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Attn: Nels Bohn
Ithaca Urban Renewal Agency
108 E Grand St.
Third Floor, Ithaca City Hall
Ithaca, NY 14850
RE: Green Street Garage Redevelopment RFP, Tax Parcel #:70.-4-5.2
Dear Mr. Bohn,
Ithaca faces the best of challenges—a city with a high quality of living and steady growth. With growth
comes demand. More parking, more housing, more amenities; they’re all needed.
The Vecino Group is excited to respond to the Green Street Garage Redevelopment RFP with a
comprehensive mixed-use development that will help Ithaca address multiple needs and infuse
the downtown area with an enhanced sense of place.
Meet Asteri Ithaca. The term Asteri comes from the Greek word “star.” And like those in the sky, this is a
place designed to serve as a constant for the folks who will call it home, and for the entire Ithaca community.
Asteri Ithaca will bring 210 units of affordable housing to the heart of downtown, with a plan for 16
apartments to serve individuals and families with intellectual and developmental disabilities. 365 parking
spaces will be created, occupying the Center and West sections, and 149 existing spaces on the East section
will total 514 parking spots within the Green Street Garage. A 33,000 square foot Conference Center on the
first and second floor will address a collective need for meeting space downtown, providing a new venue in
a central location. The first floor participation will activate the street-level and complete the Green Street
Corridor of entertainment, shopping, civic life, and public transportation. The plans include inspiring
design, green space, community partnerships, new tenants, long time downtown favorites, and more.
This packet includes information that will bring to life the “what” behind Asteri Ithaca. We want to be sure
you understand our “why” as well. The Vecino Group is committed to our mission of creating a better world,
one development, one community at a time. We believe in the transformative power of affordable housing.
More specifically, we believe in quality housing that doesn’t look affordable. To be able to create that in
Ithaca—and solve additional community needs in the process—is exactly the kind of work that energizes the
Vecino Group.
We were glad to meet your team. We were grateful for your feedback. And we’re excited for the opportunity
to bring Asteri Ithaca to life in your community.
Thanks for your consideration.
Sincerely,

Rick Manzardo
President, Vecino Group
(417) 720-1577 ext. 1202
rick@vecinogroup.com
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SECTION C

Team
Members
A TRULY SUCCESSFUL TEAM IS ONLY AS
GOOD AS ITS INDIVIDUAL MEMBERS—
WE’VE KEPT THIS AS THE RULE WHEN
ASSEMBLING OURS.
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LEGAL ENTITY WITH WHOM
AGENCY WILL NEGOTIATE

Vecino Group New York, LLC
Contact: Rick Manzardo
305 W. Commercial Street
Springfield, MO 65803
rick@vecinogroup.com
417-720-1577 ext. 1202
DEVELOPMENT FIRM

Contacts

Vecino Group New York, LLC
Contact: Rick Manzardo
305 W. Commercial Street
Springfield, MO 65803
rick@vecinogroup.com
417-720-1577 ext. 1202
ARCHITECTURAL FIRM

Vecino Design, LLC
Contact: J. Christopher Ball
305 W. Commercial Street
Springfield, MO 65803
chris@vecinogroup.com
417-720-1577 ext. 2603

CONTRACTOR TEAM

Vecino Construction, LLC
Contact: Kevin Wagner
305 W. Commercial Street
Springfield, MO 65803
kevin@vecinogroup.com
417-720-1577 ext. 1507

Welliver Construction
Contact: Nick Robertson
250 North Genesee Street
Montour Falls, New York 14865
Nrobertson@buildwelliver.com
607-535-5400

In addition to the above entities, we will
work to secure local representation across all
disciplines above. It is the intent to partner with
NY firms on construction and A&E services, as
well as other aspects of the project. Selected
partners are listing on the following page.

PROPERTY MANAGEMENT FIRM

INHS
Contact: Joe Bowes
115 W. Clinton Street
Ithaca, NY 14850
jbowes@ithacanhs.org
607-277-4500 ext. 204
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The Vecino Group will be the developer.

Sustainable Comfort holds the conviction to help developers,

Be it an Affordable/Supportive Housing, Student Housing or

architects, and contractors achieve sustainable multi-family

Public Private Partnership, our goal is to create purpose-driven

buildings. They will provide concise and value-focused

developments that impact lives and enhance the community.

consulting on sustainable, energy efﬁcient, healthy housing.

