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

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)
ECONOMIC DEVELOPMENT COMMITTEE (EDC)

3:30 P.M., Tuesday, September 15, 2020

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

https://us02web.zoom.us/j/85841807166?pwd=QXJJNk54RS94UDkvQ2dJa1l5dG9Vdz09
858 4180 7166
3pz60y
+16465588656,,85841807166#,,,,,,0#,,612361# US (New York)
+1 646 558 8656 US (New York)
858 4180 7166
612361
https://us02web.zoom.us/u/kb6AslM4Mb

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comment (3 minute maximum)

IV.

Review of Meeting Minutes: August 18, 2020

V.

Property Leasing: Request from Ithaca Farmers Market Cooperative for Lease
Concessions at Steamboat Landing Site Due to COVID‐19 Impacts ― Resolution

VI.

Community Lending: Request from Home Cooking Ithaca, LLC for $100,000 in Loan
Assistance for Multi‐Faceted Retail Business on The Commons at 171 E. State/M.L.K., Jr.
St. ― Resolution

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

VII.

Other Business
A. Review of IURA Loan/Lease Payment Report ― August 2020
B. Staff Report

VIII.

Adjournment

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

Approved: X/X/20
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, August 18, 2020

Present:
Excused:
Vacancies:
Staff:
Guests:

I.

Chris Proulx, Chair; Doug Dylla, Vice‐Chair; Leslie Ackerman; Charles Hamilton
None.
2
Nels Bohn; Charles Pyott
Jeffrey Rimland, Ithaca Properties, LLC
James Trasher, CHA Engineering
Jared Hutter, Aptitude Development, LLC

Call to Order

Chair Proulx called the meeting to order at 3:32 P.M.
II.

Agenda Additions/Deletions

None.
III. Review of Any Public Comments Received
None.
IV. Review of Meeting Minutes: June 16, 2020
Dylla moved, seconded by Ackerman, to approve the minutes, with no modifications.
Carried: 3‐0
Abstained: Hamilton
V.

Green Street Garage Redevelopment Urban Renewal Project

A. Eastern Section of Project Site: Rothschild Building (Ithaca Properties, LLC) ― │ Revision #1 to IURA‐
Approved Disposition & Development Agreement (DDA)
Bohn explained that at its last meeting the Committee recommended adoption of the DDA, which the
IURA Board subsequently endorsed. Since that time, the developer submitted its own comments and
suggested changes to the DDA, primarily regarding the “XII. Prevailing Wages on Parking Construction”
section. After the IURA attorney reviewed the proposed changes, Bohn developed a revised redlined
version of the document, addressing the developer’s concerns. (The IURA attorney also suggested a few
changes to clarify the language in the document.)
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Bohn added the developer also recently initiated discussions with the Industrial Development Agency (IDA)
about obtaining financial incentives for the project. The IDA’s newly adopted Workforce Housing Policy for
multi‐family rental housing projects requires its applicants to either: (1) make a one‐time payment
(“payment‐in‐lieu”) to the Tompkins County Community Housing Development Fund (CHDF) of $5,000
multiplied by the total number of units; or (2) commit to a 20% minimum set‐aside of housing units
reserved for households earning ≤80% of Area Median Income. For a project of this size (200 units), the
payment‐in‐lieu would amount to $1M. The developer has already committed to setting aside 10% of the
units in the project for affordable housing, but the new IDA requirement would essentially obligate the
developer to pay another $500,000 to the CHDF, if it chooses not to set aside a total 20% of the units.
Proulx suggested the Committee discuss the substantive issues associated with the DDA, beginning with
the distribution of housing units, and then review the redlined version of the document. No objections
were raised.
Hutter remarked the distribution of units is not an unresolvable issue from the developer’s perspective.
On the other hand, the developer does have significant concerns with the additional required payment to
the CHDF, especially since it emerged so late in the process. The developer recognizes that the original
ideal set‐aside goal was 20%, but the additional required payment is excessive and could potentially stall
the project. Given that there will be 200+ affordable housing units next door in the Vecino project, the
developer does not understand how ±10 additional affordable housing units in the downtown area should
be a critical issue. The developer would like the IURA to reconsider the issue.
Bohn asked what the developer’s proposal is, as it relates to the percentage of affordable housing units.
Hutter replied the developer committed to 10%, which satisfies the original minimum threshold
established by the IURA, distributed evenly throughout the project.
Proulx observed the developer’s concerns really stem from the IDA’s separate new requirement, which is
not something the IURA has the authority to alter. Hutter replied it would nonetheless be helpful, if the
IURA expressed support for the developer’s position.
Bohn noted once the developer applies to the IDA, the application would then go through a brief City
review process to endorse the project. The City’s standards for endorsing a project are minimal (e.g.,
height, density, valuation). The City does not negotiate incentive packages with the IDA and has no
decision‐making ability to waive an IDA requirement.
Rimland remarked he spoke with Tompkins County Legislator Martha Robertson, who indicated the IDA
makes its decisions on case‐by‐case basis, by evaluating the merits and components of a given project
(e.g., public benefits). The fact that the developers would be constructing a parking garage, for example,
could conceivably be viewed by the IDA as enough of a public benefit to justify waiving the additional
requirement. The developers would like additional support from the City/IURA in order to make its case.
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Proulx noted the public benefit from the construction of the parking garage is already clear from the DDA;
all the project components are incorporated within it. Rimland responded the IDA should hear that from
public officials, rather than merely read it in the DDA. At this time, the developer is not certain it could
construct the parking garage, as well as include both the enhanced energy‐efficiency and affordable
housing components, if it is required to pay the additional $500,000. He suggested tabling the issue for
several weeks, so the developer can further negotiate with the IDA.
Ackerman suggested the developer consult with the IDA about other possible changes to the project’s
requirements, which could financially compensate the developer for the IDA’s new Workforce Housing
Policy requirement. Proulx agreed with Ackerman’s proposal.
Rimland replied he cannot necessarily identify what that would entail, but he certainly agrees in principle
to that approach.
Bohn observed there is no immediate need for the Committee to approve the revised DDA at this meeting.
B. Western & Center Sec ons of Project Site: Asteri (Vecino Group NY, LLC) ― Update
Bohn reported the project has been making good progress in its review by the Planning and Development
Board. The recent lawsuit against the City by the Harold’s Square developer, asking for more separation
between the two projects’ residential towers, will need to be resolved. Both developers are currently
negotiating about a potential settlement to the lawsuit.
VI. Other/New/Old Business
A. IURA Grants, Loans, & Lease Payment Report: July 2020
Bohn reported all HUD Entitlement Program grants are progressing well.
All loan repayments are current, except the Finger Lakes School of Massage, as previously reported.
Bohn reported all lease payments are current, as of today. He received an inquiry from the Ithaca Farmers
Market about a possible discount or waiver on its rent, since it has suffered from reduced income and
retail traffic.

(continued on next page)
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B. Staff Report
Bohn reported on the following items:
Summary Report of IURA Response to COVID‐19

Breathe Ithaca, LLC & 15 Steps │ Kitchen Store Loan Application
 The Committee should expect to review a new ~$80,000 loan application for a project that would
acquire the 15 Steps business in Center Ithaca and establish a new housewares/cooking store (Home
Cooking Ithaca, LLC), retaining 2 full‐time equivalent (FTE) jobs and creating 1 FTE position.
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Public Auction of NYS DOT Waterfront Site

Anchor Storefront Recovery Loan Program (https://www.ithacanhs.org/anchorstorefront)
 The program provides low‐cost economic development loans of between $8,000 and $50,000 to key
commercial storefront businesses in the City, including restaurants and retail businesses, to assist with
recovery from the impacts of the COVID‐19 crisis. It is a collaborative effort of economic development
agencies in Ithaca and Tompkins County, including the City of Ithaca, DIA, Tompkins Chamber, and New
York Small Business Development Center. The Community Foundation of Tompkins County facilitated
private financial support, while INHS is servicing the loans.
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SEEDing Economic Development in Tompkins County Business Assistance Program
 A collaboration of Alternatives Federal Credit Union (AFCU) and NYS Small Business Development
Center, the program provides loans to micro‐ and mid‐sized businesses, paired with intensive training and
technical assistance, targeted to entrepreneurs from under‐represented communities in the financial
sector.
Industrial Development Agency (IDA) Workforce Housing Policy
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Inlet Island Urban Renewal Project Site (new interested developer)
 A new developer has expressed interest in acquiring/developing the site. The original preferred
developer was designated in 2006 and still retains that designation, but never submitted a proposed
project for consideration that was approved.
Restore NY
 New York State Empire State Development (ESD) finally approved the Grant Disbursement Agreement
for the $1,000,000 Downtown West Revitalization grant for two projects on State Street and Green Street.
VII. Adjournment
The meeting was adjourned by consensus at 4:41 P.M.

