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

Conducted remotely via online platform Zoom, pursuant to Governor’s Executive Order 202.1. A live-stream of the
meeting will also be accessible at: https://www.youtube.com/channel/UC7RtJN1P_RFaFW2IVCnTrDg. Because of a slight
delay in launching the live-stream, the video may begin a few minutes before the meeting is formally convened.

ITHACA URBAN RENEWAL AGENCY (IURA)
AGENDA

8:30 A.M., Thursday, June 24, 2021
Join Zoom Meeting:
Meeting ID:
Passcode:
One-Tap Mobile:
Dial by Your Location:
Meeting ID:
Find Your Local Number:
Phone Passcode:

https://us02web.zoom.us/j/87806221097?pwd=cnhIMEt4R0ZSQk1pZzJuVmRIWFIvZz09
878 0622 1097
q4DS04
+16465588656,,87806221097#,,,,*092057# US (New York)
+1 646 558 8656 US (New York)
878 0622 1097
https://us02web.zoom.us/u/kdvxhlcu9x
092057

I.
II.
III.
IV.

Call to Order
Agenda Additions/Deletions
Public Comments (3-min. max. per person)
Review of Meeting Minutes: May 27, 2021

V.

Economic Development Committee (EDC)
Link to: Finger Lakes Development Proposal
Link to: Visum Development Group Proposal
Link to: Waterfront Alchemy Proposal
A. Inlet Island Urban Renewal Project

CAPTIONS/SUBTITLES

To turn the captions/subtitles off in the Zoom meeting,
click on the “Live Transcript/CC” button on the bottom
of your screen and select “Hide Subtitle” from the dropdown menu. See following link to: screenshots.
PUBLIC COMMENTS
WRITTEN public comments may be e-mailed until 3:00 p.m., the

day before the meeting to: cpyott@cityofithaca.org. Members
of the public who would prefer to deliver VERBAL comments at
the meeting (3-min. max.) should use the Zoom link and log-in
credentials (for video) or dial-in number and log-in credentials
(for telephone) listed above.

1. Public Hearing on EDC recommendation
2. Select FLD proposal as basis for an inlet urban renewal project – resolution
B. Committee Chairperson Report
VI.

Neighborhood Investment Committee (NIC)
A. HUD Entitlement Program
B. CBDO designation, INHS - resolution
C. Contract modification #1, 2019 CDBG Housing Scholarship Program – resolution
D. Contract modification #1, 2020 CDBG-CV2 Laundry & Internet Needs – resolution
E. Amendment #1, 2021 Action Plan, Allocation of Additional CDBG Award - resolution
F. Committee Chairperson Report

VII.

Other Business
A. IURA Financials: May 2021 ― Review
B. IURA Chairperson Report
C. Common Council Liaison Report
D. Staff Report

VIII.

Motion to Adjourn
NEXT MEETING: 8:30 A.M., Thursday, July 22, 2021

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

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
8:30 A.M., Thursday, May 27, 2021
Members:
Excused:
Staff:
Guests:

Mayor Svante Myrick, Chair; Karl Graham; Chris Proulx; Eric Rosario; Tracy Farrell, ViceChair; Laura Lewis, Common Council Liaison
None.
Nels Bohn; Anisa Mendizabal; Charles Pyott
Southside Community Center (SCC)
Nia Nunn
Amos Malone
Mason Wilson
Caleb Thomas
Claire Dehm
Glen Christopher
Kayla Matos
Chavon Bunch
Grace Johnston-Fennel
Meryl Phipps
Hector Chang
Vannessa DeJesus
Margaret Johnson
Marriott Hotel
Cathy Hart

I.

Call to Order
Chair Myrick called the meeting to order at 8:33 A.M.

II.

Agenda Additions/Deletions
Bohn suggested adding an agenda item to review a proposed resolution to authorize assignment of
the Disposition and Development Agreement (DDA) governing development of the Eastern Section of
the Green Street Garage. Ithaca Properties, LLC has requested authorization to assign the DDA to
Green Street Development Partners, LLC. Bohn recommended adding the resolution to the agenda
for consideration to avoid any project delays. No objections were raised.

III. Public Comments
None.
IV. Review of Meeting Minutes: April 22, 2021
Farrell moved, seconded by Graham, to approve the meeting minutes, with no modifications.
Carried Unanimously: 5-0
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V. Special Topic: Southside Community Center (SCC) Update on Recycle Ithaca’s Bicycles (RIBs)
Reopening Plans — Dr. Nia Nunn
NUNN walked through the RIBs mission and introduced a team of RIBs organizers, supporters, stakeholders,
and volunteers, who have all been working for several months to redefine the purpose and operations of
the program. She is excited to share news of a special new event, the Harriet Tubman Freedom Ride,
which is anticipated to attract 200-300 African American cyclists from Ithaca and beyond. Nunn
introduced various individuals affiliated with SCC/RIBs, as well as new SCC Executive Director Chavon
Bunch.
BUNCH introduced SCC’s Deputy Director Kayla Matos, expressing excitement at the prospect of re-opening
SSC/RIBs and working with staff to develop new programs. RIBs will host a ‘Re-Open House’ on June 29th,
2021, which she encouraged IURA Board members to attend.
MATOS explained SCC is currently open on a private basis for training two local youth leaders in youth
programming, enrolling youth from Village at Ithaca to assist with various programs and activities (e.g.,
building bicycles, Juneteenth, Harriet Tubman Freedom Ride), and reimagining RIBs.
MALONE expressed thanks for the support the City/IURA have provided SCC and RIBs over the years. RIBs is
fortunate to have a wonderful space, which is currently being renovated and reimagined. He looks
forward to its being open once again to the public and seeing it flourish.
THOMAS remarked he is passionate about the arts; and he has been envisaging what art can do for the RIBs
space. The RIBs team is planning to create murals and signage, and envisioning ways artwork can engage
the public.
JOHNSON noted she is the new director of Bike Walk Tompkins, which supports SCC’s mission for RIBs. RIBs
has tremendous potential to empower local black leadership through cycling. RIBs remains very much
identified as a place where bicycles can be restored and placed back into the community to support people
who need affordable and accessible means of transportation.
JOHNSTON-FENNEL expressed excitement with the progress the entire SCC/RIBs team has made in its ongoing
six-month process of strategizing, connecting, and rebuilding RIBs.
WILSON remarked he is honored to be part of the RIBs mission. It has been an exciting and eye-opening
process; and it is rewarding to be engaged with the local community.
DEHM noted she and Wilson have been on the ground over the past couple of months cleaning up the RIBs
space. They continue considering ways to transform RIBs into a purposeful space for hosting future
programs, like bike-repair workshops and organized rides.
PHIPPS expressed delight at being part of the whole process of ensuring RIBs is genuinely welcoming, safe,
and accessible for young people of color.
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DEJESUS expressed excitement with the next phase of reinvigorating RIBs and SCC. She thanked all the
people who have helped SCC survive and prosper over the past five years. SCC has come a long way in
period of time.
CHRISTOPHER recounted how, in 1899, Marshall Walter “Major” Taylor won the sprint event at the world
track championships to become the first African American to achieve the title of world cycling
champion, as well as the second black athlete to win a world championship in any sport. Throughout
his career, Taylor challenged racial prejudice he encountered on and off the track and became a
pioneering role model for other athletes facing racial discrimination. In 1976, a group of African
American cycling enthusiasts in Columbus, Ohio launched a cycling club, which still exists today and has
been joined by approximately 75 more cycling clubs named after Taylor, with primarily African
American memberships. Christopher is working with a committee in Chicago to design a cycling event
for enthusiasts to travel to Ithaca for three days of cycling and other activities (July 23-25, 2021),
including participation by Nelson Vails, the first African American to win an Olympic medal in cycling, in
1984. More information can be found at: https://harriettubmanfreedomride.com.
NUNN concluded the presentation by encouraging everyone to come enjoy SCC’s upcoming Juneteenth
block party celebration: 2:00-8:00 p.m., Saturday, June 19, 2021.
VI. Neighborhood Investment Committee (NIC)
A. Community-Based Development Organization (CBDO) Designation — Finger Lakes Reuse, Inc. (FLRU)
Graham walked through some of the qualifications for CBDO designation:
REQUIREMENT
Legal Status: Organized under state law to undertake community development activities.
Board Composition: Maintain at least 51% of governing body either LMI residents of area of operation,
owners or senior officers of private establishments and institutions in the service area, or
representatives of neighborhood organizations in the service area.
Board Membership: Members of the board must be nominated and approved by membership or
permanent governing body, except that up to ⅓ of the board may be appointed or be elected officials.
Purpose of Organization: Have as its primary purpose the improvement of the physical, economic, or
social environment of its service area with particular emphasis on LMI persons.
Organizational Status: Must be either non-profit or for-profit with only incidental monetary benefit for
its members.
Assets: Must not be subject to reversion of assets to the grantee upon dissolution, except for assets
related to specific grants.
Contracting: Must be free to contract for goods and services from vendors of its own choosing.

Graham noted that IURA staff examined FLRU’s application and determined it meets all the qualifications.
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Farrell moved, seconded by Rosario:
2021 IURA Designation of Finger Lakes ReUse, Inc. (ReUse) As
Community-Based Development Organization (CBDO)
WHEREAS, the Board of Finger Lakes ReUse, Inc. (ReUse) 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 lowand 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, IURA evaluated ReUse’s CBDO application and recommended the following; now, therefore,
be it
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RESOLVED, that the IURA determines that Finger Lakes ReUse, Inc. meets the requirements for
eligibility as a CBDO, and that the ReUse’s “Job Training for Career Pathways” program qualifies as an
eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Finger Lakes ReUse as a Community-Based Development
Organization (CBDO) and its “Job Training for Career Pathways” as eligible for CDBG funding under the
category of “Special Activities by CBDOs.”
Carried Unanimously: 5-0
B. Community-Based Development Organization (CBDO) Designation — Historic Ithaca, Inc.
Graham noted that IURA staff examined Historic Ithaca’s application and determined it meets all the
qualifications.
Graham moved, seconded by Rosario:
2021 IURA Designation of Historic Ithaca, Inc. (HI) As
Community-Based Development Organization (CBDO)
WHEREAS, the Board of Historic Ithaca, Inc. (HI) 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 (CDBG) 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
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●

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, IURA evaluated HI’s CBDO application and recommended the following; now,
therefore, be it
RESOLVED, that the IURA determines that Historic Ithaca, Inc. meets the requirements for
eligibility as a CBDO, and that the HI’s “Work Preserve Job Training: Job Placements” program
qualifies as an eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Historic Ithaca, Inc. as a Community-Based
Development Organization (CBDO) and its “Work Preserve Job Training: Job Placements” as
eligible for CDBG funding under the category of “Special Activities by CBDOs.”
Carried Unanimously: 5-0
C. Community-Based Development Organization (CBDO) Designation — Greater Ithaca Activities Center
(GIAC), Inc.
Graham noted that IURA staff examined GIAC’s application and determined it meets all the qualifications.
Graham moved, seconded by Farrell:
2021 IURA Designation of Greater Ithaca Activities Center, Inc. (GIAC) As
Community-Based Development Organization (CBDO)
WHEREAS, the Board of 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
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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, IURA evaluated GIAC’s CBDO application and recommended the following; now,
therefore, be it
RESOLVED, that the IURA determines that Greater Ithaca Activities Center, Inc. meets the
requirements for eligibility as a CBDO, and that the GIAC’s “Hospitality Employment Training
Program” qualifies as an eligible CBDO activity, and be it further
RESOLVED, that the IURA hereby designates Greater Ithaca Activities Center, Inc. as a CommunityBased Development Organization (CBDO) and its “Hospitality Employment Training Program
(HETP) Job Placements” as eligible for CDBG funding under the category of “Special Activities by
CBDOs.”
Carried Unanimously: 5-0
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D. Community Housing Development Organization (CHDO) Designation — Ithaca Neighborhood Housing
Services (INHS), Inc.
Graham noted that IURA staff examined INHS’ application and determined it meets all the qualifications.
Rosario remarked, as accomplished and effective an organization as INHS has proved itself to be, he
believes the community would benefit if one or more additional CHDOs could be established. The IURA
could brainstorm ways of achieving that.
Graham moved, seconded by Farrell:
Program Year (PY) 2020 Designation of INHS As
Community Housing Development Organization (CHDO)
WHEREAS, the Ithaca Urban Renewal Agency (IURA) has been designated by the City of Ithaca as
the Lead Agency to develop, administer and implement the HUD Entitlement grant program,
including funds received through the HOME Investment Partnerships (HOME) program, and
WHEREAS, grant recipients under the HOME program are termed Participating Jurisdictions (PJs),
and
WHEREAS, PJs must reserve not less than 15% of their HOME allocation for investment in housing
to be developed, sponsored, or owned by Community Housing Development Organizations
(CHDOs), and
WHEREAS, each PJ must identify annually CHDOs that are capable of carrying out projects to
address priority housing needs identified in the Consolidated Plan, and
WHEREAS, a CHDO is a specific type of community-based nonprofit organization as defined in 24
CFR §92.2, and
WHEREAS, a PJ may use HOME funds to provide special assistance to CHDOs, including:
• Project pre-development loans;
• Operating assistance;
• Use of HOME project proceeds;
• Capacity-building assistance; and
WHEREAS, on August 12, 2020, Ithaca Neighborhood Housing Services, Inc. (INHS) submitted
materials documenting their qualification and requested renewal of their designation as a CHDO
by the IURA, and
WHEREAS, in May 2021, IURA staff conducted a point-in-time analysis of INHS’ CHDO materials to
ensure it meets CHDO criteria, and
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WHEREAS, at its May 14, 2021 meeting, the Neighborhood Investment Committee of the Ithaca
Urban Renewal Agency compared submitted materials against CHDO criteria and recommends the
following; now, therefore be it
RESOLVED, that the IURA, acting in its capacity as the Lead Agency for the Participating Jurisdiction of
the City of Ithaca, hereby renews its designation of Ithaca Neighborhood Housing Services, Inc. as a
CHDO.
Carried Unanimously: 5-0
E. 4th Amendment to HUD Entitlement Citizen Participation Plan (CPP)
Graham explained the proposed resolution would represent the fourth amendment to the CPP, resulting
from changes to HUD’s requirements associated with its COVID-19-related funding awards. The third
amendment was adopted in 2020 to expedite the public comment period and permit virtual public
hearings, in response to the COVID-19 pandemic. That clause in the third amendment would have expired
on July 31st, 2021, so the proposed resolution was drafted to extend the expedited public comment period
past that date, should circumstances demand.
Proulx remarked, while the expedited public comment period certainly made sense in the midst of the
pandemic, he wonders about potential consequences of further waiving the standard public comment
requirements. He asked what scenarios were envisioned that would necessitate only a five-day public
comment period.
Mendizabal replied, when the third amendment was adopted, no one knew precisely how long the COVID19 pandemic would last, so 7/31/21 was set as the expiration date (coinciding with the end of the
City/IURA Program Year). IURA staff drafted the fourth amendment to ensure sufficient flexibility, should
it be necessary. She added, as long as virtual meetings/public hearings continue to be conducted, the
amendment will continue to be necessary. She does not anticipate the need to adopt future amendments.
Graham moved, seconded by Rosario:
4th Amendment to HUD Entitlement Citizen Participation Plan: COVID-19 Amendment
WHEREAS, the Citizen Participation Plan (CPP) establishes the City of Ithaca’s procedures for involving
the public in development and implementation of the HUD Entitlement Program, and
WHEREAS, on March 31, 2020, in response to the COVID-19 pandemic and mandated social distancing,
the U.S. Department of Housing and Urban Development (HUD) issued a Mega-waiver covering HUDadministered programs that included flexibility regarding citizen participation and public hearings for
Consolidated Plans and Action Plans, and
WHEREAS, the City of Ithaca seeks to establish expedited procedures necessary to quickly and
effectively administer federal funding made available to respond to the COVID-19 Pandemic in
accordance with the HUD Mega-waiver, and

