00

100,000.00

$

100,000.00

$

PUBLIC FACILITIES
11

Great Neighbor & Essential Resource

12

Urban Bus Stop Upgrade Project

$

19,950.00 $

13

New Gym Renovation

$

400,000.00 $

17

Larger Shelter & Expanded PSH

$

100,000.00 $

PUBLIC FACILITIES SUBTOTAL:

$

PUBLIC SERVICES

$

-

582,960.00 $

161,150.00

$

-

-

$

161,150.00

Public Services Funding Cap = 15% of 2021 CDBG Award: $102,114.15

14

2-1-1 Information & Referral

$

25,000.00 $

25,000.00

$

25,000.00

15

Work Preserve Job Training: Job Readiness

$

20,000.00 $

20,000.00

$

20,000.00

16

Immigrant Services Program (ISP)

$

30,000.00 $

30,000.00

$

30,000.00

18

A Place to Stay

$

15,000.00 $

15,000.00

$

15,000.00

90,000.00 $

90,000.00

$

90,000.00
18,001.60

PUBLIC SERVICES SUBTOTAL:

CDBG-CV

$

$

-

CDBG funds may be used for CDBG-CV activities.

19

Health & Wellness: Smoothies, Food Services, & Yoga

$

38,000.00

$

18,001.60

$

20

On Call Office Subdivision

$

5,720.00

$

5,720.00

$

5,720.00

21

Online Market Discounts for LMI/SNAP Customers

$

19,068.00

$

19,068.00

$

19,068.00

22

Partners in Health

$

20,000.00

$

23

HVAC Upgrade

$

20,300.00

$

24

Sanitation Station

$

11,000.00

$

CDBG-CV SUBTOTAL:

$

114,088.00 $

-

$

$

-

$

20,300.00

$

-

63,089.60

20,300.00
-

$

63,089.60

136,152.20

$

136,152.20

33,471.50

$

33,471.50

$

169,623.70

ADMINISTRATION
25
26

CDBG Administration (20%)
HOME Administration (10%)

ADMINISTRATION SUBTOTAL:

$
$

$

169,623.70 $

TOTALS:
BALANCE:

136,152.20

$721,420.26
$0.00

$

33,471.50

$343,091.30
$0.00

$

$63,089.60
$0.00

-

$90,000.00 $ 1,217,601.16
$0.00

$0.00

Submission Due Date: April 7, 2021 (3:00 PM, EST)
ITHACA URBAN RENEWAL AGENCY (IURA)
INLET ISLAND REDEVELOPMENT
REQUEST FOR EXPRESSIONS OF INTEREST (RFEI)

REDEVELOPMENT OPPORTUNITY
INLET ISLAND, ITHACA, NY

Photo credit: Ithaca Voice, Morse

INLET ISLAND RFEI

Introduction
The Urban Renewal Agency (IURA) is seeking conceptual proposals to redevelop underutilized
public lands on Inlet Island. An approximately 2.65-acre waterfront project site is available for
potential acquisition and development.
The IURA seeks urban renewal projects that improve the physical, social and economic
characteristics of the project site and surrounding area, and advance goals and objectives of Plan
Ithaca, the City’s comprehensive plan and its Waterfront Plan chapter adopted in 2019. These
plans encourage the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront
The goal of the RFEI process is to identify if any respondent’s schematic plan and development
program will gain conceptual approval from both the IURA and Common Council as the basis for
a proposed urban renewal project to redevelop the project site. A successful project may
advance for further negotiation on proposed binding terms for property conveyance and a
development program when more extensive predevelopment expenses will be expected to be
incurred.

Inlet Island RFEI Overview
PROJECT SITE:

2.65-acre waterfront site composed of multiple parcels located
between 410-446 Taughannock Boulevard, Ithaca, NY owned by
either the City of Ithaca or Ithaca Urban Renewal Agency. An
additional adjacent 0.27-acre parcel owned by the State of New York
may be available for acquisition via the City of Ithaca pursuant to
prior negotiations.