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

Proposed Resolution
IURA Economic Development Committee
September 15, 2020
Ithaca Farmers Market COVID-19 Lease Concession
WHEREAS, on September 11, 2020, the IURA received a request from the Ithaca Farmers Market Cooperative,
Inc. (IFM) for a rent concession on leased property at Steamboat Landing, and
WHEREAS, in compliance to COVID-19 health guidelines, the Farmers Market has been limited to 150 attendees
at any one time in the market pavilion for the full 2020 season and prohibited from hosting events in the
pavilion, and
WHEREAS, IFM has an annual net operating loss of $57,000 through August, which is projected to rise to
$92,000 by year-end, and
WHEREAS, such a loss will reduce IFM net equity to approximately $238,000, and
WHEREAS, the lease premises are owned by the City of Ithaca, leased to the IURA, and subleased to IFM, and
WHEREAS, rents collected from IFM by the IURA are paid over to the City of Ithaca general fund, and
WHEREAS, IFM’s producer-to-consumer market at Steamboat Landing is a top tourism draw of the City, offers
healthy and fresh local produce and food, acts as an incubator for new small businesses, and generates
significant sales tax revenue, and
WHEREAS, 2020 annual rent to IFM is $34,876 due in four payments of $8,719 that align with the market
season, and
WHEREAS, IFM has paid rent of $8,719, leaving $26,157 due for the remainder of 2020, and
WHEREAS, IFM requests all remaining 2020 rent be forgiven in recognition of adverse COVID-19 impacts, and
WHEREAS, the IURA has worked with other lessees with tenants impacted by COVID-19 restrictions by providing
50% rent discounts and deferrals as reasonably requested, and
WHEREAS, the City of Ithaca implemented over 80 employee furloughs in 2020 and is facing a difficult 2021
budget year due to COVID-19, and
WHEREAS, the IURA Economic Development Committee considered this matter at their September 15, 2020
meeting and recommends the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves the following rent concession to IFM to share the adverse financial
impact of COVID-19 equally between the City and IFM:
• 2020 rent discount: 50% of total 2020 rent due: $17,438 ($34,876 * 0.5 = $17,438),
• 2020 rent deferral: none requested
And be it further
RESOLVED, that IURA is open to consider 2021 rent concessions if COVID-19 restrictions remain in place for the
2021 season, and be it further
RESOLVED, that the Director of Community Development is authorized to implement this resolution through a
letter agreement amending the lease to implement this resolution.

September 11, 2020
Svante Myrick, Chairperson
Ithaca Urban Renewal Agency
108 E. Green Street
Ithaca, NY 14850
Dear Chairperson Myrick,
From our humble beginnings in 1973, to our move to
the pavilion at Steamboat Landing in 1989, and up until the
present, the Ithaca Farmers Market has maintained a
balanced budget, paid our bills on time and managed to set
savings aside for the future.
Like many small businesses, the Market has been
significantly impacted financially by the COVID-19
Pandemic. Despite being able to continue Market
operations, we have seen a substantial decrease in our
revenue. This includes cancellations of almost all
pavilion rentals for 2020 (~$60,000), and a large reduction in
daily selling booth fees due to unoccupied booths.
COVID-19 restrictions brought about many changes
and restrictions that have further impacted Market finances.
We have had to hire extra hourly workers to monitor the
pavilion and our primary staff spends most of their time
managing COVID-19 issues, as opposed to working on other
aspects of running and growing our Market.
The board is working diligently to find ways to make up
for these decreases in revenue including fundraising
(~$22,000 already raised), a PPP loan ($21,000), reducing
expenses, including some permanent staff capacity and, as
a last resort, using some of our savings to make up for this

year’s deficit. Even taking these into account, we anticipate
our shortfall for 2020 to be a minimum of $92,000.
$71,000. of our cash on hand is deposits for pavilion
rental for 2021 and needs to be set aside in case of refunds.
We also realize that this situation is unlikely to improve with
the beginning of the 2021 season so we are trying to
balance our finances taking this into account.
Aside from our payroll, rent paid to the City is our
largest expenditure. We are aware of what a tight time this is
for the City’s finances and that everyone is counting on
every dollar to keep things afloat. That being said, the IFM is
asking for re-consideration of our rent for the 2020 season.
Our annual rent for this year is $34,876. of which we have
already paid 25% ($8,719). We are asking for forgiveness of
the remaining $26,157. If forgiveness is not possible, we are
asking for a combination of forgiveness and deferment. Our
reluctance to have a complete deferment of the entire
amount stems from the concern that front-loading debt onto
an uncertain 2021 season may put undue financial stress on
the Market.
Thank you for your consideration of our request, we
look forward to answering any questions you may have.
Best,
Jan Rhodes Norman
IFM Treasurer

Ithaca Farmers Market Sublease Summary
Owner:

City of Ithaca

Sublessor:

Ithaca Urban Renewal Agency

Sublessee:

Ithaca Farmers Market Cooperative, Inc.

Premises:

Steamboat Landing (5.956-acre waterfront parcel at end of Third
St. Extension)

Term:

1/1/09 – 12/31/28

Renewal:

Option for one 20-year renewal

Rent:

•
•

$28,300/year in year #1, annually adjusted based on a 10year rolling CPI
2020 rent: $34,876/year

Rent Payment Schedule:

4 equal payments due in June, August, October, and December

Use of Premises:

•
•
•

Early Termination:

Maintenance & Improvements:

Prepared by N. Bohn, 9/2020

Producer to consumer market at least 2 days/week for 6
months of the year
IFM may rent out pavilion for private events
Premises to remain open to general public for low-impact
recreational use when market/pavilion events not in
operation

•
City reserves right for early termination or modification of lease
boundaries under various circumstances, including:
- After 2019: For wastewater treatment plan purposes
- After 2028: for any reason
Sublessee, at own cost, responsible for maintenance of all
buildings and premises in good repair and neat order. IURA
consent is required for any new structures.

Ithaca Farmers Market:
6 Month Finance Report

National Context:
We aren’t alone in this!

20%
Of farmers’ market operators reported concern that they may not
survive the economic impacts of COVID-19.
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

93%
Of market operators reported additional expenses within the ﬁrst three
months due to the pandemic.
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

75.6%
Of market operators have reported lost income due to the pandemic,
despite an increased interest in local foods
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

Pavilion Rentals
As of July 2020

➔ 31 events
➔ 4 cancelled due to
covid (half refund)
➔ 1 cancelled due to a
death (full refund)
➔ 26 Postponed to 2021
or beyond

Total Income from
Events for 2020:

$2,925

6 month Financial Status

Balance Sheet as of June 2020
AFCU Checking

$132,656

AFCU Savings

$42,941

Elmira Savings

-waiting on NYS-

Tompkins Trust 1

$27,719

Tompkins Trust 2

$29,463

TOTAL

$232,780

2020 Budget Overview

Fundraising:
● Ongoing
● As of 7/5/20:
○ $13,830 donated by
individuals
○ $1,000 donated by AFCU
○ $7,965 donated as a
match by Ithaca Hummus

Selling Fees
As of July 2020

➔ Daily selling fees hit our bank one month after they
actually occur
➔ $8,980 in outstanding invoices
➔ Plus July Selling Fees

Expense

Pre-COVID

Covid-19

As of June 30

Buildings & Grounds:

$28,000

$26,000

$6,290

$15,000

$13,000

Marketing:

$27,000

$17,000

$15,368

$17,000

$10,000

$5,600

$800

$10
$200

$5,400

$59,400

$2,650

$6,000

$4,000

Misc (Music, MM Discretionary
Fund, Member Relations, etc):

Fixed Costs (Bank Fees,
Insurance, Rent, Dues):
Cost of Goods
(Merchandise)

$62,050
$10,000

$61,350

$14,720

$7,000

$3860

Projected

Diﬀerence

$13,000

$10,000

$5,952

$10,000

$3,000

$1,500

$500

$1625

$1,625

-$125

Staﬃng

$154,529

$121,430

$65,010

$148,225

$6,304

Professional/Accounting

$23,000

$23,000

$11,735

$23,000

$0

$394,000

$185,000

$5,600

$8,000

--

Oﬃce Supplies, etc:
Professional Development

LWRP Grant
TOTAL:

$718,679

$452,080

$130,170

$288,450

+$30,279

Income
Member Fees (Selling,
Application, Work Hours, etc):

Pre-COVID

Covid-19

June 30, 2020

$229,500

$194,300

$48,934.00

Projected

Diﬀerence

-$90,215
$139,285

Merchandise:

$20,000

$14,000

$855

$2,000

-$18,000

Pavilion Rentals:

$65,000

$5,000

$2,925

$2,925

-$62,075

Misc (Interest, Dock Rental, etc):

$3100

$3,100

$853

$3,100

$0

Sponsorship & Grants:

$5,000

$24,000

$21,417

$24,000

+$19,000

Market Supporters:

$2,000

$20,000

$0

$25,000

+$23,000

$339,150

$180,000

$0

$0

--

$54,929

$11,680

--

$92,140

$718,679

$452,080

$74,131

$288,450

LWRP Grant:
Long-Term Savings
TOTAL:

-$142,575

Moving Forward

Ideas for Moving Forward
●

Determine if additional cuts can be made
○

Stafﬁng (Paycheck Protection Program Limitations & limits on market
“programs”)

○

Steamboat Landing rent reduction or deferral through Ithaca Urban
Renewal Agency (IURA)

●

Another fundraising push/campaign

●

Other ideas?