IURA Minutes
May 27, 2021
Page 10 of 15

WHEREAS, an annual Action Plan contains a description and budget for individual activities to be
undertaken with funding made available to the City of Ithaca through the HUD Entitlement program,
including the CDBG and HOME programs, and
WHEREAS, the HUD Mega-waiver identifies a minimum five (5) day public comment, period, to include
a virtual public hearing with opportunity for citizens to comment in real time, provides reasonable
notice and opportunity for comment to meet citizen participation requirements for Consolidated Plans
and Action Plans; and
WHEREAS, the applicability of temporary COVID-19 pandemic amendments to the Citizen Participation
Plan expire on July 31, 2021 though the Federal emergency may extend beyond the expiration date;
now, therefore, be it
RESOLVED, that the IURA hereby recommends the City of Ithaca Common Council adopt a 4th
amendment to the City of Ithaca HUD Entitlement Citizen Participation Plan, dated April 23, 2020, to
extend the applicability of expedited public participation procedures in accordance with HUD-issued
waivers for the following funding:
• CDBG-CV grant
• HOME American Rescue Plan (ARP) grant
• FY2019 and FY2020 CDBG grants
• FY2019 and FY2020 HOME grants
Carried Unanimously: 5-0
F. Committee Chairperson Report
None.
VII. Economic Development Committee (EDC) ― Committee Chairperson Report
Proulx reported the Committee reviewed the three proposals to redevelop land on Inlet Island, submitted
by Finger Lakes Development, Visum Development Group, and Waterfront Alchemy, at its May meeting.
The Committee identified a set of follow-up questions for the applicants to address. It plans to make a
formal recommendation to the IURA Board at its June 8, 2021 meeting.
VIII. Other Business
A. 1st Amendment to Hotel Wage Agreement (Marriott Hotel)
Bohn explained that the Marriott Hotel is now ramping up its hiring process and requested the IURA
consider amending the original 2014 wage agreement. The hotel has complied with the wage agreement,
since its inception. The Marriott Hotel has subsequently become a certified Living Wage employer,
providing a Living Wage to all its 60+ employees. The amended agreement would give the hotel the option
of either paying all housekeeping room attendants an hourly wage of at least 156% of the State’s minimum
wage, or paying all its employees the Tompkins County Living Wage (as established by Alternatives Federal
Credit Union).
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Graham asked if the hotel would be required to remain a Living Wage employer, each time it changes.
Bohn replied, yes, as further described in Section 3, Reporting Requirements of the agreement.
Rosario moved, seconded by Proulx:
First Amendment to Hotel Wage Agreement Covering Ithaca Marriott Downtown Hotel
WHEREAS, a hotel wage agreement between Hotel Ithaca, LLC and the IURA (Wage Agreement)
covering Room Attendant positions was executed on December 16, 2014, and
WHEREAS, Hotel Ithaca, LLC is the owner of the Ithaca Marriott Downtown Hotel (Marriott) located at
120 S. Aurora Street, and
WHEREAS, the Wage Agreement is in effect for 15 years following the December 2016 opening of the
Marriott, and
WHEREAS, the Marriott has remained in compliance with the Wage Agreement, and
WHEREAS, in 2021, the Marriott became a Living Wage Employer as certified by the Tompkins County
Workers Center (TCWC), committing to pay a living wage to its 60+ employees, and
WHEREAS, the most recent 2019 Tompkins County living wage as determined by the Alternatives
Federal Credit Union is $15.37/hour, and
WHEREAS, the Marriott seeks an amendment offering an alternative pathway for compliance as a
TCWC-certified Living Wage Employer paying all employees at least the Tompkins County living wage in
lieu of paying Room Attendants 156% of the New York State minimum wage; now, therefore, be it
RESOLVED, that the IURA Chair is hereby authorized, subject to review by IURA legal counsel, to
execute a 1st Amendment to the Hotel Wage Agreement with Hotel Ithaca, LLC substantially in
conformance with the attached draft agreement, dated May 27, 2021, and be it further
RESOLVED, that the amendment shall take effect upon filing of the executed agreement with the
Tompkins County Clerk by Hotel Ithaca, LLC.
Carried Unanimously: 5-0
May 27, 2021
FIRST AMENDMENT TO THE
HOTEL WAGE AGREEMENT BETWEEN HOTEL ITHACA, LLC AND ITHACA URBAN RENEWAL
AGENCY
Project site: 120 South Aurora Street, City of Ithaca
This Agreement is entered into by and between
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The ITHACA URBAN RENEWAL AGENCY (hereafter “the IURA” or “the Seller”), an urban renewal
agency created pursuant to the General Municipal Law of the State of New York, with offices at 108 East Green
Street, Ithaca, New York 14850 and HOTEL ITHACA, LLC, (hereafter “Hotel Ithaca” or “the Purchaser”), a
Delaware limited liability company with offices at c/o Urgo Hotels, 6710 Rockledge Drive, Suite 420, Bethesda, MD
20817.
WHEREAS, the IURA and Ithaca Properties, LLC entered into a Purchase and Sale Contract dated September
5, 2008 (“the Original Contract”) and the Original Contract was amended by the parties by Addendum to Purchase and
Sale Contract dated June 18, 2010 (“the Addendum”), collectively the Original Contract and the Addendum are
hereinafter referred to as “the Purchase Contract”); and
WHEREAS, by Assignment of Purchase and Sale Contract dated October 24, 2014, Ithaca Properties, LLC
assigned all of its right, title and interest to the Purchase Contract to Hotel Ithaca, Hotel Ithaca accepted the assignment
and agreed to be bound by all of the terms and conditions thereof, and the IURA accepted and agreed to the assignment;
and
WHEREAS, the Purchaser will undertake the construction of a hotel on the premises as described in the
Purchase Contract (“the Hotel Project”); and
WHEREAS, par. II(G) of the Purchase Contract contains certain provisions about living wages, and requires
that the Seller and the Purchaser enter into an agreement containing the terms set forth in the aforementioned paragraph
of the Agreement;
NOW, THEREFORE, the parties agree as follows:
1.

WAGE REQUIREMENT: Hotel Ithaca will either (A) pay all housekeeping room attendants an hourly wage
of at least 156% of the New York State minimum wage, as adjusted from time to time, or (B) pay all employees
working at the Hotel Project a Tompkins County living wage as determined by the Alternative Federal Credit
Union, as adjusted from time to time. At the time of this Agreement, the wage required by this Agreement is
equivalent to $12.48 per hour, based on the 2013 minimum wage of $8.00 per hour. Hotel Ithaca projects that
no less than 10 employees at the Hotel Project will be covered by this wage commitment provision.

2.

TERM OF AGREEMENT: Hotel Ithaca agrees to comply with the provisions of this Agreement for a
regulatory time period of at least 15 years from the date of issuance of the certificate of occupancy for the Hotel
Project. All successors or assigns of the Hotel Project shall be bound by the provisions of this Agreement
during the term of the 15 year regulatory time period.

3.

REPORTING REQUIREMENTS: To verify compliance with this commitment, Hotel Ithaca agrees to require
the operator and/or manager of the Hotel Project to certify annually throughout the regulatory time period in
writing its compliance with the terms of this Agreement to the IURA by identifying the current number of
employees covered by the wage commitment set forth herein and certifying that such employees are being paid
the wages referred to in this Agreement.

4.

ENFORCEMENT: In the event of non-compliance with any of the provisions of this Agreement by Hotel
Ithaca and/or the operator or manager of the Hotel Project, the IURA shall be entitled to seek injunctive relief
compelling Hotel Ithaca and/or the operator or manager of the Hotel Project to comply.

5.

RECORDING: This Agreement shall be recorded in the Tompkins County Clerk’s Office and cross-referenced
to the deed conveying the premises at 210 South Aurora Street in the City of Ithaca to Hotel Ithaca.

6.

BINDING EFFECT OF AGREEMENT: This agreement shall be binding upon the heirs, executors,
administrators, and assigns of the parties hereto.
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B. Resolution to Authorize Assignment of Disposition and Development Agreement (DDA) Governing
Development of Eastern Section of Green Street Garage
Bohn explained the proposed resolution would authorize assignment of the DDA governing development
of the Eastern Section of the Green Street Garage. Ithaca Properties, LLC requested authorization to assign
the DDA to Green Street Development Partners, LLC (GSDP). Bohn noted that principals of GSDP have
been working in tandem with Ithaca Properties for many months to define, secure funding, and negotiate
agreements for the project. Acting on this request in June will avoid any project delays and cost over-runs
(considering recent increased costs of construction materials).
Rosario moved, seconded by Proulx:
Assignment of DDA to Green Street Development Partners, LLC
Eastern Section of Green Street Garage Urban Renewal Project
WHEREAS, on February 6, 2021, the City of Ithaca Common Council approved a Disposition and
Development Agreement (DDA) between the IURA and Ithaca Properties, LLC (IP) for redevelopment of
the eastern section of the Green Street Garage urban renewal project, and
WHEREAS, on May 24, 2021, Jeffrey Rimland, managing member of IP, requested IURA approval to
assign its rights, obligations, and duties under the DDA to Green Street Development Partners, LLC
(GSDP) and
WHEREAS, for over a year IP has disclosed its intent to partner with Aptitude Development, LLC, to
create a newly established legal entity to undertake the urban renewal project, and
WHEREAS, Aptitude Development, LLC is a developer of 400+ bed residential projects in Syracuse, NY,
Louisville, KY, and Fayetteville, AR, and other communities with universities, and
WHEREAS, IP and members of Aptitude Development, LLC have been working in good faith to satisfy
DDA contingencies for acquisition of the project site and anticipates resolution of all contingencies
within 30 days, and
WHEREAS, the DDA automatically authorizes assignment of the DDA to an affiliated entity of which at
least 50% of the ownership interest is held by IP or its principals, shareholders, or members, and
WHEREAS, GSDP has submitted organizational documents and disclosed the following members own at
least a 15% interest ownership interest in GSDP:
• Jeffrey Rimland
• Jared Hutter
• Brian Rosen
• Robert Lazarowitz; and
WHEREAS, Jeffrey Rimland is a member of both IP and GSDP, but it is not certain he will have a full 50%
ownership interest in GSDP, therefore, IURA approval of the assignment is appropriate to prevent a
project delay; now, therefore, be it
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RESOLVED, that the IURA hereby authorizes Ithaca Properties, LLC to assign its rights, obligations and
duties under the Disposition and Development Agreement for the Eastern Section of the Green Street
Garage urban renewal project to Green State Development Partners, LLC.
Carried Unanimously: 5-0
C. Revised 2021 HUD Community Development Block Grant (CDBG) Program Allocation
Bohn explained, in a May 13, 2021 letter, HUD informed the City that its 2021 CDBG award was adjusted to
$690,793 — $10,032 more than the original award, giving the City $8,025.60 in additional funds to allocate
(after administrative costs are subtracted). The IURA can choose to either allocate the funds now, or go
through the standard Committee review process.
Graham indicated, timing permitting, he would prefer to have the Neighborhood Investment Committee
(NIC) take the time to review each 2021 project and have an opportunity for discussion, before making a
decision. Farrell agreed. The matter was referred to the NIC.
C. IURA Financials: April 2021
Bohn reported the IURA is in compliance with HUD’s June 1st CDBG spend-down ratio deadline. All HUD
Entitlement Program grant projects are generally progressing well. Some loan repayments are past due,
but that is most likely the result of complications associated with the interest-only periods extended to
borrowers, as a result of the COVID-19 pandemic.
D. IURA Chairperson Report
None.
E. Common Council Liaison Report
Lewis reported the Planning & Economic Development Committee (PEDC) unanimously approved the
proposed 2021 HUD Entitlement Program Action Plan, which will go before Common Council next week.
F. Staff Report
Bohn reported three single-family dwelling properties are currently on the City’s tax foreclosure list: 215
Cleveland Ave., 417 S. Aurora St., and 109 Morris Ave. Both Habitat for Humanity and INHS have
submitted proposals to purchase the properties to develop affordable, for-sale first-time homebuyer
housing.
Bohn reported that the financing for the Western Section of the Green Street Garage project has all but
been approved. The bonds for the conference center and garage are scheduled to close on June 28th, so
permitting and construction should proceed in July 2021.
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Mendizabal reported that the NYS Office of Temporary and Disability Assistance (OTDA) will start accepting
Emergency Rental Assistance Program (ERAP) applications on June 1, 2021, at 9:00 a.m., via the following
portal: https://otda.ny.gov/programs/Emergency-Rental-Assistance. The Human Services Coalition of
Tompkins County (HSC) will be managing local outreach and navigation for the program. The first 30 days
of the program will prioritize households at/below 60% of Area Median Income (AMI). A landlord hardship
fund is also being established by the State.
IX. Adjournment
The meeting was adjourned by consensus at 9:56 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.
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upcoming development choices on Inlet Island
George McGonigal <GMcGonigal@cityofithaca.org>
Mon 5/31/2021 10:32 AM
To: Nels Bohn <NBohn@cityofithaca.org>; Anisa Mendizabal <AMendizabal@cityofithaca.org>; Ithaca Urban Renewal
Agency <iura@cityofithaca.org>; JoAnn Cornish <JCornish@cityofithaca.org>; Common Council
<council@cityofithaca.org>; Svante Myrick <mayormyrick@cityofithaca.org>
Cc: Julie Holcomb <JHolcomb@cityofithaca.org>

