COMMON COUNCIL Date: 08-04-2021
REVISED
Time: 6:00 PM
AGENDA ITEMS
To Protect our Workforce,
members of the Public who enter
City Hall must wear a mask
regardless of vaccination status.
Item

Voting

Location: Common
Council Chambers, 3rd
Floor, City Hall, 108 E.
Green Street, Ithaca
https://ithacany.viebit.com/

Presenter(s)

Time
Allotted

10 Mins

Item
Call to Order
1.1 Additions to or Deletions from the Agenda
1.2 Proclamations/Awards
1.3 Special Presentations Before Council
▪ Bikeshare Update and Potential Service
1.4 Reports of Municipal Officials

No

Mayor Svante L.
Myrick

No

Bike Walk Tompkins

2.1 Petitions and Hearings of Persons before Council
2.2 Privilege of the Floor – Mayor and Council

No
No

*Note: See
instructions on how
to participate on
page 3 of the
agenda.

60 Mins

Consent Agenda Items
3.1 Amendment to the Youth Bureau 2021 Roster
3.2 A Resolution Authorizing Implementation and
Funding for the Cayuga Waterfront Revitalization
Project
3.3 Resolution to Authorize NYSEG Easement

Yes

Common Council

5 Mins

Item

Voting

Presenter(s)

Time
Allotted

Dep Dir of Economic
Development

10 Mins

City Attorney &
Human Resources
Director

20 Mins

Item
City Administration Committee Items
4.1 2021 Room Tax Budget – Establishing New
Revenue and Expenditure Accounts in the 2021 Budget
4.2 Proposed Motion to Enter into Executive Session to
Discuss Matters Relating to Collective Negotiations with
Bargaining Units
4.3 Approval and Authorization to Execute the CSEA
Administrative Unit Contract
4.4 Authorization and Approval of Compensation for
Confidential Employees not Included Under the CSEA
Administrative Contract
4.5 Report of the City Controller
Planning & Economic Development Committee
Items
5.1 4th Amendment to HUD Entitlement Citizen
Participation Plan - COVID-19 Amendment
5.2 Inlet Island Urban Renewal Project, Authorize
Transfer of City-Owned Properties to IURA - Declaration
of Lead Agency
5.3 Inlet Island Urban Renewal Project, Authorize
Transfer of City-Owned Properties to IURA Environmental Review
5.4 Inlet Island Urban Renewal Project, Authorize
Transfer of City-Owned Properties to IURA - Action
5.5 An Ordinance to Release City Easement Across 401
E. State Street Parcel
5.6 Resolution to Select Artwork for a Mural Installation
in the Dryden Road Parking Garage
5.7 A Resolution to Authorize the Conveyance of the
Northside Apartments, Overlook Terrace, and the
Southview Gardens Public Housing Projects by the
Ithaca Housing Authority to Ithaca No Housing
Development Fund Company Inc.
Individual Member Filed Resolutions
6.1 Resolution to Honor Former Common Council
Member Donald J. Slattery – Alderperson Murtagh
6.2 Resolution to Honor Community Member Audrey
Cooper – Alderperson Nguyen
* To be distributed under separate cover
New Business
7.1 Approval of Sky Ride Sculpture Location

Yes
Yes
Yes
Yes

5 Mins
5 Mins

No

City Controller

Yes

Planning Division
and IURA Staff

10 Mins

5 Mins

Yes

5 Mins

Yes

5 Mins

Yes

20 Mins

Yes

10 Mins

Yes

10 Mins

Yes

15 Mins

Yes

Alderpersons
Murtagh & Nguyen

10 Mins

Yes

Dep Dir of Economic
Development

10 Mins

Item

Voting

Presenter(s)

Time
Allotted

Yes

Mayor Myrick

5 Mins

No

Common Council

15 Mins

Item
Mayor’s Appointments
8.1 Reappointments to the Parks, Recreation, & Natural
Resources Commission
8.2 Appointments to the Fiscal Oversight Committee for
the Conference Center
Reports from Council and Staff
9.1 Reports of Special Committees
9.2 Reports of Common Council Liaisons
9.3 Report of City Clerk
9.4 Report of City Attorney

Staff

Meeting Wrap-Up
10.1 Adjournment

How to Participate in Public Comment:
You are welcome to participate in the public comment portion of the meeting in one
of the following ways:
Email Common Council Through the Agenda Link
Written comments can be submitted to Common Council using this form: Common
Council Public Comment Form Comments should be submitted no later than 5:00
pm on the day of the meeting. These comments will not be read into the record
but will be included as an attachment to the meeting minutes. Any comments
received after 5:00 pm will be saved for the next meeting.
Register to Speak at a Meeting
The first hour of the meeting will be dedicated to public speaking and up to 40
people can register to speak at the beginning of the meeting. Speakers will be
taken in the order of registration and speaking time limits may be adjusted due to
the number of registered speakers. You must be present in the room when it is
your turn to speak, or you will forfeit your time.
Get Creative: Send us a Social Media Link
Send us a social media video with your thoughts and ideas. You can send it in
using the public comment link found on each agenda and then the URL to your
video will also be included in the public record.
Questions about the meeting protocol can be forwarded to City Clerk Julie Conley
Holcomb at (607) 274-6570 or jholcomb@cityofithaca.org in advance of the
meeting.

July 29, 2021

MEMORANDUM
FROM: Hector Chang, Active Transportation Coordinator, Bike Walk Tompkins
Margaret Johnson, Director, Bike Walk Tompkins
Jennifer Dotson, Executive Director, Center for Community Transportation
TO: Members of Common Council
RE: Success of Previous Bikeshare in Ithaca and Options to Restart
Bike Walk Tompkins (BWT) has put together this memo to provide you with a snapshot of the findings from
our community’s experience with bikeshare and an update on recent developments which could help bring
back this essential shared transportation service to Ithaca. Bikeshare is directly tied with goals specified in
City of Ithaca’s Plan Ithaca comprehensive plan, IAED’s Tompkins County Recovery Strategy, and is an
important tool in achieving the goal of an equitable transition to a carbon-neutral community as outlined in
the City’s Green New Deal.
Ithaca’s experience with Lime bikeshare in 2018 and 2019 was a runaway success in terms of ridership,
use, and benefits provided to our community. While BWT’s initial expectation was that the system would
garner around 10,000 trips in its first year, trip data shows Lime exceeded all expectations with over
177,000 rides taken over its two-year lifetime in Ithaca. Additional survey data collected by BWT revealed
that nearly one-quarter of Ithacans used the Lime system and that bikeshare made headways in addressing
some of the most pressing gaps in our transportation system.
FURTHER EVIDENCE OF BIKESHARE SUCCESS
•

•
•

•
•

Trip data captured by Lime and verified by BWT showed that 77,606 trips were taken in 2018, and
100,300 trips were taken in 2019. For comparison, Pittsburgh’s (population: 302,000) bikeshare
system received 114,000 rides in 2019.
21% of residents and 26% of students rode a Lime bike in Ithaca, based on a randomized phone
survey statistically valid for our urbanized area (i.e. City of Ithaca and suburbs).
The median duration of bike trips was 7 minutes and hotspots of activity included grocery stores,
transit stations, library and community centers, and commercial areas, suggesting that most trips
were made for non-recreational purposes.
28% of users reported driving less often on a regular basis thanks to access to the bikeshare
system, and 24% reported less taxi and Uber use.
While community members of all ages, genders, ethnicities, incomes, and educational backgrounds
used Lime; survey data showed that people of color, people from lower-income households, and
students had a higher tendency to be bikeshare riders.

•

There is demonstrated evidence of people using bikeshare as a first-mile/last-mile trip to access
TCAT stops and to make trips currently not served by transit (e.g. non-Cornell late night, early
morning shifts on South Meadow).

Full data on Lime in Ithaca can be found at www.bikewalktompkins.org/lime-reports.
WHY LIME LEFT
Despite being one of the best-performing bikeshare markets in Lime’s global operations, the consensus is
that Lime’s departure from Ithaca was primarily a response to industry and shareholder pressure. Lime grew
as a company to serve mainly major cities (e.g. Berlin, Paris, Los Angeles, Washington D.C.) with shared
electric scooters. At the start of the pandemic, Lime shut down its worldwide fleet in late April and later
restarted only in the markets that matched their new direction.
Following that, Bike Walk Tompkins focused our work on pandemic response, from providing free pop-up
bike repair to working with Southside Community Center’s RIBs program on a restart of their operations and
community bike sale. However, we know that at best, this will only partially address the demand for readily
available bikes for short trips.
OPTIONS TO RESTART BIKESHARE IN ITH ACA
Bike Walk Tompkins has been working with transportation partners at the City, Downtown Ithaca Alliance,
TCAT, and ITCTC on research to restart bikesharing services in Ithaca. Changes in the industry, as well as the
explosion in popularity of e-bikes, have made some private micromobility companies open to launching
electric bikeshare-only or mixed-fleet systems in Ithaca at no cost to the community, much like the Lime
model. A limitation to working with a private service provider is no guarantee of indefinite presence. With
Lime, the City established an MOU to outline the relationship.
BWT has also explored options to develop a locally owned non-profit bikeshare system. While this option will
require an outlay to purchase a fleet of pedal-assist e-bikes and related equipment ($250-600K for 100-250
bikes) plus ongoing financial support usually from a mix of public and private funding sources ($150-250K
per year), it is a model that has given rise to sustainable bikeshare systems in other cities (e.g. Buffalo, NY;
Kansas City, MO; Pittsburgh, PA).
As either bikeshare option will be operating on the City’s right-of-way to benefit residents, students, and
visitors alike, Bike Walk Tompkins and our transportation partners are seeking the City’s support (not
financial, at this time) for either of the two options outlined above.

CONSENT AGENDA:
CITY ADMINISTRATION COMMITTEE:
3.1 Amendment to the Youth Bureau 2021 Roster
WHEREAS, The Youth Bureau is planning for the anticipated retirement of the
Fiscal Manager at the end of 2021; and
WHEREAS, the succession plan includes hiring a new Fiscal Manager before the
end of the year to ensure the smooth transition of information and duties; and
WHEREAS, the Youth Bureau has worked closely with HR and received approval
from the Civil Service Commission to create a Fiscal Manager position; now,
therefore, be it
RESOLVED, That the Personnel Roster of the Youth Bureau shall be amended
effective August 1, 2021, as follows:
Add: One (1) Fiscal Manager 40 hours
and, be it further
RESOLVED, That any existing funds associated with this change will come from
within the approved 2021 Ithaca Youth Bureau budget.

Ithaca Youth Bureau
1 James L. Gibbs Drive
Ithaca, New York 14850
Phone: (607) 273-8364
Fax: (607) 273-2817
“Building a foundation for a lifetime.”

To: City Administration Committee
From: Liz Klohmann, Director
Re: 2021 Roster Amendment
Date: 7/28/21
The Youth Bureau is planning for the anticipated retirement of the Fiscal Manager at
the end of 2021. Our succession plan includes hiring a new Fiscal Manager before the
end of the year. The Youth Bureau would like to amend the Youth Bureau Roster by
adding a Fiscal Manager position (40 hours) to allow for the transfer of information and
training. We have worked with HR and the Civil Service Commission has approved the
new position. In 2022 we will only fund one Fiscal Manager.
This change will be effective August 1, 2021. This change does not require any budget
amendments.

3.2 A Resolution Authorizing Implementation and Funding in the First
Instance 100% of the Federal Aid-Eligible Costs and State “Marchiselli”
Program-Aid Eligible Costs, of a Transportation Federal-Aid Project, and
Appropriating Funds Therefore.
WHEREAS, the City of Ithaca has been awarded a discretionary BUILD grant from
the U.S. Department of Transportation for the Cayuga Waterfront Revitalization
Project (the “Project”); and
WHEREAS, the Project is eligible for funding under Title 23 U.S. Code, as
amended, and the City’s application for funding calls for the apportionment of the
costs of the Project to be borne at the ratio of 50% Federal funds and 50% nonfederal funds; and
WHEREAS, the City of Ithaca desires to advance the Project by making a
commitment of 100% of the non-federal share of the costs of Planning/Scoping
and Preliminary Engineering/Design; and
WHEREAS, preliminary engineering and design are exempt from further
environmental review as Type II actions; now, therefore be it
RESOLVED, That the Common Council hereby approves the above-subject
project; and be it further
RESOLVED, That the Common Council hereby authorizes the City of Ithaca to pay
in the first instance 100% of the federal and non-federal share of the cost of
Planning/Scoping and Preliminary Engineering/Design work for the Project or
portions thereof, and be it further
RESOLVED, That the sum of $1,500,000 is hereby appropriated from the issuance
of serial bonds and made available to cover the cost of participation in the above
phases of the Project, and be it further
RESOLVED, That Common Council hereby creates Capital Project # 887, Cayuga
Waterfront Revitalization Project, to include the Project costs of $1,500,000, and
be it further
RESOLVED, That in the event the full federal and non-federal share costs of the
project exceeds the amount appropriated above, the Common Council of the City
of Ithaca shall convene as soon as possible to appropriate said excess amount
immediately upon the notification by the NYSDOT thereof, and be it further
RESOLVED, That the Mayor of the City of Ithaca be and is hereby authorized to
execute all necessary Agreements for the Project, and the Superintendent of
Public Works is hereby authorized to execute all necessary certifications or
reimbursement requests for Federal Aid on behalf of the City of Ithaca with the
Federal Highway Administration and the New York State Department of
Transportation in connection with the advancement or approval of the Project and
providing for the administration of the Project and the municipality’s first instance
funding of Project costs and permanent funding of the local share of federal-aid

and state-aid eligible Project costs and all Project costs within appropriations
therefore that are not so eligible, and be it further
RESOLVED, That this project be undertaken with the understanding that the final
cost of the Project to the City of Ithaca will be roughly 50% of said portion, currently
estimated at $750,000 of the $1,500,000 authorized for this portion of the project,
in monies and in-kind services as managed by the Superintendent of Public Works
and monitored by the City Controller, and be it further
RESOLVED, That a certified copy of this resolution be filed with the New York
State Commissioner of Transportation by attaching it to any necessary Agreement
in connection with the Project, and be it further
RESOLVED, This Resolution shall take effect immediately.

CITY OF ITHACA
108 East Green Street, Ithaca, New York 14850-5690
Department of Public Works - Engineering Division
Telephone: 607 / 274-6530
Fax: 607 / 274-6487

To:
From:
Date:
Re:

City Administration Committee
Tim Logue, Director of Engineering
July 20, 2021
Master Agreements for BUILD grant

Please find enclosed a resolution authorizing a new federal-aid, capital project for the
Cayuga Waterfront Revitalization Project. The resolution authorizes a capital project in
an amount of $1,500,000 with the understanding that 50% or up to $750,000 is eligible
for reimbursement as part of a BUILD grant awarded to the City this past fall by the
Federal Highway Administration (FHWA). The resolution also authorizes the Mayor to
sign agreements with both the FHWA and the New York State Department of
Transportation (NYSDOT) for the project because we are proposing to structure this like
a typical federal-aid project for the City where we have a funding agreement with
NYSDOT. That said, FHWA wants the City to sign on to an agreement between FHWA
and NYSDOT, who would be a primary recipient of the federal funds, and the City
would be a sub-recipient. This simplifies much of the administrative work for the City.
Based on my conversations with the CA committee last November, the City has
petitioned FHWA for a revised scope compared to the grant application as submitted.
The grant application was for a $2.6M project to achieve a scope of work that would
result in construction documents for the Route 13 urban boulevard, a Fifth Street
extension and enhanced crossings for people walking and biking across the highway.
The approved revision of scope is for a $1.5M project to include a broad planning and
scoping effort, public outreach and input, and preliminary engineering for selected
project components, which may entail more than the three concepts. This scope would
allow the City to evaluate a wide range of ideas, select alternatives based on
preliminary engineering, environmental, social and financial benefits/costs, and
ultimately chose a preferred alternative. We would end the scope there, and not take
alternatives into final design and construction documents. Similarly, there is no funding
for construction at this time, so a phasing and funding plan will be needed.
Unfortunately, I will not be available for your meeting on the 28th; I’ll be on vacation.
Erin Cuddihy has agreed to attend your meeting instead.
"An Equal Opportunity Employer with a commitment to workforce diversification."

3.3 Proposed Resolution to Authorize NYSEG Easement
WHEREAS, NYSEG requires an easement to place certain power lines that serve
the training facility for the Ithaca Fire Department underground, as depicted in
Exhibit A (attached); and
WHEREAS, City staff is supportive of the installation of underground lines; now,
therefore be it
RESOLVED, That Common Council grants the permanent easement requested by
NYSEG and authorizes and directs the Mayor to sign the necessary documents.

To:

City Administration

From: Tom Parsons, Fire Chief
cc:

Svante Myrick, Mayor
Jeanne Grace, City Forester
Michael Thorne, Superintendent of Public Works

Date: July 16th, 2021
Re:

Resolution for an NYSEG Easement

Earlier this year, I was contacted by NYSEG about relocating the electrical service lines that
provide power to the Fire Training Center on Pier Road.
Currently, the power to the fire training center comes along overhead electrical lines from
Stewart Park, across Fall Creek, down to the Training Center along the westside of Fall Creek.
NYSEG has proposed to relocate the powerlines to an underground service leading from a utility
pole northeast of DPW, across Pier Road, and along the west side of Pier Road to the Training
Facility. The overhead lines between Stewart Park and the Fire Training Center would be
removed.
A map of the location for the easement is included with this memo. The area of excavation from
the utility pole near DPW to the Fire Training Center will be restored to near original conditions.
The City Forester, Jeanne Grace, was involved in the initial conversations with NYSEG and
supported the relocation of the electrical service from overhead to underground.
Assistant City Attorney Krin Flaherty has reviewed the documents for the easement that NYSEG
provided.

I|

NYSEG

\llay 14,2021

City of lthaca
108 E Green Street
Ithaca, NY 14850

RE

Taxl,liap 2.-2-2
Stewart Park Road
Town of lthaca, County of Tompkins

Dear Landowner,
Enclosed is an easement which is necessary to fulfill your request to move the electric facilities
from overhead to underground in order to serve the training facility for the lthaca Fire Dept. I have
included a sketch of the proposed design for your records,
lf you are in agreement, please have an authorized party sign the document in the presence of a
notary. I have notated on the document where to place your signatures and title. A return
envelope has been enclosed for your convenience.
Should you have any questions I can be reached at 585-484-3846.
Best Regards,

lssac Giroux
Contractor to New York State Electric & Gas (NYSEG)

Enclosures

I

4125 Route 22, Plartsburgh, NY 1290.1-5619

'AvANGnrD

www.nyseg.com
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EASEMENT
THIS INSTRUMENT WITNESSETH THAT

CITY OF ITHACA

hereinafter called the Grantor(s), being the owner(s) of or having an interest in land situate in

ITHACA

, County of

highway known as

STEWART P ARK ROAD

by lands of

N/F CITY OF ITHACA

by lands

of

TOMPKINS
, bounded

the

MUNICIPALITY of

, State of New York, fronting on the street or

SOUTHERLY IN PART
NORTHERLY

and

WESTERLY

LAKE

N/F CAYUGA
, for and in consideration of the sum of One and
No/100 Dollars ($1.00), the receipt of which is hereby acknowledged, does hereby grant and release unto NEW YORK
STATE ELECTRIC & GAS CORPORATION, a corporation organized under the laws of the State of New York, having an
office at 18 Link Drive, in the Town of Kirkwood, County of Broome, State of New York, hereinafter called the Grantee, its
lessees, licensees, successors and assigns forever, a permanent easement and right of way, with the right, prlvilege and
authority to install, construct, reconstruct, extend, operate, inspect, maintain, repair, replace, and at its pleasure, remove,
underground electric, gas and communication systems, including cables, wires, vaults, pedestals, closures, hand/man
holes, pipes, ducts and conduits, with the necessary fixtures or apourtenances thereto, including transformers and
switching equipment, which the Grantee shall require now and from time to time for the underground transmission and/or
distribution of electric current, natural and/or manufactured gas and communications, for public or private use, in, upon,
over, under, and across said land and/or the highways abutting or running through said land.
The easement and right of way hereby granted and released is
-'15feet in width throughout its extent,
situate, lying and being as follows:

SEE EXHIBIT ''A'' ATTACHED HERETO AND MADE A PART HEREOF:

THE GRANTEE, its successors and assigns, are hereby expressly given and granted the right to assign this
easement and right of way, or any part thereof, or interest therein, and the same shall be divisible among two or more
owners, as to any right or rights created hereunder, so that each assignee or owner shall have the full rights and
privileges herein granted, to be owned and enjoyed either in common or severally.
TOGETHER with free ingress and egress over the easement and right of way and other lands of the Grantor(s)
for all of the above purposes and the right now and from time to time to trim, cut, burn, treat and/or remove by manual,
mechanical and chemical means trees, roots, brush, structures and other obstructions within said easement and right of
way.

PROVIDED, however, that any damage (other than for trimming, cutting, treating, burning and/or removing trees,
roots, brush, structures and other obstructions as above provided) to the property of the Grantor(s), caused by the
Grantee in the exercise of its rights under this instrument shall be borne by the Grantee.
RESERVING, however, to the Granto(s) the right to cultivate the ground and the right to cross and recross
said easement and right of way provided that such use of said ground shall not interfere with, obstruct or endanger any
rights granted as aforesaid and shall not disturb the grade of said ground as rt now exists, and provided that no structure
shall be erected, no trees shall be grown, cultivated or harvested, and no excavating, mining or blasting shall be
undertaken within the limits of the easement and right of way without written consent of the Grantee.
This lnstrument shall be binding on and inure to the benefit of the parties hereto and their respective heirs,
executors, administrators, successors and assigns.
lN WITNESS WHEREOF, the Granto(s) ha s

hereunto set

day of

2021

it's

hand(s) and seal(s) this

-ilte

IN PRESENCE OF:
CITY OF ITHACA Bv.

(1.s.)

Address: 108 E Green Street
Ithaca, NY 14850
(1.s.)
Address:

(1.s.)
Address:

(LS)
Address

RW-7, 02100

New York State Electric & Gas Corp. - Records lt/lanagement & Real Estate Services
EASEMENT

Line

Auth. 9800008392 Parcel

(Personal or Corporate Acknowledgment)

u63-1, U63-2

L 175: UG

RWC -

STATE OF NEW YORK

)

COUNTY OF

)

SS:

(Personal or Corporate Acknowledgment)
STATE OF NEW YORK

)

COUNTY OF

)

(Subscribi ng Witness Acknowledgment)

SS:

)

COUNTY OF

)

SS

No

Area Cost Center No.

RC2J02041 0

Construction W.O. No

801 000309238

On the

day of

On the

_

, before me, the undersigned, a Notary

Public in and for said State, personally appeared

day of

, before

, before me, the undersigned, a Notary

basis of satisfactory evidence to be

the
individual(s) whose name(s) is (are) subscribed to
the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their
capacity(ies), and that by his/her/their signature(s)
on the instrument, the lndividual(s) or the person*

TO
NEW YORK STATE ELECTRIC
& GAS CORPORATION

Dated

upon behalf of which the lndividual(s)

2021

acted,

executed the instrument.
STATE OF NEW YORK

)

COUNTY OF

)

SS:

Recorded on the

personally known

to me or proved to me on the

basis of satisfactory evidence to be

the

individual(s) whose name(s) is (are) subscribed to
the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their
capacity(ies), and that by his/her/their signature(s)
on the instrument, the lndividual(s) or the person*

upon behalf of which the lndividual(s) acted,

executed the instrument.

Notary Public

subscribing witness

in Book

_

and examined.

(Clerk)

that

reside(s) at

-hg
in the

that
knew
to be -he
the lndividual
described in and who
executed the foregoing
- instrument that _ he, said
subscribing witness, was present and saw
execute the same; and that
said witness, at
name as witness
the same time, subscribed hthereto.

Notary Public
Notary Public

*

"For the purposes of this section, the term
"person" means any corporation, joint stock
company, estate, general partnership (including

* "For the purposes of this section, the term
"person" means any corporation, joint stock
company, estate, general partnership (including

any registered limited liability partnership or foreign
limited liability partnership), limited liability
company (including a professional service limited
liability company), foreign limited liability company

any registered limited liability partnership or foreign
limited liability partnership), limited liability
company (including a professional service limited
liability company), foreign limited liability company

(including

(including

partnership, natural person, attorney in fact, real
estate investment trust, business trust or other
trust custodians, nominee or any other individual

partnership, natural person, attorney in fact, real
estate investment trust, business trust or other
trust custodians, nominee or any other individual

or entity in its own or any representative capacity."

or entity in its own or any representative capacity."

a foreign professional service limited
liability company), joint venture, limited

Consideration on this document
is less than $100.00

foregoing

tU

of Deeds at

Page

to the

instrument, with whom I am personally acquainted,
who being by me duly sworn, did depose and say

day of

o'clock

me personally came

Public in and for said State, personally appeared

the
personally known to me or proved to me on the

day of

On this

CITY OF ITHACA

at

STATE OF NEW YORK

a foreign professional service limited
liability company), joint venture, limited

TAX MAP NUMBER

Section 2.

Block 2

Lot

2

RETURN TO
PROPERTY [\4ANAGEMENT
RECORDS CENTER
NEW YORK STATE ELECTRIC & GAS CORP
POST OFFICEBOX5224
BINGHAMTON, NEW YORK 13902.5224

Exhibit tt A"
Parcel fronting on Stewart Park Road
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Moving overhead electric facilities to underground
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CITY ADMINISTRATION COMMITTEE:
4.1 2021 Room Tax Budget – Establishing New Revenue and Expenditure
Accounts in the 2021 City of Ithaca Budget
WHEREAS, a City of Ithaca hotel room occupancy tax was established earlier this
year to support the downtown conference center project, and lodging properties in
the City have been collecting the tax since April 1, 2021, and room tax revenues
are projected to be $994,817 in 2021; and
WHEREAS, the City has executed an agreement with Tompkins County for the
County to pay the City 4% of County room tax collections for 30 years beginning in
2021 for exclusive use for the conference center project, and 2021 County
payments to the City for the conference center are projected to be $76,278; and
WHEREAS, bond financing for the conference center project has closed, funding
and lease agreements have been executed, and construction has begun on the
downtown conference center project; and
WHEREAS, the Downtown Ithaca Local Development Corporation (LDC) has been
established to own and manage the conference center, and the LDC has
developed a recommended 2021 room tax budget; and
WHEREAS, a Fiscal Oversight Committee with majority City representation has
reviewed and approved the recommended 2021 room tax budget which includes
both LDC and City allocations; and
WHEREAS, a highly qualified conference center operator, ASM Global, has been
engaged and has provided the LDC with a budget to support pre-opening activities
to ensure a successful opening of the conference center, including support for
marketing, sales, design consulting, planning, and procurement among other preopening activities; and
WHEREAS the recommended LDC budget for 2021 capitalizes various reserve
accounts ($750,000), and supports both ASM and LDC pre-opening project
expenses ($142,164), and the total LDC conference center budget for 2021 is
$892,164; and
WHEREAS, the City Controller is budgeting $20,000 in 2021 for room tax financial
administration, and the 2021 room tax budget also includes a $100,000
contribution to the City Final Reserve account, to be held in a separately
designated reserve account at the City; and
WHEREAS, after subtracting the 2021 combined budgeted room tax expenses
including City and LDC expenses ($1,012,164), from the combined budgeted room
tax revenues including City room tax revenues and County conference center room
tax payments ($1,071,095), a year-end unallocated room tax reserve balance of
$58,931 is anticipated, and these unallocated room tax reserves would be
available to be budgeted exclusively for conference center related expenses in a
future budget year; and

WHEREAS, a successful Community Conference Center project will be an asset
for the City of Ithaca resulting in significant increased room tax and sales tax
revenues, the addition of new direct and indirect jobs; significant economic impact
beyond center operations through the purchase of supplies and services; an
estimated 22,000 new room nights as well as annual visitation of over 63,000 after
center operations are stabilized in year five; now, therefore be it
RESOLVED, That the City Controller is authorized to establish payment and
accounting procedures for room tax revenues and expenses in support of the
conference center project and in alignment with conference center funding
agreements and standard city budgeting and accounting practices, and be it further
RESOLVED, That new room tax revenue and expense accounts are established in
the 2021 City general fund budget as follows:
Revenue Account:
A6989-1113 Tax on Hotel Room Occupancy 2021 Budget

$1,071,095

Expense Account:
A6989-5430 Other Econ. Dev. Fees
A6989-5435 Other Econ. Dev. Contact

$20,000
$892,164

Balance Sheet Accounts:
A889
Reserve for City Room Tax
A890
Reserve for City Room Tax Final Reserve

$58,931
$100,000

RESOLVED, That in no case will 2021 room tax expenses exceed 2021 room tax
revenues.