3:27 PM
09/10/20
Accrual Basis

Ithaca Farmers Market

Profit and Loss Standard
January through August 2020
Jan - Aug '20
Ordinary Income/Expense
Income
Grants
Pavilion Rental Income
Dock Rental Income
Membership Fee Income
Merchandise Income
Sponsorships
Other income
Interest Income
Total Income

13,416.52
8,500.00
750.00
68,234.73
941.99
15,349.60
52,839.63
115.71
160,148.18

Cost of Goods Sold
Cost of Goods Sold

3,860.00

Total COGS

3,860.00

Gross Profit
Expense
Rent Expense
Buildings and Grounds
Payroll and Benefits
Office/Administrative Expen...
Advertising and Promotion
Business Insurance
Member Relations
Professional Fees
Corporate Taxes
Manager Discretionary Fund
Merchant Fees (credit card)
Miscellaneous Expense
Reconciliation Discrepancies
Uncategorized Expense
Total Expense
Net Ordinary Income

156,288.18
15,669.00
8,163.09
93,601.32
8,629.01
11,851.15
3,363.30
194.31
13,605.52
4,960.00
10.05
1,154.51
51,515.24
175.00
617.80
213,509.30
-57,221.12

Other Income/Expense
Other Expense
Payroll clearing

0.00

Total Other Expense

0.00
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Ithaca Farmers Market

Profit and Loss Standard
January through August 2020
Jan - Aug '20
Net Other Income
Net Income

0.00
-57,221.12
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Ithaca Farmers Market

Profit and Loss Standard
January through August 2019
Jan - Aug '19
Ordinary Income/Expense
Income
Pavilion Rental Income
Membership Fee Income
Merchandise Income
Interest Income
Total Income

52,963.89
173,483.72
17,652.83
147.86
244,248.30

Cost of Goods Sold
Cost of Goods Sold

3,826.85

Total COGS

3,826.85

Gross Profit
Expense
Rent Expense
Buildings and Grounds
Payroll and Benefits
Office/Administrative Expen...
Advertising and Promotion
Business Insurance
Member Relations
Music and entertainment
Professional Fees
Corporate Taxes
Meals and Refreshments
Finance Charges & Bank Fe...
Merchant Fees (credit card)
Miscellaneous Expense
Bad Debt
Prior year adjustments
Total Expense
Net Ordinary Income
Other Income/Expense
Other Expense
Daily Cash Discrepancies
Payroll clearing
Total Other Expense
Net Other Income

240,421.45
15,001.00
34,297.31
84,018.47
9,475.85
22,165.51
3,245.70
817.31
4,670.00
5,189.74
1,002.70
210.05
30.00
29.24
250.00
440.00
437.96
181,280.84
59,140.61

53.43
-594.03
-540.60
540.60
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Ithaca Farmers Market

Profit and Loss Standard
January through August 2019
Jan - Aug '19
Net Income

59,681.21
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Ithaca Farmers Market

Balance Sheet Standard
As of August 31, 2020
Aug 31, '20
ASSETS
Current Assets
Checking/Savings
AFCU Savings 5900 00
AFCU Checking 5900 70
Investment accounts

95,605.68
118,033.23
57,183.13

Total Checking/Savings

270,822.04

Other Current Assets
Inventory Asset
Subsidies

13,390.00
2,140.60

Total Other Current Assets

15,530.60

Total Current Assets

286,352.64

Fixed Assets
Architects Fees Cap Improve...
Building
Equipment
Furniture and Fixtures
Improvements
Accumulated Depreciation

8,672.50
16,593.03
25,793.85
1,624.43
263,484.11
-254,095.00

Total Fixed Assets
TOTAL ASSETS
LIABILITIES & EQUITY
Liabilities
Current Liabilities
Other Current Liabilities
Deposits & Prepaid Fees
Gift Certificates
Payroll Liabilities
Sales Tax Payable
Total Other Current Liabilities
Total Current Liabilities
Total Liabilities
Equity
Opening Balance Equity
Retained Earnings

62,072.92
348,425.56

71,175.00
-2,673.53
3,355.24
2,709.36
74,566.07
74,566.07
74,566.07
320,642.86
10,437.75
Page 1
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Ithaca Farmers Market

Balance Sheet Standard
As of August 31, 2020
Aug 31, '20
Net Income
Total Equity
TOTAL LIABILITIES & EQUITY

-57,221.12
273,859.49
348,425.56
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Proposed Resolution
IURA Economic Development Committee
September 15, 2020
Loan Assistance to Home Cooking Ithaca, LLC (PB-LF #12)
WHEREAS, on August 26, 2020, Home Cooking Ithaca, LLC applied for $100,000 in loan assistance from
the IURA for a 3,705 square foot multi-faceted retail business located at 171 E. State/MLK Jr. on The
Commons, Ithaca, NY, and
WHEREAS, the project involves the acquisition of an existing business, 15 Steps, merger of the existing
Breath of Ithaca clothing business, and renovation and expansion of the 15 Steps into the adjacent
vacant storefront to establish a business that will sell jewelry, sportswear, specialty cookware and foods,
home goods, and include a test kitchen and a studio that will offer hands-on craft classes taught by
artisans, and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PB-LF) is to
induce the creation, start-up and expansion of specific priority business enterprises in the designated
Density District of the community that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality; and
WHEREAS, the project site is located within the Density District and a clothing store and other
businesses that implement locally adopted plans, are listed as an eligible use for loan assistance through
the PB-LF; and
WHEREAS, the proposed uses of project funds are:
$142,733
Business Acquisition
$37,345
Renovations
$9,300
Machinery, Equip., Furnishings & Fixtures
$51,500
Inventory
$45,122
Working Capital
$286,000
Total, and
WHEREAS, the proposed sources of project funds are:
$137,000
M&T Bank
$100,000
IURA
$25,000
Ithaca Anchor Storefront Loan Program
$24,000
Owner Equity
$286,000
Total, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for the
Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan assistance
and sets a maximum loan amount of $250,000, and
WHEREAS, the project is projected to retain two (2) full-time equivalent (FTE) jobs and create one (1)
FTE employment positions, resulting in $33,333 of loan assistance per job created/retained, and
WHEREAS, both retained jobs are held by low/mod income persons, and
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WHEREAS, as an economic activity not associated with new construction the activity qualifies at
58.35(b)(4) as a Categorically Excluded from the National Environmental Protection Act (NEPA), but is
subject to federal flood hazard regulations, and
WHEREAS, the project site is not located within a 100-year flood hazard area, nd
WHEREAS, at its September 15, 2020 meeting, the IURA Economic Development Committee reviewed
the loan application and the September 2020 credit analysis prepared by Elizabeth Krause of H.
Sicherman & Company, Inc., and recommend the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves a loan from the PB-LF in accordance with the loan application
and supplemental submissions, subject to the following terms:
Borrowers:

Home Cooking Ithaca, LLC, a Delaware limited liability
corporation established in July 2019

Loan Amount:

Up to $100,000

Project:

Variety of retail stores under one roof selling jewelry, gifts,
sportswear, cookware and artisanal merchandise and
offering cooking & craft classes at 171 E. State/MLK Jr. Street,
Ithaca, NY.

Total Project Cost:

$286,000

Projected Use of IURA Funds:

Machinery, equipment, furnishings and fixtures, inventory,
supplies, working capital and start-up costs

Term & Amortization:

Interest only for six (6) months followed by a seven-year
term, seven-year amortization.

Interest Rate:

3.5% annually, reset to 2.5% upon submission of satisfactory
job reports documenting that the job creation goal has been
achieved for two consecutive quarters if borrower remains in
compliance with all other terms of the loan agreement.

Repayment:

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan
over 84 months (approximately $1,343.99/month) and
subject to a revised P&I amount upon rate reset.

Loan Collateral:

General security interest lien on all business assets, including
new equipment, furnishings and fixtures located at 171 E.
State/MLK Jr. Street, Ithaca, NY. Lien subordinate to filings of
M&T Bank.

Personal Guarantor(s):

Todd Nau and Carol Travis.