CURRENT USE:

Approximately 120-space surface public parking lot and boat storage.
Site contains a waterfront public promenade and bulkhead wall
amenity.

ZONING:

West End Waterfront District (WE/WF)
• Permitted Uses: wide variety of residential, commercial,
recreational, and water-related uses
• Maximum Building Height: 63 feet
• Maximum Stories: 5
• Maximum Lot Coverage: 100% minus required setbacks
1

SITE CONSTRAINTS:

•

Required Parking: none

•

25’-wide NYSDEC flood control easement along Flood Control
Channel
Soils on tax parcel #43.-1-4 are reputed to contain petroleumimpacted contamination from a prior bulk fuel storage use
(estimated 4,500+ cubic feet of impacted soils)
City objective to retain availability of approximately 80 shared
public parking spaces available to support existing Inlet Island
businesses
Poor load-bearing soil conditions
Significant portions of the site appear to be located within the
500-year flood hazard area on the 1981 FEMA Flood Insurance
Rate Maps (FIRM). Recent USGS flood modeling suggests the
FIRM maps underestimate the flood hazard throughout the
City.

•
•
•
•

RFEI PROCESS:

-

-

-

SUBMISSIONS:

Step 1: Responses to RFEI due (4/7/21)
Step 2: Respondent Presentation and Q&A with IURA
Economic Development Committee (EDC) (4/13/21)
Step 3: EDC review and conduct preliminary negotiation on
development program and request for
clarifications/additional information
Step 4: Revised conceptual plan(s) submitted (if needed)
Step 5: EDC Recommendation to IURA
Step 6: IURA public hearing and consideration of EDCpreferred Developer and conceptual redevelopment proposal
for possible IURA endorsement to advance to Common
Council
Step 7: Public Hearing before Planning and Economic
Committee of Common Council
Step 8: Common Council consideration to make City-owned
property available for inclusion in the proposed urban
renewal (authorize transfer of City property to IURA subject to
City approval of an urban renewal project)
Step 9: (A) IURA designation of developer as a Qualified and
Eligible Sponsor and term sheet for an urban renewal project,
and (B) authorization to enter into an Exclusive Negotiation
Agreement to provide the Sponsor with an opportunity to
refine their proposal and resolve project feasibility.
•
•
•

Cover Letter
Schematic site plan
Preliminary development program (# of units, sq. ft. by
use)
2

•
•
•

PROPOSALS DUE:

Estimated project budget
Preliminary financing plan
Identification of requested participation by IURA/City,
including any out-of-pocket expenses

3:00 PM, EST, April 7, 2021
Send electronic submission to: nbohn@cityofithaca.org
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INLET ISLAND, ITHACA, NY

PROJECT NO.

X66333

DATE: 11 /3/20

FIGURE 1

c_ (/)L________________L______________L-______________________.________,

Site & Parcel Information
Tax Map ID

Street Address

Ownership

Size

Assessed
Value

#43.-1-4

None - Former “Agway Fuels”

City of Ithaca

0.55 acre

$250,000*

#52.-1-1.1

416 Taughannock Blvd

IURA

0.13 acre

$95,000

#52.-1-1.2

446 Taughannock Blvd.

City of Ithaca

0.68 acre

$500,000

#52.-1-3

410-426 Taughannock Blvd.

IURA

1.29 acre

$1,290,000

2.65 acres

$2,135,000

Total Project Site
Potential Additional Adjacent Sites:
#43.-1-5**

508 Taughannock Blvd.

State of NY

0.27 acre

$550,000

#43.-1-6***

Discontinued portion of
Taughannock Blvd.

