Ith a c a
U rb a n
Renew al
Agency
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565
(607) 274-6558 (fax)

AGENDA
Ithaca Urban Renewal Agency (IURA)
10:00 AM – 11:30 AM, Wednesday, June 21, 2017
After Adjournment of the IURA Audit Committee Meeting
Common Council Chambers, Third Floor, City Hall, Ithaca, NY
I.

Call to Order

II.

Agenda Additions/Deletions

III.

Review of Meeting Minutes: March 23, 2017 & April 13, 2017

IV.

Audit Committee
A. Election of Committee Chairperson – resolution
B. Approval of Audited 2016 IURA Financial Statements ‐ resolutions

V.

Governance Committee
A. Approval of FY16 Public Authorities Accountability Reports – resolution
B. Committee Chairperson Report

VI.

Economic Development Committee
A. Request from LAG Restaurant Group, LLC for 2nd amendment to loan agreement (CD‐RLF‐40) ‐
resolutions
B. Request from Urban Core, LLC for loan assistance (CD‐RLF #42) – resolution
C. Cayuga Green, Request to Authorize Conveyance of Various Private Sector Components of the
Public‐Private Mixed Use Project – resolution
D. Election of Committee Chairperson – resolution
E. Committee Chairperson Report

VII.

Neighborhood Investment Committee
A. HUD Entitlement Program, 2nd Amendment to Citizen Participation Plan to incorporate
requirements for the Assessment of Fair Housing – resolution
B. Election of Committee Chairperson – resolution
C. Committee Chairperson Report

VIII.

Other New/Old Business
A.
B.
C.
D.

IX.

Review of IURA Financials: May 2017
IURA Chairperson Report
Common Council Liaison Report
Staff report

Motion to Adjourn (Next Meeting: July 27, 2017)

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

Approved: X/X/17

Ith a c a
U rb a n
Renew al
Agency
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565
(607) 274-6558 (fax)

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Thursday, March 23, 2017
Members:
Excused:
Staff:
Guests:

Karl Graham; Tracy Farrell; Eric Rosario; Graham Kerslick, Common Council Liaison
Mayor Svante Myrick; Chris Proulx
Nels Bohn; Charles Pyott; JoAnn Cornish
Teresa Halpert, IURA Neighborhood Investment Committee (NIC)

I.

Call to Order
Vice‐Chair Farrell called the meeting to order at 8:31 A.M.

II.

Agenda Additions/Deletions
A personnel‐related item was added to the agenda. No objections were raised.

III. Public Comments
None.
IV. 2017 HUD Entitlement Grant Applications — Resumption of Public Hearing #1
On a motion by Rosario, seconded by Graham, and unanimously approved, Vice‐Chair Farrell
resumed the Public Hearing.

1. IMMIGRANT SERVICES ― CATHOLIC CHARITIES OF TOMPKINS/TIOGA COUNTIES
Speaker

Susan Chaffee

Affiliation

Catholic Charities
of
Tompkins/Tioga
Counties

Comments‐in‐Brief



Immigrant Services Program is more important than ever for
providing unmet needs to the local immigrant population. The
program’s core services include legal services, citizenship services,
job development, English proficiency, and education. The
program fills a niche in the community in assisting people with
basic services, so they can obtain jobs and move toward self‐
sufficiency. It collaborates with many other local organizations
and programs. In 2016, Catholic Charities joined the national
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refugee resettlement program to resettle 50 refugees in the area.
It is important for the program to remain in place so these kinds
of services can be continued ― especially given the current
national political climate. IURA funding is the cornerstone of the
program.
Graham asked how many staff members the program employs, other than Chaffee. Chaffee replied
another staff person works 75% of their time on the program.
Rosario asked how Catholic Charities would adapt, if IURA funding were not available. Chaffee
responded that she is not sure. Certainly, it would lose the case manager position; and her own
position would probably become a part‐time position.
Rosario asked if other local funding for the program has increased over the years. Chaffee replied,
yes. Both Tompkins County and United Way increased their funding.
Graham asked if the program has received any private funding. Chaffee replied that it did receive
some funding from the Park Foundation, which Catholic Charities was hoping to dedicate exclusively
to client services.

2. EASY ACCESS LOW‐INCOME CARSHARING ― ITHACA CARSHARE
Speaker

Affiliation

Comments‐in‐Brief

Jennifer Dotson

Ithaca Carshare



Ithaca Carshare is a largely self‐supporting non‐profit
organization, whose mission is to help people get access to
affordable carsharing services. While most people do not need
access to a vehicle every day or every week, it can be a vital
service at times of need.

Anna Cook

Ithaca Carshare



Easy Access is a subsidized funding program. Even though Ithaca
Carshare is a cheaper alternative than owning a vehicle, it is still
difficult for many low‐income people to afford it (e.g.,
membership fee). 126 members have benefitted from the
program to date, with 38 people currently enrolled. Participants
tend to be older adults with children, 60% of whom live in the City
of Ithaca. Until recently, the program was funded by the Federal
Transit Administration (FTA), but in late 2016 the FTA removed
carsharing from its list of eligible programs, so Ithaca Carshare
lost its funding. Ithaca Carshare has received some gap funding
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Comments‐in‐Brief

from the Park Foundation, which will last a few months. Ithaca
Carshare asked the foundation for ongoing funding, but the
program is not top priority for it.
Rosario asked why the program does not appear to retain the same pool of beneficiaries from prior
years. Dotson replied that is due to a variety of factors (e.g., people moving out of the area,
changing personal circumstances). Cook added that some people move up the income ladder,
making them ineligible for the program. Approximately one‐third of participants have remained
consistently enrolled.
Farrell observed that 68% of program participants live in the City of Ithaca, but it is surprising there
are so many participants who do not, since all the cars are located in the City. Dotson replied that
participants routinely use mass transit and other creative means to access the vehicles.
Farrell asked if any students are enrolled in the program. Cook replied, no. It is only open to
permanent Tompkins County residents.
Farrell noted it appears the funding request is scalable. Dotson replied the organization could
probably adjust its eligibility threshold to compensate for less funding.
Farrell noted the application requests funding for 50 participants, but the current enrollment is only
38. Dotson replied there have been times when the program has approached 50 participants.
Farrell noted the application includes funding for staff expenses. Dotson explained that while the
subsidies are provided directly to program participants, there is also a considerable degree of staff
time dedicated to it.

3. RESET JOB TRAINING PROGRAM: APPRENTICESHIPS ― FINGER LAKES REUSE, INC.
Speaker

Affiliation

Comments‐in‐Brief

Robin Elliott
(on behalf of
Anise
Hotchkiss)

Finger Lakes
ReUse



ReSET Job Training Program has been successful since 2013 and
now includes two tracks: information technology and retail. This
year, Finger Lakes ReUse is requesting IURA funding for the
apprenticeships portion of the program. It is highly competitive
― 60% of the regular program’s graduates apply for it, but only 1‐
2 can be admitted.

Lonnie Hinkle

Finger Lakes
ReUse



Hinkle described his positive experiences with the apprenticeship
program.
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Graham asked if Finger Lakes ReUse tracks what happens to program participants after they
graduate. Hinkle replied, yes, to some extent. He knows of 2 trainees from the last cohort who
were hired into full‐time positions.
Elliott added the program director reaches out to former participants at 2 months, 6 months, and 12
months after they leave. Of the 57 participants who completed the training, only 15 were
employed at the start of their enrollment; a year after the program, 35 were employed.

4. WORK PRESERVE JOB TRAINING: JOB READINESS ― HISTORIC ITHACA, INC.
Speaker

Affiliation

Comments‐in‐Brief

Sara Johnson

Historic Ithaca



Work Preserve Job Training: Job Readiness is the Public Services
component of a two‐part program. Historic Ithaca believes it is
the core of the program, allowing it to serve anyone referred by
its organizational partners. Many of the young adults who
complete the first portion of the program may not necessarily be
able to immediately move into the workforce, without additional
training and experience.

Karen Coleman

Historic Ithaca



The program works with participants one‐on‐one to help them
take ownership over their lives and move forward with their
goals. Program participants can continue to work at Historic
Ithaca and continue their learning experience, in a way which
would not be possible in a conventional employment situation.

Farrell asked how common it is for participants to take a hiatus from the program and return later.
Coleman replied, approximately 95% of participants who take a break from the program return.
Graham asked if Historic Ithaca tracks participants’ success over time. Johnson replied, yes, but it
tends to be on an informal, more personal basis.
Bohn asked how reduced IURA funding for this segment of the program would impact job
placements in the other segment of the program. Johnson replied Historic Ithaca would certainly
not be able to enroll as many participants and fewer of them would become job‐ready.
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5. 2‐1‐1/INFORMATION & REFERRAL SERVICE ― HUMAN SERVICES COALITION (HSC)
Speaker

Affiliation

Comments‐in‐Brief

John Mazzello

Human Services
Coalition



The 2‐1‐1 program is projected to provide 2,400 individuals in
Tompkins County with information and referral services in 2017,
with City of Ithaca residents representing more than half the
people served.

Nicole Roulstin

Human Services
Coalition



The program fielded 3,600 calls for tax preparation services in
2016 and expects a similar number in 2017. Tax preparation
services led to the tax refunds of $4M in 2016.

Carrie Cohen

2‐1‐1 Program
Volunteer



Cohen described her positive experiences with volunteering for
the program.

Graham disclosed his employer, Alternatives Federal Credit Union (AFCU), provides tax preparation
services for the program.
Halpert asked if volunteers are provided with training on how best to help the people calling into
the hotline. Cohen replied, yes, although training cannot take the place of other forms of expertise,
like long‐term experience with the 2‐1‐1 database, experience with prior calls, and dialogue with co‐
workers.

6. A PLACE TO STAY: SUPPORTIVE SERVICES ― CATHOLIC CHARITIES OF TOMPKINS/TIOGA COUNTIES
Speaker

Elizabeth
Bargar

Affiliation

Catholic Charities
of
Tompkins/Tioga
Counties

Comments‐in‐Brief



A Place to Stay was conceived in 2015 as a result of a trend
Catholic Charities had observed of low‐income women needing
urgent housing assistance, but who were not technically
homeless (e.g., couch surfing, pending eviction, no fixed address).
All single adult women, the first residents in the program were
enrolled in June 2016. The program’s goal is to focus the
participants on individual goal‐setting, with the aim of moving
them out of transitional housing. 8 of the 10 participants have
been in recovery. Other program goals include reunification with
children, education, and employment. The program was
originally designed for a 90‐day stay per participant, but the
average is closer to 4 months. All participants who left the
program are all currently still housed. Staff continues to check in
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with them regularly and they are welcome to participate in
programs at the house. The program accepts Tompkins County
Department of Social Services housing subsidies (average of
$380/mo.). If participants are employed, they are asked to pay
30% of their net income (on a weekly basis to practice making
payments). A Place to Stay is a valuable program that makes an
impact for women who had been falling through the cracks.
Michaela
Cortright

Catholic Charities
of
Tompkins/Tioga
Counties

Rosario asked if the Tompkins County Department of Social Services subsidies are factored into the
proposed budget. Bargar replied, no, since those subsidies simply go towards the rental portion of
the program. Catholic Charities does not own the property.
Rosario asked if 100% of program participants are City of Ithaca residents. Bargar replied, yes,
although many of them ultimately relocate to more affordable outlying areas, once they leave the
program.
Farrell asked how program participants decide when to leave the program. Bargar replied that
Catholic Charities works with them from the moment they enroll to transition them out of the
program. It is not designed to be a long‐term program. Catholic Charities has not asked any
program participant to leave, for any reason. One participant, who has been in the program the
longest, was denied permanent housing because of her rental history. Catholic Charities
successfully worked with her to appeal that decision, which serves as a good example of the kind of
individualized support the program provides.
Graham asked how people hear about the program. Bargar replied through coordinated
assessments for some Catholic Charities clients, as well as collaboration with organizations like
Cayuga Addiction Recovery Services, the Advocacy Center, the Alcohol & Drug Council of Tompkins
County, and Tompkins Community Action. Word of mouth is another way people hear about it.

6. A+ TUITION ASSISTANCE ― BJM ELEMENTARY SCHOOL ENRICHMENT PROGRAM
Speaker

Susan Eschbach
(on behalf of

Affiliation

Beverly J. Martin
Elementary

Comments‐in‐Brief
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Affiliation

Marie Vitucci)

School

Melissa Enns
(on behalf of
Marie Vitucci)

Beverly J. Martin
Elementary
School

Comments‐in‐Brief



A+ Tuition Assistance is a vital program, which allows the children
who are enrolled to learn a wide variety of subjects: enrichment
activities, cooking, mindfulness, yoga, etc. The program is
customized to age and need. Program director Marie Vitucci is
very active and highly invested in assisting the participating
families.

Farrell noted the application requests funding assistance for 10 families, so she would assume it is
scalable. Eschbach replied, yes; and when one divides the annual cost by 10 months, one can see it
is a comparatively cheap program. Nonetheless, for low‐income families it can be prohibitive.
Enns added that with the Tompkins County Department of Social Services cutting its funding,
funding programs like this one becomes all the more important.
Farrell asked if the families who receive financial assistance receive it entirely for free, or at the
$458 rate cited in the application. Eschbach replied that all families are required to pay something.
Farrell asked if the families specifically benefitting from IURA funding would be paying something
for the program. Eschbach replied, yes.

7. BIG BROTHERS BIG SISTERS: NORTHSIDE COMMUNITY OUTREACH ― ITHACA YOUTH BUREAU (IYB)
Speaker

Joseph Gibson

Affiliation

Ithaca Youth
Bureau

Comments‐in‐Brief



Big Brothers Big Sisters recruits mentors from local colleges for
one year to conduct skill‐building activities with the students.
Over the years, the program has served 102‐132 students per
year; however, there has always been a waiting list of 25‐45
children. The program launched its Northside Neighborhood
Saturdays program to help address that, as well as get to know
members of community better. The program partners with a
large number of collegiate and local organizations to provide
educational and vocation programming. It has also sought to
extend its programming to refugee families and other
communities who do not already have a relationship with the
program. The requested funding would fund a staff position for
the Northside Neighborhood Saturdays portion of the program,
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which has seen increased enrollment over the past year. The
program has also partnered with Cornell Cooperative Extension of
Tompkins County and the Northside United neighborhood
association.
Farrell observed the funding request includes staffing of 12 hours/week for the Community
Outreach Specialist. She asked what that work would entail. Gibson explained that includes a range
of tasks, like developing the program design, nurturing relationships with partners, coordinating
volunteers, community outreach, scheduling, and logistics.
Farrell asked how the program was funded last year. Gibson replied, through a Bowl for Kids’ Sake
fundraising event and through the Friends of Ithaca Youth Bureau.
Graham noted the proposed budget includes $7,692 from the City of Ithaca. Gibson replied that
represents a portion of the Ithaca Youth Bureau’s operating budget to support time spent by other
staff members working on the program.

8. HOUSING FOR SCHOOL SUCCESS: YEAR #2 ― ITHACA CITY SCHOOL DISTRICT (ICSD)
Speaker

Affiliation

Comments‐in‐Brief

Melissa Enns

Beverly J. Martin
Elementary
School, Ithaca
City School
District (ICSD)



In 2016‐17, Enns worked with the IURA and other local
organizations to support homeless BJM families by getting them
into stable housing. The program is currently assisting 4 families
out of the 5 available slots. The program has been very successful
so far. The families have been meeting their goals for their
children (e.g., attendance, participation, communication). The
families experience occasional challenges, but the outcomes are
generally very good. The families have also been making progress
with the individualized goals they set for themselves (e.g.,
financial self‐sufficiency).