With a focus on integrity, teamwork and commitment,
the principals of The Vecino Group have completed over

Vecino Construction leaders will provide the overall control

2,000,000 square feet of development, nationwide, with many

and contract management for all construction activities,

other projects currently under construction.

partnering with local resources. From planning through ﬁnish,
we have 120+ years of collective experience within all phases

Vecino Design is a design collective of thought, talent,

of a project—hundreds of projects, millions of square feet.

passion and action, with 160+ years of collective experience
in investigation, collaboration and the creation of lasting

Welliver Construction will provide local expertise throughout

solutions. Vecino Design has National experience in both

the construction process. Since 1898, Welliver has earned the

commercial and residential projects—specializing in affordable

conﬁdence of clients by providing construction management,

& supportive multifamily developments; student housing and

pre-construction and general construction services that meet

public private partnerships.

the highest standards of quality.

John Snyder & LA Group will be the assistant design

Tompkins Community Action and Racker will provide on-

architects to Vecino Design. John Snyder Architects is a

site supportive services. TCA Housing Services collaborates

strategically focused architectural ﬁrm. LA Group will assist

with community partners to provide safe, affordable housing

with site/civil/landscape design, bringing a collaborative

for residents of Tompkins County. Through residential, early

approach to problem-solving—allowing architect, client, and

childhood, community support, mental health services and a

builder to come together as thinkers and makers.

variety of learning initiatives, Racker contributes to a world—
and development—where all people know they belong.

BW Engineering, Elwyn Palmer & Stantec will provide
engineering services. BW Architecture & Engineering will

Ithaca Neighborhood Housing Services (INHS) will provide

provide MEP services and partner with Elwyn Palmer for

leasing services and property management. Since 1977,

specialized consulting in structural engineering. Stantec will

INHS has been dedicated to making high-quality, sustainable

consult speciﬁcally on the garage structure.

housing a reality for people of all incomes in Central New York.
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RICK MANZARDO - Vecino Group; President Rick’s responsibilities include preparation
and analysis of ﬁnancial feasibility studies, overseeing construction budgeting and

Rick
Manzardo
collaborating with nonproﬁts on affordable projects. From project inception
to completion,
PRESIDENT

Rick is integral to the process in working with the state, stakeholders, partners and the

ABOUT
community. Rick has overseen Affordable and Supportive development for the Vecino Group
Rick is the President of the Vecino Group. Responsible for the financial viability of each deal as well as the pragmatic

for the last 6 years, working with the development team in over a dozen states.

analysis of what makes sense for the company, Rick uses his background as a day trader daily at the Vecino Group.
Personally active as an affordable housing developer in New York State, Rick also guides a team of fifty plus employees.

E X PE R IE NCE
2012 – PRESENT

SKILLS
President

Underwriting

Strategic Planning

THE VECINO GROUP

Budget Management

Leadership

Contract Negotiation

Developer of strategic
partnerships with
stakeholders

Leads team of talented LIHTC developers, researching
possible states to enter and advise on development
details. Reviews development proposals and applications
as well as use industry experience and strategy to
help guide our team. Works with syndicators, lenders,
state agencies and internal team on developments,
from inception to completion. Advises on financial
underwriting to all development lines.

ACCOMPLISHMENTS

15 years of real estate development
10 historic redevelopments

1998 – 2012

Trader/Owner

9 states with LIHTC experience

PRIVATE INVESTMENT FIRM

Actively traded using arbitrage strategy, with hundreds

EDUCATION

of intraday trades, and annual trade volume in excess of
$1 billion. Responsible for all stock selection and trades,

Business Administration & Economics

research and overall strategy.

DRURY UNIVERSITY

Master of Business Administration
in Finance
MISSOURI STATE UNIVERSITY
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KIM BUCHE - Vecino Group; Chief Financial Ofﬁcer Kim has been in the construction
and development industry for 30 years. Kim is responsible for bringing deals to

Kim
successful completion. Her responsibilities include ﬁnancial planning and analysis

Buche

CHIEF FINANCIAL OFFICER

of potential projects, creating and maintaining relationships with development team

ABOUT
(bankers, investors/partners, consultants, professionals), overseeing the closing process,
Kim is the CFO of the Vecino Group. Kim is responsible for bringing deals from conception to successful completion. Her

daily operations and project complaince.

responsibilities include financial planning and analysis of potential projects, creating and maintaining relationships with the
development team (bankers, investors/partners, consultants, professionals), overseeing the closing process, daily operations,
and project compliance. Kim has a mind for dollars and cents, as well as an unending supply of common sense.