City of Ithaca

0.34 acre

$200,000

* impairment resulting from subsurface soil contamination not fully considered in assessed value
**Currently licensed to Coast Guard Auxiliary
**Currently provides shared public parking to Outlook Point, the waterfront promenade, and neighboring uses

Disclosure: City of Ithaca will decide to make City-owned properties on Inlet Island available for
redevelopment only after their review of the IURA-recommended conceptual development plan
for an urban renewal project on Inlet Island.
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RFEI Submittal Requirements
A. COVER LETTER: Provide a cover letter describing the interest in the site and summarizing
the major points contained in the development proposal. Please specify the parcels
sought for acquisition.
B. TEAM MEMBERS: Identify the team members and the proposed legal entity with whom
the Agency would negotiate and contract with. Include the contact person, firm name,
address, e-mail, and telephone number of each of the members of the team. Identify the
role of each team member.
C. RELEVANT EXPERIENCE OF TEAM MEMBERS: Explain how the team collectively
possesses sufficient experience to successfully complete the proposed project.
D. SCHEMATIC DESIGN CONCEPT: The project schematic design concept should include a
narrative accompanied by a site plan and graphics, which convey the vision and key
identity of the proposed project.
E. PRELIMINARY DEVELOPMENT PROGRAM: Provide a summary of the number of units by
size and use, including floor area for commercial tenants and housing units by bedroom
count. If below-market rate housing units are proposed, specify the income band(s)
targeted for occupancy.
F. PRELIMINARY DEVELOPMENT BUDGET: Provide an estimate of development costs
itemized by major categories.
G. PRELIMINARY FINANCING PLAN: Provide an outline of the financing strategy. This should
include an estimated Uses and Sources of Funds statement for the project, including
estimated debt, equity and funding gap. Developer should also identify economic
incentives which the developer expects to apply for, if any, and any assumed public
subsidies.
H. FINANCIAL CAPACITY: Please confirm that the anticipated equity obligation is available
from the Development Team or explain how equity will be raised from outside investors.
I. REQUESTS FOR IURA/CITY PARTICIPATION:
Indicate special requests, approvals or participation of the IURA and City required for
success of the project depicted on the schematic design concept. Unless otherwise noted,
it is assumed that Developer is responsible for the cost of all improvements and
maintenance of project elements and amenities. Sales price for land to be acquired is
assumed to be conveyed at fair market value as determined by appraisal unless otherwise
noted. Please clarify who will be responsible for ownership, capital improvements, and
operating and maintenance expense of any parking available for public use. Charging a
reasonable fee to users of public parking is consistent with current City policy.

5

J. SPECIFIC CONCERNS: Developer shall include the identification of any existing conditions,
easements, land use regulations, legal agreements, or development objectives that the
developer sees as problematic, and reasons why. Whenever possible, developer shall
include examples of how these concerns may be resolved.
K. PRELIMINARY COMMUNITY BENEFIT IMPACT STATEMENT (OPTIONAL): Summarize
community benefits resulting from the project. Consider below-market rate housing
units, projected full-time equivalent of permanent jobs, tax revenues, public parking
spaces, waterfront access and activation, living wage commitments, local construction
labor commitments, sustainability and energy performance initiatives, transportation and
parking demand management strategies, and other community benefits that advance
adopted plans of the community.
Respondents who submitted materials prior to issuance of this RFEI need not replicate
materials previously submitted but should submit supplementary information to address gaps
in information requested by the RFEI.
The point of contact for questions and responses regarding this proposal is:
Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E. Green St.
Ithaca, NY 14850
nbohn@cityofithaca.org
(607) 232-7810
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Evaluation Criteria
As submissions are expected to be schematic and conceptual at the RFEI stage, evaluation
criteria will focus on the overall project concept and project feasibility as follows:

EVALUATION CRITERIA
Project Concept, including:
 Schematic Design
 Development Program
 Community Benefits
Project Feasibility, including:
 Reasonableness of Project Budget
 Projected Uses and Sources of Funds
 Financial Capacity and Financing Plan
 Developer Qualifications and Experience
 Strategy to subsidize below-market rate housing (if included)
 Requested IURA/City Participation