Job Creation/Retention
Requirement:

Creation/Retention of at least a total of 3 full-time equivalent
(FTE) jobs. Retention of at least two (2) FTE employment
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positions held by low- and moderate-income persons and
creation of at least one (1) FTE employment position.
Loan Conditions:

1. Submission of proof of bank financing in an approximate
amount of $137,000 on terms and conditions consistent
with the Sicherman loan analysis.
2. Confirmation that the company has authority to conduct
business in New York State as the LLC is registered in
Delaware and therefore a foreign business entity

Reporting:

1. Annual company Federal tax returns and annual
internally prepared financial statements.
2. Job retention/creation reporting.
3. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a loan
commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby authorized to
execute all necessary and appropriate documents to implement this resolution.
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Home Cooking LLC
dba

15 Steps
Breathe
What’s Cooking?
Kraft/Studio

Center Ithaca
171 State Street, Ithaca, NY 14850
on the Ithaca Commons

Home Cooking LLC
Home Cooking LLC is a proposed emporium style ‘store within a
store’ concept that targets a wide range of local consumers and
tourists to the Downtown Ithaca Commons.
The new store will entail the merger and gradual expansion of
two existing businesses Breathe, a women’s moderately priced
boutique sportswear retailer, and 15 Steps, a jewelry and gift
store that specializes in American made artisanal merchandise.
Both stores will maintain their current branding and identity (i.e.
fashion and American made crafts) however Breathe will be
relocated into the front of the space adjacent to 15 Steps (the
old Tourist Bureau) where it will become part of a broader
merchandise assortment that will also include housewares,
cooking and kitchen merchandise under the brand What’s
Cooking and cooking and craft classes under the name
Kraft/Studio.
The centerpiece of the new 15 Steps/Breathe/Home Cooking
LLC will be the ‘Morning Show’ inspired demonstration kitchen
that will be built-out in what was formerly the CAP Gallery
storage space and adjacent to a separate crafting classroom
area located in the old CAP offices inside the Center Ithaca
Atrium. This instructional interactive creative space will include
all the necessary appliances, tools and work areas for regularly
schedule cooking and crafting classes.

Proposed
Store Layout
15 Steps merchandising and
display will remain the same,
small changes to accommodate
new openings in the common
wall notwithstanding.
Breathe will move into the front
of the old Tourist space. The
back half of the new space will
become What’s Cooking and
feature kitchen and culinary
wares.
The demonstration Kitchen will
be built into the old CAP
storage area. The old CAP
offices will become Kraft/Studio

Regional Population
Demographic*
City of
Ithaca
Total Estimated* Population 2019
Total Est. 2019 Pop. - Women only
Women ages 21-34
Women ages 35-54
Women ages 55+

Total Households
Estimated Average HH Income
Estimated Median HH Income

Blue Collar
White Collar

%

30,501
15,094
5,837
2,342
2,401

Projected population increase by 2024

Estimated average age 2019
Estimated median age 2019

Tompkins
Coounty

%

105,258
49.49%
38.67%
15.51%
15.90%

53,453
13,602
11,150
14,439

1.05%

50.78%
25.42%
20.86%
27.02%

1.86%

33
24

33
38

10,989
$62,969
$37,213

41,152
$83,117
$59,891

861
9,590

6.85%
76.31%

5,506
36,068

10.88%
71.24%

Service & Farm

2,116

16.84%

9,056

17.89%

College educated (both Men &
Women)

8,741

70%

32,853

52%

* Environics Analytics prepared 3/2019 for the Ithaca Downtown Partnership
** Household ‘Decision Makers’

2019 Retail
Opportunity Gap*
Given the current catastrophic retail dynamic, Breathe’s continued existence in its current
location has become unsustainable. Current sales are at 25% of previous years and we are soon
to be entering the slower Autumn season. 15 Steps, on the other hand, has demonstrated strong
sales, in spite of the current pandemic, albeit still at somewhat reduced levels.
15 Steps has initiated a ‘Shop by Number’ window display that has been highly successful and
they have increased their website sales to 3% of gross sales since the pandemic began, and with
little to no marketing. The current owners of 15 Steps have announced their intention to retire
as of 8/31/20, without a buyer the business will close. 15 Steps is the very definition of an ‘Anchor
Storefront’ and the loss of such would create a significant gap in the local market.
Pre-pandemic forecasts for housewares and cookware showed a noticeable gap in boutique
sales. In Store Magazine, an industry publication, cites Hand Crafted Jewelry and American
Made products as the top selling trends for 2021

2019
Figures

Demand

Supply

Opportunity
Gap

Demand

1 mile radius
Total
Expenditures

Supply

Opportunity
Gap

Demand

5 mile radius

$7,139,511

$4,462,448

$2,677,063

$23,029,238

Home
Furnishings

$1,763,484

$4,293,317

-$2,534,883

$5,878,850

$6,989,890

General
Merchandise

$4,321,163

$1,083

$4,320,080

$13,662,246

Miscellaneous
Merchandise

$1,054,864

$168,048

$886,816

$3,488,142

Supply

Opportunity
Gap

25 mile radius

$7,531,884 $15,497,354

$88,676,657

$17,332,781

$71,343,876

-$1,111,040

$22,028,246

$13,314,466

$8,713,781

$1,431

$13,660,815

$53,399,823

$2,498,224

$50,901,600

$540,563

$2,947,779

$13,248,588

$1,520,091

$11,728,467

* PRECOVID Projected figures supplied by
Environics Analytics prepared 3/2019 for the Ithaca Downtown Partnership

Competitive
Market Analysis
Homegoods
Recently opened in the Tops shopping plaza on South Meadow, Homegoods is a national chain
that specializes in lower price mass market furniture and decor items from major manufacturers,
typically of mediocre quality. Inventory is rarely if ever stable and the product assortment can
fluctuate wildly. Typically they offer job lot merchandise from a wide assortment of vendors
looking to move unsold product at below cost. Homegoods principle consumer is typically cost
driven. While we cannot compete with Homegoods price points, we can compete on quality and
on the retail experience.
Target
Another mass market big box retailor targeting the cost-conscious consumer. Targets biggest
consumer advantage is its ‘One Stop Shopping’ concept aimed at offering consumers everything
from clothing, groceries, personal care products, outdoor merchandise, toys, electronics and
housewares. Target’s housewares are typically rapid turnover mass produced items offered at
low cost. Our intent is to avoid the mass market brands entirely and target higher quality
products like Henkels cookware and better home and novelty ‘European’ kitchen accessories
Kohls/Bed, Bath and Beyond
Both Kohls and Bed, Bath and Beyond offer a very similar assortment of mass market brand
name housewares and cookware as well as bed and bath products. As mentioned above
regarding Target our intent is to avoid the mass market lines like T-Fal, Farberware, Calphalon,
and Kitchenaid and focus on products not available from the box stores. Our competitive
advantage over Kohls and Bed, Bath and Beyond will be our cooking classes and assortment of
more ‘boutique’ gift items. Given Kohl’s current declining chain wide sales figures the fate of
our local store is uncertain.
Wegmans
While Wegmans does not offer housewares, Wegmans represents our biggest competitor in the
kitchenware staples and gourmet foodstuffs market. They typically feature a rotating selection
of inexpensive seasonal dinnerware. The selection is fairly limited and basic. Convenience is the
biggest appeal. Wegmans also offers the occasional cooking class for kids however they are
infrequent and tend to sell out extremely fast. Based on this information we expect our cooking
classes to be well attended.
Home Green Home
Home Green Home is the other housewares/kitchenware retailor on the Commons. We have
had several discussion about firmly delineating our product lines so as not to overlap and expect
we will be able to refer customers to each other. Home Green Home specializes in the more
organic ‘green’ end of the product spectrum with a focus on specific Eco Friendly items and
specific Scandinavian Modern vendors that we have agreed to avoid.

15 Steps
15 Steps has been an Ithaca fixture since 1985 when they first began retailing American made
jewelry, artwork and crafts from their location in the Clinton Building (hence the name, 15 Steps).
They have been in their current location on the Commons since 1990. The two principle
employees are the owners Ken and Betsie who both work full time. They hire additional parttime help for weekends and the holidays averaging anywhere from 25-40 hours a week (prepandemic) depending on the season. 15 Steps’ holiday market accounts for approximately 25%
of the annual sales with additional market peaks in late Spring/early Summer.
15 Steps has a strong sales history, albeit with some reductions in gross sales over recent years
attributed primarily to downtown construction and parking issues, and the subsequent
disruption of consumer traffic. Nevertheless, even accounting for this recent slump, their sales
remain strong and the business is currently sustainable. Over the last 18 months 15 Steps has
concentrated more resources at their retail website. This site now accounts for approximately
3% of gross sales.
15 Steps has an exceptionally loyal customer base, many of whom return annually with the
specific intention to shop. 15 Steps has cultivated their brands to optimize sales for every square
foot sales space. Many of 15 Steps vendors have been with them for several years, and in some
instances, decades with 2nd generation artisans.
15 Steps is financially self-sustaining. It currently has no outstanding debts or liabilities and a
long-term lease with Travis Hyde. The landlord has agreed to a reduced rent on the combined
new space with annual increases as traffic resumes.