Susan Eschbach

Beverly J. Martin
Elementary
School, Ithaca
City School
District (ICSD)



One challenge the program needs to address is when families
receiving Tompkins County Department of Social Services
assistance are forced to either leave BJM or be bused in, and then
changing schools the following year. Eschbach is working with
ICSD administrators to devise a way of ensuring the families can
remain at BJM.
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Graham noted it appears the support Enns provides the families is sometimes beyond what a school
social worker would ordinarily do. Enns replied, yes. The IURA grant enabled her to spend more
time with the families, so her time with them has been more intensive and consistent; and she has
developed good relationships with them.
Eschbach indicated she plans on advocating that ICSD administrators enable the school system to
become more of a financial partner in the program.
Halpert asked if Enns will be able to follow up with the families who were forced to go to another
school. Enns replied, yes.
Farrell asked how many children are from homeless families. Enns replied, 7 in ICSD as a whole, 5 of
whom attend BJM.
Bohn asked if all the families are stably housed. Enns replied, yes. Bohn asked if landlords have
been working collaboratively with program participants who may not ordinarily meet their standard
rental requirements. Enns replied, yes. Both INHS and the Ithaca Housing Authority (IHA) have
been very supportive.

9. SECURITY DEPOSIT ASSISTANCE DELIVERY ― CATHOLIC CHARITIES OF TOMPKINS/TIOGA COUNTIES
Speaker

Affiliation

Elizabeth
Bargar

Catholic Charities
of
Tompkins/Tioga
Counties

Michaela
Cortright

Catholic Charities
of
Tompkins/Tioga
Counties

Comments‐in‐Brief



Catholic Charities asked for a slight increase in funding this year,
from $80 to $100 per successful application. Each application
takes 7‐9 hours of her time and involves considerable effort,
gathering paperwork, contacting partners and landlords,
coordinating with Tompkins Community Action for inspections,
etc.

Bohn asked how Catholic Charities would prioritize this program, compared to A Place to Stay.
Bargar replied she would probably prioritize A Place to Stay, but they are both valuable programs.
The Security Deposit Assistance Program serves more people, even if it is not as personally
impactful. It also allows Catholic Charities to refer people to internal and external resources.
Graham asked if the security deposits are one‐time grants to the beneficiaries. Bargar replied that it
has historically been a once in a lifetime benefit, but Catholic Charities is considering changing it to
once every five years, since there may be a need for that.
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10. 2017 HOMEOWNER REHAB ― ITHACA NEIGHBORHOOD HOUSING SERVICES, INC. (INHS)
Speaker

Affiliation

Christine
Carreiro

INHS

John Balliett

INHS

Comments‐in‐Brief



Homeowner Rehab serves many single women living alone, who
find it difficult to keep up with routine maintenance on their
homeowner‐occupied homes. The program offers a five‐year no
interest loan. Program participants often come through the INHS
Mini‐Repair Program. All assisted homes receive energy‐
efficiency certification, lead paint risk assessments, and radon
testing. The program tries to pair appropriate general contractors
with homeowners, but it is always the homeowner’s choice. The
program also collaborates with Tompkins Community Action on
its weatherization program. The need for the program is always
great. Many homeowners are not in a position to obtain other
kinds of loans for this kind of work.

Halpert asked about the 95% maximum price‐limit listed in the application. Carreiro replied that
INHS needs to determine the value of the house before it enrolls in the program and then add the
amount of value‐added after rehabilitation, the total of which cannot exceed 95%.
Rosario asked if reassessments of the properties impose any significant impacts on the homeowners
and whether they can afford to remain in their homes because of the work being done. Carreiro
replied that the properties do not generally see their assessments increase, since the building
footprints do not change.

11. MINI‐REPAIR PROGRAM ― ITHACA NEIGHBORHOOD HOUSING SERVICES, INC. (INHS)
Speaker

Affiliation

Christine
Carreiro

INHS

John Balliett

INHS

Comments‐in‐Brief



Mini‐Repair Program has operated for 36 years and completed
over 5,510 jobs. Most beneficiaries are in the very low income
category and tend to be women living alone, who need the
assistance. Balliett attempts to enroll as many new beneficiaries
as possible through flyers, outreach, and advertising. The average
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number of hours of work performed for each job is 20, including a
10‐point inspection. The clients pay for materials. The program
helps ensure people can stay in their homes and not be forced
into assisted‐living facilities.
Carreiro added that INHS now has a modest emergency materials fund for clients who cannot afford
certain items (e.g., $20 faucet), which is an added value of the program.
Farrell asked if any beneficiaries have subsequently enrolled in the Homeowner Rehab Program.
Balliett replied, yes. He is working with one such beneficiary now.
Bohn noted the funding application’s proposed budget includes $20,000 under the “Construction”
category. Balliett replied he is not sure, but he believes that may include tools and supplies for the
program as a whole. Carreiro added she is not sure what that figure correlates to. She would need
to speak to INHS Executive Director Paul Mazzarella about it. It is possible that represents money
being leveraged from other programs.
On a motion by Rosario, seconded by Graham, and unanimously approved, Vice‐Chair Farrell
adjourned the Public Hearing.
V.

Review of Draft Meeting Minutes: January 26, 2017
Graham moved, seconded by Rosario, to approve the January 26, 2017 meeting minutes, with
one minor modification.
Carried Unanimously 3‐0

VI. Neighborhood Investment Committee (NIC) Report
A. Designation of Historic Ithaca, Inc. as Community Based Development Organization (CBDO)
― Resolu on
Graham reported that the Committee determined that Historic Ithaca met all the criteria (e.g.,
board composition).
Moved by Graham, seconded by Rosario:
2017 IURA Designation of Historic Ithaca, Inc. as a
Community‐Based Development Organization
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WHEREAS, the Board of Historic Ithaca Inc., (Historic Ithaca) seeks designation by the Ithaca
Urban Renewal Agency (IURA) as a Community‐Based Development Organization (CBDO),
and
WHEREAS, the City of Ithaca has designated the IURA to administer the City’s HUD
Entitlement Program that oversees Community Development Block Grant funds awarded to
the City, and
WHEREAS, an eligible category of CDBG activities is a “Special Activity by CBDO”, that offers
certain advantages, such as exemption from the 15% expenditure cap otherwise applicable
to public service activities, authorization to carry out new housing construction (normally
prohibited with CDBG funds), and discretion to allow income generated by a CDBG‐funded
activity to not be considered CDBG program income, and
WHEREAS, the following four tests established at CFR Title 24 §570.204 must be met to
qualify under a category of “Special Activity by CBDOs”:
1. The entity qualifies as a CBDO, including the 51% board membership test;
2. The CBDO will undertake an eligible project;
3. That the CBDO will carry out the funded activity directly or with an entity other than the
grantee;
4. That the CBDO will not carry out a prohibited activity, and
WHEREAS, a CBDO must maintain at least 51% of its governing body’s membership to be
made up of any combination of the following:
 Low‐ and moderate income residents of its area of operation
 Owners or senior officers of private establishments and other institutions located in its
area of operation
 Representatives of low‐ and moderate‐income neighborhood organizations located in
its area of operation, and
WHEREAS, a CBDO must have as its primary purpose the improvement of the physical,
economic, or social environment of its geographic area of operation, with a particular
emphasis on the needs of low‐ and moderate‐income persons, and
WHEREAS, the project undertaken by the CBDO must qualify as one or more of the following
project types:
 neighborhood revitalization;
 community economic development;
 energy conservation project; and
Whereas, at their March 10, 2017, meeting, the Neighborhood Investment Committee
evaluated Historic Ithaca, Inc. CBDO application and recommended the following; now,
therefore, be it
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RESOLVED, that the IURA determines that Historic Ithaca, Inc. meets the requirements for
eligibility as a CBDO, and that the Work Preserve Job Training: Job Placements project
qualifies as an eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Historic Ithaca, Inc. as a Community‐Based
Development Organization (CBDO) and their Work Preserve Job Training: Job Placements
project as eligible for CDBG funding under the category of “Special Activities by CBDOs.”
Carried Unanimously 3‐0
Graham noted the Committee also examined GIAC’s CBDO application. GIAC currently has 9 board
members, 5 of whom meet CBDO criteria; however, its board bylaws require 11 board members.
Since CBDO requirements call for at least 51% of board members to meet CBDO criteria, GIAC will
need 6 board members who meet CBDO requirements. The Committee decided it would delay
further consideration of CBDO designation for GIAC, until the organization has the opportunity to
recruit more Board members.
B. Committee Chairperson Report
Graham remarked the Committee met twice in March to have enough time to review all the 2017
funding applications.
Graham reported that Common Council recently approved the sale of the IURA’s 402 S. Cayuga
Street property to Habitat for Humanity of Tompkins & Cortland Counties. The Common Council
resolution included a clause requiring a radon gas mitigation system for the housing project, which
should not add too much to the cost of the project.
VII. Other New/Old Business
A. Review of IURA Financials, February 2017
Bohn explained that although the Building for the Future program is listed as a “No” on the chart,
the IURA did recently receive the beneficiary information it had requested from Southside
Community Center, so that program should be in good standing next month. All other programs
appear to be performing well. Bohn noted that the two loans that were not current when the
report was generated are now in good standing.
B. FY2016 IURA Financial Audit (referred to Governance Committee)
Bohn reported that the IURA received its FY2016 financial audit, which is a clean audit with no
findings or issues raised. The Governance Committee will review in depth it at its next meeting.
C. IURA Chairperson Report
None
D. Common Council Liaison Report
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None
E. Staff Report
Bohn reported that the City of Ithaca submitted a grant application for the U.S. Conference of
Mayors/Wells Fargo Foundation’s CommunityWINS program. CommunityWINS is awarding $3
million over three years to support local non‐profits in promoting long‐term economic prosperity
and quality of life for their community.
Bohn remarked that the Downtown Ithaca Alliance (DIA) has launched the Pay It Forward program,
which seeks to become an alternative to giving money directly to panhandlers. It asks the public to
make donations at designated locations for essential services and food for the homeless. It has
been operating informally and the DIA would now like to see if it can be expanded.
Bohn reported that INHS is launching a Community Land Trust Expansion pilot project to see if the
program could induce existing homeowners to enroll in the land trust, with some financial
incentives (buying land from beneath a home and providing 5% of the home’s value). Homeowners
would also benefit from a reduction in their property tax, because of recent County legislation. The
pilot program would evaluate the concept, the subsidy amount, and public response to determine if
it would work.
Bohn reported that the IURA received a Tompkins County Assessment Office valuation for its 402 S.
Cayuga Street property, which increased to $75,000 from $26,500, which may affect the proposed
Habitat for Humanity of Tompkins & Cortland Counties housing project.
— EXECUTIVE SESSION —
Moved by Graham, seconded by Rosario, to enter an Executive Session at 11:20 a.m.
Carried Unanimously 3‐0
No action was taken during the Executive Session.
Moved by Graham, seconded by Rosario, to adjourn the Executive Session at 11:32 a.m.
Carried Unanimously 3‐0
Moved by Rosario, seconded by Graham:
Hire Community Development Planner
WHEREAS on December 16, 2013, the IURA authorized the Executive Director, or her designee, to
advertise, form a search committee, conduct interviews, and recommend a preferred candidate
to fill a full‐time, permanent Community Development Planner position with the salary to be
determined depending on qualifications, and be it further
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WHEREAS, a job search has been undertaken by the search committee composed of Tracy Farrell,
IURA member; Kathy Schlather, IURA Governance Committee member; JoAnn Cornish, IURA
Executive Director; Schelley Michell‐Nunn, City of Ithaca Director of Human Resources; Lisa
Nicholas, Senior Planner and Nels Bohn, IURA Director of Community Development, and
WHEREAS, over 30 job applications were received, and
WHEREAS, five interviews were conducted with two finalists selected, and
WHEREAS, reference checks have been completed for the preferred finalist; now, therefore, be it
RESOLVED, that the IURA hereby authorizes the hiring of Anisa Mendizabal as Community
Development Planner subject to the following terms:
Salary: $54,000
Work Hours:
35 hours per week
Start Date: TBD
Employment Status: Regular, full‐time “at‐will” employee
Duties: Job responsibilities as outlined in Community Development Planner job
description,
Other Terms:
Governed by the IURA Human Resource Policies, and be it further
RESOLVED, that the IURA Executive Director, or her designee, is hereby authorized to submit and
negotiate an employment offer to the preferred candidate consistent with the above terms.
Carried Unanimously 3‐0
VIII. Adjournment
The meeting was adjourned by consensus at 11:33 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.
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DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Thursday, April 13, 2017
Members:
Excused:
Staff:
Guests:

Mayor Svante Myrick, Chair; Tracy Farrell; Karl Graham; Chris Proulx; Eric Rosario;
Graham Kerslick (Common Council Liaison)
None
Nels Bohn; Charles Pyott, JoAnn Cornish
None

I.

Call to Order
Chair Myrick called the meeting to order at 8:37 A.M.

II.

Agenda Additions/Deletions
No changes were made to the agenda.

