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

Public Meeting Notice
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
INFORMATIONAL MEETING
3:30 P.M., Tuesday, August 27, 2019
Common Council Chambers, City Hall, Ithaca, NY
Refer to: ENA Submission for AsteriIthaca (6/24/19) [link]
The IURA EDC lacks a quorum for its 8/27 meeting. In lieu of a formal meeting, individual
members of the IURA EDC will discuss the proposed disposition and development agreement for
the Green Street Garage Mixed‐Use Urban Renewal Project in preparation for the 8/29 IURA
meeting. No action will be taken at this informational meeting.

Expected IURA EDC members:
 Chris Proulx
 Doug Dylla
Invited Guests:
 Rick Manzardo, Vecino Group of New York, LLC (via phone)
 Kate Chesbrough, Whitham Planning & Design, PLLC

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.

Proposed Resolution
Ithaca Urban Renewal Agency
August 29, 2019
Conditional Approval of Disposition and Development Agreement
West and Center Sections of the
Green Street Garage Mixed-Use Urban Renewal Project
WHEREAS, on October 4, 2017, the City of Ithaca Common Council authorized transfer of the
Green Street Parking Garage property located at 120 E. Green Street (tax parcel #70.-4-5.2) to
the IURA, via an option agreement, for the purpose of structuring a proposed property sale and
development agreement with a preferred developer to undertake an urban renewal project
subject to approval by the Common Council, and
WHEREAS, on December 13, 2018, the Ithaca Urban Renewal Agency designated Vecino Group
New York, LLC (Developer) as the preferred developer, and qualified and eligible sponsor
pursuant to Section 507 of General Municipal Law, to potentially acquire a portion of Tax Parcel
#70.-4-5.2, located at 120 E. Green Street, Ithaca, NY, for the purpose of undertaking an urban
renewal project to develop an in-fill, mixed-use project, and
WHEREAS, on April 11, 2019, the Ithaca Urban Renewal Agency and the Developer entered into
an Exclusive Negotiation Agreement (ENA) to define a mutually agreed upon urban renewal
project and resolve feasibility issues to implement the project, including conveyance of the
project site to the Developer, and
WHEREAS, in accordance with the ENA, a proposed Disposition and Development Agreement
(DDA) has been developed to define terms and conditions of the development transaction
between the Agency and the Developer, including project elements, business deal points,
performance milestones, financial obligations, project schedule and purchase terms; and
WHEREAS, the Developer has a 10-day period from the date the DDA is submitted for their
consideration to either execute the agreement or submit a written counteroffer; now,
therefore, be it
RESOLVED, that the IURA hereby conditionally approves the Disposition and Development
Agreement (Agreement) for the West and Center Sections of the Green Street Garage MixedUse Urban Renewal Project, dated August 23, 2019, subject to environmental review and
Common Council approval, and be it further
RESOLVED, that the IURA hereby authorizes and directs the IURA Director of Community
Development, subject to review by IURA legal counsel, to submit the Agreement to the Vecino
Group of New York, LLC for their execution, and be it further
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RESOLVED, the Agreement shall be amended to incorporate recommendations of IURA legal
counsel or any amendments requested by Developer’s legal counsel that are acceptable to IURA
legal counsel, and be it further
RESOLVED, that the Exclusive Negotiation Agreement is hereby amended to add the following
additional joint Developer and Agency responsibilities:
• Determine feasibility of conference center financing plan by January 24, 2020 for
inclusion or exclusion from the Project;
• Clarify Developer-proposed site improvements and the responsible party for design,
construction, operation, and maintenance;
• Prepare a plan to minimize and mitigate temporary displacement caused by construction
activities,
And be further
RESOLVED, that the ENA shall be amended to toll up to seven (7) business days for consideration of
proposed amendments and clarifications proposed by legal counsel for each party.
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August 23, 2019

DISPOSITION AND DEVELOPMENT AGREEMENT
Green Street Garage Mixed‐Use Redevelopment Project
West and Center Sections
Property Located at 120 East Green Street, Ithaca, NY
WHEREAS, on December 13, 2018, the Ithaca Urban Renewal Agency designated Vecino Group New
York, LLC as the preferred developer, and qualified and eligible sponsor pursuant to Section 507 of
General Municipal Law, to potentially acquire a portion of Tax Parcel #70.‐4‐5.2, located at 120 E. Green
Street, Ithaca, NY, for the purpose of undertaking an urban renewal project to develop an in‐fill, mixed‐
use project, and
WHEREAS, on April 11, 2019, the Ithaca Urban Renewal Agency and the Developer entered into an
Exclusive Negotiation Agreement to define a mutually agreed upon urban renewal project and resolve
feasibility issues to implement the project, including conveyance of the project site to the Developer,
and
WHEREAS, on August 29, 2019, the Ithaca Urban Renewal Agency approved a proposed Disposition and
Development Agreement (“DDA”) to define terms and conditions of the development transaction
between the Agency and the Developer, including project elements, business deal points, performance
milestones, financial obligations, project schedule and purchase terms.
WHEREAS, the DDA is subject to approval by both the Agency and the City of Ithaca Common Council,
following completion of environmental review,
NOW, THEREFORE, in the consideration of the mutual promises herein contained, the parties do hereby
agree as follows:

This DISPOSITION AND DEVELOPMENT AGREEMENT (“Agreement” or “DDA”) is entered into this
___________day of __________ 20____, by and between the ITHACA URBAN RENEWAL AGENCY, a
New York urban renewal agency created pursuant to general municipal law, with offices at 108 E. Green
Street, Ithaca, NY 14850 (the “Agency” or “IURA” or “Seller”), and VECINO GROUP NEW YORK, LLC, a
foreign limited liability corporation authorized to conduct business in New York, with a principal office at
305 W. Commercial Street, Springfield, Missouri 65803 and a New York office at 24 Fourth Street, Troy,
New York 12180 (the “Developer” or “Vecino” or “Purchaser”), according to the terms and provisions
set forth below.

I.