Breathe
Breathe has been in business since 2015 and currently operates with two full time employees and
(pre-pandemic) two part-time employees equaling roughly around 10-15 hours a week. Breathe’s
core customers are women, 30-70, typically working professionals and empty nesters who prefer
not to shop at big box stores. While Breathe has a strong core of local fans and regular repeat
shoppers, the majority of typical sales are business visitors and tourists. Breathe has developed
a strong word-of-mouth following among casual day-trippers from the larger surrounding metro
areas of Binghamton, Syracuse, Rochester, not to mention Upper PA, and the Cornell pipeline
to/from NYC. The single biggest repeat demographic are Ithaca College moms. Breathe has
been operating at a slow loss for the past 3 ½ years, primarily due to the same reduced
consumer traffic for reasons noted above, but this is also reflective of the national trends in
small business women’s retail clothing sales. While the losses to date have been manageable
through investor support, the current precipitous drop in retail clothing sales to less than 25% of
previous year’s sales has made continuing in the current iteration unfeasible. Breathe’s five
highest selling brands account for over 50% of gross annual sales with peak sales occurring from
April through August, and again in December. These core brands are currently still selling
reasonably well, in spite of reduced traffic. Breathe still has strong ongoing relationships with
these vendors and these labels will form the fashion component of the new store.
The principle lender for Home Cooking will be M&T Bank. Breathe has a good working
relationship with M&T and currently has an outstanding cash-secured debt of $114,733 that is
being refinanced to a significantly lower interest rate and longer term. The new merged
business will be able to discharge this debt within 5-6 years. Breathe is currently on a month to
month lease with option to renew, also with Travis Hyde Properties.

What’s Cooking
The centerpiece of What’s Cooking will be the demonstration kitchen. Classes will be offered 2-3
times weekly to start and increasing as demand increases. What’s Cooking will retail a cross
section of unique novelty shelf stable foodstuffs and better-quality cookware and service ware
unavailable at mass retailers. Lines will include Teroforma custom infusion kits, Small Town
Cultures pickling and Kombucha kits, the French Farm condiments. What’s cooking will offer
Zwilling and Henkels cookware and cutlery, functional and beautiful ‘beach friendly’ dishwasher
safe melamine from Merritt, and novelty dishware from Fishs Eddy, a downtown Manhattan
landmark retail institution that offers its own whimsical line of product. We will focus on
sourcing domestically made merchandise wherever possible.

Kraft/Studio
Kraft/Studio is meant to further the mission of creativity and handcrafted art. Kraft/Studio will
be a collaborative learning space offer a revolving selection of project-based classes taught by
local artisans. Instructors have already been identified to teach a variety of cooking and crafting
classes: sewing, soap and candle making, glass fusing, resin crafts, and pressed flower crafts to
name a few. If full finding is approved, we will also be able to include digital arts for teens and
adults.

Opening Budget
OPENING EXPENSES
New Buildout

Qty

Price

Total

Store Fixtures

1

$2,500.00

$2,500.00

Studio Equipment

1

$5,500.00

$5,500.00

Studio Supplies

1

$1,500.00

$1,500.00

Refurbished iPad registers

2

$400.00

$800.00

iPad stand and misc POS equipment

1

$200.00

$200.00

Refurbished back office Laptop

1

$1,500.00

$1,500.00

Misc Supplies (papergoods and marketing material)

1

$2,000.00

$2,000.00

Kitchen Cabinets and Appliances

1

$10,000.00

$10,000.00

Misc. Building Supplies

1

$4,000.00

$4,000.00

Plumbing Bid - Halco

1

$8,695.00

$8,695.00

Electric Bid - Sparks

1

$10,000.00

$10,000.00

Construction Bid - Casey

1

$5,050.00

$5,050.00

Misc. Freight & Delivery charges

1

$600.00

$600.00

Legal and Accounting

$2,000.00

Initial Product Assort (Breathe and What's Cooking)

$55,000.00

Marketing (6 months radio/print/direct mail)

$3,500.00
Subtotal

$112,845.00

Line of Credit *

$25,000.00

Purchase of 15 Steps *

$141,583.00

Sales tax on fixtures and taxable goods *

$5,150.00
Total Startup
Expenses

Working Capital 2 years

$284,578.00
$66,000.00

Initial Funding
Needs

$350,578.00

Financing
* Home Cooking M&T Loan

200,000.00

IURA

100,000.00

Partner Contribution

30,000

PPP Store Front Loan

25,000
Total Funding

355,000.00

Ithaca Urban Renewal Agency (IURA)
Loan Review – Home Cooking Ithaca LLC
PB-LF #12
IURA Economic Development Committee
September __, 2020
Borrower:

Home Cooking Ithaca LLC (“Home Cooking”), a Delaware limited liability
corporation established in July 2019

Other Trade Names:

dba 15 Steps, dba Breathe, dba What’s Cooking? and dba Kraft/Studio

Tax ID#:

84-292147

Current
Business Address:

171 E. State Street (on the Ithaca Commons)
Ithaca, NY 14850

Telephone:

607-273-3700

Website:

TBD

Management/
Ownership:

Tod Nau
Carol Travis
Total

51%
49%
100%

Business:

Variety of retail stores under one roof selling jewelry, gifts, sportswear, and
artisanal merchandise. Retail sales of cooking and kitchen merchandise;
cooking and craft classes on premises.

NAIC#:

453220 – contemporary gift shop, home décor, novelty items for sale
611519 –cooking schools and sale of associated retail products

Project Address:

171 E. State Street,
Ithaca, NY 14850

Date of Review:

September 11, 2020

Project Description:

The project involves the acquisition of an existing business, 15 Steps, merger of
an existing business, Breathe, and the renovation and expansion of space at 171
E. State Street on the Ithaca Commons in Ithaca, NY. The project also includes
new and refurbished furnishings, fixtures and equipment, inventory and
supplies and working capital associated with the expansion to 3,705 sf of total
space. Home Cooking will serve as an emporium-style business that will house
Breathe, a women’s moderately priced boutique sportwear retailer; 15 Steps, a
jewelry and gift store specializing in American-made artisanal merchandise;
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What’s Cooking?, a store providing cooking demonstration and classes as well as
the sale of kitchenware; and Kraft/Studio, a learning space that will offer
cooking and craft classes. Total project costs equal $286,000, as detailed in the
sources and uses below.
Lender:

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

Loan Request
Loan Amount:

$100,000

Use of Proceeds:

Funds of $100,000 will be used for new and refurbished machinery, equipment,
furnishings and fixtures, inventory, supplies, working capital and associated
start-up costs in connection with the acquisition of an existing business and
expansion project.

Term:

Interest only during the take down of funds, followed by a seven-year term.

Amortization:

84 months or 7-year amortization

Interest Rate:

3.50% per annum, to be reduced to 2.50% upon satisfaction of job creation
goals

Repayment:

Interest only during the takedown of funds not to exceed six months.
Thereafter the loan will be repaid over a seven-year term, seven-year
amortization with 84 monthly payments of principal and interest of $1,343.99
based upon the 3.5% interest rate stated above.

Loan Collateral:

General filing on any and all business assets including new equipment to be
purchased, inventory, furnishings and fixtures now owned or hereafter
acquired. As the company is seeking private institutional financing from M&T
Bank, IURA lien may be subordinate to bank general filings on all business
assets.

Personal Guarantors:

Todd Nau and Carol G. Travis.