Project Concept Considerations
The successful schematic design and development program for the project should address
multiple, but not necessarily all, land use objectives from the Waterfront Plan chapter of Plan
Ithaca, the City’s comprehensive plan:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront (visual and physical)
 Better multi-modal connections
 Vibrant waterfront
Other issues for consideration to address:
1. Provision of visual and physical public access to waterfront
2. Investment in public infrastructure, such as the waterfront promenade, potential new
pier at Look-Out Point, public parking, streetscape improvements, etc…
3. Willingness to pay fair market value for project site
4. Synergy with other Inlet Island uses
5. Mitigation of adverse impact on existing businesses, especially water-dependent
businesses
6. Strategy for remediating subsurface soil contamination on tax parcel #43.1-4 (former
Agway Fuels) if part of project site
7. Strategy for retaining 80 shared public parking spaces to support Inlet Island businesses
8. Recognition of restrictions in Flood Control Channel imposed within 25-foot NYSDEC
flood control easement
9. Strategy for accommodating the Coast Guard Auxiliary programming if 508
Taughannock Blvd. parcel part of project site
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Community Benefits: Calculation of social, economic, and physical community benefits resulting
from the project and realization of land use objectives identified in Plan Ithaca, the City’s
comprehensive plan.
Other social benefits may include commitments to utilize local labor, construct a high energy
performance building, implement a parking demand management plan, and pay employees a
Tompkins County living wage and equity and sustainability initiatives.
Economic benefits may include a commitment to pay fair market value for lands acquired,
shoulder operating and maintenance costs of shared public parking, job creation, business
development, and other project elements that enhance economic vitality of the waterfront and
attract visitors. Financial benefits may accrue from proceeds of sale of the project site, increased
future tax revenues, removal of contaminated soils on publicly owned land, or releasing City from
on-going operating and maintenance expenses for provision of public parking.
Physical benefits may include upgrade or extension of the existing waterfront promenade,
upgrade of public parking, enhanced public access to the waterfront, enhanced streetscape and
sidewalk system, and inclusion of public art.

Project Feasibility Considerations
Project Feasibility: The extent to which the financial submissions are complete and based on
reasonable inputs and assumptions demonstrate a well-researched and financially successful
project increases a project’s financial feasibility.
If a significant amount of below-market rate housing is included in the project, a specific plan for
subsidizing such units is needed to address financial feasibility.
The project’s compliance with land use regulations and building codes increases a project’s
feasibility to secure entitlements.
Pre-leasing tenant commitments enhance project feasibility.
Financial Capacity: Financial capacity is the demonstrated ability of the developer to fund
predevelopment expenses, secure project financing and meet equity investment requirements
for the proposed project.
Developer Qualifications and Experience: A highly qualified development team should
demonstrate experience in the successful development, operation and management of a project
of comparable size, scale and complexity.
Requested IURA/City Participation: A project that requires modest participation by the IURA or
City is likely to have fewer feasibility issues than a project that requires major public investments
or deep discounts on land sales.
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Potential Incentives Available
CIITAP
The project site is located in the Downtown Density District where projects are eligible to apply
for incentives through the Community Investment Incentive Tax Abatement Program (CIITAP)
administered by the Tompkins County Industrial Development Agency. CIITAP delivers a
declining 7-year property tax abatement on the increased value of the project property, sales tax
exemption, and partial mortgage recording tax exemption to successful applications (See
Resources). An enhanced 10-year tax abatement is also available for certain projects.
CHDF
Projects that provide certain below-market housing for at least 49 years are eligible to apply for
financial assistance from the Community Housing Development Fund (CHDF) administered by the
Tompkins County Department of Planning and Sustainability as follows:
Project Type