Good morning, Nels and everyone,
I would like to take this opportunity to voice my thoughts about the three RFIE's being considered for
developing the 2.65 acre City property on Inlet Island. I'd also like to suggest some alterna ve ways
to proceed.
First, I'll say that since 1982, when I moved to Ithaca, I have been very familiar with the businesses on
Inlet Island, as well as the many changes that have occurred there. While some would say that the
City land ( parking lot ) here is underu lized, and that Inlet Island is under‐developed, I would argue
that it is not as underu lized and under‐developed as it may first appear to be.
If you go there a er work or on the weekend, especially in the Summer, you will find that the City‐
owned parking lot is full. In the Winter scores of large boats are stored there, which pay rent to the
City. Kelly's Dockside, the Salty Dog descendants, (currently the Dock), and the Boatyard Grill all do
good business and have faithful local clienteles.
The Coast Guard Auxiliary provides important services to our local boa ng community, and it is
appropriately located in a gorgeous cinderblock bunker (?) on the "coast".
Can Inlet Island benefit from more, and more broadly varied development? Absolutely.
A vibrant waterfront, more public access and mixed use development are all goals put forth in the
Waterfront Plan, as well as increased housing opportuni es. But, looking at the three RFEI proposals
now on the table, I would argue that each would bring so much density to this small narrow piece of
waterfront land that they would impact the important exis ng water‐related businesses, night life
and live music venues, and general "a er work" recrea onal uses of the Island in very nega ve ways.
All three of the RFIE proposals include large, mostly 5 story apartment buildings and hotels, not much
diﬀerent in size and mass than all the other new developments along the water, i.e., City Harbor,
Carpenter Business Park, Vecino's "Arthaus", and several more on their way at the former New York
State DOT land and on Cherry Street. Yes, we zoned Inlet Island for 5 stories. Yes, housing, and
especially aﬀordable housing, is extremely important in this over‐priced town. But housing doesn't
have to be everywhere in this very large scale, nor should it be, in my opinion.
Inlet Island can be developed in a much more interes ng way. Aspects of the Linc Morse and Steve
Flash proposals would fit right in to this. Specifically, their ideas about boat sales and rentals, and
related waterfront businesses. The need for a large boat li ‐out crane is absolutely essen al. And it
is worth remembering that boats need space on land, as well as in the water.
I would respec ully suggest that smaller local businesses be encouraged to locate on Inlet Island,
using the City‐owned property. Businesses that would resemble a Fisherman's Wharf type of thing, if
you will. An ice cream stand for starters. This should be a first stop for families returning from the
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soccer and t‐ball wars at Cass Park! Small restaurants and pubs, with plenty of room to walk to and
from, as well as along the water. Soul food, fresh fish fries, food trucks, winery and cra beer
outlets. This kind of building on the exis ng culture of Inlet Island would not only a ract tourist who
are looking for a genuine local experience, but it would a ract locals and commuters; not just in the
Summer and Fall, but year 'round. And the Coast Guard Auxiliary could remain...
We have seen the end of several waterfront businesses in recent years. Johnson's Boatyard, The
Haunt, Bistro Q and several others. Let's please keep Inlet Island primarily focused on waterfront
commerce and recrea on, with smaller‐scaled aﬀordable housing as an important component.
I would respec ully suggest that the IURA chose a fourth op on, namely to reject these three RFEI's,
and ask for new ideas more in keeping with the exis ng Inlet Island neighborhood.
Thank you for considering these sugges ons.
yours,
George McG
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Inlet Island IURA RFEI Proposal Considerations
Cynthia Brock <CBrock@cityofithaca.org>
Sat 6/5/2021 9:56 PM
To: Ithaca Urban Renewal Agency <iura@cityofithaca.org>
Cc: Common Council <council@cityofithaca.org>; Anisa Mendizabal <AMendizabal@cityofithaca.org>; Nels Bohn
<NBohn@cityofithaca.org>; Thomas Knipe <TKnipe@cityofithaca.org>; JoAnn Cornish <JCornish@cityofithaca.org>; Julie
Holcomb <JHolcomb@cityofithaca.org>

Members of the IURA,
Thank you for the opportunity to provide comment on the Inlet Island Redevelopment Evalua on Criteria, as
well as on the 3 proposals under considera on by the commi ee.
RFEI Selec on Criteria
I understand the need for a simple matrix, and the broad criteria included as well as its basic weights
associated with each are good ones. In review of the various categories, I suggest including the following
considera ons:
Community Benefits
Enhancement of the waterfront to support and enhance public access to the water, for paddle
recrea on, boa ng access, as well as park‐like use (walking, enjoyment of scenery, publicly accessible
greenspace).
I would like to see the proposal provide generous free and public access to the water and green
space for use by area residents as well as tourists who may be staying or recrea ng onsite.
Opportuni es for job crea on and business development.
While I agree that tourism‐focused jobs seem appropriate for the area, I would like to see a
diversity of job and business space op ons that can provide year‐round ac vity and
employment.
Op ons for small business would provide opportuni es for start‐ups and create a more diverse
economy as compared to just focusing on 1 or 2 companies.
Maximiza on of public use and access
I would like as much of the project as possible to be available to the larger community. i.e.
parking, green space, playgrounds, public ameni es.
The project should be visually appealing from all angles, including views from Cass Park, West
Hill, the other side of the barge canal, and Taughannock Blvd.
Project Concept
Concept should be judged on its merits on a standalone basis.
Various proposals have been presented as a part of a larger vision including adjacent proper es.
While I enjoy the 10,000‐foot view, I also recognize that there is no obliga on or commitment to
actually follow through on the oﬀsite vision presented in the RFEI. As such, making sure that the
project is acceptable on its own merits is important.
One proposal has incorporated adjacent structures and uses as an integral component of their
proposal. If Krenzer Marine, Boa ng Center and Marine Haulout Slip are to be considered as
integral and essen al to the proposal’s vision, this necessitates a larger discussion and
commitment by the developer to rebuild and maintain the structures and opera ons of those
facili es. If no commitment or public analysis of the feasibility of upgrading and maintaining
uses can be provided as part of this project, it should be carved out and not considered as part of
the proposal.
Cohesiveness with the surrounding environment
Structures on Inlet Island should be at a scale reasonable in height and breadth. We should
avoid tall, massive, ghtly spaced buildings or large con nuous structures. Development should
not be incongruous with the surrounding area.
Housing
In my view, having aﬀordable housing (rental or for‐sale) would serve as a way to keep the west
end accessible for all. I would prefer to NOT see high‐end housing or uses here.
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Mix‐use
Development oﬀering a variety of uses would be ideal.
Financial Capacity & Project Feasibility
Financial Feasibility
I would prefer to see the project be able to sustain itself without the expecta on that the City
would take over or maintain significant por ons of the project (parking, green space).
Financial Terms Proposed
Specific financial terms expected from the City regarding various por ons of the project.
The project should clearly outline what it expects the City to pay for and maintain, at what level
and for how long.
Immediate and long‐term impact on City finances and services should be compared.
FREI Proposals
There are aspects of the 3 proposals that I like, and parts of each that I am not so sure about. In general, I
have some thoughts that I think needs to be considered as we envision the future for Inlet Island.
Parking is a challenge. Even with most of the island undeveloped, parking is at a premium and all the
users are vying for space.
Should parking be public or private, free or paid, reserved or open? This needs to be carefully
addressed so that we can make sure the City doesn’t inadvertently find itself in a situa on where
parking is privately run and managed, and fees are $5 an hour, with users and landlords
demanding changes to parking.
Likewise, I am not sure the City can handle funding an addi onal parking structure which will add
new annual expenses to the City (aﬀordable parking does not cover its costs to build and
maintain).
I know I am proposing a contradic on. I want parking to be available to the public at
aﬀordable rates, but know that it is expensive for the City to build and maintain and we
don’t want to enter into an expensive long term City commitment. We need a nego ated
solu on that would address these issues.
Boat parking/storage – is winter boat storage a planned use for the Island? If not, and the boats
are going to be stored elsewhere, how important is it to maintain the haul out at this loca on? I
am not arguing for its removal, but it is a component of one of the proposals so I think it should
be discussed.
“Keep the West End Funky” ‐George McGonigal
I agree wholeheartedly with my colleague. I sincerely urge that the project development and
proposed uses are accessible to and support the vitality of “average” Ithacans – regardless of
income, race or lifestyle. That said, I don’t think the Island has the ability to support large‐scale
events and concerts as reported in the media with one of the proposals.
Aesthe cs
Just a pet peeve and something that can be easily addressed. Two of the proposals have most of
their buildings facing the cliﬀ on west hill. I would like to see views of the lake made available to
as many units as possible. This also has the added benefit of reducing possible noise
magnifica on between the road, water, cliﬀ and building. This area is VERY NOISY and sounds
build and carry up the hills.
Thank you for your considera on and for your care in considering the proposals before you.
Best,
Cynthia

Cynthia Brock
Ithaca City Council
First Ward Alderperson
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Subject: Public Comment from Ithaca US Coast Guard Auxiliary

Flotilla 2-2, Ithaca of the US Coast Guard Auxiliary has been serving the recreational boating community on
Cayuga Lake since 1942. The Auxiliary is the volunteer branch of the United States Coast Guard. Our mission to the
public is recreational boating safety, conservation and education. We may seem quiet and unassuming, but our Flotilla
has been recognized three out of the last five years as Flotilla of the year in a Division which covers waterways from
Oswego to Ithaca.
Our base is run as a nonprofit with a persistent non-rent lease from New York State DEC which grants us the use
of the property and building at 508 Old Taughannock Blvd. The service we provide to the Cayuga Lake community costs
the City of Ithaca and Tompkins County nothing. Our operational and public education costs are largely provided for by
the contributions and fund raising efforts of our members.
Mitigating safety incidents is ever important as boating safety accidents in 2020 were the highest since
2003. Our training and readiness are practiced and carried out continuously by dedicated volunteers. Specifics of our
Mission includes training the public with our Boat America (recreational boating safety) course required by New York State
for recreational boat operators, performing vessel safety inspections, performing safety patrols on Cayuga Lake and Inlet,
participating in search-and-rescue missions and augmenting Coast Guard personnel where needed. Our patrols are in
radio contact with the Tompkins County 911 Center and operate in conjunction with fire and law enforcement agencies all
along the Cayuga Lake environment.
The importance of preserving marine infrastructure and especially a protected deep water resource cannot be
stressed enough. Year after year the local marinas are full to capacity. The National Marine Manufacturers Association
reported that 2020 saw a 12% jump in new powerboat sales, and a 9% rise in all marine sales and services. According to
the Central NY Boating Industries Association, “Recreational boating in New York State is a $2 billion industry enjoyed by
millions of residents and visitors alike.”
Ithaca can create a front door to vessels that travel these fully navigable waters. We hope Ithaca seriously
considers not just protecting the historic harbor from which it owes its growth but fully engages the boating population at
large with any improvements they consider. An example of the value of our organization is that just yesterday our
volunteers were on the phone to the NYS Canal Corporation reporting a significant NEW sand bar that has appeared just
north of the Treman Marina inlet and extending to within 75 feet of the eastern boundary of the inlet. Any vessels with a
draft of more than 2.5 feet will only have a clear channel 75 feet wide to enter AND depart the lake. This new obstruction
was discovered by volunteer Coast Guard Auxiliary members and reported by them to NYS Canal Corp. The Canal Corp,
using a map developed by Ithaca Flotilla 2-2 personnel buoyed the sand bar warning boaters to stay aware from the
dangerous shoals.
Due to Covid 19 concerns our physical presence at the base has had to be restricted, but we have still been active
in our mission of education and outreach to the local boating community.
Our intention is to continue to grow our numbers and serve the Cayuga Lake recreational boating community as
we’ve done for almost 80 years.
Mr. Flash has reached out to our Flotilla and we have had an in depth discussion regarding our Flotilla’s operational
requirement and needs. We would welcome similar discussions with all developers.
Kevin M. Walsh
Flotilla Commander, Ithaca Flotilla 2-2
Kevwalsh@aol.com
315 720 3624
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EDC Mtg. Comment #2: T. Alt
Charles Pyott <CPyott@cityofithaca.org>
Tue 6/8/2021 11:21 AM
To: Nels Bohn <NBohn@cityofithaca.org>

Nels: Pls. see below. Thanks.

From: Theresa Alt <talt@igc.org>
Sent: Tuesday, June 8, 2021 11:16 AM
To: Charles Pyo� <CPyo�@cityoﬁthaca.org>
Subject: Inlet Island Comment
To the Economic Development Committee of the IURA
Please read this comment; I have kept it short.
Theresa Alt
206 Eddy Street, Ithaca

Of the three alternatives proposed for Inlet Island, the one by Visum clearly provides the most
housing. Housing for the people who work here within reach of their workplaces — by foot, bike or
bus — is what this community needs. And remember, people who work late evening or night shifts
cannot use buses.
Hotels are of questionable benefit. Hotel jobs are typically low-paying, not what we need. The
community has lots of jobs that don’t earn you a living. The hotels, if they fill up, will bring lots of
demand for parking. But the additional hotels may only be filled a few weekends of the year. So I
urge you to pick the Visum project.
What could best be removed from this site is the launch and lift for big boats. This does not need a
central location. It could be moved up the lake. After all, people ony need to access it twice a year;
once to put the boat in and once to take it out. Boat owners also own cars, and also can afford taxi
rides.
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EDC Mtg. Comment #3: T. Halpert
Charles Pyott <CPyott@cityofithaca.org>
Tue 6/8/2021 12:48 PM
To: Nels Bohn <NBohn@cityofithaca.org>

Nels: Pls. see below. Thanks.