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

City of Ithaca Common Council, City Administration Committee

From: Tom Knipe, Deputy Director for Economic Development
Date: July 21, 2021
Re:

2021 City Ithaca Hotel Room Occupancy Tax Budget

The purpose of this memo is to provide background information for the attached resolution
establishing the City of Ithaca hotel room occupancy Tax revenue and expenditure budgets for
2021.
The new City of Ithaca hotel room occupancy tax went into effect on April 1, 2021, with the first
payments due to the City in June. All lodging properties in the City are now required to collect
an additional 5% sales tax on non-exempt stays and by law use of these revenues is restricted to
the downtown conference center project. The Downtown Ithaca Local Development Corporation
is the entity which has been established and has executed a lease agreement for the conference
center space in the Asteri Green Street Garage redevelopment project. The LDC will also hold a
contract with ASM Global, the third party conference center operator, and develop and monitor
an annual conference center budget. The Conference Center Fiscal Oversight Committee (FOC)
is the group of financial partners, with majority City representation, which has been established
to review the LDC’s proposed room tax budget and recommend it to Council. City
representatives on the FOC are Steve Thayer, Nels Bohn, Dan Cogan and Tom Knipe.
In addition to the 2021 budget presented here, the LDC and FOC have also prepared a ten-year
room tax cash flow budget for 2021 through 2030. The conference center is expected to open in
late 2023. Construction is being funded primarily by a $34M bond and a $5M grant from New
York State. The first debt service payment on the bonds will be in October, 2024. The City has
executed a financial assistance agreement with the bond holders agreeing to cover the bond
payments for 30 years. Room tax revenues are the intended source and projected to cover the
bond payments and all other conference center related costs.
During the pre-opening period (2021-2023), room tax will be set aside to capitalize several
reserve accounts at both the LDC and the City that, combined with partner financial
commitments, will serve to protect against needing to use City general fund revenues other than
room tax to meet the City’s obligations under the bond agreements. During this period, room tax
will also be used for pre-opening costs borne by the LDC including bringing ASM, the 3rd party
operator, on board to help plan for a successful launch including sales and marketing,
architectural review, procurement of furniture, fixtures and equipment (FFE), etc.
By the end 2023, the following reserve funds are budgeted to be fully capitalized from room tax:
1) Primary Operating Reserve ($500,000 – held by the LDC), 2) Capital Replacement Reserve
($500,000 – held by the LDC), 3) Working Capital Reserve ($150,000 – held by the LDC), and
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4) Final Operating Reserve - $400,000 – held by the City. In the 10 year budget, the Capital
Replacement Reserve and the City Final Reserve balances both grow to more than $850,000 by
2030. Further, the room tax budget sets aside $500,000 between 2021 and 2023 to float the final
ESD grant payment which will be paid to the project by Empire State Development upon
meeting project job targets. It is anticipated that this final ESD payment will come sometime
after opening, but the related construction expenses need to be covered sometime before the
opening. When reimbursed by ESD is made, this $500,000 will be available to cover other
project expenses, thus providing additional protection to City taxpayers. The full 10-year cash
flow budget is available upon request.
The LDC and FOS have developed a 2021 room tax budget as follows.
Revenues

2021

City of Ithaca Room Tax Revenues

$994,817

Tompkins County Room Tax Payments to City (4% of County
Room Tax for the Conference Center)

$76,278

Total Revenues

$1,071,095

Expenses

2021

LDC reserve contributions

$750,000

LDC Pre-Opening costs

$142,164

Total LDC (from above)

$892,164

Debt Service (Bond Payments)

$0

Tax Administration (Controller)

$20,000

To City Final Reserve

$100,000

Total Annual City Room Tax Expenses

$1,012,164

Net Revenues (Revenues minus Expenses to Unallocated Room
Tax Fund Balance

$58,931

Preliminary reports from the local lodging industry suggest that our room tax revenue projections
are conservative and that 2021 revenues may end up being greater than budgeted. Any additional
unallocated revenues would flow to the unallocated room tax fund balance and be available to be
allocated for conference center expenses in a subsequent budget year. If for some reason,
revenues are less than budgeted, in no case will payments made to the LDC in 2021 for
conference center expenses exceed room tax revenues collected in 2021 (including County room
tax payments made to the City for the project).
As a reminder, in addition to room tax the project is supported financially by several other
sources. We have executed an agreement with Tompkins County in which the County will
provide 4% of all County room tax revenues to the City for 30 years beginning this year for
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exclusive use for the conference center. Annual County contributions are expected to range from
$76,000 in 2021 to more than $200,000 in later years of the agreement. A financial assistance
agreement has also been executed with the Downtown Ithaca Alliance, and the Chamber
Foundation acting on behalf of the four major downtown hotels (Downton Ithaca Marriott, Hotel
Ithaca, Hilton Canopy, and Hilton Garden Inn). The DIA will contribute $50,000 per year for ten
years beginning in 2024 to capitalize a secondary operating reserve fund. And the four major
downtown hotels have committed to collectively contribute $100,000 towards project
construction, and then $50,000 annually for 10 years in sponsorship. In addition, they will create
a Tertiary Operating Reserve account to be held by the Tompkins Chamber Foundation with a
balance of $150,000, and in the case that any of those funds are utilized to support operations, up
to an additional $150,000 annually for 10 years to replenish that account. These additional
reserves provide additional protection to City tax payers should expenses be higher and/or
revenues by lower in any given year during the operating period.
For the 2022 budget and subsequent years, the room tax budget process will follow the same
timeline and process as the overall City budgeting process. However, since this new tax was
established mid-year this year, and the LDC is incurring project expenses this year, a mid-year
budget adjustment is needed to establish new revenue and expenditure lines in the City of Ithaca
budget.
I will attend the City Administration Committee meeting on July 28th to answer any questions
about the room tax budget. I am also available to answer questions about the conference center
project and room tax at tknipe@cityofithaca.org.
Attached:
• Proposed Common Council resolution – 2021 Room Tax Budget
• Appropriation Certificate
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4.2 Proposed Motion to Enter into Executive Session to Discuss Matters
Relating to Collective Negotiations with Bargaining Units
RESOLVED, That Common Council enter into Executive Session to Discuss
Matters Relating to Collective Negotiations with Bargaining Units.
4.3 Common Council – Approval and Authorization to Execute CSEA
Administrative Unit Contract
RESOLVED, That the Common Council approves the agreement between the City
of Ithaca and the CSEA Administrative Unit for a five‐year term commencing
January 1, 2020 and expiring December 31, 2024; and, be it further
RESOLVED, That the Mayor is authorized to fully execute the agreement on
behalf of the City.

4.4 Authorization and Approval of Compensation for Confidential Employees
Not Included Under the CSEA Administrative Contract
RESOLVED, That for the period of January 1, 2020 through December 31, 2024,
all rostered employees not covered by a formal labor contract, excluding positions
designated as management or seasonal, be granted salary increases and fringe
benefits in accordance with the provisions of the CSEA Administrative Unit
contract.

PLANNING AND ECONOMIC DEVELOPMENT COMMITTEE:
5.1 4th Amendment to HUD Entitlement Citizen Participation Plan - COVID-19
Amendment
WHEREAS, the Citizen Participation Plan establishes the City of Ithaca’s
procedures for involving the public in development and implementation of the HUD
Entitlement Program, and
WHEREAS, on March 31, 2020, in response to the COVID-19 pandemic and
mandated social distancing, the U.S. Department of Housing and Urban
Development (HUD) issued a Mega-waiver covering HUD-administered programs
that included flexibility regarding citizen participation and public hearings for
Consolidated Plans and Action Plans, and
WHEREAS, the City of Ithaca seeks to establish expedited procedures necessary
to quickly and effectively administer federal funding made available to respond to
the COVID-19 Pandemic in accordance with the HUD Mega-waiver, and
WHEREAS, an annual Action Plan contains a description and budget for individual
activities to be undertaken with funding made available to the City of Ithaca
through the HUD Entitlement program, including the CDBG and HOME programs,
and
WHEREAS, the HUD Mega-waiver identifies a minimum five (5) day public
comment, period, to include a virtual public hearing with opportunity for citizens to
comment in real time, provides reasonable notice and opportunity for comment to
meet citizen participation requirements for Consolidated Plans and Action Plans;
and
WHEREAS, the applicability of temporary COVID-19 pandemic amendments to the
Citizen Participation Plan expire on July 31, 2021 though the federal emergency
may extend beyond the expiration date; now, therefore, be it
RESOLVED, That the Common Council for the City of Ithaca hereby adopts a 4th
amendment to the City of Ithaca HUD Entitlement Citizen Participation Plan, dated
April 23, 2020, to extend the applicability of expedited public participation
procedures in accordance with HUD-issued waivers for the following funding:
● CDBG-CV grant
● HOME American Rescue Plan grant
● FY19 and FY20 CDBG grants
● FY19 and FY20 HOME grants

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

SUMMARY OF PUBLIC COMMENT
4th Amendment to the Citizen Participation Plan (CPP)

The expedited Public Comment Period opened on Monday, June 28, 2021 and will close on
Thursday, July 22, 2021. A Public Hearing is scheduled for the July 21, 2021 Planning and
Economic Development Committee (PEDC).
One written comment was received as of July 12, 2021. Should further comments be received,
the IURA Community Development Planner will report this at the July 21, 2021 PEDC meeting.
PUBLIC COMMENT - 4th Amendment to the Citizen Participation Plan

1. Written comment received on June 28, 2021 in favor of lifting expiration date in order to
ensure HUD’s waivers may be utilized as long as necessary.

5.2 Inlet Island Urban Renewal Project, Authorize Transfer of City-Owned
Properties to IURA - Declaration of Lead Agency
WHEREAS, the State Environmental Quality Review Act (“SEQRA”) and Chapter
176 of the City Code, the City Environmental Quality Review Ordinance
(“CEQRO”), require that a lead agency be established for conducting
environmental review of any action subject to such review, in accordance with
state and local environmental law, and
WHEREAS, SEQRA specifies that the lead agency shall be that agency which has
primary responsibility for approving, funding or carrying out the proposed action,
and
WHEREAS, the proposed action is Common Council authorization to transfer
approximately 1.8 acres of City-owned properties on Inlet Island to the Ithaca
Urban Renewal Agency, via an option agreement, for the purpose of structuring a
proposed property sale and development agreement with Finger Lakes
Development, LLC to undertake an urban renewal project subject to approval by
the Common Council, which is an “Unlisted” Action pursuant to CEQRO, thereby
requiring environmental review; and
WHEREAS, no other agency has jurisdiction to fund, approve or undertake the
action; now, therefore, be it
RESOLVED, That the Common Council of the City of Ithaca does hereby declare
itself as lead agency for the environmental review of this proposed action.

5.3 Inlet Island Urban Renewal Project, Authorize Transfer of City-Owned
Properties to IURA - Environmental Review
WHEREAS, the Common Council is considering granting authorization to transfer
approximately 1.8 acres of City-owned properties on Inlet Island to the Ithaca
Urban Renewal Agency, via an option agreement, for the purpose of structuring a
proposed property sale and development agreement with Finger Lakes
Development, LLC to undertake an urban renewal project subject to approval by
the Common Council, and
WHEREAS, such proposed option agreement shall include a seller contingency
requiring completion of environmental review and site plan approval of the urban
renewal project as a pre-condition for transfer of City-owned properties to the
IURA, and
WHEREAS, the City of Ithaca Common Council declared itself Lead Agency for the
environmental review of this proposed action, and
WHEREAS, the proposed action is categorized as an “Unlisted” action under the
City Environmental Quality Review Ordinance (CEQRO), and
WHEREAS, the proposed urban renewal project is not fully defined or designed at
this time, nor possible without acquisition of City-owned land, therefore an analysis
of potentially significant adverse environmental impacts of a yet-to-be defined
urban renewal project at Inlet Island is not feasible at this stage of the proposed
project, and
WHEREAS, the proposed urban renewal project will undergo separate
environmental review after it has been fully defined through the mandatory site
plan review process, and
WHEREAS, the City of Ithaca Common Council, acting as Lead Agency for the
environmental review, has reviewed and accepted as adequate a Short
Environmental Assessment Form, prepared by Ithaca Urban Renewal Agency
staff; now, therefore, be it
RESOLVED, The City of Ithaca Common Council, as lead agency in this matter,
hereby determines that circumstances warrant a segmented review of the
contingent property transfer from the other stages of the proposed urban renewal
project and that subsequent environmental review during the site plan review
process will be no less protective of the environment; and be it further
RESOLVED, That the City of Ithaca Common Council hereby determines that the
proposed action will result in no significant impact on the environment and that a
Negative Declaration for purposes of Article 8 of the Environmental Conservation
Law be filed in accordance with the provisions of Part 617 of the State
Environmental Quality Review Act.

5.4 Inlet Island Urban Renewal Project, Authorize Transfer of City-Owned
Properties to IURA - Action
WHEREAS, the Ithaca Urban Renewal Agency (IURA) and the City of Ithaca
collectively own approximately 3 acres of underutilized land on Inlet Island
(Project Site), and
WHEREAS, an Inlet Island urban renewal project proposed by Finger Lakes
Development, LLC failed to gain Common Council endorsement in 2008, and
WHEREAS, in 2020, the IURA received two unsolicited proposals for
development at the Project Site, and
WHEREAS, the IURA and Common Council rescinded the 2006 preferred
developer and sponsor status of Finger Lakes Development, LLC to clarify that
the IURA will use a competitive process open to all developers to propose
conceptual development plans for the Project Site, and
WHEREAS, in March 2021, the IURA issued a Request for Expressions of
Interest (RFEI) for conceptual development proposals at the Project Site, and
WHEREAS, the objective of the RFEI process was to identify if any respondent’s
schematic plan and development program offer sufficient community benefits to
gain conceptual approval from both the IURA and Common Council as the basis
for a proposed urban renewal project to redevelop the Project Site, and
WHEREAS, the IURA sought an urban renewal project that will improve the
physical, social, and economic characteristics of the project site and
surrounding area, and advance goals and objectives of the 2015 City’s
comprehensive plan, and its Waterfront Plan chapter adopted in 2019, and
WHEREAS, The Waterfront Plan encourages the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront, and
WHEREAS, RFEI responses were received from:
1. Waterfront Alchemy, LLC/Strategic Elements
2. Finger Lakes Development, LLC
3. Visum Development Group, LLC and
WHEREAS, at its June 2021 meeting, the IURA affirmed its Economic
Development Committee’s recommendation by selecting the conceptual
development plan submitted by Finger Lakes Development, LLC (FLD) as its
top-ranked conceptual development plan for an Inlet Island urban renewal
project, and

WHEREAS, the IURA further concluded that the FLD proposal offered strong
potential to improve the physical, social, and economic characteristics of the
project site and surrounding area, and advance goals and objectives of the
2015 City’s comprehensive plan, and its Waterfront Plan chapter adopted in
2019, subject to the following:
• Commitment from the developer to share environmental clean-up costs;
and
• Clarification of Finger Lakes Boating Center’s commitment to make
improvements, in terms of visual access and limited boat storage;
• Commitment by the developer to address the U.S. Coast Guard
Auxiliary’s need to maintain its water access and continued operations;
and
WHEREAS, to indicate conceptual support to pursue an urban renewal project
with FLD based on their conceptual development proposal, the IURA requests
the City of Ithaca Common Council provide the IURA with site control of certain
City-owned properties on Inlet Island; now, therefore be it
RESOLVED, that the City of Ithaca Common Council hereby authorizes
transfer of the following City-owned properties on Inlet Island to the Ithaca
Urban Renewal Agency, via an option agreement, for the purpose of structuring
a proposed property sale and development agreement with Finger Lakes
Development, LLC to undertake an urban renewal project subject to approval
by Common Council:
• Tax parcel map #43.-1-4, former Agway Fuels property
• Tax parcel map #52.-1-1.2, 446 Taughannock Blvd.
• Tax parcel map #43.-1-6, discontinued segment of Old Taughannock
Blvd.
• Tax parcel map #43.-1-5, 508 Taughannock Blvd. (subject to acquisition
from New York State)
, and be it further
RESOLVED, that the purchase option agreement may only be exercised upon
Common Council approval of an Inlet Island urban renewal project, and be it
further
RESOLVED, that the Mayor, subject to review by the City Attorney, is hereby
authorized to implement this resolution, including execution of any and all
instruments necessary to execute an option agreement with the IURA.

Short Environmental Assessment Form
Part 1 - Project Information

Instructions for Completing
Part 1 - Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.
Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.
Part 1 - Project and Sponsor Information
Name of Action or Project:
Inlet Island Urban Renewal Project, Authorize Transfer of City-Owned Properties to Ithaca Urban Renewal Agency (IURA)

Project Location (describe, and attach a location map):
Five properties on Inlet Island, Ithaca, NY (see attached map)

Brief Description of Proposed Action:
Transfer of approximately 1.8 acres of City-Owned land on Inlet Island to the IURA, via an option agreement, for the purpose of structuring a
proposed property sale and development agreement with Finger Lakes Development, LLC to undertake an urban renewal project subject to
Common Council approval. City-owned properties to be transferred include:
#43.-1-4 - Former Agway Fuels site
#52.-1-1.2 - 446 Taughannock Blvd.
#43.-1-6 - discontinued segment of Old Taughannock Bld.
#43.-1-5 - 508 Taughannock Blvd. (subject to acquisition from NYS)

Name of Applicant or Sponsor:

Telephone:
E-Mail:

City of Ithaca

607-274-6501

mayormyrick@cityofithaca.org

Address:
108 E. Green Street

City/PO:
Ithaca

State:

Zip Code:

NY

14850

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?
If Yes, attach a narrative description of the intent of the proposed action and the environmental resources that
may be affected in the municipality and proceed to Part 2. If no, continue to question 2.

NO

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval:

NO

3.a. Total acreage of the site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?

9 Forest
9 Agriculture
✔
9 Parkland

✔
9 Aquatic

✔

✔

1.8 acres
___________
___________
0 acres

___________acres
3.0

4. Check all land uses that occur on, adjoining and near the proposed action.
9 Urban
9 Rural (non-agriculture) 9 Industrial ✔
9 Commercial
✔

9 Residential (suburban)

9 Other (specify): _________________________
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YES

YES

NO

5. Is the proposed action,
a. A permitted use under the zoning regulations?

YES

N/A

✔

b. Consistent with the adopted comprehensive plan?

✔

6. Is the proposed action consistent with the predominant character of the existing built or natural
landscape?

NO

7. Is the site of the proposed action located in, or does it adjoin, a state listed Critical Environmental Area?
If Yes, identify: __________________________________________________________________________
_______________________________________________________________________________________

NO

8. a. Will the proposed action result in a substantial increase in traffic above present levels?

NO

YES

✔
YES

✔
YES

✔
b. Are public transportation service(s) available at or near the site of the proposed action?

✔

c. Are any pedestrian accommodations or bicycle routes available on or near site of the proposed action?
9. Does the proposed action meet or exceed the state energy code requirements?
If the proposed action will exceed requirements, describe design features and technologies:
_______________________________________________________________________________________
Not
applicable
_______________________________________________________________________________________
10. Will the proposed action connect to an existing public/private water supply?

✔
NO

YES

NO

YES

If No, describe method for providing potable water: ______________________________________
_______________________________________________________________________________________
11. Will the proposed action connect to existing wastewater utilities?

✔
NO

If No, describe method for providing wastewater treatment: ________________________________
_______________________________________________________________________________________

✔

12. a. Does the site contain a structure that is listed on either the State or National Register of Historic
Places?
b. Is the proposed action located in an archeological sensitive area?

NO

13. a. Does any portion of the site of the proposed action, or lands adjoining the proposed action, contain
wetlands or other waterbodies regulated by a federal, state or local agency?

NO

b. Would the proposed action physically alter, or encroach into, any existing wetland or waterbody?
If Yes, identify the wetland or waterbody and extent of alterations in square feet or acres: _______________
_______________________________________________________________________________________
_______________________________________________________________________________________

YES

YES

✔

✔
YES

✔

✔

14. Identify the typical habitat types that occur on, or are likely to be found on the project site. Check all that apply:
✔ Shoreline

 Forest
 Agricultural/grasslands
 Early mid-successional
✔ Urban
 Wetland

 Suburban
15. Does the site of the proposed action contain any species of animal, or associated habitats, listed
by the State or Federal government as threatened or endangered?

NO

16. Is the project site located in the 100 year flood plain?

NO

17. Will the proposed action create storm water discharge, either from point or non-point sources?
If Yes,
 YES
a. Will storm water discharges flow to adjacent properties?
 NO

NO

YES

✔
YES

✔

b. Will storm water discharges be directed to established conveyance systems (runoff and storm drains)?
 YES
If Yes, briefly describe:
 NO
_______________________________________________________________________________________
_______________________________________________________________________________________
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✔

YES

18. Does the proposed action include construction or other activities that result in the impoundment of
water or other liquids (e.g. retention pond, waste lagoon, dam)?
If Yes, explain purpose and size: ____________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility?
If Yes, describe: _________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe: __________________________________________________________________________
_______________________________________________________________________________________
_______________________________________________________________________________________

NO

YES

✔
YES

✔
YES

✔

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY
KNOWLEDGE
Nels Bohn, IURA Director of Community Development
Applicant/sponsor name: ___________________________________________

Signature: _______________________________________________________
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Date: ___________________________
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INLET ISLAND, ITHACA, NY

PROJECT NO.
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FIGURE 1
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Agency Use Only [If applicable]
Project: Inlet Island Land Transfer to IURA
Date:

7/15/21

Short Environmental Assessment Form
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.

Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”

No, or
small
impact
may
occur
1.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

✔

2. Will the proposed action result in a change in the use or intensity of use of land?

✔

3. Will the proposed action impair the character or quality of the existing community?

✔

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

✔

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

✔

6.

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

✔
✔

b. public / private wastewater treatment utilities?

✔

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

✔

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

✔

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?

✔

11. Will the proposed action create a hazard to environmental resources or human health?

✔

PRINT FORM
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Moderate
to large
impact
may
occur

Agency Use Only [If applicable]
Project:
Date:

Inlet Isl. Land Transfer
7/15/21

Short Environmental Assessment Form
Part 3 Determination of Significance
For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a
particular element of the proposed action may or will not result in a significant adverse environmental impact, please
complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that
have been included by the project sponsor to avoid or reduce impacts. Part 3 should also explain how the lead agency
determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting,
probability of occurring, duration, irreversibility, geographic scope and magnitude. Also consider the potential for shortterm, long-term and cumulative impacts.

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action may result in one or more potentially large or significant adverse impacts and an
environmental impact statement is required.
✔ Check this box if you have determined, based on the information and analysis above, and any supporting documentation,
that the proposed action will not result in any significant adverse environmental impacts.
City of Ithaca Common Council
_________________________________________________
Name of Lead Agency

July
15, 2021
_______________________________________________

Nels Bohn
_________________________________________________

IURA
Director of Community Development
_______________________________________________

_________________________________________________
Signature of Responsible Officer in Lead Agency

_______________________________________________
Signature of Preparer (if different from Responsible Officer)

Print or Type Name of Responsible Officer in Lead Agency

PRINT FORM

Date

Title of Responsible Officer
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At the Helm
on Inlet Island

A collaborative approach to steering the trajectory
of Ithaca’s working waterfront neighborhood

Response on Behalf of
Steve Flash & Jeffrey Rimland, Finger Lakes Development
With Support From
Lambrou Real Estate
Prepared By
Whitham Planning Design Landscape Architecture
Ithaca Urban Renewal Agency
Request for Expressions of Interest
April 7, 2021

Inlet Island RFEI Submission

Cover Letter
To the Ithaca Urban Renewal Agency Board,
It is our pleasure to submit our development team’s proposal for the Inlet Island Request for Expressions of Interest.
Our team is committed to realizing the City’s long-held vision for context-appropriate development on this site that
enhances the public experience of the waterfront. Working with our neighbors across the Inlet at the Agora project site, we
have developed a plan that thrives within the interface of waterfront neighbors and that connects the Inlet to the City grid.
We invite the City to consider the transformative impact of this joint effort by our project team members,
which is made possible by their collective ownership, and long-time stewardship of, these properties. We are able to
take a comprehensive, collaborative approach to benefit a broader public as a result of these plans. Our goal is to create
a welcoming, well-designed, and inclusive neighborhood that celebrates its setting by supporting the existing maritime
industry and small businesses as well as the public spaces and amenities along the water’s edge. Our concept for the future of
this site is outlined as follows:
• Our team proposes the Stays, an extended-stay ‘hometel’ concept where people who are visiting Ithaca for a long
weekend, season or who are local and want to live on the water for a time can have a place to call “home”.
• By partnering with INHS we are able to offer a second building, the Anchor, with approximately 50-56 affordable
housing units on the waterfront.
• The existing Finger Lakes Boating Center marina will be improved and will continue to offer high quality boating services
to anyone who wants to experience Cayuga Lake firsthand. The roof of the marine building and the new residential buildings
will feature a solar farm by Renovus Solar, creating the Inlet Island microgrid.
• A new pedestrian bridge will link the Inlet neighborhood to the Agora neighborhood, which will become a pedestrian
destination in its own right and assist in creating a ‘park once’ environment for parking management and so that people can
more easily experience both sides of the Inlet.
• The Agora project will feature a boutique hotel in its highly-visible location on Route 13 which also benefits from
waterfront views; live entertainment from Dan Smalls Presents; a new Lucky Hare Brewery location; market-rate apartment
buildings; and for-sale waterfront townhomes.
• These programmatic elements will be accessible through clear circulation routes for pedestrians and vehicles alike,
featuring an extended and improved Cayuga Waterfront Trail that will wrap around the north side of the Inlet, public open
spaces including picnic lawns, a dog park, playground for young children, and public seating. The existing Coast Guard
Auxiliary building will remain in place and will be improved to extend boating and educational programming to many
more members of our community. Old Taughannock Boulevard will be reimagined as a tree-lined boulevard with generous
planting and pedestrian areas while efficiently accommodating area parking and access needs.
This submission is a refinement of the prior development proposal submission by Finger Lakes Development to
respond to this RFEI and describe partnerships that have developed since that submission. This submission is a reflection
of our interest in working with the IURA to acquire and develop all of the identified parcels in the RFEI, including parcel
43.-1-5 and 43.-1-6. Our team of creative, experienced project partners is confident in our ability to work with the IURA
to realize commonly-held ambitions for this area and catalyze our shared resources for the public benefit of this redeveloped
site. Our intention is to present a concept that begins a conversation, and we look forward to further conversations with the
IURA and other governing bodies as we refine the plans for this essential part of Ithaca’s revitalized waterfront.
We hope that we can work together to realize a comprehensive, collaborative vision for Inlet Island and look forward to
answering any questions you may have.
Sincerely,
Steve Flash, project team representative
Finger Lakes Development of Ithaca, LLC

Inlet Island RFEI Submission
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Title
Team

Members

Project team members include:

• Steve Flash, Finger Lakes Development partner and
long-time owner and operator of the Finger Lakes Boating
Center on Inlet Island and developer of the nearby 323
Taughannock Blvd townhouses, and whose in-depth
knowledge of this project area allows immediate and longterm insights into the realization of this project;
• Jeffrey Rimland, Finger Lakes Development partner
with local experience in developing the Marriott hotel and
upcoming Ithacan mixed-use building in downtown Ithaca;
•
As part of this RFEI submission, the IURA would
negotiate and contract with Finger Lakes Development. Steve
Flash will be the primary point of contact.