III. Public Comment
None.
IV. Review of Draft Meeting Minutes: March 16, 2017
Farrell moved, seconded by Rosario, to approve the March 16, 2017 meeting minutes, with no
modifications.
Carried Unanimously 5‐0
V. Designation of Greater Ithaca Activities Center (GIAC), Inc. as Community‐Based Development
Organization (CBDO)
Bohn explained that when the Neighborhood Investment Committee (NIC) originally examined
GIAC’s CBDO application, GIAC only had 9 board members, 5 of whom meet CBDO criteria; however,
its board bylaws require 11 board members. Since CBDO requirements call for at least 51% of board
members to meet CBDO criteria, GIAC needed 6 board members to meet CBDO requirements. GIAC
has now recruited a new Board member and meets the CBDO requirements.
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Moved by Rosario, seconded by Farrell:
2017 IURA Designation of GIAC, Inc. as
Community‐Based Development Organization (CBDO)
WHEREAS, the Greater Ithaca Activities Center, Inc. (GIAC) seeks designation by the Ithaca
Urban Renewal Agency (IURA) as a Community‐Based Development Organization (CBDO), and
WHEREAS, the City of Ithaca has designated the IURA to administer the City’s HUD Entitlement
Program that oversees Community Development Block Grant funds awarded to the City, and
WHEREAS, an eligible category of CDBG activities are “Special Activities by CBDOs,” that offers
certain advantages, such as exemption from the 15% expenditure cap otherwise applicable to
public service activities under certain circumstances, authorization to carry out new housing
construction (normally prohibited with CDBG funds), and discretion to allow revenue generated
by a CDBG‐funded activity to not be considered CDBG program income, and
WHEREAS, the following four tests established at CFR Title 24 §570.204 must be met to qualify
under a category of “Special Activities by CBDOs:”
1. The entity qualifies as a CBDO, including the 51% board membership test;
2. The CBDO will undertake an eligible project;
3. That the CBDO will carry out the funded activity directly or with an entity other than the
grantee;
4. That the CBDO will not carry out a prohibited activity, and
WHEREAS, a CBDO must maintain at least 51% of its governing body’s membership to be made
up of any combination of the following:
 Low‐ and moderate income residents of its area of operation
 Owners or senior officers of private establishments and other institutions located in its area
of operation
 Representatives of low‐ and moderate‐income neighborhood organizations located in its
area of operation, and
WHEREAS, a CBDO must have as its primary purpose the improvement of the physical,
economic, or social environment of its geographic area of operation, with a particular emphasis
on the needs of low‐ and moderate‐income persons, and
WHEREAS, the project undertaken by the CBDO must qualify as one or more of the following
project types:
 neighborhood revitalization;
 community economic development;
 energy conservation project; and
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WHEREAS, at their March 10, 2017, meeting, the Neighborhood Investment Committee
compared GIAC’s application against CBDO eligibility requirements and deferred a
recommendation of approval pending submission of additional information that GIAC, Inc.
satisfies the 51% CBDO Board membership test, and be it further
WHEREAS, additional Board composition information was received on April 13, 2017; now,
therefore, be it
RESOLVED, that the IURA determines that the Greater Ithaca Activities Center, Inc. does meet
the requirements for eligibility as a CBDO, and be it further
RESOLVED, that the GIAC‐proposed Hospitality Employment Training Program activity qualifies
as an eligible CBDO community economic development project and is therefore exempt from
the 15% CDBG expenditure cap on Public Services, and be it further
RESOLVED, that the IURA hereby renews its designation of Greater Ithaca Area Activities
Center, Inc. as a Community‐Based Development Organization (CBDO) and finds their
Hospitality Employment Training Program for 2017 CDBG funding under the category of
“Special Activities by CBDOs.”
Carried Unanimously 5‐0
VI. 2017 HUD Entitlement Grant Program Action Plan
A. Economic Development Committee (EDC) Recommendation
Proulx reported the Committee recommended fully funding Cornell Cooperative Extension’s (CCE)
Food Entrepreneurship Program, making up the difference with reduced funding for the Hospitality
Employment Training Program (HETP). The Committee believed the Food Entrepreneurship Program
is a more genuine economic development activity, as opposed to job‐training and readiness
programs. It also agreed there is an identifiable need for the program, which CCE has the resources
and organizational capacity to operate successfully. In addition, CCE has already developed a pilot
program and the funding request is relatively modest.
Proulx reported the Committee also discussed the decision by the Neighborhood Investment
Committee (NIC) not to recommend funding for Finger Lakes ReUse’s ReSET Job Training Program.
The Committee examined the available job‐placement data for the program. It concluded its
outcomes were actually fairly robust and there was a good return on investment. The Committee
indicated it would like the subject to be further discussed with IURA Board members. It advocated
for some level of funding for the program (although it does not have a recommendation for an exact
funding amount).
Graham explained that NIC ultimately decided against funding the ReSET Job Training Program,
because of both the scarce funding resources available this year and Finger Lakes ReUse’s generally
perceived capacity to obtain funding from other sources.
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Farrell added another consideration was if the Work Preserve Job Training program’s Public Services
application did not receive funding, it could jeopardize that program’s Economic Development
funding application. Also, while the Committee liked the Food Entrepreneurship Program, CCE has
already been operating it, albeit to a limited extent, and the proposed administrative costs
appeared rather high. The Committee agreed to only fund the program coordinator position and
the stipends.
B. Neighborhood Investment Committee (NIC) Recommendation
Farrell explained the Committee wanted to show local funding support for the large projects, like
the Lakeview Ithaca project, but reduce that funding to a more affordable level.
Graham reported the Committee chose to increase its recommended funding for the Homeowner
Rehab program, since it believed it is important work for low‐income people, which also serves to
maintain the local housing stock and keep people in their homes. The Committee strongly supports
both the Housing for School Success and 402 S. Cayuga Street applications, especially given the
IURA’s past commitments to those projects.
Bohn explained that line‐item 7 of the Working Draft of 2017 Action Plan table, “Mandatory CHDO
Reserve,” was included to comply with HUD’s new grant year‐based accounting system, which
requires the IURA to track all funding allocations on a grant‐year basis. The IURA used to allocate its
Community Housing Development Organization (CHDO) set‐aside funds over three years, which is
no longer permitted. As a result, $49,208 was eliminated from consideration for other funding
applications. Ithaca Neighborhood Housing Services (INHS) is the only current CHDO. It has been
developing a project, which may be eligible for future funding. The IURA has 24 months to commit
the funds, with 5 years to expend them.
Rosario recalled in past years the IURA has sought to reduce the number of funding recipients in an
effort to reduce the administrative time/expense associated with a large portfolio of different
projects. He suggested the IURA consider reducing the number of funding recipients and provide
fewer of them with more funding (which would also arguably have more impact on the community).
Proulx observed that Habitat for Humanity of Tompkins & Cortland Counties does not in fact appear
to need funding for its 402 S. Cayuga Street project until 2018, so that funding could potentially be
designated for another project this year. Bohn replied that without an IURA funding commitment,
the project would be $80,000 short. The IURA could potentially offer the project another funding
source, although neither Program Income, nor Housing Development Action Grant (HODAG) funds
could be used, so he does not see that the IURA has a good alternative funding source.
Graham noted that NIC did discuss the issue of funding fewer vs. more projects and concluded the
IURA may find itself forced to fund fewer projects in the future. Farrell added that NIC also decided
not to fund any projects for less than $10,000. Partial funding for projects may also spur
organizations to maintain a robust fundraising effort to make up the difference.
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Other Highlights of Neighborhood Investment Committee (NIC) Discussions:


NIC strongly supports Historic Ithaca’s Work Preserve Job Training program, since it works with a
high‐need population, which most other local organizations neglect.



NIC recommended partial funding for the TCAT Urban Bus Stop project.



Bohn asked the Downtown Ithaca Children’s Center (DICC) to identify its funding priorities, so
NIC recommended partial for the roof and complete funding for the HVAC, accordingly.



Regarding the Conley Park Pavilion application, although NIC believed it is a great idea, it did not
recommend funding it, given scarce resources.



NIC recommended full funding for the Immigrant Services Program, since it felt it is a very
important program.



While NIC thought Ithaca Carshare’s Easy Access Low‐Income Carsharing program is a great idea,
it recommended against funding it.



NIC supported full funding for the Work Preserve Job Training program, as well as the 2‐1‐1
program, both of which it strongly supports.



NIC recommended partial funding for A Place to Stay.



While NIC believes the A+ Tuition Assistance BJM Enrichment Program is a wonderful program,
there are not enough resources to fund it. Likewise, it recommended against funding the Ithaca
Youth Bureau’s Big Brothers Big Sisters Northside Community Outreach program.



NIC recommended against funding Catholic Charities’ Security Deposit Assistance Delivery
program.

Proulx noted that compared to other applications he does not believe the administrative overhead
for the Food Entrepreneurship Program is particularly excessive; and CCE has already been investing
some of its own money in the program and prototyped it.
Farrell indicated she could support funding the Food Entrepreneurship Program at some level.
Bohn noted the Hospitality Employment Training Program (HETP) has been operating slightly under
budget, so a $100,000 funding level could conceivably work.
Graham disclosed that his employer, Alternatives Federal Credit Union (AFCU), has staff who are
paid to provide financial education services to applicant, Greater Ithaca Activities Center (GIAC), for
its Hospitality Employment Training Program (HETP). AFCU is also discussing potentially providing
financial education training to the proposed Food Entrepreneurship program. He does support
funding for both programs and would not object to the proposal.
Moved by Proulx, seconded by Myrick to fund the Food Entrepreneurship Program and decrease
proposed funding for Hospitality Employment Training Program (HETP) by $10,000.
Carried Unanimously 5‐0

IURA Minutes
April 13, 2017
Page 6 of 9

Proulx reiterated that the Economic Development Committee (EDC) supported funding the ReSET Job
Training Program, given that program’s positive job‐placement outcomes.
C. Proposed 2017 Action Plan
Moved by Proulx, seconded by Myrick:
2017 Action Plan ― HUD Entitlement Program
WHEREAS, the City of Ithaca (City) is eligible to receive an annual formula allocation of funds to
address community development needs through the U.S. Department of Housing & Urban
Development (HUD) Entitlement program from the Community Development Block Grant
(CDBG) program and the Home Investment Partnerships (HOME) program funding sources, and
WHERAS, the City has contracted with the Ithaca Urban Renewal Agency (IURA) to administer,
implement and monitor the City’s HUD Entitlement program in compliance with all applicable
regulations, and
WHEREAS, on an annual basis an Action Plan must be submitted to HUD to access HUD
Entitlement program funding allocated to the City, and
WHEREAS, the 2017 Action Plan identifies a specific list of budgeted community development
activities to be funded from the 2017 HUD Entitlement program allocation and associated funds
administered by the IURA, and
WHEREAS, funding available to be allocated through the 2017 Action Plan funding process is
anticipated to include the following:
$661,371.00
$130,000.00
$328,050.00
$1,149,421.00

CDBG 2017 allocation
CDBG 2017 projected program income
HOME 2017 allocation
Total, and

WHEREAS, the IURA utilized an open and competitive project selection process for development
of the 2017 Action Plan in accordance with the City of Ithaca Citizen Participation Plan, now,
therefore, be it
RESOLVED, that the IURA hereby adopts the attached summary table titled “IURA
Recommended 2017 Action Plan”, dated April 13, 2017, and forwards it to the City of Ithaca
Common Council for review and recommends its approval for allocating the 2017 HUD
Entitlement Program award along with associated funds listed above, and be it further
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RESOLVED, that if the actual amount of CDBG funds received is different than the anticipated
amount, the funding amount for the Economic Development Loan activity shall be modified, and
be it further
RESOLVED, that if the actual amount of HOME funds received is different than the anticipated
amount, the funding amount for the following activity(ies) shall be modified on a pro rata basis;
and be it further
RESOLVED, that the Urban Renewal Plan shall be amended to include activities funding in the
adopted 2017 Action Plan.
Carried Unanimously 5‐0
[adopted 2017 Action Plan Summary Chart appears on following page]

Approved: X/X/17

Approved: X/X/17

VII. Other/New/Old Business
A. Review of IURA Financials: March 2017
Bohn reported that no projects are experiencing any trouble. All loan repayments are now current,
with the exception of the Canopy Hotel, which missed its payment, although that should not be cause
for undue concern.
B. IURA Chairperson Report
Myrick reported that, on April 5, 2017, Common Council passed a resolution entitled “Oppose
Elimination or Funding Reductions in the CDBG and HOME Programs,” which he has shared with other
cities, as well as an organization called the “Young Elected Official Network.” Ideally, these kinds of
efforts will begin to be duplicated in other parts of the country.
C. Common Council Liaison Report
Kerslick reported he gave a brief interview on WHCU radio about the proposed 2018 CDBG and HOME
funding cuts.
D. Staff Report
Bohn reported the vacant IURA Community Development Planner position has now been filled by Anisa
Mendizabal who will be starting on May 3, 2017.
VIII. Adjournment
The meeting was adjourned by consensus at 10:04 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.
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Proposed Resolution
IURA
June 21, 2017
2017 Appointment of IURA Audit Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own
committee Vice-Chairperson and nominate a candidate for committee Chairperson for
consideration by the Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office
until their successor is selected or appointed, and
WHEREAS, the current Committee officers are:
Chairperson: Eric Rosario
Vice-Chairperson: Karl Graham, and
WHEREAS, at their June 21, 2017 meeting the IURA Audit Committee elected
___________________ as Vice-Chairperson and nominated ________________________ as
Chairperson for consideration by the Agency; now, therefore be it
RESOLVED, that the IURA hereby appoints __________________________as Chairperson of
the IURA Audit Committee.
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Proposed Resolution
IURA
June 21, 2017
Approve Audited 2016 IURA Financial Report
WHEREAS, the Ithaca Urban Renewal Agency (IURA) derives the majority of its finances from
grants awarded to the City of Ithaca, and
WHEREAS, for financial reporting purposes the IURA is a blended component unit of the City of
Ithaca whose financial activity is reported in the Special Grant Fund, a governmental fund of the
City of Ithaca financial statements, and
WHEREAS, the IURA contracts separate from the City to have its finances audited within 90 days
of the end of its fiscal year to comply with the Public Authorities Accountability Act, and
WHEREAS, the IURA received an audited 2016 IURA financial report prepared by Insero &
Company, LLP on March 9, 2017, and
WHEREAS, at their April meeting the IURA Governance Committee reviewed the financial report
and attached correspondence, and
WHEREAS, at their June meeting, the IURA Audit Committee reviewed the financial report and
attached correspondence and recommends the following; now, therefore, be it
RESOLVED, that the Financial Report of the Ithaca Urban Renewal Agency for the period
January 1, 2016, through December 31, 2016, prepared by the accounting firm of Insero &
Company, LLP, be approved.
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Proposed Resolution
IURA
June 21, 2017
Approval of FY16 Reports Submitted to the Authorities Budget Office
WHEREAS, pursuant to the Public Authorities Accountability Act, as amended, the IURA is
required on an annual basis to submit reports to the New York State Authorities Budget
Office (ABO), and
WHEREAS, the IURA Director of Community Development is designated to certify accuracy of
the reporting, and
WHEREAS, the reporting is due to be submitted within 90 days of the end of the fiscal year,
and
WHEREAS, it is appropriate that IURA members exercise oversight over the staff reporting to
the ABO, and
WHEREAS, at their meeting of April 20, 2017, the IURA Governance Committee reviewed the
reporting and recommends the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves FY 2016 IURA reports submitted to the New York
State Authorities Budget Office, including the following:
• Budget report
• Annual report
• Procurement report
• Investment report
• Certified financial audit report
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Proposed Resolution
IURA
June 21, 2017
LAG Restaurant Group, LLC, dba The Rook, loan modification #2 (CD-RLF #40)
Whereas, on April 25, 2016, the IURA issued a six-year $40,000 loan to LAG Restaurant Group,
LLC (LAG) to open The Rook restaurant at 404 W. State/MLK Jr. Street, and
Whereas, the IURA loan was secured by a 1st security lien on business assets, personal
guarantees from each of the three owners and from Deborah and Davis Osherow, and
Whereas, LAG seeks approval to substitute a personal guarantee from Francisco Donaruma and
release for Deborah and Davis Osherow from their financial guarantee, and
Whereas, the outstanding balance on the loan is $33,848.53 as of May 31, 2017, and
Whereas, LAG is current on IURA loan repayments and satisfied their 6 FTE job creation goal,
and
Whereas, based on FY16 financials, the business is operating profitably, and
Whereas, the proposed substitute guarantor possesses sufficient net worth and liquidity to
satisfactorily secure the IURA loan, and
Whereas, at their June 13, 2017 meeting the Economic Development Committee reviewed this
matter and recommended the following; now, therefore be it
RESOLVED, that the IURA hereby approves a loan modification to accept a personal guarantee
from Francisco Donamura to substitute for the existing guarantee of Deborah and Davis
Osherow that serves to secure an IURA loan to LAG Restaurant Group LLC, and be it further
RESOLVED, that the IURA Director of Community Development is authorized, subject to review
by IURA legal counsel, to implement this resolution.
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Lag R
Restaurant LLC
C
dba T
The Rook
404 W
West State Streeet
Ithacaa, New York 14850
607-3319-0180
www
w.rookfoodandd
drink.com
info@
@rookfoodandd
drink.com
May 9, 2017
To: IU
URA
Please find this letteer as our officiaal request to traansfer the guarrantor from Deebra and Davidd Osherow to Francisco Donaaruma for our
outstaanding loan.

Sinceerely,
Lila D
Donaruma
Co-O
Owner
The R
Rook

Proposed Resolution
IURA
June 21, 2017
Loan Assistance to Urban Core, LLC (CD-RLF #42)
Whereas, on May 15, 2017, Urban Core, LLC (Urban Core) applied for a $200,000 loan for a $897,500
project to acquire and rehabilitate a commercial, mixed-use property located at 108-114 W. Green
Street, Ithaca, NY; and
Whereas, the primary objective of the Community Development Revolving Loan Fund (CD-RLF) is
provision of direct financing for economic development activities that create employment
opportunities, facilitate the expansion of business activity within the City of Ithaca and expand the
commercial and industrial tax base, and
Whereas the project will generate additional pedestrian traffic for the downtown, renovate and fill a
predominantly vacant building with new businesses in a strategic area of downtown, and increase the
commercial tax base, and
Whereas, a total of six (6) new jobs and/or microenterprise businesses are projected to be created by
the project, and
Whereas, the proposed uses of project funds are:
$650,000
Property acquisition
$207,500
Renovation/construction
$40,000
Fees/Soft costs
897,500
Total, and
Whereas, the proposed sources of project funds are:
$116,250
Equity
$581,250
Bank
$200,000
IURA
$897,500
Total, and
Whereas, the applicable CDBG public benefit standard requires at least one FTE job or new
microenterprise business be created for every $35,000 of loan assistance, and
Whereas, the project will generate at least six (6) FTE jobs and/or microenterprise businesses owned by
a low/mod income person, resulting in $33,333 of loan assistance per beneficiary, and
Whereas, the CD-RLF establishes the maximum amount of financing for non-retail businesses at
$150,000 unless a project will result in extraordinary degree of public benefit, and
Whereas, as the project involves acquisition and renovation of existing building, the loan is listed at
58.35(a)(3)(iii) as categorical excluded but subject to federal laws listed at 58.5 for the National
Environmental Protection Act (NEPA), and

Page 1 of 3

Whereas, the project does not require further consultation with respect the federal laws listed at 58.5,
such as flood hazard regulations, and therefore converts to an Exempt activity for NEPA, and
Whereas, the project constitutes a Type II action under the City of Ithaca Environmental Quality
Review Ordinance and therefore is not subject to further local environmental review, and
Whereas, at their June 13, 2017 meeting, the IURA Economic Development Committee reviewed the
loan application, a credit analysis prepared by Elizabeth Kraus of H. Sicherman & Co., Inc. and applicable
provisions of the IURA Economic Development Policy Guidelines and Operating Plan, and recommend
the following; now, therefore, be it
RESOLVED, that the IURA hereby finds the project will likely result in an extraordinary degree of public
benefit and therefore authorize increasing the maximum loan amount for this project to $200,000, and
be it further
RESOLVED, that the IURA hereby approves a loan from the Community Development Revolving Loan
Fund (CD-RLF) in accordance with the loan application, and supplemental submissions, subject to the
following terms:
Borrowers:

Urban Core, LLC, a New a New York State limited liability
company

Loan Amount:

Up to $200,000

Project:

Acquisition, renovation and lease up of a mixed use
commercial/residential building for multiple tenants, located
at 108-114 W. Green Street, Ithaca, NY.