From: Teresa Halpert Deschanes <teresahalpert@gmail.com>
Sent: Tuesday, June 8, 2021 11:51 AM
To: Charles Pyo� <CPyo�@cityoﬁthaca.org>
Subject: Inlet Island Urban Renewal Project

As you know, I am vitally interested in affordable housing. I've read everything about these
proposals and the thoughtful comments that you've gotten, etc. At this point I feel that it is so
much a matter of apples and oranges that it's difficult to compare the overall benefits of the Visum
and the Finger Lakes Development proposals. (I don't like the Strategic Elements because to me
120% of area median is not providing affordable housing.)
After reading everything everyone has said, I would just like to suggest one criterion that you focus
on is, what will bring the fewest cars to this area? It may seem like a luxury to live in a walkable
central location, but it's really in all of our selfish interests to not bring more car traffic to this spot,
and to have people living/staying there who will not be relying on cars.
Sincerely,
Teresa Halpert Deschanes
209 S. Geneva St., Ithaca NY
Owner of Rosetree Properties
Member of IURA NIC

6/8/2021, 1:53 PM

IURA Economic Development Committee Scoring, 6/8/21
Inlet Island Conceptual Development Plans

INLET ISLAND RFEI
CRITERIA

Weight

Waterfront Alchemy

Finger Lakes Development

Visum Development Group

Doug

Charlotte

Chris

Doug

Charlotte

Chris

Doug

Charlotte

Chris

Community Benefits

30

2

2

2

3

2

3

1

2

1

Project Concept

30

3

2

2

2

3

3

1

1

1

Financial Capacity and
Project Feasibility

20

3

3

3

2

2

2

1

1

1

Financial Terms

20

3

2

2

2

3

3

1

1

1

270

220

220

230

250

280

100

130

100

Subtotals:
Total Score (highest is best)

710

760

330

PREFERRED SCHEDULE FOR INLET ISLAND URBAN RENEWAL PROJECT
Conceptual Development Plans
Date & Time
3:30 PM, Tuesday,
May 11, 2021

3:30 PM, Tuesday,
June 8, 2021

Meeting

Action

IURA Economic Development
Committee (IURA EDC)

•
•

IURA EDC

•
•
•
•
•
•
•
•

8:30 AM, Thursday,
June 24, 2021

Ithaca Urban Renewal Agency
(IURA)

6 PM, Wednesday,
July 20, 2021

Planning & Economic Development
Committee of Common Council
(PEDC)

•
•

6 PM, Wednesday,
August 4, 2021
3:30 PM, Tuesday,
August 10, 2021

Common Council

•

IURA EDC

•

8:30 AM, Thursday,
August 26, 2021

IURA

•
•

15-minute Presentation per Respondent
15-minute Dialog with Committee per Respondent Q&A and Clarifications/Additional Information
Public Comment
Public Comment
Review any Updates, Clarifications or Additional
Information from Respondents
Scoring of Conceptual Development Proposals
Recommendation to IURA
Public Hearing
Consideration of IURA EDC Recommendation
Possible Endorsement of Preferred Developer and
Conceptual Development Plan
Public Hearing
Approve Transfer of City-Owned Land to IURA to
Structuring a Proposed Urban Renewal Project to
Implement the Selected Conceptual Development Plan
Action on PEDC-Recommended Resolution
Structure Proposed Exclusive Negotiation Agreement
(ENA) with Developer covering IURA-controlled
property
Designate Developer as a Qualified and Eligible Sponsor
to Undertake an Urban Renewal Project
Approve ENA with Project Milestone Schedule

Inlet Island RFEI Follow-Up Cross-Cutting Questions:
A. Public Amenities & Source of Funds
The IURA seeks to clearly understand who will pay for public amenities and public infrastructure
improvements included in each conceptual proposal. Please list each major public amenity and
infrastructure improvement proposed, estimate its cost and identify the amount of public subsidy
required, if any. If no public subsidy is listed, it is assumed the sponsor will pay for the improvement.
For example,
Repair or Canal Bulkhead Wall – $20,000
Public Subsidy Required: $4,000
Source of Public Subsidy: State – Canal Authority
B. Fiscal Impact of Project
The IURA seeks to compare fiscal impacts of each proposal. Please estimate the following revenues to
the City/IURA:
City/IURA Revenues
1. Net property acquisition proceeds to City/IURA
2. Average annual new property tax revenues to City @ $11/$1,000 of assessed value, adjusted for
any requested IDA incentives (average year #5 year and year #10 if taxes fluctuate)
3. Average annual new sales tax revenue to City (@ 2% sales tax to City)
4. Fees/Leases Paid to City/IURA (specify one-time or annual)
5. Other (please specify)
City/IURA Expenses
Identify and quantify any new annual or one-time expenses to be incurred by the City/IURA.
Example: New City installation of sidewalks along Taughannock Blvd. - $175,000.
C. Impact on Existing Businesses/Operations on Inlet Island
1. Clarify the proposal’s impact on CG Auxiliary operations
2. Clarify the proposal’s physical impact on marine launch/haul-out operations
3. Clarify the proposal’s impact on parking utilized by existing uses on Inlet Island. There are
currently approximately 110 paved off-street public parking spaces parking spaces near Rt. 89
and an additional 40 paved off-street shared public parking spaces near the Boatyard Grill. Will
your project create a shortage of parking for existing Inlet Island businesses?
a) Specify sponsor initiatives to support mobility modes that do not require privately-owned
automobile parking, thereby decreasing parking demand
b) Estimate projected parking demand from new uses at daytime and in evening
c) Specify number of public parking spaces provided at project completion serving Inlet Island
users
d) Specify number of private parking spaces provided at project completion serving the project
D. City/IURA Actions or Approvals
Identify any requested Actions of City/IURA besides sale of property, site plan approval, and building
permit issuance to implement the Conceptual Development Plan.

Inlet Island RFEI Follow-Up Cross-Cutting Questions:
Responses from Waterfront Alchemy/Strategic Elements in Blue

A.

Public Amenities & Source of Funds

The IURA seeks to clearly understand who will pay for public amenities and public infrastructure
improvements included in each conceptual proposal. Please list each major public amenity and
infrastructure improvement proposed, estimate its cost and identify the amount of public subsidy
required, if any. If no public subsidy is listed, it is assumed the sponsor will pay for the
improvement.
Response:
The only City contribution proposed by the developer is a favorable purchase price for
acquisition of the portions necessary to complete the work. No other subsidy or
investment from the City, IURA or State are expected. Private equity (Cambria, their
preferred partner developer, and other equity partners) will pay for and install all of the
amenities that we are proposing including the following:
1.
2.
3.
4.
5.
6.
7.

Community education center on the water - Coast Guard, nature/lake education
Park with small scale entertainment spaces (busker type spaces)
On-water and port concierge services
Small vendor kiosks
Food truck locations and hookups
EV charging stations
Pier with transient dockage for local tour boat companies and visitors including
power pedestals
8. Playground
9. Streetscape improvements - curbing, sidewalks, street trees, pavement, on-street
parking, etc.
10. Public parking lot improvements - to be metered with revenue going to City
11. Promenade and parking lighting
12. Tour bus parking area
13. Carshare parking space
14. Canal bulkhead repair
15. Small paddle craft launch
Bulk estimated costs +/- $1.2M for infrastructure listed above

B.

Fiscal Impact of Project

The IURA seeks to compare fiscal impacts of each proposal. Please estimate the following
revenues to the City/IURA:

City/IURA Revenues

1.

Net property acquisition proceeds to City/IURA
Response:
Up to $1M acquisition payment, minus brownfield remediation estimated costs to
be qualified by GeoLogic Environmental Engineering

2.

Average annual new property tax revenues to City @ $11/$1,000 of assessed value,
adjusted for any requested IDA incentives (average year #5 year and year #10 if taxes fluctuate)
Response:
$37M - 10% for public improvements (not taxed) = $33.3M+/- assessed value
Year 1 = current assessed value and increases every year after
$33,300 X $11 = $366,300 in annual property taxes +/- in Year 10 and and every
year after
50% abatement = $183,150 +/- in Year 5

3.

Average annual new sales tax revenue to City (@ 2% sales tax to City)
Response:

Based on the 2019 market RevPar of $129.34 (Revenue Per Available Room) at 100%
performance index, the 110 key hotel would gross $5,193,001. That would translate to
$103,860 in es mated sales tax revenue to the City from the hotel.
We are projec ng that 8,000 square feet of retail space will gross approximately
$26,400 sales tax to the City
The Hotel Restaurant is es mated at $2,500,000 in gross sales revenue, resul ng in
es mated sales tax revenue of $50,000 for the City.

4.

Fees/Leases Paid to City/IURA (specify one-time or annual)
Response:
This is difficult to calculate at this time but there are several possible fees to be
collected by the City including but not limited to:
1.
2.
3.
4.

5.

Food truck permitting, busker permitting, kiosk permitting paid to the City
Improved parking facilities will be metered and paid to the City
Harbor Master fees paid to the City for transient and overnight slips
Tour boat fees for City owned waterfront

Other (please specify)
Response:
Inlet Island will be a visitor destination, increasing the benefits and proceeds for
many Ithaca businesses
Room tax from the Hotel. The room tax rate for Tompkins County is 5%. Based on
projection of annual revenue stated in question #3- this would result in an
estimated annual room tax of $295,650 paid to the County.
Parking ticket revenue - similar to current revenue generated on average in other
city locations

City/IURA Expenses
Identify and quantify any new annual or one-time expenses to be incurred by the City/IURA.
Example: New City installation of sidewalks along Taughannock Blvd. - $175,000.
Response:
ZERO!!!!! Improvements made to City/IURA lands will be made by private equity.
C.

1.

Impact on Existing Businesses/Operations on Inlet Island
Clarify the proposal’s impact on CG Auxiliary operations
Response:
We plan to expand and modernize the public’s access to the CG Auxiliary
operations including classroom space in the ground floor of one of the new
buildings and improved dockage

2.

Clarify the proposal’s physical impact on marine launch/haul-out operations
Response:
The Fingerlakes Boating Center is privately owned and we have no intention of
limiting their operation any more than their own proposal would. We were not
aware of the particular details of the licensing agreements between the City and
the boating center in terms of the launch/haul-out operation so it was difficult to
conceptualize how the site may need to be designed to accommodate any
continuation of that agreement. We do believe our site plan can easily be modified
to accommodate the ingress and egress of boats at the existing launch as the
parking area is intended to still be owned by the City and any license agreements
can be worked out between the City and the boating center. However, with that
said, we feel like no matter which development team is chosen, there needs to be
attention put on public safety, accessibility, vehicle/pedestrian conflicts,
aesthetics related to storage of materials and equipment, and consideration of
alternative locations for boat storage and even possibly the launch facility itself
for the highest and best use of public lands and the efficiency of marine
operations.

3.

Clarify the proposal’s impact on parking utilized by existing uses on Inlet Island. There
are currently approximately 110 paved off-street public parking spaces near Rt. 89 and an
additional 40 paved off-street shared public parking spaces near the Boatyard Grill. Will your
project create a shortage of parking for existing Inlet Island businesses?
a) Specify sponsor initiatives to support mobility modes that do not require
privately-owned automobile parking, thereby decreasing parking demand
1. We fully support one or more Carshare locations on Inlet Island.
2. We will also supply covered bike storage and bike rental to get around the
City as well as kayak rental and water taxis for an alternative perspective to
navigate and experience the City.
3. The project is well within easy walking distance of an existing bus stop that
serves Route 21 to Trumansburg with direct access to the downtown
station for transfers to all points served across the county.
4. We also strongly support the notion that parking demand is directly driven
by the number of parking spaces available. If you overbuild parking, there
is an economic imperative to park vehicles in those spaces which directly
increases traffic impacts across the city. If you don’t overbuild (aka slightly
underbuild) parking then you are at minimum encouraging some number of
residents and visitors to seek alternative modes of transportation and/or
live car-free or car-lite. In other words, parking demand can be
market-driven to a certain extent but there are also practical requirements
which is why we are aiming to right-size the development program and
optimize the parking. In any case, providing housing opportunities within
walking distance of several amenities is a proven way to reduce traffic

impacts because some number of people will not have to seek housing
outside the City.
5. We fully support on-demand transportation services like Uber, Lyft,
Gadabout, etc. which are making it increasingly easier to live car free
anywhere.
b) Estimate projected parking demand from new uses at daytime and in evening
Response below
c) Specify number of public parking spaces provided at project completion serving
Inlet Island users
Response below
d) Specify number of private parking spaces provided at project completion serving
the project
We are providing 217+/- parking spaces. Because of our investments into the
infrastructure costs, we wish to reserve 20 spaces for hotel loading, guest, etc.
We see all other public parking spaces open to the use of all Inlet Island users,
both existing and new. We define Inlet Island as everything North of Buffalo
Street and West of the Inlet. All spaces not otherwise reserved should be
metered or paid for through monthly permits as a revenue source for the City.
D. City/IURA Actions or Approvals
Identify any requested Actions of City/IURA besides sale of property, site plan approval, and
building permit issuance to implement the Conceptual Development Plan.
We are requesting that the City/IURA limit their consideration to the portions of the
proposals that relate directly to the boundaries and immediate adjacent lands described
in the RFEI. Although there are clear synergies between this project and other current
and future waterfront developments undertaken by this team as well as other teams, this
RFEI process should remain focused on the City/IURA real estate. Proposed
developments beyond the boundaries of this RFEI should probably be self supporting for
the most part and not create negative impacts such as relying on the public parking on
the island.
We also request that whoever may receive the preferred developer status should be held
to a strict schedule and process to ensure improvements are made within a reasonable
timeframe including:
Performance Requirements
● Site Plan Review (SPR) application within 1 year of being awarded preferred
developer status
● SPR approval within 2 years
● Break ground within 3 years

Consequences for not complying with any of these requirements would result in the loss
of the preferred developer status so that this property is not left in its current
underutilized state for an unknown period of time.

Response to 5/31/21 email from George McGonigal
We have read George McGonigal’s email and we would like to address his suggestion
that none of the three proposed projects represent the best solution for Inlet Island. Our
proposal is specifically looking to build exactly the kind of small boutique locally-owned
retail to enhance rather than detract from other existing businesses. We also strongly
believe that the right-sizing of the project is important and we’ve strived to balance the
proposed uses with the available real estate for parking and the opportunities provided
under the new zoning. To be competitive when compared to other development
proposals we have no choice but to offer the highest price for acquisition and to push
the limits of buildable area allowed under zoning as far as reasonably possible in order
to demonstrate the highest tax revenue for the city.
We believe our project is an economic driver that will outperform the other proposals due
to the strong hospitality, retail, and overall visitor experience in addition to the
middle-income housing. However, if the City/IURA were willing to reduce their
expectations for maximizing the tax revenue, overall economic benefit, and also the high
cost for the land itself then we can more confidently discuss reducing the scale of the
project without being penalized in this competitive scoring process.
Also, unlike the other proposals we are seeking to subdivide the land so that each user
owns their portion rather than having this large portion of Inlet Island all owned,
managed, and monopolized by just one entity. We feel this concept is very much
consistent with the spirit of what George describes in his letter.

Response to 5/19/21 email from Micky Roof
We have read Micky Roof’s letter (see attached below) and as much as we appreciate the
continuation of the Haunt and the highest and best use of the former GreenStar building,
we share her concern about the overflow parking demands from a 600-700 person event
space and the developer’s proposed pedestrian bridge to more easily accommodate the
flow of people who would seek to park on the island. Our focus from the beginning has
been on attempting to right-size the project and in order to do that we need to
understand the demands of parking for the users within and immediately adjacent to the
project. Our total proposed parking on the Inlet Island site is 217 spaces, which some
might argue is already too much parking. An event space with a demand that is over 3
times that amount could adversely affect any of the proposed uses on Inlet Island. We
don’t know how to reconcile that but we are very open to working together to find the
right solution.