• Nick and Costa Lambrou of Lambrou Real Estate, who
are supporting the development team and whose recent
experience includes the City Harbor and Greenstar Market
projects and whose ownership of properties across the Inlet
from the RFEI project site multiplies the catalytic potential
of this proposal.
The development team is supported by Whitham Planning
Design Landscape Architecture (WPD) and HOLT
Architects, whose professional offices are located in
downtown Ithaca and in Ithaca’s West End neighborhood.
Beyond collaborating on this submission, WPD and
HOLT have worked together on recent projects that
will bring significant benefits to Ithaca’s waterfront,
including the City Harbor and Cayuga Park projects.. This
experienced design team is eager to work through IURA’s
public process of advancing these conceptual plans to
become a reality on Inlet Island.

Additional locally-based project partners include:

• Dan Smalls Presents, who will bring much-anticipated live
concerts to the Agora project;
• Lucky Hare Brewing, who will bring craft beer production
to a new brewery space at the Agora project site;
• Luna Street Foods, who will serve eclectic, informal fare at
the Agora project,
• Letters of support from existing business owners and
neighbors are forthcoming as part of the RFEI review process,
as our project team engaged in extensive outreach to these
important stakeholders.
• This development team is uniquely poised to bring this area
of the City into its full potential as a waterfront neighborhood
for people at all income levels that attracts people to spend time
in a true working waterfront with so many opportunities for
dining, gathering, entertainment, and outdoor recreation.
• Our project team is experienced in realizing built projects
that align with the City’s planning goals, including projects on
the waterfront and in downtown Ithaca. We pride ourselves in
balancing transformative vision with a thorough understanding
of what it takes to make a project work, and approach this
proposal – as with any project – with the inspiration that
comes with revitalizing an area of the City as well as with our
respect for the real-world constraints that we work within.
Our project team is familiar with this project site and with
the neighbors, stakeholders, and ongoing public discourse
surrounding development of any kind because each of us
are active, engaged members of our Ithaca community. In
addition to our concept for this project and our relevant project
experience, we see these as some of our team’s strengths and
look forward to problem-solving with the IURA and other City
agencies.

• Ithaca Neighborhood Housing Services who will bring
affordable units to the project sites;
• Renovus Solar, whose assistance in realizing a solar farm
on the rooftops of the existing marina boat storage facilities
and the new proposed Anchor and the Stays building
rooftops, which will bring sustainable power throughout
the year to serve the needs of this unique site;
• Krenzer Marine, who is planning to be a tenant of the
Finger Lakes Boating Center to offer boating sales as part
of the revitalization of the existing marine business on the
Inlet;
• Finger Lakes Boating Center;
• The Boatyard Grill restaurant;

Inlet Island RFEI Submission
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Finger Lakes
Development

Project Team

Person
Steve Flash
Jeffrey Rimland
Joe Bowes
Johanna Anderson
Nck Lambrou
Costa Lambrou
Scott Whitham

Entity
Finger Lakes
Development (FLD)

Role
Inlet Island project
developers

Ithaca Neighborhood
Affordable housing
Housing Services (INHS) developers
Lambrou Real Estate
(LRE)

FLD project partners

Whitham Planning
Design Landscape
Architecture (WPD)

Project Landscape
Architects, Project
Coordinators

Kate Chesebrough
Steve Hugo

HOLT Architects (Holt)

Project Architects

Nathan Brown

Email

Address

Phone

steve@hub204.com

204 Klinewoods Road

(607) 592-0672

jrimland@northop.com

Ithaca, NY 14850

(631) 207-5730

jbowes@ithacanhs.org

115 West Clinton Street

(607) 279-5616

janderson@ithacanhs.org

Ithaca, NY 14850

nick@lambrourealestate.com

405 Eddy St.

(607) 227-5755

cnl29@cornell.edu

Ithaca, NY 14850

(607) 351-5877

whitham@whithamdesign.com

142 East State St. Ste. B

(607) 379-9175

chesebrough@whithamdesign.com Ithaca, NY 14850

(607) 279-7658

sh@holt.com

619 West State St

(607) 273-7600

nb@holt.com

Ithaca, NY 14850

Contact information for members of this project team.
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Relevant Experience
Finger Lakes Development
Steve Flash

Jeffrey Rimland

• Steve Flash is the hub
of the development team.
Approximately 25 years
ago, he and two other
Ithaca natives acquired
the property owned by
Marina Realty of Ithaca upon which now sits the
Boatyard Grill Restaurant and the Finger Lakes Boating
Center boatyard operation. Steve was the driving force
behind the public private partnership that accomplished
the environmental clean-up of this property. Today the
Boatyard Grill restaurant employs between 50 and 90 full
time equivalent positions, depending on the season, all of
which make well over a living wage.
• Steve is also a part owner of Finger Lakes Boating Center
(FLBC) and is involved in its day-to-day operations.
Finger Lakes Boating Center is the only full service
boatyard south of the town of Cayuga at the north end
of Cayuga Lake. FLBC serves the majority of boaters
in the region and has absorbed into its operation the
demand created when Johnson’s Boatyard closed for the
development of the City Harbor project.
• Steve most recently stewarded the Boathouse Landing
project through City of Ithaca approval process. Boathouse
Landing is a 16 unit Net Zero apartment building located
at 323 Taughannock Boulevard. This building came in on
budget and is fully rented.
• Steve describes his development style has collaborative
and community minded. The opportunity to work with
the IURA on this project and to develop the Stays would
be the culmination of his twenty-five years of working to
create a vibrant waterfront business and residential district.

• Jeffrey Rimland has a
long history of delivering
successful development
projects throughout New
York State. In Ithaca,
Jeffrey was instrumental in
the creative development
of the 168 room Marriot
Hotel on the Commons. His knowledge of development,
construction and the hospitality industry were instrumental
in the successful completion of this project. He remains
involved and committed to the community as an investor in
the hotel as well.
• Jeffrey’s commitments in Ithaca also include the
completion of the entitlements for and significant
investment in the 14 story, 200-unit, Ithacan apartments
to be located at the site of the Green Street garage.
Construction on the development site is scheduled to begin
in April of 2021.
• Jeffrey is also the current landowner of 215 East State
Street, the future home of the Ithaca College new state of
the art, Physician’s Assistant program opening in August of
2021.
• Jeffrey’s other projects currently under construction
include a housing development located on the north
shore of Long Island. This project is in its final stage of
development. Additionally, he owns and manages medical
office buildings located in Medford, New York.
• Jeffrey brings depth of experience and financial acumen
to the development team.

Finger Lakes Development (FLD): Steve and Jeffrey met several years ago and realized a shared interest in waterfront activities

and development. They formed Finger Lakes Development for the express purpose of turning the potential of Inlet Island into
reality. They both are thrilled at the prospect of this project team, with INHS, the Lambrous, Whitham Planning & Design, HOLT
Architects, and Renovus actually creating a destination working waterfront that has been contemplated for so long.

Inlet Island RFEI Submission
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Relevant Experience
Lambrou Real Estate

Ithaca Neighborhood Housing Services (INHS)
Joe Bowes
Joseph Bowes is the Director
of Real Estate Development.
Joe has devoted his career to
neighborhood planning and
affordable housing development.
For the past 19 years he
has trained and practiced
as a community planner/real estate developer and has
managed the development of multi-million dollar real
estate for families and seniors combining local, state,
federal and private financing. At INHS Joe oversees a
real estate development staff of four. He has spent his
career managing complex mixed-income and mixed-use
housing projects. His expertise is in financial analysis, deal
structuring, and acquisition and construction management.
He has extensive experience with a variety of governmental
and non-governmental financing including; both 9% and
4% Low Income Housing Tax Credits, NYS Housing Trust
Funds, Community Development Block Grant, HOME,
Tax Credit Assistance Program, Federal Home Loan Bank,
HUD Section 202, Mitchell-Llama, HUD Section 236,
Tax Exempt Bonds and Section 4 financing.
From 2005-2014, he was the Senior Real Estate Developer
for PathStone Corporation in Rochester, NY where he
managed all phases of affordable housing development
across Upstate, NY. In 2014, Joe accepted a Senior Real
Estate Developer position at INHS, and in 2016 became
the Director of Real Estate Development.
Under his leadership INHS has continued to grow its
real estate portfolio including the new construction and
preservation of over 300 units of affordable housing.
Capstone projects include Pine View Circle, a 48 unit
family development in the Town of Tyre; Ithaca City
Apartments, a 98 unit scattered site preservation project;
and 210 Hancock, the new construction of 59 rental units,
7 for sale townhouses and 2 commercial spaces.
“210 Hancock is my favorite project that I’ve worked on at
INHS. It has rental units and for sale homes, it has educational
opportunities for young people, kids from the Northside
Neighborhood designed the playground, we made a community
walking path, and installed solar panels on the roof. There was
a lot of complexity and it was a difficult project to put together,
but that made it the most exciting.” - On his favoriate project that
he’s worked on at INHS.

10

Johanna Anderson
Johanna Anderson is an
executive director who has
dedicated her career to helping
low-income people find quality,
safe housing that fits their
needs. She has over 15 years of
experience in expanding access
to affordable housing, building livable communities, and
leading economic development efforts to reach diverse
populations throughout the nation. Johanna has deep
expertise in affordable housing finance and community
real estate development, as well as a strong track record of
developing successful collaborations among government,
private sector, nonprofit and community partners. Johanna
is the Executive Director at INHS, a $37 million nonprofit
organization that provides a comprehensive array of
affordable housing programs and serves a seven county
region in central New York. Prior to INHS, Johanna worked
at community development financial institutions in NYS
and Maine serving low-income and tribal communities.
She created pilot programs in Washington DC and in
rural Minnesota to help people obtain access to affordable
housing. Johanna’s real estate development experience
began in 2005 working at a national for-profit developer
to transform an urban airport zone in Denver, CO, into a
sustainable mixed-use community. She then worked at a
nonprofit affordable housing developer in Minneapolis/St.
Paul utilizing LIHTC, HOME, CDBG, TIF, among others
in single-family, multi-family, and mixed-use development
projects. Johanna has a BA from Colorado State University,
a MBA in Nonprofit Management from Husson
University, and holds nationally recognized certifications
in homeownership programs and housing development
finance. Johanna and her husband, Kurt, live in Montour
Falls, NY, with their two daughters, Janne (8) and Heidi (6).
During their few moments of spare time, they paddle, hike,
garden, ski, and participate in civic affairs throughout their
community.
We are strong partners because of our breadth and depth. INHS
has earned its reputation over the last 40+ years because of its
program delivery, its partnering with public and private entities,
its willingness to push the envelope on sustainability.” -On what
sets INHS apart

Nick Lambrou

Costa Lambrou

• Nick Lambrou was born and
raised in Ithaca NY. Nick is the
son of Gus Lambrou, the developer
responsible for starting the
development boom that is still ongoing in Collegetown when he built
407-409 Eddy St, a 40-bedroom
building with commercial tenants
on the ground floor, which also was the first new construction
in Collegetown in decades at the time. Nick was involved in
real estate development and management from a young age
and completed new construction projects at 301-309 Eddy St,
114-118 Catherine St, 202 Eddy St, 121 Eddy St, 320 Dryden
Rd and 410 Elmwood Ave. Following in his father’s footsteps,
Nick helped initiate a development boom that is on-going in
downtown Ithaca when he spear-headed a partnership with
Cornell for the development of Seneca Place on The Commons,
a 168,000 sq ft mixed-use project that features four floors of
Cornell University offices, a 106-room Hilton Garden Inn,
Morgan Stanley Financial Services, and Starbucks Coffee and
Kilpatricks Pub on the ground level. Prior to the pandemic, Nick
had also secured the Marriott Residence Inn franchise for the
Agora waterfront component that is in this joint RFEI proposal.
He has a long history in Ithaca development, renovations, and
leading key projects that have driven community efforts for more
of the same. Nick for over ten years sits on the Tompkins Trust
Co. New Business Development Board and has been President of
St Catherine’s Greek Orthodox church and on Parish Council for
many years as well. Nick is currently General Partner of LRE and
assists in day-day operations and is responsible for identifying
and financing new acquisitions. He has also developed the
best-selling graphic novel “Sons of Chaos,” which is planned
to become a major motion picture. Nick is a graduate of
Washington University in St Louis, proficient in Greek language,
has a wife and three sons and is very active in the Ithaca Soccer
community.

• Costa Lambrou was also born
and raised in Ithaca NY and is
Nick’s son. Costa graduated from
Cornell University Hotel School in
2016. His first job was as an analyst
assembling tertiary market hotel
portfolios to then be marketed and
sold by Intellistay LLC. Like his father before him, Costa has
been involved in real estate development throughout his life; for
example, he spent teenage summers helping to renovate Lambrou
Collegetown properties, including the coordination of furnishings
for the 45-bed 309 Eddy St. new construction project. Costa
is responsible for aligning Lambrou Real Estate into securing
Greenstar Market for their recently opened location new on
Cascadilla St. He was also the leader for LRE to acquire and help
lead the development team into receiving final site plan approval
for City Harbor and Guthrie Medical offices, where construction
is well underway. Costa also led LRE into acquiring the Agora
and the properties adjacent to the Inlet Island site, and is directly
responsible for securing tenancy of Ithaca Re-Use, Lucky Hare
Brewery, Dan Smalls Presents, and Luna Street Foods as tenants
for the Agora project. He sits on the Science Center Board and
the Ithaca Yacht Club Board, and as a Cornell Student worked
for Student Agencies as Real Estate Director, and more recently
acted as an advisor for their new-build project on College Ave.
He is currently LRE’s General Manager of Operations, and also
responsible for finding new real estate development opportunities.
He also assists with marina operations at City Harbor (formerly
Johnson’s Marina). Costa is well known as conscientious and
is viewed as a trust-worthy development partner among his
colleagues. and helped navigate the process partnering with the
IAWWTF SJC to use the effluent water for novel green source
for heating and cooling City Harbor and Guthrie Medical. Costa
enjoys boating, skiing, and traveling, is mechanically inclined, and
is an ardent supporter of Ithaca as a place to live, work, and enjoy.

Lambrou Real Estate (LRE) is a company that began in 1959 and has grown to now own and manage hundreds of apartment
units, private parking lots, several commercial tenants, restaurants, a tea lounge, and night-life entertainment. Its development history
is strong with new construction, renovations, acquisitions, and over the years has successfully navigated through three moratoriums,
recessions, eminent domain proceedings, grants, tax credits, formed partnerships. Today, the company is being steadily guided through
the pandemic by Nick and Costa and is continuing to grow and enjoy an excellent reputation among its peers and tenants alike. LRE
has been member of the Landlord Association since the organization’s inception. LRE were recently listed as a top-10 property tax
provider for the City of Ithaca, and are the largest privately financed entity of the Tompkins Trust Company. Over the years, and
including new approved and pending developments, LRE will have contributed projects to the City of Ithaca that have an assessed
value approaching $100 million. LRE is fortunate to partner with Finger Lakes Development as part of the Inlet Island RFEI process
to demonstrate the development potential and public benefits of linking these two important waterfront parcels.

Inlet Island RFEI Submission
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Relevant Experience
HOLT Architects

Whitham Planning Design Landscape Architecture
Scott Whitham
• Scott Whitham, RLA, ASLA
Principal of Whitham Planning
Design Landscape Architecture
(WPD), has over 20 years of
experience in leading complex
projects and project teams.
His work has ranged across
diverse built-environment disciplines, and has included
planning new regional park systems and revitalized urban
waterfronts, leading in the preservation and rehabilitation
of significant historic structures and landscapes, and
managing the planning, design and construction of
educational facilities and campuses. Actively engaged in
his community, Scott’s volunteer work has been equally
diverse, from Chair of the City of Ithaca Planning Board
to Chair of the Architecture, Planning and Design Panel
of the New York State Council on the Arts, among many
others. Scott was Chair of the Ithaca Planning Board when
the Inlet Island Urban Design Plan was drafted in 1998,
and has particular insight into seeing this project’s vision
through as a representation of many years of community
planning efforts in the City.
Related Mixed-Use and Residential Projects

City Harbor Ithaca (2018 – 2022)
Cayuga Park Ithaca, NY (2018 – 2022)
City Centre Ithaca, NY (2016 - 2019)
409 College Ave Ithaca (2018-2021)
100 West Water Street Elmira, NY (2018 - 2020)
50 Front Street Binghamton, NY (2018 – 2020)

Affordable Housing Projects

Ithaca ArtHaus Ithaca, (2018 – 2021)
Asteri Ithaca (2019-2022)
Cayuga Park Ithaca, NY (2018-2022)

Public Projects

Clemens Square, Riverfront Park, Garage, Elmira, NY (2018 –
2020)
Columbus Park and Youth Center, Binghamton (2019-2022)
DECO District Arts District Binghamton, NY (2018)

Hospitality Projects

Canopy Hotel Ithaca, NY (2014-2019)
Hotel Ithaca later Marriot Hotel, Ithaca, NY (2014 - 2016)
Argos Inn Ithaca, NY (2014 - 2016)

12

Kate Chesebrough
• Kate Chesebrough,
RLA, ASLA, an Associate
at WPD, is an integral part
of the WPD team. Among
her roles at the firm, Kate
coordinates project proposals;
manages project schedules and
coordinates project teams; engages in public outreach with
community stakeholders; oversees municipal planning and
entitlements processes; and leads the design team during
conceptual, schematic, design development, and forconstruction landscape architectural design drawings and
documentation. Kate’s background in the arts informs her
understanding and approach to designing for community
life and memorable landscape experiences. Kate is the
Emerging Professionals Chair for the New York Upstate
ASLA chapter, is an active academic critic at Cornell and
SUNY-ESF, and volunteers at various regional arts and
cultural organizations. Her family’s maritime family history
and experience growing up sailing on Cayuga Lake holds a
special place for ensuring that working waterfronts remain a
functional part of our urban landscape.

Steve Hugo

Nathan Brown

• Steve Hugo, AIA, a Principal
of HOLT Architects, has 20
years of bringing collaborative,
professional, knowledge-based
solutions to his projects. Steve
has led many multidisciplinary
design teams through
complex and fast-track renovation and new residential,
commercial, and mixed-use projects. He confidently
captures clients’ visions and works with teams to create
thoughtful, supportive, cost-effective, and award-winning
architectural solutions. Steve’s innovative solutions integrate
connectivity, flexibility, and sustainability into each concept
to best support building occupants. Steve understands
the importance and balance in preserving a community’s
culture and history while simultaneously positioning that
community for the future’s progress and growth. Born and
raised in Tompkins County, Steve is a vested community
member and supports continued progress and growth
through his service to numerous local organizations. Steve
was formerly the President of the Board of Directors for the
Downtown Ithaca Alliance, Chair of the Ithaca Commons
Redesign and Ad-HOC Commons Entrance Design
Committees, and on the Visioning Committee for the
Ithaca Historic Walking Tours.
Related Housing Development Projects:

City Harbor Waterfront Development, Ithaca
Lembeck Landing Waterfront Development (through design),
Watkins Glen
Travis Hyde Properties, Library Place Mixed Use Development
(55 Units), Ithaca
Travis Hyde Properties, Gateway Commons (25 Units), LEED
Silver certified, Ithaca
Travis Hyde Properties, Gateway Plaza, Historic Mixed-Use
Building Renovation, Ithaca
Ithaca Neighborhood Housing Services (INHS), Hancock Street
Townhouse Development (54 Units), Ithaca
INHS, Breckenridge Place (50 Units), LEED for Homes
Platinum, Ithaca
INHS, Stone Quarry Apartments (35 Units), Ithaca
INHS, Glen Lake Apartments (40 Units), LEED for Homes
Gold, Watkins Glen
INHS Trumansburg Apartments (75 Units), Trumansburg

• Nathan Brown, AIA, LEED
AP, an Associate at HOLT, has
over 18 years of experience that
includes managing design and
construction administration for
Higher Education, Healthcare,
Community, and Housing
Development clients. Nate’s broad knowledge of design
and construction and a creative eye and attention to
detail make him an asset to both clients and design teams.
Nate has managed projects that range from small interior
retrofits to multi-million dollar office buildings and largescale additions and renovations. His hands-on project
management style includes effective multi-disciplinary
team leadership and budget and schedule management in
all project phases.
Relaeted Housing Development Projects, cont’d

Student Agencies Real Estate, Collegetown Student Housing
Development, Ithaca
Newman Development Group, Seneca Way Apartments (38
Units), Urban Housing Project, Ithaca
NRP Group / Arbor Development, Lamphear Townhouses
Phase II, Corning
NRP Group, Holochuck Townhouses, Ithaca
The Overlook at West Hill (128 Units)
409 College Avenue Mixed Use (26 Units), Ithaca
Thurston Avenue Apartments (18 Units)
Eddygate Park Apartments (162 Units)
College Circle Apartments Complex (76 Units)
Ravenwood Apartments
Valentine Place Apartments

Additional Community projects

Tompkins Financial Corp., New Headquarters Building
407 College Avenue, Student Agencies
Ithaca Beer Brewery and Tap Room
Ithaca Ale House at City Center
Hangar Theatre Rehabilitation
Tompkins County Legislature Relocation
Tompkins County Courthouse
Town of Ithaca Public Works Renovation
531 Esty Street Adaptive Reuse
Airplane Factory Adaptive Reuse
Cayuga Medical Center
Center Ithaca Renovations

Inlet Island RFEI Submission
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Relevant Experience

From top: The Library Place project (HOLT); Boathouse Landing at 323 Taughannock Blvd., (Steve Flash); City Harbor,
currently under construction (development team included Lambrou Real Estate; HOLT, WPD).
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From top right: City Centre (WPD) across from the Ithaca Marriott, (Jeffrey Rimland); 210 Hancock Street (INHS, HOLT)
Breckenridge Place (INHS, HOLT).
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Schematic Design Concept
Project Overview
With the combination of the Inlet and Agora sites, this
project team is able to fit the uses that are best-suited per
project site. The collective proposal for all project sites
includes:
• An inclusive, vibrant neighborhood of affordable and
market-rate housing on the Inlet with shared amenity areas
that integrate with the activity of existing businesses and
open spaces;
• New housing units to meet the demands of our
community, as outlined below:
•
78-80 hometel units at the Stays;
•
50-56 affordable housing units at the Anchor;
•
22 mid-market for-sale townhomes at the Agora project;
•
10-25 apartment units at the Agora project;
•
40-60 boutique downtown waterfront hotel units at the
Agora project.
•
22 beds in the duplexes and single-family homes at the
Fulton Street site;
•
Total of 222-265 residential and hotel units as a result
of this project team’s development of the Inlet Island and
Agora project sites; up to 158 of these would be on the Inlet
Island site.

• Enhanced public amenities and open green space along
the extended Cayuga Waterfront Trail on Inlet Island,
featuring generous public space between the Inlet and the
Anchor and the Stays buildings, including a dog park,
playground, and picnic lawn areas in addition to outdoor
tenant amenities; at the Agora site, the Cayuga Waterfront
Trail will be reoriented to be directly on the water and will
have a lively urban edge near the proposed hotel and a
more park-like setting near the proposed townhomes;
• Improved access and circulation within the Inlet,
including an enhanced Old Taughannock Boulevard as
an organized urban street with a tree-lined median that
accommodates adequate parking to support the needs of
residents and visitors while promoting walkability with
attractive pedestrian connections to both sides of Inlet
Island;
• A plan that celebrates the heritage of the Inlet Island site
as a working waterfront and keeps these functions intact
while planning improvements to allow the maritime heart
of this site to thrive, including improved marina facilities
that will enhance views to the water, street appeal, and
rooftop solar farm;

• A new pedestrian bridge that links the Inlet Island and
Agora project sites, enhancing access to existing and new
businesses;
• A waterfront hotel that is highly visible to the public and
has easy access to primary transportation corridors; live music
entertainment, a microbrewery, and retail at the Agora site;
and opportunities for ownership of downtown waterfront
townhomes at the Agora site.

Inlet Island – Overview
• The project proposes 1 affordable housing building, ‘The
Anchor’, owned and operated by INHS and 1 managed
apartment / extended-stay hotel building, ‘The Stays’, owned
and operated by Finger Lakes Development. These will share
amenity areas surrounding the buildings and will benefit
equally from views to the water, generous open space and
outdoor programmed areas, the waterfront trail and new
pier, immediate access to boating on scenic Cayuga Lake,
and proximity to nearby services. Housing is a compatible
use for this site, as its programmatic needs allow the marina
to continue to operate and maintains an adequate supply of
parking for existing nearby businesses. The new buildings will
all be designed with energy-efficient design principles and will
draw power from the solar farm on the Finger Lakes Boating
Center as well as the roofs of the new buildings themselves.
These new buildings will share similar design aesthetics,
resulting in a cohesive, high-quality, and attractive buildings
that face the public street and waterways. The buildings have
been named after maritime elements to celebrate their setting
in a working waterfront. The new buildings are oriented to
create a cohesive streetwall on the improved Old Taughannock
Boulevard and provide generous open spaces on the
waterfront and attractive, human-scaled connections between
both sides of Inlet Island.
• The project team is excited about creating the opportunity
for relationships to develop between long-term residents,
visiting extended-stay guests, boaters, and professional staff at
existing businesses. This creates a welcoming environment for
members of the public who are visiting the site for walks along
the improved Cayuga Waterfront Trail, restaurant and bar,
boat rentals, live entertainment, and the hotel. This proposal
creates many ways for Ithacans and visitors to have their own
‘on the water’ experience.

Inlet Island RFEI Submission
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Schematic Design Concept
The Anchor - Affordable Housing
This proposal understands the need for affordable housing
in our community and is committed to providing
affordable options as part of this site redevelopment. Our
partnership with INHS will ensure excellent building
management and tenant relationship-building and support
over the long term.

Program

The ‘Anchor’ building proposes approximately 50-56
affordable apartment units owned and managed by Ithaca
Neighborhood Housing Services in a 5-story building that
features views of and close proximity to the waterfront with
ground-level amenity areas. These units will serve residents
earning between 30 – 120% Area Median Income. The
building contains ground floor amenity spaces for both
residents of the building and the greater community at
large. These spaces, such as community room for the
residents, laundry facilities, office space and commercial
space for a potential childcare facility, are intended to
take full advantage of grade level access to the abundant
green space to the West and access to the waterfront
trail. Outdoor programming areas including an outdoor
plaza, natural-themed playground, and picnic lawn area.
The project team has discussed potentially collaborating
with the Ithaca Children’s Garden for the daycare and
playground uses.

Viewsheds

This building is situated with its long axis running North/
South so that the apartments could take advantage of both
the easterly and westerly sun exposure. Each unit includes
a balcony that allows the occupants to step out of their
unit and immerse themselves in the surrounding vista. The
balconies in this building are more than a simple escape
from the indoors, they are an experience that is structured
around the views to the canal on the west or the working
boatyard and marina to the west. Each balcony is semicantilevered so as to provide privacy from the adjacent
neighbor while also reducing the visual impact of a balcony
on the exterior façade. This recess allows residents to place
some chairs on the balcony and enjoy a sense of seclusion
while overlooking the waterfront and the lush hills beyond.
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Exterior Finishes

The exterior materials for this building are comprised of
varied products such as resin rainscreen panels, metal panels,
and composite wood. These products are selected for their
durability, color fastness and contemporary feel. They are
inspired by materials found in and around the marina, as well
as the West End. Color was used to accentuate various aspects
of the building. Lighter wood was used around the balconies
to not only accentuate them against the stronger façade color,
but to provide a warmth and calm to the balcony spaces and
the occupants. The balconies are adorned with glass railings
so that the occupants get a full unobstructed viewshed of the
waterfront. Where possible, large expanses of glass will be
used for both the tenant amenity space on the ground floor,
but for the occupants on the floors above. The intention is to
take full advantage of the abundant natural light available.