PURPOSE OF AGREEMENT
The purpose of this Agreement is to provide for the disposition and development of the Site (as defined
below) currently owned by the City of Ithaca and authorized to be transferred to the IURA to implement
an urban renewal project in accordance with all applicable laws.
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This Agreement is designed to achieve the development of the Site in a coordinated and comprehensive
manner. The Developer will undertake the development of the Site subject to terms and conditions set
forth in this agreement.
The economic provisions contained in this Agreement have been negotiated and approved based upon,
among other things: (1) the Developer’s commitment to provide the capital funds necessary to develop
the Project on the Site and to accomplish the specific development obligations set forth in this
Agreement, including all of its Exhibits and Attachments, within the times in the manner and for the uses
set forth in this Agreement; and (2) the City’s undertaking to dispose of the Site to Developer and to
meet its other specific obligations as set forth in the Agreement.

II.

RELATIONSHIP TO EXCLUSIVE NEGOTIATION AGREEMENT
This Disposition and Development Agreement is the successor agreement to the Exclusive Negotiation
Agreement (ENA) between the Agency and the Developer. Upon Developer execution of the DDA, the
ENA is extended for a 75‐day period to seek the following approvals required prior to Agency execution
of the DDA:
 IURA conditional approval of the DDA subject to Common Council approval, following a public
hearing on the DDA;
 Board of Public Works declaration of the Site is surplus for public works purposes; and
 Preliminary, non‐binding determination by Common Council of its intent to approve, modify or
reject the DDA.
Following the Common Council determination of its intent to approve or modify the DDA in a manner
acceptable to the Developer, the ENA is extended for an additional 120 days to complete environmental
review, and a further additional 45 days to seek final approval of the DDA by Common Council and
Agency execution of the DDA.

III.

THE SITE
The “Site” is that certain real property which is generally shown on the “Proposed Site Plan” included in
the Developers ENA submission, dated 6/24/19, and Commitment & Diagram Survey, dated 8/22/19,
which are Attachment #1 to this Agreement, subject to mutual agreement of the western boundary the
Site by the IURA and Developer. The Site is a portion of that certain parcel of land situated at 120 East
Green Street in the City of Ithaca, Tompkins County, New York identified as City of Ithaca Tax Parcel 70.‐
4‐5.2 consisting of approximately 63,000 square feet, and including the western and central sections of
the Green Street parking garage.
Upon mutual agreement of the boundaries, and any new encumbrances benefiting the project site or
the City of Ithaca, Developer shall purchase from Agency, and Agency shall sell and convey to Developer,
the Site in accordance with the terms and provisions of this Agreement.
Conveyance of the Site is subject to the following future easements encumbering the Site:
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IV.

Public access easement along the pedestrian walkway between W. Green Street and The
Commons;
Fire egress easements through the center section of the Green Street Parking Garage
benefiting the Center Ithaca property owner;
Cross easement between the eastern and center sections of the parking facility for vehicle
and pedestrian access in the parking facility;
Public access easement along north side of the Project Site; and

THE PROJECT
Subject to the provisions of this Agreement, Developer shall design, develop, and construct on the Site a
high‐density, mixed‐use urban project (“Project”), which shall include the following components:
 218 housing units affordable to households earning between 50%‐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;
 retention of the Cinemapolis movie theater; and,
 Retention and improvement of the public pedestrian connectors including the north‐south
connector between E. Green Street and The Commons (known as Home Dairy Alley) and the
east‐west connector between City Hall and Home Dairy Alley.
In the event that the Developer and IURA mutually determined the conference center was not be
financially viable for inclusion in the Project as January 23, 2020, the project will be modified to exclude
the conference center and increase the residential count to 273 units and provide a minimum of 9,000
sq. ft. of ground floor commercial use.
The Project shall further conform to the DDA Term Sheet (Attachment #2) and the Developer’s ENA
Submission, dated 6/24/18, as updated through August 29, 2019 (Attachment #7) and the Schedule of
Performance Milestones (Attachment #3). The Developer’s ENA submission includes specific project
information on site plan, information, project element updates, finance plan, construction plan,
compliance, and housing categories of the Project. Updates to the ENA Submission materials after the
date of Developer execution of the ENA Submission may be accepted by the Agency at their sole
discretion. The IURA is authorized to approve modifications to the Project upon written request.
The parties acknowledge that the exact scope, size, exact number of housing units, and other aspects of
the Project are subject to Developer’s receipt of entitlements and permits from the City, execution of a
parking lease agreement with City, receipt of sufficient financing from various New York State agencies
to construct affordable housing, and receipt of financing commitments for the conference center.
Subject to the terms and provisions of this Agreement, Developer shall commence application for
entitlements and construction of the Project as stated in the Schedule of Performance and shall
thereafter diligently prosecute construction of the Project to completion.

V.

PARTIES TO THE AGREEMENT & DEVELOPER DISCLOSURES
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A. The Agency
The Ithaca Urban Renewal Agency is a New York urban renewal agency created pursuant to general
municipal law, with offices located at 108 E. Green Street, Ithaca, NY 14850.
B. The Developer
The Developer is Vecino Group of New York, LLC, a foreign limited liability corporation authorized to
conduct business in New York, with a principal office located at 305 W. Commercial Street,
Springfield, Missouri 65803 and a New York office located at 24 Fourth Street, Troy, NY 12180.

C. Principals of the Developer
The principals of the Developer are as follows:
James Matthew Miller, CEO (42.5% interest)
Richard Gerald Manzardo, President (42.5% interest)
Kim Eileen Buche, CFO (15% interest)
D. Developer Point of Contact
The Developer has designated the following person(s) to negotiate the DDA with the Agency, and to
engage in activities necessary to determine the feasibility of the Development:
Richard Gerald Manzardo, President
E. Developer Disclosures
The Developer is required to make full disclosure to the Agency of its principals, officers,
stockholders, partners, joint venturers, and all other pertinent information regarding the Developer
and its associates.
F. Developer Assignment
Developer represents that its rights, obligations, and duties under this Agreement shall not be
assigned in whole or in part, without prior written authorization of the IURA, except as follows:
Developer may assign this Agreement to an affiliated entity to be formed, having the same
principals as Vecino Group New York, LLC, upon submission by Developer to the Agency of the
following information:


The name and address of the designee, its Certificate of Incorporation and by‐laws, if a
corporation, or its Articles of Organization and operating agreement, if a limited liability
company; and



Identification in writing of the Manager(s), Member(s) and all persons or entities with a 15%
or more ownership interest in the assignee.
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V.

PURCHASE PRICE
The total purchase price for the Site shall be One and 00/100 U.S. Dollars ($1.00), for and in
consideration of the mutual covenants hereinafter contained, and other good and valuable
consideration the receipt and sufficiency of which is hereby acknowledged. In consideration of this
purchase price, the Developer agrees to continue the obligations under this Agreement.

