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

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M., Thursday, June 14, 2018
Common Council Chambers, City Hall, Ithaca, NY

I.

Call to Order

II.

Additions to/or Deletions from Agenda

III.

Review of Meeting Minutes: April 17, 2018

IV.

Public Comment (3-minute max. per person)

V.

New Business
A. Green Street Garage Redevelopment Urban Renewal Project: Review of Development
Team Qualifications (with links to applications below):
1. Newman Development Group, LLC & Visum Development Group, LLC – Resolution
2. Vecino Group New York, LLC – Resolution
3. L Enterprises, LLC & McGuire Development Company, LLC – Resolution
B. Expansion of Cherry Street Industrial Park
1. Emmy’s Organics, Inc. ― Relocation & Expansion,Designation of Qualified &
Eligible Sponsor & Authorize Disposition & Development Agreement – Resolution
2. Authorize Cherry St. Road Extension & Subdivision of Land – Resolution

VI.

Community Loans
A. Urban Core, LLC, 108-114 W. Green St., Request for Loan Subordination (CD-RLF #42)
– Resolution
B. State Theatre of Ithaca, Inc. Proposed Concession Expansion Project ― Request to
Consider Future Loan Subordination Request ― Discussion
C. Loan Pipeline Report

VII.

Old/Other Business
A. Annual Selection of EDC Officers – Resolution
B. IURA Loan & Lease Payment Report: May 2018 – Review
C. FY2018 HUD Entitlement Award: Use of Unanticipated CDBG Funds – Recommendations
D. Restore NY4: Seneca/Corn St. Building Rehabilitation Project – Status Report

VIII.

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.

Ithaca
Urban
Renewal
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Approved: X/X/18

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

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY
Economic Development Committee (EDC)
3:30 PM, Tuesday, April 17, 2018
Common Council Chambers, City Hall, Ithaca, NY
Present:
Excused:
Vacancies:
Staff:
Guests:

I.

Chris Proulx, Chair; Doug Dylla, Vice‐Chair; Leslie Ackerman
Heather Harrick; Charles Hamilton
1
Nels Bohn; Anisa Mendizabal; Charles Pyott
Terri Miller, Madeline’s
Scott Miller, Madeline’s

Call to Order

Chair Proulx called the meeting to order at 3:31 P.M.
II.

Agenda Additions/Deletions

Bohn noted the Neighborhood Investment Committee (NIC) recently completed its 2018 Action
Plan recommendations, which the Committee could discuss, time permitting.
III. Review of Meeting Minutes: March 27, 2018 (Special Meeting)
Dylla moved, seconded by Ackerman, to approve the March 27, 2018 minutes, with one minor
modification.
Carried Unanimously 3‐0.
IV. New Business
A. Restore NY4 ― Request from PPM Homes, LLC to Modify Proposed Seneca/Corn St. Buildings
Rehabilitation Project
Bohn explained the project was originally awarded $500,000, which included both the former
Wylie Dry Cleaning and Ithaca Glass buildings; however, a subsequent investigation of the sub‐
surface conditions of the Ithaca Glass building revealed the building footers are undersized and
insufficient to support an overbuild so the project would require reconstructing much of the
foundation and building. As a result, the applicant proposes concentrating solely on that site,
including demolition and reconstruction, which would house 10 living units. Should the modified
project proposal be approved today, it would require approval of Common Council and New York
State that the revised project would have scored high enough to receive funding.
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Dylla asked if New York State would likely be amenable to the revised project. Bohn replied it has
been amenable to similar projects in the past and the amount of private investment ($4 million)
remains the same. It also increases the number of living units to ten, although it no longer
redevelops two buildings. He added there is also some suspected sub‐surface contamination at
the Wylie Dry Cleaning site, which may have created a future delay in that portion of the original
project.
Dylla moved, seconded by Ackerman:
Approve Modifica on to Restore NY4 Project ― Seneca/Corn Street Buildings Rehabilita on
WHEREAS, PPM Homes, LLC requests to modify their Restore NY4 project to address feasibility
issues, and
WHEREAS, on February 9, 2017, the Empire State Development awarded a $500,000 Restore
NY4 grant to the City of Ithaca for the Seneca/Corn Street Buildings Rehabilitation project
sponsored by PPM Homes, LLC, and
WHEREAS, the funded project included rehabilitation of the existing buildings located at 109 N.
Corn Street and rehabilitation and vertical addition to the building located at 413‐415 W.
Seneca Street, and
WHEREAS, subsurface and structural investigation at 413‐415 W. Seneca Street revealed the
need for expensive structural modifications that rendered the original project economically
infeasible, and
WHEREAS, PPM requests approval for a modified Restore NY4 project for reconstruction at
413‐415 W. Seneca and exclusion of the 105 N. Corn Street building from the Restore NY4
project, and
WHEREAS, the modified project proposes to demolish the existing building at 413‐415 W.
Seneca Street and reconstruct an 11,500 sq. ft., three story building with 15% commercial
space and ten residential rental units, and
WHEREAS, two ground floor commercial spaces of the live/work units will front on W. Seneca
Street, and
WHEREAS the following table compares the proposed modified project to the original project:
RESTORE NY4 SCORING
CRITERIA
Commercial Investment
Revitalize Urban Center

Original Project

Modified Project

$4,094,000
Rehabilitate 2 vacant

$4,001,000
Reconstruct 1 vacant building
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Improve Local Housing
Leverage PACE financing
Leverage NYSERDA

buildings
6 units (12 beds)
YES
YES

10 units (16 beds)
YES
YES

WHEREAS, the modified project achieves similar public benefits and Restore NY4 scoring
criteria, and the sponsor confirms project readiness for the modified project, and
WHEREAS, a modification to the RestoreNY4 project requires approval by the Common Council
and Empire State Development, and
WHEREAS, the IURA administers the RestoreNY4 award on behalf of the City, and
WHEREAS, the IURA Economic Development Committee has compared the proposed modified
Restore NY4 proposal against the original proposal for RestoreNY4 scoring and community
benefits, now, therefore, be it
RESOLVED, that the IURA hereby recommends Common Council approval of the modified
Restore NY4 proposal submitted by PPM Homes, LLC for 413‐415 W. Seneca Street for
submission to Empire State Development.
Carried Unanimously 3‐0
V.

Community Loans

A. Priority Business Loan Fund ― Request from Delante, LLC for Loan Modification Including
Release of Security Lien & Partial Loan Pay‐Off
Bohn explained that the applicant is asking to modify the existing loan to include a partial pay‐off
and a continuation of the remainder of loan to be paid on the same schedule, with a planned
change of ownership for the restaurant.
Terri Miller reported she has been negotiating with the landlord about the assignment of the
lease. She has accepted the business asset purchase offer from a new restaurant owner, which
would go towards paying off a portion of the debt.
Dylla asked the applicant to elaborate on what she meant when she mentioned the restaurant’s
business model is no longer viable. Terri Miller replied that those downtown restaurants that are
doing well are generally casual dining establishments, which have lower price‐points. The fine
dining model, on the other hand, has been slowly deteriorating and it is not enough to sustain
Madeline’s day‐to‐day business. The new owners have considerable experience with a more
casual dining format.
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Scott Miller added the new owners would invest a lot of money into the property. They are well‐
funded and are long‐term community members. They would arguably be better tenants than
Madeline’s ― Madeline’s simply does not have the capital to invest further in the restaurant.
Ackerman moved, seconded by Dylla:
Loan Assistance to Delante Inc. dba Madeline’s Restaurant (PB‐LF #7)
WHEREAS, on April 4, 2018, Delante, Inc. (Madeline’s) requested approval for a loan
modification, and
WHEREAS, the owners have determined that Madeline’s business model is no longer viable
and seek to sell business assets of Delante, Inc. to a new restaurateur who will assume the
lease and open a different restaurant, and
WHEREAS, on November 30, 2015, the IURA issued a loan of $150,000 to Delante Inc.
(Madeline’s) for a $470,000 project to refinance existing debt, acquire new fixtures and
equipment, and renovate the Madeline’s restaurant located at 215 E. State/MLK Jr. Street,
and
WHEREAS, the IURA loan is secured by a 2nd lien on business assets, a 2nd mortgage lien on
property located at 106‐112 S. Cayuga Street and personal financial guarantees of the
owners, and
WHEREAS, Madeline’s satisfied its obligation to create 3 full‐time equivalent employment
positions, and is current on loan repayments, with an outstanding principle balance of
$120,342.80 as of March 31, 2018, and,
WHEREAS, an Asset Sales Agreement was executed on March 1, 2018, subject to IURA
consent, at a sales price of $420,000, and
WHEREAS, the net proceeds from the asset sale is insufficient to fully pay all existing and
projected financial obligations, the borrower proposes the following use of proceeds:
$248,000
payoff bank SBA loan
61,000
partial payoff of IURA loan
$50,000
payoff of revolving credit used to fund Madeline’s
$17,000
accounts payable due to vendors
$4,000
legal and closing fees
$40,000
set aside toward $84,000 capital gains tax due 4/19
$420,000
Total, and
WHEREAS, the borrower proposes to continue to make monthly loan repayments of
$1,954.31 to the IURA until the loan is repaid in full, and
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WHEREAS, following the asset sale, the approximately remaining $60,000 balance of the
IURA loan would be secured by a 2nd mortgage lien on 106‐112 S. Cayuga Street behind
Tompkins Trust Company and personal financial guarantees of the owners, and
WHEREAS, the current collateral value of the 2nd mortgage is estimated by staff to be
sufficient to secure the remaining IURA loan balance, and
WHEREAS, the personal financial guarantees provide supplemental loan security, and
WHEREAS, the orderly transition to a new restaurant at 215 E. State/MLK Jr. will maintain
street level vitality downtown, and
WHEREAS, the IURA Economic Development Committee reviewed this matter at their March
17, 2018 meeting and recommend the following; now, therefore, be it
RESOLVED, that the IURA hereby approves the loan modification as requested and consents
to the asset sale (and release of the UCC‐1 security filing on business assets of Delante Inc.)
that will pay down the IURA loan by at least $61,000 and continue current monthly loan
payments until the IURA loan is repaid in full; 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. Restore NY3 ― Request from Italthai, LLC to Recharacterize Restore NY Loan as Grant &
Discharge Mortgage Lien on 130‐132 E. M.L.K., Jr./State St.
Bohn explained the original grant was converted into a loan at the applicants request, which the
applicant would now like to convert back into a grant. The project has been completed and the 5‐
year regulatory period for the historic tax credits has expired, so now would be an appropriate
time to consider such a request. The overall project has been successful from a community‐wide
perspective, although it did not perform financially quite as well as the applicant hoped due to
extensive cost overruns in the building rehabilitation and delays in securing historic tax credit
approval. The IURA received a legal opinion establishing there is nothing inappropriate to approve
this request. IURA legal counsel has reviewed the legal opinion letter and is satisfied with its
analysis.
Dylla asked if there were any precedents for this action. Bohn replied he is not aware of any and
the legal opinion did not cite any. The legal opinion simply analyzed the legal code. However,
every other Restore NY project has been treated as a grant, so there is ample precedent for
providing Restore NY assistance in the form of a grant.
Ackerman moved, seconded by Dylla:
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Restore NY3 ― Recharacterize Restore NY3 Loan to Italthai, LLC as Grant
WHEREAS, on January 31, 2018, Italthai, LLC requested that the $900,000 Restore NY3 loan
to Italthai, LLC be forgiven and re‐characterized back to its original grant status, and
WHEREAS, in 2009 the City of Ithaca (City) received a grant award of $1.15 million from the
Empire State Development Corporation through the Restore NY program to complete upper
story redevelopment of the Plantation Building and the Petrune building (located at 126‐128
and 130‐132 E. MLK/E. State Street).
WHEREAS, $900,000 of assistance was earmarked to Italthai, LLC (managing member Sunit
“Lex” Chutintaranond) in the form of a grant to fill a financial gap in a $2.5 million
redevelopment of the Plantation building at 130‐132 E. MLK Street, and
WHEREAS, the City authorized the Ithaca Urban Renewal Agency (IURA) to administer and
implement the Restore NY III grant, and
WHEREAS, a City/Italthai LLC Restore NY pass through grant agreement was developed to
provide for payment of a $900,000 grant to Italthai, LLC upon completion of the project,
which agreement was partially executed by the City on January 10, 2011, and
WHEREAS, in 2011 specialized tax credit legal counsel, Cannon, Heyman & Weiss, informed
Italthai LLC that injecting Restore NY funding from the City into the project as a grant would
reduce the eligible tax basis of the project thereby decreasing the amount of tax credits
available to investors and resulting in a financial gap for the project, and
WHEREAS, a critical component of the financing plan for the $2.5 million project was to
leverage federal and state historic tax credits generated by the project into investor equity
of at least $550,000, and
WHEREAS, injecting Restore NY3 financial assistance into the project in the form of a loan
instead of a grant does not reduce the eligible tax basis, and
WHEREAS, as the project financing relied on attracting at least $550,000 in equity through
historic tax credits, Italthai, LLC did not execute the Restore NY pass through grant
agreement and requested that Restore NY funding from the City be provided in the form of a
$900,000 loan at 0% interest with no payments due until the end of a 30‐year loan term as a
means to maximize equity attracted through historic tax credits, and
WHEREAS, on April 25, 2011 the City and Italthai, LLC executed an agreement to loan
$900,000 in grant funds awarded to the City of Ithaca, and
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WHEREAS, at that time, Italthai, LLC indicated they intended to seek City approval in the
future to forgive this loan upon satisfactory completion of the project in recognition of the
project’s public benefits and that the City had originally agreed to provide Restore NY3 funds
in the form of a grant to the developer, and
WHEREAS on January 13, 2013 the Italthai, LLC loan was assigned from the City to the IURA,
and
WHEREAS, it has now been over seven years since the mixed‐use project has now been
successfully completed with a new ground floor restaurant, 16 FTE new jobs created, 8 new
housing units created of which two are occupied by low‐and moderate‐income households
at affordable rents, and
WHEREAS, the project has upgraded safety for the Commons through installation of fire
sprinklers and an upgraded water supply in the building and converted a vacant
underutilized building into a vital storefront with upper story housing, and
WHEREAS, the project ultimately cost $3 million, with a $500,000 cost overrun that was
absorbed by the project sponsor, and
WHEREAS, the original project financing was underwritten with Restore NY funds provided
as grant funding, which resulted in a projected 5% cash‐on‐cash return before cost overruns,
indicating that the developer will not receive a windfall profit if the loan of Restore NY loan is
forgiven, and
WHEREAS, both the Restore NY and federal and state historic tax credit programs have
minimum 5‐year compliance periods that expired in 2016, and
WHEREAS, every other recipient of Restore NY‐assisted projects in the City of Ithaca have
received Restore NY assistance in the form of a grant, and
WHEREAS, Italthai LLC has submitted a legal opinion letter concluding that discharge of the
mortgage and re‐characterization of the loan as a grant would not create any liability to the
IURA regarding applicable historic tax credit provisions, and
WHEREAS, at their April 17, 2018 meeting, the IURA Economic Development Committee
reviewed this matter and recommends the following; now, therefore, be it
RESOLVED, that the IURA hereby grants the request from Italthai, LLC to re‐characterize the
Restore NY3 loan as a grant thereby forgiving the $900,000 Restore NY3 loan and discharge
the mortgage securing the loan, and be it further
RESOLVED, that discharge of the mortgage is subject to payment of Italthai, LLC of all IURA
legal fees in this matter, and be it further
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RESOLVED, that the IURA Chairperson, subject to review by IURA legal counsel, is authorized
to execute any and all documents to implement this resolution.
Carried Unanimously 3‐0
VI. Old/Other Business
A. NYS Small Ci es CDBG ― Policy Change to CDBG Program Income Guidelines
Bohn reported the IURA recently received a letter from New York State:
“This letter is to announce a change in policy regarding retention of Community
Development Block Grant (CDBG) program income by current and past recipients of the
CDBG Program administered by New York State since the start of Program Year 2000. CDBG
program income includes any proceeds generated by the use of CDBG funds, regardless of
whether the grant that generated the program income is open or closed, and must be used
in compliance with CDBG rules. Under CDBG program income rules at 24 CFR 570.489(e),
the State can choose to allow recipients to retain and reuse the program income subject to
all CDBG requirements, or to require it to be returned to the State and reallocated under
the State's Method of Distribution.
In the past, the Housing Trust Fund Corporation (HTFC), the funding mechanism for the
Office of Community Renewal, allowed Recipients to retain and reuse the program income
for additional CDBG activities, including after grant closeout, subject to annual reporting.
Under 570.489(e)(3)(ii)(A), the State may require recipients to return program income if it
determines that recipients are unable to utilize funds in full compliance with program
requirements or the funds are "unlikely to be applied to continue the activity within the
reasonably near future." Compliance questions related to the accumulation, reuse and
reporting of program income by local recipients has resulted in audit findings that the State
is required to address. Due to these audit findings, HTFC will require all past and present
local recipients of the State's CDBG Program (since the year 2000) to return any
uncommitted program income in their possession on March 31, 2019 or received after that
date.”
Bohn explained the City of Ithaca participated in the NY Small Cities CDBG program in 2000, 2001,
and 2003. It funded numerous programs over that time, only one of which produced Program
Income ― a $665,000 loan to the Hilton Garden Hotel, which has been steadily repaid and has
accumulated $520,000 in unused funds for the IURA. The IURA will either need to spend that
money by the March 31, 2019 deadline, or return it to the State. Furthermore, the IURA would
need to return any further Program Income from the loan that it receives after that date. As a
result, the IURA will need to consider what the best eligible use of the funds would be (public
facilities, affordable housing, or economic development). The IURA would also need to submit the
proposed use of funds to Common Council for approval.
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Proulx suggested making a large contribution to the Community Housing Trust Fund. Bohn replied
that may be possible, as long as the IURA identifies a specific CDBG‐eligible project where
contingencies and environmental review will be completed by the March 2019.
B. 2018 Action Plan ― Neighborhood Investment Committee (NIC) Recommendations
Proulx noted that NIC did not recommend funding the Re‐Entry Hub Ground Works program,
which was consistent with EDC’s recommendation. It also partially funded the Hospitality
Employment Training Program (HETP) program, which was similar to what EDC recommended. The
only difference is that EDC was going to fully fund the Food Entrepreneurship Program (FEP).
Dylla remarked he would personally like to see more funding for FEP than NIC suggested.
C. IURA Loan & Lease Payments Report: March 2018
Bohn reported all leases and loans are current. The grants summary shows two red “No’s.” Both
the GIAC Wading Pool and Spencer Road Sidewalks projects are moving forward, but they
represent large funding amounts, which need to be expended by June 1, 2018, to comply with
HUD spend‐down requirements.
D. Staff Report
Bohn reported that Liquid State Brewing met its job‐creation goal of 2.5 FTEs, having created 3
full‐time positions, so they will be released from further job‐reporting requirements.
Bohn noted the State Theatre will be submitting a loan application to fund the merger of its ticket
office into the rest of the theatre space to create a larger concession area.
Bohn also met with potential loan applicant, D.P. Dough, which wants to upgrade its facility and
move towards the front of Press Bay Court.
VII. Adjournment
The meeting was adjourned by consensus at 5:00 P.M.