Building Forms
Parking

Community spaces in the ‘Anchor’ building are located
at grade, easily accessible and convenient to parking. The
apartment units are elevated off of grade on pilotis which
allow the units to take greater advantages of the viewsheds.
While the intent is to park cars under the building to relieve
the burden on surface parking across the site, it is the projects
intent to screen those cars from the public waterfront view
either through low screening walls with plantings or to install
green screens in the openings allowing vegetation to grow up
the screen and conceal the parking behind it.

Forms

The building is simple and elegant, floating above the parking
field and anchoring to the ground at the North end where
the tenant entry and access to the adjacent green spaces are
located. This entry is defined with rising glass curtainwalls
and functional sun shading devices. The balconies are semirecessed into alcoves to provide both protection and privacy
while allowing the occupants to absorb the vista around them.

The Stays - Managed apartments/ extendedstay hotel
Program

• This building proposes a complementary mix of
apartments units with extended- stay units and will be
owned and operated by Finger Lakes Development. There
will be approximately 78-90 units in the building, of
which there will be approximately 10% (2 bedroom), 25%
(studio), and 65% (one bedroom) units; these figures may
change. The extended-stay component of this program
provides the opportunity of ‘staycation’ for locals to “live
on the water” for an extended period of time- or, just for
a long weekend. The demand for medium-term rental
opportunities have increased recently, especially due to the
fact that many are able to work remotely. These waterfront
extended-stay units would become a tourism destination
for guests from across the region, country, and even the
world. This is a current trend in hospitality as identified
by the Tompkins County Chamber of Commerce in
their Economic Summit 2021. There will be employment
opportunities for well-paid management positions for
either on- or off-site building managers. The ‘Stays building
differs from the ‘Anchor’ building in that the residential
units are brought all the way down to grade. This allows
for individual garden style units at the ground floor.
Ground floor amenities will include residential lobby entry,
port-cochére drop off zone, and community space for the
occupants and an outdoor patio. The upper levels will
consist of residential units.

Viewsheds

• Similar to the ‘Anchor’, this building is situated with
its long axis running North/South so that the apartments
could take advantage of both the easterly and westerly sun
exposure. The variation on the balcony here is that some
units will have the semi-cantilevered individual balconies
where others will have a shared balcony separated by a
wood accent wall which provides not only privacy but
aesthetic interest to the building form. These balconies
are designed to take full advantage of the vibrancy of the
surrounding vistas and allow the occupants to step out
of their unit and immerse themselves in the surrounding
landscape.

Exterior Finishes

• The exterior materials for this building are comprised of
varied products such as resin rainscreen panels, metal panels,
and composite wood. These products are selected for their
durability, color fastness and contemporary feel. They are
inspired by materials found in and around the marina, as well
as the West End. Color was used to accentuate various aspects
of the building. Lighter wood was used around the balconies
to not only accentuate them against the stronger façade color,
but to provide a warmth and calm to the balcony spaces and
the occupants. The balconies are adorned with glass railings
so that the occupants get a full unobstructed viewshed of the
waterfront. Where possible, large expanses of glass will be
used for both the tenant amenity space on the ground floor,
but for the occupants on the floors above. The intention is to
take full advantage of the abundant natural light available.

Building Forms

• The ‘Stays’ building is designed around a tripartite
hierarchy. Building community space and residential entry
are located in the center portion. The intent is to have a clear
visible sightline from building entry on the interior side all the
way through the building and out to the canal. Each portion
to the North and South of that central entry is organized
around the slightly smaller accent forms. This layering of
materials and colors helps to break the building formwork
down to a more pedestrian scale. Expansive glass will
illuminate the building and highlight its vibrancy and activity
throughout the daytime and into the evening.
• Parking for residents will be conveniently located close
to the buildings as part of an efficiently designed plan
that minimizes paving on the site in order to preserve the
maximum amount of available open space. Therefore, we
foresee no impact on the Boatyard Grill restaurant parking
area as a result of this use, which will allow this business to
grow and thrive.

Inlet Island RFEI Submission
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Schematic Design Concept

Images that inspire the conceptual design of the Stays and the Anchor buildings. From top left: metal and wood facade panels;
private balconies with framed views and a sense of intimacy; cutting-edge sailing designs; green screens; fenestration patterns
with balconies; wooden deck with glass railing.

Conceptual design inspiration for the Stays and Anchor buildings, continued, from top left: Contemporary patios with
waterfront views; wood aesthetic facade panels; covered drop-off aras with wood accents; outdoor spaces that integrate with the
overall building design; harmonizing facade materials along a streetwall.
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Schematic Design Concept
Improvements to Existing Buildings

• As part of these overall improvements, the FLBC plans to
add Krenzer marine sales to the suite of full-service marine
operations. This expansion of marine business will draw
further tourism and create more full-time employment
opportunities.

Finger Lakes Boating Center

• The Project team is working with Renovus Energy to
explore the feasibility of putting a community solar farm
on the roof of the Finger Lakes Boating Center. Preliminary
Coast Guard Auxiliary
reports indicate that this rooftop solar farm could generate
• The Coast Guard Auxiliary building will remain in place
enough power to serve 30 houses, or 350 kilowatts per
and will be improved by the project team.
hour, for a rooftop solar installation on the roof of the
• The Coast Guard will be invited to continue to provide
FLBC buildings alone; additional renewable energy will
their public services in this building, in addition to new
be generated by installing solar panels on the roofs of the
maritime classes and events that bring more Ithacans down to
Anchor and the Stays buildings.The project team is looking
the waterfront. The project team will work with the City to
into the cost of inter connection between this new solar
acquire this parcel from the State and does not anticipate that
rt
farm and the existing electrical infrastructure that currently
this element will delay the proposed project.
serves the site.
• The project team’s concept for this building is as an
• Views to the water on the east side of the Inlet will be
adaptive reuse project of the existing building to enhance its
improved as the project team proposes removal of exterior
function as a community resource and education center. The
Designer
Organization
walls of a significant amount of the existing building. This
project
Keiththe
Liblick
Solar team will work to make much-needed upgrades the
will allow
public to enjoy the sights and sounds Renovus
of
existing building to meet current building code standards
boats coming and going on the Inlet while walking past on
and to make improvements appropriate to its use as a shared
Organization
Coordinates
the proposed
extension of the Waterfront Trail. ThisDate
will
waterfront community resource. Amenities will include
Renovus
Solar
maintain
the roof of-76.512349)
the building which provides sought(42.444156,
9 March 2021
storage, classroom, and meeting spaces; a kitchen area; and the
after amenityDate
of storing 36 boats under cover during the
new proposed dock at Lookout Point.
512349) season.
9 March 2021
• Preliminary proposed uses for the building include
maintaining the public safety operations of the Coast Guard
Auxiliary; public access to the2 proposed dock for fishing
kWh/m
/yearand lake ecology for
lessons, boating safety,
area history,
2
children and adults; access2,450
to the or
building
kWh/m /year
moreand its amenities
for
programming
at
the
Anchor
building;
and possibly
2,450 or more
summer day camp programming for kids and teens.
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An image from the solar power feasibility study by Renovus Solar of a micro grid on the roof of the existing Finger Lakes
Boating Center
buildings;Annual
these Solar
solarAccess
panels(%)will be
expanded to include the rooftops of the Anchor and Stays buildings.
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From top right: FLBC rooftop solar farm installation; potential shared kitchen space; members of the Coast Guard Auxiliary in
uniform; the sought-after boat storage spaces at the FLBC; potential youth marine classes.
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Schematic Design Concept
Agora
The Agora project will bring destination commercial,
entertainment, and hospitality to the Inlet via the high
accessible Route 13 corridor, high-quality waterfront
apartment units, as well as for-sale waterfront townhomes.

The Space - Entertainment Hub

• The former Greenstar ‘the Space’ building will be
adaptively reused to become an entertainment hub,
featuring partnerships with Dan Smalls Presents (DSP
Shows). Luna Street Foods, and Lucky Hare Brewing. The
concert venue will accommodate 600-700 people for public
events, organized and promoted by one of the region’s
most well-recognized entertainment coordinators, DSP
Shows. Food and drink will be provided by Luna Street
Foods in an informal, eclectic setting with a similar ethos
to the food itself, in addition to the microbrewery. The live
entertainment, food and drink, and microbrewery spaces
will each have corresponding outdoor spaces where these
programmatic spaces will overlap and create a buzzing
atmosphere.

The Lake House Apartments and Inlet
Townhomes - Housing

• The Lake House apartment building on the south end
of the site will provide urban waterfront apartment units
across from the proposed Entertainment Hub.
• The Inlet Townhomes on the north end of the site will
be in a more park-like setting and will be available for
sale. This will open up opportunities in the Ithaca housing
market for for-sale units in a downtown waterfront location
that comes with all of the benefits of being located on the
Cayuga Waterfront Trail. These will be targeted for families
who are looking to live and own property downtown but
are looking for new, move-in ready options.

Downtown Waterfront Hotel

• A waterfront boutique hotel offering approximately 4060 rooms will be easily accessible at this gateway location
on Route 13. This location will offer immediate access to
the waterfront and waterfront trail, including kayak, boat,
and bike rentals. The hotel will be professionally designed
so that each room is an individually styled experience that
immerses the visitor in the hotel theme. The project team is

currently considering each room being themed as a different
well-known artist. There will be options for dining as well
as a cafe within the hotel. The hotel will be well-served at
this site with immediate access to Enterprise Rent-a-Car for
travelers as well as easy shuttle service to the Ithaca Airport or
bus terminal via Route 13. The hotel will bring out-of-town
visitors closer to established businesses on the West Side,
including Greenstar, Liquid State Brewing, Maxie’s Supper
Club, Ren’s Mart, Saigon Kitchen, and more.

Small-Scale Businesses

• A suite of small-scale businesses will be included at the
ground-floor level of the hotel and/or apartment buildings.
The concept for these ‘micro’ businesses is to provide a lower
barrier to entry for local retailers to have a storefront. One of
the businesses, possibly in collaboration with the hotel, will
rent approximately 20 biks, 5 boats, and 20 canoes and kayaks
so that visitors and residents can experience the Inlet, Cayuga
Lake, and the Cayuga Waterfront Trail.

Water Access

• The Agora project site will feature a minimum of 40 boat
slips that are serviced by electric.

Fulton Street
• As shown in the proposed master plan, the development
team owns a number of duplexes and single family homes
across Fulton Street from the Agora site. The development
team is in discussions with INHS about their potential
management of these units.
• The parking adjacent to these buildings will support
residents and will serve as overflow parking for the Agora and
Inlet properties as part of the parking demand management
strategy.

Cascadilla Street
• This area is currently parking and as part of this plan will
serve the Agora and Inlet Island projects as part of the parking
demand management strategy.

From top right: Images that inspire the Agora project design, including rustic touches such as wood stoves; gravel outdoor
gathering areas; an active waterfront with on-the-water programming and events; bike and boat rentals; and dining spaces.
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Sketch views of the Stays (left) and the Anchor (right) building facades. Both buildings make ample use of available natural light, views, and access to the water. Balconies and large window openings are an integral part of the experience of each building. Facade materials
are envisioned as high-quality, durable, and inspired by materials found in and around the Marina and Ithaca’s West End context. Layers of color and material, as well as landscape elements, aid in bringing the building forms to a human scale.

A rendered plan view of the overall development concept for
the Inlet Island, Agora, and adjacent development sites.
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A zoomed-in plan view of the development concept for the
Inlet Island project site.

A zoomed-in plan view of the development concept for the
Agora project site.
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Conceptually rendered drawings illustrating the massing and atmosphere of the Inlet Island and Agora project sites on either side of the Inlet. Left: The Stays building in the foreground will bring extended-stay ‘hometel’ units to the Inlet, while the Anchor building in the
background will provide waterfront affordable housing units. These buildings are situated on a reimagined Old Taughannock Boulevard which accommodates generous green space, pedestrian routes, parking, and allows the working waterfront at Finger Lakes Boating Center
to thrive. Right: The Agora site will feature a contemporary, “boutique” downtown waterfront hotel (foreground) n this highly accessible location at the intersection of Fulton and Buffalo Streets. The new proposed pedestrian bridge (midground) will link to Inlet Island and
enhance connectivity between the two sites. For-sale townhomes (background) will offer Ithacans the rare opportunity to buy their home along the improved Cayuga Waterfront Trail, which will be brought closer to the water as part of these plans.

A conceptually rendered view of the Anchor and Stays on Inlet Island, as seen from
the west. The layout of the site prioritizes green open space along the Flood Control
Channel and existing Cayuga Waterfront Trail while accommodating the circulation
needs of a working waterfront. Both the Anchor and the Stays will benefit from views
and access to the water. Public amenities along the Cayuga Waterfront Trail will be
enhanced as part of this plan. The solar panel microgrid on the roofs of the existing
Finger Lakes Boating Center and the new proposed buildings are seen here as wel.
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Context diagrams illustrating Inlet Island in
the Ithaca neighborhood context and showing
the many nearby services and destinations that
will provide a high standard of living at the
Inlet Island and Agora project sites.

A diagrammatic plan view of the project site illustrating the available number of parking
spaces on the Inlet Island and Agora sites.
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These early renderings of the Agora project demonstrate the lively
waterfront commercial context that a boutique hotel would create.
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Preliminary Development Program
Finger Lakes Development
Finger Lakes Development plans, as part of this proposal,
to purchase the property from the IURA and develop
the site as described in this application. The FLD team
is interested in all of the parcels defined in the RFEI
including those that are listed as ‘potential additional
adjacent sites’. A parcel will be subdivided out to be owned
and developed by INHS as part of these plans.

The Anchor - INHS
• Our team’s vision for the redevelopment of this unique
waterfront property is to create a vibrant mixed-income
community, specifically designed to address high-priority
local housing needs. Toward that end, the project will
provide rental housing that is affordable at a range of
household incomes (from less than 30% AMI up to 120%
AMI).
• The INHS building will redevelop approximately
32,695 square feet of waterfront property on Inlet Island
into 50 - 56 new one- and two-bedroom residential
apartments in one five story elevator building. Each unit
will include kitchen, full bathroom, dining area, living area,
bedroom(s) and bulk storage. Six units in the building will
be fully adapted move-in ready for a person with a mobility
impairment, and three will be fully adapted for a person
with a hearing/visual impairment. All of the units will be

visitable by a person with a mobility impairment. INHS
anticipates that a minimum of 15% of the units will be set
aside for tenants with special needs; in the current proforma
9 units have been designated as eligible for an Empire State
Supportive Housing Initiative tenant defined as a person who
is homeless and diagnosed with a special need. The project
team understands that these figures may change during the
course of this development.
• Also included in the building is amenity space for tenants
including common laundry facilities, a community room,
and covered bike storage. A daycare facility or indoor play
room for residents is being considered as well. INHS property
management/maintenance staff will have office space on the
first floor for meeting with tenants. There will be a dedicated
office for resident services as well.

'The Stays' Building at Inlet Island
# of Units
% of Total
Studio Unit
32
36%
1 Bdrm Unit
56
64%
88
100%

% AMI
< 30%
< 50%
< 60%
< 120%

'The Anchor' INHS Building at Inlet Island
# of Units
% of Total
1 Bdrm
9
16%
9
13
23%
6
26
46%
20
8
14%
5
56
100%
40

2 Bdrm
0
7
6
3
16

Note: this reflects the maximum number of units possible in each building; these figures may change.
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Preliminary Development Budget
Finger Lakes Development
Notes: These preliminary figures have been developed based on the Finger Lakes Development team’s prior experience in
comparable projects. If directed by the IURA, these figures will be refined as needed as part of this RFEI process.
Land purchases to be reduced dollar for dollar by environmental cleanup costs.
The preliminary development budget for the Inlet Island RFEI redevelopment is as follows:

F in g er L akes D evelopm en t P relim in ary D evelopm en t B ug et - In let Islan d RF EI
Project Cost
"Stays" Building Cost
Land Cost Project Tot al
Solar Cost (unit s cost )
Soft Cost s (at t y, arch, dev, eng, ins,)
Owner Cost (Permit, fee, testing)
Building Cost contingency
Project Sub Total
508 Taughannock - Coast Guard
Discontinued Portion of T-Blvd
Public Parking Costs excluding land
Project Sub Total
INHS Portion of Project

Project Total

15,960,000
2,135,000
474,500
798,000
319,200
798,000
20,484,700
550,000
200,000
182,000
932,000
18,777,401

40,194,101

subject concession necessary for INHS participation

subject to consideration of condition and anticipated public use
subject to consideration of prescriptive easement

See INHS Dev. Budget less project ed land cost

The Anchor - INHS

The preliminary development budget for the Anchor building on Inlet Island to be managed by INHS is as follows:

The A n chor IN HS B uildin g at In let Islan d
USES
Acquisition
Soft Costs & Fees
Hard Costs
Hard Contingency
Soft Contingency
Reserves
Working Capital
Total

TOTAL

$457,730
$4,156,785
$13,632,276
$681,614
$107,839
$142,687
$56,200
$19,235,131

Inlet Island RFEI Submission

39

Preliminary Financing Plan,

Preliminary Financing Plan,
Financial Capacity
Inlet Island – Finger Lakes Development

The Anchor Financing Plan - INHS

• Finger Lakes Development will apply for commercial
financing for what we anticipate will be 70% of the cost
of development. To do so, we will draw on the credit
history and banking relations of the principals. Based upon
extensive local development accomplishments, and the
financial projections of the project, we expect to be able to
obtain financing and will apply to both local and national
lenders with which the team already has relationships.
• The Stays building plans to participate in the CIITAP
tax abatement program. FLD will apply for the CIITAP
tax abatement program because we will be creating an
energy efficient building that, in conjunction with the
rooftop solar investment, strives to reach “net ‘zero” energy
efficiency. This is a program with which we are familiar
having used it in the construction of the building located at
323 Taughannock Blvd.
• The solar component will utilize the various tax credits
affiliated with that program. This financing plan is subject
to change due to market conditions and actual construction
costs.

The Financing Plan for the INHS building is based on INHS’s
15 year history of securing a combination of State, Federal,
Local and Conventional Financing for this type of housing.
The Plan anticipates an application to NYS Homes and
Community Renewal for 9% Federal Low Income Housing
Tax Credits and State Low Income Housing Tax Credits, as
well as a low interest Housing Trust Fund Corporation loan.
INHS will apply to the City of Ithaca for HOME funds and
to the Tompkins County Community Housing Development
Fund. INHS will contribute equity from its own funds and
secure a 30 year mortgage from a conventional lender. To
achieve the rent plan outlined above, INHS will apply to
the Tompkins County Legislature for a 30 Year Payment
In Lieu of Tax Agreement (PILOT) that steps from 5% of
Net Income up to 12% over the course of 15 years. A very
similar financing plan and PILOT structure was approved
for Founder’s Way, INHS’s 75 unit development at the old
Immaculate Conception School Site, which has a planned
construction start in June of this year. INHS has also utilized
a similar financing plan for its 210 Hancock, Stone Quarry,
Breckenridge Place and Cedar Creek apartment complexes in
the City of Ithaca. Note that this financing plan can change
based on market conditions and eventual construction costs.

The A n chor IN HS B uildin g at In let Islan d

Permanent Financing Plan
Total
Conventional
Federal 9% Low Income Housing Tax Credits
State 9% Low Income Housing Tax Credits
NYS Housing Trust Fund Mortgage
INHS Equity
City of Ithaca- HOME
County of Tompkins CHDF
Total
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$2,671,619
$9,504,000
$3,681,400
$2,400,000
$378,112
$300,000
$300,000
$19,235,131
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Financial Capacity - Finger Lakes
Development
• As is indicated in Finger Lakes Development’s
biographies, Jeffrey Rimland has significant experience in
the hospitality industry including the 168-room Marriot.
He has also owned and developed apartment buildings,
office buildings, condominium development and a very
successful entertainment venue on Long Island.
• Stephen Flash has a 25-year history in Ithaca real estate
and business development. He is a part owner of Marina
Realty of Ithaca, which owns and operates the successful
Boatyard Grill restaurant and is the owner of the marina
property on Inlet Island. He is also one of the owners
of Finger Lakes Boating Center. Steve is also one of the
owners of the popular and successful restaurant, Ciao!, in
nearby Lansing. Steve is also an investor in the Boathouse
Landing at 323 Taughannock Blvd. townhouse apartment
project.
• Further materials can be provided as requested.

Financial Capacity - INHS
• Since 2008 INHS has developed or preserved 475
units of rental housing in 10 projects with a total project
cost of $131MM. Of the total, 8 projects with 392 units
are owned and managed by INHS. 75% of our renter
households are Section 8 voucher holders. INHS has
invested $3.8MM in sponsor loans into 4 of the 10 projects
we have completed since 2008. In February of 2021 INHS
was awarded $1.8MM from the Federal CDFI fund to
invest into affordable housing developments similar to this.
Additional Equity will be raised through the sale of Federal
and State Low Income Housing Tax Credits. INHS has a
history of working with a National Syndicator, Enterprise
Community Partners, to locate an equity investor. In the
past, Enterprise has raised equity for INHS affordable
housing deals from Morgan Stanley, M&T Bank, Key
Bank, and JP Morgan Chase. Enterprise investors have
invested over $45MM in equity into INHS’s affordable
housing developments.
• All of INHS’s recent real estate development work
provides housing for a mix of incomes, typically families
or individuals (including seniors) earning between 0%
and 100% of the Area Median Income. Four of INHS’s
real estate development projects include commercial
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space for non-profits and/or child care facilities. All of the
organization’s affordable housing work includes units that are
set aside for people with special needs including:
• Developmental Disabilities
• Diagnosed Mental Illness
• Victims of Domestic Violence
• Homeless
• Veterans
• Physically Disabled
• Hearing and Visually Disabled
• Our real estate services include pre-development planning,
grant writing, construction management, financing, property
management and contract compliance. Currently, INHS
has over 350 new rental units in predevelopment and two
HCR-financed developments under construction. The
organization has developed, or is in the process of developing,
three integrated supportive housing communities with
partner organizations that serve people with developmental
disabilities: Pine View Circle in Tyre, NY; Glen Lakes
Apartments in Watkins Glen, NY, and Founder’s Way in
Ithaca, NY.
• INHS’s key development and property management
staff are experienced in complex affordable housing projects
that involve multiple sources of funding. There are four of
us in the Real Estate Development Department. Joseph
Bowes, is the Director of Real Estate Development and
has 19 years of experience developing affordable housing
in NYS. Lynn Truame, Senior Real Estate Developer, has
been working in affordable housing since 1998. Lynn has
a background in historic preservation and has worked for
the City of Ithaca as a Community Development Planner.
Leslie Ackerman focuses on developing for-sale homes to
sell to first time homebuyers as part of INHS’s Community
Land Trust. Last year INHS was awarded a Rose Fellow
position by Enterprise Community Partners. This program
placed a licensed architect, Chau Pham, in our organization
to provide in house architecture and site planning capacity.
INHS’s Executive Director, Johanna Anderson has worked
with for-profit and nonprofit housing organizations for over
a decade. Our Director of Finance,Patty Paolangeli, has 25
years of experience with INHS and our Director of Property
Management has been in affordable housing management and
compliance for 10 years. If the IURA would like bios of each
of our key staff please contact the project team.
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Requests of City, Specific Concerns
Requests for IURA/City Participation
• The development team will construct, maintain and
operate the public parking on the site. We anticipate a
metering program at commercially reasonable fees and
anticipate a program where businesses can participate in a
discounted payment program through up front monthly
fees.
• The project team is aware that as part of this proposal,
the City or IURA will need to secure the 508 Taughannock
Blvd. property (currently occupied by the Coast Guard
Auxiliary) from NY DEC. As described in this proposal,
FLD plans to rent the building to entities that support
publicly beneficial uses. FLD will make the current location
available to the Coast Guard so that they can continue their
water safety services. FLD would support transfer by the
State to the City/IURA of the license of the existing dock
on the west side of Inlet Island for public use.
• The project team would work with the City during
pursuit of applicable grants to support public waterfront
access.
• FLD proposes to purchase the land based on an
appraised value, with credit given to the brown field cleanup costs necessary for development.
• INHS will apply to the IURA for financing through the
HOME/CDBG annual funding round. The project team
on behalf of INHS may seek to have the IURA make the
property available at less than market value for the area
necessary to complete the Anchor building. This could
be a slight discount to the 18.50/SqFt. included in the
RFEI. Any discount would be to ensure that the project
is competitive with other funding applications in the state,
based on preliminary budget estimates developed for this
RFEI.
• INHS, a local non-profit, is the sponsor and
developer responsible for completing key project tasks
including acquisition, construction supervision, loan
closings, organizational filings, and all aspects of the tax
credit syndication. INHS will manage the completed
development. The owner of the project will be a to-beformed Limited Liability Corporation with two Members:
•
The Managing Member will be a wholly owned
subsidiary of INHS and have a .01% ownership interest.
•
The Investing Member who will purchase the tax
credits a 99.99% ownership interest.
• The INHS parcel will be subdivided and owned
by a Housing Development Fund Corporation that
INHS forms and wholly owns. INHS may require City

participation during this land purchase. The HDFC provides
sales and mortgage tax exemptions to the project. This
ownership structure is the similar on all of INHS’s affordable
tax credit deals.
• INHS does not expect the City to maintain any of the
INHS owned property.

Specific Concerns
• As property owners on Inlet Island, the project team
would like to make sure that the IURA understands the
programmatic, spatial, and parking requirements of the
existing business operations at the Finger Lakes Boating
Center, Boatyard Grill, Island Health and Fitness / Cayuga
Wellness Center, and other existing Inlet enterprises. Based
on this understanding we hope that the IURA will prioritize
compatible uses such as residential for the development of this
site.
• Parcel 43-1-6 is a significant concern. This parcel is subject
to a prescriptive easement to MRI for access especially for
emergency/fire vehicles for the Boatyard Grill. If this parcel is
sold to any other entity or permitted to be developed for any
other use, it jeopardizes the very existence and the economic
well-being of the restaurant.
• The project team would like to ensure that the IURA
understands the spatial needs of a functioning marina. The
landscape and site plan in this proposal specifically address
and accommodate these important marina operations. The
boat haul-out lift and truck that moves the boats for storage
during the winter need large areas for maneuvering, even
larger than a fire truck. This is part of why the southern area
of the proposed plan is used for parking, in addition to ease
of access for neighboring Island Health and Fitness/ Cayuga
Wellness. The marina uses forklifts and other equipment on a
regular basis as it services boats, and is therefore unsuitable for
any permanent public use; this area must remain flexible, free
of any barriers, and safe. Any development in this area should
consider these industrial needs of the marina in order for it to
remain operational.
• The Coast Guard Auxiliary parcel will need to be
transferred from the State to the City or IURA and then sold
to the project team as part of this plan. The project team is
willing to work with the City through this process and does
not anticipate that this timeline would impede construction
progress for the Anchor or the Stays projects. This can remain
an independent parcel for as long as is needed until the
required transfer and approvals are completed.
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Community Benefits Statement
Affordable housing

• This project prioritizes affordable housing as part of
this inclusive neighborhood on Ithaca’s waterfront. Not
only does this project prioritize the program of affordable
housing, but the location of the Anchor building puts
this building at the heart of the community and in a
prime waterfront location. The project team welcomes
this opportunity to bring more affordable housing units
to the Ithaca housing market to address the needs of our
neighbors.
• One of the benefits of the way this project is structured
is that it does not rely on one developer to realize the full
program as shown. If the affordable housing element takes
longer to develop than the market rate, for example, the
market rate units could proceed. By the same token if the
affordable housing project is funded first, then it could
move forward without relying on the other elements of
the project. This means that the projects can be managed
independently and will not hold each other up in terms
of financing or construction timelines. This is a benefit
to the community as it allows the project team to move
more nimbly through the development process and deliver
elements of the project as soon as they are available.
• In order to maintain and manage the property
INHS will hire 1 to 2 full time equivalents. It has been
estimated that affordable housing developments like the
one contemplated require as many as 100 individuals to
construct them including carpenters, plumbers, electricians,
laborers etc. INHS understands that local labor is a
priority for the City and we will work to include as much
as possible, including union labor, while still needing to
keep the budget competitive for tax credits. INHS is a
living wage employer. All of INHS’s NYS funded housing
developments are obligated to award a certain percentage of
our sub and supplier contracts to certified MBE, WBE, and
Service Disabled Veteran owned Firms.