VI.

CONDITIONS FOR SALE AND PURCHASE
This Agreement shall be subject to the conditions set forth below. Agency and Developer agree to
work diligently and in good faith to satisfy conditions for sale and purchase of the Site. If any of the
conditions are not met within the time frames set forth, or any extension of such time frames
agreed to by the parties in writing, either party will have the right to terminate this Agreement by
delivery of written notice of such termination to the other party. Each party must deliver any such
notice of termination to the other party no later than thirty calendar days after the last day of the
time period stated for the respective condition. In the event that either party delivers such notice of
termination to the other party, and not withstanding any other term or provision of this Agreement,
this Agreement shall be deemed null and void and of no further force or effect.
The Chairperson of the Agency is hereby authorized to grant time extensions of up to 60 days to
satisfy any condition for sale and purchase of the Site.
A. Developer Conditions
1. Environmental Condition. Within sixty (60) of the date of this Agreement, Developer will
have obtained the written results of a Phase 1 Environmental Site Assessment (ESA) of the
Site. At Developer’s discretion, If Developer deems it necessary, based on the
recommendations and results of the Phase I ESA, Developer will have obtained a Phase II
ESA, performed by an environmental engineering firm of Developer’s selection, which
results are satisfactory to the Developer at Developer’s sole discretion, within one hundred
and twenty (120) days. Developer shall pay all cost of completing ESAs.
2. Lease Contingency. Within two hundred forty days (240) days of the date of this Agreement,
Developer will have received an executed parking lease agreement with the City of Ithaca
satisfactory to the Developer at the Developer’s sole discretion.
3. Financing Contingency. Within two hundred seventy (270) days of the date of this
Agreement, Developer will have received written financing commitments and assurances in
forms and amounts sufficient to finance the project which are satisfactory to the Developer
at the Developer’s sole discretion.
4. Payment‐In‐Lieu of Taxes Contingency. Within three hundred sixty (360) days from the date
of this Agreement, the Tompkins County Industrial Development Agency will have approved
a PILOT agreement for the Project satisfactory to the Developer at the Developer’s sole
discretion.
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B. Agency Conditions
1. Public Authorities Reform Act Contingency. The Agency has complied with the requirements
of the Public Authorities Reform Act (PARA) by notifying the NYS Authority Budget Office of
the sale of real estate with a fair market value of more than $100,000.00, pursuant to
section 2897(6)(d) of PARA at least ninety (90) days before the closing of the transaction.
2. Consent from Cayuga Green LLC Contingency. Within ninety (90) days from the date of this
Agreement, Agency shall have received written consent from Cayuga Green, LLC, the lessee
of the cinema lease premises, for any planned construction activities that unreasonably
interfere with lessee’s or lessee’s subtenants’ use and occupancy of the cinema lease space,
such as temporary dislocation.
3. Consent from M&T Bank Contingency. Within one hundred twenty (120) days from the date
of this Agreement, Agency shall have received written consent from M&T Bank to discharge
or modify their leasehold mortgage on the Green Street garage premises to allow
conveyance of the Site to Developer. The leasehold mortgage acts as security for civic
facility revenue bonds issued in 2003 for the Cayuga Green project.
4. Superintendent of Public Works Contingency I – Within one hundred fifty (150) days from
the date of this Agreement, the City of Ithaca Superintendent of Public Works, or their
designee, shall have received preliminary construction documentation regarding the
structural construction method to vertically expand the parking garage and provided a
written notice to proceed with the structural construction method proposed based on
evaluation of cost, schedule, constructability and on‐going maintenance over the 30‐year
lease period. Examples of differing structural construction methods are post‐tension cast‐in‐
place concrete and pre‐cast concrete.
5. City Controller Contingency – Private Financing of Parking Component. Within two hundred
seventy (270) days from the date of this Agreement, City Controller shall have received a
copy of the proposed private financing commitment to be secured by the City 30‐year lease
agreement and provide written confirmation that the interest rate and terms are
acceptable.
6. Site Plan Approval Contingency. Within two hundred seventy (270) days of the date of this
Agreement, Developer will have received from the City of Ithaca Planning and Development
Board site plan approval for the project.
7. Subdivision/Lot Line Adjustment Approval Contingency. Within two hundred seventy (270)
days of the date of this Agreement, Developer will have received from the City of Ithaca
Planning and Development Board any subdivision approval necessary for the Agency to
convey the Site to the Developer. Agency shall authorize Developer to act as Agency’s
representative.
8. Superintendent of Public Works Contingency II – Within three hundred thirty (330) days
from the date of this Agreement, the City of Ithaca Superintendent of Public Works, or their
designee, shall have received detailed construction documents regarding the construction
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and renovation of the center section of the garage and provided a written notice to proceed
with the proposed construction design.
9. Parking Lease Contingency. Within three hundred forty‐five (345) days from the date of this
Agreement, the City shall have executed a parking lease agreement with the Developer.
10. Total Project Financing Contingency. Prior to conveyance of the Site, Developer will provide
to Agency (A) an itemized final development budget for the Project, and (B) roof of
commitment of financing and any required equity in amounts sufficient to fully fund the
development budget, in a form and substance satisfactory to the Agency.
11. Demolition Permit Issuance Contingency. Within three hundred seventy‐five (375) days of
the date of this Agreement, Developer will have received from the City of Ithaca a
demolition permit to demolish the western section of the Green Street parking garage.
12. Building Permit Issuance Contingency. Within four hundred twenty (420) days of the date of
this Agreement, Developer will have received from the City of Ithaca a building permit
authorizing vertical expansion of the center section of the Green Street parking garage.
This provision shall not be construed to obligate the City to issue the permit.

VII.

COSTS AND EXPENSES
Each party shall be responsible for its own costs and expenses in connection with any activities
undertaken in connection with this Agreement.

VIII.

OPEN BOOKS
Developer agrees to share information regarding the public parking and conference center
components of the project on an open book basis, including but not limited to review of all
underlying assumptions and data associated with the development budget, schedule of values,
payment requests, pricing and compensation.

IX.