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

Adopted Resolution
Ithaca Urban Renewal Agency
April 26, 2018

Re‐Open RFP for 90‐Day Submission Period
for Green Street Garage Urban Renewal Project
WHEREAS, on October 4, 2017, the City of Ithaca Common Council authorized transfer of the Green
Street Parking Garage property located at 120 E. Green Street (Tax Parcel #79.‐4‐5.2) to the IURA,
via an option agreement, for the purpose of structuring a proposed property sale and development
agreement with a preferred developer to undertake an urban renewal project subject to approval
by the Common Council, and
WHEREAS, on November 22, 2017 the IURA issued a public Request for Proposals (RFPs) soliciting
developers for the project; and
WHEREAS, as the RFP submission deadline of February 23, 2018, one proposal was received from
Ithaca‐Peak Development, LLC, and
WHEREAS, the IURA is authorized to sell property to a specific purchaser through negotiation if the
purchaser is designated as a qualified and eligible Sponsor pursuant to section 508 of General
Municipal Law and the sale is approved by Common Council, and
WHEREAS, a proposed Sponsor is evaluated in accordance with adopted IURA land disposition
procedures that seek to determine if the proposed Sponsor is qualified and capable of fulfilling the
objectives of the urban renewal project, and
WHEREAS, IURA evaluation criteria for Sponsors include:
 Financial status and stability
 Legal qualifications to operate in the State of New York and to enter into contracts with
regard to disposition, use and development of land in question
 Previous experience in financing, use, development and operations of projects of a similar
nature
 Reputation and proof of fair, reputable and ethical business practices and a record devoid of
convictions; and
WHEREAS, at its April 26, 2018 meeting, the IURA received public comments to re‐open the RFP
process to consider alternative development proposals, and
WHEREAS, the IURA considered re‐opening the RFP for a two‐phase time extension with an initial
submission deadline to demonstrate a developer’s qualifications and capacity to undertake the
project and a second phase to submit a development proposal and financing plan; now, therefore,
be it
Page 1 of 2

RESOLVED, that the IURA hereby re‐opens the Green Street Parking Garage property RFP for 90
days beginning May 1, 2018 to receive additional proposals, and directs staff to publicly advertise
the new opportunity, and be it further
RESOLVED, that interested developers shall be required to submit qualifications addressing the
above listed Sponsor criteria, but not other RFP submittal requirements, by June 1, 2018, and be it
further
RESOLVED, the IURA hereby finds that Ithaca‐Peak Development, LLC satisfies IURA sponsor criteria
– including qualifications, capacity and experience – to be designated a “qualified and eligible
sponsor” to undertake an in‐fill, mixed‐use, urban renewal project at 120 E. Green Street, Ithaca, NY
upon registering with the New York State Department of State as a legal entity to conduct business
in New York State, and be it further
RESOLVED, that the IURA Economic Development Committee is delegated with authority to
determine if any additional developers satisfy IURA Sponsor criteria, and be it further
RESOLVED, that if no additional developers are found to satisfy IURA sponsor criteria, then the RFP
submittal time period shall terminate upon such finding, and be it further
RESOLVED, that if one or more additional developers are found to satisfy IURA sponsor criteria,
then the RFP submittal time period shall extend until July 31, 2018.

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

To:
From:
RE:
Date:

Potential RFP Respondents
Nels Bohn, Director of Community Development, IURA
Policy Guidance – Green Street Garage Redevelopment RFP
May 18, 2018

=======================================================================
At their May 9, 2018 meeting the Planning & Economic Development Committee (PEDC) of the
City of Ithaca Common Council reviewed the re-opened Request For Proposals (RFP) for the Green
Street garage redevelopment project. The discussion served to provide guidance for the IURA and
developers to better understand Common Council expectations for the project.
The PEDC declined to recommend any changes to the RFP, but did provide the following feedback:
Preferred Project Uses – Priorities
The RFP includes the following preferred elements to be included in the project:
•
•
•
•
•

Housing units specifically designed to appeal to a diverse demographic, including a
substantial number of units to be affordable to low- and/or middle-income households;
Street-level active uses along Green Street;
Retention of the Cinemapolis movie theater & a public walkway between Green Street and
the Commons;
At least 450 parking spaces open to the public, of which at least 90 will be available for
short-term parking; and
A conference center.

PEDC
Guidance:

A majority of the PEDC members ranked housing as their top priority.
Inclusion of “housing affordable to low- and middle-income households” was
particularly called out as a high priority. One member identified public
parking as their top priority.
There was a consensus that housing and public parking were the top two
priorities; however each listed preferred project element was retained.

Minimum Amount of Below Market-Rate Housing
The RFP indicates that a “substantial” number of below market-rate housing units is sought.
Guidance was sought on the expected minimum number of such housing units to be included in
the project to meet PEDC expectations.
PEDC
Guidance:

A minimum of 50-60 housing units affordable to low- and middle-income
households are expected to be included in the project.

City Financial Incentives
The RFP is structured to accept a reduced purchase price for the project site in recognition of
specific public benefits delivered by the project, but does not indicate any further financial
incentives available from the City. Based on the single proposal received to date, it may be
financially difficult to secure bank financing for a project that rebuilds all existing public parking
and provides the expected number of affordable housing units unless some additional subsidy is
made available.
PEDC
Guidance:

PEDC members would consider supporting some additional financial incentive
if the project meets expectations for the number of affordable housing units
and public parking spaces constructed in the project. Such financial support
is unlikely to exceed $4-$5 million. However, the project’s ability to achieve
financial benefit to the City continues to be one of the evaluation criteria for
proposals.

END

Cc:

S. Murtagh, PEDC Chairperson
J. Cornish
IURA
IURA EDC
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Designate Newman-Visum
as a Qualified & Eligible Sponsor for the
Green Street Garage Site Urban Renewal Project
WHEREAS, on April 26, 2018 the IURA re-opened the RFP for the Green Street Garage Urban
Renewal Project for 90 days to receive additional proposals, and
WHEREAS, interested developers were required to submit a pre-application including qualifications,
but not proposals, by June 1, 2018 to be considered for designation as a Qualified and Eligible
Sponsor (Sponsor) pursuant to section 508 of General Municipal Law, also known as a preferred
developer, and
WHEREAS, qualifications from three additional development teams were received by the
submission deadline, and
WHEREAS, the IURA delegated authority to the Economic Development Committee (EDC) to
determine a development team’s qualifications and capacity to successfully undertake the urban
renewal project, and
WHEREAS, IURA evaluation criteria for a Sponsor include:
•
•
•
•

Financial status and stability
Legal qualifications to operate in the State of New York and to enter into contracts with
regard to disposition, use and development of land in question
Previous experience in financing, use, development and operations of projects of a similar
nature
Reputation and proof of fair, reputable and ethical business practices and record devoid of
convictions, and

WHEREAS, multiple Sponsors may be designated by the IURA though only one Sponsor is
anticipated to be to invited to execute a 90-day Exclusive Negotiating Agreement for the purpose of
structuring a proposed Disposition and Development Agreement for the project site, and
WHEREAS, the Newman-Visum development team includes the following:
Co-Developers
- Newman Development Group, LLC
- Visum Development, LLC
Developer Team
- Ithaca Neighborhood Housing Services, Inc.
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-

HOLT Architects
Whitham Planning and Design
Carl Walker Engineering
T.G. Miller
Taitem Engineering
Purcell Construction, and