Supporting Existing Businesses and
Organizations
Bringing residential uses to Inlet Island will support the
existing small businesses on the Island, many of which are
vital in maintaining public boating access to Cayuga Lake
and to having a functioning maritime industry in the City
of Ithaca. The physical presence and activity of boating is a
fundamental part of the character of the Island- which this
development proposal embraces.

Finger Lakes Boating Center

• The industry of maintaining boats on Inlet Island is a
unique part of Ithaca’s waterfront experience. The Finger
Lakes Boating Center is the only remaining full-service
marina operation in the City limits – let alone the county
and the region - after Ithaca’s long history of waterfront
industrial uses. As such it is a critical element of public access
to and enjoyment of the waterfront. As a result of this project,
boating services will remain part of the Inlet for generations
to come. This proposal celebrates these industries- and the
well-paid professional mechanics and technicians that perform
these jobs. The plan supports the continued use of the haul
out slip and allows continued access for moving boats to and
from the slip and to and from Treman Marina where they
are stored off season. This activity is an important source of
support for the State Park. The large equipment necessary for
this operation requires sufficient turnaround space which is
preserved and protected by this plan while being a part of an
efficient, well-designed circulation pattern for the site. Haulout is done for a short time in spring and fall each year and
these marine functions will become part of the rhythm of
living near a working waterfront.
• FLBC is critical to the tourism industry, as 60% of its
customers are from outside Tompkins County and come here
to enjoy Cayuga Lake summers. The public is able to rent
pontoon boats from FLBC for half a day, a full day, or up
to three days, and is the only chance a family has to take a
boat out on their own. This is the only motorized boat rental
opportunity in the City of Ithaca.
• Finger Lakes Boating Center (FLBC) employs
approximately 7.5 full-time employees on an annualized
basis. Several members of the FLBC staff are highly trained
mechanics and heavy equipment operators; the travel lift
cranes, and boat trucking are specialized equipment and are
not in common use. According to the Association of Marina
Industries, FLBC’s operation supports 23 full-time jobs in the
local economy.
• FLBC is the only boatyard and full service marina and store
in the City of Ithaca and even on the entire southern end of
Cayuga Lake; the nearest comparable facility is in the town
of Cayuga on the north end of the lake. Other than private
individuals hauling out smaller trailerable boats at Treman or
at the Cornell-owned East Shore marina, FLBC is the only
facility of its kind in Ithaca.
• FLBC rents three pontoon boats, sells fishing gear, and is
the only locally-owned bait shop in town as the only other
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store in the City selling bait is Walmart. Between the store
and the docks and slips for rent, FLBC provides everything
needed to access the lake, from life jackets and waterproof
phone bags to radios and high-end depth sounders and
sailing gear.
• As part of this project, FLBC has taken on a line of
boats for sale and has ambitions to expand this part of the
business. Working with Krenzer Marine, FLBC will be able
to sell boats and continue to build its reputation and attract
additional water-based tourism.
• Based on the Association of Marine Industries calculator,
FLBC generates well above $3 million in direct spending
(actual spending by customers at store, including haul,
launch, and storage fees), indirect spending (what the
business spends) and induced spending (employee
purchasing power) in economic activity. Among the
approximately 630 boat slips at the southern end of Cayuga
Lake, FLBC stores about 250 boats, and services probably
another 100-150. As a result of this project there will be a
significant reduction in the number of boats stored on-site.
Through this design, FLBC will continue to grow.

Coast Guard Auxiliary

• The Coast Guard Auxiliary water safety programs will have
an opportunity to remain in place in an improved building.
They will be invited to share the space with other water centric
community programs that will ex-pand their reach into our
community to enhance safe boating. The improvements to the
building will pro-mote even further access to boater and water
safety classes for youth and adults.

Existing Restaurant and Other Businesses

• The Boatyard Grill opened in 2001 and is the largest and
highest volume restaurant in the county and serves well over
100,000 guests a year. There are approximately 200 seats
inside and 150 outside (pre or post covid). Over 60% of
restaurant visitors travel here from outside the region, and
even the country, particularly during the bustling summer
months. The restaurant hires an average of over 60 full-time
employees, on an annualized basis, all of whom earn more
than the living wage for a single person for Tompkins county.
• The project team is considering opportunities for coupons
for meals and beverages for extended-stay guests to support

Left: Outdoor dining at the Boatyard Grill. Right: A floating pier would be an achievable way to bring an extended pier to
the north end of Inlet Island.
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existing Inlet Island businesses including Island Health,
Rasa Spa, Boatyard Grill, kayak rentals, Kelly’s, among
others.

Public Space
• The Cayuga Waterfront Trail (CWT) will be
significantly improved as a result of both the Inlet Island
and the Agora projects. The Inlet Island project will extend
the CWT to wrap around Overlook Point to the eastern
side of the Inlet and create a loop by connecting back via
a path near the existing Coast Guard Auxiliary building.
This will create a well-marked and inviting trail that loops
all the way around the Inlet and provides visual access to
the water on the east side of the Island for the first time.
People walking, jogging, pushing strollers, and/or biking
will be able to enjoy the activity along the Inlet throughout
the year, and this will add a significantly longer section of
public trail to the existing Waterfront Trail system. The
Agora project proposes to reroute the trail away from its
existing condition that is set far back from the water as
it makes a dangerous 90-degree curve around an existing
building; this will benefit the public by bringing the trail
along the water’s edge, allowing for unobstructed views
to the water and long lines of sight. Pedestrian scaled,
appropriately bright lighting will be included in the Agora
project that will enhance feelings of safety along this stretch
of the CWT as well.
• The layout of both the Inlet and Agora projects
prioritizes generous amounts of green open space areas
along the waterfront. These are functional in terms of their
size and scale to allow for public programming such as the
picnic lawns, dog parks, and playground, as well as private
amenities for residents and guests.
• A new pier at the tip of the Island is proposed as part
of this plan, which will become a public destination for
Waterfront Trail users and small craft boaters alike. The
Boatyard Grill and Finger Lakes Boating Center would
coordinate with the City on realizing this, including
support for tourism grant applications. The project team
envisions an approximate 80’ long floating dock with a
perpendicular extension at the point to allow for a viewing
area. The potential design for this feature would allow the
dock to be anchored to the land and to the bottom of the
Inlet and move up and down with fluctuating water levels,

and can be removed during the winter to prevent damage and
for safety reasons.
• The generous open spaces between the edge of the
existing DEC easement and the proposed buildings provide
a substantial buffer between the public trail and the private
residential uses and allows for ample outdoor programmed
area for residents. These outdoor amenities will be shared
between all of the residents and visitors of the buildings, and
include an open lawn area, several outdoor cooking areas, a
dog park, and a playground for young children. The project
team has discussed potential collaborations with the nearby
Ithaca Children’s Garden in the design and oversight of the
play area, which may be integrated into the daycare facility or
indoor play room for residents that is being discussed for the
ground level of the Anchor affordable residential building.

Left: The Cayuga Waterfront trail will be extended and will be in a park-like setting, similar to its condition in Stewart and
Cass Parks. Right:
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Connectivity
• This project will improve the quality of Old
Taughannock Blvd. and will formalize this route as a
more pedestrian-friendly street with clear wayfinding.
A boulevard with a generously scaled landscape median
will allow for one-way in, one-way out site circulation.
This layout makes the most efficient use of paved areas
by locating the project’s parking needs along the new
boulevard. Attractive and highly visible pedestrian crossings
between the east and west sides of the site will slow traffic
speeds, prioritize the safety of pedestrians, and assist with
creating the perception of shorter ‘blocks’ of development.
• The projects will promote healthy, active lifestyles. The
project is well-placed in terms of walkability and connects
to the existing City sidewalk network as well as the CWT
and is within easy biking distance of many destinations
including downtown Ithaca. Residents and visitors will
be well-informed of their active transportation options.
The extended Waterfront Trail allows for easy off-street
bike access to many destinations around the City, and
biking on City streets easily connects riders will many

nearby shopping, dining, entertainment, and employment
destinations. The project team envisions that the residents
and visitors of this new neighborhood will utilize the Cayuga
Waterfront Trail often as part of their daily routines. There are
several nearby bus stop locations, and the project team would
be open to working with TCAT to discuss an additional stop
within even closer proximity or within the new development.
• The Agora project will enhance connectivity to the
waterfront for West End neighborhood residents and
employees by activating this parcel with new uses that serve a
broad demographic and creating physical sidewalk and trail
connections.
• The proposed pedestrian bridge will connect the east and
west sides of the Inlet and will work in tandem with the
existing CWT pedestrian bridge to bring people closer to the
waterfront and connect to the City grid. On the east side of
the bridge, the Agora project will allow an open space for the
pedestrian bridge to land comfortably on the site. On the west
side of the bridge, the project team is proposing the use of a
narrow, 15’-wide parcel that is owned by the City.
• Residential uses produce considerably less traffic impact
on Inlet Island than other potential uses because there are

Left: The new pedestrian bridge between the Inlet Island and Agora sites would be similar to the pedestrian bridges at Stewart
Park. Right: Bioretention features will be used in proposed parking areas to mitigate runoff and protect water quality.
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no daily employee parking needs (for housekeeping, etc.)
no delivery trucks, and fewer trips in and out from daily
turnover of guests. We feel that the Agora site, with its
connection to Route 13, is far better suited to the traffic
and parking demands of a hotel use.
• The proposed entertainment hub at the Agora site
will serve as a readily-accessible destination for live
performances at its prominent location on Route 13 and
close to the intersections with Route 79 and 96. This use
is suitable for this commercially-oriented area of the West
End.
• The quality of life between Route 13/Fulton Street and
the Cayuga Inlet would improve as part of these plans. For
too long these areas have been one-dimensional in their
use; we foresee a future of realizing the long-held planning
goals of the City to bring a mix of vibrant uses to this area,
experientially bring Ithaca’s urban waterfront closer to daily
life, and enhance the primary vehicular artery to become
more welcoming to pedestrians. This project area links
Ithaca’s West Side and Downtown neighborhoods.

Parking Demand Management
• The proposed shared parking strategies included in the
Agora project will help decrease the currently untenable
demand for parking on the West End neighborhood and
will allow the proposed mix of uses at the Inlet and Agora
sites to thrive.
• This proposal calls for parking spaces that will serve the
needs of the existing businesses on the Inlet, including
the Boatyard Grill, Coast Guard Auxiliary, Finger Lakes
Boating Center, and the Dock bar/restaurant, as well as
the new proposed affordable housing building, the Anchor,
and the new proposed apartment and extended stay hotel
building, the Stays. These parking areas will also serve our
neighbors at Island Health & Fitness/ Cayuga Wellness
Center. The project team understands that the needs for
these parking areas synchronize well when considering
times of day and times of year for parking; for example,
residents will have less of a demand for parking during the
day, when employees at Cayuga Wellness and visitors at
the FLBC will be using the spaces, which means that there
will be no conflict between these demands during the day.
Visitors tend to go to the Boatyard Grill more in summer
and less in the winter, and the opposite is true for Island
Health and Fitness, which means that that demand remains
the same throughout the year. The total number of parking

spaces, 225, was carefully calculated by the project team to
account for the needs of the Inlet.
• In addition to the parking areas proposed on the Inlet, the
proposed pedestrian bridge will allow for overflow parking
during events in the Agora, Block 4, and/or Cascadilla Street
parking areas. These parking areas are accessible by sidewalk
and will allow for event managers to plan accordingly when
promoting larger events.

Sustainability
• The proposed rooftop solar farm is a concrete, actionable
plan that would bring a significant amount of renewable
energy to meet the needs of this project, and in effect
lessen the energy demand of the overall development.
This will be a highly visible testament to the development
team’s commitment to making real progress toward Ithaca’s
sustainability goals as outlined in the City of Ithaca Green
New Deal plan.
• Solar-powered electric car charging stations will be available
for public and resident use.
• Active transportation options such as biking or walking
will be promoted as part of these projects, reducing car travel
demand.
• The project will, at a minimum, meet the Ithaca Green
Building Policy requirements.
• The INHS project will be designed to be LEED Certified
and Energy Star Compliant and meet the City’s newly
adopted Green Building Policy. The INHS project has the
opportunity to include solar panels on its roof similar to the
210 Hancock and Glen Lake Apartments projects.

Alignment with City Plans
The proposed project aligns with the City’s Comprehensive
Plan, Plan Ithaca (2015) and with the Plan Ithaca Phase
II Area: The Waterfront (2019) guidelines in a number of
meaningful ways. The proposed plan for Inlet Island and the
Agora site align with the following Land Use Goals as defined
in Plan Ithaca:
• Goal 1 – “Attracting and retaining a larger proportion
of the County population” - the proposed project attracts a
wide demographic of people interested in for-sale and rental
opportunities on the waterfront, which is a highly desirable
place to live and is available at a range of affordability levels.
• Goal 2 – “Additional housing to provide opportunities for
people of all incomes, ages, and abilities to live in the city” -
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The project prioritizes affordable housing by locating the
Anchor building managed by INHS at the heart of the
Inlet Island redevelopment proposal;
• Goal 4 – “As the city continues to develop, green spaces
will be enhanced and located to best serve residents and
visitors” - The project proposes generous green spaces on
Inlet Island which will be easily accessible by anyone using
the Cayuga Waterfront Trail, extended stay visitors, hotel
visitors at the Agora site, as well as anyone coming to
downtown Ithaca for boating or marine uses.
• Goal 6 – “Transportation and housing options will
reduce commuter traffic” - The proposed development
is within easy walking or biking distance to many
employment opportunities, and the existing TCAT bus
network is within easy range of the project sites as well.
Building affordable housing units within City limits means
that those whose income thresholds require an affordably
priced residence will not need to search outside of City
limits for housing that suits their needs.
• Goal 7 – “Housing will be located so that jobs and
services are easily accessible” - There are many jobs and
services available to the site, including Island Health &
Fitness, Cayuga Wellness, Chemung Canal Trust Company,
Greenstar Market, Ren’s Mart, the proposed Cayuga
Medical Office building, Aldi’s, the Ithaca Farmers Market,
and the proposed Guthrie Medical Office building.
Downtown Ithaca is just over a mile away from Inlet Island
and can be reached by walking along the quieter residential
streets of Buffalo or via State Street which features
neighborhood commercial uses including many restaurants,
cafes, services, and retail locations.
• Goal 8 – “An increased tax base will reduce the
tax burden for residents” - The proposed market-rate
apartment units and extended-stay hotel units at the
Stays building on Inlet Island, as well as the market-rate
apartment units, hotel, and for-sale townhomes at the
Agora project site will increase the City’s tax base.
• Goal 9 – “Permitted land uses will promote business
expansion and job growth within the city” - The proposed
project allows for the maritime light industrial uses of the
Finger Lakes Boating Center to remain in operation and to
grow by partnering with Krenzer marine sales.
• Goal 10 – “The community will be economically vibrant
and offer a high quality of life” - This goal is met when
considering the vibrant mix of uses that will be at Inlet
Island, including affordable and market-rate housing,
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extended-stay hotel, marine operations, restaurant, public
boating classes, and Cayuga Waterfront Trail extension. The
Inlet Island development offers a high quality of life both for
its residents and for those working at the businesses on the
Island. The Agora project compounds these goals with its
destination commercial uses including live entertainment,
microbrewery, and micro retail.
• Goal 11 – “New development will be consistent with the
City’s land use goals and map and will be of high-quality
design” - The proposed project conforms with existing
West End/Waterfront Zoning and aligns with the Design
Guidelines as set forth in the City’s Waterfront Plan released
in 2019. The plans as shown in this submission are conceptual
in nature and the design teams have broad experience in
working through the City’s public approvals process to
advance high-quality designs that meet project programmatic
goals while responding to community input.
• The INHS project as proposed meets both local and State
housing/community revitalization goals. The project meets
the definition of a Community Renewal and Revitalization
Project and a Workforce Opportunity project for purposes of
the State Housing Goals. Meeting these goals puts the project
in a better position to receive competitive state financing.
Local public purposes that will be addressed, as expressed in
local planning documents, include:
•
Increasing the number of high-quality rental units
located within easy walking distance of services and
employment and affordable to a variety of income levels at
30% to 120% AMI (City of Ithaca Comprehensive Plan,
Consolidated Plan, and Action Plan; Tompkins County
Comprehensive Plan and Housing Strategy)
•
Providing supportive housing with services (City of
Ithaca Comprehensive and Consolidated Plans, Tompkins
County Comprehensive Plan and Housing Strategy)
•
Redevelopment of a vacant property (City of Ithaca
Comprehensive Plan and Consolidated Plan)
•
Creating new units of energy-efficient housing (City
of Ithaca Comprehensive Plan and Consolidated Plan;
Tompkins County Comprehensive Plan)

Inlet Island RFEI Submission
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Thank you
We appreciate this opportunity to respond to this Request
for Expressions of Interest in steering the trajectory of Inlet
Island. We hope to work with the IURA on this exciting
project!

Watercolor portraits of boats used with permission from artist Maggie M. Martin.
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Submission Due Date: April 7, 2021 (3:00 PM, EST)
ITHACA URBAN RENEWAL AGENCY (IURA)
INLET ISLAND REDEVELOPMENT
REQUEST FOR EXPRESSIONS OF INTEREST (RFEI)

REDEVELOPMENT OPPORTUNITY
INLET ISLAND, ITHACA, NY

Photo credit: Ithaca Voice, Morse

INLET ISLAND RFEI

Introduction
The Urban Renewal Agency (IURA) is seeking conceptual proposals to redevelop underutilized
public lands on Inlet Island. An approximately 2.65-acre waterfront project site is available for
potential acquisition and development.
The IURA seeks urban renewal projects that improve the physical, social and economic
characteristics of the project site and surrounding area, and advance goals and objectives of Plan
Ithaca, the City’s comprehensive plan and its Waterfront Plan chapter adopted in 2019. These
plans encourage the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront
The goal of the RFEI process is to identify if any respondent’s schematic plan and development
program will gain conceptual approval from both the IURA and Common Council as the basis for
a proposed urban renewal project to redevelop the project site. A successful project may
advance for further negotiation on proposed binding terms for property conveyance and a
development program when more extensive predevelopment expenses will be expected to be
incurred.

Inlet Island RFEI Overview
PROJECT SITE:

2.65-acre waterfront site composed of multiple parcels located
between 410-446 Taughannock Boulevard, Ithaca, NY owned by
either the City of Ithaca or Ithaca Urban Renewal Agency. An
additional adjacent 0.27-acre parcel owned by the State of New York
may be available for acquisition via the City of Ithaca pursuant to
prior negotiations.

CURRENT USE:

Approximately 120-space surface public parking lot and boat storage.
Site contains a waterfront public promenade and bulkhead wall
amenity.

ZONING:

West End Waterfront District (WE/WF)
• Permitted Uses: wide variety of residential, commercial,
recreational, and water-related uses
• Maximum Building Height: 63 feet
• Maximum Stories: 5
• Maximum Lot Coverage: 100% minus required setbacks
1

SITE CONSTRAINTS:

•

Required Parking: none

•

25’-wide NYSDEC flood control easement along Flood Control
Channel
Soils on tax parcel #43.-1-4 are reputed to contain petroleumimpacted contamination from a prior bulk fuel storage use
(estimated 4,500+ cubic feet of impacted soils)
City objective to retain availability of approximately 80 shared
public parking spaces available to support existing Inlet Island
businesses
Poor load-bearing soil conditions
Significant portions of the site appear to be located within the
500-year flood hazard area on the 1981 FEMA Flood Insurance
Rate Maps (FIRM). Recent USGS flood modeling suggests the
FIRM maps underestimate the flood hazard throughout the
City.

•
•
•
•

RFEI PROCESS:

-

-

-

SUBMISSIONS:

Step 1: Responses to RFEI due (4/7/21)
Step 2: Respondent Presentation and Q&A with IURA
Economic Development Committee (EDC) (4/13/21)
Step 3: EDC review and conduct preliminary negotiation on
development program and request for
clarifications/additional information
Step 4: Revised conceptual plan(s) submitted (if needed)
Step 5: EDC Recommendation to IURA
Step 6: IURA public hearing and consideration of EDCpreferred Developer and conceptual redevelopment proposal
for possible IURA endorsement to advance to Common
Council
Step 7: Public Hearing before Planning and Economic
Committee of Common Council
Step 8: Common Council consideration to make City-owned
property available for inclusion in the proposed urban
renewal (authorize transfer of City property to IURA subject to
City approval of an urban renewal project)
Step 9: (A) IURA designation of developer as a Qualified and
Eligible Sponsor and term sheet for an urban renewal project,
and (B) authorization to enter into an Exclusive Negotiation
Agreement to provide the Sponsor with an opportunity to
refine their proposal and resolve project feasibility.
•
•
•

Cover Letter
Schematic site plan
Preliminary development program (# of units, sq. ft. by
use)
2

•
•
•

PROPOSALS DUE:

Estimated project budget
Preliminary financing plan
Identification of requested participation by IURA/City,
including any out-of-pocket expenses

3:00 PM, EST, April 7, 2021
Send electronic submission to: nbohn@cityofithaca.org
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INLET ISLAND, ITHACA, NY

PROJECT NO.

X66333
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FIGURE 1
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Site & Parcel Information
Tax Map ID

Street Address

Ownership

Size

Assessed
Value

#43.-1-4

None - Former “Agway Fuels”

City of Ithaca

0.55 acre

$250,000*

#52.-1-1.1

416 Taughannock Blvd

IURA

0.13 acre

$95,000

#52.-1-1.2

446 Taughannock Blvd.

City of Ithaca

0.68 acre

$500,000

#52.-1-3

410-426 Taughannock Blvd.

IURA

1.29 acre

$1,290,000

2.65 acres

$2,135,000

Total Project Site
Potential Additional Adjacent Sites:
#43.-1-5**

508 Taughannock Blvd.

State of NY

0.27 acre

$550,000

#43.-1-6***

Discontinued portion of
Taughannock Blvd.

City of Ithaca

0.34 acre

$200,000

* impairment resulting from subsurface soil contamination not fully considered in assessed value
**Currently licensed to Coast Guard Auxiliary
**Currently provides shared public parking to Outlook Point, the waterfront promenade, and neighboring uses

Disclosure: City of Ithaca will decide to make City-owned properties on Inlet Island available for
redevelopment only after their review of the IURA-recommended conceptual development plan
for an urban renewal project on Inlet Island.
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RFEI Submittal Requirements
A. COVER LETTER: Provide a cover letter describing the interest in the site and summarizing
the major points contained in the development proposal. Please specify the parcels
sought for acquisition.
B. TEAM MEMBERS: Identify the team members and the proposed legal entity with whom
the Agency would negotiate and contract with. Include the contact person, firm name,
address, e-mail, and telephone number of each of the members of the team. Identify the
role of each team member.
C. RELEVANT EXPERIENCE OF TEAM MEMBERS: Explain how the team collectively
possesses sufficient experience to successfully complete the proposed project.
D. SCHEMATIC DESIGN CONCEPT: The project schematic design concept should include a
narrative accompanied by a site plan and graphics, which convey the vision and key
identity of the proposed project.
E. PRELIMINARY DEVELOPMENT PROGRAM: Provide a summary of the number of units by
size and use, including floor area for commercial tenants and housing units by bedroom
count. If below-market rate housing units are proposed, specify the income band(s)
targeted for occupancy.
F. PRELIMINARY DEVELOPMENT BUDGET: Provide an estimate of development costs
itemized by major categories.
G. PRELIMINARY FINANCING PLAN: Provide an outline of the financing strategy. This should
include an estimated Uses and Sources of Funds statement for the project, including
estimated debt, equity and funding gap. Developer should also identify economic
incentives which the developer expects to apply for, if any, and any assumed public
subsidies.
H. FINANCIAL CAPACITY: Please confirm that the anticipated equity obligation is available
from the Development Team or explain how equity will be raised from outside investors.
I. REQUESTS FOR IURA/CITY PARTICIPATION:
Indicate special requests, approvals or participation of the IURA and City required for
success of the project depicted on the schematic design concept. Unless otherwise noted,
it is assumed that Developer is responsible for the cost of all improvements and
maintenance of project elements and amenities. Sales price for land to be acquired is
assumed to be conveyed at fair market value as determined by appraisal unless otherwise
noted. Please clarify who will be responsible for ownership, capital improvements, and
operating and maintenance expense of any parking available for public use. Charging a
reasonable fee to users of public parking is consistent with current City policy.

5

J. SPECIFIC CONCERNS: Developer shall include the identification of any existing conditions,
easements, land use regulations, legal agreements, or development objectives that the
developer sees as problematic, and reasons why. Whenever possible, developer shall
include examples of how these concerns may be resolved.
K. PRELIMINARY COMMUNITY BENEFIT IMPACT STATEMENT (OPTIONAL): Summarize
community benefits resulting from the project. Consider below-market rate housing
units, projected full-time equivalent of permanent jobs, tax revenues, public parking
spaces, waterfront access and activation, living wage commitments, local construction
labor commitments, sustainability and energy performance initiatives, transportation and
parking demand management strategies, and other community benefits that advance
adopted plans of the community.
Respondents who submitted materials prior to issuance of this RFEI need not replicate
materials previously submitted but should submit supplementary information to address gaps
in information requested by the RFEI.
The point of contact for questions and responses regarding this proposal is:
Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E. Green St.
Ithaca, NY 14850
nbohn@cityofithaca.org
(607) 232-7810

6

Evaluation Criteria
As submissions are expected to be schematic and conceptual at the RFEI stage, evaluation
criteria will focus on the overall project concept and project feasibility as follows:

EVALUATION CRITERIA
Project Concept, including:
 Schematic Design
 Development Program
 Community Benefits
Project Feasibility, including:
 Reasonableness of Project Budget
 Projected Uses and Sources of Funds
 Financial Capacity and Financing Plan
 Developer Qualifications and Experience
 Strategy to subsidize below-market rate housing (if included)
 Requested IURA/City Participation

Project Concept Considerations
The successful schematic design and development program for the project should address
multiple, but not necessarily all, land use objectives from the Waterfront Plan chapter of Plan
Ithaca, the City’s comprehensive plan:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront (visual and physical)
 Better multi-modal connections
 Vibrant waterfront
Other issues for consideration to address:
1. Provision of visual and physical public access to waterfront
2. Investment in public infrastructure, such as the waterfront promenade, potential new
pier at Look-Out Point, public parking, streetscape improvements, etc…
3. Willingness to pay fair market value for project site
4. Synergy with other Inlet Island uses
5. Mitigation of adverse impact on existing businesses, especially water-dependent
businesses
6. Strategy for remediating subsurface soil contamination on tax parcel #43.1-4 (former
Agway Fuels) if part of project site
7. Strategy for retaining 80 shared public parking spaces to support Inlet Island businesses
8. Recognition of restrictions in Flood Control Channel imposed within 25-foot NYSDEC
flood control easement
9. Strategy for accommodating the Coast Guard Auxiliary programming if 508
Taughannock Blvd. parcel part of project site
7

Community Benefits: Calculation of social, economic, and physical community benefits resulting
from the project and realization of land use objectives identified in Plan Ithaca, the City’s
comprehensive plan.
Other social benefits may include commitments to utilize local labor, construct a high energy
performance building, implement a parking demand management plan, and pay employees a
Tompkins County living wage and equity and sustainability initiatives.
Economic benefits may include a commitment to pay fair market value for lands acquired,
shoulder operating and maintenance costs of shared public parking, job creation, business
development, and other project elements that enhance economic vitality of the waterfront and
attract visitors. Financial benefits may accrue from proceeds of sale of the project site, increased
future tax revenues, removal of contaminated soils on publicly owned land, or releasing City from
on-going operating and maintenance expenses for provision of public parking.
Physical benefits may include upgrade or extension of the existing waterfront promenade,
upgrade of public parking, enhanced public access to the waterfront, enhanced streetscape and
sidewalk system, and inclusion of public art.