E X PE R IE NCE
2011 – PRESENT

SKILLS
Chief Financial Officer

Financial Management

THE VECINO GROUP

Contract Negotiation

Responsible for the accounting department of
the company. Oversees financial planning and
record-keeping, as well as financial reporting.
Aids the deal closing process and oversees asset
management. Also manages human resource
responsbilities for the company.

Strategic Planning &
Project Management
Leadership

Customer Service
Human Resources

ACCOMPLISHMENTS

12 Historic Redevelopments

2005 – 2013

Director of Operations
MATT MILLER COMPANY

Worked with small team to develop multiple
community development projects. Responsible for
overseeing financial daily operations and mainting
relationships with investors. Aided the closing
process for all developments.

15 tax abatement distinctions successfully granted
5 types of tax credits utilized

EDUCATION
High School Diploma
LIVERMORE HIGH SCHOOL
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HEATHER BRADLEY-GEARY - Vecino Group; Director of Supportive Housing Heather’s life goal
is to see the end of homelessness. She has
spent her career
working to that end. Prior
to Vecino,
Heather
A. Bradley-Geary,
MSW
HOUSING DEVELOPER
Heather established the Community Initiatives Department atSUPPORTIVE
Missouri Housing
Development

Commission (MHDC), providing oversight of $16 million dollars of homeless assistance annually.
ABOUT
HeatherDuring
is a Permanent
Supportive
Housing
Developer
the Vecino
Group.
Her life
is to see the
end of
homelessness.
her time
at MHDC,
Missouri
wasatone
of only
5 states
togoal
decrease
family
homelessness
She has spent her career working to that end. Prior to the Vecino Group, Heather established the Community Initiatives

and

decreased
homelessness
by 15%Commission
statewide.
Heather
sees permanent
supportive
housing
as the
Department
at Missouri
Housing Development
(MHDC),
providing
oversight of $16
million dollars
of homeless
assistance annually. During her time at MHDC, Missouri was one of only five states to decrease family homelessness and

best path to permanently eliminating homelessness, which is why she joined the Vecino Group.

decreased homelessness by 15% statewide. Heather sees permanent supportive housing as the best path to permanently
eliminating homelessness, which is why she joined the Vecino Group in 2014.

E XPE RIE NCE
2014 – PRESENT

S K I LLS
Supportive Housing Developer

Accomplished presenter

THE VECINO GROUP

Leader & Educator

Collaborate with non-profits, private funders, and
government officials to secure funding to develop
permanent supportive housing for persons who are
homeless. Responsible for lead community meetings
in relation to supportive housing initiatives, complete
housing applications to secure funding and provide
presentations and education on homelessness.

Community & Economic
development

Coordination &
Subcontracting
Marketing
Program development &
Community organizing

PUBLIC SERVICE

Board Member
SAVE, INC

Executive Committee Board Member

2017 – PRESENT

Adjunct Professor,
School of Social Welfare
THE UNIVERSITY OF KANSAS

Provide instruction to social work candidates, with
special concentration on social policy.

2006 – 2014

Community Initiatives Manager
MISSOURI HOUSING DEVELOPMENT COMMISSION

Oversee homeless assistance programs for the
state of Missouri ($20 million annually), including
Housing Trust Fund, Continuum of Care, Homeless
Management Information System, Housing First
and Emergency Solutions Grant. As well as oversee
supportive housing initiative in relation to low-income
housing tax credits ($13.5 million annually).

NATIONAL ASSOCIATION OF SOCIAL WORKERS

Appointed Board Member
COUNCIL ON YOUTH HOMELESSNESS

Executive Board Member & Grants Committee Co-Chair
GREATER KANSAS CITY COALITION TO END HOMELESSNESS

Missouri Legislative Captain
NATIONAL ALLIANCE TO END HOMELESSNESS

ED U C ATI O N
Master’s of Social Work
THE UNIVERSITY OF KANSAS

Bachelor of Fine Arts in Music Therapy
UNIVERSITY OF MISSOURI
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BRUCE ADIB-YAZDI - Vecino Group; Owner’s Representative As a managing principal, Bruce
integrates the process of development, design and construction with a full team of professionals.
His broad experience in the development
industry allows for aAIA,
complete
understanding
of the
Bruce Adib-Yazdi,
LEED
AP BD+C