WHEREAS, the EDC reviewed submitted qualifications and compared them to the IURA Sponsor
evaluation criteria; now, therefore, be it
RESOLVED, the IURA Economic Development Committee hereby finds that the Newman-Visum
development group satisfies IURA sponsor criteria - including qualifications, capacity and experience
- to be designated a Sponsor to undertake an urban renewal project to undertake an in-fill, mixeduse project at 120 E. Green Street, Ithaca, NY, subject to satisfaction of the following condition:
• Receipt of requested confidential financial information from each co-developer and
determination by the EDC Chairperson that such information satisfactorily verifies the codevelopers possess sufficient financial capacity, and be it further
RESOLVED, that upon satisfaction of the above condition, the IURA hereby designates the NewmanVisum development team as a “Qualified and Eligible Sponsor”, pursuant to section 508 of General
Municipal Law, eligible to submit a full proposal by July 31, 2018 in response to the re-opened RFP
for the Green Street Garage Urban Renewal Project.
j:\planning\community development\dispositions\green garage\resolutions\reso iura edc designate newman-visum as sponsor - 6-14-18.doc
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Designate Vecino
as a Qualified & Eligible Sponsor for the
Green Street Garage Site Urban Renewal Project
WHEREAS, on April 26, 2018 the IURA re-opened the RFP for the Green Street Garage Urban
Renewal Project for 90 days to receive additional proposals, and
WHEREAS, interested developers were required to submit a pre-application including qualifications,
but not proposals, by June 1, 2018 to be considered for designation as a Qualified and Eligible
Sponsor (Sponsor) pursuant to section 508 of General Municipal Law, also known as a preferred
developer, and
WHEREAS, qualifications from three additional development teams were received by the
submission deadline, and
WHEREAS, the IURA delegated authority to the Economic Development Committee (EDC) to
determine a development team’s qualifications and capacity to successfully undertake the urban
renewal project, and
WHEREAS, IURA evaluation criteria for a Sponsor include:
•
•
•
•

Financial status and stability
Legal qualifications to operate in the State of New York and to enter into contracts with
regard to disposition, use and development of land in question
Previous experience in financing, use, development and operations of projects of a similar
nature
Reputation and proof of fair, reputable and ethical business practices and record devoid of
convictions, and

WHEREAS, multiple Sponsors may be designated by the IURA though only one Sponsor is
anticipated to be to invited to execute a 90-day Exclusive Negotiating Agreement for the purpose of
structuring a proposed Disposition and Development Agreement for the project site, and
WHEREAS, the Vecino development team includes the following:
Co-Developers
- Vecino Group New York, LLC
- Ithaca Neighborhood Housing Services, Inc.
Developer Team
- Vecino Design, LLC
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-

Vecino Construction, LLC
INHS, property management, and

WHEREAS, the EDC reviewed submitted qualifications and compared them to the IURA Sponsor
evaluation criteria; now, therefore, be it
RESOLVED, the IURA Economic Development Committee hereby finds that the Vecino development
team satisfies IURA sponsor criteria - including qualifications, capacity and experience - to be
designated a Sponsor to undertake an urban renewal project to undertake an in-fill, mixed-use
project at 120 E. Green Street, Ithaca, NY, subject to satisfaction of the following condition:
• Receipt of requested confidential financial information from Vecino and determination by
the EDC Chairperson that such information satisfactorily verifies the co-developers possess
sufficient financial capacity, and be it further
RESOLVED, that upon satisfaction of the above condition, the IURA hereby designates the Vecino
Group New York, LLC as a “Qualified and Eligible Sponsor”, pursuant to section 508 of General
Municipal Law, eligible to submit a full proposal by July 31, 2018 in response to the re-opened RFP
for the Green Street Garage Urban Renewal Project.
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Designate Harold’s Holding, LLC
as a Qualified & Eligible Sponsor for the
Green Street Garage Site Urban Renewal Project
WHEREAS, on April 26, 2018 the IURA re-opened the RFP for the Green Street Garage Urban
Renewal Project for 90 days to receive additional proposals, and
WHEREAS, interested developers were required to submit a pre-application including qualifications,
but not proposals, by June 1, 2018 to be considered for designation as a Qualified and Eligible
Sponsor (Sponsor) pursuant to section 508 of General Municipal Law, also known as a preferred
developer, and
WHEREAS, qualifications from three additional development teams were received by the
submission deadline, and
WHEREAS, the IURA delegated authority to the Economic Development Committee (EDC) to
determine a development team’s qualifications and capacity to successfully undertake the urban
renewal project, and
WHEREAS, IURA evaluation criteria for a Sponsor include:
•
•
•
•

Financial status and stability
Legal qualifications to operate in the State of New York and to enter into contracts with
regard to disposition, use and development of land in question
Previous experience in financing, use, development and operations of projects of a similar
nature
Reputation and proof of fair, reputable and ethical business practices and record devoid of
convictions, and

WHEREAS, multiple Sponsors may be designated by the IURA though only one Sponsor is
anticipated to be to invited to execute a 90-day Exclusive Negotiating Agreement for the purpose of
structuring a proposed Disposition and Development Agreement for the project site, and
WHEREAS, the Newman-Visum development team includes the following:
Co-Developers
- L Enterprises, LLC
- McGuire Development Company, LLC
Developer Team
- STREAM Collaborative
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-

Taitem Engineering
John Driscoll, and

WHEREAS, the EDC reviewed submitted qualifications and compared them to the IURA Sponsor
evaluation criteria; now, therefore, be it
RESOLVED, the IURA Economic Development Committee hereby finds that Harold’s Holding, LLC
satisfies IURA sponsor criteria - including qualifications, capacity and experience - to be designated a
Sponsor to undertake an urban renewal project to undertake an in-fill, mixed-use project at 120 E.
Green Street, Ithaca, NY, subject to satisfaction of the following condition:
• Receipt of requested confidential financial information from each co-developer and
determination by the EDC Chairperson that such information satisfactorily verifies the codevelopers possess sufficient financial capacity, and be it further
RESOLVED, that upon satisfaction of the above condition, the IURA hereby designates the Harold’s
Holding, LLC as a “Qualified and Eligible Sponsor”, pursuant to section 508 of General Municipal
Law, eligible to submit a full proposal by July 31, 2018 in response to the re-opened RFP for the
Green Street Garage Urban Renewal Project.
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Designate Emmy’s Organics, Inc. as a Sponsor and Approve a Disposition and Development Agreement to
acquire IURA land at the Cherry Street Industrial Park

WHEREAS, on May 11, 2018 Emmy’s Organics, Inc. (Emmy’s) submitted an application to be designated as a
“qualified and eligible sponsor” (Sponsor) to acquire land located at the end of Cherry Street, part of an
undeveloped six acre parcel of land owned by the IURA (tax map #100.-2-1.21), and
Whereas, Emmy’s proposes a $1.4 million project to construct a 10,000 square foot food manufacturing
facility to produce organic/natural cookies and snacks and add an additional 5 full-time equivalent
employees, of which at least 51% will be low- and moderate-income at the time of hire, and
Whereas, Emmy’s started in Ithaca by selling their product at the Ithaca Farmer’s Market and have grown to
employ 19 workers at their current leased operations located at 629 W. Buffalo Street, Ithaca, and
Whereas, Emmy’s seeks to begin operations at an expanded manufacturing facility in December 2018, and
Whereas, Emmy’s is a woman-owned business, who’s officers are: Samantha Abrams, President; Ian Gaffney,
Vice-President, and Bill Kelly, Chief Executive Officer, and
Whereas, the IURA owns an undeveloped 6-acre parcel at the end of Cherry Street appropriate for
development for businesses that create job opportunities, and
Whereas, extension of the public road into the site is necessary to make efficient use of the IURA parcel for
multiple employment-based uses, and
Whereas, Emmy’s has indicated willingness to acquire 1-3 acres of land from the IURA at appraised value,
and
Whereas, a 2018 appraisal of the Cherry Street Industrial Park expansion area conducted by Landmark
Appraisal Co., estimated the following fair market values at the project site:
•

One-acre parcel: $110,000;

•

Two-acre parcel: $200,000; and

Whereas, both the IURA and Emmy’s have independently contracted with T.G. Miller P.C., Civil Engineering &
Surveying, to develop a coordinated plan to extend the public road, lay out a subdivision, and design a 10,000
sq. ft. manufacturing facility with room for expansion, and
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Whereas, expansion of the Cherry St. Industrial park was considered in the Generic Environmental Impact
Statement for the Southwest Master Plan for which a negative declaration was issued on August 24, 2000 by
the lead agency that such expansion would not result in a significant adverse environmental impact, and
Whereas, subsequent environmental review of the subdivision and transfer of surplus land at Cherry Street
to the IURA for industrial park expansion resulted in issuance of a negative declaration on June 6, 2012
whereby 2.25 acres of property including wetlands and environmentally sensitive open space was retained
by the City and 6.0 acres was transferred to the IURA, and
Whereas, the project site is located within the Urban Renewal Project Boundary Area, and
Whereas, pursuant to section 508 of General Municipal Law, the IURA is authorized to dispose of property to
a specific buyer at a negotiated price if such buyer is designated as an eligible and qualified sponsor
(Sponsor), and the sale is approved by Common Council following a public hearing, and
Whereas, a proposed Sponsor is evaluated in accordance with adopted IURA land disposition procedures that
seek to determine if the proposed Sponsor is qualified and capable of fulfilling the objectives of the property
for property disposition, and
Whereas, IURA evaluation criteria for Sponsors include:
•

Financial status and stability

•

Legal qualification to operate in the State of New York and to enter into contracts with regard to
disposition, use, and development of land in question

•

Previous experience in the financing, use development and operation of projects of a similar nature

•

Reputation and proof of fair, reputable and ethical business practices and a record devoid of
convictions, and

Whereas the primary objective of the Urban Renewal Plan (Plan) is to improve the economic, social and
physical characteristics of the project neighborhood, and
Whereas, an objective of the Plan is “expansion and diversification of the economic base of the community
to provide the employment opportunities needed by its residents and to strengthen the tax base,” and
Whereas, Emmy’s Organics has submitted confidential financial statements demonstrating their financial
capacity to complete the project and verifying their current employment level, and
Whereas, Emmy’s is a certified B Corp. indicating they meet rigorous standards for social and environmental
performance, accountability and transparency, and
Whereas, the IURA Economic Development Committee considered this matter at their June 14, 2018 meeting
and recommended the following; now, therefore, be it
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1. RESOLVED, that the IURA hereby determines that Emmy’s has satisfactorily demonstrated its
qualifications and capacity to successfully undertake an urban renewal project to acquire land from the
IURA to construct and operate a 10,000 sq. ft. food manufacturing facility, and therefore designates
Emmy’s Organics, Inc. as a “qualified and eligible sponsor” to acquire a parcel or parcels to be created at
the end of Cherry Street (tax map #100.-2-1.21), and be it further
2. RESOLVED, that IURA hereby finds that the submitted project proposal from Emmy’s Organics, Inc. to
construct a 10,000 sq. ft. food manufacturing facility at the Cherry Street Industrial Park resulting in
creation of at least 5 full-time equivalent jobs will expand and diversify the economic base of the
community and provide employment opportunities, thereby furthering the goals and objectives of the
Urban Renewal Plan, and be it further
3. RESOLVED, that the IURA hereby authorizes the IURA Chairperson to approve a Disposition and
Development Agreement to sell property to the Sponsor to undertake an urban renewal project, that
contains the following essential terms:
Seller:

Ithaca Urban Renewal Agency

Purchaser:

Emmy’s Organics, Inc. (or a legal entity to be formed that is
majority owned by the Samantha Abrams and Ian Gaffney)

Urban Renewal Project:

Investment of approximately $1.4 million to construct and operate
an approximately 10,000 square foot food manufacturing facility
for producing organic/natural cookies and snacks, resulting in job
creation.

Project Site:

Portion of tax parcel #100.-2-1.21 located at the end of Cherry
Street, Ithaca, NY. Exact location, dimensions and size of the parcel
(s) shall be determined by mutual agreement based on site
engineering, subdivision and site plan approval.

Purchase Price:

Fair market value as determined by appraisal.

Job Creation:

Creation of at least five (5) full-time equivalent jobs within two
years of project completion. At least 51% of five jobs must be
filled by low- and moderate-income persons earning no more than
80% of the Area Median Income as determined by the U.S.
Department of Housing & Urban Development.

Employment & Wage
Reporting:

•

Quarterly employment and wage reporting shall be submitted
to Seller until job creation goal is satisfied for two consecutive
quarters.
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Conditions for Sale:

A. Approval of a Cherry Street Expansion subdivision of tax
parcel #100.-2-1.21.
B. Authorization by IURA to enter into a contract to construct
the public road extension contained in the approved
subdivision plan
C. Site Plan approval – within 180 days of the date of the
purchase agreement, purchaser submission of proof of
final site plan approval.
D. Project financing – within 270 days of the date of the
purchase agreement, purchaser submission of proof of
financing and equity sufficient to construct the project.
E. Building Permit issuance – within 365 days of date of the
purchase agreement, purchaser submission of proof of a
building permit at least authorizing construction of the full
foundation for the project.