Project Feasibility Considerations
Project Feasibility: The extent to which the financial submissions are complete and based on
reasonable inputs and assumptions demonstrate a well-researched and financially successful
project increases a project’s financial feasibility.
If a significant amount of below-market rate housing is included in the project, a specific plan for
subsidizing such units is needed to address financial feasibility.
The project’s compliance with land use regulations and building codes increases a project’s
feasibility to secure entitlements.
Pre-leasing tenant commitments enhance project feasibility.
Financial Capacity: Financial capacity is the demonstrated ability of the developer to fund
predevelopment expenses, secure project financing and meet equity investment requirements
for the proposed project.
Developer Qualifications and Experience: A highly qualified development team should
demonstrate experience in the successful development, operation and management of a project
of comparable size, scale and complexity.
Requested IURA/City Participation: A project that requires modest participation by the IURA or
City is likely to have fewer feasibility issues than a project that requires major public investments
or deep discounts on land sales.
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Potential Incentives Available
CIITAP
The project site is located in the Downtown Density District where projects are eligible to apply
for incentives through the Community Investment Incentive Tax Abatement Program (CIITAP)
administered by the Tompkins County Industrial Development Agency. CIITAP delivers a
declining 7-year property tax abatement on the increased value of the project property, sales tax
exemption, and partial mortgage recording tax exemption to successful applications (See
Resources). An enhanced 10-year tax abatement is also available for certain projects.
CHDF
Projects that provide certain below-market housing for at least 49 years are eligible to apply for
financial assistance from the Community Housing Development Fund (CHDF) administered by the
Tompkins County Department of Planning and Sustainability as follows:
Project Type

Maximum Per Unit Award

Maximum Total Award

Rental Units up to 80%AMI

$30,000

$300,000

Rental Units 80%AMI-100%AMI*

$20,000*

$300,000*

Rental Units Pursuing LIHTC

$30,000

$150,000

For Sale Units up to 80%AMI
For Sale Units 80%AMI-120%AMI*

$40,000
$30,000*

$400,000
$400,000*

*A majority of funded units must serve households at or under 80% AMI.
2020 Tompkins County Monthly Rent Schedule by Unit Size and Household Income*
Persons
(assumed)

60% AMI

80% AMI

90% AMI

100% AMI

Fair Market
Rent

1

900

1,200

1,350

1,500

919

1-Bedroom

1.5

963

1,285

1,445

1,606

969

2-Bedroom

3

1,156

1,542

1,734

1,927

1,172

3-Bedroom

4.5

1,335

1,781

2,003

2,226

1,496

Unit Size
Studio

*Rent includes all utilities.

Seller Financing
IURA may be willing to offer seller financing for sale of the project site. Any proposed acquisition
of property below fair market value must be negotiated with IURA and City in return for specific,
tangible public benefits.
Other
The IURA and Mayor are prepared to support developer applications to Federal, State, and local
funding sources to realize the agreed-upon project.
9

Non-Liability and Related Matters
Each developer submitting in response to this RFEI agrees that the preparation of all materials
for submittal to the IURA and all presentations are at the developer’s sole cost and expense, and
the IURA shall not, under any circumstances, be responsible for any costs or expenses incurred
by any developer. In addition, each developer agrees that all documentation and materials
submitted with a proposal shall remain the property of the IURA and City of Ithaca.
The IURA reserves the right to reject any and all proposals or request revisions prior to selection
of a developer. This RFEI and the selection process shall in no way be deemed to create a binding
contract, agreement or offer of any kind between the IURA and any developer. If the IURA selects
a developer pursuant to this RFEI, any legal rights and obligations between the successful
developer, if any, and the IURA will come into existence only when further agreements are fully
executed by the parties.
The IURA at it sole discretion may waive any defects in proposals, issue a new RFEI at any time,
alter or postpone the selection process for its own convenience. The IURA reserves the right to
approve, reject, modify or fail to take action on any proposal recommended by the IURA.

CONFIDENTIALITY: The IURA is subject to Open Meetings Law and Freedom of Information Law.
Developers should mark which portions of their proposal they consider to be confidential. If the
Agency receives any Freedom of Information requests, it will consult with legal staff to determine
which records may be withheld from disclosure pursuant to the Freedom of Information Law.
Marking materials as confidential does not guarantee they will be withheld.
No representation or warranty is made to the accuracy of information provided in the RFEI.
Developers are advised that any future agreements will include an anti-discrimination clause
prohibiting unlawful discriminatory practices sale or lease of housing or land because of actual
or perceived age; creed; color; disability; domestic violence victim status; ethnicity; familial
status; gender; gender identity or expression; height; immigration or citizenship status; marital
status; military status; national origin; predisposing genetic characteristics; race; religion; sex;
sexual orientation; socioeconomic status; or weight.

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

Cost
$750,000

Source
Sponsor

$40,000

Sponsor

Public Subsidy Required
Deduct from Real
Estate FMV
0

225 spaces

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

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

Proceeds
2,135,000

Cost to Sponsor
On Project Site

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

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

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

1

2. Average annual new property tax revenues

INHS Anchor
Building1
HOMETEL Stays
Building
Total

Assessment
Value Basis

Taxes Paid
Now

Incentive

NOI

0

8,000,0002

0

581A or
PILOT 30 yr
Declining 10 year

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

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

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

City 2%
48,851
122,129

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

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

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

City 2.0%
76,000
17,400

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

4 Fees/Leases paid to City/IURA – None anticipated at this time
City IURA Expenses
Sewer and Water infrastructure sufficient for proposed development, City Street Lighting. Couldn’t
estimate cost with any degree of accuracy at this time. –

2

C. Impact on Existing Businesses/Operations
1. Coast Guard Auxiliary Operations: Our proposal leaves the existing building in place with appropriate
modifications and accommodates the Coast Guard Auxiliary’s continued use in combination with other
waterfront related activities and uses. The intent is that the CGA core mission of providing safe boating
education and their ability to enhance the safety and accessibility of all types of boating be preserved in
the current building. The building would be repurposed with either a conglomeration of water-based
non-profits, including the CGA, pooling resources to pay a reasonable rent for a portion of the building
or, more likely, a commercial use that would pay rent and allow CGA use of the space for their classes.
The building could, for example, if it is a marine sales showroom, also accommodate classes at
scheduled times. The dock for which CGA has a license for public use would be maintained and would
actually be unlocked and used as a public boat access point including use by CGA to teach on the water
classes. If it were to become part of the Blueway Trail public access would be enhanced. The negative
impact would be that their kitchen, and boat repair/storage, areas would not be available free of charge.
2. Impact on marine/haul out and launch operations.
Any development of the City/IURA parcels will impact marina operations because the space available for
operations will be reduced. Currently, Finger Lakes Boating Center (FLBC) pays a fee to the City to lease
the parking area. That arrangement will be terminated with the sale of the property. Our proposal
mitigates the negative impact of this reduction in space for marine haul and launch and storage
operations by the fact that the FLD team coordinated its proposal with Finger Lakes Boating Center. This
coordination is achieved by virtue of Steve Flash being a member of both entities.
-

-

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

Spaces
Provided
77
47
40
18
61
243

Use
Boatyard Grill
Stays
FLBC Customer
Anchor
Open

Space Demand
Avg
75
50
10
25
0
160

Net Available
Average
2
-3
30
-7
61
83

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

Busy Times

Peak Demand

Boatyard Grill
Stays
Anchor

Evenings, wk end
Spread out
Spread out

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

Peak Space
Demand
150+
60
25

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

5.5 An Ordinance to Release City Easement Across 401 E. State Street Parcel
WHEREAS, presently before Common Council is a proposal requesting that the
City release its rights to an easement running through the parcel known as 401
East State Street (“Property”), recorded by deed and replacement of an existing
storm drain easement, both encumbering the parcel now currently identified as
Tax Map Parcel 69.-6-3; and
WHEREAS, McKinley Ithaca, LLC the contract purchaser of the Property, and on
behalf of GPA Management, LLC, the current property owner of 401 East State
Street, tax map parcel 69.-6-3, has requested that the City release rights to a
pedestrian easement extending from the most northeasterly point of the property
to the northwest running along the property line, release a drainage easement with
replacement (shown in the documents attached as Exhibit A) and allow McKinley
Ithaca, LLC to place a shoring system for its construction on City property; and
WHEREAS, City staff are supportive of releasing the easements in exchange for
the replacement easements indicated in Exhibit A; and
WHEREAS, in consideration for the City’s release of the pedestrian easement,
specifically, McKinley Ithaca, LLC will complete the following site improvements
that will benefit the City and the general public:
•

Completion of the Six Mile Creek trail and railing (approximately 300 feet)
to the end of the property. This will match the existing trail and be publicly
accessible.

•

Extension of the Six Mile Creek trail by approximately 150 feet into the City
owned-property to the east of 401 East State Street site.

•

Provide a replacement pedestrian easement of approximately 160 feet, a
pedestrian bridge open for public use across the retaining wall, and install
stairs from State Street onto the project site below to connect to the Six
Mile Creek trail; and

WHEREAS, the extinguishment of the easements was considered as part to the
SEQR Process with a Negative Declaration issued on May 25, 2021; and
WHEREAS, the City Charter requires approval by three-fourths of the Common
Council to authorize divestment of real property, and

WHEREAS, the City Charter further requires notice of a proposed sale to be
published no less than once each week for three weeks, the first such notice being
published no less than 30 days prior to the approval vote, and such notices have
been published; now, therefore be it,
ORDINANCE NO. 2021 BE IT ORDAINED AND ENACTED by the Common Council of the City of Ithaca
as follows:
Section 1. Legislative Intent and Purpose. The Common Council makes the
following findings of fact:
The above-described easements are surplus for municipal purposes. The
replacement easements and consideration offered by McKinley Ithaca, LLC is
adequate to release the City’s interests in the easements and grant McKinley
Ithaca, LLC replacement easements as described herein and shoring easement
for the tie backs installed on City property.
Section 2. Approval and Execution of Deed.
The Common Council authorizes and directs the Mayor on the advice of the City
Attorney, to execute documents as needed to effect these transactions.
Section 3. Effective Date.
This ordinance shall take effect immediately.

5.6 Resolution to Select Artwork for a Mural Installation in the Dryden Road Parking
Garage
WHEREAS, in 2010, the PAC created a mural and street art program to beautify blank walls
within the city, while providing local artists from all sections of the community an opportunity to
showcase their work, and
WHEREAS, the Board of Public Works approved several locations for future murals and street
art by resolution on May 19, 2010, and the City’s Dryden Road Parking Garage was added to
this list of approved locations by the Board on July 14, 2014, and
WHEREAS, Yerke Abuova submitted a proposal for a mural honoring all those who have lost
their lives due to the COVID-19 pandemic, as part of the City’s Mural and Street Art Program,
and
WHEREAS, the artist will self-fund the mural installation, and the project will be budget-neutral
to the City; now, therefore, be it
RESOLVED, That the City of Ithaca Common Council selects Yerke Abuova’s mural proposal
to be installed in the Dryden Road Parking Garage and to be added to the City of Ithaca’s
public art collection; and be it further
RESOLVED, That the selected artist may proceed with the installation of the mural upon the
execution of an agreement with the City as reviewed by the City Attorney.

CITY OF ITHACA

108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Telephone: Planning & Development – 607-274-6550
E-Mail: dgrunder@cityofithaca.org

TO:

Planning & Economic Development Committee

FROM:

Megan Wilson, Zoning Administrator

DATE:

July 14, 2021

RE:

Mural Proposal from Yerke Abuova

Community Development/IURA – 607-274-6559

In 2010, the City of Ithaca Public Art Commission (PAC) created a mural and street art program to beautify
blank walls within the city while providing local artists from all sections of the community an opportunity to
showcase their work. The Community Life Commission has assumed advisory responsibilities for public art
proposals, but the mural and street art program remains an important opportunity for new murals within the
city.
Artist and Cornell University student Yerke Abuova has submitted a mural proposal for the Dryden Road
Parking Garage that is intended to honor all those who have passed away due to the COVID-19 pandemic.
The colorful design is proposed to be installed on the first floor of the Dryden Road Garage and would be the
newest addition to an area that became home to many unique murals through the Public Art Commission’s
Dryden Road Mural Project in 2015.
The Dryden Road Parking Garage was approved as a City-owned mural location by the Board of Public Works
in July 2014. The Community Life Commission would typically conduct public outreach and offer a
recommendation on the proposed mural; however, the proposal is coming directly to the Planning and
Economic Development Committee since the Commission is not currently meeting.
The mural proposal (including design, description, and proposed location) is attached for your review. If you
have any questions or comments, please contact me at 375-7313 or mwilson@cityofithaca.org.

Mural Proposal
Yerke Abuova
Mural Description
My idea for the mural is to create a memorial for the people that have passed away due to COVID19 by painting an angelic garden with two figures and various symbolic natural elements. One of
the figures is my grandmother and the other figure is my best friend’s grandfather. My family is
originally from Kazakhstan, in Central Asia, and my grandmother recently passed away because
she caught the coronavirus and there was a shortage of medical supplies in Kazakh hospitals so
she could not be treated properly. Her death emphasizes the unfortunate reality of how
underprivileged communities and communities of color are more heavily affected by the hardships
of COVID-19. My best friend’s grandfather also passed away from the corona virus in the United
States as he was very old and could not recover from his symptoms. The two figures would serve
as a symbol of all the people that passed away from the coronavirus. By depicting them with wings
and surrounded by an angel garden, I am showing their peaceful and happy transition to heaven
and the mural would serve as a memorial for them and their families.

5.7 A Resolution to Authorize the Conveyance of the Northside Apartments, Overlook
Terrace, and the Southview Gardens Public Housing Projects by the Ithaca Housing
Authority to Ithaca No Housing Development Fund Company Inc.
WHEREAS, the Ithaca Housing Authority (the “Authority”) is the owner of the following real
property located in the City of Ithaca (the “City”), County of Tompkins, State of New York: (i)
510-530 Madison Street, 503-621 Hancock Street, 118-130 Morris Avenue, 216-312 Third
Street, 202-311 Fourth Street and 107-141 Fifth Street, being designated as Tax Map No.’s
44.-3-3, 44.-4-1 and 44.-8-1 (the “Northside Property”); (ii) 410-412 Hector Street, being
designated as Tax Map No.’s 41.-1-3.1 and 41.-1-3.2 (the “Overlook Property”); and (iii) 410422 South Plain Street and 304-310 Center Street, being designated as Tax Map No. 80.-310 (the “Southview Property”, and together with the Northside Property and the Overlook
Property, the “Property”); and
WHEREAS, the Property is presently improved by approximately one hundred six (106)
residential rental units for low and very-low income persons and families situated in: (i)
fourteen (14) two-story apartment buildings and other ancillary improvements on the
Northside Property commonly known as Northside Apartments; (ii) one (1) two-story
apartment building, four (4) one-story apartment buildings and other ancillary improvements
on the Overlook Property commonly known as Overlook Terrace Apartments; and (iii) four (4)
two-story apartment buildings and other ancillary improvements on the Southview Property
commonly known as Southview Gardens Apartments (collectively, the “Project”); and
WHEREAS, the physical condition of the Project has become dilapidated and deteriorated
over time, yet the Authority does not have sufficient resources available to remedy such
dilapidation and deterioration; and
WHEREAS, the Authority desires to redevelop and rehabilitate the Project, in order to provide
the current residents of the Project and others with improved, safe, decent and affordable
housing; and
WHEREAS, the infusion of private enterprise and private capital are essential components to
such redevelopment and the continued success and long-term viability of the Project; and
WHEREAS, the Authority has indicated that the sale and conveyance of the Property by the
Authority to Ithaca NOS Housing Development Fund Company, Inc. (the “HDFC”), a to-beformed New York not-for-profit corporation which will be organized pursuant to Article XI of
the New York Private Housing Finance Law, as nominee for Ithaca NOS Limited Partnership
(the “Partnership”), a to-be-formed New York limited partnership, is necessary in order for the
Project to obtain the benefits of Federal low-income housing tax credits and to otherwise
accomplish the redevelopment of the Project; and
WHEREAS, the HDFC will be formed for the purpose of providing residential rental
accommodations for persons of low-income, and Cayuga Housing Development Corporation,
an affiliate of the Authority, will be its sole member; and

WHEREAS, the HDFC will acquire fee title to the Property, as nominee for the Partnership,
and will convey its equitable and beneficial interests in the Property to the Partnership in
furtherance of the development of the Project; and
WHEREAS, the Partnership will redevelop, rehabilitate, beneficially own, maintain and
operate the Project as an approximately one hundred eighteen (118) unit housing project for
persons of low income at the Property, which redevelopment and rehabilitation will include
the selective demolition and replacement of existing apartment buildings at the Northside
Property, resulting in a total of seventeen (17) two-story apartment buildings containing
eighty-two (82) residential rental units being situated thereon; and
WHEREAS, the HDFC will be the co-general partner of the Partnership; and
WHEREAS, in accordance with the terms and provisions of Section 58-b of the Public
Housing Law of New York State, a sale or lease by a housing authority of all or a portion of a
project in order to obtain the benefits of any Federal program of assistance for low-income
housing is subject to the approval of the local legislative body; and
WHEREAS, the City desires to encourage a sufficient supply of adequate, safe and sanitary
dwelling accommodations properly planned for persons with low incomes; and
WHEREAS, in order to facilitate the contemplated redevelopment and rehabilitation of the
Project, the City desires to confirm its approval of the Authority’s sale and conveyance of the
Property to the HDFC, as nominee for the Partnership; now, therefore, be it
RESOLVED, That the City Council hereby authorizes and approves the sale and conveyance
of the Project by the Authority to the HDFC, as nominee for the Partnership, which sale and
conveyance shall be upon such terms and conditions as the Authority may deem appropriate;
and be it further
RESOLVED, That the Mayor of the City is hereby authorized and directed to take any and all
actions and execute and deliver any and all documents or instruments that may be necessary
or desirable to carry out the intent of the foregoing resolutions; and be it further
RESOLVED, That this resolution shall take effect immediately.

U.S. Department of Housing and Urban
Development
451 Seventh Street, SW
Washington, DC 20410
www.hud.gov
espanol.hud.gov

Environmental Assessment

Determinations and Compliance Findings for HUD-assisted Projects
24 CFR Part 58
Project Information
Project Name: Northside Apartments
Responsible Entity: City of Ithaca
Grant Recipient (if different than Responsible Entity):
State/Local Identifier: New York / Ithaca
Preparer:
Certifying Officer Name and Title: Joann Cornish, Director of Planning and Development
Grant Recipient (if different than Responsible Entity):
Consultant (if applicable): Dominion Due Diligence Group (D3G)
Direct Comments to:
Project Location: 510-530 Madison Street, 107-141 Fifth Street, 503-621 Hancock Street, 202311 Fourth Street, 216-312 Third Street, and 118-130 Morris Avenue in Ithaca, Tompkins
County, New York 14850
Description of the Proposed Project [24 CFR 50.12 & 58.32; 40 CFR 1508.25]:
The subject property consists of fourteen (14) two and three-story apartment structures and one
(1) single-story community building constructed in 1972. The subject property structures contain
a total of seventy (70) residential dwelling units and are situated on 4.21 acres of land. Exterior
property improvements include playgrounds, landscaped regions, and asphalt parking areas. The
subject property is serviced by electricity, natural gas, and municipally supplied water and sewer.
The Sponsor is submitting this project under the HUD Special Applications Center (SAC)
Program, consisting of the demolition of the existing apartment complex and new construction of
a seventeen (17) building, 82-unit multi-family apartment complex with a community building.


Statement of Purpose and Need for the Proposal [40 CFR 1508.9(b)]:
The Sponsor is submitting this public housing conversion under the HUD Section 18 Disposition
Program, consisting of the demolition of the existing 70-unit apartment complex constructed in
1972 and the new construction of a seventeen (17) building, 82-unit multi-family apartment
complex with a community building. The purpose of the proposed action is to provide more
modern and effective housing to the low-income housing community, also expanding the total
units from the current 70-unit complex to an 82-unit complex. According to the Housing Market
Study prepared by Asterhill Research Company dated March 11, 2021, there is demand for
affordable housing in the primary market area. Based on the demand calculations, which indicate
good capture rates and an ample number of income-qualified households, Asterhill Research
Company concluded that the development could absorb approximately 16-20+ units per month
upon completion, which equals an absorption period of four to eight months.
Existing Conditions and Trends [24 CFR 58.40(a)]:
The subject property consists of fourteen (14) two and three-story apartment structures and one
(1) single-story community building constructed in 1972. The subject property structures contain
a total of seventy (70) residential dwelling units and are situated on 4.21 acres of land. Exterior
property improvements include playgrounds, landscaped regions, and asphalt parking areas. The
subject property is bounded by 3rd Street, Lakeview Mental Health, and Hancock Plaza to the
north; 3rd Street, Morris Avenue, 4th Street, and single-family residential structures to the east;
Madison Street, Morris Avenue, 4th Street, single-family residential structures, and Conway
Park to the south; and 5th Street, Hancock Street, single-family residential structures, the Ithaca
Coffee Company, Ithaca City School District Learning Hub Facilities & Operations Technology;
and All Stone and Tile and Ithaca Ice Company. The subject property is located in an area of
residential and light commercial development. In the absence of this project, the existing, aging
housing public housing complex would continue to deteriorate and underserve the existing
residents.

Funding Information
Grant Number

HUD Program
Section 18 Disposition

Funding Amount

Estimated Total HUD Funded Amount:
Estimated Total Project Cost (HUD and non-HUD funds) [24 CFR 58.32(d)]: $64,195,993 (as
of 6/24/21)

Compliance with 24 CFR 50.4, 58.5, and 58.6 Laws and Authorities

Record below the compliance or conformance determinations for each statute, executive order,
or regulation. Provide credible, traceable, and supportive source documentation for each
authority. Where applicable, complete the necessary reviews or consultations and obtain or note
applicable permits of approvals. Clearly note citations, dates/names/titles of contacts, and page
references. Attach additional documentation as appropriate.


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6

Are formal
compliance
steps or
mitigation
required?

Compliance Determinations

STATUTES, EXECUTIVE ORDERS, AND REGULATIONS LISTED AT 24 CFR 50.4 & 58.6
According to Federal Aviation Administration (FAA)
Airport Hazards
Yes No
information
accessed
at
24 CFR Part 51 Subpart D
https://oeaaa.faa.gov/oeaaa/external/searchAction.jsp?action
=showCircleSearchAirportsForm
and
http://nepassisttool.epa.gov/nepassist/entry.aspx, there are
no civil airport runways within 2,500 feet and no military
airports within 15,000 feet of the subject property. As such,
the proposed action is in compliance with Airport Hazard
regulations and no mitigation measures nor further
investigations are warranted. The project is in compliance
with Airport Hazards requirements.

Coastal Barrier Resources
Coastal Barrier Resources Act,
as amended by the Coastal
Barrier Improvement Act of
1990 [16 USC 3501]

Flood Insurance
Flood Disaster Protection Act of
1973 and National Flood
Insurance Reform Act of 1994
[42 USC 4001-4128 and 42 USC
5154a]

Yes

Yes

No

No

A copy of the Airport Hazards supporting documentation is
located in Appendix C.
According to the Coastal Barrier Resource System Mapper
accessed
at
https://www.fws.gov/CBRA/Maps/Mapper.html, the subject
property is not located within an existing Coastal Barrier
Resource System or draft Coastal Barrier Resource System.
Therefore, the project is in compliance with Coastal Barrier
Resource Systems regulations and no mitigation measures
nor further investigations are warranted. Therefore, this
project has no potential to impact a CBRS Unit and is in
compliance with the Coastal Barrier Resources Act.
See the Coastal Barrier Resources Systems Maps in
Appendix D.
According to FEMA Flood Insurance Rate Map (FIRM)
#360850-0001B dated September 30, 1981, the subject
property is located in Zone B, designated as an area within
the 500-year flood zone. According to the FEMA Flood
Map
Service
Center
accessed
at
https://msc.fema.gov/portal/home, there are no preliminary
or pending FIRMs for the subject property.
Per the National Flood Insurance Program (NFIP)
Community
Status
Book
accessed
at
https://www.fema.gov/national-flood-insurance-programcommunity-status-book, the subject property is located in
Community ID #360850 which is a participating community
in the NFIP. As no structures are located within a Special
Flood Hazard Area (100-year flood zone), flood insurance is
not required to be carried under the provisions of the NFIP.
While flood insurance may not be mandatory in this
instance, HUD recommends that all insurable structures
maintain flood insurance under the National Flood
Insurance Program (NFIP). The project is in compliance
with flood insurance requirements.
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A copy of the Flood Insurance supporting documentation is
located in Appendix E.
STATUTES, EXECUTIVE ORDERS, AND REGULATIONS LISTED AT 24 CFR 50.4 & 58.5
According to the EPA Greenbook accessed at
Clean Air
Yes No
http://www.epa.gov/airquality/greenbk/ancl.html and the
Clean Air Act, as amended,
NEPAssist
Website
accessed
at
particularly section 176(c) & (d);
www.epa.gov/nepa/nepassist, the subject property is not
40 CFR Parts 6, 51, 93
located within Non-attainment or Maintenance area of the
State of New York. Therefore, the project is in compliance
with HUD's Air Quality regulations and no mitigation is
required. The project is in compliance with the Clean Air
Act.