-------- Forwarded Message -------Subjec
t:

agora proposal on the ithaca waterfront

Date:

Wed, 19 May 2021 15:23:05 -0400

From:

micky roof <mroof@twcny.rr.com>

To:

aharris@cityoﬁthaca.org, george McGonigal
<gmcgonigal@cityoﬁthaca.org>

Dear Anya,
This is for the Planning Board committee.
I have had conversations with my representative Cynthia Brock and George McGonigal
concerning a project proposal for the
waterfront property across from my property at The Jewelbox. I believe it is named Agora.
George and Cynthia were not aware of this until I brought it to their attention.
I, as many of my customers and friends were quite dismayed about the removal of the many
lovely large trees lining the the waterfront along the waterfront trail and waterfront its self. There
was no notice of this and I was surprised that the city arborist was not involved with this
decision? I don't believe there is a plan submitted to the planning board and yet it was
published in the Ithaca Voice which is how I became aware.
I see pile drivers are currently working in the canal and I was wondering if there is a permit from
the Erie canal corporation or New York State. I was advised work could not commence in these
waterways which is public domain until permits were issued.
The major concern I have is with a plan for a music venue and parking for 600 to 700 people
using the "space" at the former warehouse for Greenstar.
I sat on the advisory board for waterfront zoning and I am sure the discussions we had
concerning mixed use development and the building of living spaces such as condos and
apartments would not have allowed or welcomed a large and loud and late night venue of such
a size . I think this proposal is inappropriate for the plans envisioned by myself as a resident or
by the public input I have had. Also of major concern in our zoning discussions was the use of
waterfront property for a disproportionate amount of land turned into parking spaces. I also
believe that the traffic on both rt13 and Buffalo street which is already problematic would be
made unbearable and unsafe especially if there are private residences there or across the water

as is being discussed at this time. I know from experience of 17 years here how late night bars
in the neighborhood can be disruptive and loud and the trash and vandalism it brings would only
devalue the charm and desirability to invest in this treasured area.
I have more to say but I wanted to express my dismay and grave concerns as soon as possible
for the Agora project as published in the Ithaca voice.
I am available to discuss further as needed
sincerely
Micky Roof
owner
301 Taughannock blvd.

Responses to IURA questions: Inlet Island RFEI

Visum Development Group
Patrick Braga, Vice President of Development (patrick@visumdevelopment.com)
Fri, June 4, 2021
A. Public Amenities and Sources of Funds

Amenity: anticipate all to become Estimated Cost
publicly owned
at this early
stage

Public Subsidy Required

Landmark public park to be owned
by the City after construction

$2,700,000

Assistance applying to the
NYS Parks development
program; can likely be
supported as part of the
housing component of the
project. Worst case scenario,
may need a bond issue or
part of City parks budget to
cover shortfall

Three-level parking garage to be
owned and/or operated by the City
after construction

$2,750,000

Privately developed;
proposed public operation
after construction

Complete streets makeover of
Taughannock Blvd
New staircase connecting the
Taughannock Blvd bridge down to
the Cayuga Waterfront Trail

Would require estimation by civil engineers
beyond RFEI stage; to be funded through public
works budget, bond issue, and anticipated
forthcoming federal infrastructure funding

B. Fiscal Impact of Project
City/IURA 1. Net property acquisition proceeds to City/IURA
Revenues

N/A

2. Average annual new property tax revenues to City Assume CIITAP stepup abatement; Year 5: $87,352
@ $11/$1,000 of assessed value, adjusted for any
average $309,752
at 80%
requested IDA incentives (average year #5 year and
abatement
year #10 if taxes fluctuate)
3. Average annual new sales tax revenue to City (@
2% sales tax to City)

Year 10: $532,152 at 0%
abatement

Suppose the Taughannock Main Street businesses generate $450,000 in revenue
per year ($83/sf revenue). 2% would be $9,000 in sales tax

Responses to IURA questions: Inlet Island RFEI

4. Fees/Leases Paid to City/IURA (specify one-time
or annual)

N/A

5. Other (please specify)

Revenue from parking garage: estimated around $57,120 given the following
assumptions. Assume monthly passes $40 (versus $75 at Cayuga St garage) for 80
of the 110 parking garage spaces: $38,400 per year. Assume remaining 30 spaces
are used each for 4 hours each at $1/hr on Friday, Saturday, and Sunday: 30*4*3*52
= $18,720 per year.

City/IURA Identify and quantify any new annual or one-time
Expenses expenses to be incurred by the City/IURA.

Operating costs for parking, which can be at least in part covered by anticipated
parking revenues: estimate $500 per space per year, so $55,000. Revenues given
above assumptions would roughly break even with operating costs.
Source for $500 figure: http://buildabetterburb.org/financing-parking-garages-qa-with-parking-consultantgerard-giosa/

C. Impact on Existing Businesses/Operations on Inlet Island
1. Clarify the proposal’s impact on CG Auxiliary
operations

We wish to retain the CG Auxiliary on the site, either in their existing structure or as a
ground-level tenant in one of the new buildings.

2. Clarify the proposal’s physical impact on marine
launch/haul-out operations

We wish to retain any existing water access and are happy to consider possible
locations along the water for new launch sites.

3. Clarify the proposal’s impact on parking utilized by We anticipate providing around 170 public parking spaces: 110 spaces in a threeexisting uses on Inlet Island.
level publicly-usable garage, and 60 on-street parking spaces. Retain existing 40
spaces near the Boatyard Grill.
a) Specify sponsor initiatives to support mobility
modes that do not require privately-owned
automobile parking, thereby decreasing parking
demand

Actively encouraging a partnership with the city to redesign Old Taughannock Blvd as
a complete street with a buffered light-mode lane, a sheltered bus stop, and raised
crosswalks; keeping parking clustered in the parking garage rather than as an
expansive surface parking lot.

b) Estimate projected parking demand from new
uses at daytime and in evening

American Community Survey data table B25044 (2019 5-year estimates) for Ithaca
Census Tract 8: around 1/3 of renters in Ithaca's Northside and West End don't own a
car. So estimate 2/3 of the roughly 120 units will have one car. Approximately 80
parking spaces will be demanded, and met mostly with the parking garage. Storefront
retail additional parking demand expected to be minimal and meetable with on-street
parking and remaining 30 spaces in the garage not being used by residents.

Responses to IURA questions: Inlet Island RFEI

c) Specify number of public parking spaces
provided at project completion serving Inlet Island
users

We anticipate providing around 170 public parking spaces: 110 spaces in a threelevel publicly-usable garage, and 60 on-street parking spaces.

d) Specify number of private parking spaces
provided at project completion serving the project

Residents in the housing units could be given preference for monthly passes in the
parking garage.

D. City/IURA Actions or Approvals
Identify any requested Actions of City/IURA besides
sale of property, site plan approval, and building
permit issuance to implement the Conceptual
Development Plan.

To be eligible to apply to some NYS grants (e.g. for parks or canalways), we would
need a public-sector or nonprofit sponsor. We would like the IURA/City to support this
project through the state grant process.
Public transportation improvements on Old Taughannock Blvd would be public-sector
contributions. We would request the City include Old Taughannock Blvd and the
staircase down from the bridge as items in the City's annual Public Works work plan.
These proposed infrastructure improvements could be funded through existing public
works budget allocations or a bond issue, or as part of local distributions of a potential
federal infrastructure spending bill.
Assistance applying for HOME and CDBG funds controlled by the IURA.

Finger Lakes Development
June 3, 2021
Response to Inlet Island RFEI Follow-Up Cross-Cutting Questions
Answers Correspond to Nels Bohn’s Questions
A. Public Amenities and Sources of Funds – all numbers approximate
Amenity
Environmental
Remediation
60 – 80’ kayak/boat dock
north of point
Public Parking
INHS1

Cost
$750,000

Source
Sponsor

$40,000

Sponsor

Public Subsidy Required
Deduct from Real
Estate FMV
0

225 spaces

Sponsor
0
Fed/City HOME
200,000
allocation
TC Com Dev Fund
300,000
1 INHS will request approximately $200,000 in funding from the annual HOME allocation made to the
City from the Federal Government. These funds are specifically allocated for affordable housing. In
addition, INHS will request $300,000 in funding from the Tompkins County Community Development
Fund. These local sources will be combined with a request for an allocation of 9% Low Income Housing
Tax Credits and a Housing Trust Fund Mortgage from the State of New York. The amounts of these
incentives for affordable housing were provided in our response and are estimates based on the
conceptual plan. This combination of affordable housing financing was utilized successfully on the
majority of INHS rental developments in the City of Ithaca; including – Stone Quarry Apartments, Cedar
Creek Apartments, Breckenridge Place, 210 Hancock and Founder’s Way.
B. Fiscal Impact
City/IURA Revenues
1. Property Acquisition proceeds to City/IURA
Based upon assumed FMV as stated in RFEI and subject to determination of impact of easements.
Description
Project Site (4 parcels)
“Coast Guard” Lot
End portion of Taughannock
Blvd
Sub-Total
Estimated Clean-up Cost
Net to the City/IURA
1
2

Identification
43.-1-4, 52.-1-1.1, 52.-1-1.2,
52.-1-3
43.-1-5
43.-1-6

Proceeds
2,135,000

Cost to Sponsor
On Project Site

2,335,0002
(750,000)
1,585,000

0 (550,000 Pass-through to NYS)
200,0001

Subject to City, State and prescriptive easements for access to private property
CGA sale proceeds re-imburse City for City purchase from NYS

1

2. Average annual new property tax revenues

INHS Anchor
Building1
HOMETEL Stays
Building
Total

Assessment
Value Basis

Taxes Paid
Now

Incentive

NOI

0

8,000,0002

0

581A or
PILOT 30 yr
Declining 10 year

Annual Tax
Average
Rate/Assmnt Annual City
change
Portion
35,000 or
11,600
2%
51,400

With 581A
89,600
With PILOT
66,200
1 Because this is an affordable housing development, the property would be taxed as provided for in
Section 581a of the NYS Real Property Tax Law. Section 581a directs the assessment department to use
the actual income and expenses of the project to calculate the assessed value of the property. In recent
years with the increasing cost of construction and pressure from the State of New York to reduce annual
operating expenses INHS has requested a PILOT equal to between 5% and 12% of Net Operating Income.
The City portion of the PILOT payment at 5% would be approximately $6,800 the 1st year with years 5
and 10 averaged as shown.
2. Based on 60% hard construction cost estimate
3 a. Average New Sales Tax Revenue
Source
Hometel Sales Tax
Hometel Room Tax1

Projected Sales
2,442,580
2,442,580

City 2%
48,851
122,129

1 Collected by County but for the benefit of City Conference Center. At the time of writing it is unknown what % is dedicated to City Conf Ctr

3. b. Average Current City Sales Tax Revenue Maintained by FLD Proposal and imperiled by other two
proposals due to lack of sufficient parking and operational room and cooperation1
Source
Boatyard Grill
Finger Lakes Boating Center

Annual Sales
3,800,000
870,000 (Summer slip rent non
taxable)

City 2.0%
76,000
17,400

See Parking demand analysis below – There is not enough room for parking demand/supply created by
other projects for BYG and FLBC to continue operations. Obviously, property taxes and employment are
imperiled for the same reason.
1

4 Fees/Leases paid to City/IURA – None anticipated at this time
City IURA Expenses
Sewer and Water infrastructure sufficient for proposed development, City Street Lighting. Couldn’t
estimate cost with any degree of accuracy at this time. –
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C. Impact on Existing Businesses/Operations
1. Coast Guard Auxiliary Operations: Our proposal leaves the existing building in place with appropriate
modifications and accommodates the Coast Guard Auxiliary’s continued use in combination with other
waterfront related activities and uses. The intent is that the CGA core mission of providing safe boating
education and their ability to enhance the safety and accessibility of all types of boating be preserved in
the current building. The building would be repurposed with either a conglomeration of water-based
non-profits, including the CGA, pooling resources to pay a reasonable rent for a portion of the building
or, more likely, a commercial use that would pay rent and allow CGA use of the space for their classes.
The building could, for example, if it is a marine sales showroom, also accommodate classes at
scheduled times. The dock for which CGA has a license for public use would be maintained and would
actually be unlocked and used as a public boat access point including use by CGA to teach on the water
classes. If it were to become part of the Blueway Trail public access would be enhanced. The negative
impact would be that their kitchen, and boat repair/storage, areas would not be available free of charge.
2. Impact on marine/haul out and launch operations.
Any development of the City/IURA parcels will impact marina operations because the space available for
operations will be reduced. Currently, Finger Lakes Boating Center (FLBC) pays a fee to the City to lease
the parking area. That arrangement will be terminated with the sale of the property. Our proposal
mitigates the negative impact of this reduction in space for marine haul and launch and storage
operations by the fact that the FLD team coordinated its proposal with Finger Lakes Boating Center. This
coordination is achieved by virtue of Steve Flash being a member of both entities.
-

-

Due to commonality of interests FLBC can coordinate with both INHS and Boatyard Grill to
secure areas for the hauling and launching of large boats and movement of equipment in
designated parking areas. The designation of those parking areas can be made on an ad hoc
basis with notice among the parties. A large hotel or parking garage would not be at all
complimentary.
The areas designated as a dog park or picnic area could be used on a temporary or seasonal
basis such as winter for equipment or small boat storage.
Our redesign of Taughannock Blvd specifically incorporates the area necessary for hauling
and launching boats.
The design of the walking paths at the north end of the FLBC store and across to the CGA
pulls foot and car traffic away from haul launch operations.
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3. Impact on Parking
The FLD project leaves 83 unassigned spaces that naturally will be more available for non-project
businesses because of the parking design. On average the parking supply at the north end will meet the
BYG and Stays demands as well as that of the FLBC customers. At the south end, 18 of the INHS average
demand of 25 are met by spaces within the building. On average, the parking shortage is not acerbated.
Total Provided Location
In Front of BYG
In Front of Stays
In Front of Anchor
Underneath Anchor
South End
Total

Spaces
Provided
77
47
40
18
61
243

Use
Boatyard Grill
Stays
FLBC Customer
Anchor
Open

Space Demand
Avg
75
50
10
25
0
160

Net Available
Average
2
-3
30
-7
61
83

Peak demand occurs summer evenings when both the Dock and BYG are going full tilt. Typically, the
Dock runs later than BYG but parking at peak times remains a challenge.
Use

Busy Times

Peak Demand

Boatyard Grill
Stays
Anchor

Evenings, wk end
Spread out
Spread out

Summer Evenings
Summer Days
Doesn’t vary
much
Summer Days
Summer Later Eve
Winter mornings
Summer Evening