4. RESOLVED, that pursuant to §507 of General Municipal Law, the proposed Disposition and Development
agreement is subject to approval by the Common Council of the City of Ithaca following a public hearing,
and be it further
5. RESOLVED, that IURA Chairperson, subject to advice from IURA legal counsel, is hereby authorized to
execute any and all agreements and documents necessary to implement this resolution pending
endorsement by the Common Council.
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Authorize Subdivision and Road Extension to Expand the Cherry Street Industrial Park

Whereas, Emmy’s Organics, Inc. seeks to acquire a building site in the Cherry Street Industrial Park to
construct a food manufacturing facility projected to result in the creation of at least five (5) full-time jobs,
and
Whereas, in 2012, the City of Ithaca transferred a 6-acre parcel of land to the IURA for expansion of the
industrial park, and
Whereas, efficient utilization of this land for industrial park for multiple employers will require subdivision of
the land and extension of the public road to create street frontage for new lots, and
Whereas, T.G. Miller, P.C. has been hired to provide surveying and engineering services to prepare a
subdivision plan, schematic design for extension of the road and utilities and preparation of an opinion of
probable construction costs, and further provided an option for preparation of construction documents,
bidding and construction administration to construct the road extension, and
Whereas, a prior engineering report prepared by Novelli Engineering in 2000 estimated a 600-linear-foot
public road with a cul-de-sac would cost approximately $275,000, and
Whereas, T.G. Miller has been instructed to investigate approaches to minimize project costs, including
reducing the length of the public roadway and investigating alternative turnaround designs, and
Whereas, all existing lots in the Cherry Street Industrial Park are occupied, and
Whereas, the project site is located within the Urban Renewal Project Boundary Area, and
Whereas, the primary objective of the Urban Renewal Plan is to improve the economic, social and physical
characteristics of the project neighborhood, and
Whereas, an objective of the Urban Renewal Plan is “expansion and diversification of the economic base of
the community to provide the employment opportunities needed by its residents and to strengthen the tax
base,” and
Whereas, expansion of the Cherry Street Industrial Park is also supported by Plan Ithaca, the City’s
Comprehensive Plan, as a means to diversify the economy and retain and grow locally-owned businesses,
and
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Whereas, the recent Common Council adopted Waterfront District Land Use Plan designated the portion of
the Cherry Street District located south of Cecil A. Malone Drive for light industrial and commercial uses and
prohibited residential uses, and
Whereas, $527,000 in Small Cities CDBG program income managed by the IURA is administered by the NYS
Office of Community Renewal (OCR) that requires all Small Cities CDBG program income to be committed by
March 31, 2019 to eligible CDBG activities or returned to OCR, and
Whereas, up to $35,000 of CDBG funds per job created is eligible for infrastructure improvements, and
Whereas, proceeds from the sale of land at Cherry Street is also eligible to pay for infrastructure
improvement, and
Whereas, the approximately $100,000 balance in the Industrial Park account is available to pay for
improvements in the industrial park, and
Whereas, the IURA Economic Development Committee considered this matter at their June 14, 2018 meeting
and recommended the following; now, therefore, be it
RESOLVED, the IURA hereby finds that expansion of the Cherry Street Industrial Park to include the 6-acre
undeveloped parcel owned by the IURA (tax map #100.-2-1.21) will activate an underutilized parcel of land to
diversify the economy and grow locally-owned businesses thereby increasing employment opportunities and
furthering the Urban Renewal Plan, and be further
RESOLVED, that the IURA hereby authorizes the IURA Chairperson to submit a subdivision and road extension
plan to expand the Cherry Street Industrial Park, and be it further
RESOLVED, that the IURA Chairperson is further authorized, subject to review by IURA legal counsel, to
execute contracts to design, bid and construct a road extension contained in an approved subdivision plan,
subject to execution of a Disposition and Development Agreement with Emmy’s Organics, Inc. (or a legal
entity to be formed that is majority owned by Samantha Abrams and/or Ian Gaffney), and be it further
RESOLVED, that funding shall derive from the following sources (projected available funding in parentheses):
•

Small Cities CDBG Program Income ($175,000)

•

Proceeds from sale of land at the Cherry St. Industrial Park ($200,000)

•

The Industrial Park account ($100,000)

•

Miscellaneous non-CDBG funds ($50,000), and be it further

RESOLVED, that the IURA Chairperson is authorized to sign any and all documents to implement this
resolution.
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May 11th, 2018
Mr. Nels Bohn
ITHACA URBAN RENEWAL AGENCY
108 E. Green Street
Ithaca, NY 14850
Re: Cherry Street Property Project Description
Dear Nels,
Per our previous conversations, we have prepared the following Project Description.
Our desire is to purchase 1‐3 acres of the available land on the Cherry St. Extension Tax Parcel 100.‐2‐1.2.
We plan on constructing a food manufacturing plant that is approx. 10,000 SF in size, split between 3
sections: approx. 50% warehouse, 30% processing, and 20% offices/employee break area. The facility will
be a steel framed structure with metal siding, windows, doors, etc. The building will be used to
manufacture organic/natural cookies and snacks. We currently have a staff of 19 full‐time employees and
will be adding 5 additional full‐time employees in the low‐to‐moderate income range within 2 years of the
completion of the building. We’ve estimated our project costs to be roughly $1.4 million dollars with 80%
of the financing coming from a bank and 20% from our own equity/cash. We will organize a team familiar
with the building process to help complete the project. We believe this project will benefit the community
greatly by offering well‐paying jobs within an internationally recognized organization.
Sincerely,
Ian Gaffney
Co‐Founder / VP
(607) 280‐7922
ian@emmysorganics.com

Emmy’s Organics, Inc. 629 W Buffalo St. Ithaca, NY 14850
Phone: (607) 319-5113 Fax: (866) 824-3702 Email: Ian@emmysorganics.com

File Number 2104

RESTRICTED APPRAISAL REPORT
APPRAISAL OF

IURA Cherry Street Land
Cherry Street
Ithaca, NY
Prepared for
City of Ithaca
108 East Green Street
Ithaca, NY 14850
Prepared by
Landmark Appraisal Co., LLC
278 Bill George Rd.
Lansing, NY 14882
COPYRIGHT © 2018 by Landmark Appraisal Co., LLC
All Rights Reserved

EFFECTIVE DATE OF APPRAISAL
May 28, 2018

Landmark Appraisal Co., LLC
278 Bill George Rd.
Lansing, NY 14882

Telephone: 607-227-2384
Fax: 607-697-0414
Email:landmarkappraisalco@gmail.com

Date of Inspection:
Effective Date of Appraisal:
Date of Report:

May 28, 2018
May 28, 2018
June 7, 2018

City of Ithaca
108 East Green Street
Ithaca, NY 14850
Attention: Nels Bohn
Dear Mr. Bohn,
Pursuant to your request, we have made an appraisal of the market value of the
property located at:
Tax Map #100.-2-1.21
Cherry Street
Ithaca, NY,
Tompkins County
As per mutual agreement with City of Ithaca (client) and Landmark Appraisal Co., LLC
(appraiser), the format used is defined as a Restricted Appraisal Report appraisal. It complies
with the requirements set forth under Standard 2-2(b), Rule 1 of the Uniform Standards of
Professional Practice, but is subject to the Assumptions and Limiting Conditions listed in this
report. This appraisal report details the information used to arrive at a conclusion of value. It
can be understood by a knowledgeable reader without additional information in the work file of
the appraiser.
The Fee Simple Stabilized Market Value on May 28, 2018 of a 1-acre parcel of land
was estimated at:

One Hundred Ten Thousand Dollars
$110,000
The Fee Simple Stabilized Market Value on May 28, 2018 of a 2-acre parcel of land
was estimated at:

Two Hundred Thousand Dollars
$200,000

Respectfully Submitted,
Landmark Appraisal Co., LLC

Clay Burruss,
General Appraiser
Operating Mgr.

Certified

Portion of Survey Map

Zoning Map

Sales Comparison Grid - 1-acre Parcel
Comparable 1

Property Name
Street Address
City, State, Zip Code
Tax Map No.
Grantor
Grantee
Sale Price
Sale Date

Comparable 2

Comparable 3

Elmira Rd Vacant Land Lansing Vacant Commercial
Land
602 Elmira Rd
East Shore Drive
Ithaca, NY
Lansing, NY
31.-3-4
37.1-2-53.21
Ferrara Realty
Finger Lakes Tire & Auto
Guru Hotels, LLCSea Mountain Ventures II, LLC

Lansing Commercial Land
E Shore Drive
Lansing, NY
37.1-2-54.16
JRS Realty Inc.
Listing

$140,000
8/29/2014

$150,000
7/19/2016

$125,000
6/1/2018

Property Rights Conveyed
Financing Terms
Conditions of Sale

Fee Simple
Market Terms
Arms Length

Fee Simple
Market Terms
Arms Length

Fee Simple
Market Terms
Arms Length

Comp.Land acres
Comp.Land per acre

3.000
$46,667

3.270
$45,872

1.960
$63,775

ADJUSTMENTS
Time/Mkt Cond.Multiplier
based on 3.00% annl.chg.
Time Adj.Land per acre

1.113

1.057

1.000

$51,952

$48,466

$63,807

Location
Site Size
Topography
Utilities
Listing
Other

0.00%
25.00%
10.00%
0.00%
0.00%
0.00%

15.00%
25.00%
0.00%
25.00%
0.00%
0.00%

15.00%
10.00%
0.00%
25.00%
-10.00%
0.00%

$70,135
1.000

$79,968
1.000

$89,329
1.000

Indicated Total Value

$70,135

$79,968

$89,329

Total Gross Adjustments
Total Net Adjustments

50.29%
50.29%

74.33%
74.33%

60.08%
40.07%

Adj.Comp.Land per acre
Subject Land acres

Percentages are provided as a guide and include a Time Adj. if applied. Individual percentages may not add up due to rounding and
compounding.

Sales Comparison Grid 1-acre Parcel
Comparable 4

Property Name
Street Address
City, State, Zip Code
Tax Map No.
Grantor
Grantee

(continued)

Comparable 5

Dryden Commercial Land
1410 Dryden Rd
Dryden, NY
52.-1-8.1
SLN Properties LLC
Listing

Ithaca Vacant Commercial
241 Cherry St
Ithaca, NY
96.-2-1.22
EMF Corp.
Mad4Cherry

$175,000
6/1/2018

$122,500
12/7/2012

Property Rights Conveyed
Financing Terms
Conditions of Sale

Fee Simple
Market Terms
Arms Length

Fee Simple
Market Terms
Arms Length

Comp.Land acres
Comp.Land per acre

1.500
$116,667

1.000
$122,500

1.000

1.165

$116,724

$142,718

0.00%
0.00%
0.00%
0.00%
-10.00%
0.00%

0.00%
0.00%
0.00%
0.00%
0.00%
-15.00%

$105,052
1.000

$121,310
1.000

$105,052

$121,310

10.05%
-9.96%

33.98%
-0.97%

Sale Price
Sale Date

ADJUSTMENTS
Time/Mkt Cond.Multiplier
based on 3.00% annl.chg.
Time Adj.Land per acre
Location
Site Size
Topography
Utilities
Listing
Other
Adj.Comp.Land per acre
Subject Land acres
Indicated Total Value
Total Gross Adjustments
Total Net Adjustments

Percentages are provided as a guide and include a Time Adj. if applied. Individual percentages may not add up due to rounding and
compounding.

After analyzing the available comparable sales and selecting those considered
most comparable, appropriate adjustments were made to the sale price of each. The
value of a 1-acre parcel, as indicated by these sales was determined to be $110,000,
rounded.

$110,000
One Hundred Ten Thousand Dollars

Sales Comparison Grid 2-acre Parcel
Comparable 1

Property Name

Comparable 2

Comparable 3

Lansing Vacant Commercial
Land
East Shore Drive
Lansing, NY
37.1-2-53.21
Finger Lakes Tire & Auto
Sea Mountain Ventures II, LLC

Lansing Commercial Land

Dryden Commercial Land

E Shore Drive
Lansing, NY
37.1-2-54.16
JRS Realty Inc.
Listing

1410 Dryden Rd
Dryden, NY
52.-1-8.1
SLN Properties LLC
Listing

$150,000
7/19/2016

$125,000
6/1/2018

$175,000
6/1/2018

Property Rights Conveyed
Financing Terms
Conditions of Sale

Fee Simple
Market Terms
Arms Length

Fee Simple
Market Terms
Arms Length

Fee Simple
Market Terms
Arms Length

Comp.Land acres
Comp.Land per acre

3.270
$45,872

1.960
$63,775

1.500
$116,667

Street Address
City, State, Zip Code
Tax Map No.
Grantor
Grantee
Sale Price
Sale Date

ADJUSTMENTS
Time/Mkt Cond.Multiplier
based on 3.00% annl.chg.
Time Adj.Land per acre

1.057

1.000

1.000

$48,466

$63,807

$116,724

Location
Site Size
Utilities
Listing
Other

15.00%
15.00%
25.00%
0.00%
0.00%

15.00%
0.00%
25.00%
-10.00%
0.00%

0.00%
0.00%
0.00%
-10.00%
0.00%

$75,122
2.000

$82,949
2.000

$105,052
2.000

$150,243

$165,897

$210,104

63.76%
63.76%

50.07%
30.06%

10.05%
-9.96%

Adj.Comp.Land per acre
Subject Land acres
Indicated Total Value
Total Gross Adjustments
Total Net Adjustments

Percentages are provided as a guide and include a Time Adj. if applied. Individual percentages may not add up due to rounding and
compounding.