GOOD FAITH AND FAIR DEALING
The parties recognize that the successful planning and execution of the Project, and their respective
ability to perform their obligations under this Agreement, will require extraordinary cooperation
among them. Accordingly, the Agency and Developer agree to operate in good faith and fair dealing
throughout the term of this Agreement, including (1) each will cooperate to facilitate the other’s
performance, (2) each will avoid hindering the other’s performance, (3) each will respond promptly
and completely to reasonable requests of the other, (4) each will proceed to fulfill its obligations
under this Agreement diligently and honestly, and (5) each will cooperate in the common endeavor
of completing the performance of this Agreement and the consummation of the transaction
contemplated by this Agreement in a timely and efficient manner.
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X.

FIXTURES, SYSTEMS AND PERSONAL PROPERTY
Agency and Developer acknowledge that the City of Ithaca maintains various parking equipment and
fixtures on the Site, including but not limited to parking access control system, pay stations, security
cameras, and two‐way video intercoms. The City will retain title to such fixtures, equipment and
personal property existing on the Site at the time of conveyance.

XI.

PREVAILING WAGES ON PARKING CONSTRUCTION
The public parking component of the project is presumed to qualify as a public work project unless
the NYS Bureau of Public Works makes a different determination based on project details. A public
work project requires New York State prevailing wages be paid to all workers employed on the
public work project. The construction contract for any public work project must include the
prevailing wage and supplement schedule.
The Developer shall incorporate NYS prevailing wages in the development budget for the public
parking component of the project and is responsible to comply with all requirements of a public
works project. In the event the NYS Department of Labor imposes any fines or fees on the City of
Ithaca or the Agency regarding construction of the parking component by the Developer, the
Developer agrees to reimburse such expenses.

XII.

OTHER PROVISIONS
A. Seller Representations
Agency represents, covenants and warrants to Developer as follows:
1. The Property is in compliance with all applicable zoning ordinances and all other codes,
ordinances, laws, regulations and requirements of any governmental authority or body
having jurisdiction, and Seller has not received any notice of any failure of the Site or any of
the improvements thereat to be in compliance with applicable zoning or other codes,
ordinances, laws or regulations.
2. To Agency’s knowledge, there have never been any and currently there are no hazardous or
toxic materials, substances, chemicals or wastes located, stored, produced or present at, on,
about or under the Site or the lands immediately adjoining the Site, and there exist no
underground storage tanks on the Site; if any underground storage tanks formerly existed
on the Site, such tanks, and any residue therefrom, were removed in accordance with
applicable law; and no condition exists on the Site in violation of any applicable Federal,
State or local law, regulation, ordinance, rule, code or order relating to protection of the
environment or to the production, storage, containment or disposal of a hazardous or toxic
substance.
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3. There is no pending litigation in any way involving the Site, or any portion thereof, and there
exists no requirement of any insurance carrier or mortgagee of the Site that work be
performed on the Site, which requirement remains outstanding.
4. Agency’s sale of the Site in accordance with this Agreement shall not violate or conflict with
any provision of any agreement by which Agency is bound.
5. A portion of the Site is encumbered by a lease with Cayuga Green, LLC for the 10,883 sq. ft.
cinema lease space that will survive the conveyance. Additionally, the City of Ithaca utilizes
a storage room and toilet room located adjacent to the cinema lease space, including rooms
GO4, G05, and GO6, totaling approximately 660 sq. ft. The conveyance shall be subject to a
lease with the City of Ithaca at no rent for these premises. Lease encumbrances are shown
on Attachment #5.
6. The premises is encumbered by a sublease to Community Development Properties, Inc., an
assignment of the sublease and a leasehold mortgage granted to M&T Bank to secure
Cayuga Green bonds issued in 2003. A condition for closing the transaction is to gain
consent from M&T Bank to release or modify the leasehold mortgage.
7. There are no pending or, to the knowledge of Agency, threatened claims for labor
performed, materials furnished or services rendered in connection with constructing,
improving or repairing the Site with respect to which liens may or could be filed against the
Property.
8. Agency has paid or will pay prior to the closing, in the ordinary course of Agency’s business,
all bills, taxes, assessments and other payments due in connection with the ownership,
operation, construction, repair and maintenance of the Site.
9. None of the representations of Agency in this Agreement contains any untrue statement of
a material fact or omits to state a material fact necessary in order to make any
representation contained herein not misleading in light of the circumstances in which such
representation is made.
10. The representations set forth in this Section are true and correct as of the date of this
Agreement, shall be deemed to be repeated as of closing and shall survive the closing.
11. From the date of this Agreement through the date of closing, Agency will not take any action
nor fail to take any action that is likely to cause any of Agency’s representations to cease to
be accurate. If any of these representations fail or cease to be accurate, Developer may, at
Developer’s sole discretion, terminate this Agreement upon delivery of written notice to
Agency or Agency’s attorney.
B. Leases
Between the date of this Agreement and the date of closing, Agency shall not enter into any leases
of the Site or any portion thereof, nor any amendment or extension of any current lease other than
with Developer’s prior written consent.
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C. Closing Papers
1. Agency will provide the existing abstract for the Property to Developer upon request.
Developer shall be responsible for obtaining an updated abstract and survey at its own
expense.
2. Agency is required to furnish a warranty deed with lien covenant containing a description of
the premises to be conveyed to Developer, as shall be accepted and approved by
Developer’s attorney free and clear of all encumbrances, containing a trust fund clause as
required by Section 13 of the Lien Law; and tax searches.
3. The parties shall cause all required searches, documents, and certifications obtained by
each party herein to be delivered to the other party’s attorney at least 15 days prior to
closing.
4. If the Developer or the Agency’s attorney has any objections to the marketability of the title
of any of the Property, the Developer’s attorney shall furnish the Agency’s attorney with a
written statement of objections thereto, and Agency shall then have ten (10) business days
in which to make said title marketable. In the event that the Agency is unable to do so, the
Developer may accept whatever title the Agency is able to convey or choose to cancel and
terminate this Agreement, and in such event neither party shall have any further liability to
the other hereunder.
D. Taxes and Assessments
AGENCY guarantees that, with the exception of the cinema lease premises, the Site is wholly exempt
from all real property taxes and none shall be due and owing as of the date of closing.
E. Possession and Closing
Possession shall be governed by satisfaction of conditions contained in this agreement and any
separate lease agreement or pre‐possession agreement between the Agency and Developer. The
closing shall take place as soon as possible, but no later than 400 days after the date of this
Agreement (____day of __________ ,2021), unless an extension is granted by Agency.
F. Adjustments
Current taxes, water charges, rents and assessment fees shall be adjusted as of closing.
G. Conditions of Property and Risk of Loss
The parties agree the Site shall be conveyed and accepted in its “as‐is” condition. Agency shall
bear the risk of loss to the Site from the date of this Agreement to the date of closing in
accordance with applicable New York State Law.
H. Right of Inspection and Access
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Agency agrees that Developer and Developer’s authorized agents shall have the right to access and
inspect the Site during regular business hours and conduct due diligence activities. Authorization for
any Invasive activities, such as soil, foundation or archeological investigation, shall require prior
written approval of the property owner, but shall not be unreasonably withheld.
I.