Peak Space
Demand
150+
60
25

FLBC Customer
Weekend a.m.
15
Dock
Weekend eve
50
Island Health
Mornings
35
Total conflicting
285
Demand
The total conflicting demand of 285 against the 243 supplied leaves an under parked supply of about 42.
This occurs primarily on summer weekends especially when both Dock and BYG are busy. The issue may
be alleviated a bit by practices such as the Stays having valet parking adjusting hours that music plays
and encouraging parking across the inlet.
a) Finger Lakes Development will gladly work with TCAT, and Ithaca Car Share to determine viability of
offering transportation alternatives. A mix of indoor protected and outdoor bike racks will be provided
for residents and visitors at the Stays and Anchor buildings, as well as public bike racks for visitors to the
Waterfront Trail. While aspirational, a footbridge would make parking supply more accessible, reduce
traffic congestion and increase foot traffic on Inlet Island.
b) Parking demand from Stays will average 50 day and night.
Parking demand from Anchor will average 25 day and night with only 7 outside of the building
footprint
c) Approximately 225 public spaces at end of project.
d) 18 spaces under the Anchor building will not be available to the public.
D. City/IURA Actions or Approvals
The City will need to secure a purchase agreement from the DEC for the Coast Guard Auxiliary Building
and its dock permit as the State can sell only to the City.
4

Adopted Resolution
IURA Economic Development Committee
June 8, 2021

Inlet Island Urban Renewal Project — IURA Recommendation to Common Council
WHEREAS, the IURA and the City of Ithaca collectively own approximately 2.5 acres of underutilized
land on Inlet Island (Project Site), and
WHEREAS, an Inlet Island urban renewal project proposed by Finger Lakes Development, LLC failed to
gain Common Council endorsement in 2008, and
WHEREAS, in 2020, the IURA received two unsolicited proposals for development at the Project Site,
and
WHEREAS, the IURA and Common Council rescinded the 2006 preferred developer and sponsor status
of Finger Lakes Development, LLC to clarify that the IURA will use a competitive process open to all
developers to propose conceptual development plans for the Project Site, and
WHEREAS, in April 2021, the IURA issued a Request for Expressions of Interest (RFEI) for conceptual
development proposals at the Project Site, and
WHEREAS, the objective of the RFEI process is to identify if any respondent’s schematic plan and
development program will gain conceptual approval from both the IURA and Common Council as the
basis for a proposed urban renewal project to redevelop the Project Site, and
WHEREAS, the IURA seeks an urban renewal project that will improve the physical, social, and
economic characteristics of the project site and surrounding area, and advance goals and objectives of
the 2015 City’s comprehensive plan, and its Waterfront Plan chapter adopted in 2019, and
WHEREAS, The Waterfront Plan encourages the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront, and
WHEREAS, RFEI responses were received from:
1. Waterfront Alchemy, LLC/Strategic Elements
2. Finger Lakes Development, LLC
3. Visum Development Group, LLC and
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WHEREAS, translating a conceptual development plan to a proposed urban renewal project with
defined developer and public commitments requires significant predevelopment investment by the
Developer and the IURA which should only proceed upon an indication of IURA and Common Council
support for the project, and
WHEREAS, at its June 2021 meeting, the IURA Economic Development Committee considered public
comments received, compared the proposals received against evaluation criteria contained in the RFEI,
ranked the responses, and recommended the following; now, therefore, be it
RESOLVED, that the Ithaca Urban Renewal Agency hereby finds the top-ranked conceptual
development plan for the Inlet Island urban renewal project site was submitted by FINGER LAKES
DEVELOPMENT, LLC, and be it further
RESOLVED, that the IURA finds that the benefits and costs of the top-ranked project clearly warrants
the public and private investment necessary to structure a proposed Inlet Island urban renewal project
for consideration for Common Council endorsement, subject to the following conditions:
• Commitment from the developer to share environmental clean-up costs; and
• Clarification of Finger Lakes Boating Center’s commitment to make improvements, in terms of
visual access and limited boat storage; and
• Commitment by the developer to address the U.S. Coast Guard Auxiliary’s need to maintain its
water access and continued operations; and be it further
RESOLVED, that the IURA hereby requests the City of Ithaca Common Council to indicate conceptual
support for the project by authorizing transfer of City-owned properties included in the top-ranked
conceptual development plan to the IURA, via an option agreement, for the purpose of structuring a
proposed disposition and development agreement with a preferred developer to undertake an urban
renewal project subject to approval by the Common Council, and
RESOLVED, that should the Common Council authorize an option agreement to transfer Inlet Island
properties to the IURA, the IURA hereby authorizes the IURA Chairperson to execute an Exclusive
Development Agreement with the sponsor of the IURA top-ranked conceptual development plan.
----------------------------------------------------------------------------------------Staff Recommended Amendment to Last RESOLVED:
RESOLVED, that should the Common Council authorize an option agreement to transfer Inlet Island
properties to the IURA, the IURA hereby (A) designates Finger Lakes Development LLC as a Qualified
and Eligible Sponsor to undertake an Inlet Island urban renewal project, and (B) authorizes the IURA
Chairperson to execute an Exclusive Development Agreement with the sponsor of the IURA top-ranked
conceptual development plan.
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Proposed Resolution
Ithaca Urban Renewal Agency
June 24, 2021
2021 IURA Designation of Ithaca Neighborhood Housing Services, Inc. (INHS) as
Community-Based Development Organization (CBDO)
WHEREAS, the Board of Ithaca Neighborhood Housing Services, Inc. (INHS) 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

1

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 its June 11, 2021, meeting, the Neighborhood Investment Committee
evaluated INHS’s CBDO application and recommended the following; now, therefore, be it
RESOLVED, that the IURA determines that INHS meets the requirements for eligibility as a
CBDO, and that the Program Income Loan project qualifies as an eligible neighborhood
revitalization CBDO activity, and be it further
RESOLVED, that the IURA hereby designates INHS as a Community-Based Development
Organization (CBDO) and the 2020 Funded Activity #2 “Founder’s Way For-Sale
Townhomes” project as eligible for CDBG funding under the category of “Special Activities
by CBDOs.”

2

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

To:
From:
Re:
Date:

IURA Board and Committee Members
Anisa Mendizabal, Community Development Planner
Application to Renew Designation of INHS as a CBDO
June 2, 2021; Revised June 18, 2021

The Board of Ithaca Neighborhood Housing Services, Inc. (INHS), has applied for Community
Based Development Organization (CBDO) status for the 2020 Action Plan and has submitted a
funding application for its CBDO-eligible project(s), namely, New Construction of Founders Way
For Sale Townhomes.
The application for CBDO (re)certification was submitted on September 30, 2020. IURA Staff
conducted a point-in-time check-in on self-certifications with INHS in May 2021 to update the
documents submitted, complete analysis, and make a determination.
The following table compares the requirements for CBDO status against information submitted
by INHS, Inc.:
Requirement per 570.204(c)(1)
Staff Analysis
Organizational Purpose:
Organized under state law to undertake
community development activities

Board Composition:
A.
Maintain at least 51% of governing body
either LMI residents of area of operation, owners
or senior officers of private establishments and
institutions in the service area, or representatives
of LMI neighborhood organizations in the service
area.
B.
No more than 33% of the governing body
may be elected officials.

YES
Mission is to “revitalize Ithaca’s neighborhoods –
encouraging stability and diversity – and to assist
hardworking people in obtaining quality housing
on a long-term basis.”
YES
Board is to be comprised of 15 members. There
are currently 13 members. For purposes of
calculation, we divide 100% by the minimum
number of board members (15); the result is each
member is 6.6% of the board.
Eight of 13 members (53%) meet CBDO
composition requirements.

Board MembersINHSp:
Members of the board must be nominated and
approved by membership or permanent governing
body, except that up to 1/3 of the board may be
appointed or be elected officials.
Purpose of the Organization:
Have as its primary purpose the improvement of
the physical, economic, or social environment of
its service area with particular emphasis on LMI
persons
Organizational Status:
Must be either non-profit or for-profit with only
incidental monetary benefit for its members.
Assets:
Must not be subject to reversion of assets to the
grantee upon dissolution, except for assets related
to specific grants.
Contracting:
Must be free to contract for goods and services
from vendors of its own choosing

YES
One of the 13 members (6.6%) of the Board is an
employee of the City of Ithaca. There are no
elected officials on the Board.
YES
By-laws, Article II, Section 2. Members elected by
the Board.
SEE “CBDO RECOMMENDATION” BELOW
Primary purpose is the improvement of the
physical environment of the service area, with a
particular emphasis on the needs of LMI persons
YES
501(c)(3)
YES
See paragraph 12 of Certificate of Incorporation

YES
See procurement policy adopted 1.21.16

CBDO Recommendation
INHS by-laws state that the board shall comprise 15 members. At the time of application, there were
fourteen board members. One board member left the board since self-certification forms were originally
submitted. As a result 13 seats on the board are currently filled. During this time of pandemic, IURA
Staff determined it reasonable to expect some board composition changes due to illness, increased
work-related duties or family responsibilities, etc. IURA will revisit board membership, if necessary, with
INHS at the time of the next CBDO certification. For the purposes of this calculation, we use 15 (the
standard number of members on the INHS board) as the divisor. Each board member, therefore, is 6.6%
of a 15-member board.
INHS has submitted self-certifications for 8 of its current 13 board members. Seven (47%) clearly
comply with CBDO requirements. 1 IURA staff contacted INHS to discuss the self-certification of an
1

As in previous years, one board member submitted self-certification showing she is the co-owner of a
guest accommodation, a one-bedroom, one-bath apartment attached to her home, doing business as
(DBA) Ameliawood Properties. As a reminder, we reviewed this business in 2018 to ensure compliance.
This accommodation is listed with the Tompkins County Conference and Visitors Bureau and is usually
rented through AirBnB. As confirmed by Tompkins County and AirBnB, AirBnB rentals in Tompkins
County collect and remit 3% occupancy tax, as is required of lodging facilities. Therefore, this individual
meets the threshold for business ownership.

eighth board member and determined that this person, too, meets the self-certification criteria. The
resulting total means that 53% of the board qualify.
CDBG Public Service Cap Exemption
One category of eligible CDBG activity is a “special activities by CBDOs”. Under certain circumstances, a
CBDO is not subject to the 15% CDBG expenditure cap otherwise applicable to Public Services.
To be exempt from the Public Service cap, the CBDO must both:
(1)
Undertake an eligible CBDO project, and
(2)
Carry out a service designed to increase economic opportunities for low- and moderate-income
persons through job training and placement and other employment support services (e.g., child care,
peer support programs, counseling, child care, transportation and other similar services).
Eligible CBDO projects include any of the following:
●
Neighborhood revitalization,
●
Community economic development, or
●
Energy conservation project.
According to HUD’s CDBG Desk Guide, a CBDO “community economic development” project must
include activities that increase economic opportunity, principally for low- and moderate-income
persons, or that are expected to create or retain businesses or permanent jobs within the community.

Proposed Resolution
Ithaca Urban Renewal Agency
June 24, 2021
Contract Modification for 2019 Action Plan Project #4, “Housing Scholarship Program”
WHEREAS, the City of Ithaca’s 2019 HUD Entitlement Action Plan awarded $70,560 to Project #4,
“Housing Scholarship Program” sponsored by The Learning Web, Inc., and
WHEREAS, the project provides Tenant-Based Rental Assistance (TBRA) to unaccompanied and/or
homeless youth identified by The Learning Web and working toward financial independence, and
WHEREAS, Housing Scholarships are subject to a term of 18 months as specified in The Learning
Web’s 2019 HUD Entitlement project contract, and
WHEREAS, on June 3, 2021, The Learning Web requested a modification to allow extensions from 18
to 24 months for Housing Scholarship participants who are fully participatory in its program and have
made important self-sufficiency gains that would be jeopardized without the proposed extension,
and
WHEREAS, the proposed extensions would assist Housing Scholarship participants who have been
unable to move within the 18-month timeframe due to disruptions in the rental market due to the
coronavirus global pandemic, and
WHEREAS, as of May 31, 2021, The Learning Web Housing Scholarships program had unexpended
funds totaling $32,602.98 from its 2019 HUD Entitlement contract to support this proposed
extension, and
WHEREAS, HUD’s TBRA regulations allow for provision of TBRA assistance for up to and including 24
months,
RESOLVED, that the IURA hereby approves contract modification #1 to 2019 Project #4 – Housing
Scholarship Program - to extend Housing Scholarships from 18 to 24 months for beneficiaries
identified by The Learning Web as fully participatory and in need of such extension, and be it further
RESOLVED, that the IURA Community Development Director is hereby authorized to execute a
contract amendment to implement this resolution.

Proposed Resolution
Ithaca Urban Renewal Agency
June 24, 2021
Contract Modification for CDBG-CV2 2020 Allocation 1
Project #1, “Laundry & Internet Needs During COVID-19”
WHEREAS, the City of Ithaca’s 2020 CDBG-CV Allocation Plan awarded $11,000 to Project #1,
“Laundry & Internet Needs During COVID-19” sponsored by Opportunities, Alternatives, and
Resources (OAR) of Tompkins County, and
WHEREAS, the project was designed at the onset of the global coronavirus pandemic to meet
emergent needs based on available information, and
WHEREAS, OAR clients continue to experience high need for assistance accessing funds for laundry,
and
WHEREAS, OAR has expended its CDBG-CV award funds for laundry assistance, and
WHEREAS, unforeseen barriers have arisen related to provision of internet for OAR client-students,
including:
1) OAR’s College Initiative Upstate (CIU) program for people in reentry preparing for and/or
engaged in college coursework will not be available in Summer 2021, and
2) many OAR CIU participants live outside the City of Ithaca while benefit for use of HUD
Entitlement funds, including CDBG-CV funds, must accrue mainly to City residents,
WHEREAS, OAR has requested that $3,000 in funds contractually designated for funding of internet
to be reallocated to funding of laundry services, now, therefore be it
RESOLVED, that the IURA hereby approves contract modification #1 to 2020 CDBG-CV Project #1 to
re-allocate $3,000 from internet services to laundry services, and be it further
RESOLVED, that the IURA Community Development Director is hereby authorized to execute a
contract amendment to implement this resolution.

1

Per HUD guidance, all CDBG-CV projects are amendments to the 2019 Action Plan.