Sales Comparison Grid
(continued)

Comparable 4

Property Name
Street Address
City, State, Zip Code
Tax Map No.
Grantor
Grantee

Ithaca Vacant Commercial
241 Cherry St
Ithaca, NY
96.-2-1.22
EMF Corp.
Mad4Cherry

Sale Price
Sale Date

$122,500
12/7/2012

Property Rights Conveyed
Financing Terms
Conditions of Sale

Fee Simple
Market Terms
Arms Length

Comp.Land acres
Comp.Land per acre

1.000
$122,500

ADJUSTMENTS
Time/Mkt Cond.Multiplier
based on 3.00% annl.chg.
Time Adj.Land per acre

$142,718

Location
Site Size
Utilities
Listing
Other

0.00%
-10.00%
0.00%
0.00%
-15.00%

Adj.Comp.Land per acre
Subject Land acres

$107,038
2.000

Indicated Total Value

$214,076

Total Gross Adjustments
Total Net Adjustments

1.165

45.63%
-12.62%

Percentages are provided as a guide and include a Time Adj. if applied. Individual percentages may not add up due to
rounding and compounding.

After analyzing the available comparable sales and selecting those considered
most comparable, appropriate adjustments were made to the sale price of each. The
value of a 2-acre parcel, as indicated by these sales was determined to be $200,000,
rounded.

$200,000
Two Hundred Thousand Dollars

Proposed Resolution
IURA Economic Development Committee
June 14, 2018
1st Amendment to Loan Agreement with Urban Core, LLC (CD-RLF #42)
Whereas, on May 30, 2018, Urban Core, LLC (Urban Core) submitted a request to subordinate the
existing IURA 2nd mortgage securing a $200,000 loan for the 108-114 W. Green Street project to a new
Tompkins Trust Company construction loan in the amount of $450,000, which will convert to a
permanent mortgage upon completion of the Press Bay Court project, and
Whereas, on August 30, 2017 the IURA issued a $200,000 loan to Urban Core to acquire, renovate and
lease up a mixed use commercial/residential building for multiple tenants located at 108-114 W. Green
Street (Press Bay Court), and
Whereas, subsequently Urban Core LLC has been awarded Main Street and Restore NY grant funds to
expand the project scope for Press Bay Alley and adjacent buildings owned by Urban Core, and
Whereas, such grant funding is provided on a reimbursement basis following project completion, and
Whereas, if the request is granted, the IURA mortgage will be subordinated to mortgages totaling
approximately $1,031,000, and
Whereas, standard commercial lending underwriting standards seek a minimum 1.2 Debt Coverage
Ratio (DCR) and a maximum 80% Loan-to-Value (LTV) ratio on the collateral, and
Whereas, Urban Core has submitted an updated pro forma income statement, including updated rent
rolls, and an appraisal estimating the fair market value of the property following project completion,
and
Whereas, these documents indicate that after incorporating the new loan financing the Debt Coverage
Ratio (net operating income/annual debt service) will be 1.34 and the Loan-to-Value ratio will be 74%,
thereby satisfying standard commercial loan underwriting standards, and
Whereas, Urban Core is current on all IURA loan payments, and
Whereas, environmental review for project financing has already been completed, and
Whereas, at their June 14, 2018 meeting the IURA Economic Development Committee reviewed this
matter and recommends the following; now, therefore, be it
RESOLVED, that the IURA hereby approves the request to subordinate its mortgage lien on 108-114 W.
Green Street to facilitate a loan from Tompkins Trust Company not to exceed $450,000, and be it
further,
RESOLVED, that the IURA Chairperson is authorized, subject to review by IURA legal counsel, any
documents necessary to implement this resolution, and be it further
RESOLVED, that any legal costs incurred by the IURA shall be reimbursed by Urban Core, LLC.
j:\planning\community development\loans\cd-rlf\42-108-114 w. green st. (urban core)\resolutions\reso iura edc urban core 1st amend 6-14-18 .doc

May 30, 2018
To: IURA
From: Urban Core, LLC
RE: Resubordination of financing on 108‐114 W. Green Street

This letter serves as a formal request to resubordinate the existing IURA loan in the amount of $200,000
on the above referenced property to a new Tompkins Trust construction loan in the amount of
$450,000, which will convert to a permanent mortgage upon completion of the Press Bay Court project.
IURA is presently in a second position behind the existing Tompkins Trust first mortgage. The new
financing is required in order to complete the Press Bay Court project, which was funded in part by the
above referenced IURA loan and also the RESTORENY grant program as recommended by IURA. A
requirement of this new mortgage is that Tompkins Trust remain ahead of all others in their collateral
position on the property for both loans. As such, our project cannot continue if this request is not
granted. Timeliness is also important as our project schedule requires that we continue to aggressively
pursue completion which requires the funds from this construction loan be released within the next 30
days.
I have provided to IURA staff for their confidential review our pro‐forma financials including all existing
and proposed financing. This financing model shows a 1.34 DSCR, which is well above the standard
minimum 1.2 required by most lenders, and also a total LTV of 75.41% which is well below the standard
maximum of 80%. In addition, I have provided to IURA staff also for their confidential review, the
appraisal which was completed on the property as part of the lending process for Tompkins Trust which
substantiates the internally calculated value within a very narrow variance (the appraised value is 1.74%
higher than our calculated value).
I also want to take this opportunity to thank IURA for the support that it has provided for our project to
date. We would not be where we are today in the process of completing this project were it not for that
support. With this modification and the funding that it allows we will have everything we need to
complete this project very quickly which I firmly believe will deliver tremendous benefits to the
downtown community as another anchor to continue our work of revitalizing the 100s west area of our
urban core.
Thank you for your time and consideration.

Sincerely,

John Guttridge
Managing Member
Urban Core, LLC

IURA Grants Summary
May 2018
#
2521
2522

ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES
2015 CDBG Activities

2531

complete 1.0 Hancock Street
complete 2.0 Mini Repair
2
complete 6.0 Temporary Ramp Loan Program

2532
2523
2524
2525

complete
complete
NO
complete

2526
2527
2528
2529
2530

complete
complete
complete
complete
complete

2912

complete

SPONSOR

7.0 Hospitality Employment Training Program3
8.0 Work Preserve Job Training Program
9.0 Spencer Road Sidewalks
10.0 2-1-1/I&R Service
7
11.0 Building for the Future
12.0 Immigrant Services
13.0 A+ Tuition Assistance
14.0 ReSET Job Training Expansion
15.0 CDBG Grant Administration
Unallocated 2015 CDBG7

TOTAL
BUDGET

EXPENDED

UNEXPENDED

% SPENT

INHS
INHS
Finger Lakes Ind. Center

250,403.50
35,000.00
20,000.00

20,000.00

0.00

100%

GIAC
Historic Ithaca
City of Ithaca
Human Services Coalition
Southside Community Center
Catholic Charities
BJM Enrichment Program
Finger Lakes ReUse
IURA
N/A

109,372.86
87,500.00
100,000.00
20,000.00

109,372.86
87,500.00
28,106.50
20,000.00

0.00
0.00
71,893.50
0.00

100%
100%
28%
100%

21,227.76
16,000.00
17,410.00
23,759.00
134,329.20

21,227.76
16,000.00
17,410.00
23,759.00
134,329.20

0.00
0.00
0.00
0.00
0.00

100%
100%
100%
100%
100%

0.00
835,002.32

0.00
763,108.82

0.00
71,893.50

100%
91%

34,074.00
30,000.00

34,074.00
30,000.00

0.00
0.00

100%
100%

67,500.00
100,000.00
22,489.00
10,317.00
185,000.00
11,580.00
17,625.65
20,000.00
30,000.00
20,000.00
132,274.20

65,597.11
100,000.00
21,099.00
10,317.00
34,974.00
11,580.00
17,625.65
20,000.00
30,000.00
20,000.00
132,274.20

1,902.89
0.00
1,390.00
0.00
150,026.00
0.00
0.00
0.00
0.00
0.00
0.00

97%
100%
94%
100%
19%
100%
100%
100%
100%
100%
100%

2,260.72
683,120.57

0.00
527,540.96

2,260.72
155,579.61

0%
77%

77,104.40

43,288.42

33,815.98

56%

44,026.00
100,000.00

43,651.00
96,380.00

375.00
3,620.00

99%
96%

314,125.00

314,125.00

0.00

100%

75,000.00
32,984.10

53,481.17
32,984.10

21,518.83
0.00

71%
100%

0.00
643,239.50

0.00
583,909.69

0.00
59,329.81

100%
91%

22,000.00
75,000.00
26,000.00
100,000.00
0.00
67,500.00
36,587.00
25,000.00

0.00
0.00
7,594.20
78,884.81
0.00
0.00
13,675.63
0.00

22,000.00
75,000.00
18,405.80
21,115.19
0.00
67,500.00
22,911.37
25,000.00

0%
0%
29%
79%
100%
0%
37%
0%

49,000.00
30,000.00
20,000.00
20,000.00
15,925.00
13,280.00
128,882.00
56,886.24
84,200.00

49,000.00
17,500.00
0.00
20,000.00
3,981.25
10,005.09
75,987.02
0.00
84,200.00

0.00
12,500.00
20,000.00
0.00
11,943.75
3,274.91
52,894.98
56,886.24
0.00

100%
58%
0%
100%
25%
75%
59%
0%
100%

36,500.00
806,760.24

0.00
360,828.00

36,500.00
445,932.24

0%
45%

Total

250,403.50
35,000.00

0.00
0.00

100%
100%

2016 CDBG Activities
2541
2542
2543
2544
2545
2546
2547
2548
2549
2550
2551
2552
2553
1913

18
complete 3.0 LKNB Homeowner Rehab
complete 6.0 Mini repair
8.0 Work Preserve Job Training & Placement 5
ok
complete 9.0 Hospitality Employment Training Program
ok
11.0 Heating System & Code Corrections
complete 12.0 Advocacy Center Garage Renovation
NO
13.0 Wading Pool Renovations
complete 1.0a Housing for School Success
complete 14.0 A Place to Stay Case Management
complete 8.0a Work Preserve Job Readiness
complete 15.0 Immigrant Services
complete 16.0 211 Info and Referral
complete 17.0 CDBG Admin
Unallocated 2016 CDBG 18
ok

Love Knows No Bounds
INHS
Historic Ithaca
GIAC
DICC
Advocacy Center
GIAC
IURA
Catholic Charities
Historic Ithaca
Catholic Charities
HSC
IURA
N/A
Total

2016 HOME Activities
2755
2756
2757
2758
2759
2760
2807

2561
2562
2563
2564
2565
2566
2567
2568
2569
2570
2571
2572
2573
2574
2575

ok

1.0 Housing for School Success
2.0 Security Deposit Assistance Program (including Inspections)10
ok
ok
4.0 304 Hector Street
8, 9, 15
complete 5.0 202 Hancock Townhouses
14
7.0 Morris Ave Homes
ok
complete 18.0 HOME Admin
11
complete Unallocated 2016 HOME
Total

ok

2017 CDBG Activities
1.0 Chartwell House

IURA
Catholic Charities
INHS
INHS
Habitat for Humanity
IURA
N/A

Tompkins Community Action
INHS
INHS
GIAC
Finger Lakes ReUse, Inc.
Historic Ithaca
CCE of Tompkins County
TCAT
DICC
Catholic Charities
Historic Ithaca
Human Services Coalition
Catholic Charities
ICSD
IURA
IURA
Tompkins Community Action
N/A

ok
ok
ok
cancelled
ok
ok
ok

2.0 2017 Homeowner Rehab
6.0 Mini Repair
7.0 Hospitality Employment Training Program
8.0 Ithaca ReUse Center Expansion
10.0 Work Preserve Job Training: Job Placements
11.0 Food Entrepreneurship
12.0 Urban Bus Stop Signage & Amenities
6, 7, 19
complete 13.0 DICC Heating & Roofing Replacement
ok
14.0 Immigrant Services
ok
15.0 Work Preserve Job Readiness
complete 16.0 2-1-1 Info and Referral
ok
17.0 A Place To Stay: Supportive Services
ok
18.0 Housing For School Success: Year #2
ok
19.0 CDBG Admin
ok
22.0 Economic Development Loan Fund
complete 9.0 Harriet Gianellis Child Care Center
Unallocated 2017 CDBG16, 19
ok
Total

2017 HOME Activities
2767
2768
2769
2770

17
cancelled 3.0 402 South Cayuga Street
4.0 Housing Scholarship Program11
ok
ok
5.0 Security Deposit Assistance
ok
21.0 828 Hector Street (CHDO)

Habitat for Humanity
The Learning Web
Catholic Charities
INHS
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0.00

0.00

0.00

100%

65,592.00
42,750.00
41,378.00

19,784.55
42,174.50
7,747.68

45,807.45
575.50
33,630.32

30%
99%
19%

IURA Grants Summary
May 2018
#

ON
SCHEDULE

2771

ok

2807

ok

20.0 HOME Admin
12, 17
Unallocated 2017 HOME

ok

Recaptured Funds (HP)

ok

Unanticipated Program Income (PI)

HUD ENTITLEMENT ACTIVITIES

SPONSOR

15
8

TOTAL
BUDGET

EXPENDED

UNEXPENDED

27,565.10

9,885.46

17,679.64

99,977.80

0.00

99,977.80

0%

N/A

5,000.00

0.00

5,000.00

0%

N/A

21,545.00
303,807.90

0.00
79,592.19

21,545.00
224,215.71

0%
26%

Total

CDBG Spend Down Ratio (must be less than 1.5 by June 1st of each year (60 days prior to program year):
YES
YES

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award
Pre-2017 Method: Unexpended CDBG Grant funds on Line of Credit:
Current Method: Total Unexpended CDBG funds: Line of Credit + CDBG Revolving Loan Fund:
Maximum Unexpended CDBG Funds to Satisfy 1.5 CDBG Spend Down Ratio
Amount Required to be Expended by 6/1 to Meet CDBG Spend Down Ratio of 1.5:

Total Unexpended HUD Entitlement Funds
CDBG Activities
CDBG Program Income
CDBG Revolving Loan Fund Balance
HOME Activities
HOME Program Income Activites
Total Unexpended HUD Entitlement Funds

0.945
1.312
966,615
-56,523

608,824.11
64,581.24
301,268.38
283,545.52
22,173.00
1,280,392.25
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% SPENT

IURA
N/A

36%

D
at
e
Pa La
yt st
.R
ec
'd

St
at
us

Fe
e
ar
ly
Ye

rt
er
Fe ly
e

Project

Q
ua

M
on

th
Fe ly
e

LEASE PAYMENTS DUE TO IURA
May 2018

Cherry Street Industrial Park
Moro Design

Quarterly Lease - Jan., April, July, Oct.
Yearly Maintenance Fee - July

Current

04/27/18

$ 300.00

Current

07/24/17

$ 236.80

Current

08/08/17

$ 375.00

Current

07/10/17

$ 2,830.95

Current

05/31/18

$ 6,536.00

Current

05/08/18

Current

05/08/18

Current

04/02/18

Current

05/03/18

Current

12/29/17

$

465.00

Evaporated Metal Films

Yearly Maintenance Fee - July
Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease

Monthly Lease
(rate change 1/1/2018)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2018
Cinemapolis
Monthly Lease-rate change on 5/1/18

$ 3,198.60

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/18)

$

278.00

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/18

$

443.85

Farmer's Market/Steamboat Landing
Quarterly Lease - June, Aug., Oct., Dec.