Total Project Cost:

$897,500

Projected Use of IURA
Funds:

Property acquisition and soft costs/fees only

Term:

246 months (20 years and six months)

Amortization Term:

240 months

Interest Rate:

3.5% annually for the first 126 months. The initial interest rate
shall be reset to 2.5% upon submission of satisfactory job
reports documenting that the job creation goal has been
achieved for two consecutive quarters and borrower is in
compliance with all other terms of the loan agreement.

Interest Rate Reset:

At 126 months, the interest rate shall be reset to 62% of the
Wall Street Journal Prime Rate or remain unchanged,
whichever is higher.
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Repayment:

Interest-only payments for six (6) months, followed by level
monthly payments of principal and interest to fully amortize
the loan over 240 months (approximately $1,159.92/month)
and subject to a revised P&I amount upon rate reset at year
#10.

Loan Collateral:

1. Second mortgage lien on commercial property located at
108-114 W. Green Street, Ithaca, NY behind Tompkins
Trust Company first mortgage in the amount of $581,250.

Personal Guarantor(s):

John A. Guttridge and David Kuckuk, joint and several

Job Creation Requirement:

Creation of a minimum of six (6):
• FTE employment positions of which at least 51% must
be held by low- and moderate-income persons; and/or
• Microenterprise businesses owned by low- and
moderate income persons.

Reporting:

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

And be it further,

RESOLVED, that the Director of Community Development for the IURA is authorized to issue a loan
commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advise of IURA legal counsel, is hereby authorized to
execute all necessary and appropriate documents to implement this resolution.
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Ithaca Urban Renewal Agency
LOAN APPLICATION FORM

PART 1. APPLICANT INFORMATION
Name of Applicant
Address

Contract Person

Urban Core, LLC
123 W. State Street

 Corporation

Year __ State __

 Partnership

Year __ State __

 Sole Proprietorship

John Guttridge

Year __ State __


x Limited Liability Company (LLC) Year __
'12State __
NY

Telephone:
E-mail address:

( 607 ) 227-6884

FAX: (

)

john@brightworks.cc

Tax ID #:

Nature of Business

Real Estate Development

Company Attorney

Randy Marcus

Accountant

Jim Hoepfinger

Marcus Orkin and Tesi, LLP

Firm Name

Strebel & Strebel

Firm Name
Address

Telephone

200 E. Buffalo St.

Address

607-273-6841

Telephone

Company Officers

Name

John Guttridge

944 Dryden Road

607-275-1275

Company Principles
(Shareholder/Partners/Members)
Position

Managing Member

Name

% Interest

John Guttridge
David Kuckuk

50
50

(attach additional listing as necessary)
1

Is the company current in all of its tax obligations?

Yes ___ No ___

Explain:
Is the company delinquent in the payment of any loan?

Yes ___ No ___

Explain:
Has the company been declared in default on any of its loans?

Yes ___ No ___

Explain:
Has the company ever filed for bankruptcy?

Yes ___ No ___

Explain:
Have any of the company’s principles ever personally filed for bankruptcy or in
any way sought protection from creditors?

Yes ___ No ___

Explain:
Are there currently any unsatisfied judgements against the company?

Yes ___ No ___

Explain:
Are there currently any unsatisfied judgements against any of the company’s principals?

Yes ___ No ___

Explain:
Are any of the company’s principals or the company involved in any pending lawsuits?

Yes ___ No ___

Explain:

PART 2. PROJECT INFORMATION
Summary Project Description:

Acquisition and Rehabilitation of 108-114 W. Green Street

Project Costs

Sources of Funds

Property Acquisition

670,000

Bank

581,250

Renovations

227,500

IURA Loan

200,000

Equity/Cash

116,250

Machinery/Equipment
Professional Fees

___

Working Capital

___

_________________

___

TOTAL

897,500

TOTAL

2

897,500

PART 3. REQUIRED EXHIBITS

Exhibit A – Company Background
•

A brief narrative describing the company’s history

•

A description of the company’s current operations including products, market, etc.

•

Trade references, primary customer listing, and banking relationship

•

A description of the company’s current operating facilities – both owned and leased

•

A summary of the company’s current full and part-time employment

•

A description of the company’s need to undertake the proposed project

Exhibit B – Project Information
•

Physical description of the proposed project, including any business or residential relocation which may result from
the undertaking of the project

•

Projected new employment for each of the three years following project completion (use the attached forms)

•

Projected changes in property tax revenues resulting from the project

•

Other public benefits

•

Sources of all project costs shown in Part 2 of this application (vendor quotes, negotiated sales prices, engineer’s or
contractor’s estimates, catalog prices, etc.)

•

Summary of proposed project financing, including status of other loan applications and source of equity capital.

•

Amount of loan assistance requested with this application, proposed repayment terms, and available security

•

Schedule of existing debt, including original loan amount, current loan balance, & pledged collateral

Exhibit C – Financial Information
Note – Financial statements must be in a form acceptable to the lender. The applicant may wish to verify
the acceptability of its statements prior to preparation.
•
•

Financial statements of the company for the last three completed fiscal years
Projected balance sheet and income statement for three years following completion of the project, and projected
monthly cash flows for at least the first year following completion of the project

•

Interim financial statements of the company through the most recent month available, but in no case more than
three months prior to the loan application date

•

Personal financial statements (either on a standard bank form or in a comparable format) for each principal owning
at least 20% of the company

•

Financial statements for each company and/or individual who will act as a guarantor of the requested financing

Exhibit D – Additional Information (as applicable)
•

Documentation of project costs including vendor quotes, buy/sell agreements, binding options to purchase,
engineer’s or contractor’s estimates, appraisal for really to be acquired, etc.

•

Documentation of other required financing including bank and other public lending agency commitment letters, bond
inducements, and evidence of availability and commitment of cash equity requirements

•

For projects involving realty acquisition and/or development, evidence of site control or current ownership in the form
of a binding option, sale agreement, deed, etc.

•

Any other information which may serve to document the information provided with this application or which may
affect a credit decision by the lender
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PART 4. DECLARATIONS
I (we) authorize the Ithaca Urban Renewal Agency to order credit reports and/or other financial background information on
my (our) personal and business financial background. I (we) authorize disclosure of all information submitted in connection
with this application to any financial institution in consideration of any assistance that may be provided. I (we) waive all
claims against the Ithaca Urban Renewal Agency and its consultants.
I (we) attest that to the best of my (our) knowledge, information, and belief, the information contained in the foregoing
application is correct and true. I (we) am (are) aware that the filing of a false instrument in connection with this application
may constitute an attempt to defraud the Ithaca Urban Renewal Agency and may be a felony under the laws of the State of
New York.
If Applicant is a sole proprietorship or partnership,
sign below:

If Applicant is a corporation or LLC, sign below:

Urban Core, LLC
Signature

Date

Name of Corporation

5/15/2017
Printed Name and Title

Authorized Signature

Date

John Guttridge, Managing Member
Signature

Date

Printed Name and Title

Printed Name and Title
STATE OF NEW YORK

)
) ss.:
COUNTY OF
)
On this
day of , 20 , before me personally came
, to me known, who, being by me duly sworn, did
depose and say that deponent resides at
, that deponent is the
of
, the company described in and which executed the foregoing
instrument; that deponent had the authority to execute same by order of the Board of Directors or other authority of said company; and that
deponent signed deponent’s name thereto by like order.

Notary Public
)
) ss.:
COUNTY OF
)
On this
day of , 20 , before me personally came
, to me known, who, being by me duly sworn, did
depose and say that deponent resides at
, that deponent is the
of
, the company described in and which executed the foregoing
instrument; that deponent had the authority to execute same by order of the Board of Directors or other authority of said company; and that
deponent signed deponent’s name thereto by like order.
STATE OF NEW YORK

Notary Public
q:\planning\staff\kathy\rlf-appl kit\loan application 2-06 rev.doc
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Exhibit A – Company Background

Narrative of Company History:
Urban Core, LLC is a partnership of John Guttridge and David Kuckuk founded in 2012. Urban Core
initially purchased the former Ithaca Journal properties at 123 W. State Street which contained
significant excess space beyond what was needed for the occupancies of the Ithaca Journal and
Brightworks Computer Consulting. In late 2012 Urban Core launched the Press Bay Alley project, an
adaptive reuse of the former warehouse space where the newspaper was printed until being
consolidated with other upstate papers. After completing that project Urban Core made another
acquisition of 121 W. State Street and performed another adaptive reuse project to restore the
historical character of that building and install the Watershed, a conversational bar.
Description of Current Operations:
Urban Core owns and operates commercial real property in downtown Ithaca. We have 19 tenants
ranging from a barber shop in 160 Square Feet to the offices of the Ithaca Journal at 5500. We have
established a relationship in the community of relentlessly pursuing the success of tenant businesses
and doing redevelopment and adaptive reuse projects of exceptional quality that create spaces the
community loves. This creates a healthy pipeline of prospective tenants whenever any space becomes
available. We serve many sectors including food and beverage, retail, services, office space, and light
manufacturing.

Trade References, Primary Customers, and Banking Relationship:
Trade References:
Trade Design Build
Mike Barnoski
(585) 330-0658
mike@tradedesignbuild.com
Accufab Inc.
Bruce Fearon
(607) 273-3706
bruce@accufabinc.com
Warden Plumbing and Heating
Dave Warden
(607) 227-6850
wardenplumbingllc@gmail.com
Suretemp
Ed Miller Jr.
(607) 221-4745
emillerjr@suretemp.com

Primary Customers:
N/A
Banking Relationship:
Tompkins Trust Company
Mike Cannon
(607) 274-7428
mcannon@tompkinsfinancial.com
Description of the company’s operating facilities:
123 W. State 25,000 SF Commercial Mixed Use Building with 35 space parking lot
121 W. State 3600 SF Commercial Building
Summary of Company’s current full and part-time employment:
Urban Core, LLC has no employees but generates approximately 2 FTE within Brightworks Computer
Consulting, John’s other business, which provides maintenance staff on contract.
Description of the Company’s need to undertake the proposed project:
The property at 108-114 W. Green Street has been a blight adjacent to our beautiful Press Bay Alley
Project. The building has been consistently undermaintained and underutilized. Gaining control of the
property, and performing the proposed rehabilitation project will allow us to enhance the environment
in which our existing properties are located which will greatly enhance the value of our existing
properties. Additionally, it will allow us to eliminate the dead space between Press Bay Alley and our
largest source of pedestrian traffic which is the intersection of Cayuga and Green Streets. The current
dead space acts as a barrier to successfully attracting foot traffic from the east.

Exhibit B – Project Information
Physical Description of the Proposed Project:
Urban Core seeks to expand on the success of our Award-Winning Press Bay Alley Project at 116-118 W.
Green Street. The project will eliminate the current surface parking lot in front of 108-114 W. Green and
reclaim that area as an inviting pedestrian space. We intend to install high impact landscaping including
several mature shade trees and to perform hardscaping that together will create a beautiful and
engaging urban nook for dining, lounging, and gathering. We will use a design language that while
similar to Press Bay Alley has its own unique dialect that is sensitive to the differences in the existing
structures. A series of openings will be created in the West wall of 108-114 that will open on to the
pedestrian space allowing for a series of smaller tenants that will be able to activate and observe the
newly created square. On the second floor we plan to re-activate the two existing apartment units,
which will be affordable (although likely not by CDBG standards unless the impact of reduced
transportation costs when locating in the Urban Core is taken into account). In addition, we will
rehabilitate the approximately 1000 SF office space located on the second floor and rent it either to a
single tenant or a series of smaller tenants.

Projected Employment:
Urban Core won’t directly employ anyone in this project but the existence of the project will create
opportunities for our tenant businesses to create jobs that would not otherwise exist. The attached
schedule of projected employment positions represents an example of the kind of jobs this project will
create. We expect as was the case with our Press Bay Alley project that we will have a few businesses
that are micro-enterprises (creating 8 owner of micro enterprise positions in Press Bay Alley) and a few
businesses that create several positions within the tenant business (creating approximately 7 FTE in
Press Bay Alley of positions such as Circus Instructor, Confectioner, and Barista). We will be marketing to
similar businesses in this project and expect a similar employment mix.
Projected Changes in Property Tax Revenue:
The project is currently assessed at $650,000 our expectation is that the assessment will increase to at
least $900,000 as a result of our work. Should this happen that will yield an additional $3010/year to the
city in addition to benefiting other taxing authorities.
Other Public Benefits:
This project, when completed, will be a significant public amenity and rehabilitates a key property in the
downtown core. In addition to its proximate location to the core it is also located along one of the
highest trafficked streets in downtown and will improve the image of our Urban Core to passing
motorists.
Sources of all project costs:
The project budget was developed by securing estimates from key contractors including:
Pat Lynch, Concrete Contractor
Sparks Electric, Electrical Contractor

Inlet Glass and Mirror, Glazing contractor
Cayuga Landscape, Landscaping Contractor
Suretemp HVAC Contractor
Appropriate contingency amounts were added to estimates to allow for successful completion in the
event that estimates were insufficient.
Summary of Proposed Financing:
In addition to financing from IURA, we will have a primary mortgage from Tompkins Trust Company and
equity paid in from our existing CELOC. See attached pro forma financials for details of financing
structure.
Amount of Loan Assistance Requested:
Urban Core is requesting $200,000 of financing from IURA.
Schedule of Existing Debt:
See attached Schedule

Exhibit C – financial information:

Financial Statements:
Past 3 years taxes and P&L Statements are attached. Note that taxes are reported in cash mode and
make extensive use of accelerated depreciation while books are kept in accrual mode with straight line
depreciation.
Projected balance Sheet, Income Statement, and Cash Flows:
See attached Pro Forma Financials
PFS of Principals:
Attached or separately provided.
Financial Statements of Guarantors:
Guarantors are principals. See above.

Exhibit D – Additional Information:
Documentation of Project Costs, quotes, agreements, etc:
Documentation of other required Financing:
See attached commitment letter from Tompkins Trust Company.
Evidence of Site Control:
See attached purchase agreement.
Any other information:

SCHEDULE OF PROJECTED EMPLOYMENT POSITIONS
Borrower represents that the Covered Jobs created as a result of IURA assistance are expected to be
the following:
Please list each position to be filled separately
Full-time Equivalency
Job Title

Average
Hours/Wk
Worked

EmployerSalary/
paid Health
Hourly Wage Insur. yes/no

Full-time

Part-time

Baker/Bakery Clerk

2

3

20 $15/hour

no

Retail Clerk

2

2

20 $15/Hour

no

Owner, micro enterprise

2

60

$0 no

Note 1 All employment data must be expressed in terms of full-time equivalents (FTEs). Only permanent jobs may be counted.
Permanent part-time jobs must be converted to the full-time equivalent (40-hour workweek). A seasonal job may be considered
permanent if the season is long enough to be considered the person's principal occupation.