Proposed Resolution
Ithaca Urban Renewal Agency
June 24, 2021
2021 Action Plan - Amendment #1
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
WHEREAS, 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 adopted 2021 Action Plan identifies a specific list of budgeted community development activities
to be funded from the 2021 HUD Entitlement Program allocation and associated funds administered by the IURA,
and
WHEREAS, in a letter from dated May 13, 2021, HUD notified the City of a formula error resulting in a revision to
the City’s previously allocated and announced 2021 CDBG award of $680,761.00 to $690,793.00, an increase of
$10,032.00, and
WHEREAS, according to HUD guidelines, $8,025.60 may be allocated to funded activities and $2,006.40 may be
allocated to CDBG administration, and
WHEREAS, HUD grantees are required to follow their citizen participation plans to make amendments to their
action plans to reflect the HUD formula error and resulting increased grant allocation, and
WHEREAS, according to the City of Ithaca/Ithaca Urban Renewal Agency’s Citizen Participation Plan this change
constitutes a minor amendment to the 2021 Action Plan that does not require public hearing of Common Council
approval, and
WHEREAS, at its June 11, 2021 meeting, the IURA Neighborhood Investment Committee reviewed HUD’s May
13, 2021 error notice letter and recommended the following allocations:
Recommended
2021 Funded Activity
Adopted
Change
Revised
Finger Lakes ReUse “Job Training for Career Pathways” $ 90,000.00
+$8,025.60
$ 98,025.60
CDBG Administration
$136,152.30 +$2,006.40
$138,158,70
Now; be it
RESOLVED, that the Ithaca Urban Renewal Agency hereby approves amendment #1 to the 2021 City of Ithaca
Action Plan to allocate $10,032 in additional CDBG funds awarded as listed above.

IURA Grants Summary
May 2021

ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES
2018 CDBG Activities
14
complete 1.0 Neighbor to Neighbor Home Rehab
complete
complete
complete
complete
complete
complete

2.0 Chartwell House
8.0 Ramp Loan Program
9.0 Mini Repair
11.0 Hospitality Employment Training Program
13.0 Volunteer Worker & Job Skill Training
14.0 Work Preserve Job Training

complete
complete
complete
complete
complete
complete
complete

16.0 Targeted Urban Bus Stop Upgrades14
19.0 Immigrant Services
20.0 Work Preserve Job Readiness
21.0 2-1-1 Info and Referral
22.0 Housing For School Success Year #3
23.0 CDBG Admin
25.0 Economic Development Loan Fund

SPONSOR
Love Knows No Bounds
Tompkins Community Action
FLIC
INHS
GIAC
Finger Lakes ReUse, Inc.
Historic Ithaca
TCAT
Catholic Charities
Historic Ithaca
Human Services Coalition
Ithaca City School District (ICSD)
IURA
IURA
DICC

complete 17.0 Final Phase: Heating & Roofing 7
complete 18.0 Domestic Violence Center Renovation 7, 14
ok

Unallocated 2018 CDBG

Total

2018 HOME Activities

complete 3.0 402 South Cayuga Street
complete 4.0 Housing Scholarship Program2
complete 5.0 Security Deposit Assistance 6,2
6

complete 6.0 Security Deposit Inspections
ok
7.0 INHS Scattered Site 2 (CHDO) 6
complete 10.0 Additional Reserve (CHDO) 6, 8
complete Home Admin
ok
2018 HOME Unallocated2, 4

ok

2019 CDBG Activities

ok
ok
ok
ok
complete
complete
ok
complete
complete

1.0 Homeowner Rehab
2.0 Small Repair Program
6.0 Finger LakesReUse Job Skills Training
7.0 Work Preserve Job Training
8.0 Hospitality Employment Training Program
9.0 Ithaca ReUse Center Acquisition
10.0 Economic Development Loan Fund
11.0 Black Girl Alchemists Public Art Mosaic
12.0 Housing For School Success
13.0 2-1-1

ok
complete
complete
complete

14.0 Work Preserve: Job Readiness9
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin
2019 CDBG Unallocated9

ok
ok
ok

Total

2019 HOME Activities

1.0 Homeowner Rehab
3.0 Immaculate Conception School Redev
4.0 Housing Scholarship Program

0.00
0.00
0.00
0.00
0.00
0.00
0.00

100%
100%
100%
100%
100%
100%
100%

6,794.50
6,705.50
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00

6,794.50
6,705.50
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00

0.00
0.00
0.00
0.00
0.00
0.00
0.00

100%
100%
100%
100%
100%
100%
100%

29,300.00

29,300.00

0.00

100%

8,359.00

8,359.00

0.00

100%

N/A

38,060.26
836,537.26

0.00
798,477.00

38,060.26
38,060.26

N/A
95%

INHS
The Learning Web

150,000.00

150,000.00

0.00

100%

65,592.00

65,592.00

0.00

100%

Catholic Charities

48,250.00

48,250.00

0.00

100%

TCA

2,500.00

2,500.00

0.00

100%

IURA

100,000.00

99,561.00

439.00

99%

TBD
IURA
N/A

0.00
36,880.30

0.00
36,880.30

0.00
0.00

N/A
100%

3,161.40
406,383.70

0.00
402,783.30

3,161.40
3,600.40

N/A
99%

67,594.32
32,500.00
95,529.00
67,500.00
110,725.28
100,000.00
107,396.99
7,500.00
15,700.00
15,000.00

0.00
28,232.70
89,492.69
62,399.84
55,928.70
100,000.00
107,396.99
6,096.42
15,700.00
15,000.00

67,594.32
4,267.30
6,036.31
5,100.16
54,796.58
0.00
0.00
1,403.58
0.00
0.00

0%
87%
94%
92%
51%
100%
100%
81%
100%
100%

20,000.00
20,000.00
25,059.00
137,679.40

17,309.94
20,000.00
25,059.00
137,679.40

2,690.06
0.00
0.00
0.00

87%
100%
100%
100%

2,599.00
824,782.99

0.00
680,295.68

2,599.00
144,487.31

0%
82%

42,151.58
199,900.00
70,560.00

19,791.40
0.00
37,957.02

22,360.18
199,900.00
32,602.98

47%
0%
54%

64,000.00
30,597.20

48,239.30
30,597.20

15,760.70
0.00

75%
100%

849.10

849.10

0.00

100%

5,181.50
413,239.38

0.00
136,584.92

5,181.50
275,805.36

0%
33%

140,000.00
190,000.00
80,324.80
11,000.00

62,400.00
78,016.05
50,631.56
4,051.97

77,600.00
111,983.95
29,693.24
6,948.03

45%
41%
63%
37%

10,000.00
10,879.00
25,600.00
20,000.00
20,000.00
25,000.00
532,803.80

5,445.79
10,865.92
25,600.00
0.00
9,428.25
3,434.00
249,873.54

4,554.21
13.08
0.00
20,000.00
10,571.75
21,566.00
282,930.26

54%
99.8%
100%
0%
47%
14%
47%

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00
11,000.00

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
11,000.00

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00
0.00

0%
0%
0%
0%
0%
0%
0%
0%
100%

12,200.00

0.00

12,200.00

0%

INHS
Finger Lakes ReUse, Inc.
Historic Ithaca
GIAC
Finger Lakes ReUse, Inc.
IURA
CAP
Beverly J. Martin Elem
Human Services Coalition
Historic Ithaca
Catholic Charities
Catholic Charities
IURA
IURA

INHS
INHS
The Learning Web
Catholic Charities
IURA
IURA

ok
5.0 Security Deposit Assistance-Vulnerable Households3, 11
complete 18.0 HOME Admin
complete Home Admin (PI)10
3, 11

2019 HOME Unallocated

ok

No
ok
ok

Total

2019 CDBG-CV Activities

AFCU

10.0 CD-RLF #46: COVID-19 Emergency SBRF
19.0 Emergency Rental Assistance Program
20.0 CDBG-CV Admin
21.0 Laundry & Internet Needs During COVID-19

ok

22.0 Ithaca CARES About Re-opening Child Care
ok
23.0 Aid for Immigrants During COVID-19
complete 24.0 DICC Child Care Center Re-Opening Assistance
ok
25.0 COVID-19 Emergency Assistance Program
ok
26.0 COVID-19 Testing for Vulnerable Populations
ok
27.0 Security Deposits for Safer Housing

ok
ok
ok
ok
ok
ok
ok
ok
complete
ok

2020 CDBG Activities

1.0 Small Repair Program
2.0 Founder's Way For-Sale Townhomes
4.0a Security Deposit Asst Delivery
5.0 ReUse Job Skills Training & Employment Connections
6.0 Work Preserve Job Training
7.0 Hospitality Employment Training Program
8.0 Reimagining Ithaca Community Gardens
9.0 Food Pantry Mechanical Dock Leveler
10.0 ADA Curb Ramps at West Village/Elm St Bus Stop
11.00 GO ITHACA Low-Income Support

Total

% SPENT

10,247.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00

INHS

Total

EXPENDED

TOTAL
UNEXPENDED

10,247.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00

Advocacy Center

5, 14

TOTAL
BUDGET

INHS
IURA
OAR of Tompkins County
Child Development Council of
Central NY, Inc.
Catholic Charities
DICC
The Salvation Army Assistance
The REACH Project
Catholic Charities

INHS
INHS
Catholic Charities
Fibger Lakes ReUSe
Historic Ithaca, Inc.
GIAC
Project Growing Hope
TCA
IURA
Center For Community
Transportation
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IURA Grants Summary
May 2021

ON
SCHEDULE

5

HUD ENTITLEMENT ACTIVITIES

SPONSOR

complete 12.0 2-1-1
ok
13.0 Work Preserve: Job Readiness
ok
14.0 Immigrant Services Program
15.0 2020 CDBG Admin13, 16
ok
Economic Development Loan Fund

ok
ok

2.0 Founder's Way For-Sale Townhomes12, 15
3.0 Northside Apartments
4.0 Security Deposit Asst For Vulnerable Households4, 12, 15

EXPENDED

TOTAL
UNEXPENDED

% SPENT

Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities

20,000.00
20,000.00
30,000.00

20,000.00
0.00
0.00

0.00
20,000.00
30,000.00

100%
0%
0%

IURA

136,524.00

47,060.69

89,463.31

34%

IURA

255,828.01
805,227.85

78,930.71
156,991.40

176,897.30
648,236.45

31%
19%

INHS
Cayuga Housing Dev Corp

172,344.16
90,877.94

0.00
0.00

172,344.16
90,877.94

0%
0%

Catholic Charities
IURA

76,416.48

5,843.00

70,573.48

8%

33,509.90

18,644.28

14,865.62

56%

33.40
373,181.88

0.00
24,487.28

33.40
348,694.60

N/A
7%

12, 16

ok

TOTAL
BUDGET

Total

2020 HOME Activities

ok
ok

13

16.0 2020 HOME Admin

12, 15

2020 Home Unallocated

Total

Total Unexpended Funds
Unexpended CDBG Entitlement Funds (Excludes CDBG-CV Funds)
Unexpended CDBG Program Income Committed to Action Plan Activities
CDBG Revolving Loan Fund Balance (#02 Bank Balance excluding interest)
Unexpended HOME Entitlement Funds
Unexpended HOME Program Income
HOME Program Income Unassigned
Total Unexpended HUD Funds

752,871.05
77,912.97
159,773.50
628,100.36
15,017.11
15,017.11
1,540,744.91

Unexpended CDBG-CV Funds
Unexpended CDBG-CV Program Income
Total Unexpended COVID-19 Funds
Total Unexpended HUD Funds

205,330.26
77,600.00
282,930.26
1,746,075.17

1.5 CDBG Spend Down Ratio Analysis (must be less than 1.5 by June 1st of each year):

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award
Most Recent Annual CDBG Award:
1.5 x Most Recent CDBG Award:
Current Unexpended CDBG Funds:
Current CDBG Spend Down Ratio:
Compliance With 1.5 CDBG Spend Down Ratio:

Amount Required to be Expended by 6/1 to Meet CDBG Spend Down Ratio:
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682,620
1,023,930
912,644.55
1.3370
Yes
-111,285.45

LOAN REPAYMENTS DUE TO IURA

Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

$
$

80,000
100,000

$

400,000

$

580,000

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock6
Tompkins Community Action (Harriet Giannelis)
Tompkins Community Action Relocation Loan

$
$
$
$

40,000
120,000
84,200
90,960

2016

2023

2016
2018
2018

2048
2039
2029

$
TOTAL CD-RLF LOANS $

160,000
595,160

2018

2051

State Theatre1
Delante5

$
$

458,500
150,000

2009
2015

Liquid State Brewing Company
Urban Core
Home Cooking
GreenStar Coop
TOTAL CD-RLF PRIORITY BUSINESS

$
70,000
$ 200,000
$ 100,000
$ 400,000
$ 1,378,500

$

$

449.85

$

N/A
N/A

449.85
N/A
4,000.00

$

25,524.87

$
$

181,330.08
510,111.06

Current

at
e

Py

m

tR

Entitlement Loans

D
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at
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5
1

Lo
B an
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2038
2053

Pa
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2008
2012
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m
t

4

M
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%

D
u
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e

2026

D

Fi
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2006

Ye
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O
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Lo a l
an

May 2021

5/1/2021

Int. Only Pmts. subject to cash flow

N/A

Int. only pmts. due subject to cash flow

05/04/21

$

449.85

$

4,449.85

$

716,966.01

$

537.42

$

537.41

$

71,015.98

Current

5/1/2021

2.5

$

600.72

$

600.72

$

10,602.02

Current

5/1/2021

3.5
2.5
2.5

$
$
$

565.87
440.54
857.48

$
$
$

565.87
440.54
857.48

$
$
$

117,393.48
75,719.09
73,132.61

Current
Current

5/7/2021
5/5/2021
5/5/2021

2

$
$

3,002.03

$
$

3,002.02

$
$

128,662.00
476,525.18

No accrued interest or pmts due in construction period - up to 3
years

N/A

2029*
2021

2
2.5

$
$

1,741.96
1,954.31

$
$

1,741.96
1,242.91

$
$

327,761.73
-

2017
2017
2021
2019

2025
2038
2028
2029

2.5
2.5
3.5
3.5

$
$
$
$
$

975.54
1,068.43
204.98
3,955.43
9,900.65

$ 3,892.04
$ 1,068.43
$
204.98
$ 3,955.43
$ 12,105.75

$
$
$
$
$

42,658.71
180,195.11
78,930.71
368,872.30
998,418.56

130,404

2016

2048

2

$

$

133,211.45

$ 1,375,000

2016

2037

3.05%

$

7,660.18

$

7,660.18

$ 1,227,273.24

$ 578,555
TOTAL NON-CDBG $ 1,953,555

2020

2035

2.50%

$
$

2,294.57
9,955

$
$

2,294.57
9,954.75

$
$

600,000
600,000

2012

2043

2

$
$

2,217.72
2,217.72

$
$

2,217.72
2,217.72

$
$

370,000
206,923

2014
2017

2045
2047

2
2

N/A
N/A

$
TOTAL HOME $

100,000
576,923

2020

2070

0

CD-RLF

Scattered Site Preservation

2034

2.5

Current

CD-RLF Priority Business
Current
Paid in Full

5/1/2021
5/1/2021

Past Due - owes May 2021

5/21/2021
5/1/2021
5/3/2021
5/3/2021

Int. only pmts. due subject to cash flow

8/28/2020

Past Due - owes September's Interest only Pmt

5/10/2021

573,086.02
1,800,359

Current

5/1/2021

$
$

483,276.97
483,276.97

Current

5/1/2021

$ 11,017.11
$
-

$

381,017.11

Int. only pmts. due subject to cash flow

5/4/2021

$

211,387.72

Int. only pmts. due subject to cash flow

8/28/2020

N/A

N/A
11,017.11

$
$

99,561.00
691,965.83

No accrued interest or pmts due in construction period - not to
extend for 24 months

N/A

$ 25,525.00

$ 42,747.20

$ 5,300,723.26 Agrees to Balance Sheet for May 2021

$

4,000.00

Pmt Directly Rec'd-Breckenridge

$ 11,017.11

Pmt Directly Rec'd-Stone Quarry

Current
Current
Current

CDBG

210 Hancock6

N/A

-

Non-CDBG
Ithaca Downtown Assoc (Canopy Hotel)4
107-109 South Titus

HODAG

Breckenridge Place

$

TOTAL HODAG LOANS $

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$ 5,814,541

$
204.98 Pmt Directly Rec'd-Home Cooking
$ 27,525.11 Agrees to M&T loan Statement for May 2021

Notes
1. State Theatre's loan was extended/balloon payment now due in March 2029
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2045.
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. Interest rates will remain constant in Permanent phases.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due beginning 10/1/2017. Interest Rate 3.5%.
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LEASE PAYMENTS DUE TO IURA
May 2021

Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Current

7/29/2020

$ 375.00

Current

7/21/2020

$ 2,982.63

Past Due - owes May 2021

4/29/2021

$ 6,872.50

Current

5/4/2021

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2021)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2021

.