$ 8,322.50

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

MEMO
To:
IURA Economic Development Committee
From: Nels Bohn, Director of Community Development
RE:
State Theatre Concessions Project – Request for Nonbinding Advisory Opinion
Regarding Mortgage Subordination
Date: June 7, 2018

The State Theatre of Ithaca, Inc. applied for loan assistance for a project to expand their
concession sales by connecting the theatre with the ticket office building at 105 W. State Street
and converting the ticket office to a concessions/café area.
The IURA completed underwriting for the loan then received notice that the STI Board decided
to defer the project until the spring of 2019.
The financing structure for the project requires a $275,000 bank loan in addition to a $100,000
IURA loan. The bank has indicated that a new loan will require security of a 1st mortgage
position on the combined ticket office/theatre building. STI seeks an advisory opinion from the
EDC whether it would consider subordinating its 1st mortgage on the theater to the bank to
induce a $275,000 bank loan for the concessions project.
The IURA assisted STI with a loan for acquisition and successful turn‐around of the failing
theatre in 2009. The IURA issued a $458,500 loan at 2% interest with a 30‐year amortization
period and a balloon payment due at the end of year #10 (March 2019). The current loan
balance is $360,500. This loan is secured by the following:
 1st mortgage on theatre (117 W. State St.)
 2nd mortgage on 209 W. State Street (medical office building)
 $200,000 Limited personal guarantee of Mack and Carol Travis
The borrower seeks a non‐binding advisory opinion whether the IURA would consider to
subordinate the IURA’s 1st mortgage lien on the theatre building to induce a $275,000 loan
from M&T Bank, who already holds a 1st mortgage on 105 W. State, to provide financing for the
Concessions project. Other IURA loan security would remain in place. Tompkins Trust holds a
1st mortgage lien on 209 W. State with an outstanding principal balance of $267K. The market
value of this property is estimated at $847K based on a 7% cap rate, indicated that $580K of
value is available to secure IURA debt.

Ithaca Urban Renewal Agency (IURA)
Loan Review – State Theatre of Ithaca, Inc.
PB-LF #10
IURA Economic Development Committee
April ___, 2018
Borrower:

State Theatre of Ithaca, Inc., a New York State Not for Profit (501(c)(3)) entity
established in November 2006

Tax ID#:

#30-0520118

Business Address:

105 West State Street
Ithaca, NY 14850

Telephone:

607-277-8283

Website:

www.stateofithaca.org

Board of Directors:

Chet Osadchey, President
Ben Kuo, Vice President
Robert Gearhart, Secretary
Kim Yeoh, Treasurer
Ethan Ash
Amy Dickinson
Kristin Gutenberer
John Guttridge
Natalie Matychak-French
Ellen McCollister
Mack Travis
Paul Velleman

Business:

Performing arts theatre; provide food and beverages for consumption on
premises

NAIC#:

711110; 711122

Project Address:

105-117 West State Street
Ithaca, NY 14850

Date of Review:

April 20, 2018

1

Project Description:

Expand and renovate the lobby of the State Theatre of Ithaca by opening access
through a common wall to the current box office located in the adjacent
building at 105 W. State Street, a three-story structure which contains occupied
apartments on the upper floors. The 1,000 sq. ft. of space on the first floor will
includes a ticket counter and will provide increased concession and bar space, a
meeting area, a lunchtime café and patron seating. Overall, the renovation will
create three openings between the State Theatre and the adjacent space to
allow access by 50,000+ patrons annually, and will include an ADA accessible
bathroom at lobby level. The project also includes renovation to the 600 sq. ft.
basement area to maintain kegs, walk-in coolers, non-cooking food prep area,
basement office and new unisex bathroom. A dumbwaiter will be installed to
lift kegs and other supplies from the basement food prep area.

Lender:

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

Loan Request
Loan Amount:

$100,000 new funds

Use of Proceeds:

Funds of $100M will be used to purchase new café/bar/concession/
kitchen equipment and accessories; architectural and professional fees
associated with renovation project to expand theatre lobby area and
basement (see above Project Description)

Term:

Interest only until March 2019, followed by a ten-year term. IURA has an
existing loan to the borrower which closed in 2009. The IURA loan has a current
outstanding principal balance of $360,500 and is scheduled to balloon in March
2019. IURA will consider consolidating the two loans in March 2019, providing
for repayment of the consolidated debt over a ten-year term, with an
amortization schedule to be determined.

Amortization:

120 Months, subject to modification if the $100,000 new loan is consolidated
with the existing loan

Interest Rate:

3.00% per annum, to be reduced to 2.00% upon satisfaction of job creation
goals

Repayment:

Interest only on new funds of $100,000 will be due until March 2019.
Thereafter, loan will be repaid over a ten-year term based on a ten-year
amortization. If IURA elects to consolidate the $100,000 loan with the
outstanding balance of the existing loan, when it balloons in March 2019, the
consolidated loan will be repaid over a ten-year term and based on an
amortization schedule to be determined.
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Loan Collateral:

Mortgage lien on commercial property located 105 West State Street and 117
West State Street, Ithaca, NY. Lien to be subordinate to the first mortgage liens
on both properties filed by M&T Bank and to the lien securing IURA’s existing
loan, which will be spread to encumber both 105 West State Street and 117
West State Street. Property has a tax assessed value (2018) of $1,850M. In
addition, the loan will be secured by a lien on 209 West State Street (medical
office building). Lien will be subordinate to the first mortgage lien held by
Tompkins Trust—current o/s bal. of $267M and to an IURA mortgage securing
the existing loan. Property is estimated at a $847M market value.

Personal Guarantors:

Mack and Carol Travis, limited to $200,000.

Loan Application
State Theatre of Ithaca, Inc. (“STI”) is requesting a $100,000 loan to finance new kitchen equipment and
other equipment, furnishings and fixtures, and to fund architectural and professional fees, all associated
with the expansion and renovation of the lobby area of its historic theatre located at 105-117 West
State Street in downtown Ithaca. The renovation includes a new café and expanded bar/concession
area which will allow for greater accessibility, and equipping the basement space to support the
operation of the café and bar, as well as to add an office and a restroom. STI is currently working with
M&T Bank for additional funds of $275M to finance the building renovations/construction. In addition,
STI is also requesting $100M from the Park Foundation for use towards the renovations. Currently STI
has an outstanding balance of $140M owed to Park Foundation. Once renovations are complete, STI is
anticipating a DASNY Grant of $250M which would be used to pay off the Park Foundation loan entirely.
The Project
STI’s current project involves expanding and renovating the lobby and basement of the theatre by
opening access through a common wall to the current box office located in the adjacent building at 105
West State Street. The historic theatre is located at 117 West State Street in downtown Ithaca, NY and
includes property addresses at 109-117 West State Street. Renovations are to take place in 1,000 sq. ft.
on the first floor of 105 West State Street and will include a new ticket counter and an increased
concession and bar area, a meeting space and lunchtime café and patron seating. The project also
includes renovations to the 600 sq. ft. basement area to maintain kegs, walk-in coolers, non-cooking
food prep area, basement office and new unisex bathroom and a new dumbwaiter. Overall, the
renovation will create three openings between the theatre and the adjacent space to allow greater
access by 50,000+ patrons annually, and will include an ADA accessible bathroom at lobby level. The
expanded concession service along with a café would enable the theatre to provide a broader array of
services and benefit the patron experience overall as well as increase profitability and sustainability for
STI.
Total project costs are estimated at $505,423. See Sources and Uses for further breakdown. The
applicant is in underwriting with M&T Bank for financing the renovations. The project cost details of the
renovation are attached to this analysis.
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As collateral, it is anticipated that the IURA loan will be secured by a mortgage on property located at
105-117 West State Street, Ithaca, NY behind M&T Bank and an existing IURA mortgage (which will be
spread to encumber both properties) and a mortgage on 209 West State Street (medical office building)
behind Tompkins Trust and an existing IURA mortgage, and the $200,000 limited personal guarantees of
Mack and Carol Travis. In the event that IURA elects to consolidate its two loans in March 2019, its
mortgage liens would be consolidated as well.
Sources & Uses of Funds
The total project cost is estimated at $505,423, consisting of the following:
State Theatre of Ithaca, Inc.
Use of Funds
Construction/Renovation *
Machinery & Equipment
Professional Fees (architectural, legal, etc.)
Working Capital
Total

404,335
74,410
16,678
10,000
505,423

Source of Funds - see below
IURA
M&T Bank
Park Foundation
Demarest Architecture Sponsorship Trade
Tompkins County Capital Grant
State Theatre Foundation
Total

100,000
275,000
100,000
7,089
9,000
14,334
505,423

* Attached to the analysis is the preliminary construction budget which details the renovations to
the lobby and basement.

Sources of Funds
IURA – new funds of $100,000
Proceeds to be used for kitchen, cafe, bar, concession equipment, furnishings and fixtures and for
professional fees associated with the expansion and renovation.
M&T Bank – new funds of $275,000
Applicant is currently applying for $275,000 to be used for the renovation/construction costs of the
project. It is anticipated that the new bank funds will be rolled into an existing balance of an M&T loan
($113,866). Total amount will be amortized over 20 years with an interest rate of 5%.
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Park Foundation – new funds of $100,000
Application for a $100,000 loan has been made to the Park Foundation which has previously extended
credit to STI. The existing balance is approximately ($140,000).
Through Congresswoman Barbara Lifton, STI applied for a $250,000 Dormitory Authority of the State of
New York (DASNY) grant. DASNY grants are used for construction, financing and services which help
provide the foundation for healthy, educated and resilient communities that make NY thrive. It is
anticipated that the DASNY Grant of $250,000 will be used to pay off the Park Foundation loan in total,
thereby reducing annual debt service by $20,000.
Tompkins County Capital Grant
Tompkins County Capital Grant of $9,000 has been awarded.
Background
State Theatre of Ithaca, Inc. (“STI”) is a 501(c)(3) not-for-profit corporation that owns and operates
Tompkins County’s last remaining historic theatre. The building, which was constructed around 1915,
was converted into a theatre which opened in 1928 and contains approximately 28,410 sq. ft. and over
1,600 seats. Since 2008, STI has successfully operated the theatre as a not-for-profit entity, after
purchasing it from Historic Ithaca as the theatre was on the brink of foreclosure.
STI’s mission is to enhance the cultural life of Ithaca and the Finger Lakes by preserving, operating and
promoting the historic State Theatre as an active venue for national, international and community
performances and programming. STI is committed to being this community’s center of performing arts
activity, as well as a cornerstone of downtown Ithaca’s economic revitalization. STI began operations in
2009 season with less than 12 shows. Today, STI’s current season showcases 75 shows including
renown acts, community performances and debates, Ithaca Ballet, and classic films.
The Board of Directors, listed on the front page of this analysis, has grown from the original three
founders to a board of 14 dedicated professionals from the Ithaca area. The Board agreed for STI to
undertake the project to expand and enhance the lobby and basement of the State Theatre by opening
access through a common wall to the current box office at 105 West State Street. The renovation will
create three openings between the State Theatre and the adjacent property to allow access by
patrons—two openings in the lobby and one at the back of the stage house. The improvement will clear
away the concession counters that currently impede traffic in the lobby and open the view of the
fireplace—an important architectural feature of the lobby. The renovations will create a “single
building” comprised of the 105-117 West State Street properties, which have been combined for real
property tax purposes. The borrower has been advised by the Building Department that no permission
is required to combine the buildings so long as both buildings satisfy code requirements. The project
includes an increased concession and bar area, a meeting space and lunch time café which will maximize
business opportunities and create new sources of revenue by increasing concession and bar sales,
providing a venue for gathering before and after shows, and enhancing the ability of the theatre to host
weddings.
STI currently operates the following facilities:
State Street – Theatre 28,410 sq. ft.
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105 State Street – Box Office
105 State Street – basement
105 State Street –2nd floor apt.
105 State Street –3rd floor apt.