Loan Program
The Density District Priority Business Loan Fund (“PBLF”) is designed to induce the creation and
expansion of specific priority business enterprises that have been defined by the community as highly
desirable and/or enterprises that substantially increase foot traffic thereby strengthening the real estate
market in the Density District to support businesses that provide daily goods and services to local
residents. The Density District within the City of Ithaca includes the downtown core, West State/MLK Jr.
Street Corridor, the West End and Inlet Island.
IURA’s PBLF provides direct financing for economic development activities that create employment
opportunities within the core business areas. The loan conditions depend upon a variety of factors such
as the financial needs of the borrower, the degree of risk in lending, credit history and the degree of
public benefit to be derived from the loan.
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Also, IURA will consider the number of jobs created, the amount of PBLF dollars per job, funding
commitments from other sources, the impact on the tax base, any neighborhood impacts, the amount
of private capital leveraged, the quality and wages of job created, and the commitment to hire local lowand moderate-income persons (at least one FTE job for every $35,000 of loan assistance). The loan
program is open to small businesses throughout the City to undertake a project that creates or retains
jobs, of which at least 51% must be filled by low- and moderate-income persons.
History and Description of the Business
Home Cooking Ithaca LLC (“HCI”) is a Delaware limited liability company formed in 2019 by Todd Nau
(51% owner) and Carol Travis (49% owner). Nau and Travis, along with Scott Dolphin, are the current
owners of Breathe, a woman’s boutique sportswear retailer located in Center Ithaca at 171 E. State
Street. With the idea of creating an emporium-style shopping experience, HCI will be acquiring 15 Steps,
a jewelry and gift store that specializes in American artisanal merchandise, also located in Center Ithaca,
which was scheduled to close on the retirement of its long-time owners. In addition, HCI will be leasing
additional space in the building to add What’s Cooking?, a specialty cookware store that will include a
demonstration kitchen and will offer cooking classes, and Kraft/Studio, which will offer cooking classes
and craft classes taught by local artisans. HCI is working with Travis Hyde Properties, the landlord, to
relocate Breathe and utilize space formerly occupied by CAP Gallery and the old Tourist Bureau to create
a “store within a store” destination designed to bring local consumers and tourists to the Downtown
Ithaca Commons.
HCI hopes to build on the established following of both 15 Steps and Breathe. 15 Steps has been an
Ithaca fixture since 1982 when they first began retailing American made jewelry, artwork and crafts
from their original location in the Clinton Building, before moving to their current location on the
Commons in 1990. 15 Steps has an exceptionally loyal customer base, many of whom return annually
with the specific intention to shop. Many of 15 Steps vendors have been with them for several years,
and in some instances, decades, including second generation artisans. 15 Steps’ holiday market accounts
for approximately 25% of the annual sales with additional market peaks in late Spring/early Summer.
Breathe has been in business since 2015 and, although it has a strong core of local customers, the store
sees the majority of its sales coming from business visitors and tourists. Breathe has been operating at a
loss and its decline in sales has been exacerbated by restrictions related to COVID-19. HCI hopes to
make the store sustainable through the combination with 15 Steps and other ventures. The store’s core
brands continue to sell reasonably well in spite of reduced traffic and Breathe still has strong ongoing
relationships with these vendors. It is planned that these labels will form the fashion component of the
new expanded emporium-style store.
The centerpiece of the new 15 Steps/Breathe/HCI LLC will be the ‘Morning Show’ inspired
demonstration kitchen that will be built-out in what was formerly the CAP Gallery storage space,
adjacent to a separate crafting classroom area to be located in the old CAP offices inside the Center
Ithaca Atrium. The demonstration kitchen will provide space for cooking classes. Classes will be offered
2-3 times weekly to start and increasing as demand increases. What’s Cooking? will retail a cross
section of unique novelty shelf stable foodstuffs and better-quality cookware and service ware
unavailable at mass retailers. Lines will include Teroforma custom infusion kits, Small Town
Cultures pickling and Kombucha kits, and the French Farm condiments. What’s Cooking? will offer
Zwilling and Henkels cookware and cutlery, dishwasher safe melamine from Merritt, and novelty
dishware from Fishs Eddy, a downtown Manhattan landmark retail institution.
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Kraft/Studio will further the mission of supporting creativity and handcrafted art within the City.
Kraft/Studio will be a collaborative learning space offering a revolving selection of project-based classes
taught by local artisans. Instructors have already been identified to teach a variety of cooking and
crafting classes, including sewing, soap and candle making, glass fusing, resin crafts, and pressed flower
crafts. If full finding is available, they plan to offer digital arts for teens and adults.
Marketing and Competition
By offering a mix of women’s sportswear, jewelry and crafts, and specialty foods and cookware, along
with cooking and craft classes, HCI will face competition from national and regional chain stores. HCI
will seek to differentiate itself based on the quality and selective nature of its merchandise and based on
its level of customer service.
Homegoods, a national chain that specializes in lower price mass market furniture and decor items from
major manufacturers, recently opened in the Tops shopping plaza on South Meadow. The inventory is
typically of lower quality and fluctuates as they typically offer job lot merchandise from a wide
assortment of vendors looking to move unsold product at below cost. Homegoods principle consumer is
typically cost driven. While HCI will not be able to compete with Homegoods’ price points, they will try
to compete on quality and on the retail experience.
Wegmans does not offer housewares, however, it represents HCI’s biggest competitor in the
kitchenware staples and gourmet foodstuffs market. They also typically feature a rotating selection of
inexpensive seasonal dinnerware. The selection is fairly limited and basic. Convenience is the store’s
biggest appeal. Wegmans also offers the occasional cooking class for kids however they are infrequent
and tend to sell out extremely fast.
Both Kohls and Bed, Bath and Beyond offer a very similar assortment of mass market brand name
housewares and cookware as well as bed and bath products. HCI intends to avoid the mass market
lines like T-Fal, Farberware, Calphalon, and Kitchenaid and focus on products not available from the box
stores. Its competitive advantage over Kohls and Bed, Bath and Beyond will include its cooking classes
and assortment of more ‘boutique’ gift items.
Target is another mass market big box retailor targeting the cost-conscious consumer. Target’s biggest
consumer advantage is its ‘One Stop Shopping’ concept aimed at offering consumers everything from
clothing, groceries, personal care products, outdoor merchandise, toys, electronics and housewares.
Target’s housewares are typically rapid turnover mass produced items offered at low cost. HCI intends
to avoid the mass market brands entirely and target higher quality products like Henkels cookware and
better home and novelty ‘European’ kitchen accessories.
HCI’s closest competitor, based on location and the nature of its business, is Home Green Home, the
other housewares/kitchenware retailer on the Commons. HCI has had several discussions with the
business’ owners about firmly delineating product lines so as not to overlap and expects that the two
stores will be able to refer customers to each other. Home Green Home specializes in the more organic
‘green’ end of the product spectrum with a focus on specific Eco-Friendly items and specific
Scandinavian Modern vendors that HCI has agreed to avoid.
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Management
Scott Dolphin, the current general manager of Breathe, will act as general manager of the expanded
retail business, and will oversee day-to-day operations. He will be assisted by Stephanie Hayes, a current
sales associate. Todd Nau and Carol Travis will also share management responsibilities.
Project Description
The expansion project proposes re-use of 3,705 sf of space in the downtown Ithaca Commons area. 15
Steps will remain in the same space but will be expanded to include housewares and décor items in the
back of 15 Steps’ store. The Breathe store will move into the former Ithaca Tourist space immediately
next door to 15 Steps with no firm walls dividing the space. What’s Cooking? will locate directly behind
Breathe and the demonstration kitchen for cooking and craft classes will occupy the former CAP office
and storage areas. Attached is the proposed store layout for more detail.
The entire space will be renovated so that the flow from business to business is seamless and
considered under “one roof”. The project also includes outfitting the space with furnishings and
fixtures, computer equipment and POS equipment, six months of start-up inventory/merchandise and
working capital.
Sources & Uses of Funds
The total project cost is estimated at $286,000, consisting of the following:
IURA

M&T

Loan

Ithaca

Bank Loan Anchor *

Business Acquisition (includes LOC payoff) **

137,000

Renovations

25,000

Owner

Total

Equity

Budget

5,733

$

142,733

12,345

$

37,345

Machinery, Equip., Furnishings & Fixtures

9,300

$

9,300

Inventory (supplies & start up merchandise for
6 mos. For Breathe, What's Cooking, etc.)

51,500

$

51,500

Working Capital ***

39,200

5,922

$

45,122

$

Total

100,000

137,000

25,000

24,000

35%

48%

9%

8%

286,000
100%

* Ithaca Anchor Storefront Recovery loan fund is anticipated to provide a $25M loan at 1% interest rate
with the first 12 months interest only then amortized over 4 years.
** Business Acquisition refers to the purchase of 15 Steps (see evaluation letter from atty. David Sprague).
*** Working capital includes funds for legal, accounting and other professional fees, marketing and
advertising and initial cash funds for start up operations.