I certify that all information on this form is true and complete to the best of my knowledge.
I understand the IURA will rely on this information when making decisions regarding an application for a loan.
Print Name ___________________________________
Title

___________________________________

Signature ___________________________________

Date _________________________

$ 207,500.00

Grand Total

5,000.00
25,000.00
7,500.00
15,000.00
40,000.00
10,000.00
25,000.00
15,000.00
40,000.00
25,000.00

$
$
$
$
$
$
$
$
$
$

Landscaping
Concrete work outside
Concrete work inside
Demolition
Glass work
Renovation, tenant hallways
Renovation, apt 112
Electrical
HVAC
Roof replacement

108-114 W. Green Street, Urban Core LLC
Improvements Budget
Includes a mature tree, installation, and some additional funds for other stuff, pricing per cayuga landscape
Install sidewalk to replace parking lot. Regrade entire space. Per Pat Lynch.
Install new floor in future circus culture space. Per Pat Lynch.
clear out 2nd floor offices and Kroma Kolor space. Demo for rough openings for new glass panels
Install new glazing in 8-10 openings. Per Inlet Glass.
patch and paint, remove carpeting and refinish or re-tread stairs
All new wall surfaces (mostly patch and paint), new kitchen and bathroom fixtures/cabs/counters
Replace service entry to get it out of key tenannt space, re-feed various sub-panels. Per sparks eletctric.
new HVAC in commercial sections and apartments, pricing per suretemp
replace roof section over 2 story building

Ithaca Urban Renewal Agency
Loan Review – Urban Core, LLC
CD‐RLF #42
IURA Economic Development Committee
June 9, 2017
Borrower:

Urban Core, LLC, a New York State limited liability company established in
2012

Tax ID#:

#45‐4381052

Address:

123 West State Street
Ithaca, NY 14850

Ownership/
Management:

John Guttridge, Member and 50% owner
David Kuckuk, Member and 50% owner

Business:

Real estate development

Project Address:

108‐114 West Green Street
Ithaca, NY 14850

NAIC#:

531120 – real estate development

Loan Request
Loan Amount:

$200,000

Use of Proceeds:

Acquisition of commercial property and soft costs

Term:

66 Months (includes six‐months interest only)

Amortization:

240 Months

Interest Rate:

3.50% with a rate reset to 2.50% upon satisfaction of job creation goals

Repayment:

Six months of interest at $583.33 monthly, followed by monthly
payments of principal and interest of $1,159.92 in order to fully amortize
the loan over 240 months and subject to a revised P&I amount upon rate
reset.
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Loan Collateral:

Second mortgage lien on commercial property located at 108‐114 West
Green Street, Ithaca, NY. Lien is subordinate to the first mortgage lien
filed by Tompkins Trust Co.

Personal Guarantors: David Kuckuk and John Guttridge, joint and several

Loan Application
Urban Core, LLC is requesting a $200,000 loan for the acquisition of commercial mixed‐use
property located in downtown Ithaca, New York, specifically at 108‐114 West Green Street. The
Borrower has received a commitment from Tompkins Trust Co. in the amount of $581,250 for a
construction to permanent mortgage to finance the building renovations. The Borrower plans
to draw against its commercial line of credit to facilitate the purchase sometime in July and will
use the IURA $200,000 term loan to refinance that.
The Project
Urban Core, LLC is an existing real estate partnership that owns commercial properties in
downtown Ithaca adjacent to and surrounding the proposed property at 108‐114 West Green
Street. The subject commercial property is approximately 9,000 sq. ft. and consists of two
stories. The project includes acquisition of the property and renovation/construction to its
three store fronts on the first floor and two apartments and one office on the second floor. The
renovation/construction will enable the owners to seek viable tenants in the urban core of
Ithaca and bring steady business and tenants to the downtown area. The property is currently
vacant with the exception of a single commercial tenant, D.P. Dough, which intends to continue
to occupy its space after the renovations.
Total project costs are estimated to be $897,500. The borrowers have received a bank
commitment of $581,250 for the building renovations and the cost estimates are attached to
this analysis. The borrower will be injecting over $116M for part of the acquisition, soft costs
and working capital. Urban Core will take a draw from the existing commercial bank line of
credit to facilitate the purchase which will be replaced by the proposed IURA loan upon closing
and disbursement. As collateral, it is anticipated that the IURA loan will take a second
mortgage on the proposed property behind the Tompkins Trust Co. first mortgage.
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Sources & Uses of Funds
The total project cost is estimated to be $897,500, consisting of the following:
Tompkins

IURA

Borrower

Trust Co.

Loan

Equity

Property Acquisition *

373,750

Renovations/Construction

207,500

200,000

650,000
207,500

Soft Costs & Fees
Total

76,250

Total

40,000

40,000

581,250

200,000

116,250

897,500

65%

22%

13%

100%

* To satisfy the property acquisition prior to the start of construction/renovation of the building, borrower
will take an advance from its commercial line of credit with Tompkins Trust Co. The advance of funds will be
paid back from the IURA loan once it closes.

Background
Urban Core, LLC (“Urban Core”) is a real estate partnership formed in March 2012 by John
Guttridge (50%) and David Kuckuk (50%) to own and operate commercial property in
downtown Ithaca. Mr. Guttridge currently owns a computer consulting business, Pound Bang
Incorporated dba Brightworks Computer Consulting, which is located at Urban Core’s
headquarters at 123 West State Street. His business partner, David Kuckuk, AIA, LEED AP, is
retired and formerly a Senior Partner at Tetra Tech Architects and Engineers. Both principals
add unique talent to this partnership. Mr. Guttridge is on site daily and Mr. Kuckuk adds his
design expertise, creating an up‐to‐date style to their commercial projects.
In 2012, the company’s first project included the purchase of the former Ithaca Journal
property at 123 West State Street which contained significant vacant space beyond the needs
of the tenants, Ithaca Journal and Mr. Guttridge’s business, Brightworks. In late 2012, Urban
Core purchased 116‐118 West Green Street and launched the Press Bay Alley project, an
adaptive reuse of the former warehouse space where the newspaper was printed until being
consolidated with other upstate papers. Leveraging its expertise, Urban Core made another
purchase in the area in April 2016 with the acquisition of 121 West State Street and performed
another adaptive reuse project to restore the historical character of the building and install a
now well‐known conversational bar, the Watershed. Today, Urban Core’s properties include 19
small business tenants with only one vacancy soon to be filled. Attached is the current rent roll
of the 19 tenants and respective square footage/income. The types of businesses range from a
barber shop in 160 sq. ft. to the Ithaca Journal at 5,500 sq. ft.
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The company’s first project took a nearly vacant building and transformed it into a multi‐use
commercial campus. The owners have updated the space to appeal to a young generation with
renovated space that includes micro retail units, coffee shops, circus training school, electric
bike store and an artisanal chocolate shop. Overall, this creates a lively environment one block
west of the Ithaca Commons in an area that was a much less trafficked side of the Commons in
downtown Ithaca. Urban Core intends to continue developments of this nature in the future.
The above projects have been accomplished over the past five years and are a testament to the
commitment, energy and focus of the two owners of Urban Core. They have established a
reputation in the community of undertaking redevelopment/adaptive reuse projects of
exceptional quality that create spaces that the community enjoys. The owners are vested in
the area. Mr. Guttridge is directly involved in the Ithaca community with his board membership
on the downtown Ithaca Alliance Board of Directors. Their 2017 project will add to their real
estate holdings and take yet another predominately vacant mix‐used building and transform
into an income producing, small business focused property bringing more people and business
to downtown Ithaca.
Urban Core has another adaptive reuse project that they are working on at 125 West Green
Street which is southwest of the current project at 108‐114 West Green. Urban Core has
recently received positive preliminary reaction from Tompkins Trust for an 80% LTV mortgage
on said property (3 apartment units). The purchase price is $325M.

Financial Projections – 108‐114 West Green Street
The Income Property Analysis was prepared by the owners with a modification by this analyst.
The annual rent for the two‐story building is estimated at $121M. It includes two apartments
and an office on the second floor as well as three storefronts on the first floor. Incorporating a
vacancy factor of 5% and associated expenses including a management fee and capital reserve,
the NOI is $78M. The management fee is paid to Mr. Guttridge for property management as he
finds the tenants and ensures the property is maintained. The add‐back of $15M represents
the apportioned expenses or CAM charges once the property is fully renovated and stabilized
(see footnote below). The analysis sets forth the ability to service anticipated debt of both
Tompkins Trust’s first mortgage loan and IURA’s second mortgage loan, with a debt service
coverage ratio of 1.36:1. The projected income is conservative and based slightly below typical
market rents for both the apartments and storefront properties. Owners are leveraging their
past successful experience in owning/renting mixed use property in the surrounding area to
transform otherwise blighted real estate in downtown urban Ithaca.
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Projected Income Statement – 108‐114 West Green Street
Income Property Analysis ‐
(as adjusted by Analyst)
Gross Rental Income
Less Vacancy Factor (5%)
Net Rental income

YR 1
120,528 100%
6,026
114,502

95%

Expenses
Property Taxes

Stabilized Rent

Monthly

Approx.

$

Sq. Ft.

Apt. 1

950

500

Apt. 2

950

500

Upstairs Office

750

1000

1st floor Storefront

3000

3200

26,000

22%

1st floor Storefront

2894

2000

3,435

3%

1st floor Storefront

1500

1800

10,305

9%

Total

$10,044

9,000

Management Fee

7,232

6%

Miscellaneous/Capital Reserve

4,821

4%

Total Operating Expenses

51,793

43%

Net Operating Income (NOI)

62,709

52%

Apportioned Expenses to Tenants‐CAM *

15,000

Total Operating Income

77,709

Utilities & Insurance
Maintenance & Repairs

64%

Annual Debt Service (Full Year P&I)
Tompkins Trust 1st Mtg. (P&I) **

43,192

IURA 2nd Mtg. (P&I) **

13,919

Total Debt Service

57,111
Debt Service Coverage

1.36

Cashflow Surplus/(shortfall)

20,598

* This figure represents the amount of expenses apportioned to tenants (CAM) once the property is fully
renovated and stabilized. Future tenants will be expected to pay Common Area Maintenance (CAM) expenses
which will be ultimately phased in. For projected cash flow purposes, the CAM charges will reduce the
owners' overall property expenses and thereby increasing their NOI. Current tenant, Dough Boys, pays $7,500
annually in CAM charges. Total CAM expenses after renovation is anticipated at $15M/annually.
** Both Tompkins Trust and IURA loans are anticipated to have a six‐month interest only period. However,
the above debt service includes a full year of P&I.
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Risk Assessment
Positive Factors:


Experienced developers who have the expertise and past history of developing income
producing properties in the surrounding area



Management experience in the industry for combined 15 years



Property location is close to major pedestrian mall and downtown entertainment
venues as well as their other income producing properties



Property is expected to generate additional pedestrian traffic for the downtown
entertainment district and will fill a predominantly vacant space in a strategic area of
downtown



Projections are conservative, providing below market rates on rental revenue forecasts
and building in a 20% contingency on renovation costs



Cash flow from existing properties and the proposed project is more than satisfactory to
service all current and projected debt



Credit‐worthy guarantors enhances collateral position



Owners have outside income to support personal indebtedness and not reliant on
business cash flow



Good, long term relationship with bank with access to bank financing



Personal guaranties show liquidity



Second lien position on commercial property

Negative Factors:


Additional properties may put stress on business overall; may eventually need to hire
management company and incur additional expenses thereby affecting bottom line
profits
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Recommendation
The proposed IURA loan to Urban Core, 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 management team;
 The solid regional reputation of the owners and their properties;
 The support of Tompkins Trust Co. in the project financing and with the Company’s
ongoing working capital needs during its continued expansion;
 The reuse and revitalization of predominately vacant commercial space in downtown
Ithaca;
 The positive cash flow with ability to service all debt;
 The collateral support to the proposed credit facility; and
 The owners who will continue to make the urban core of downtown Ithaca a viable
space for business and tenants.


A 20‐year amortization schedule is recommended to match the bank’s credit facility. It is also
recommended that the IURA apply either a 5‐year term for the loan (to match the bank) or a 10‐
year term at its discretion. At the end of the term, consideration can be given to requiring full or
partial payment of the outstanding principal or recasting the loan at a revised interest rate.
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Recommended Loan Structure


Borrower: Urban Core, LLC, a New York State limited liability company



Use of Funds: Acquisition of commercial property located at 108‐114 West Green
Street, Ithaca, New York



Loan Amount: $200,000



Interest Rate: 3.50% with a rate reset to 2.50% upon satisfaction of job creation goals



Loan Term: 66 Months



Repayment Terms: Six months of interest at $583.33 monthly, followed by monthly
payments of principal and interest of $1,159.92 in order to fully amortize the loan over
240 months and subject to a revised P&I amount upon rate reset.



Loan Security: Second mortgage lien on commercial property located at 108‐114 West
Green Street, Ithaca, NY behind Tompkins Trust Co. first mortgage line in the amount of
$581,250.



Personal Guarantees: John A. Guttridge and David Kuckuk, joint and several

Prepared by: Elizabeth M. Kraus, Vice President
H. Sicherman & Company, Inc.
June 9, 2017
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Proposed Resolution
IURA
June 21, 2017
Cayuga Green Project – Conveyance of Various Private Sector Components
Whereas, the Cayuga Green public-private project redeveloped underutilized downtown sites including:
• 235 S. Cayuga Street - a 679 space public parking garage with 23,000 sq. ft. of ground floor
commercial space;
• 131-135 E. Green Street – Cayuga Place containing 68 apartments and 20,000 square feet of
commercial space;
• 120 E. Green Street – a 11,000 sq. ft. 5-screen cinema (Cinemapolis);
• 217 S. Cayuga Street – The Lofts at Six Mile Creek, a 46 unit residential building with pedestrian
connector to the Cayuga garage;
• The 600 linear foot public Six Mile Creek Walk; and
Whereas, the IURA’s private sector partners, Cayuga Green, LLC and The Lofts on Six Mile Creek, LLC (the
Loft), each have entered a purchase and sale agreement for conveyance, respectively, of 131-135 E. Green
Street and 217 S. Cayuga Street, as well as for Cayuga Green, LLC’s assignment of the ground floor master
lease at 235 S. Cayuga, all to Laureate House Ithaca Mgmt Co. LLC (Laureate), or an entity to be formed
controlled by the same principals as Laureate, and
Whereas, on June 6, 2017 the IURA received written requests from the Loft and Cayuga Green, LLC for
various consents and assignments to facilitate the proposed conveyances and assignment, and
Whereas, outstanding IURA loan balances totaling approximately $964,000 on IURA mortgage loans issued
to the Loft and Cayuga Green, LLC will be paid in full upon conveyance, and
Whereas, upon the IURA’s receipt of payment in full of its mortgage loan balances, the IURA’s assignment
of the mortgages to the lender that provides financing for these acquisitions, in place of the discharge or
satisfaction of said mortgages, will facilitate the acquisition of these properties by Laureate (or an entity to
be formed controlled by the same principals as Laureate), and
Whereas, the proposed conveyances will not impact operation or ownership the public parking garage, the
Six Mile Creek Walkway or Cinemapolis, and
Whereas, the Economic Development Committee reviewed this matter at their June 13, 2017 meeting and
recommended the following; now, therefore, be it
RESOLVED, the Ithaca Urban Renewal Agency hereby approves the consents, assignments and agreements
requested in June 6, 2017 correspondence received from Cayuga Green LLC and The Lofts on Six Mile Creek,
LLC, to facilitate conveyance of various private sector components of the Cayuga Green project, including
but not limited to:
1. Consent to assignment, including estoppel language, of Cayuga Green, LLC’s interest in the Master
Lease with the IURA for the ground floor commercial space at 235 S. Cayuga Street, dated
1/29/2007 to Laureate, or an entity to be formed controlled by the same principals as Laureate;
2. Consent to leasehold mortgage of 235 S. Cayuga Street to Laureate’s lender, or the lender of an
entity to be formed controlled by the same principals as Laureate;
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3. Consent to assignment and assumption, including estoppel language, of the Lofts’ interest in the
Pedestrian Walkway agreement to Laureate, or an entity to be formed controlled by the same
principals as Laureate;
4. Consent to assignment and assumption, including estoppel language, of the Lofts’ interest in the
Parking Agreement to Laureate, or an entity to be formed controlled by the same principals as
Laureate;
5. Assignment of the mortgages, including estoppel language, held by IURA to Laureate’s lender, or the
lender of an entity to be formed controlled by the same principals as Laureate upon receipt of
payment in full of the mortgage loan balances;
6. Estoppel Agreement for the Master Lease; and be it further
RESOLVED, the IURA Chairperson is hereby authorized, subject to advice of IURA legal counsel, to execute
any and all necessary documents to implement this resolution.

j:\community development\dispositions\cayuga green ii\phase ii\property dispositions\parcel a\final lease\reso iura - sale of private sector
components of cayuga green 6-21-17 - final.doc
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Meredith was born and raised in New Jersey and currently resides in NYC with her husband and daughter. She has been deeply
engaged in a range of projects to improve the well-being and outlook of the next generation including, but not limited to launching
a literacy campaign based on the book - Really Ready to Read - she self-published with her now 6 year old daughter and
creating the Healthy Kids Healthy Family initiative at the JCC of Manhattan.