No Waiver

The failure of either party to enforce at any time the provisions of this Agreement or to exercise
any option provided herein, or to require the performance of any of the provisions of this Contract,
shall not be construed to be a waiver of such provisions. Such failure shall not affect the validity of
this Agreement in whole or part, or the right of each party to enforce each and every part of this
Agreement at a later time.
J.

Binding Nature of Agreement

This Agreement shall be binding upon the parties hereto and upon their respective successors
and/or assigns. All representations, covenants and warranties set forth in this Agreement shall be
deemed to be repeated as of the date of closing hereunder.
K. No Broker
Both Developer and Agency both acknowledge that no real estate broker has been involved in this
transaction and that no sales commission or other fees are due.
L. Notices
Any notices required or desired to be delivered in connection with this Agreement shall be delivered
by hand or by United States first‐class mail, postage pre‐paid, or by nationally recognized overnight
delivery service to the parties at their addresses set forth above, and in the case of any notices to
the Agency, with a copy to Mariette Geldenhuys, Esq., 401 East State Street, Ithaca, NY 14850.
M. Attachments & Exhibits
All attachments and exhibits to this Agreement are incorporated into this agreement and create
material obligations of the parties.
N. Governing Law and Jurisdiction
This Agreement shall be governed in all respects by the internal laws of the State of New York as
applied to agreements entered into among New York residents to be performed entirely within New
York. The parties hereto agree that the exclusive venue and place of trial for the resolution of any
disputes arising in connection with the interpretation or enforcement of this Agreement shall be
Supreme Court, Tompkins County in Ithaca, New York with venue in Tompkins County, New York.
O. Date of Agreement
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The date of this Agreement shall be deemed to be the date that a fully executed counterpart of this
Agreement is executed by the Agency.
P. Counterparts and Electronic Execution
This Agreement may be executed in any number of counterparts, each of which shall be enforceable
against the parties actually executing such counterparts, and all of which together shall constitute
one instrument. Execution and/or delivery of counterparts of this Agreement in electronic format,
whether via facsimile, e‐mail, or otherwise, will have the same legal effect as execution and/or
delivery of original paper counterparts.
Q. Severability
In the event that any provision of this Agreement becomes or is declared by a court of competent
jurisdiction to be illegal, unenforceable, or void, this Agreement shall continue in full force and
effect without said provision; provided that no such severability shall be effective if it materially
changes the economic benefit of this Agreement to any party.
R. Titles and Subtitles
The titles and subtitles used in this Agreement are used for convenience only and are not to be
considered in construing or interpreting this Agreement.
S. Assignment of Agreement
Developer represents that its rights, obligations, and duties under this Agreement shall not be
assigned in whole or in part, without prior written authorization of the IURA at its sole discretion,
except as follows: Developer may assign this Agreement to an affiliated entity to be formed, having
the same principals as Vecino Group New York, LLC, upon submission by Developer to the Agency of
the following information:


The name and address of the designee, its Certificate of Incorporation and by‐laws, if a
corporation, or its Articles of Organization and operating agreement, if a limited liability
company; and



Identification in writing of the Manager(s), Member(s) and all persons or entities with a
15% or more ownership interest in the assignee.

T. Worker’s Compensation and Disability Insurance
As a condition for entry into this Agreement, Developer shall present evidence to the IURA that
Developer provides the minimum levels of workers’ compensation and disability insurance coverage
required by the State of New York, or that such coverage is not required.
U. Entire Agreement
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This Agreement is the entire agreement between Seller and Purchaser concerning the subject
matter hereof. No prior representation or agreement shall be binding on the parties, other than as
set forth herein, and no modification of this Agreement shall be binding unless in writing and
executed on behalf of the party to be bound.

IN WITNESS WHEREOF, Agency and Developer have executed this Agreement as of the date set opposite
their signatures.

DEVELOPER:
Vecino Group NY, LLC

By:_______________________________
Rick Manzardo, President

Date:________________________

AGENCY:
Ithaca Urban Renewal Agency

By: _______________________________
Svante L. Myrick, Chairperson

Date:________________________

Attachments to Agreement:
1.
2.
3.
4.
5.
6.
7.
8.

Proposed Site plan
Project Term Sheet
Schedule of Performance Milestones
Standard Housing Unit Plans, 7/9/19
Ithaca Asteri Apartment Occupancy, 7/19/19
Site Lease Encumbrances – Theater Space Beneath Green Street Garage Diagram
Letter of Intent for financing, Mesirow Financial, 6/24/19
Developer’s ENA Submission, 6/24/19including updated Financing Plan for Parking Component,
6/27/19

Page 13 of 14

j:\planning\community development\dispositions\green garage\agreements\dda\dda iura‐vecino daft 2 8‐23‐19.docx

Page 14 of 14

92.6'±

27'±
74'±
78.5'±
27'±

13.5'±

GREEN ST. GARAGE
REDEVELOPMENT
ITHACA, NY

25'±

ASTERI

35.5'±

N

COMMITMENTS
DIAGRAM &
SURVEY

19'±

SCALE
1"=40'-0"

NOTE: RED LINE WORK SHOWS
EXISTING CONDITIONS
SURVEY

DATE:08/22/2019

DWG NO:

L-1.0

Latest revision: 8/23/19

Project Term Sheet
Green Street Garage Mixed-Use Urban Renewal Project – West & Center Sections
GENERAL TERMS
Vecino DDA
Parties

•
•

Purpose

Vecino Group New York, LLC (“Vecino” or “Developer”), a foreign limited
liability corporation
Ithaca Urban Renewal Agency (“IURA”), a New York urban renewal agency

The purpose of this Agreement is to provide for the disposition and development of
the project site in compliance with a City of Ithaca Common Council approved urban
renewal project for a mixed-use redevelopment including public parking, affordable
housing, and either a conference center with street level active use or ground floor
commercial use with street level active use.
This Agreement is designed to achieve the development of the Project Site
in a coordinated and comprehensive manner. The Developer will undertake the
development of the Site subject to the terms and conditions as more set forth in this
Agreement.