Sources and Uses of Funds Detail:
Bank Financing – $137,000
Currently the applicant is negotiating with M&T Bank for a $137,000 term loan to purchase the business
15 Steps, LLC and to provide funds for internal renovations to expand operations at 171 E. State Street in
Ithaca. Once renovated, the total space will equal approximately 3700 sf. Applicant is also negotiating a
$25,000 M&T Bank line of credit for short term working capital needs.
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Ithaca Anchor Storefront Recovery Loan - $25,000
The $25,000 loan from Ithaca Anchor Storefront Recovery will be used for renovations to the site. The
loan is anticipated to provide a low interest rate of 1%, with interest only for the first 12 months.
Thereafter, the loan will amortize over 48 months or 4 years.
IURA Loan - $100,000
The requested $100,000 IURA loan is anticipated to be used for small computer equipment (POS cash
registers, software, computers and other equipment), furnishings, and store fixtures. Also, the loan
funds will be used for start-up inventory and supplies including merchandise for sale for the initial six
months of operations. The remaining funds will be used for soft costs and working capital which
includes legal, accounting and other professional fees, marketing and advertising and cash funds for
start-up operations. A more detailed listing of equipment and furnishings is attached to this analysis.
The loan will be based upon the expected new job creation (hiring of low-moderate income employees)
and retention of existing jobs in the downtown core of Ithaca. The terms of the loan include a 7-year
amortization with an interest rate of 3.5% with a rate reset to 2.50% upon satisfaction of job creation
goals. The IURA may consider an interest only period during the takedown of the loan funds not to
exceed six months.
Owners Equity - $24,000
Cash of $24,000 will be injected into the project and will be used primarily towards renovations and
working capital associated with the expansion.
New Employment: As an existing business, Breathe currently operates with two FT employees.
However, as a result of its current location, operating losses, and the impacts of the current pandemic
on its sales, the business has become unsustainable. Without the proposed relocation of the business
and combination with complementary businesses into an emporium style retail shop, the business
would close, leaving its two employees unemployed. Therefore, two FTE positions will be retained
(general manager and sales associate). The business 15 Steps announced their intention to retire and
sell the business creating a significant gap in the local market for its type of handcrafted artisanal
jewelry, home décor and accessories. A new sales associate (FTE) is anticipated for the operation of 15
Steps. The same new sales associate will also cover cooking classes and sale of kitchen and cookware.
Contracted employees for the cooking and craft classes will factor into the new business but will not
count as new FTEs for Federal regulation purposes.
Historical Financials
Below sets forth historical financial information for two existing businesses, 15 Steps (ceased operations
on 8/31/2020) and Breathe. The historical financials provided are internally-prepared from the
respective company’s Quickbooks statements. In the future, both companies’ revenues will roll up to
the Home Cooking Ithaca name but will have independent dba names for branding purposes. A brief
summary of the historical sales and net profit/(net loss) is listed below.
15 Steps has a strong sales history, albeit some reductions in gross sales over recent years attributed
primarily to downtown construction and parking issues, and the resulting disruption of consumer traffic.
Over the last 18 months 15 Steps has concentrated more resources at their retail website, which now
accounts for approximately 3% of gross sales. Staffing levels and sales have been impacted by
disruptions related to the COVID-19 pandemic.
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Breathe has been in business since 2015. Breathe’s core customers are women, age range of 30-70,
typically working professionals and empty nesters who prefer not to shop at big box stores. The single
biggest repeat demographic are mothers of Ithaca College students. Typically, Breathe’s five highest
selling brands account for over 50% of gross annual sales with peak sales occurring from April through
August, and again in December. Breathe has been operating at a slow loss for the past few years,
primarily due to the same reduced consumer traffic for reasons noted above, but also due to changing
trends in small business women’s clothing sales. The decline in sales has been exacerbated by
restrictions related to COVID-19, with retail clothing sales dropping to less than 25% of the previous
year’s sales. Current operations have become economically infeasible and without a change in the
business model, the store would likely close.
Source: Internal company financials
15 Steps
Sales
Net Income
Breathe

Sales

2015

2016

2017

2018

2019

to 7/2020

379,327

106,244

20,517

5,474

2,647

100,624 224,738 174,365 146,843

151,161

24,198

(39,420)

(3,324)

478,691 445,889 407,596 404,329
0

(93) (13,620)

Net Income (193,631) (64,629)

(9,527) (84,534)

Financial Projections
We are in receipt of projected revenues and expenses for the next four years. The forecasts were
prepared using the historical information and research on the competition and plans to market more
effectively and creatively given the recent COVID pandemic. For example, 15 Steps will have a sale by
number with artisan crafts showcased in the window with numbers near it for community members
walking and looking through the window. They can then easily buy the items online. The expansion and
renovations in the new space is expected to be completed and the business fully operational in
November 2020 or earlier.
Given the new operator for 15 Steps and the effects of the pandemic on retail business, financial
projections show a significant reduction in sales for Year 1 for both 15 Steps and Breathe at
approximately 50% or less of the average gross sales from the past 5 years. The kitchen and décor
merchandise projected revenues have a correlation with the cooking and craft classes offered and are
approximately 10-13% of total sales. Salary, wages and payroll taxes make up the largest expense item
in the projected income statement and range from 18-23% of sales. The annual rent has escalation
clauses as indicated in the annual rent expense for Years 1-4 presented below. Rent is paid to a thirdparty, Travis Hyde Properties, which is affiliated with one of the owners of Home Cooking. Based on this
relationship, the applicant may have some flexibility in renegotiating the lease terms should the
company not reach revenue targets and be unable to service debt.
Projected net profit after all expenses are positive for the projected four years. However, the annual
debt service of $64M in Year 1 is tight at 1.21:1, not allowing much room for error. That is, if revenues
targets are not met and expenses hold true, annual cash flow may not be sufficient to satisfy all debt. It
is important to note that total expenses do not include property taxes and insurance. Also, the first 12
months of the Ithaca Anchor Loan is interest only followed by an amortizing loan in years 2-4. As gross
revenues increase after Year 1 with a growth rate of 11-13%, the ability of the company to satisfy annual
debt service improves with a DSCR of 1.35, 1.72 and 2.22:1. Management states that any deficit in cash
flow will be covered in part with personal capital injection of funds from either owner.

7

Projected Income Statement

Year 1

Year 2

Sales: 15 Steps

264,490

Breathe

47,782

12%

52,560

11%

57,816

HOME/Cooking Merch.

55,000

13%

60,500

13%

66,550

10%

54,120

12%

59,532

Cooking & Craft classes

65% 290,938

Year 3

64% 374,729

65%

11%

63,598

11%

13%

73,205

13%

12%

65,485

11%

Total Sales

409,072

100% 458,118

100% 509,749

100% 577,017

100%

Cost of Goods Sold

164,551

40% 182,966

40% 203,735

40% 231,033

40%

Gross Profit

244,521

60% 275,152

60% 306,014

60% 345,984

60%

Expenses
Wages & Payroll Taxes

92,990

22.7%

97,585

6,925
8,525

1.7%

1.7%

2.1%

7,800
10,200

38,400

9.4%

42,240

Utilities

8,400

2.1%

Marketing & Advertising

1,800

Bank charges (% of sales)

11,018

Prof. fees (legal, acctg., ins.)
Interest Exp.-$137M M&T Loan

Instructor Fees

41,800

64% 325,851

Year 4

21.3% 100,724 19.8% 103,274 17.9%
2.2%

8,200
10,200

9.2%

46,464

9,600

2.1%

0.4%

1,600

2.7%

12,120

4,500

1.1%

7,778

1.9%

Interest Exp.-$87.5M M&T Refi

3,923

Interest Exp.-$100M IURA Loan

Supplies
Rent

Interest Exp.-$25M Ithaca Anchor Loan
Other SG&A Expenses
Total Operating Expenses
Pre-Tax Profit

2.0%

7,800
10,200

1.8%

9.1%

51,110

8.9%

9,600

1.9%

9,600

1.7%

0.3%

1,600

0.3%

1,800

0.3%

2.6%

13,507

2.6%

15,346

2.7%

4,500

1.0%

4,500

0.9%

4,500

0.8%

6,777

1.5%

5,713

1.1%

4,585

0.8%

1.0%

3,399

0.7%

2,850

0.6%

2,274

0.4%

3,295

0.8%

2,839

0.6%

1,717

0.3%

1,877

0.3%

250

0.1%

160

0.0%

0.0%

1.3%

6,540

1.4%

34
6,140

0.0%

5,290

98
6,140

193,095
51,426

47.2% 205,360
19.4%

69,792

1.6%

1.2%

41.5% 218,539

37.9%

94,701

29.1% 127,445

34.0%

0

0

24.0%

0

0

15,247

13,175

10,378

8,769

66,673

82,967

105,079

136,214

$137M M&T Loan (P&I)

24,016

24,016

24,016

24,016

$88M M&T Refi Loan (P&I)

14,718

14,718

14,718

14,718

$100M IURA Loan (P&I)

16,128

16,128

16,128

16,128

250

6,378

6,378

6,378

55,112

61,240

61,240

61,240

+ Interest exp.
Cash Flow available for Debt Service
Projected Debt Service:

$25M Ithaca Anchor Loan (P&I) *
Projected Debt Service
Debt Service Coverage

1.21

1.35

1.72

* The first 12 months of the Ithaca Anchor Loan is interest only followed by monthly payments of
principal and interest over four years.
NOTE: The detail for the Projected Debt is attached is this analysis. The company also anticipates a
$25,000 Line of Credit at ~9.25%. No debt service is factored in the projected debt above.
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1.1%

44.8% 211,313

Add Back:
+ Depreciation & Amortization

1.4%

2.22

Pro Forma Balance Sheet
The pro forma balance sheet below has been prepared using the sources and uses of funds provided by
the applicant.

Balance Sheet
ASSETS
Current Assets
Cash
Inventory

Project

Total Current Assets
Fixed Assets
Building Improvements
Equipment, Furnishings & Fixtures
Less: Accumulated Depreciation
Net Fixed Assets
Other Assets:
Total Assets

45,122
51,500
96,622
37,345
152,033
0
189,378
87,500
373,500

LIABILITIES
Current Liabilities
Current Mat.-LTD
Total Current Liabilities

0
0

Long-Term Liabilities
$137M M&T Loan (P&I)
$88M M&T Refi Loan (P&I)
$100M IURA Loan (P&I)
$25M Ithaca Anchor Loan (P&I)
Total Long Term Liabilities

137,000
87,500
100,000
25,000
349,500

Shareholders' Equity
Owners' Investment
Owners' Draw
Retained Earnings
Net Income/(Loss)
Total Shareholders' Equity

24,000
0
0
0
24,000

Total Liabilities & Owner's Equity

373,500

Personal Financial Statements and Credit Reports
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$

$

$

A personal credit report was obtained from Equifax for Todd Nau and Carol Travis showing the following
FICO Scores:
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The Equifax Report dated August 24, 2020, for Carol Travis shows 9 revolving credit accounts. Ms.
Travis has had credit since 1992. Total credit lines equal $147M with $19M outstanding (13% credit in
use). There is a residential mortgage with an outstanding balance of $155M and a home equity line of
credit for $781M. All credit has been paid timely and as agreed. No delinquencies, bankruptcies, liens
or judgments were reported.
Commercial Credit Reports
Home Cooking Ithaca has had no recorded revenues or expenses and according to the applicant has not
filed any corporate tax returns for 2019.