VICEthrough
PRESIDENT
OF PROJECT
COORDINATION
process required to see a project from early conception
operations.
He has
been project

manager for 6 adaptive re-use historic renovation projects over the last 4 years (including Historic
ABOUT
Bruce is
theCredits,
Vice President
of Project
Coordination
at the rate
Vecino
Group. With
25 years ofresponsible
architectural practice
in the
Tax
LIHTC
projects,
and market
projects).
Heover
is currently
for design
design and construction industry, plus an innate ability to coordinate and organize, Bruce ensures all VG developments

management
of ofover
a dozenInstitute
LIHTC ofmulti-family
nationwide.
run onoversight
time and onand
budget.
He is a member
the American
Architects. Aprojects
LEED accredited
professional. And
a passionate member of the Ozarks outdoors community.

E X PE R IE NCE
2013 – PRESENT

SKILLS
Vice President of
Project Coordination
THE VECINO GROUP

Leads the effort to integrate the process of
development, design and construction with a
full team of professionals including developers,
supportive service specialists, property managers,
architects, engineers and construction managers.

Understanding of the
process required to see
a project from early
conception through
operations
Strategic Planning

Analyze and assess
problems to
develop solutions
Construction
Management

AFFILIATIONS

1990 – 2013

Partner

Committee chair of Parking and Maintenance
SPRINGFIELD’S DOWNTOWN CID BOARD

BUTLER ROSENBURY & PARTNERS, INC.

U.S. Green Building Council

Experience at BR&P includes in-depth
knowledge in various project types

Graduate, Leadership Springfield

including retail, entertainment, hospitality,
student housing and condominiums.

American Institute of Architects (AIA)
National Council of Architectural
Registration Boards (NCARB)

EDUCATION
Bachelor of Architecture
LOUISIANA STATE UNIVERSITY
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J CHRISTOPHER BALL - Vecino Group; President of Architecture With more than 25 years
of Architecture experience, including serving
as the President/Principal
of an architecture
ﬁrm
J Christopher
Ball, AIA,
NCARB
VICE PRESIDENT OF ARCHITECTURAL SERVICES

for 18 years, Chris brings high-level experience in concepting, budgeting, planning and pre-

A B O UTdevelopment. All of these are invaluable in informing the Vecino design process and in Chris’
Chris is Vice President of Architectural Services at the Vecino Group. Overseeing a team of architects, engineers, and

ability to lead and manage each team so the project focus is maintained and its goals achieved.

designers, Chris is responsible for developments nationwide. Multifamily. P3. Student. Commercial. Education. Residential.
With nearly
25 is
years
as a working
Architect—many
of those
as theAZ
President
and Principal of a small regional design
Chris
licensed
in MO,
AR, KS, OK,
WI, spent
NV, NM,
and NE.

firm—Chris has worked on every line of business, from various perspectives. Chris Ball is also an active member of AIA. He
has held leadership positions on the AIA Strategic Council as well as at the local, state and regional level.

EX P ER I ENC E
2016 – PRESENT

S K ILLS
Vice President of
Architectural Services
THE VECINO GROUP

Oversees team of architects and engineers through
architectural planning, promotion and design for all
Vecino projects. Responsibilities include involvement
from early planning to project completion including
research, setting goals, budgeting, engineering, design,
planning and final development.

1994 – PRESENT

President/Principal Architect
JACK BALL ARCHITECTS PC

Oversees team of architects, designers and engineers.
Project depth ranges from new construction to major
additions and complete remodels.

Understanding of
history, cultural, and
environmental concerns
Analyze and critically
assess problems to
develop solutions

A/E Firm Management coordination and
interpersonal skills
to manage a complex
project team
Technical understanding &
implementation of building
materials and elements

Licensed architect in
Missouri, Arkansas,
Kansas & Nevada

AFFILIATIONS

American Institute of Architects (AIA)
AIA Central States Region
AIA Missouri Board of Directors
AIA Springfield
Missouri Board for Architects, Professional Engineers,
Professional Land Surveyors, and Landscape Architects

ED U C ATIO N
Bachelor of Architecture
UNIVERSITY OF KANSAS - LAWERENCE, KS
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MARK TUTTLE - Vecino Group; Director of Design Mark has designed and built projects all over