Project Site

Portion of property tax parcel #70.-4-5.2 containing the western and center sections
of the Green Street parking garage.
Clarification of western boundary needed.

Sales Price

$1.00 in recognition of affordable housing to be developed at the Project Site.

Conditions for
Conveyance of
Project Site

1. Consent from Cayuga Green, LLC regarding construction impacts on cinema lease
2. Consent from M&T Bank regarding leasehold mortgage
3. Consent from Superintendent of Public Works regarding parking structural
method
4. Consent from City Controller regarding proposed financing terms for the parking
component
5. Site plan approval
6. Subdivision/ lot line adjustment approval, if necessary
7. Consent from Superintendent of Public Works regarding parking construction
plans
8. Execution of parking lease with City of Ithaca
9. Proof of project financing, including equity
10. Building permit issuance to demolish western section of garage

Reference
Documents

Terms and conditions of the development transaction shall comply with submissions
from Vecino attached to this Agreement, including but not limited to project
elements, finance plan, construction plan, logistic plan, compliance with public policy
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objectives and commitments made in the response to the RFP. Any conflict between
submissions shall be resolved in favor of the most recently dated submission. Any
conflict between Vecino submissions and the DDA shall be resolved in favor of the
DDA.
Attached Vecino submissions include but are not limited to, the following documents:
• ENA submission, 6/24/19
• Letter of Intent for financing, Mesirow Financial, 6/24/19
• Financing Plan for parking component, 6/27/19
• Standard Housing Unit Plans, 7/9/19
• Ithaca Asteri Apartment Occupancy, 7/19/19
Open Books

The IURA has the right at all reasonable times to inspect the books and records of the
Developer pertaining to the Project and Developer shall not unreasonably withhold
requested project information, including but not limited to market studies,
construction documents, submittals, and construction expenses. The IURA shall not
disclose any proprietary or confidential information subject to NYS Freedom of
Information Law.

Cost of
Development
and
Construction

The cost of developing the site and constructing all improvements shall be borne by
the Developer. The IURA, City and Developer shall each pay the costs necessary to
administer and carry out their respective responsibilities and obligations under this
Agreement.

Cinemapolis
Mitigation Plan

Developer shall budget for, and implement, an IURA-approved plan to minimize and
mitigate impacts of construction on the occupancy of the cinema lease premises
located under the center section of the Green Street parking garage. This lease
premise is leased to Cayuga Green, LLC, whose tenant is 7th Art Corporation, Inc. DBA
Cinemapolis.
The goals of the mitigation plan are (1) to minimize the period of temporary
displacement, (2) schedule displacement-causing construction to occur at times that
reasonably minimize impact on the business, and (3) provide for the lessee and tenant
to be made financially whole from the direct financial impacts of any temporary
dislocation, (3) incorporate physical improvements in the Project to retain financial
viability and vitality after reestablishment of the displaced business on the Project
site.

Site Perimeter
Improvements

Developer shall incorporate into the project site plan application IURA-approved
schematic plans for outdoor site improvements for landscaping, art, parking, lighting,
and improvements proposed for the perimeter pedestrian areas including the
extension of Home Dairy Alley, the 12’ east-west ROW on the northerly portion of the
Project Site and the westerly area adjacent to City Hall. The plans shall clarify who is
responsible to fund and maintain such improvements.

Page 2 of 8

HOUSING COMPONENT TERMS
Vecino DDA
Deliverable

218-273 unit housing project affordable to households earning between 50%-80% of
Area Median Income (AMI)

Projected Unit
Count

Preferred: 218 (includes conference center in project)
Alternate: 273 (if a conference center financing plan to be not viable by 1/23/20 as
mutually agreed by IURA and Vecino)

Projected Units
by Size

Preferred
Studio:
20%
1-bedroom: 62%
2-bedroom: 13%
3-bedroom: 5%
Alternate 2.2(273 units)
Studio:
20%
1-bedroom: 62%
2-bedroom: 13%
3-bedroom: 6%
Note: subject to results of market analysis report and negotiations with NYS HCR

Projected Units
by Income
Band

Preferred
50% AMI: 19%
60% AMI: 71%
80% AMI: 10%
Alternate
50% AMI:
60% AMI:
80% AMI:

2.2 (273 units)
19%
71%
10%

Note: subject to results of market analysis report and negotiation with NYS HCR
Unit Sizes

Compliance with Design Handbook, NYS Homes and Community Renewal (HCR)
applicable to 9% LIHTC projects but not necessarily applicable to 4% LIHTC projects,
hereinafter referred to as the “HCR Design Handbook”.

Accessibility

Visitability: all units
Adaptable: all units
Accessible: 5% plus 2% for visual/hearing impaired

Natural Light

Compliance with HCR Design Handbook (all habitable rooms to include natural light
(minimum of 8% of floor area).
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Kitchen
Counter Top

Compliance with HCR Design Handbook (4.5 – 7.0 linear feet depending on unit size)

Kitchen
Shelving

Compliance with HCR Design Handbook (25 – 40 linear feet depending on unit size)

Bedroom Size

Compliance with HCR Design Handbook and City of Ithaca Housing Standards
(minimum of 80 sf habitable space for 1-person occupancy and 120 sf habitable space for
2-person occupancy)

Bedroom
Storage

Minimum 3’10” to 4’10” by 2” closet system with shelf and rod (no closet door)

Entry Storage
for Outerwear

Excluded to minimize public subsidy needed, though proposed in-unit bulk storage will
provide storage for outerwear

Bulk Storage

Compliance with HCRF Design Handbook (10 sf for efficiency, 20 sf for 1- and 2-bed units,
and 25 sf for 3-bed units).
Common laundry facilities on at least every other floor

Laundry
Community
Room

Compliance with HCR Design Handbook (at least 750 sf)

Property
Manager

CRM Rental Management, Inc. or other firm approved by IURA.