Coastal Zone Management
Coastal Zone Management Act,
sections 307(c) & (d)

Contamination and Toxic
Substances
24 CFR Part 50.3(i) & 58.5(i)(2)

Yes

Yes

No

No

A copy of the Clean Air supporting documentation is
located in Appendix F.
According to the National Oceanic and Atmospheric
Administration (NOAA) Office for Coastal Management
(OCM) accessed at https://coast.noaa.gov/czm/mystate/,
Tompkins County is not located within a Coastal
Management Zone. Therefore, the proposed undertaking is
in compliance with HUD’s Coastal Zone Management Act
regulations and no consultation nor mitigation measures are
warranted. The project is in compliance with the Coastal
Zone Management Act.
A copy of the Coastal Zone Management supporting
documentation is located in Appendix G.
NEU-VELLE, LLC (NEU-VELLE) performed a Phase I
Environmental Site Assessment (ESA) in conformance with
the scope and limitations of ASTM Practice E 1527-13 of
the Northside Apartments located at various addresses in
Ithaca, Tompkins County, New York (subject property).
Any exceptions to, or deletions from, this practice are
described in Sections 1.1 through 1.3 of the NEU-VELLE
Phase I ESA. This assessment has revealed no evidence of
recognized environmental conditions (RECs) or controlled
recognized environmental conditions (CRECs) in
connection with the subject property. In addition, D3G
performed a Vapor Encroachment Screening in
conformance with the scope and limitations of ASTM E
2600-15 "ASTM Standard Guide for Vapor Encroachment
Screening on Property Involved in Real Estate
Transactions". Based on a review of the EDR Report, the
subject property is not identified in the State Records Search
or in the Federal Records Search. In addition, according to a
review of subject property historical use information that is
reasonably ascertainable, there are no known or suspect
potentially contaminated sources having chemicals of
concern (petroleum hydrocarbons or non-petroleum
hydrocarbons) associated with the subject property. In
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addition, based on a review of the EDR Report and a review
of adjacent historical use information that is reasonably
ascertainable, there are no records identified within the area
of concern. Therefore, a Vapor Encroachment Condition
(VEC) does not exist at the subject property and does not
exist from an off-site source. Therefore, the project is in
compliance with HUD’s Contamination and Toxic
Substances regulations and no mitigation measures nor
further investigations are warranted.
A copy of the Phase I ESA is provided under separate
cover.
The subject property structures were constructed in 1972,
during a time of asbestos-containing building material
usage. D3G was provided with an Asbestos Pre-Demolition
Survey Report prepared by Envirologic of New York, Inc.,
(Envirologic) dated January 15, 2019. According to the
report, Envirologic performed an asbestos survey at the
subject property in accordance with the EPA 40 CFR 61
National Emissions Standard for Hazardous Air Pollutants
(NESHAP) and 40 CFR 763 Asbestos Hazard Emergency
Response Act (AHERA) protocols, ASTM E 2356-18 and
State of New York asbestos regulations on December 6-21,
2018. The survey was performed by Mr. Peter Koslowsky, a
State of New York licensed Asbestos Inspector (license
#02-12102). Eleven (11) units were evaluated during the
inspection as well as common and exterior areas. Sampled
materials included vinyl flooring and covebase materials
and associated mastics, drywall, joint compound, sheetrock
mastics, blown-in insulation materials, flashing cement
materials, light fixture heat shield materials, door core
insulation materials, vinyl stair tread materials and
associated mastics, textured ceiling materials, pressed board
ceiling materials, tub surround mastics, duct wrap materials,
ceiling tiles and associated mastics, ceramic tile mastics and
mortar materials, carpet mastics, valve fitting insulation
materials, caulking materials and roofing materials. A total
of one hundred eighty-two (182) bulk samples were
collected and analyzed via Polarized Light Microscopy
(PLM). In addition, the non-friable organically bound
(NOB) material (i.e. caulking, flooring materials, covebase
materials, mastics, sink undercoating materials, roofing
materials, etc.) which were not identified as ACMs via PLM
analysis were analyzed via Transmission Electron
Microscopy (TEM) per New York asbestos regulations. An
asbestos-containing material is defined as containing greater
than 1% asbestos. The following materials were identified
as ACMs:
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• Sheetrock mastic located in the 503 building was
identified to contain 16% Chrysotile. There is
approximately 1,000 square feet of this material estimated
to be present. This material is a Category II non-friable (not
able to be crushed via hand pressure) material and was
noted to be in good physical condition at the time of the
inspection.
• Roof flashing cement located on vents and building
overhangs on buildings with older roofs was identified to
contain 4.6 – 13% Chrysotile. There is approximately 600
square feet of this material estimated to be present. This
material is a Category II non-friable ACM and was noted to
be in good physical condition at the time of the inspection.
• Black stair tread mastic located throughout apartment units
was identified to contain 1.7% Chrysotile. There is
approximately 3,600 square feet of this material estimated
to be present. This material is a Category I non-friable ACM
and was noted to be in good physical condition at the time
of the inspection.
• White duct wrap located on furnace vent pipes between
older and newer roofs was identified to contain 66.67%
Chrysotile. There is approximately 480 linear feet of this
material estimated to be present. This material is a regulated
asbestos-containing material (RACM) and was noted to be
in good physical condition at the time of the inspection.
• 9”x9” floor tiles and associated mastics located in
buildings 216, 503 and 507 were identified to contain 5.6%
Chrysotile (tile) and 1.6% Chrysotile (mastic). There are
approximately 10,000 square feet of these materials
estimate to be present. These materials are Category I nonfriable ACMs and were noted to be in good physical
condition at the time of the inspection.
• Door core insulation located in the wooden doors of
building 503 was identified to contain 13.79 – 16.67%
Chrysotile. There is approximately 420 square feet of this
material estimated to be present. This material is RACM if
impacted and was noted to be in good physical condition at
the time of the inspection.
• Dark brown with beige specked 12”x12” floor tiles and
associated mastics located in the community center were
identified to contain 8.9% Chrysotile (tile) and 2.1%
Chrysotile (mastic). There are approximately 1,200 square
feet of these materials estimated to be present. These
materials are Category I non-friable ACMs and were noted
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to be in good physical condition at the time of the
inspection.
• Ceramic floor tile mortar located in the community center
bathrooms was identified to contain 1.25 – 1.75%
Chrysotile. There is approximately 350 square feet of this
material estimated to be present. This material is a friable
material and was noted to be in good physical condition at
the time of the inspection.
• Beige door frame caulking located throughout the subject
property was identified to contain 2.1% Chrysotile. There is
approximately 100 square feet of this material estimated to
be present. This material is a Category II non-friable ACM
and was noted to be in good physical condition at the time
of the inspection.
• The community center flat roof was not sampled and is
presumed to contain asbestos. There is approximately 200
square feet of this material estimated to be present.
In addition, drywall joint compound located in the
community center and black ceiling tile mastic located in
unit 107 on 5th street were identified to contain < 1%
Chrysotile. Although a material may contain asbestos at
<1%, it DOES NOT relieve contractors from performing
exposure assessments (personal air monitoring) on their
employees per the OSHA Asbestos Standard (29 CFR
1926.1101) and should not be interpreted as asbestos is not
present. Although laboratory analysis may indicate “<1%”,
airborne asbestos concentrations still may exceed the OSHA
Permissible Exposure Limit (PEL) depending on the work
activity.
D3G recommends removal of the identified ACMs prior to
demolition activities in accordance with 40 CFR 61 Subpart
M and state and local asbestos regulations. Removal
activities should be conducted by a licensed asbestos
abatement contractor in accordance with applicable local,
state and federal guidelines.
The subject property structures were constructed in 1972,
prior to the 1978 ban on lead-based paint (LBP). D3G was
provided with a Revised Lead-Based Paint Inspection
Report prepared by Envirologic of New York, Inc.,
(Envirologic) dated February 19, 2019. According to the
report, Mr. Peter Koslowsky, an EPA certified Lead Risk
Assessor (certification #NR-R-8359-5) with Envirologic, an
EPA certified Lead-Based Paint Activity Firm (certification
#LBP-1976-1), conducted a lead-based paint inspection at
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the subject property on December 19-21, 2018 and January
4 and February 8, 2019. Select units were tested in
accordance with the United States Housing and Urban
Development (HUD) protocols, as outlined in the Chapter 7,
Lead-Based Paint Inspection 2012 Revisions. In accordance
with HUD Underwriting Protocols and Table 7.3, twentyfour (24) units at the 70-unit apartment complex were
sampled as well as common and exterior areas. The lead
paint inspection was completed utilizing an X-ray
fluorescence (XRF) lead paint analyzer, which quickly,
accurately,
and
non-destructively
measures
the
concentration of lead-based paint on surfaces. Sampled
surfaces consisted of walls, doors and associated
framework, windows and associated framework, ceilings,
baseboards,
miscellaneous
components,
exterior
components and playground equipment. The XRF readings
were compared to the EPA and United States Department of
Housing and Urban Development lead in paint standard of
1.0 mg/cm². The results of this inspection indicate that none
of the sampled components contained lead-based paint.
However, as OSHA has no “lower threshold” for exposure
of lead, any impacts to painted surfaces should be
conducted in accordance with the OSHA Lead in
Construction Standard.
It should be noted that that during the initial inspection the
lime green metal jungle gym and swing set components
were identified to contain lead-based paint via XRF
sampling. However, subsequent paint chip samples were
collected. Paint chip samples are typically collected when
testing via XRF yields an inconclusive result. The paint chip
samples were analyzed via Flame Atomic Absorption and
compared to the EPA and HUD definition of LBP of 5,000
parts per million (ppm), or 0.5% by weight. The results of
the paint chip sampling indicate that the playground
equipment did not contain lead-based paint.
In addition, D3G was provided with a Lead in Soils Bulk
Sampling Analysis Report prepared by Envirologic dated
January 14, 2019. According to the report, Mr. Koslowsky
conducted lead in soil sampling at the subject property on
December 18, 2018. A total of fifteen (15) soil samples
were collected from building perimeters and the play area.
The EPA and the State of New York identify lead in soil
hazards at 400 parts per million (ppm) for play areas and
1,200 ppm for all other areas. No lead in soil hazards were
identified at the subject property. The soil sample results
ranged from 40.2 – 148 ppm.
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Compliance Determinations
The subject property is located in an EPA Radon Zone 1,
designated as an area of high radon gas potential with an
average indoor radon level greater than 4 picocuries/liter
(pCi/L) of air. Radon mitigation measures are required to be
implemented in the project design in accordance with HUD
guidelines. D3G recommends mitigating potential radon
contamination by constructing the proposed structure(s) to
meet all of the requirements of the ANSI/AARST CC-1000
2018 Soil Gas Control Systems in New Construction of
Buildings (CC-1000 2018) standard or, if appropriate, the
ANSI/AARST CCAH 2013 Reducing Radon in New
Construction of One & Two Family Dwellings and
Townhouses (CCAH 2013) standard, for the installation of
passive systems. A Radon Report documenting the postconstruction testing by a properly certified Radon
Professional is required prior to Final Endorsement.
The provided Asbestos Pre-Demolition Survey Report,
Revised Lead-Based Paint Inspection Report, and Lead in
Soils Bulk Sampling Analysis Report are included in
Appendix H of this report.
According to an Official Species List generated for the
subject property, one (1) federally listed species (Northern
Long-Eared Bat) was identified as having the potential to
occur within the project area. No critical habitats were
identified within the project area. While suitable summer
habitat may be present in the existing trees at the subject
property, the Northern Long-Eared Bat is not suspected to
be present, due to the highly-developed nature of the subject
property and the surrounding area. Select trees may be
trimmed and/or removed in conjunction with the proposed
undertaking; however, as there are no documented
occurrences of the Northern Long-Eared Bat (see attached
map of documented occurrences), no incidental take will
occur within a known hibernaculum; within 5 miles of a
known hibernation site; or within 1.5 miles of a documented
summer occurrence. As the proposed action meets the
qualifications for the 1/5/2016 Programmatic Biological
Opinion for Final 4(d) Rule on the Northern Long-Eared
Bat, the project may involve an incidental take that is not
prohibited. Therefore, time of year clearing restrictions are
not required for the proposed undertaking and the
consultation obligations under Section 7 of the Endangered
Species Act will be fulfilled upon HUD’s submission of a
completed consultation package with Streamlined
Consultation Form. In addition, as there are no critical
habitats present, the proposed undertaking will have No
Effect on critical habitats. With mitigation, identified in the
mitigation section of this review, the project will be in
compliance with the Endangered Species Act.


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6

Explosive and Flammable
Hazards
24 CFR Part 51 Subpart C

Are formal
compliance
steps or
mitigation
required?

Yes

No

Compliance Determinations
The USFWS consultation must be initiated by the federal
agency providing funding, HUD. D3G has prepared a
package for HUD’s use in consulting with the New York
Ecological Services Field Office of the USFWS. D3G
recommends that HUD utilize the prepared package for
their consultation with USFWS.
According to a review of NEPAssist accessed at
https://nepassisttool.epa.gov/nepassist/nepamap.aspx
and
visual observations during the site visit conducted by NEUVELLE, LLC (NEU-VELLE) on December 5, 2019, there
are no facilities handling explosive or fire-prone materials
such as liquid propane, gasoline, or other storage tanks as
defined by 24 CFR 51.201 located on-site, adjacent to, or
visible from the subject property. In addition, there were no
extraordinary explosive ASTs observed via NEPAssist
within one (1) mile of the subject property.
In addition, D3G reviewed the state-regulated Aboveground
Storage Tank (AST) database, compiled by EDR, for ASTs
within one (1) mile of the subject property. D3G evaluated
all in-service ASTs, utilizing the HUD ASD Electronic
Assessment
Tool
accessed
at
https://www.hudexchange.info/environmental-review/asdcalculator/. As detailed in the attached Table 1, all ASTs
are located at acceptable separation distances from the
subject property.
It should be noted that worst-case ASTs’ sizes, contents,
statuses, facility locations, and worst-case scenario ASD
calculations are provided within Table 1. Facility locations
provided in the “DIST (ft)” column of Table 1 are actual
distances from the nearest edge of the subject property to
nearest edge of the vicinity property, based on
measurements obtained utilizing EDR Lightbox. Field
verification of ASTs’ sizes, contents, and locations were
conducted, as necessary. In the event that any worst-case
scenario ASD exceeds the actual distance listed in the
“DIST (ft)” column, further evaluation and documentation
would be provided. In addition, applicable ASD calculation
worksheets are provided immediately following Table 1.
D3G additionally submitted a request to the City of Ithaca
via
the
online
Foil
Request
accessed
at
https://lfweb.tompkins-co.org/Forms/coifoil for any current
or recent (w/in the past year) permits issued for
thermal/explosive hazards (ASTs > 100 gallons) located
within a one (1) mile radius of the subject property.
According to the Ithaca Fire Department no records were
available. The project is in compliance with explosive and
flammable hazard requirements.


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6

Farmlands Protection
Farmland Protection Policy Act
of 1981, particularly sections
1504(b) and 1541; 7 CFR Part
658

Floodplain Management
Executive Order 11988,
particularly section 2(a); 24 CFR
Part 55

Historic Preservation
National Historic Preservation
Act of 1966, particularly sections
106 and 110; 36 CFR Part 800

Are formal
compliance
steps or
mitigation
required?
Yes

Yes

Yes

No

No

No

Compliance Determinations
A copy of the Explosive and Flammable Hazards supporting
documentation is located in Appendix J.
According to the U.S. Census Bureau Urbanized Area Map
accessed at http://tigerweb.geo.census.gov/tigerweb/, the
subject property is located within an urbanized area;
therefore, the subject property is already in an area
committed to urban development and is exempt from
compliance with the Farmland Protection Policy Act per 7
CFR Part 658.2.
A copy of the Farmlands Protection supporting
documentation is located in Appendix K.
According to FEMA Flood Insurance Rate Map (FIRM)
#360850-0001B dated September 30, 1981, the subject
property is located in Zone B, designated as an area within
the 500-year flood zone. According to the FEMA Flood
Map
Service
Center
accessed
at
https://msc.fema.gov/portal/home, there are no preliminary
or pending FIRMs for the subject property. As no portion
of the subject property is located within a Special Flood
Hazard Area (100-year floodplain), no mitigation or
compliance steps are required, and the property is in
compliance with Floodplain Management Regulations. The
project is in compliance with Executive Order 11988.
A copy of the Floodplain Management supporting
documentation is provided in Appendix E.
A review of the National Register of Historic Places and the
New York Cultural Resource Information System (CRIS),
accessed at https://cris.parks.ny.gov/, indicate that the
subject property structures and the vicinity properties within
the APE are not listed on the National Register of Historic
Places; are not located within, or adjacent to, a Historic
District; and are not listed as local landmarks. Based on the
date of construction (1972), the subject property structures
are not suspected to be eligible for listing on the National
Register. Vicinity structures within the APE have been
assessed for eligibility. No structures within the APE have
been determined to be eligible for listing on the National
Register. In addition, due to the history of ground
disturbance for construction, demolition, and reconstruction
that has occurred over the years at the subject property,
archaeological resources are not suspected to be present.
Based on the foregoing information, D3G concludes that,
pursuant to 36CFR800.4(b), the proposed undertaking will
have No Effect on historic properties or archaeological
resources.


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6

Are formal
compliance
steps or
mitigation
required?

Compliance Determinations
To assist HUD in making its historic preservation
determination, D3G submitted this finding and project
information to the appropriate State Historic Preservation
Officer (SHPO). According to a response dated June 25,
2020, the New York SHPO concurs that there will be no
historic or cultural resources affected by the proposed
undertaking.
In addition, it should be noted that the Responsible Entity is
responsible for contacting the Tribal Historic Preservation
Officer (THPO) and any affected tribes, as applicable. The
project is in compliance with Section 106.

Noise Abatement and Control
Noise Control Act of 1972, as
amended by the Quiet
Communities Act of 1978; 24
CFR Part 51 Subpart B

Yes

No

A copy of the Historic Preservation supporting
documentation is located in Appendix L.
The subject property is located within 1,000 feet of NY
Route 13/North Meadow Street, Hancock Street, and
Cascadilla Street; within 3,000 feet of an Ithaca Central
Railroad (ICR) railway line; and within fifteen (15) miles of
Ithaca-Tompkins Regional Airport. There are no military
airfields or other civil airports within fifteen (15) miles of
the subject property that would be considered a noise
source. Nine (9) different noise assessment locations
(NALs) were evaluated to better define the noise levels at
the property. The projected DNL values for all noise
sources for the buildings range from 60 dB (NAL #6) to 66
dB (NAL #4 and 5). Pursuant to 24 CFR 51.101(a)(3), the
composite DNL between 65 and 75 dB is normally
unacceptable.
According to STC rating calculations performed by D3G in
accordance with HUD Noise Guidebook Chapter 4, the
proposed window/door/exterior wall composite system will
reduce the interior noise levels to acceptable levels.
Therefore, the resulting interior noise levels are found to be
acceptable, as defined by Title 24 CFR Section 51 and
HUD's The Noise Guidebook. D3G concludes that
additional noise attenuation measures are not required to be
implemented within the window, door and wall design.
Section 51.104(a) also addresses exterior amenity noise
levels. D3G calculated the noise value for the playground
areas, denoted as NAL #8 and 9. The requirements set out in
Section 51.104(a) are designated to ensure that exterior
noise levels in the exterior amenity areas do not exceed the
established 65 dB level. The calculated projected exterior
noise value for the playground areas are 62 dB for NAL #8
and 63 dB for NAL #9, which are considered to be
acceptable. Therefore, no exterior mitigation (i.e. barrier


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6

Are formal
compliance
steps or
mitigation
required?

Compliance Determinations
attenuation) would be required for these areas of the site.
The project is in compliance with HUD's Noise regulation.

Sole Source Aquifers
Safe Drinking Water Act of
1974, as amended, particularly
section 1424(e); 40 CFR Part
149

Wetlands Protection
Executive Order 11990,
particularly sections 2 and 5

Wild and Scenic Rivers
Wild and Scenic Rivers Act of
1968, particularly section 7(b)
and (c)

Yes

Yes

Yes

No

No

No

A copy of the Noise Abatement and Control supporting
documentation is located in Appendix M.
According to the Sole Source Aquifer layer obtained from
EPA
NEPAssist
accessed
at
http://nepassisttool.epa.gov/nepassist/entry.aspx, the subject
property is not serviced or supplied by a protected aquifer
system. Therefore, the proposed undertaking has no
potential to impact a Sole Source Aquifer and no mitigation
measures nor further investigations are warranted. The
project is in compliance with Sole Source Aquifer
requirements.
A copy of the Sole Source Aquifers supporting
documentation is located in Appendix N.
According to the USFWS National Wetlands Inventory
Layer
accessed
at
http://nepassisttool.epa.gov/nepassist/entry.aspx and visual
observations, there are no mapped wetland areas on the
subject property. Therefore, the proposed undertaking will
be in compliance with Executive Order (EO) 11990,
Protection of Wetlands, as well as the requirements of
Federal Register 24 CFR Parts 50, 55 and 58. The project is
in compliance with Executive Order 11990.
A copy of the Wetlands Protection supporting
documentation is located in Appendix O.
According to the National Wild & Scenic Rivers website
accessed at www.rivers.gov/wildriverslist.html and the
Nationwide Rivers Inventory (NRI) accessed at
https://www.nps.gov/subjects/rivers/nationwide-riversinventory.htm, there are no Wild and Scenic Rivers or NRI
segments within one (1) mile of the subject property.
Therefore, the proposed undertaking has no potential to
impact these resources and no mitigation measures nor
further investigations are warranted. The project is in
compliance with the Wild and Scenic Rivers Act.
A copy of the Wild and Scenic Rivers supporting
documentation is located in Appendix P.


Compliance Factors:
Statutes, Executive Orders,
and Regulations listed at 24
CFR §58.5 and §58.6
Environmental Justice
Executive Order 12898

Are formal
compliance
steps or
mitigation
required?

Compliance Determinations

ENVIRONMENTAL JUSTICE
Yes No
No adverse environmental impacts were identified in the
project's total environmental review. According to the
NEPAssist
website
accessed
at
https://nepassisttool.epa.gov/nepassist/nepamap.aspx,
the
subject property is not located in a low-income or
predominately minority area within the City of Ithaca, as
71.01% of the population in the area surrounding the subject
property is above the poverty level, and the percent minority
for the subject property and its surrounding area is 26%.
Furthermore, no adverse environmental impacts were
identified on the subject property nor immediately
surrounding areas. Therefore, the proposed undertaking is in
compliance with HUD's Environmental Justice regulations
and no consultation nor mitigation measures are required.
The project is in compliance with Executive Order 12898.
A copy of the Environmental Justice
documentation is located in Appendix Q.

supporting

Environmental Assessment Factors [24 CFR 58.40; Ref. 40 CFR 1508.8 &1508.27] Recorded
below is the qualitative and quantitative significance of the effects of the proposal on the
character, features and resources of the project area. Each factor has been evaluated and
documented, as appropriate and in proportion to its relevance to the proposed action. Verifiable
source documentation has been provided and described in support of each determination, as
appropriate. Credible, traceable and supportive source documentation for each authority has been
provided. Where applicable, the necessary reviews or consultations have been completed and
applicable permits of approvals have been obtained or noted. Citations, dates/names/titles of
contacts, and page references are clear. Additional documentation is attached, as appropriate.
All conditions, attenuation or mitigation measures have been clearly identified.
Impact Codes: Use an impact code from the following list to make the determination of impact
for each factor.
(1) Minor beneficial impact
(2) No impact anticipated
(3) Minor Adverse Impact – May require mitigation
(4) Significant or potentially significant impact requiring avoidance or modification which may
require an Environmental Impact Statement
A copy of the Environmental Assessment Factors and Analysis supporting documentation is
located in Appendix R.


Environmental
Assessment Factor

Impact
Code

Conformance with
Plans / Compatible
Land Use and Zoning /
Scale and Urban Design

(2)

Soil Suitability/ Slope/
Erosion/ Drainage/
Storm Water Runoff

(3)

Hazards and Nuisances
including Site Safety
and Noise

(2)

Impact Evaluation
LAND DEVELOPMENT
The subject property currently consists of a fifteen (15) building, 70-unit
multi-family apartment complex. The proposed project consists of the
demolition of the existing 70-unit apartment complex constructed in 1972
and the new construction of a seventeen (17) building, 82-unit multifamily apartment complex with a community building. According to the
City of Ithaca Mobile Viewer accessed at https://geo2.tompkinsco.org/html/?viewer=City_Public_Mobile, and the City of Ithaca
Planning, Building, Zoning, & Economic Development Department
Zoning Map accessed at https://www.cityofithaca.org/151/Zoning, the
subject property is currently zoned R-3b (Multi-family Residential). D3G
contacted the City of Ithaca Building Division (607-274-6508) to
determine if the proposed project is in compliance with the current zoning
district. According to the City of Ithaca Board of Zoning Appeals (BZA)
Area Variance Findings & Decision Appeal No.: 3174 dated February 2,
2021, the proposed project remains zoned R-3b with the variance that also
included site plan review. The Planning and Development Board, acting as
Lead Agency, made a Negative Determination of Environmental
Significance on December 15, 2020. The variance was granted to address
the deficiencies with parking (off-street) and setbacks (front yard, 2nd front
yard, 3rd front yard, and rear yard) components at the proposed
development. After reviewing plans for the proposed development, the
BZA found that the benefit to the applicant outweighs the detriment to the
neighborhood or community.
Based on the Geotechnical Evaluation Report produced by Kenney
Geotechnical Engineering Services, PLLC dated February 15, 2021 and
visual observations, there is no evidence of adverse soil problems or
unstable conditions on the subject property that would prevent the
development of the proposed project. D3G recommends following the
recommendations outlined within the Geotechnical Evaluation Report
pertaining to deep foundations and/or ground improvement. According to
the USGS Topographic Quadrangle: Ithaca West, New York 2019, the
topography of the site slopes to the northwest.
On-site drainage at the subject property is suspected to consist of flow
along the asphalt parking areas to strategically located storm drains and
surface percolation in the unpaved areas.
According to HUD guidelines, all new construction, rehabilitation projects
where residential density is increased, projects where there is a conversion
from non-residential to residential use, or projects where a vacant building
is made habitable must consider the potential hazard of pressurized
pipelines. The analysis must identify all buried and aboveground
pressurized pipelines within a 1-mile radius of the property that exceed
200 psi operating pressure...Once the pipelines are identified and relevant
pipeline diameter and operating pressure has been obtained, refer to the
table found in the Appendix A to determine the BPIR.
Based on a review of the National Pipeline Mapping System (NPMS)
Public Viewer accessed at https://pvnpms.phmsa.dot.gov/PublicViewer/,
one (1) natural gas pipeline is located approximately 0.95 miles south of
the subject property, which is owned and operated by Eastern Gas
Transmission and Storage, Incorporated. According to Mr. Eric V. Taylor,
with BHE GT&S (Eric.Taylor@bhegts.com), the operating pressure of the


pipeline and diameter are not considered public information and cannot be
provided. However, Mr. Taylor indicated that the BPIR of the pipeline
was calculated to be approximately 160 feet. In addition, in a follow up,
Mr. Taylor stated that the diameter of the pipeline was 8 inches. Please
note that the provided BPIR was calculated using the Fire Protection
thermal heat flux exposure threshold of 5,000 BTU/hr/ft^2, where HUD
utilizes a thermal heat flux exposure threshold of 450 BTU/hr/ft^2.
Therefore, D3G utilizes the provided BPIR to back-calculate the
associated operating pressure by using the Fire Protection's BPIR
calculation of 0.69(square root of (operating pressure x diameter^2), and
then utilized the calculated operating pressure of 840 psi to calculate
HUD's prescribed BPIRs.
According to the Baseline Pipeline Impact Radius (BPIR) Tables included
in Appendix A.9.1 of the HUD MAP Guide, the acceptable separation
distance (ASD) for thermal radiation is 530 feet and the ASD for blast
overpressure is 1,056 feet. Based on measurements obtained utilizing
Google Earth and the proposed site plan, no structures, ancillary facilities
or structures, common areas, parking areas or like property improvements
or features are located within the BPIR of the vicinity natural gas pipeline,
with the nearest property improvement located approximately 4,740 feet
from the pipeline. Therefore, the vicinity natural gas pipeline is located at
an ASD for thermal radiation and blast overpressure and D3G
recommends no further investigation. The project is in compliance with
HUD's pressurized pipeline requirements.

Energy Consumption

Environmental
Assessment Factor

(2)

Impact
Code

Employment and
Income Patterns

(1)

Demographic Character
Changes, Displacement

(3)

No additional "nuisances" or "hazards" were observed at the subject
property or surrounding properties during the site inspection. The
proposed redevelopment activities will not result in any significant noise
generation levels within the neighborhood, nor will it result in the
neighborhood being exposed to noise levels in excess of General Plan
policies. Construction phase noise will be mitigated by standard
procedures.
Based on the fact that the proposed redevelopment will utilize as many
energy efficient appliances and light fixtures as possible, the proposed
project would not have unusual energy needs and is not expected to have a
negative impact on energy consumption.