Risk Assessment
Positive Factors:
•

Each owner brings a specific and complementary skill set necessary for a successful operation.
Mr. Nau will oversee the vision, mission and culture of the company along with an experienced
management team.

•

The new concept of having four complementary businesses under one roof can help leverage
the marketing of the emporium “Home Cooking Ithaca” more effectively. Owners will focus
their marketing on word of mouth and social (Facebook and Instagram) and on-line media to
deepen awareness of its array of product offerings.

•

The company anticipates sponsoring theme activities and leverage the surrounding businesses
in the Commons.

•

Owners’ investment of $24,000 represents 8% of the total project costs. Any cost overruns will
be covered by the owners’ personal capital infusion. One of the owners, Carol Travis, has a
significant net worth and liquidity.

•

The owners have a fair-good personal credit history; Carol Travis has paid all credit timely and as
agreed, with no derogatory notations.

•

The location is in the heart of the downtown City of Ithaca (in the Ithaca Commons), which
provides easy access to surrounding downtown shopping and recreational activities.

•

The expansion will allow the company to operate more efficiently, save costs and expand
operations (by spreading expenses over 4 complementary businesses) to ensure a better
shopping experience.

•

The project will include the creation of one FTE and retention of two FTEs in the downtown City
of Ithaca’s Density District.

•

The project shows the ability to service all long-term debt in Years 1-4 with some excess.

•

Good relationship with financial institutions with access to financing.
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Negative Factors:
•

Historical financials of one of the companies, Breathe, has had inconsistent sales growth over
the past five years and has not shown a net profit since inception.

•

The projected income statement does not factor in property taxes and insurance as the lease
may still be in negotiation. Should those additional expenses be included, the company may not
show the ability to service projected debt in Year 1.

•

Success for the overall business has a strong reliance on marketing and repeat clientele to grow
the business and cover expenses. Revenues are optimistic in the first year of operations which
may necessitate additional personal equity to cover expenses should the company not reach its
targets.

•

The extent of the impact of COVID-19 on the company’s operational and financial performance
will depend on further developments, including the duration and spread of the outbreak and its
impact on customers, employees, and vendors, all of which cannot be predicted.

•

Loan collateral may be insufficient to fully secure the IURA loan, given the fact that the IURA
loan may be in a subordinate lien position to future bank filings.

Summary and Recommendation
The proposed IURA loan to Home Cooking Ithaca LLC involves a moderate degree of credit risk and
represents an appropriate use of loan funds. The owners are in a position, based upon their current
financial information, to inject additional funds should the project require it.
With respect to collateral and security for the IURA loan, there may be filings on all business assets to
secure the M&T Bank loan and line of credit. Therefore, it is recommended that an official lien search
be completed to verify lien positions on the business assets of the company. As the company is still
negotiating for bank financing for the project, IURA should require as a condition of funding its loan that
the company provide a signed commitment for bank or institutional financing in the approximate
amount of $137,000, to be made on terms and conditions consistent with this analysis.
As a foreign business entity (Home Cooking Ithaca was formed in the State of Delaware), IURA should
confirm that the company has authority to do business in New York State.
We are recommending approval of the IURA term loan, based upon the following:
•
•
•
•

The experience and business acumen of the owners;
The project will revitalize a building into a more viable, one-stop-shop emporium for the
community;
The projected positive cash flow with ability to service all debt and
The job creation and retention that is expected to result.
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Recommended Loan Structure
•

Borrower: Home Cooking Ithaca LLC

•

Use of Funds: Funds will be allocated for new and used equipment, furnishings, fixtures,
inventory (including supplies and start-up merchandise) and working capital associated with the
expansion project.

•

Loan Amount: $100,000

•

Interest Rate: 3.50% per annum, to be reduced to 2.50% upon satisfaction of job creation goals.

•

Term & Amortization: Interest only during takedown of the funds not to exceed six months,
followed by a seven-year term, seven-year amortization. Monthly principal and interest
payment will be $1,343.99 based upon a 3.5% interest rate.

•

Loan Collateral: General lien on any and all business assets including new equipment,
furnishings and fixtures located at 171 E. State Street (on the Ithaca Commons), Ithaca, NY. Lien
may be subordinate to filings of M&T Bank.

•

Personal Guarantors:

•

Financial Reporting: Borrower shall provide annual company Federal tax returns and annual
internally prepared financial statements.

Prepared by:

Todd Nau and Carol Travis

Elizabeth M. Kraus, Vice President
H. Sicherman & Company, Inc.
September 11, 2020
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Proposed
Store Layout
15 Steps merchandising and
display will remain the same,
small changes to accommodate
new openings in the common
wall notwithstanding.
Breathe will move into the front
of the old Tourist space. The
back half of the new space will
become What’s Cooking and
feature kitchen and culinary
wares.
The demonstration Kitchen will
be built into the old CAP
storage area. The old CAP
offices will become Kraft/Studio

Listing of Uses of Funds
Machinery & Equipment

Qty

Store Fixtures
Studio Equipment
Refurbished iPad registers

1
1
2

Price

$2,500.00
$6,000.00
$400.00

Subtotal

Total
$2,500.00
$6,000.00
$800.00
$9,300.00

Renovations

Kitchen Cabinets and Appliances
Misc. Building Supplies
Plumbing Bid - Halco
Electric Bid - Sparks
Construction Bid - Casey
Misc. Freight & Delivery charges

1 $10,000.00
1 $4,000.00
1 $8,695.00
1 $10,000.00
1 $5,050.00
1
$600.00
Subtotal

$9,000.00
$4,000.00
$8,695.00
$10,000.00
$5,050.00
$600.00
$37,345.00
$2,000.00

Legal and Accounting
Merchandise, Supplies, & Marketing

Studio Supplies
Operational Supplies (6 months)
Merchandise (Breathe and What's Cooking 6 months)
Advertising (6 months radio/print/direct mail)

1
1

Subtotal

Renovation & StartUp Total

$2,500.00
$1,000.00

$2,500.00
$1,000.00
$48,000.00
$1,500.00
$53,000.00
$101,645.00

Business Acquisition

Purchase of 15 Steps
Sales tax on fixtures and taxable goods
Subtotal

$141,583.00
$1,150.00
$142,733.00

Subtotal

$25,000.00
$16,622.00
$41,622.00

Working Capitol

Payoff existing Line of Credit
Available Cash

Total Uses of Funds

$286,000.00

Debt Schedule
Home Cooking Ithaca, LLC
Projected
Type of Credit Facility/Use

Credit Provider

Amount

Current
O/S Balance*

Maturity Amort.
Date

Interest

Monthly

in Yrs.

Rate %

Payment

Annual
Collateral/Conditions

Debt Service

Current & Projected Debt Schedule:
Term Loan

M&T Bank

$137,000

$0.00

7

6.00%

Term Loan (refi of existing $)

M&T Bank

$87,500

$87,500.00

7

4.75%

Term Loan

IURA

$100,000

$0.00

7

3.50%

Term Loan

Ithaca Anchor Loan *

$25,000

$0.00

4

1.00%

$349,500

$87,500.00

TOTAL

* The first 12 months of the Ithaca Anchor Loan is interest only followed by monthly payments of principal and interest over four years.
NOTE: The company also anticipates a $25,000 Line of Credit at ~9.25%. No debt service is factored in the projected debt above.

Projected to have a general
$2,001.37 filing on all business assets
Projected to have a general
$1,226.46 filing on all business assets
General filing on busines
assets, subordinate to bank
$1,343.99 filings; personal guaranties
$531.54

$5,103.36

$24,016.46
$14,717.57

$16,127.82
$6,378.44

$61,240.29
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LEASE PAYMENTS DUE TO IURA
August 2020

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

$ 236.80

Current

7/29/2020

$ 375.00

Current

7/21/2020

$ 2,937.00

Past Due - owes August 2020

8/3/2020

$ 6,784.00

Current

8/19/2020

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2020)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2020

.

Cinemapolis
Monthly Lease-rate change on 5/1/20

$ 3,320.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/20)

$

293.75

Past Due - owes August 2020 (Pmt Rec'd 9/3/2020-Will
be reflected on September's statement)

5/13/2020

Current

7/14/2020

Past Due - owes August (Pmt Rec'd 9/2/2020-Pmt will
be reflected on September's statement)

7/8/2020

Past Due - owes August 2020 (Agreement to
discount/defer payments in process)

6/9/2020

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/20

$

468.41

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

$ 8,719.00