1,000 sq. ft.
600 sq. ft.
1,200 sq. ft.
1,700 sq. ft.

(lease expires 11/30/18)
(lease expires 02/28/19)

$1,100/monthly
$1,500/monthly

109 State Street – Upstairs Marque Space 1,900 sq. ft.
(DSP Shows 1,200 sq. ft. $1,250/mo)
(New State Theatre Admin. Ofc. 700 sq. ft.)
111 State Street – Store Front/Tenant- Willow Boutique, 849 sq. ft., $1,339/mo. (lease expires 10/30/18)
117 State Street – Store Front/Tenant – Antique Store, 980 sq. ft., $1,080/mo. (lease expires 1/31/19)

Restoration History
Since taking the theatre over in 2009, STI has invested over $700M in preserving and renovating the
historic theatre. STI continues to make investments in the theatre to enhance overall patron
experience. Below are some of the highlights.
•

•
•

•
•

•

•
•

2010--major upgrades were made to the stage and gallery. Specialized equipment such as
rigging, counterweight line, and electrical enhanced programming options and production
space.
2011--damaged plaster that was highly visible throughout the interior of the theatre was
repaired and restored to its original 1928 grandeur.
2012--a local foundation funded the purchase of a new digital movie projector, allowing STI to
showcase a classic movie series, filling the theatre with over a dozen events at times when the
theatre would have been closed.
2014--upgrades were made to the backstage and artist hospitality area, providing a comfortable
space for performers before and after performances.
The front entrance, including the plaster ceiling under the marquee has been renovated. The
lighting, over 3,000 light bulbs, has been converted to LED technology. Installation of the new
satellite light stations has helped the theatre to become more energy efficient.
2015--primary restroom facilities were completely renovated, doubling the number of fixtures
and eliminating patron time waiting in lines. A handicapped accessible drinking fountain was
also added.
The original 1928 poster boards were restored and repainted and hung on the exterior of
building.
Insulated load-in door added to the stage to seal a major air leak, ensuring ambient stage
temperature during performances.
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New Employment:
STI currently operates with six full-time employees and approximately three
part-time, some seasonal, employees. STI is expecting to hire two part-time concession clerks and one
full-time concession manager over the year.
Historical Financials
Below sets forth the past three fiscal years of accountant-prepared audited financial statements of the
Company. The trend is positive as ticket sales and concession revenues continue to steadily increase
while keeping operating costs in control. The Company annually releases net assets from restrictions
thereby assisting in the consecutive years of upgrades and renovations to the theatre (see Renovation
History in Background). The spreadsheet below sets forth the projected annual debt service that
includes a full year of principal and interest, although the new IURA loan will be interest only until March
2019. Based upon historical financials, the Company is able to satisfactorily service all of its annual
projected debt with a ratio of 1.8:1, with excess.

State Theatre of Ithaca, Inc.
Revenues:

06/30/15

06/30/16

06/30/17

Contrib. & sponsorships

269,157

31%

229,219

25%

175,411

19%

Ticket sales & program income

374,767

43%

425,695

46%

471,966

52%

Concessions

65,757

8%

102,994

11%

119,892

13%

Rental Income

84,361

10%

85,230

9%

69,169

8%

Advertising

36,125

4%

33,538

4%

31,875

3%

Net assets released from restrictions

45,965

5%

47,000

5%

46,473

5%

256

0%

75

0%

805

0%

Total Support & Revenues

876,388

100%

923,751

100%

915,591

100%

Expenses:
Production expenses

300,483

34%

345,454

37%

244,993

27%

Payroll and employee benefits

329,198

38%

325,858

35%

345,430

38%

8%

39,370

4%

3%

35,814
26,492

4%

Depreciation

74,279
25,997

3%

32,681

4%

Interest expense

19,398

2%

15,698

2%

15,585

2%

Real Estate Taxes

4,187

0%

3,906

0%

0%

Other SG&A expenses

130,328

15%

123,016

13%

3,916
130,688

14%

Total Operating Expenses

883,870

101%

876,238

95%

812,663

89%

Interest & other income

Advertising & Marketing

Incr/(Decr) in Unrestricted Net Assets

(7,482)

47,513

102,928

+ Depreciation

25,997

26,492

32,681

+ Interest exp.

19,398

15,698

15,585

Cash Flow

37,913

89,703

151,194

Add Back:
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Debt Service:
IURA-$100M Term Loan-(P&I) *

11,587

11,587

11,587

IURA-Comm. Mtg.-full year P&I *

20,904

20,904

20,904

M&T-Comm. Mtg.-full year P&I**

30,799

30,799

30,799

Park Foundation-P+I ***

20,800

20,800

20,800

Projected Debt Service

84,090

84,090

84,090

Debt Service Coverage

0.45

1.07

1.80

* The above debt service (worst case scenario) for the new $100M IURA loan includes both principal
and interest, amortized over 10 years at 2%. However, this new IURA loan is expected to be paid
interest only until the existing IURA loan balloons in March 2019. At that time, it is anticipated the
two IURA loans will be consolidated. The consolidated IURA loan is expected to be amortized over
20-25 years (to be determined prior to March 2019) with a balloon at the end of 10 years. Interest
rate assumed at 3% (2% once job creation is met) and collateralized as referenced in this analysis on
page 3.
** M&T currently has an outstanding loan of $114M to STI. New funds of $275M will be used for
the project. End loan financed is then anticipated at $389M, amortized over 20 years with a balloon
at the end of 10 years. Interest rate is assumed at 5% and collateralized by first lien mortgages on
105 and 117 West State Street.
*** The Park Foundation currently has a loan to STI. The outstanding balance is $140M. New funds
of $100M will be used for this project. The end loan will be $240M, with an interest rate of .5%.
Principal payment of $20M and interest are paid annually. It is anticipated that the DASNY Grant,
once approved, will be used to pay off the balance of the Park Foundation loan.
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Company Balance Sheet
As of FYE 6/30/2017, STI has total assets of $1,257,938, predominately in land, building (and
improvements) and equipment. The theatre, along with the two apartments on the second and third
floor of 105 State Street and two store fronts next to the theatre, is listed on the on-line tax assessment
records as having an assessed value of $1,850M. The assessment had increased from $1,500M in 2017.
Liabilities include long term debt with M&T Bank, IURA and the Park Foundation. Details of the loans
are included in the Debt Schedule attached to this analysis. All loans are being paid as agreed. The M&T
Bank loan and IURA loan are collateralized by commercial real estate.

Current Assets
Cash and cash equivalents
Accts. Rec.
Prepaid expenses
Deposits
Total Current Assets
Fixed Assets
Land
Building and Improvements
Equipment
Total Property, Building & Equip.
Less: Accumulated Depreciation
Net Fixed Assets
Total Assets

FYE
Interim 9 mos.
6/30/2017
3/31/2018
249,907
193,804
1,500
5,770
0
6,249
7,120
7,120
258,527
212,943
166,700
920,773
106,549
1,194,022
(194,611)
999,411
1,257,938

166,700
921,623
108,666
1,196,989
(194,611)
1,002,378
1,215,321

Current Liabilities
Accounts payables
Unearned revenue
Security deposits
Loan payables
Mortgage payables-current portion
Total Current Liabilities

65,433
210,291
9,200
0
46,508
331,432

70,545
190,013
7,994
0

Long Term Liabilities
Mortgage payables-net of current
Total Long Term Liabilities
Total Liabilities

608,422
608,422
939,854

615,086
615,086
883,638

Net Assets
Unrestricted net assets
Total Unrestricted Net Assets
Temporarily restricted net assets
Total Net Assets

295,940
295,940
22,144
318,084

286,378
286,378
45,305
331,683

1,257,938

1,215,321

Total Liabilities & Net Assets
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268,552

Current Financials versus Budget
Below sets forth the internal financial statement for the first nine months of the fiscal year 2018. The
interim statement is compared against a nine-month budget. As noted below, ticket sales and
concessions continue to increase. In fact, concession revenues at 3/31/2018 have surpassed budgeted
figures for the entire FYE 2018. Although the financial statements are for nine months of activity, the
debt service includes a full year of principal and interest. DSCR is adequate at 1.4:1 with excess, given
the increase in loans with IURA, M&T Bank and the Park Foundation.

State Theatre of Ithaca, Inc.
Revenues:

Interim
9 mos.

Budget
9 mos.

Annual

03/31/18

03/31/18

06/30/18

Contrib. & sponsorships

152,101

21%

191,100

28%

305,000

32%

Ticket sales & program income

296,559

42%

262,313

39%

379,786

40%

Concessions

98,622

14%

73,665

11%

93,210

10%

Rental Income

58,904

8%

57,609

9%

76,977

8%

Advertising

40,750

6%

32,500

5%

32,500

3%

Net assets released from restrictions *

46,000

6%

46,000

7%

46,000

5%

Interest & other income

17,859

3%

12,500

2%

12,500

1%

Total Support & Revenues

710,795

100%

675,687

100%

945,973

100%

Expenses:
Production expenses

180,149

25%

185,676

27%

260,992

28%

Payroll and employee benefits

287,003

40%

277,980

41%

371,200

39%

36,491

5%

42,001

6%

56,400

6%

Advertising & Marketing
Depreciation

0%

0%

0%

Interest expense

11,104

2%

10,639

2%

14,662

2%

Real Estate Taxes

7,352

1%

4,500

1%

0%

97,392

14%

88,667

13%

4,500
137,184

15%

619,491

87%

609,463

90%

844,938

89%

Other SG&A expenses
Total Operating Expenses
Incr/(Decr) in Unrestricted Net Assets

91,304

66,224

101,035

Add Back:
+ Depreciation

0

0

0

+ Interest exp.

11,104

10,639

14,662

Cash Flow

102,408

76,863

115,697

IURA-$100M Term Loan-(P&I)

11,587

11,587

11,587

IURA-Comm. Mtg.-full year P&I

20,904

20,904

20,904

M&T-Comm. Mtg.-full year P&I

30,799

30,799

30,799

Park Foundation-P+I

20,800

20,800

20,800

Projected Debt Service

84,090

84,090

84,090

Debt Service: **
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Debt Service Coverage

1.22

0.91

1.38

* This analyst has made an assumption as to the amount of the net assets released from restrictions
based upon previous three years.
NOTE: Details for the Debt Service is on the previous page.

Projections
The renovation project includes a new café and expansion of the concession area. Seating capacity is
forecasted at 32 seats total. The café will be air conditioned and open 50 weeks of the year despite the
fact that there is no theatre programming for July and August. It is anticipated that the café will not only
provide additional income for the theatre during the time when the theatre is open, but also during the
time when the theatre is not operating. The café and bar is expected to serve lunch, light meals before
shows, snacks and drinks after shows. Today, STI is in the process of applying for a full liquor license. In
the past, they would apply before each event.
In addition to sit-down dining, the café will also have a “grab and go” concept not readily available in the
downtown Ithaca area. Expenses include two part-time employees and a full-time manager.
Projected revenues were based upon research of the activity of surrounding food outlets. One popular
casual restaurant across the street from the theatre has had, on average, 60 patrons per day. For
projected dining revenue, the forecast assumes 50% of the average number of patrons in nearby eating
establishments multiplied by an average meal amount over 50 weeks that the café will be open.
Projections below for beer/wine show an increase of 10% over 2017 figures. The projections for
concession income conservatively take into account 10% of ticket buying patrons at $8.00 average
purchase amount. A net profit of $52,595 results after labor and food costs.
Total sales projected for the new café and expanded concessions are $186M over the 2017 figures of
$120M. In analyzing the projections, STI’s new café would have to minimally generate $134M in total
additional revenue to cover all expenses or to breakeven.

Actuals
2017 Sales (Actual numbers)

06/30/2017

Beer/Wine

79,949

Concessions

30,856

Merchandise

9,086
119,891
Annual

Projections for Café/Concessions/Bar:

Increase

Beer/Wine

7,995

Concessions

41,600
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Assumptions
10% increase over 2017 #s through increased point
of sales
$8.00 avg. concession income on 10% of ticket sales
(52,000 * .10 * $8.)

Lunch Sales

96,000

Brunch Sales

27,000

10 Pre-Show VIP events

13,500

Total Sales *

$12.00 avg. food purchase * 32 ppl/5 days per
week/50 weeks open for business
$9.00 avg. food purchase * 30 ppl/2 days per
week/50 weeks open for business
$20.00 avg. food purchase * 50 ppl * 10 events +
Extra bar sales

186,095

Expenses
Labor- 2 part time (1 FTE) **

50,000

Labor: Mgr. (FT)

43,500

Food costs

40,000

Total expenses
Projected Net Profit for Café/Concessions

133,500
52,595

* Revenues do not include wedding or event income which could range $10-15,000 per event

Employment
STI will be creating employment opportunities and has forecasted hiring two part-time employees and
one full-time employee (manager of the café), and may hire additional part-time employees over the
next three years according to demand.
Note: The IURA interest rate may be reduced to 2.00% upon achieving employment projections.
Personal Financial Statements
Mack A. Travis and his spouse Carol G. Travis have provided their joint personal financial statement
dated August 15, 2017, in connection with the project financing. They have offered to continue their
limited personal guaranty of $200M to the new IURA $100M loan. Mr. Travis is the former STI Board
President and current Board of Director.
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Risk Assessment
Positive Factors:
•

Active Board of Directors who are committed to ensuring the theatre’s growth and
sustainability.