Impact Evaluation
SOCIOECONOMIC
According to U.S. Census Bureau American Community Survey (ACS)
2014-2018 data obtained from the EPA NEPAssist accessed at
http://nepassisttool.epa.gov/nepassist/entry.aspx, approximately 67% of
population were listed as employed, the per capita income was $30,487,
and 71.01% of the population in the area was above the poverty level.
Based on the fact that the proposed subject property redevelopment will
enhance the infrastructure of the surrounding area and provide
employment opportunities in the community, no impact is anticipated.
The site is located in a residentially and commercially developed area. The
proposed redevelopment of the site is compatible with the surrounding
neighborhood and no demographic character changes are anticipated with
the proposed project. The Ithaca Housing Authority, will determine if
there will be relocations out of the area during redevelopment.



Environmental
Assessment Factor
Educational and
Cultural Facilities

Commercial Facilities

Health Care and Social
Services

Solid Waste Disposal /
Recycling

Waste Water / Sanitary
Sewers

Water Supply

Public Safety - Police,
Fire and Emergency
Medical

Impact
Code

Impact Evaluation

COMMUNITY FACILITIES AND SERVICES
(2)
Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, there are sufficient educational and cultural
facilities located in the vicinity, of which no impacts are anticipated from
the proposed redevelopment. These facilities already serviced the existing
70-unit apartment complex, and no impacts are anticipated from the
additional 12 units post-construction.
(2)
Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, there are sufficient commercial facilities located in
the vicinity, of which no impacts are anticipated from the proposed
redevelopment. These facilities already serviced the existing 70-unit
apartment complex, and no impacts are anticipated from the additional 12
units post-construction.
(2)
Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, there are sufficient health care and social service
facilities located in the vicinity, of which no impacts are anticipated from
the proposed redevelopment. These facilities already serviced the existing
70-unit apartment complex, and no impacts are anticipated from the
additional 12 units post-construction.
(2)
Based on research of the subject property and surrounding area, there are
sufficient solid waste/recycling facilities located in the vicinity, of which
no impacts are anticipated from the proposed redevelopment. These
facilities already serviced the existing 70-unit apartment complex, and no
impacts are anticipated from the additional 12 units post-construction.
(2)
Based on research of the subject property and surrounding area, there are
sufficient waste water/sanitary sewer services available, of which no
impacts are anticipated from the proposed redevelopment. In addition,
according to a letter from Mr. Edward G. Keplinger with Keplinger
Freeman Associates, LLC dated April 2, 2021, the City of Ithaca has
confirmed that sanitary sewer and storm sewer service is available for the
proposed development.
(2)
Based on research of the subject property and surrounding area, there are
sufficient water services available, of which no impacts are anticipated
from the proposed redevelopment. In addition, according to a letter from
Mr. Edward G. Keplinger with Keplinger Freeman Associates, LLC dated
April 2, 2021, the City of Ithaca has confirmed that water service is
available for the proposed development.
(2)
Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, there are sufficient police, fire, and emergency
medical services located in the vicinity, of which no impacts are
anticipated from the proposed redevelopment. The Cayuga Medical
Center and Cornell University Emergency are both located within five (5)
miles of the subject property. These facilities already serviced the existing
70-unit apartment complex, and no impacts are anticipated from the
additional 12 units post-construction.


Parks, Open Space and
Recreation

(2)

Transportation and
Accessibility

(2)

Environmental
Assessment Factor
Unique Natural
Features,
Water Resources
Vegetation, Wildlife

Other Factors

Impact
Code
(2)
(2)

NA

Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, there are sufficient parks and recreation facilities
located in the vicinity, of which no impacts are anticipated from the
proposed redevelopment. These facilities already serviced the existing 70unit apartment complex, and no impacts are anticipated from the
additional 12 units post-construction.
Based on research of the subject property and surrounding area, inclusive
of the Housing Market Study produced by Asterhill Research Company
dated March 11, 2021, reasonable accessibility to vicinity public
transportation facilities is available in the vicinity, of which no impacts
are anticipated from the proposed redevelopment. The subject property
has access to bus service provided by TCAT and bus stops at the property.
Service is available throughout the day and provides extensive access to
employment and shopping centers. These facilities already serviced the
existing 70-unit apartment complex, and no impacts are anticipated from
the additional 12 units post-construction.

Impact Evaluation
NATURAL FEATURES
Based on research of the subject property and surrounding area, no unique
natural features or water resources are located in the vicinity, and no
impacts are anticipated from the proposed redevelopment.
According to an Official Species List generated for the subject property,
one (1) federally listed species (Northern Long-Eared Bat) was identified
as having the potential to occur within the project area. No Critical
habitats were identified within the project area. While suitable summer
habitat may be present in the existing trees at the subject property, the
Northern Long-Eared Bat is not suspected to be present, due to the
highly-developed nature of the subject property and the surrounding area.
Select trees may be trimmed and/or removed in conjunction with the
proposed undertaking; however, as there are no documented occurrences
of the Northern Long-Eared Bat (see attached map of documented
occurrences), no incidental take will occur within a known hibernaculum;
within 5 miles of a known hibernation site; or within 1.5 miles of a
documented summer occurrence. As the proposed action meets the
qualifications for the 1/5/2016 Programmatic Biological Opinion for Final
4(d) Rule on the Northern Long-Eared Bat, the project may involve an
incidental take that is not prohibited. Therefore, time of year clearing
restrictions are not required for the proposed undertaking and the
consultation obligations under Section 7 of the Endangered Species Act
will be fulfilled upon HUD’s submission of this completed package with
Streamlined Consultation Form. In addition, as there are no critical
habitats present, the proposed undertaking will have No Effect on critical
habitats.
D3G has prepared this documentation for HUD’s use in consulting with
the New York Ecological Services Field Office of the USFWS.
No other factors have been identified.


Additional Studies Performed:
• Phase I ESA performed by NEU-VELLE, LLC (NEU-VELLE) dated, December 27,
2019 (Provided Under Separate Cover)
• Geotechnical Evaluation Report produced by Kenney Geotechnical Engineering Services,
PLLC dated February 15, 2021 (Provided Under Separate Cover)
• Housing Market Study produced by Asterhill Research Company dated March 11, 2021
(Provided Under Separate Cover)
Field Inspection (Date and completed by):
Site visit completed by Albert G. Lyons Jr., P.E. (NEU-VELLE Personnel) on December 5, 2019
List of Sources, Agencies and Persons Consulted [40 CFR 1508.9(b)]:
• City of Ithaca Fire Department and Department of Planning, Building, Zoning, &
Economic Development
• Tompkins City Assessor
• Environmental Data Resources Inc. (EDR) Reports, December 2, 2019 and June 12, 2020
• FEMA Flood Insurance Rate Map (FIRM) #360850-0001B, dated September 30, 1981
• National Flood Insurance Program (NFIP) Community Status Book accessed at
https://www.fema.gov/national-flood-insurance-program/national-flood-insuranceprogram-community-status-book
• Delorme Street Atlas USA 2015
• Google Earth – aerial photographs
• Web Soil Survey accessed at http://websoilsurvey.nrcs.usda.gov/app/
• USGS Topographic Quadrangle – Ithaca West, New York 2019
• CBRA information: http://www.fws.gov/CBRA/Maps/index.html
• U.S. EPA NEPAssist access at http://nepassisttool.epa.gov/nepassist/entry.aspx
Below provides basic descriptions for the data included in the mapping layers available
through NEPAssist that were utilized in this Phase I ESA
• USFWS
National
Wetlands
Inventory
map
accessed
at
http://www.fws.gov/wetlands/Data/Mapper.html
• The Airport Polygons layer includes airport boundaries and airport runways within
the United States. Source: National Transportation Atlas Database
• The Sole Source Aquifer layer includes information on the sole source aquifers (SSA)
designated by EPA under section 1424(e) of the Safe Drinking Water Act of 1974.
Source: http://catalog.data.gov/dataset
• The Wild and Scenic Rivers layer includes segments of the National Wild and Scenic
River System for the United States. Source: http://www.rivers.gov/mapping-gis.php
• The National Register of Historic Places - National Register layer is downloaded
from the NPS National Register of Historic Places KML files. Source:
http://focus.nps.gov/nrhp/Download?path=/natreg/docs/Download.html
• Demographic Information is obtained from the Census Bureau data from the full 2000
Census Summary File 3 (SF3) estimates, the 2010 Census Summary File 1 (SF1)
100% count data, and the annual American Community Survey (ACS) estimates
using the 2014-2018 ACS 5-Year Summary database. Please note that all variables
that show the percent rather than count were derived from count-based Census



•
•
•
•
•
•
•

variables using the standard approach of count divided by total population of the
population in question.
National
Park
Service
National
Rivers
Inventory
accessed
at
http://www.nps.gov/ncrc/programs/rtca/nri/index.html
U.S. Fish and Wildlife Service (USFWS) Information, Planning, and Conservation
(IPaC) System, accessed at http://ecos.fws.gov/ipac/
National Oceanic and Atmospheric Administration - Ocean and Coastal Resource
Management accessed at https://coast.noaa.gov/czm/mystate/
Federal
Aviation
Administration
website
accessed
at
https://oeaaa.faa.gov/oeaaa/external/searchAction.jsp?action=showCircleSearchAirportsF
orm
EPA Green Book – Current Nonattainment Counties for All Criterial Pollutants:
http://www3.epa.gov/airquality/greenbk/ancl.html
U.S. Census Bureau TIGERweb Geography Division website accessed at
http://tigerweb.geo.census.gov/tigerweb/
Federal Aviation Administration website accessed at
https://oeaaa.faa.gov/oeaaa/external/searchAction.jsp?action=showCircleSearchAirportsF
orm

List of Permits Obtained:
Public Outreach [24 CFR 50.23 & 58.43]:
Public outreach, outside of potential Section 106 Review public meetings, was not included.
Cumulative Impact Analysis [24 CFR 58.32]:
Cumulative impacts were evaluated of the proposed development on the surrounding physical,
socioeconomic, and cultural environment. Considering the need to provide modernized and
effective housing to the existing and future residents, and the lack of identified environmental
impacts directly related to the proposed development, D3G believes that any incremental impacts
from the proposed development will only be positive in nature. No additional resources were
identified that would be impacted due to the cumulative effects of the projects.
Alternatives [24 CFR 58.40(e); 40 CFR 1508.9]
Alternative #1: This property could be sold to another private developer for other uses. Based
on the current housing and rental market, it can be assumed the property would become market
rate housing. This action, however, would not meet the need of providing affordable housing in
the City of Ithaca.
No Action Alternative [24 CFR 58.40(e)]:
The no-action alternative would not achieve any of the benefits attributed to the proposed
activities. Therefore, the No-Action alternative is not considered to be a viable option.


Summary of Findings and Conclusions:
In conclusion, the Environmental Assessment identified three (3) aspects that will require
mitigation: Asbestos-Containing Materials; Radon Gas; and Endangered Species. Based on the
information contained within and the successful implementation of the selected mitigation
measures outlined within, the proposed project as designed will not result in a significant impact
on the quality of the human environment.

Mitigation Measures and Conditions [40 CFR 1505.2(c)]

Summarize below all mitigation measures adopted by the Responsible Entity to reduce, avoid, or
eliminate adverse environmental impacts and to avoid non-compliance or non-conformance with
the above-listed authorities and factors. These measures/conditions must be incorporated into
project contracts, development agreements, and other relevant documents. The staff responsible
for implementing and monitoring mitigation measures should be clearly identified in the
mitigation plan.
Law, Authority, or Factor

Contamination and Toxic Substances
24 CFR Part 50.3(i) & 58.5(i)(2)

Endangered Species
Endangered Species Act of 1973,
particularly section 7; 50 CFR Part
402

Mitigation Measure

Asbestos-Containing Materials
D3G recommends removal of the identified ACMs prior to
demolition activities in accordance with 40 CFR 61 Subpart M
and state and local asbestos regulations. Removal activities
should be conducted by a licensed asbestos abatement
contractor in accordance with applicable local, state and
federal guidelines.
Radon Gas
D3G recommends mitigating potential radon contamination by
constructing the proposed structure(s) to meet all of the
requirements of the ANSI/AARST CC-1000 2018 Soil Gas
Control Systems in New Construction of Buildings (CC-1000
2018) standard or, if appropriate, the ANSI/AARST CCAH
2013 Reducing Radon in New Construction of One & Two
Family Dwellings and Townhouses (CCAH 2013) standard,
for the installation of passive systems. A Radon Report
documenting the post-construction testing by a properly
certified Radon Professional is required prior to Final
Endorsement.
The USFWS consultation must be initiated by the federal
agency providing funding, HUD. D3G has prepared a package
for HUD's use in consulting with the New York Ecological
Services Field Office of the USFWS. D3G recommends that
HUD utilize the prepared package for their consultation with
USFWS.

Determination:
Finding of No Significant Impact [24 CFR 58.40(g)(1); 40 CFR 1508.27]
The project will not result in a significant impact on the quality of the human environment.
Finding of Significant Impact [24 CFR 58.40(g)(2); 40 CFR 1508.27]
The project may significantly affect the quality of the human environment.

Preparer Signature:
Name/Title/Organization:
Group

John Exley/Environmental Professional/Dominion Due Diligence

Date:

June 29, 2021

Responsible Entity Agency Official Signature:
Name/Title:
Date:
This original, signed document and related supporting material must be retained on file by the
Responsible Entity in an Environmental Review Record (ERR) for the activity/project (ref: 24
CFR Part 58.38) and in accordance with recordkeeping requirements for the HUD program(s).

NEW BUSINESS:
7.1 Approval of Sky Ride Sculpture Location
WHEREAS, Plan Ithaca, the City’s comprehensive plan, identifies public art as an important
cultural resource that contributes to quality of life and economic vitality and calls for the City’s
continued support of public art, and
WHEREAS, the Community Arts Partnership (CAP) and City of Ithaca Department of
Planning & Development have collaborated on the development of a public sculpture project
which is envisioned as a community-built kinetic sculpture utilizing re-used materials and
communicating an inclusive and exciting vision for the future of active transportation in
Ithaca, and
WHEREAS, additional goals for the sculpture are that it appeal to an audience that is diverse
in age, income, cultural background, and artistic appreciation; that the artwork be fabricated
to withstand the upstate New York weather, be low maintenance, safe, theft and damage
resistant; and that it ‘spark joy’ in the viewer and express the artists’ aesthetic sensibility; and
WHEREAS, the City and CAP convened a project steering committee composed of
community members with interest and experience in public art and active transportation, and
the committee was charged with selecting the artist, working with the artist on development of
a design concept and identifying preferred locations, and
WHEREAS, the Community Arts Partnership issued a Request for Qualifications for artists to
submit credentials and examples of previous work, and the project steering committee
selected Patricia Vader from among numerous respondents as an artist with strong relevant
experience and excellent fit with the vision and goals for the project, and
WHEREAS, in late 2020 and early 2021, the project steering committee worked with the artist
to develop a conceptual design for the sculpture which the artist has tentatively titled Sky
Riders, and
WHEREAS, in March and April 2021, the project steering committee reviewed the City’s list
of nearly two dozen potential City-owned sites suitable for siting sculptures and evaluated
those sites for visibility and overall suitability, and
WHEREAS, the committee initially selected a preferred location for the sculpture in Cass
Park between the Cayuga Waterfront Trail and the Cayuga Inlet to the South of the Coach’s
Crossing bridge and across the trail from the birding kiosk, and
WHEREAS, City Staff and the Parks, Recreation, and Natural Resources Commission
solicited public input on this project location and the Commission also met to discuss the
proposal at their June meeting and did not support this location but suggested revisiting other
possible locations including the Black Diamond Trail Trailhead and the location on Inlet Island
between Cliff Street and State Street known as Pete’s Triangle, and either of these two sites

has been evaluated and deemed suitable by City staff and the project steering committee,
and
WHEREAS, City staff including City Forester Jeanne Grace, Recreation Supervisor Jim
Dalterio have been consulted on the proposed locations and confirmed that a sculpture in the
proposed areas would not impact any surrounding natural or recreational features, and
WHEREAS, pending Board of Public Works approval, the sculpture is scheduled to be
fabricated and installed in late summer or fall 2021, and
WHEREAS, prior to installation, the project team will contract with a qualified engineer to
design an appropriate concrete footer and review and approve the structural elements of the
sculpture, and
WHEREAS, the project is funded by two private grants to the Community Arts Partnership
and Center for Community Transportation and no City funds are required to design, fabricate
or install the sculpture; now, therefore be it
RESOLVED, That Common Council accepts the proposal by Community Arts Partnership to
create a sculpture for the City at the Black Diamond Trail Trailhead or Pete’s Triangle, and be
it further
RESOLVED, That the selected artist may proceed with the installation of the sculpture upon
approval by Common Council and the execution of an agreement with the City as reviewed
by the City Attorney.

CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

Common Council

From: Tom Knipe, Deputy Director for Economic Development
Date: July 29, 2021
Re:

Approval of ‘Sky Ride’ Sculpture (Updated Memo)

The purpose of this memo is to provide additional background information and further describe
the process that the Community Arts Partnership and the City of Ithaca followed in selecting the
recommended locations for the ‘Sky Ride’ sculpture. This accompanies the revised draft
resolution titled “Approval of Sky Ride Sculpture Location”. The artist’s updated conceptual
design for the sculpture is also attached. Council is asked to approve the siting and installation of
the sculpture at either the Black Diamond Trail Trailhead or the area known as Pete’s Triangle
on Inlet Island. Based on feedback, this has been modified from the original proposed location
which was presented to the Planning and Economic Development Committee in May. Board of
Public Works approval is being pursued simultaneously.
This project has been a collaboration between the Department of Planning and Development,
Community Arts Partnership and Center for Community Transportation and is independently
funded by a private foundation. A project steering committee comprised of community members
with an interest and/or background in public art and active transportation has been guiding the
project for over a year. Steering Committee members are: Ben Ortiz, Hector Chang, Grace
Johnston, Molly Hajjar, Fred Schoeps, and Jon Jensen. Alexander Phillips was the City’s staff
lead for this project prior to resigning earlier this year.
The steering committee selected the artist Patricia Vader for her extensive experience working
with communities on public sculpture commissions and the fit of her design aesthetic with the
goals of the project. Although preference for a local artist was one of several selection criteria,
and Ms. Vader is from out of state, the selected artist was the only artist who responded to the
Request for Qualifications with extensive experience producing kinetic public artwork using reused bicycle parts. The artist also articulated a willingness to work directly with members of the
public to help design and fabricate certain elements of the piece, thus fulfilling another goal of
the project, for it to be community built. The artist’s website includes images and videos of some
of her other work. Feel free to check it out: https://patriciavader.com/links.html.
A couple of notes on project design and safety: the sculpture is designed to deter climbing. The
lowest height of the bicycles on the sculpture will be eight feet. Also, the images of bicycles and
riders on the attached “maquette” (a miniature physical model of the proposed sculpture
dimensions and elements) as well as the images of the piece in situ, show the size and structure,
but are not representative of the materials and images that will be included in the final sculpture.
The bicycles will be re-used bicycles with wheels as colorful spinning windmills, and with a
variety of whimsical animals made of reused metal parts as the riders (see example photographic
images). This design element is meant to allow members of the public who wish to take part in
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the community build aspect of the project opportunities contribute ideas. The creative design
opportunity for the riders is seen as a way to promote and celebrate diversity in the sculpture.
In selecting a recommended site, the project steering committee started with a list of more than
two dozen City-owned sites, and narrowed the list to eight to visit. These are the sites they
visited and discussed in detail, by order of visitation:
 Black Diamond Trail Trailhead across from the Ithaca Children’s Garden
 Cayuga Waterfront Trail/Cass Park at Route 89 Crosswalk (W. side of 89)
 Cayuga Waterfront Trail Cass Park East of Birding Kiosk
 Inlet Island Trailhead
 Pete’s Triangle
 Brindley Street Pedestrian Bridge
 Titus Triangle
 Baker Park
The steering committee’s preferred site was the Cayuga Waterfront Trail Cass Park East of
Birding Kiosk for its visibility from multiple vantage points, and proximity to the trail. In May,
the Planning & Economic Development Committee of Council voted to recommend adoption of
an earlier version of the resolution with this Cass Park location, pending solicitation of public
input and review and discussion by the Parks, Recreation and Natural Resources Commission
(PRNR). Typically, the Community Life Commission would review public art proposals, but that
Commission is not currently active, and the PRNR Commission has an interest in public art in
City parks and has been working on a policy for art in parks (not yet completed/adopted), so it
was determined that the discussion should take place there.
Public notice was given via press release and ad in the Ithaca Journal. The Commission received
46 written comments from members of the public prior to their June meeting where they
discussed the proposal - 21 in favor, 19 opposed and 6 neutral. Among the positive comments,
many expressed enthusiastic support for the artwork and location, its use of reused materials, its
kinetic nature, and its theme of promoting active transportation; several also cited past examples
of the artist’s work favorably. Comments in opposition were generally split between those who
did not like the proposed artwork itself, and those who expressed opposition to the proposed
location. A general theme among commenters who did not like the location, and also of the
discussion at the Commission, was a feeling that the kinetic metal sculpture was out of place
with the quiet, contemplative natural setting of the proposed location in Cass Park.
The Commission also provided a number of other constructive suggestions, including:
- Maintenance. A $1,000 fund for maintenance is included in the project budget and a
maintenance agreement will be developed with Bike Walk Tompkins or RIBs.
Maintenance will primarily consist of re-greasing wheel bearings on the windmills every
few years and general inspection.
- Commission members asked whether this would be a permanent or temporary
installation. It is reasonable to think that there would be a useful life for the piece. Ten
years is proposed as an initial period to consider as the useful life of the sculpture. At the
10-year mark, the City should evaluate removing the piece. In any case, the art would be
fully owned by the City and the City would not be restricted from removing the piece at
any point in the future.
- Foundation design. Rather than pouring a concrete pad as the base, the foundation is now
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-

proposed to be on three small concrete pier foundations, to which each of the three metal
uprights will be attached. This will more aesthetic, safer, and cheaper.
Signage. It was suggested that a plaque should mark and describe the piece so people
know the artist’s and artwork’s name and what it is all about. This will be incorporated
into the project.
Some commission members liked the Pete’s Triangle site for its visibility to drivers, and
several steering committee members also like this site for this reason. It was also noted
that this site is technically not in a City park.
Several commission members expressed support for having the sculpture at the Black
Diamond Trail (BDT) Trailhead. With the new trailhead and upcoming nearby mountain
biking trails, locating the sculpture here could support this area being seen as a biking
hub. It was also stated that even with the new trailhead kiosk, the sculpture as a landmark
to mark that area (likely visible from Rte 89 from some angles) would be good. I have
reviewed this site with State Parks and Ithaca Children’s Garden staff and identified a
specific location to the Southwest of the BDT access trail that will not conflict with other
current or future uses.

Given that there are positive aspects of both the Black Diamond Trail Trailhead and Pete’s
Triangle locations, Council is invited to select the site. I will attend your meeting on August 4th
to answer questions.
Next Steps
BPW approved the Cass Park location in May, but if Council approves the project in one of the
new proposed locations, we will need to go back to BPW in August to get their approval on the
new location. Upon approval by BPW and Common Council, the project team will work with the
artist and a qualified engineer to design an appropriate foundation for the sculpture; the engineer
will also review and sign off on the sculpture structure for issues such as wind load and structural
integrity. Further details of siting will be done in consultation with the City Forester, Cass Park
Manager and project engineer. We will also begin gathering materials and tools for the artist to
use in fabrication. A local property owner has tentatively donated use of an appropriate space for
fabrication and a number of community members have also expressed interested in helping out.
We are hoping to do fabrication and installation in late summer/fall of this year. The sculpture
will be donated to the City, and a maintenance fund will be established to support any repairs in
the future as needed.
Contact
Please feel free to reach out to me with any questions.
Tom Knipe, Deputy Director for Economic Development
tknipe@cityofithaca.org
607-274-6554
Attached:
-

Location Images
Artist Proposal
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Pete’s Triangle Site
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Black Diamond Trail Site
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SKY RIDE
a design for
“ITHACA MOVES”
by
Patricia Vader
inspired by steering committee input:
SUBJECT = BICYCLES AND RIDERS

6 OR 7 BICYCLES IN THIS DESIGN
BICYCLES WILL BE STRIPPED TO MINIMUM
(no tires, cables, brakes, chains, freewheels etc…)
RIDER WILL BE A VERY SIMPLE STYLIZED CURVE

MOTION:
BICYCLE WHEELS AS WINDMILLS

NOTE:
NO EXISTING LARGE MULTIPLE-BICYCLE
SCULPTURES INCLUDE MOTION
(too hard to do!!!)

The idea for SKY RIDE is a line of cyclists following an imaginary
track that points upwards toward the sky
Instead of being in a single plane (unstable) the track climbs up
a triangular tower defined by 3 vertical posts, with each post
carrying 2 or 3 bicycles
The posts are connected by clouds, 2 or 3 clouds per pair of
posts
Kinetics: bicycle wheels will be spinning in the wind; clouds will
also have windmills where feasible

SKY
RIDE
folded
out
view
of
triangular
tower

3 faces of triangular tower

SKY RIDE
dimensions HWD 20’ x 9’ x9’
3 metal posts set in concrete
each post carries 2 or 3 bicycles
posts are connected by “clouds”
providing structural integrity
the clouds are made with
bicycle wheels welded together
paint wheels white, add reflectors

model with 7 bicycles and 6 clouds

bicycle elements and clouds will be transparent, not solid as shown here

the clouds are made with
bicycle wheels welded together
paint wheels white
add reflectors

add color to whole sculpture
with reflectors

MAKING
THE
RIDERS

The design presented here, with its identical bicycle+rider
elements is a very simplified view of what the actual sculpture
will look like.
The sculpture is mostly transparent.
The materials are whole bicycles and bicycle parts
for the riders and the clouds.
We will aim for a variety of riders (adults, kids, animals)
which, anyhow, is the expected outcome of using recycled
objects which tend to be all different.
Color (paint) can also be used to express this diversity.

PROS OF SKY RIDERS
IT SUGGESTS MOTION
ACTUAL MOTION IMPLEMENTED BY WINDMILLS
SIMPLE DESIGN THAT IS EASY TO BUILD
ATTENTION/CREATIVITY CAN BE FOCUSSED
ON THE BICYCLES, RIDERS AND CLOUDS

MAYOR’S APPOINTMENTS:
8.1 Reappointments to the Parks, Recreation, and Natural Resources
Commission
RESOLVED, That Daniel Hoffman be reappointed to the Parks, Recreation, and
Natural Resources Commission with a term to expire December 31, 2022 and, be it
further
RESOLVED, That Tyler Moeller be reappointed to the Parks, Recreation, and Natural
Resources Commission with a term to expire December 31, 2022, and be it further
RESOLVED, That Stephanie Figary be reappointed to the Parks, Recreation, and Natural
Resources Commission with a term to expire December 31, 2022, and be it further
RESOLVED, That Paul Paradine be appointed to the Parks, Recreation, and Natural
Resources Commission to fill a vacancy with a term to expire December 31, 2021, and be it
further
8.2 Appointments to the Fiscal Oversight Committee for the Conference Center
RESOLVED, That Former Chief of Staff Dan Cogan, Deputy Director of Economic
Development Tom Knipe, and IURA Director Nels Bohn be appointed to the Fiscal Oversight
Committee for the Conference Center with one vote each assigned to them, and be it further
RESOLVED, That City Controller Steven Thayer be appointed to the Fiscal Oversight
Committee for the Conference Center with two votes assigned to him.
8.3 Appointment to the Examining Board of Electricians
RESOLVED, That Max Paskin be appointed to the Examining Board of Electricians with a
term to expire December 31, 2023.