Cinemapolis
Monthly Lease-rate change on 5/1/21

$ 3,363.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/21)

$

293.75

Current - Rec'd 50% of monthly Pmt Per COVID-19
Agreement (Jan - June 2021)

5/4/2021

Past Due

1/12/2021

Current-Paid Through 6/1/2021

2/11/2021

Current-COVID Agreement executed 50% of Annual
Rent Forgiven in 2021 (Quarterly pmts @ 50%)

10/9/2020

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/21

$

468.41

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

$ 8,719.00

LOAN REPAYMENTS DUE TO IURA

Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

$
$
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210 Hancock6
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Tompkins Community Action Relocation Loan

$
$
$
$
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120,000
84,200
90,960

2016

2023

2016
2018
2018

2048
2039
2029

$
TOTAL CD-RLF LOANS $

160,000
595,160

2018

2051

State Theatre1
Delante5

$
$

458,500
150,000

2009
2015

Liquid State Brewing Company
Urban Core
Home Cooking
GreenStar Coop
TOTAL CD-RLF PRIORITY BUSINESS

$
70,000
$ 200,000
$ 100,000
$ 400,000
$ 1,378,500

$

$

449.85

$

N/A
N/A

449.85
N/A
4,000.00

$

25,524.87

$
$

181,330.08
510,111.06
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N/A

Int. only pmts. due subject to cash flow
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4,449.85

$

716,966.01

$

537.42
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71,015.98
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$
$
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117,393.48
75,719.09
73,132.61
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5/7/2021
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5/5/2021
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$
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3,002.03

$
$

3,002.02

$
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128,662.00
476,525.18

No accrued interest or pmts due in construction period - up to 3
years

N/A

2029*
2021

2
2.5

$
$

1,741.96
1,954.31

$
$

1,741.96
1,242.91

$
$

327,761.73
-

2017
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2021
2019

2025
2038
2028
2029

2.5
2.5
3.5
3.5

$
$
$
$
$

975.54
1,068.43
204.98
3,955.43
9,900.65

$ 3,892.04
$ 1,068.43
$
204.98
$ 3,955.43
$ 12,105.75

$
$
$
$
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42,658.71
180,195.11
78,930.71
368,872.30
998,418.56
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$

$

133,211.45

$ 1,375,000

2016

2037

3.05%

$

7,660.18

$

7,660.18

$ 1,227,273.24

$ 578,555
TOTAL NON-CDBG $ 1,953,555
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N/A
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100,000
576,923
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Scattered Site Preservation
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Current

CD-RLF Priority Business
Current
Paid in Full

5/1/2021
5/1/2021

Past Due - owes May 2021

5/21/2021
5/1/2021
5/3/2021
5/3/2021

Int. only pmts. due subject to cash flow

8/28/2020

Past Due - owes September's Interest only Pmt

5/10/2021

573,086.02
1,800,359

Current

5/1/2021

$
$

483,276.97
483,276.97

Current

5/1/2021

$ 11,017.11
$
-

$

381,017.11

Int. only pmts. due subject to cash flow

5/4/2021

$

211,387.72

Int. only pmts. due subject to cash flow

8/28/2020

N/A

N/A
11,017.11

$
$

99,561.00
691,965.83

No accrued interest or pmts due in construction period - not to
extend for 24 months

N/A

$ 25,525.00

$ 42,747.20

$ 5,300,723.26 Agrees to Balance Sheet for May 2021

$

4,000.00

Pmt Directly Rec'd-Breckenridge

$ 11,017.11

Pmt Directly Rec'd-Stone Quarry

Current
Current
Current

CDBG

210 Hancock6

N/A

-

Non-CDBG
Ithaca Downtown Assoc (Canopy Hotel)4
107-109 South Titus

HODAG

Breckenridge Place

$

TOTAL HODAG LOANS $

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$ 5,814,541

$
204.98 Pmt Directly Rec'd-Home Cooking
$ 27,525.11 Agrees to M&T loan Statement for May 2021

Notes
1. State Theatre's loan was extended/balloon payment now due in March 2029
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2045.
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. Interest rates will remain constant in Permanent phases.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due beginning 10/1/2017. Interest Rate 3.5%.
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LEASE PAYMENTS DUE TO IURA
May 2021

Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Current

7/29/2020

$ 375.00

Current

7/21/2020

$ 2,982.63

Past Due - owes May 2021

4/29/2021

$ 6,872.50

Current

5/4/2021

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2021)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2021

.

Cinemapolis
Monthly Lease-rate change on 5/1/21

$ 3,363.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/21)

$

293.75

Current - Rec'd 50% of monthly Pmt Per COVID-19
Agreement (Jan - June 2021)

5/4/2021

Past Due

1/12/2021

Current-Paid Through 6/1/2021

2/11/2021

Current-COVID Agreement executed 50% of Annual
Rent Forgiven in 2021 (Quarterly pmts @ 50%)

10/9/2020

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/21

$

468.41

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

$ 8,719.00

Proposed Resolution
IURA
June 24, 2021
Green Street Garage Mixed-Use Urban Renewal Project (West and Center Sections)
Construction Phase Approvals
WHEREAS, on December 13, 2018, the IURA designated Vecino Group New York, LLC (Vecino) as a
qualified and eligible sponsor, pursuant to Section 507 of General Municipal Law, to acquire the
west and center sections of the Green Street garage (part of tax parcel #70.-4-5.2) located at 120 E.
Green Street, Ithaca, NY for the purpose of undertaking an urban renewal project, and
WHEREAS, on November 23, 2020, the IURA approved a Disposition and Development Agreement
(DDA) with Vecino subject to Common Council approval, for a redevelopment project including the
following components:
• at least 181 housing units affordable to households earning between 40%-80% of Area
Median Income (AMI);
• Approximately 356 new and refurbished public parking spaces located in the center section
of the garage;
• A 49,000 sq. ft. conference center with street-level active use
• 2,000 sq. ft. of DPW lease space for the City of Ithaca Department of Public Works;
• retention of the Cinemapolis movie theater; and,
• Retention and improvement of the public pedestrian connection between E. Green Street
and The Commons, (collectively, the “Project”), and
WHEREAS, on February 3, 2021, the City of Ithaca Common Council approved the IURA-proposed
DDA with an amendment requiring the project to employ local labor for a minimum of 30% of onsite
work, and
WHEREAS, lease revenue bonds to finance the Project were sold on June 2, 2021, with a closing
scheduled for June 28, 2021, and construction to commence in July on the Project, and
WHEREAS, the DDA includes a requirement for IURA-approval of a Cinemapolis mitigation plan
submitted by Vecino, and
WHEREAS, the goals of the mitigation plan are:
1. to minimize the period of any temporary displacement;
2. schedule displacement-causing construction to occur at times that reasonably minimize
impact on the business;
3. provide for the lessee and tenant to be made financially whole from the direct financial
impacts of any temporary dislocation;
4. incorporate physical improvements in the Project to retain financial viability and vitality after
reestablishment of the displaced business on the Project site.
WHEREAS, no construction work is planned to take place within the cinema lease premises and no
business displacement is anticipated; and
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WHEREAS, Vecino has submitted a Cinemapolis mitigation plan, and
WHEREAS, pursuant to the 2007 Cayuga Green Lease Agreement the IURA leases the cinema lease
premises located at ground level of the Green Street parking garage to Cayuga Green, LLC, who
subleases to Seventh Art Corporation, Inc. (DBA Cinemapolis), which lease requires IURA as lessor to
consult with lessee on any major renovations or improvements in or around the lease premises, and
WHEREAS, IURA correspondence to the Cayuga Green, LLC, dated February 19, 2021, identified
Vecino as the IURA’s authorized nonexclusive agent to discuss construction project impacts
referenced in the Cayuga Green Lease Agreement, and
WHEREAS, Vecino has direct knowledge and control of the planned construction activities in and
around the lease premises; now, therefore, be it
RESOLVED, that the IURA hereby affirms the February 19, 2021, designation of the Vecino Group
New York, LLC as the IURA’s nonexclusive agent throughout the planning and construction phase of
the Project regarding Cayuga Green Lease Agreement, including communication with the lessee(s)
of the lease premises and all other parties about construction activities and strategies to mitigate
potential adverse impacts, and be it further
RESOLVED, that the IURA hereby approve the Cinemapolis mitigation plan submitted by Vecino.
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Vecino Group New York, LLC
June 22, 2021
Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E Green Street
Ithaca, NY 14850
RE: CINEMAPOLIS MITIGATION PLAN
Following our conversation earlier today, you are aware we have been planning mitigation of
disruption of the Cinemapolis space as noted as a condition in the approved DDA. We have been
planning this mitigation, and related site logistics over the last many months, and have approval from
the Planning Board for the site logistics plans we have proposed. Excerpt from the DDA below:

Regarding items listed above – we have developed a construction plan that will not require the
temporary displacement of the tenant. In early plans we were planning large precast elements to be
used and having to be placed by a crane. Since then we have switched to a cast in place option that
will not require the operations to be displaced, nor will it require access to the cinema space proper.
Other items that we have considered and will accommodate:
Safety of Pedestrians – We have generated a construction logistics plan that is generally comprised of 4
phases and protects pedestrians with the use of construction fencing, hard barricades, scaffolding and
jersey barriers. There will be some times when the north-south pedestrian accessway from The
Commons to Cinemapolis will be closed, and during which time there will be a detour path for patrons
to access the front doors of the cinema. Those phases of construction and fencing and signage plans
are attached to this document for your reference.

Access to the theater – The main entrance doors to the theater will always remain available for public
use during business hours. There may be times when patrons will have to cross a temporary foot path
if utility work needs to be under way but safe access will be provided. We have had a zoom call with
Cayuga Green in February 2021, with to talk through these plans with multiple email exchanges
afterwards, and have transmitted the plans to them.
We also plan on providing access to the door located in the ‘niche’ on Green Street as well as the
marquis area for changing out signage. We will need to coordinate as work is occurring in that area
with the tenant operations when work such as power washing, tuckpoint as needed etc.
Schedule – the project we are developing will have the center section of the garage closed for 8
months +/- and during that period the city has a plan in place to ensure parking is available at other
downtown garages. Construction of the conference center and affordable housing components of the
project will continue on through late 2023.
Construction working hours are 7:30 to 4:00 pm pm on weekdays and as allowed by city on Saturday
upon request.
Communication – We started out communicating to Cayuga Green directly, with Nels Bohn in the loop.
With our status as -preferred developer for the urban renewal project, and our knowledge of the
construction process, Nels provided a letter authorizing us (me specifically) to act on behalf of IURA in
these discussions.
Following is the latest correspondence I have had with the landlord group:
From: Bruce Adib-Yazdi <Bruce@vecinogroup.com>
Sent: Tuesday, June 15, 2021 1:24 PM
To: Adam Bloomfield <adam@bloomfieldschon.com>
Cc: Anne Riley <ariley@annerileylaw.com>; Steve Bloomfield <steve@bloomfieldschon.com>; Mindy
Goudreau <mgoudreau@annerileylaw.com>; Nels Bohn <NBohn@cityofithaca.org>
Subject: Green Street Redevelopment - Start of Construction

Good morning Adam. following up on Nels' correspondence from June 3 2021, and the email
thread below, we have given Notice to Proceed to our general contractors and are in the
process of planning the start of construction on the garage expansion and demolition of the
western section of the garage on July 1 2021.
As we have discussed via zoom call, we have generated construction logistics plans which we
have previously transmitted. At this point we have no intention of needing access to the
cinema space. Following are some items of coordination to review and discuss with you and/or
your tenant:

1 - We will be installing construction fencing and scaffolding around the construction site to
protect the public, and the construction site. Access to the Cinemapolis space will remain intact
through the course of construction - either from the south, or both the north and south.
2 - We will be installing detour signs around the construction site with specific signs for the
Cinemapolis along Green Street - see attached.
3 - We will be removing the backlit 'Cinemapolis' sign (photo attached) and woudl like to have
the tenant and contractor work to salvage it and relocate it.
4 - We will want to coordinate the last bit of demo of the western garage (the portion closest to
the Cinemapolis) during hours in which nobody will be occupying the cinema space. It looks like
operating hours on weekdays starts around 4 pm, so we'll want to take down that last section
during a weekday, prior to staff showing up.
5 - We will work with your tenant to allow access to the marquis sign and the door under that
sign for employee access to the theater.
Let me know if you would like me to set up a call to go over these items, or you'd prefer an
onsite meeting.
Financial Mitigation – we have asked Cayuga Green to open up conversations about mitigation of loss
of revenue from having a specific theater or the entire facility closed. And we have a line item in the
budget to draw from as needed for that instance.
Physical Improvements – The project, when completed will provide a completely renovated exterior
space in front of the Cinemapolis, including new paving, benches, and landscaping. A new blade sign
will be installed along Green Street for the Cinemapolis. In addition there will be 4 more levels of
parking above, and an active mixed use building next door.
We are seeking IURA’s approval of this plan to stay in compliance with the DDA terms.
Respectfully,
VECINO GROUP
Bruce Adib-Yazdi
VP Development
Attachments: C107 Logistics Plans and Detour Signage Plan
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