Meredith was selected by senior housing industry leaders to join NIC Future Leaders Council (FLC) and elected by her peers to
Chair FLC in its inaugural year. ,QVKHZDVDSSRLQWHGWR0D\RU%ORRPEHUJ¶V$JH-Friendly NYC Commission and served a
5 year term as a board member of the not-for-profit arm of the NYC Department for the Aging.

Further, she has been an advisor to hedge funds, private equity firms and foreign governments to evaluate senior housing
investments. She recently completed a strategic plan for a leading not-for-profit senior housing owner/operator to unlock the full
potential of the existing wellness program by developing programming, staffing, marketing and physical plant recommendations.

Most recently at Ventas, a publicly-traded healthcare REIT, she asset managed the high-performing Northeast operating
business of more than 50 senior housing communities managed by Atria and Sunrise valued at over $5 billion.

Since graduating the Harvard Business School in 2001, Oppenheim has worked in the senior housing industry across all
product types for leading operators and owners - including Marriott and Sunrise - throughout the real estate lifecycle from
development through disposition. She was responsible for acquiring and redeveloping an active adult rental community on
behalf of K Hovnanian with Brookdale, which she ultimately sold at a price per unit that set an industry record in 2007.

She is currently the Founder and CEO of Laureate House, a real estate owner and operator
focused on transformative projects for the active adult 55+ demographic that emphasize living,
learning and longevity in leading university markets . She has her first deal under contract in Ithaca,
where she lived while an undergraduate at Cornell University and is part of the Cornell Institute of
Healthy Futures, a center focused on innovations at the intersection of healthcare and hospitality.

Oppenheim has a 15 year track record working for leading senior housing owners and operators
to create value with the greatest compassion for residents and greatest commitment to innovation.

Meredith Oppenheim earned a United States Congressional Award for her commitment to
senior citizens and has parlayed her passion for serving seniors into a profession.

BIOGRAPHY

Interests
Jeff is an instrument-rated private pilot, an active speaker on entrepreneurship and an active early stage investor. He is married and has four
children and two grandchildren.

Jeff is a Trustee Emeritus of Cornell University where he funded the Parker Center for Investment Research at the Johnson School. He has been
recognized as a foremost benefactor of the University and is a past Chair of the Johnson School Advisory Council. In 2001, Jeff was inducted into
the Johnson School Hall of Honor, the schooO¶VKLJKHVWDZDUG

Education
Cornell University, Bachelor of Engineering, 1965
Cornell University, Master of Engineering, 1966
Cornell University, MBA, 1970

Background
In 1980, Jeff founded Technical Data Corporation, a provider of financial analytic services for the institutional investor community. In 1983, he
founded First&DOO &RUSRUDWLRQ ZKLFK TXLFNO\ EHFDPH RQH RI WKH ILQDQFLDO FRPPXQLW\¶V OHDGLQJ SURYLGHUV RI UHDO-time broker-sourced research,
earnings estimates, equity and fixed income ownership information, insider trading information and corporate news releases. In 1986, Jeff sold both
these businesses to the Canadian publishing giant International Thomson, now Thomson Reuters, and became Chairman and CEO of Thomson
Financial, its financial services subsidiary. Under -HII¶VOHDGHUVKip, Thomson Financial became a major provider of proprietary financial information
to the investment and corporate communities. In 1997, Jeff co-founded CCBN.com (Corporate Communications Broadcast Network), a leader in
enabling direct communications between public companies and the investment community as well as the developer of StreetEvents, the industry
leader at the time of corporate event information, which he also sold to Thomson in 2004.

Jeff is a Venture Partner at GrandBanks Capital in Boston and Chairman of the Board of MainstreamData in SLC. Jeff
is a member of the Board of Directors of KnowledgeVision (Bedford, MA), Flypsi, Inc (Boston), TruePic, Inc (La Jolla, CA), and EidoSearch (Toronto).
Jeff also holds strategic advisor positions at RoseView Partners (Boston), Cosimo Venture Partners (Boston), WhistleGroup (Boston), NetBlazr
(Boston), Plataypi (Birmingham, AL), L2 Summit Fund (Boston), FlowPoint Capital (Boston) and Wall Street Horizons (Woburn, MA). Jeff was
named &RUQHOO8QLYHUVLW\¶V(QWUHSUHQHXURIWKH\HDULQDQGWKH2003 New England Entrepreneur of the Year by Ernst & Young in the Financial
Services category. In 2010, Jeff was named to Inside Market Data's Hall of Fame.

Jeff has an extensive history of success as an entrepreneur, CEO and investor in financial services companies over the
past 30 years. Jeff has been involved with dozens of investment transactions, companies he either created, bought or
sold with a combined value of well over half a billion dollars. He brings an operating perspective to the companies in
which he invests, as well as a wealth of financial expertise and an extensive network of domestic and international
business contacts.

Jeffrey P. Parker
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Proposed Resolution
IURA
June 21, 2017
2017 Appointment of IURA Economic Development Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own
committee Vice-Chairperson and nominate a candidate for committee Chairperson for
consideration by the Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office
until their successor is selected or appointed, and
WHEREAS, the current Committee officers are:
Chairperson: Doug Dylla
Vice-Chairperson: Chris Proulx, and
WHEREAS, at their June 13, 2017 meeting the IURA Economic Development Committee
elected Doug Dylla as Vice-Chairperson and nominated Chris Proulx as Chairperson for
consideration by the Agency; now, therefore be it
RESOLVED, that the IURA hereby appoints Chris Proulx as Chairperson of the IURA Economic
Development Committee.
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Proposed Resolution
IURA
June 21, 2017
2nd Amendment to the HUD Entitlement Citizen Participation Plan
Whereas, the Citizen Participation Plan establishes the City of Ithaca’s procedures for
involving the public in development and implementation of the HUD Entitlement
Program, and
Whereas, grantees of HUD Entitlement funding have a statutory obligation to
affirmatively further fair housing, but the statute did not establish clear guidelines for
grantees, and
Whereas, in 2015, the U.S. Department of Housing and Urban Development (HUD)
adopted a Affirmatively Furthering Fair Housing rule in 2015 that revised the process for
grantees to assess fair housing issues and promote fair housing choice, and
Whereas, Ithaca is now required to submit an Assessment of Fair Housing to HUD every
five years that incorporates a specific consultation and citizen participation process, and
Whereas, at their June 9, 2017 meeting the IURA Neighborhood Investment Committee
has reviewed the proposed 2nd amendment to the Citizen Participation Plan, dated June
9, 2017; now, therefore, be it
Resolved, that the Ithaca Urban Renewal Agency hereby recommends adoption of the
2nd amendment to the HUD Entitlement Citizen Participation Plan, dated July 9, 2017, to
comply with the Affirmatively Furthering Fair Housing rule.
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June 9, 2017
August 24, 2006

2nd Amendment to the
CITIZEN PARTICIPATION PLAN
CITY OF ITHACA
ITHACA URBAN RENEWAL AGENCY 1

Three important documents are described in this plan and for clarity, they will be identified here:
The Citizen Participation Plan describes the City of Ithaca’s procedures for involving the public in
development and implementation of the Consolidated Plan and the annual Action Plan. This Plan also
stipulates public notice of important communications between the City of Ithaca and the U.S. Department
of Housing and Urban Development.
The Consolidated Plan identifies top priority community development needs for a five-year period and has
a distinct set of requirements for its development. It describes the general over-arching community
development needs of the City and describes strategies for addressing these needs.
The annual Action Plan contains a description and budget for individual activities to be undertaken in each
program year with funding made available through the U.S. Department of Housing & Urban Development
(“HUD”). The activities of the Action Plan will address the needs identified in the Consolidated Plan and
must also meet the selection criteria listed below.
The Assessment of Fair Housing (AFH) is an analysis of fair housing issues in the City of Ithaca and
surrounding region is designed to lead to meaningful actions to overcome historic patterns of segregation,
promote fair housing choice, and foster inclusive communities that are free from discrimination. The AFH is
undertaken in preparation for the Consolidated Plan.
The provisions included in this Citizen Participation Plan are intended to inform the citizens of Ithaca about
funding programs available to address community development needs and their regulatory requirements,
and identify opportunities to recommend program activities, express views, and comment on the City's
proposed activities to be undertaken. In addition, citizens will be given a reasonable opportunity to
comment on the City’s past performance implementing program activities and any substantial amendments
to the Citizen Participation Plan or the Consolidated Plan.

1

Originally adopted by the IURA/CDA, March 22, 1983
amended, November 12, 1998
amended, March 8, 2000
comprehensive revisions adopted, February 4, 2004
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The Common Council shall have ultimate responsibility and authority for the development and execution of
its Consolidated Plan. Common Council has selected the Ithaca Urban Renewal Agency (IURA) as the
lead agency with primary responsibility for development and administration of the Consolidated Plan,
including the implementation of the activities funded through HUD’s Entitlement program.
This Citizen Participation Plan shall become effective immediately upon adoption and shall remain in effect
until all activities assisted by HUD funds pursuant to the Consolidated Plan are completed, or until it is
superseded by a new or revised plan.
The plan shall provide a process for citizen participation at the community-wide level, at the neighborhood
level, and in other areas where multi-component projects are proposed or ongoing. This plan is designed
to especially encourage participation by residents of predominantly low and moderate-income
neighborhoods and any residents of slum or blighted areas.
The IURA will be responsible for:
1.

2.
3.
4.
4.5.
I.

IURA Responsibilities

Overseeing the development and implementation of the five-year Consolidated Plan,
including the following four components:
• A housing and homeless needs assessment;
• A housing market analysis;
• A strategic plan, including identification of non-housing community development
needs;
• An annual one-year Action Plan containing a description and budget for activities to be
undertaken in the current program year;
Amendments to the Consolidated Plan;
Development and implementation of the Citizen Participation Plan; and
Administration of the Consolidated Plan, including preparation of an annual performance
report; and
Assessment of Fair housing..

CONSOLIDATED PLAN
A.

Organization Meetings
At the beginning of the cycle to develop or substantially amend the Consolidated Plan, the
IURA will hold an organizational meeting describing the goals, regulatory requirements
and process to be used in developing the Consolidated Plan. During this time, efforts will
be made to solicit informal program suggestions from the general public through various
media.

B.

Neighborhood Public Input
IURA staff will hold a minimum of four (4) public input meetings at different neighborhood
locations. These meetings will acquaint residents with the provisions of the program and
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obtain citizens’ views on community development needs and proposals to effectively
address these needs. These meetings will present information to citizens on:
1. the total amount of CDBG funds, and other funds, anticipated to become available to
the City on an annual basis;
2. eligible and ineligible activities and mandatory national objectives that each activity
must meet;
3. process to be followed to develop the Consolidated Plan, including schedule of
meetings and hearings;
4. the citizen participation plan;
5. a summary of other important program requirements, and;
6. presentation of the activities funded in previous years.
Public input meetings will be held at locations convenient to residents of predominantly
low- and moderate-income neighborhoods. Meetings will generally take place in the
evenings or on weekends. All meetings will be held in buildings that are accessible for
persons with disabilities. Notice of these meeting will be published as display ads in The
Ithaca Journal at least six (6) days prior to any meeting notifying the public of the date,
time, location, purpose of the meeting and will include language regarding the availability
of accommodations for persons needing special assistance to participate in the meetings.
In addition, notice of the public input meetings will be mailed or e-mailed to a distribution
list developed and maintained by the IURA that includes neighborhood organizations, past
beneficiary organizations, interested persons and elected officials. The IURA will expand
the list to include any individual or organization upon request and will post notices of the
meetings in public places as appropriate
Development of the Consolidated Plan shall also be informed by the community
development needs and recommendations to address those needs identified in recently
completed neighborhood plans or available from an ongoing participatory neighborhoodbased planning process.
C.

Public Hearings
A minimum of two public hearings will be held to obtain citizens’ views and to respond to
proposals and questions. One hearing will be held during development of the
Consolidated Plan. This first public hearing will be held by the IURA to obtain the views of
citizens on the highest priority housing and non-housing community development needs,
and suggested activities to address these needs, and proposed strategies and actions for
affirmatively furthering fair housing. The second public hearing will be held by the
Common Council or a Committee of the Common Council after publication of the proposed
Consolidated Plan to allow citizens to comment and suggest modifications prior to its
adoption. All public hearings will be held in buildings that are accessible for persons with
disabilities.
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Notice of these public hearings will be published as legal notices in the Ithaca Journal at
least ten (10) days prior to the public hearing. Notices will include the date, time, location,
purpose of the hearing and will contain language regarding the availability of
accommodations for persons needing special assistance to participate in the meetings. In
addition, the IURA will request that announcements regarding the public hearings be
made at a meeting of the following groups prior to the hearing:
• City of Ithaca Common Council;
• Appropriate City of Ithaca Common Council committee(s);
• City of Ithaca Board of Public Works;
• City of Ithaca Planning & Development Board;
• Ithaca Urban Renewal Agency;
• Housing & Homeless Housing Task Force;
• other venues as appropriate.
D.

Consultations with Public and Private Organizations
In addition to neighborhood meetings and public hearings, a minimum of four topical focus
group meetings will be convened with public agencies, non-profit organizations, private
entities, and interested persons. The topics will include:
• Housing;
• Downtown Revitalization and Economic Development;
• Infrastructure and Public Facilities;
• Public Services.
The focus meetings will be advertised and agencies and interested individuals will be
contacted directly to encourage their participation at these meetings. Notice of focus
meetings will be mailed or e-mailed to a distribution list of organizations and individuals by
focus topic, including organizations that have submitted funding applications in the past.
The IURA will expand the list to include any individual or organization upon request.
E.

Consultation with the Ithaca Housing Authority
The Ithaca Housing Authority and Housing Authority residents will be encouraged to
participate in the development of the Consolidated Plan using two strategies. First, at
least one of the neighborhood public input meetings will be held at a location convenient
to Housing Authority residents. In addition, the Housing Authority staff, board and resident
councils will be contacted directly and encouraged to participate in the housing focus
meeting. Finally, a meeting will be held directly with Housing Authority staff to ensure
coordination of the Consolidated Plan with the Housing Authority’s Comprehensive Grant
program and other project planning.

F.

Publication of the Proposed Consolidated Plan
The IURA will publish copies of the proposed Consolidated Plan on behalf of the City of
Ithaca at least 30 days prior to its submission to HUD. Copies will be made available at
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the following locations:
• the office of the IURA;
• the City Clerk’s Office
• the Tompkins County Public Library
• the Tompkins County Human Service Coalition office;
• other venues as appropriate.
An electronic version of the proposed plan will also be posted on the City of Ithaca web
page (www.cityofithaca.org).
G.