•

The building expansion will allow STI to operate more efficiently, save costs and improve
concession and bar sales and overall business profitability.

•

The renovation project will improve patron experience (minimize noise and congestion in the
lobby) and contribute to a sustainable and profitable performing arts theatre in the community.

•

STI took an historic building from the brink of foreclosure in 2009 and over the years has
injected over $700M in improvements. STI has successfully turned the theatre around and now
continues to enhance not only the theatre but also the community.

•

Provide enhanced patron experience with new ticket counter, concession area, bar and café
seating, including an ADA accessible bathroom at lobby level. The expanded concessions will
enable STI to offer a broader array of services to the 50,000+ patrons who come to the theatre
annually.

•

Financial projections for the café are conservative utilizing 50% of the average number of
patrons at surrounding dining establishments and 10% of the ticket buying patrons for their
concession projections.

•

The new café will provide another source of revenue for the theatre as the café would serve
during the day and evening, and at times when the theatre is not open. Potential to host
weddings on stage, providing an additional source of revenue opportunity.

•

STI has identified an experienced manager in food service/management to manage the new café
and expanded concessions.

•

Collateral to the IURA loan is sufficient even though M&T Bank will have a first lien position
covering their debt of $389M, providing excess collateral of $1MM after all debt is considered
(tax assessment increased to $1,850M in 2018).

•

The added strength of the two high-net worth personal guarantors, albeit limited to $200M,
enhances collateral position.

•

Strong customer following and repeat clientele; events are booked for the entire 2017-18
season.

•

Property location is in a revitalized, busy downtown entertainment venue.

•

Good relationship with bank with access to bank financing.
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Negative Factors:
•

Café sales and increased concession revenues may be contingent on theatre ticket sales. If
ticket sales decline, fixed food and labor costs may affect the bottom line profits.

•

There may not be sufficient demand outside of theatre patrons to support the café as a dining
alternative.

•

Serving liquor at the café 50 weeks/year creates a potential for increased liability.

Recommendation
The proposed IURA loan to State Theatre of Ithaca, LLC involves a moderate degree of credit risk. We
recommend approval of the loan for the following reasons:
•
•
•
•
•
•

The experience and business acumen of the Board of Directors;
The continued renovation of an historic theatre in the heart of downtown Ithaca;
The projected positive cash flow with ability to service all debt;
The collateral support to the proposed credit facility;
The personal guarantors who will pledge their limited guaranty of $200M and continue their
support to the renovation of the historic theatre; and
It is recommended that the new IURA loan be interest only until the existing IURA loan matures
in March 2019 at which time the two loans should be consolidated and amortized (amortization
schedule to be determined prior to March 2019).

14

Recommended Loan Structure
•

Borrower: State Theatre of Ithaca, LLC, a New York State Not for Profit (501(c)(3)) entity

•

Use of Funds: new kitchen/café equipment and furnishings; professional fees--architectural and
legal fees associated with the overall project renovation of a new café and expanded concession
area of the theatre.

•

Loan Amount: $100,000

•

Term: Interest only until March 2019, followed by a ten-year term. IURA has an existing loan to
the borrower which closed in 2009. The IURA loan has a current outstanding principal balance
of $360,500 and is scheduled to balloon in March 2019. IURA will consider consolidating the
two loans in March 2019, providing for repayment of the consolidated debt over a ten-year
term, with an amortization schedule to be determined.

•

Amortization: 120 Months, subject to modification if the $100,000 new loan is consolidated
with the existing loan.

•

Interest Rate: 3.00% per annum, to be reduced to 2.00% upon satisfaction of job creation goals.

•

Repayment:
Interest only on new funds of $100,000 will be due until March 2019.
Thereafter, loan will be repaid over a ten-year term based on a ten-year amortization. If IURA
elects to consolidate the $100,000 loan with the outstanding balance of the existing loan, when
it balloons in March 2019, the consolidated loan will be repaid over a ten-year term and based
on an amortization schedule to be determined.

•

Loan Collateral: Mortgage lien on commercial property located 105 West State Street and 117
West State Street, Ithaca, NY. Lien to be subordinate to the first mortgage liens on both
properties filed by M&T Bank and to the lien securing IURA’s existing loan, which will be spread
to encumber both 105 West State Street and 117 West State Street. Property has a tax assessed
value (2018) of $1,850M. In addition, the loan will be secured by a lien on 209 West State Street
(medical office building). Lien will be subordinate to the first mortgage lien held by Tompkins
Trust—current o/s bal. of $267M and to an IURA mortgage securing the existing loan. Property
is estimated at a $847M market value.

•

Personal Guarantors:

Prepared by:

Mack and Carol Travis, limited to $200,000.

Elizabeth M. Kraus, Vice President
H. Sicherman & Company, Inc.
April 20, 2018
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Proposed Resolution
IURA Economic Development Committee
June 14, 2018
Selection of 2018 IURA Economic Development Committee Officers
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-Chairpersons are Chris Proulx and
Doug Dylla, respectively, now, therefore be it
RESOLVED, that __________________ be nominated as Chairperson of the IURA Economic
Development Committee, and be it further
RESOLVED, that __________________ be elected as Vice-Chairperson of the IURA Economic
Development Committee.

IURA 2018 Action Plan, City of Ithaca, NY
#

Project

Sponsor

Matching
Funds

Funding
Request

Adopted by Common Council: June 6, 2018
Last Updated: 3/1/18

ANTICIPATED FUNDING AVAILABLE

Total Project
Cost

2018 CDBG
$634,000

CDBG (R/U)
$38,760.72

2018 HOME
$261,000

HOME (R/U)
$133,793.78

2018 CDBG PI
$160,000

UDAG
$100,000

Summary Description

TOTAL
$1,327,554.50

HOUSING
1

Neighbor to Neighbor Home
Rehabilitation

Love Knows No Bounds

50,000

0

50,000

$40,000.00
$75,000.00

$40,000.00

Rehabilitate bathrooms, common kitchen, and other living spaces to improve safety and quality of permanent
housing for homeless men with disabilities.
Fund construction of 4 new for-sale housing units, 2 of which will be affordable to households earning 80% or less
of AMI.

2 Chartwell House

Tompkins Community Action

213,921

0

213,921

3 402 S. Cayuga St.*

Ithaca Neighborhood Housing
Services, Inc. (INHS)

150,000

907,327

1,057,327

$150,000.00

$150,000.00

4 Housing Scholarship Program

The Learning Web, Inc.

65,592

72,000

137,592

$65,592.00

$65,592.00

Tenant-based rental assistance for at least 6-8 homeless youths receiving supportive services.

5 Security Deposit Assistance

Catholic Charities of
Tompkins/Tioga Counties

48,250

18,511

66,761

$18,250.00

$30,000.00

$48,250.00

Security deposits for 77 low-income tenants, including 5 Housing for School Success participants (Project #26)

6 Security Deposit Inspections

TCAction (contract)

2,500

0

2,500

$1,058.00

$1,442.00

$2,500.00

100,000

15,940,431

16,040,431

$100,000.00

$100,000.00

25,000

14,780

39,780

$21,758.00

32,500

59,564

92,064

$32,500.00

Ithaca Neighborhood Housing
Services, Inc. (INHS)
Finger Lakes Independence
Center (FLIC)
Ithaca Neighborhood Housing
Services, Inc. (INHS)

7 150 N. Albany St.*
8 Ramp Loan Program
9 Mini-Repair Program
10 CHDO Reserve

$200,000.00

Fund homeowner rehab/repair for at least 5 LMI homeowners.

$125,000.00

$24,018.00

$2,260.00

$32,500.00

To be determined

$2,351.78

$2,351.78

HOUSING SUBTOTAL:

17,700,376 $

169,258.00

$

-

$

234,900.00

$

133,793.78

$

127,260.00

$

-

Fund redevelopment of 150 N. Albany St. to provide 42 units of affordable housing.
Provide modular custom-built ramps for at least 6 LMI people with disabilities and older adults.
Small emergency repairs for 40 low-income persons with disabilities, seniors, single heads of households, and
other City homeowners.
Small emergency repairs for 40 low-income persons with disabilities, seniors, single heads of households, and
other City homeowners.

687,763

17,012,613

$665,211.78

125,000

63,350

188,350

Finger Lakes ReUse, Inc.

100,000

10,421,412

10,521,412

Finger Lakes ReUse, Inc.

114,000

51,000

165,000

$40,300.00

$31,500.00

$71,800.00

Fund job training for at least 32 LMI people and 88 volunteer workers, resulting in job placement of 28 individuals.

Historic Ithaca, Inc.

67,500

97,806

185,306

$66,760.00

$740.00

$67,500.00

Job training resulting in job placement for at least 6 LMI persons.

Cornell Cooperative Extension of
Tompkins Co.

40,548

92,311

132,859

$25,000.00

$25,000.00

Micro-enterprise assistance resulting in establishment of 7-10 new food micro-enterprise businesses owned by
LMI persons.

447,048

10,725,879

TCAT

27,000

78,339

105,339

Downtown Ithaca Children's
Center (DICC)

29,300

0

29,300

$29,300.00

9,960

112,944

122,904

$9,460.72

66,260

191,283

30,000

52,900

82,900

$30,000.00

$30,000.00

Provide case management for 100 immigrants to access employment, services, legal aid, etc.

20,000

(see #12 above)

(see #12 above)

$20,000.00

$20,000.00

Job readiness training for 20 LMI youth and adults.

20,000

222,070

242,070

$20,000.00

$20,000.00

Support for 2-1-1 Call Center referrals to 2,400 LMI persons.

27,005

0

27,005

$20,300.00

$20,300.00

Supportive case management services for 13-15 homeless families at BJM Elementary School receiving housing
assistance from Ithaca Housing Authority.

97,005

274,970

$90,300.00

Note: Total funding for Public Services is capped at $95,100 (15% of CDBG award).

ECONOMIC DEVELOPMENT
11

Hospitality Employment Training Greater Ithaca Activities Center,
Inc. (GIAC)
Program (HETP)

12 Ithaca ReUse Center Expansion
Volunteer Worker & Job Skills
13
Training
Work Preserve Job Training: Job
14
Placements
Food Entrepreneurship Program
15
2.0

ECONOMIC DEVELOPMENT SUBTOTAL:

$100,000.00
$100,000.00

11,192,927 $

232,060.00

$

-

$

-

$

-

$

32,240.00

$

100,000.00

$100,000.00

Job readiness and training for 20 LMI persons, including job placement of 14 persons.

$100,000.00

Fund expansion of Ithaca ReUse Center, creating at least 3 new FTE jobs.

$364,300.00

PUBLIC FACILITIES
Targeted Urban Bus Stop
Upgrades
Final Phase Compliance for
17
Heating & Roofing
Domestic Violence Shelter
18
Renovation

16

Advocacy Center

PUBLIC FACILITIES SUBTOTAL:

$13,500.00

257,543 $

13,500.00

$

38,760.72

-

$

-

$

500.00

Improve 2 bus shelters/stops at: Chestnut at Elm St. (LACS); and State St./M.L.K., Jr. St. at Meadow St.

$29,300.00

Complete final phase of heating/roofing renovation project at childcare facility serving LMI children at 506 First St.

$9,960.72

$500.00

$

$13,500.00

$

-

Fund building renovations to improve accessibility, safety, energy efficiency, and quality of life at domestic
violence shelter.

$52,760.72

PUBLIC SERVICES
Catholic Charities of
Tompkins/Tioga Counties

19 Immigrant Services Program

Work Preserve Job Training: Job
Historic Ithaca, Inc.
20
Readiness
2-1-1 Information & Referral
Human Services Coalition (HSC)
21
Service
Housing for School Success:
Ithaca City School District (ICSD)
22
Year #3

PUBLIC SERVICES SUBTOTAL:

269,075 $

90,300.00

$

-

$

-

$

-

$

-

$

-

ADMINISTRATION
23 CDBG Administration

IURA

128,882

0

128,882

24 HOME Administration

IURA

26,100

0

26,100

Economic Development Loan
25
Fund

0

0

ADMINISTRATION SUBTOTAL:

IURA

154,982

0

TOTALS:

1,453,058

28,204,745

Minimum Required Set-Aside of HOME Funds for CHDO Activities (15%): $39,150

$

128,882.00
$

26,100.00

$

26,100.00

Planning, administration, and monitoring for CDBG program.

$26,100.00

Planning, administration, and monitoring for HOME program.

$0.00

0

154,982 $

$128,882.00

128,882.00

$

29,574,903 $ 634,000.00 $

-

38,760.72

*2018 CHDO Set-Aside Eligible Projects: #3 and #7

CDBG (R/U): $50,000 (2017 #8 Ithaca ReUse Center Expansion) + $2,260.72 (2016 #3 LKNB Homeowner Rehab)
HOME (R/U): $19,977.80 (2017 unallocated) + $80,000 (2017 #3 402 S. Cayuga St.) + $33,815.98 (2016 #1 Housing for School Success)

$

-

$ 261,000.00 $ 133,793.78

$

-

$ 160,000.00

$

-

$100,000.00

$154,982.00

$

1,327,554.50

Acronyms: R/U = Recaptured/Unallocated (from prior years)
PI = Program Income
LMI = Low & Moderate Income (80% or less of AMI)
AMI = Area Median Income (Tompkins County)

R/U = Recaptured/Unallocated (from prior years)
LMI = Low & Moderate Income (80% or less of AMI)
FTE = Full-Time Equivalent

Prepared by: Ithaca Urban Renewal Agency