Maximum Per Unit Award

Maximum Total Award

Rental Units up to 80%AMI

$30,000

$300,000

Rental Units 80%AMI-100%AMI*

$20,000*

$300,000*

Rental Units Pursuing LIHTC

$30,000

$150,000

For Sale Units up to 80%AMI
For Sale Units 80%AMI-120%AMI*

$40,000
$30,000*

$400,000
$400,000*

*A majority of funded units must serve households at or under 80% AMI.
2020 Tompkins County Monthly Rent Schedule by Unit Size and Household Income*
Persons
(assumed)

60% AMI

80% AMI

90% AMI

100% AMI

Fair Market
Rent

1

900

1,200

1,350

1,500

919

1-Bedroom

1.5

963

1,285

1,445

1,606

969

2-Bedroom

3

1,156

1,542

1,734

1,927

1,172

3-Bedroom

4.5

1,335

1,781

2,003

2,226

1,496

Unit Size
Studio

*Rent includes all utilities.

Seller Financing
IURA may be willing to offer seller financing for sale of the project site. Any proposed acquisition
of property below fair market value must be negotiated with IURA and City in return for specific,
tangible public benefits.
Other
The IURA and Mayor are prepared to support developer applications to Federal, State, and local
funding sources to realize the agreed-upon project.
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Non-Liability and Related Matters
Each developer submitting in response to this RFEI agrees that the preparation of all materials
for submittal to the IURA and all presentations are at the developer’s sole cost and expense, and
the IURA shall not, under any circumstances, be responsible for any costs or expenses incurred
by any developer. In addition, each developer agrees that all documentation and materials
submitted with a proposal shall remain the property of the IURA and City of Ithaca.
The IURA reserves the right to reject any and all proposals or request revisions prior to selection
of a developer. This RFEI and the selection process shall in no way be deemed to create a binding
contract, agreement or offer of any kind between the IURA and any developer. If the IURA selects
a developer pursuant to this RFEI, any legal rights and obligations between the successful
developer, if any, and the IURA will come into existence only when further agreements are fully
executed by the parties.
The IURA at it sole discretion may waive any defects in proposals, issue a new RFEI at any time,
alter or postpone the selection process for its own convenience. The IURA reserves the right to
approve, reject, modify or fail to take action on any proposal recommended by the IURA.

CONFIDENTIALITY: The IURA is subject to Open Meetings Law and Freedom of Information Law.
Developers should mark which portions of their proposal they consider to be confidential. If the
Agency receives any Freedom of Information requests, it will consult with legal staff to determine
which records may be withheld from disclosure pursuant to the Freedom of Information Law.
Marking materials as confidential does not guarantee they will be withheld.
No representation or warranty is made to the accuracy of information provided in the RFEI.
Developers are advised that any future agreements will include an anti-discrimination clause
prohibiting unlawful discriminatory practices sale or lease of housing or land because of actual
or perceived age; creed; color; disability; domestic violence victim status; ethnicity; familial
status; gender; gender identity or expression; height; immigration or citizenship status; marital
status; military status; national origin; predisposing genetic characteristics; race; religion; sex;
sexual orientation; socioeconomic status; or weight.

-END-
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SAMPLE EVALUATION CRITERIA , WEIGHTING AND SCORING SYSTEM
Green Street Garage Site Redevelopment Proposal Scoring & Ranking
IURA Economic Development Committee

RFP Selection Criteria

Weight

Community Benefits

30%

Project Concept

20%

Financial Capacity & Project Feasibility

20%

Developer Qualifications and Experience

15%

Financial Terms Proposed

15%

Total (highest is best)

100%

Harold’s
Holdings

Vecino

Ithaca-Peak
(McKinley)

Newman/
Visum

YES

YES

YES

YES

0

0

0

0

RANK

Assign a ranking score of #1-#4 for each criterion with a score of 4 signifying the proposal that best addresses the criterion. Each
row should contain a "1", "2", "3" and "4" to provide a rank order for how proposals address each criterion.
Note: The IURA EDC previously determined that each development team satisfied qualifications and experience to successfully undertake the
redevelopment project and were designated as eligible "Sponsors".