Publication of the Notice of Availability of the Proposed Consolidated Plan
Legal notice of the availability of the proposed Consolidated Plan, including a brief
summary of the document, will be published in the Ithaca Journal during the 30-day public
comment period. The summary will describe the contents and purpose of the
Consolidated Plan and will include a list of the locations where copies of the entire
proposed Consolidated Plan may be examined. In addition, the City Clerk will be
requested to announce the availability of the proposed Consolidated Plan for public
comment at a Common Council meeting during the 30-day public comment period.

H.

Citizen Review of Proposed Consolidated Plan
A minimum thirty (30) day period, from the date of the legal notice of the availability of the
proposed Consolidated Plan, will be provided to receive comments from citizens on the
Consolidated Plan. All written comments received during this period will be addressed by
the staff of the IURA, in writing, no later than 15 days after receipt. A summary of
comments received in writing, or orally at the public hearings, and the IURA response to
such comments will be attached to the final Consolidated Plan.
Following the second public hearing and close of the 30-day public comment period, the
Common Council will vote to adopt a final Consolidated Plan.

II.

ANNUAL ACTION PLAN
A.

Organizational Meeting
At the beginning of each annual action plan cycle, the IURA will hold an organization
meeting so that staff can explain the program and the relation between the action plan and
consolidated plan. During this time, efforts will be made to solicit informal program
suggestions from the general public through various media.

B.

Neighborhood Public Input
IURA staff will hold a minimum of two (2) neighborhood meetings during development of
the annual proposed Action Plan. These informal meetings will acquaint residents with the
provisions of the program and obtain citizens’ views on community development needs
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and proposals to effectively address these needs. These meetings will be held in
locations convenient to residents of predominantly low- and moderate-income
neighborhoods, especially those neighborhoods targeted for revitalization. These
meetings will present information to citizens on:
1. the total amount of funds anticipated to become available to the City on an annual
basis;
2. eligible and ineligible activities and mandatory national objectives that each activity
must meet;
3. process to be followed for development of the proposed Action Plan, including
schedule of meetings and hearings;
4. the citizen participation plan and opportunities for input;
5. a summary of other important program requirements; and
6. presentation of the activities funded in previous years.
Meetings will generally take place in the evenings or on weekends. All meetings will be
held in buildings that are accessible for persons with disabilities. Notice of these meetings
will be published as a display ad in The Ithaca Journal at least six (6) days prior to any
meeting notifying the public of the date, time, location, purpose of the meeting and will
include language regarding the availability of accommodations for persons needing
special assistance to participate in the meetings. A summary of the input received will be
presented to the Ithaca Urban Renewal Agency and will be used to inform funding
decisions.
C.

Public Hearings
A minimum of two public hearings will be held to obtain citizens’ views and to respond to
proposals and questions. One hearing will be held during development of the Action Plan.
This first public hearing will be held by the IURA to obtain the views of citizens on the
highest priority housing and non-housing community development needs, and suggested
activities to address these needs, and proposed strategies and actions for affirmatively
furthering fair housing. The second public hearing will be held by the Common Council or
a Committee of the Common Council after publication of the proposed Action Plan to allow
citizens to comment and suggest modifications prior to its adoption.
All public hearings will be held in buildings that are accessible for persons with disabilities.
Notice of these public hearings will be published as legal notices in the Ithaca Journal at
least ten (10) days prior to the public hearing. Notices will provide the public of the date,
time, location, purpose of the hearing and will include language regarding the availability
of accommodations for persons needing special assistance to participate in the meetings.
In addition, the IURA will request that announcements regarding the schedule of public
hearing be made at a meeting of the following groups prior to the hearing:
• City of Ithaca Common Council;
• Appropriate Common Council Committee(s);
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City of Ithaca Planning & Development Board;
Ithaca Urban Renewal Agency;
Housing & Homeless Housing Task Force; and
other public meetings as appropriate.

Development of Proposed Action Plan
The IURA will select recommended activities through a limited application process that
includes a public solicitation of funding proposals to address community development
needs identified in the Consolidated Plan and implement community revitalization and
neighborhood stabilization goals. The IURA will review the initial funding applications and
narrow the number of applications under final consideration based on the projected
amount of available funding for the upcoming program year and selection criteria,
including, but not limited to the following:
• Eligibility;
• Need;
• Impact;
• Feasibility;
• Capacity of the sponsor organization to successfully implement the proposed
activity in a timely manner, including past performance of the sponsor
organization;
• Leveraging of other funding sources;
• Coordination with other initiatives, plans or other submitted proposed activities.
Sponsors of selected activities will be requested to submit additional detailed information
as needed during the selection process. New proposed activities may be considered by
the IURA at any time during the process.
Following analysis of the funding applications review of detailed information, the IURA will
prepare a proposed Action Plan including the following:
• A description of the activities to be undertaken;
• Budgeted amounts for each activity;
• Number and type of persons and families that will benefit;
• Priority needs addressed;
• Program income anticipated; and
• Target completion dates.

E.

Publication of the Notice of Availability of the Proposed Action Plan
Legal notice of the availability of the proposed Action Plan will be published in the Ithaca
Journal, and will include a summary of the selected activities to be undertaken and
budgeted amounts allocated to each activity as well as a list of the locations where copies
of the entire proposed Action Plan may be examined. In addition, the City Clerk will be
requested to announce the availability of the proposed Action Plan for public comment at
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a Common Council meeting during the 30-day public comment period.
F.

Citizen Review of Proposed Action Plan
A minimum thirty (30) day period, from the date of the legal notice of the availability of the
proposed Action Plan, will be provided to receive comments from citizens on the proposed
Action Plan. All written comments received during this period will be addressed by the
staff of the IURA, in writing, within 15 days. A summary of comments received in writing,
or orally at the public hearings, and the IURA response to such comments will be attached
to the final Action Plan.
Following the second public hearing and close of the 30-day public comment period, the
Common Council will vote to adopt a final Action Plan.

G.

Joint Development of Action Plan with Consolidated Plan
In program years when the Action Plan is being developed jointly with the Consolidated
Plan, the citizen participation process for the Consolidated Plan shall serve to satisfy the
Action Plan citizen participation requirements.

III.

ASSESSMENT OF FAIR HOUSING (AFH)

The CityIURA will follow the process and procedures described below in the development of itsthe
Assessment of Fair Housing.
A.

HUD‐approved Data for Public Review

The CityIURA will make available to the general public the HUD‐approvedprovided data and other
supplemental information that the CityIURA plans to incorporate into itsthe AFH. The CityIURA will
make this data available no later than 60 days after the initiation of the AFH document.
B.

Stakeholder Consultation and Citizen Outreach

In the development of the AFH, the CityIURA will consult with other public and private agencies
including, but not limited to, the following:
• Local public housing authorities;
• Other assisted housing providers;
• Social service providers including those focusing on services to minorities, families with
children, the elderly, persons with disabilities, persons with HIV/AIDS and their families,
homeless persons, and other protected classes;
• Community‐based and regionally‐based organizations that represent protected class
members and organizations that enforce fair housing laws;
• Regional government agencies involved in metropolitan‐wide planning and transportation
responsibilities; and,
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A variety of mechanisms may be utilized to solicit input from these entities. These include
telephone or personal interviews, mail surveys, internet‐based feedback and surveys,
focus groups, and/or consultation workshops.
Public Hearing

To obtain the views of the general public on AFH‐related data and affirmatively furthering fair
housing in the City’s housing and community development programs, the City will conduct at least
one public hearing before the draft AFH is published for comment.
The public hearing will be held in a building that is accessible for persons with disabilities. Notice
of the public hearing will be published as legal notices in the Ithaca Journal at least ten (10) days
prior to the public hearing. Notices will provide the public of the date, time, location, purpose of the
hearing and will include language regarding the availability of accommodations for persons
needing special assistance to participate in the meetings.
D.
Public Display and Comment PeriodPublication and Notice of Availability of Draft
Assessment of Fair Housing
The draft AFH will be placed on display for a period of no less than 30 calendar days to encourage
public review and comment. Legal notice of the availability of the draft AFH will be published in the
Ithaca Journal newspaper and the draft AFH shall be made available on the City of Ithaca official
government Web site. The public notice shall include a brief summary of the content and purpose
of the draft AFH, the dates of the public display and comment period, the locations where copies of
the proposed document can be examined, and how to submit comments. how comments will be
accepted, when the document will be considered for action by the Commissioners Court, and the
anticipated submission date to HUD. In addition, the City will make available a reasonable number
of free copies of the proposed document to residents and groups that request them.
E.

Comments Received on the Draft Assessment of Fair Housing

A minimum thirty (30) day period, from the date of the legal notice of the availability of the draft
AFH, will be provided to receive comments from citizens and interested parties on the proposed
AFH. All written comments received during this period will be addressed by the staff of the IURA,
in writing, within 15 days. A summary of comments received in writing, or orally at the public
hearing, and the IURA response to such comments will be attached to the final AFH.
Written comments will be accepted by the City Contact Person [IURA Community Development
Planner], or a designee, during the 30‐day public display and comment period. The City will
consider any comments or views of City residents received in writing, or orally at the public
hearings, in preparing the final AFH. A summary of these comments or views, and a summary of
any comments or views not accepted and the reasons why, will be attached to the final AFH for
submission to HUD.
F.

Submission to HUD
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The Assessment of Fair Housing will be submitted to HUD 270 days prior to the beginning of the
Program Year in which a Consolidated Plan is due, unless HUD grants a waiver for an alternative
submission deadline. on or before ______________ [November 2017].
G.

Revisions

We can specify circumstances in which revision will occur and protocol—there are examples to
draw from.
An AFH previously accepted by HUD must be revised and submitted to HUD for review under the
following circumstances:
1. A material change occurs. A material change is a change in circumstances in the City of
Ithaca that affects the information on which the AFH is based to the extent that the analysis,
the fair housing contributing factors, or the priorities and goals of AFH no longer reflect actual
circumstances. Examples:
• Presidentially declared disasters within the City of Ithaca that significantly impact the
steps the City may need to affirmatively further fair housing
• significant demographic changes
• new significant contributing factors within the City; and
• civil rights findings, determinations, settlements (including Voluntary Compliance
Agreements) or court orders; or
2.
Upon HUD’s writing notification specifying a material change that requires the revision.
In the event of a Revised AFH, A revision may not necessarily require the submission of an
entirely new AFH. The revision need only focus on the material change and appropriate
adjustments to the analyses, assessments, priorities and goals.
a. Timeframe for revision
b. Where revision is required due to a material change, such a revision shall be
submitted within 12 months of the onset of the material change, or at such later date
as HUD may provide.
c. Community Participation
Revisions to AFH, as described in this section are subject to community participation.
The City must follow the notice and comment process applicable to consolidated plan
substantial amendments under the City’s citizen participation plan.
d. Submission to HUD of the revised AFH.
Upon completion, any revisions to the AFH must be made public and submitted to
HUD at the time of the revision.
IV.

PROGRAM AMENDMENTS
A.

Amendments to the Consolidated Plan
A HUD-approved Consolidated Plan shall be amended whenever a decision is made to:
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To change the purpose, scope, location or beneficiaries of an activity;
To carry out an activity, using funds from any program covered by the Consolidated
Plan not previously described in the Action Plan; or
Change its allocation priorities or a change in the method of distribution of funds.

Substantial Amendments
The following criteria will be used to determine what changes in planned or actual
activities constitute a substantial amendment to the Consolidated Plan, that are subject to
a citizen participation process. Substantial program amendments will require an
amendment to the Consolidated Plan, Common Council approval, and submission to
HUD.
• A substantial change in the use of Entitlement Grant funds from one eligible activity to
another eligible activity is defined as any change in the allocation of funds for a
specific activity that constitutes more than $25,000 or more than twenty percent (20%)
of the total funds available or allocated to that actual activity, whichever amount is
greater.
• A substantial change to use funds for an activity not previously described in the Action
Plan shall be defined as an activity allocated more than $25,000 of federal funds.
• A substantial change in the location of an activity is defined as any relocation of an
activity outside the Census designated neighborhood it was intended to serve, but not
including the expansion of a target area after all qualified beneficiaries within the
primary target neighborhood have been reasonably offered to be assisted.
• A substantial change to the method of distribution of funds is defined as any change
to the original approved terms of assistance to beneficiaries that results in increased
costs to the intended beneficiaries (e.g. changing a matching grant home owner
rehabilitation program to repayable loan program), or any change to the original
approved recapture terms of federal assistance in the event that beneficiaries do not
comply with requirements of receiving assistance (e.g., waive recapture of portion of
federal assistance in event landlord does not comply with the requirement to rent
apartments to low-income persons at affordable rents for five years) .
• A substantial change to the purpose, scope or beneficiaries of an activity shall be
determined by the IURA based on an analysis of the individual characteristics of
proposed change to determine whether the change significantly changes the
objective, or category of beneficiaries, of the activity.
Amendments that fall below the threshold for a substantial amendment may be approved
by the IURA with notice provided to the Common Council.

C.

Citizen Review of Proposed Substantial Program Amendments
To assure citizen participation on proposed substantial program amendments, the IURA
shall develop and make available to the public at no charge a summary of the proposed
substantial program amendment in such manner as to afford affected and interested
citizens an opportunity to submit informed comment on the proposal prior to the
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mandatory public hearing.
A minimum of one (1) public hearing will be held by the Common Council or a Common
Council Committee with jurisdiction over the issue to obtain citizens’ views on the
proposed substantial program amendment. The public hearing will be held in a building
that is accessible for persons with disabilities. Notice of these public hearings will be
published as legal notices at least seven (7) days prior to the public hearing. The legal
notice shall provide the public of the date, time, location, purpose of the hearing and will
include language regarding the availability of accommodations for persons needing
special assistance to participate in the meetings. Following the public hearing the
Common Council may vote to approve the substantial program amendment. HUD shall be
notified of all substantial program amendments.
IV.

CITIZEN COMMENT ON THE CITIZEN PARTICIPATION PLAN AND AMENDMENTS
Citizens will be provided a reasonable opportunity to comment on the original Citizen
Participation Plan and on substantial amendments to the plan. The Citizen Participation
Plan will be made available to the public and will be made available in a format accessible
to persons with disabilities, upon request.
A minimum of one (1) public hearing will be held by the Common Council or a Common
Council Committee with jurisdiction over community development issues to obtain citizens’
views on the proposed Citizen Participation Plan or any substantial amendments.
The public hearing will be held in a building that is accessible for persons with disabilities.
Notice of these public hearings will be published as legal notices at least seven (7) days
prior to the public hearing. The legal notice shall provide the public of the date, time,
location, purpose of the hearing and will include language regarding the availability of
accommodations for persons needing special assistance to participate in the meetings.
Following the public hearing, the Common Council may vote to approve the Citizen
Participation Plan or amendment.

V.

PERFORMANCE REPORTS AND OTHER IMPORTANT COMMUNICATIONS FROM HUD
IURA staff will report periodically at public meetings of the IURA on the implementation of
the Consolidated Plan and prepare an annual performance report reviewing the
performance of the city in meeting objectives of the Consolidated Plan, HUD goals and
applicable regulations. Citizens will be provided with reasonable notice and an opportunity
to comment on an annual performance report prepared by the IURA. Notice of the
availability of the annual performance report for citizen review will be published in the
Ithaca Journal including information on where to review the document. In addition, the
IURA will request that an announcement of the availability of the performance report be
made at a meeting of the Ithaca Common Council.
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A minimum fifteen (15) day period, from the date of the legal notice of the availability of the
performance report, will be provided to receive comments from citizens on the
performance report. The IURA shall consider any comments or views of citizens received
in writing, or orally at any public hearing in preparing the performance report. A summary
of these comments or views shall be attached to the performance report.
Periodically HUD communicates important information to the City of Ithaca regarding the
implementation and oversight of the Entitlement Program. Such communications will be
made available for public inspection and the public will be notified of these
communications through announcements made at Ithaca Urban Renewal Agency and
Common Council meetings.
VI.

DISPLACEMENT
The City of Ithaca seeks to minimize the displacement of persons as a result of activities
assisted with programs covered by the Consolidated Plan.
For activities assisted with programs covered by the Consolidated Plan that displaces a
person or persons, the City of Ithaca will comply with the acquisition and relocation
requirements of the Uniform Relocation Assistance and Real Property Acquisition Policies
Act of 1970, as amended.