Residential
Property
Management

1. Minimum management fee: $120,000/year or 6.0% of gross residential rents,
whichever is greater
2. On-site management office: required
3. On-site superintendent residential unit: required
4. Minimum on-site staffing level: 60 hours/week for residential management and
an additional 60 hours/week for residential maintenance
5. Annual consultation with IURA on property management performance at IURA’s
option
6. Required resident and adjacent property owner survey conducted within 12-24
months of opening, with joint IURA/Vecino meeting to review responses.
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PARKING COMPONENT TERMS
Vecino DDA
Deliverable

356 space parking facility in Center section of the existing Green Street parking garage,
including a 4-level expansion of Center section and renovation of existing center section
parking. The project shall be designed to equal or exceed the features, quality, and quality
of the existing lower decks when they were completed in 2010.

Lessor

Vecino Group of New York, Inc.

Lessee

City of Ithaca

Lease Terms

30-year lease subject to mutually acceptable terms.

Rent

Minimal amount sufficient to amortize debt for development of the parking component
over 30-years, preliminarily estimated to be $2,000 per parking stall per year
($712,000/year), fixed, based on an assumed $12,600,000 development cost and
$1,000,000 of subsidy to be secured.

Right to ReAcquire at End
of Lease Term

City option to re-acquire the garage at the end of the 30-year term for $1 plus the
outstanding balance of any City-approved debt incurred for the parking component during
the lease period.

Contingency if
Financing
Costs are
Excessive

If proposed financing costs are deemed by the City of Ithaca to be excessive and result in a
parking rent rate exceeding $2,000/parking stall/per year, the IURA may withhold
conveyance of the Center section of the garage to the Developer for the City to construct
the parking component itself.

Design

The parking component shall be architectural compatible with the with existing Center
parking

Elevator

Addition of a second passenger elevator from the ground floor to the top parking deck
shall be included in the project design

LED Lighting

Existing ceiling lighting in the garage shall be upgraded to LED lighting.

Construction
Method

The proposed structural construction method proposed by the Developer to vertically
expand the parking facility shall be approved by the City of Ithaca Superintendent of
Public Works prior to developing detailed construction plans based upon the following
evaluation criteria: cost, schedule, constructability, and on-going maintenance over the
30-year lease term.

Construction
Plans

The Developer shall obtain consent from the City of Ithaca Superintendent of Public Works
of construction documents prior to final bidding of construction.

Parking
Technology

The project budget shall include a budget allowance determined by the City for Citydesignated parking technology, such as automatic vehicle county systems and
programmable electronic signage.
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Costly Repair
&
Maintenance
Reserve Fund

The project budget shall include a costly repair and maintenance reserve fund which
expenditures are approved at the request of the Lessee (City). The fund shall be
capitalized as follows:
1. Any project surplus between actual costs incurred and projected project budget at
project completion, including but not limited to any remaining balances in the:
A. Construction contingency account, and
B. Soft cost contingency account.
2. Rent received from lease agreement with Cayuga Green, LLC for the Cinema lease
premises (approximately $39,000 in 2019).

Public Works
Status

The parking project shall comply with requirements for a public works project, including
prevailing wage requirements, unless consent is received from the City of Ithaca.

Parking
Mitigation
Plan

A parking mitigation plan for construction workers, materials and vehicles shall be
submitted by Vecino and approved by the Director of Planning & Development prior to
commencement of construction or demolition work.
The City of Ithaca shall be responsible for developing a parking mitigation plan during
temporary closure of the garage (anticipated to be 150 days).

Construction
Schedule

The Developer shall begin and complete all construction and development within the
times specified in the Schedule of Performance attached to this Agreement, subject to
extensions for any periods of delay mutually agreed upon by the parities.

Completion –
Turn Key

At commencement of the lease, the parking component shall be in full compliance with all
applicable codes for occupancy and ready for public parking, including striping and
numbering of all parking stalls and installation of internal way finding signage.

City Role in
Construction

The City, as long-term lessee, shall be provided with sufficient Project information to
monitor construction, project costs, and compliance with applicable codes and regulations
for the parking component of the Project. All construction documents, including
subcontracts, change orders, submittals and shop drawings shall be submitted to a City
representative on a timely basis. The developer shall respond in writing to any concerns
raised by the City representative regarding these documents.
The Developer shall obtain consent from the City of Ithaca Superintendent of Public Works
of construction documents prior to final bidding of construction.
At least once a quarter during construction of the project, the Developer shall organize
and schedule a construction progress meeting to discuss and evaluate the progress and
status of construction of the parking component of the Project and resolve outstanding
issues. The meeting shall include representatives from the Developer, the general
contractor, and the City, and shall be scheduled at such time as are mutually satisfactory
to all parties. At least three (3) business days prior to the meeting, the Developer shall
submit to the City a written progress report of the construction. The report shall be in
such form and detail as may reasonably be required by the City and shall include a
reasonable number of construction photograms taken since the last report submitted by
the Developer.
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If construction cost savings are realized, 90% of the savings shall accrue to the City in the
form of reduced rent or flow into the costly repair and maintenance fund at the City’s
discretion.
Parking Access
Control
Equipment

Existing parking access control and revenue equipment is owned by the City and shall be
excluded from any property conveyance to the Developer. The City shall remain
responsible for owning, operating, and maintaining parking access control equipment,
including booths and pay stations, as well as any other equipment on the Site at the time
of conveyance.
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CONFERENCE CENTER/STREET-LEVEL ACTIVITY COMPONENT TERMS
Vecino DDA
Deliverable

Approximately 49,000 sf conference center in design and finish acceptable to lessee

Lessor

Vecino Group of New York, Inc.

Lessee

TBD

Receipt of
Financing Plan

By January 30, 2020, the conference center sponsor shall submit a financing plan for the
conference center to the Agency and Developer.
Viability of the conference center financing plan shall be evaluated by Developer and IURA
as of January 22, 2020. If mutual agreement of the parties is that the financing plan is not
viable then the alternative ground floor plan shall substitute for the conference center
component.

Determination
of Viability of
Financing Plan

As soon as reasonably possible after receipt of the proposed financing plan, Viability of
the conference center financing plan shall be evaluated by Developer and Agency shall
evaluate the financing plan to determine if the plan is viable to secure project funding
without unreasonable delay. If mutual agreement of the parties is that the financing plan
is not viable, then the project will be modified to the Alternative Project.