VII.

MISCELLANEOUS
A.

Availability to the Public
The Consolidated Plan as adopted, substantial amendments, performance reports and
other important communications from HUD will be available to the public, including the
availability of materials in a form accessible to person with disabilities.
All records, reports, applications and regulations related to the Consolidated Plan will be
available to the public for use and review at the office of the IURA, 108 East Green Street,
Ithaca, NY 14850, during normal working hours (8:30 a.m. - 4:30 p.m.). The City and the
IURA reserve the right to require the public to abide by the process of the public's right of
information under the Freedom of Information Act.

B.

Access to Records
The IURA and City of Ithaca will provide citizens, public agencies, and other interested
parties with reasonable and timely access to information and records relating to the City’s
Consolidated Plan and the use of assistance under the programs covered by the
Consolidated Plan during the preceding five years.

C.

Complaints
Complaints regarding the Citizen Participation Plan, Comprehensive Plan, the Action Plan,
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or amendments or the performance report will be accepted by the IURA office at any time.
A citizen who submits a written complaint to the IURA Office will receive a written
substantive response as soon as possible and no later than 15 working days upon receipt
of the complaint. The response will be handled by the lead IURA staff person assigned to
the project and will include an explanation of the Citizen Complaint process and further
appeals available to the complainant. Copies of all complaints will be provided to the
IURA Executive Director and the Mayor and be filed in a Citizen Complaint file.
If the issue is not satisfactorily resolved, the complainant may appeal to first the Executive
Director, then to the appropriate IURA subcommittee, and finally to the full Agency.
Written complaints and disposition of these complaints are included in annual performance
reports submitted to the funding agency.
The IURA staff will notify the IURA about the complaints and the resolution of the
complaints at the first available opportunity.
D.

Technical Assistance
The IURA staff will provide reasonable technical assistance to groups representing
persons of low- and moderate-income that request such assistance in developing
proposals for funding assistance under any programs covered by the Consolidated Plan.
The assistance need not include the provision of funds to the groups.

END
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Proposed Resolution
IURA
June 21, 2017
2017 Appointment of IURA Neighborhood Investment Committee Chairperson
WHEREAS, IURA By-laws provide that the committee membership shall elect its own
committee Vice-Chairperson and nominate a candidate for committee Chairperson for
consideration by the Agency, and
WHEREAS, per the Bylaws, an Agency member shall fill either the committee Chairperson or
committee Vice-Chairperson position, and
WHEREAS, officers of each committee serve a one-year term, but continue to hold office
until their successor is selected or appointed, and
WHEREAS, the current Committee officers are:
Chairperson: Karl Graham
Vice-Chairperson: Tracy Farrell, and
WHEREAS, at their May 12, 2017 meeting the IURA Neighborhood Investment Committee
elected Tracy Farrell as Vice-Chairperson and nominated Karl Graham as Chairperson for
consideration by the Agency; now, therefore be it
RESOLVED, that the IURA hereby appoints Karl Graham as Chairperson of the IURA
Neighborhood Investment Committee.

j:\community development\admin files\agendas\nic\2017\05 - may\reso iura appoint nic chairperson 6-21-17.docx

DRAFT
2017 City of Ithaca Assessment of Fair Housing (AFH)
Schedule
Milestone

Date

Announcement of AFH

Week of June 19, 2017

Community Engagement: Identify & Invite
Stakeholder Advisory Group (Consultation Process)

June 19 – July 1

Community Engagement: Stakeholder Advisory Group

Meetings 1-2x /mo in July and August,
+ individual communication

Community Engagement: Public Meeting

Week of July 10
Location: TCPL

Community Engagement: Residents (Focus Groups,
Pop Ups, Going to Public)

July 1 – August 31
ONGOING - WEEKLY

NIC Meeting Update #1
Public Hearing #1
NIC Meeting Update #2

July 14
August 9 (PEDC) or August 24 (IURA)
August 11

NIC Meeting Update #3 + Recommendation(s)

September 8

Draft Assessment of Fair Housing (AFH) complete

September 27, 2017

IURA Meeting #1 ― Approval of Draft
Draft 2017 AFH Available for 30-Day Comment Period

Public Hearing #2

September 28
September 29
October 11 (PEDC)

Close 30-Day Comment Period on Draft AFH

October 30

Approval of AFH by Common Council

November 1

Submit to HUD

November 3, 2017

IURA Grants Summary
May 2017

#
2482

ON
SCHEDULE
ok

UNEXPENDED HUD ENTITLEMENT ACTIVITIES
2014 HOME Activities

SPONSOR

5.0 Housing Scholarship Program

2805 complete 2014 HOME unallocated

TOTAL
BUDGET

EXPENDED

UNEXPENDED

% SPENT

Learning Web

58,958.90

58,338.69

620.21

99%

N/A

273,870.00
332,828.90

273,870.00
332,208.69

0.00
620.21

100%
99.81%

IURA

21,750.57
21,750.57

21,749.57
21,749.57

1.00
1.00

100%
100%

INHS
INHS
Finger Lakes Ind. Center

250,403.50
35,000.00

250,403.50
35,000.00

0.00
0.00

100%
100%

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
23,577.00
16,000.00
17,410.00
23,759.00
134,329.20
2,349.24
839,700.80

107,743.70
87,500.00
0.00
20,000.00
21,227.76
16,000.00
17,410.00
23,759.00
134,329.20
0.00
733,373.16

1,629.16
0.00
100,000.00
0.00
0.00
0.00
0.00
0.00
0.00
2,349.24
103,978.40

99%
100%
0%
100%
100%
100%
100%
100%
100%
0%
88%

INHS
Catholic Charities
Learning Web
TCAction
IURA
INHS

206,922.50

202,922.50

4,000.00

98%

74,000.00
24,600.00

74,000.00
0.00

0.00
24,600.00

100%
0%

15,131.00
36,866.10

15,131.00
36,866.10

0.00
0.00

100%
100%

15,000.00

15,000.00

0.00

100%

N/A

71,115.40
443,635.00

71,115.40
415,035.00

0.00
28,600.00

100%
94%

Love Knows No Bounds
INHS
Historic Ithaca
GIAC
DICC
Advocacy Center
GIAC
IURA
Catholic Charities
Historic Ithaca
Catholic Charities
HSC
IURA

36,334.72
30,000.00

0.00
12,578.40

36,334.72
17,421.60

0%
42%

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
683,120.57

16,593.53
51,105.72
18,699.00
0.00
0.00
6,129.35
4,374.37
0.00
15,000.00
20,000.00
49,325.27
193,805.64

50,906.47
48,894.28
3,790.00
10,317.00
185,000.00
5,450.65
13,251.28
20,000.00
15,000.00
0.00
82,948.93
489,314.93

25%
51%
83%
0%
0%
53%
25%
0%
50%
100%
37%
28%

15, 19

Total

2014 CDBG Activities
2911

ok

Unallocated 2014 CDBG13, 19

2015 CDBG Activities

2531

complete 1.0 Hancock Street
complete 2.0 Mini repair
10
complete 6.0 Temporary Ramp Loan Program

2532
2523
2524
2525
2526
2527
2528
2529
2530
2912

ok
complete
ok
complete
complete
complete
complete
complete
complete
ok

2521
2522

7.0 Hospitality Employment Training Program11
8.0 Work Preserve Job Training Program
9.0 Spencer Road Sidewalks
10.0 2‐1‐1/I&R Service
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 CDBG
Total

2015 HOME Activities
2511
2512
2517
2514
2516
2518
2806

ok

1.0 210 Hancock Street

12
complete 3.0 Security Deposit Assistance Program (including Inspections)
4.0 Housing Scholarship Program
ok
14, 17
complete 5.0 Housing First
complete 16.0 HOME Grant Administration
18
complete 18.0 First Time Home Buyers‐515 W Clinton
12, 14, 16, 18
complete Unallocated 2015 HOME

Total

2016 CDBG Activities
2541
2542

ok
ok

2543
2544
2545
2546
2547
2548
2549
2550
2551
2552
2553

ok
ok
ok
ok
ok
ok
ok
ok
ok
complete
ok

3.0 LKNB Homeowner Rehab
6.0 Mini repair
13

8.0 Work Preserve Job Training & Placement
9.0 Hospitality Employment Training Program
11.0 Heating System & Code Corrections
12.0 Advocacy Center Garage Renovation
13.0 Wading Pool Renovations
1.0a Housing for School Success
14.0 A Place to Stay Case Management
8.0a Work Preserve Job Readiness
15.0 Immigrant Services
16.0 211 Info and Referral
17.0 CDBG Admin

Total

2016 HOME Activities
2755

ok

1.0 Housing for School Success

2756
2757

ok
ok

2.0 Security Deposit Assistance Program (including Inspections)17
4.0 304 Hector Street

2758

ok

5.0 202 Hancock Townhouses

2759
2760
2807

ok
ok
ok

7.0 Morris Ave Homes 16
18.0 HOME Admin
Unallocated 2016 HOME

IURA
Catholic Charities
INHS
INHS

15

Habitat for Humanity
IURA
N/A
Total

ok

77,104.40

32,970.82

44,133.58

43%

44,026.00
100,000.00

24,587.00
0.00

19,439.00
100,000.00

56%
0%

314,125.00

130,744.06

183,380.94

42%

75,000.00
32,984.10
1,611.90
644,851.40

0.00
20,322.86
0.00
208,624.74

75,000.00
12,661.24
1,611.90
436,226.66

0%
62%
0%
32%

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

0.895

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award

Total Unexpended HUD Entitlement Funds
CDBG Activities
CDBG Program Income Activities
HOME Activities
HOME Program Income Activites
Total Unexpended HUD Entitlement Funds

591,664.17
1,629.16
465,446.87
0.00
1,058,740.20
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LOAN REPAYMENTS DUE TO IURA
May 2017

GOSC
Cascade Plaza

$

665,000

2004

2025

2

$

$

3,364.13

$

449.85

$

3,364.13

$

306,786.65

Current

05/01/17

Current

05/16/17

Entitlement Loans
Diane's Downtown Auto-revised 5/3/12
2
Cedar Creek(90K HOME/10K HODAG)

$

80,000

2006

2026

4

$

40,744.23

$

100,000

2008

2038

5

N/A

N/A

449.85

$

149,180.72

Int. Only Pmts. subject to cash flow

N/A

Breckenridge Place

$

400,000

2012

2053

1

N/A

N/A

$

453,226.64

Int. only pmts. due subject to cash flow

N/A

TOTAL ENTITLEMENT LOANS $

580,000

e2e Materials

$

100,000

2010

2017

Cinemapolis/7th Art

$

50,000

2013

2017

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock 6

$

40,000

$

Sunny Days

$

449.85

$

449.85

$

643,151.59

9

$

2,352.83

$

2,026.24

$

35,349.65

Current-Paid to 7/1/2017

05/30/17

1

$

41.67

$

41.66

$

50,000.00

Current

05/03/17

2033

2.5

$

537.42

$

537.42

$

86,663.95

Current

05/01/17

2016

2022

3.5

$

$

33,848.53

Current

05/30/17

2016

2048

3.5

1,201.44
N/A

$

120,000

600.72
N/A

$

122,100.00

$

50,000

2014

2019

2.5

$

888.37

$

888.37

$

31,487.68

TOTAL CD-RLF LOANS $

460,000

$

4,421.01

$

4,695.13

$

359,449.81

CD-RLF

No pmts due during construction period
Current

N/A
5/1/2017

CD-RLF Priority Business
State Theatre 1

$

458,500

2009

2019*

3

$

1,741.96

$

1,916.14

$

370,619.61

Past Due - owes May 2017

05/08/17

JG McGuire/Lot 10

$

64,500

2012

2018

4

$

1,169.95

$

1,169.95

$

10,356.10

Current

05/16/17

$

150,000

2015

2023

3.5

$

2,207.60

$

2,207.59

$

137,794.06

Current

05/01/17

Delante

5

-

$

-

Interest Only Payments from 6/1/2017 through 11/1/2017.
Principal and interest payments will begin 12/1/2017.

N/A

Current

05/10/17

Liquid State Brewing Company

$

70,000

2017

2024

3.5

$

$

70,000.00

Finger Lakes Massage Group

$

150,000

2015

2023

3.5

$

2,152.91

$

2,152.91

$

132,618.99

TOTAL CD-RLF PRIORITY BUSINESS $

893,000

$

7,272.42

$

7,446.59

$

721,388.76

$

131,707.54

No pmts due during construction period/Payments in
permanent phase are subject to cash flow

N/A

$

733,129.71

Current

05/08/17

$

900,000.00

N/A

N/A

$ 1,375,000.00

Current

05/01/17

$

Current

05/08/17

Current

05/10/17

Permanent Loan phase commenced 11/1/2015. 2%
Interest compounds annually. Interest payments subject
to cash flow.
No pmts due during construction period/Payments in
permanent phase are subject to cash flow

N/A

CDBG
210 Hancock 6

$

130,404

2016

2048

2

N/A

N/A

Cayuga Green

$

847,083

2007

2038

5.5

$

Italthai (Restore NY grant)
Ithaca Downtown Assoc (Canopy Hotel) 4

$

900,000

2014

2044

0

$

$ 1,375,000

2016

2037

3.05%

$

3,494.79

$

The Lofts on Six Mile Creek

$

2014

2029

4

$

2,023.70

$

2,023.70

$ 10,399.53

$

10,399.53

Non-CDBG

260,000

TOTAL NON-CDBG $ 3,382,083

4,881.04
-

$

4,881.04

$

3,494.79

229,887.04

$ 3,238,016.75

HODAG
Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

2012

2043

2

$

2,217.72

$

2,217.72

$

548,372.63

$

2,217.72

$

2,217.72

$

548,372.63

HOME
Stone Quarry Apartments, LLC
210 Hancock

3

$

358,000

2014

2046

3

N/A

N/A

$

390,762.56

$

206,923

2016

2048

2

N/A

N/A

$

198,855.50

TOTAL HOME $

564,923

$

589,618.06

6

TOTAL IURA LOAN PORTFOLIO

$ 7,275,409

$ 28,124.66

$

28,572.95

$

2,023.70

$

26,549.25

$ 6,538,491.79
Less The Lofts pmt paid directly to IURA
Agrees to M&T Statement

Notes
1. State Theatre's loan has a balloon payment due in 2019
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Stone Quarry's loan has a 24 month const period at 3%/Permanent Loan will start at the end of the const. period at 2%.
No payments are due during the const. period. Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2046.
4. Canopy Hotel closed on 8/10/2016. Interest only pmts are due for the first 15 months. Interest rate is adjustable every five years.
P&I payments begin 1/1/2018.
5. Delante Loan was disbursed 2/3/2016. First 6 months Interest Only payments due beginning 3/1/2016. Interest Rate 3.5%.
6. 210 Hancock loans (3) have a maximum 24 month const period where interest at 2% and 3.5% will compound annually.
No principal or interest payments are due during the construction period. Interst rates will remain constant in Permanent phases.
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LEASE PAYMENTS DUE TO IURA
May 2017

Cherry Street Industrial Park
Moro Design

Current

04/24/17

$ 300.00

Current

07/26/16

$ 236.80

Current

08/10/16

$ 375.00

Current

07/13/16

$ 2,783.63

Past Due - Owes May 2017 (Rec'd Pmt 6/1/2017. Will
be reflected on June's report)

04/24/17

$ 6,418.00

Current

05/05/17

Quarterly Lease - Jan., April, July, Oct.

$

465.00

Yearly Maintenance Fee - July

Evaporated Metal Films

Yearly Maintenance Fee - July

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease

Monthly Lease
(rate change 1/1/2017)

Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2017

Cinemapolis

Monthly Lease-rate change on 5/1/17

$ 3,140.80

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/17)

$

275.08

Current

05/05/17

Current

04/05/17

Past Due - Owes May 2017

05/16/17

Current

12/13/16

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/17

$

436.87

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

$ 8,185.00