Alternative
Plan

Ground floor: A minimum of 9,000 sq. ft. of commercial uses, including a minimum of
6,000 sq. ft. of retail use unless consent is granted by the IURA for alternative use.
Upper floors: residential use.

DPW

A minimum of 2,000 sq. ft. of space shall be made available for lease to the City for
Department of Public Works at terms acceptable to the City.
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latest revision 8/23/19

Time Schedules
Green Street Garage Mixed-Use Redevelopment Project
IURA/Vecino Group of NY, Inc.
Revised ENA Schedule to Execute Disposition and Development Agreement (DDA) Including Milestones
Day #
1
140
150
180
180
225
286
345
390

Calendar
Date
4/11/19
8/30/19
9/9/19
10/9/19
10/9/19
11/23/19
1/23/20
3/22/20
5/6/20

Action
Execution of ENA
up to 140-day period for Agency Submission of Proposed Disposition and Development Agreement (DDA)
up to 10-day period for Developer to either execute DDA or submit written counteroffer
Clarify Developer-proposed site improvements and responsible party for design, construction, operation and maintenance
IURA/Developer jointly prepare plan to minimize and mitigate tempory displacement caused by construction activities
up to 75-day period for public hearing, BPW to surplus property, IURA conditional approval of DDA, and preliminary CC determination
IURA/Developer jointly determine feasibility of conference center financing plan
up to 120-day period to complete environmental review
up to 45-day period for final approval of DDA by Common Council and IURA

Note #1: Time extension is authorized in the event of a counter-proposalfrom Vecino on terms of the DDA.
Note #2: Schedule is for informational purposes only. In the event of any conflict with terms of the executed ENA, the ENA terms shall govern the time schedule.
Note #3: Red text denotesrevisions to the schedule to add milestones to address unresolved issues as of 8/23/19.

DDA Schedule of Performance Milestones
Day #
1
90
120
150
270
270
270
330
345
360
375
400
450
530
610
810
910
1,010
Note:

Calendar
Date
5/6/20
8/4/20
9/3/20
10/3/20
1/31/21
1/31/21
2/10/21
4/1/21
4/16/21
5/1/21
5/16/21
6/10/21
7/30/21
9/27/21
12/16/21
7/4/22
10/12/22
1/20/23

Performance Milestone
Fully Executed DDA (projected date)
up to 90 day period to satisfy the Consent from Cayuga Green LLC Contingency - mitigate temporary dislocation of cinema lease tenant
Up to 120 day period to satisfy the Consent from M&T Bank contingency
up to 150 day period to satisfy the 1st Superintendent 0f DWP Contingency - parking garage structural method
up to 270 day period to satisfy the City Controller Contingency - terms of private financing of parking component
up to 270 period to satisfy the Site Plan Approval Contingency
up to 270 day period to satisfy the Subdivision/Lot Line Adjustment Approval Contingency
up to 330 day period to satisfy the 2nd Superintendent of DWP Contingency - parking construction plans
up to 345 day period to satisfy the parking lease contingency
up to 360 day period to satisfy project financing contingency
up to 375 day period to satisfy the Demolition permit issuance contingency
Conveyance of Project Site
up to 450 day period to satisfy the Building permit issuance contingency
complete demolition of western section of parking garage (80 days)
complete expansion and renovation of center section of parking garage (80 days)
complete construction of west section tower core and shell (200 days)
complete conference center/commercial space fitup (100 days)
complete residential space fitup (100 days)

Performance milestone dates are based on the actual date of executed DDA. Calendar dates assume execution on 5/6/20.

472 sq. ft.

679 sq. ft.

884 sq. ft.

1140 sq. ft.

4.5 linear ft. counter top
25 linear ft. kitchen shelving

5.0 linear ft. counter top
30 linear ft. kitchen shelving

6.0 linear ft. counter top
35 linear ft. kitchen shelving

7.0 linear ft. counter top
40 linear ft. kitchen shelving

Standard Unit Plans
7/9/2019

Vecino Group
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2
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7/19/2019

ITHACA ASTERI
APARTMENT OCCUPANCY

Vecino Group

Site Lease Encumbrances
- theater space, Cayuga Green, LLC
- rooms G04, G05, G07 future lease to City

GREEN STREET REDEVELOPMENT BUDGET
PROJECT:
Green Street Garage
NUMBER OF UNITS:
356
ITEM
COST
% TOTAL
ACQUISITION
Build Acquisiton
0
0.00%
Land Acquisition
0
0.00%
SITE IMPROVEMENTS
Demolition
0
0.00%
On-Site Imp.
75,000
0.60%
Off-Site Imp.
75,000
0.60%
CONSTRUCTION
Existing Garage
1,100,000
8.73%
New Parking Decks
7,400,000
58.72%
Contingency
442,500
3.51%
Other Construction
200,000
1.59%
Permits
84,718
0.67%
Furnishings
0
0.00%
PP Bond
110,625
0.88%
PROFESSIONAL FEES
Survey
10,000
0.08%
Architect & Engineer
783,000
6.21%
Real Estate Attorney
100,000
0.79%
Garage Fire Wall
240,000
1.90%
Cinema 6 months
330,000
2.62%
Developer Fee
791,763
6.28%
Market Study
0
0.00%
Environmental
50,000
0.40%
Cost Certification
30,000
0.24%
Material Testing
40,000
0.32%
CONSTRUCTION FINANCE
Constr. Loan Interest
200,861
1.59%
Constr. Loan Fee
116,031
0.92%
Constr. Origination
20,000
0.16%
Appraisal
0
0.00%
Title and Recording
63,015
0.50%
Other
0
0.00%
PERMANENT FINANCE
Perm. Loan Fee
116,031
0.92%
Perm. Origination
20,000
0.16%
Title and Recording
0.00%
Other
0.00%
SOFT COSTS
Tax Credit Appl. Fee
0
0.00%
Reservation & Allocation
0
0.00%
Marketing Expense
0
0.00%
Organizational Exp.
0.00%
Constr. Insurance
80,000
0.63%
Property Taxes
0
0.00%
Syndication Expense
0
0.00%
Contract Fee
0
0.00%
Parking Mitigation Plan
30,000
0.24%
Contingency
94,523
0.75%
RESERVES
Rentup Reserve
0.00%
Operating Reserve
0
0.00%
Other
DEVELOPMENT COST

0
12,603,067

0.00%
100.00%