Mark Tuttle, AIA

the US, Canada, China, and El Salvador. High rise Marriott hotels in SanDIRECTOR
Antonio and
Orlando
OF DESIGN
early in his career helped Mark to develop an ability to create meaningful solutions despite complex

ABOUT

programmatic
requirements
and
urban
conditions.
Recently
Mark
hashotels
heldindesign
Mark has
designed and built
projects all over
thedifﬁ
US, cult
Canada,
China,
and El Salvador.
High rise
Marriott
San

leadership

Antonio and Orlando early on in his career helped Mark to develop an ability to create meaningful solutions despite

roles on some challenging and exciting projects including the Echo Bluff State Park Lodge and

complex programmatic requirements and difficult urban conditions. Recently Mark has held design leadership roles on some

challenging
and exciting
projects
including
the and
Echo Bluff
State Park Lodge
Cabins,2the
Creek Lodge
on Table
Cabins,
the Long
Creek
Lodge,
the Vandivort
HotelandPhase
in Long
downtown
Springﬁ
eld,Rock
Mo.
Lake, and the Vandivort Hotel Phase 2 in downtown Springfield, Mo.

E XPE RI E NCE
2018 – PRESENT

S K ILLS
Director of Design

Mark is able to quickly come to an understanding of
what will give a project energy and purpose. He is
then able to express that in sketches and illustrations.
He shares his enthusiasm with stakeholders and the
rest of the design team. Mark is committed to the
team approach to design and development.

THE VECINO GROUP

Responsible for the overall quality of design for
the company’s built works. The Director of Design
assures that each new project has a strong and
meaningful design concept which can be traced
through to completion.

2015–2017

Senior Design Architect
BATES ARCHITECTS

Responsible to lead teams designing hospitality,
food and beverage, clinics, commercial mixed use,
and civic projects.

AFFILIATIONS

American Institute of Architects
AIA

National Council of Architects Registrations Board
NCARB

Volunteer
BOY SCOUTS OF AMERICA

2008–2015

Architect
MIKE HUGHES ARCHITECTS

Responsible for design of hospitality, food and
beverage, commercial mixed use, and civic projects.

1997–2008

ED UC ATIO N
Masters of Architecture

Director of Architecture

UNIVERSITY OF UTAH

BASS PRO SHOPS

Bachelor of Science in Social &
Behavioral Science—emphasis in
Interior Design & Housing

Led team of in-house designers, artists, drafters, and
model makers in expansion of Bass Pro Shops from
4 stores to 50 in ten years. Designed the Wilderness
Club at Big Cedar, a Joint Venture resort by Bluegreen
Corporation and Bass Pro Shops.

UNIVERSITY OF UTAH
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MOLLY CHIANG - Vecino Group; Architect Molly has been practicing architecture in Upstate

Molly Chiang, AIA

New York for over a decade. With a strong background in urban and campus master ARCHITECT
planning,
a desire to affect positive change on communities is infused within her work. Molly has

ABOUT

completed new construction and rehabilitation projects across the state.

Molly has been practicing architecture in Upstate New York for over a decade. With a strong background in urban
and campus master planning, a desire to affect positive change on communities is infused within her work.
Molly has completed new construction and rehabilitation projects across the state.

E X PE R IE NCE
2016 – PRESENT

SKILLS
Architect

Concept design & graphics

Project management

THE VECINO GROUP

Strategic Planning

Construction documentation

ADA compliancy

MEP, structural, hazmat,
geothermal, and acoustical
coordination

Responsible for the design, documentation, and
administration of affordable and supportive housing
design projects in the Northeast. Manages design
teams for new construction and historic renovations.
Collaborates with local jurisdictions, not-for-profit
organizations and other stakeholders.

2009–2016

FALL 2014

Graduate Architect

NYS building codes

AFFILIATIONS

American Institute of Architects
AIA

JMZ ARCHITECTS & PLANNERS, P.C.

National Council of Architects Registrations Board

Specialized in architectural design and space planning
for colleges and universities. Significant experience in
all phases of commercial-scale new construction and
renovation in the higher ed sector. Planning experience
includes comprehensive studies for community colleges
and private schools.

NCARB

EDUCATION
Bachelor of Architecture

Visiting Assistant Professor

CORNELL UNIVERSITY

UNIVERSIDAD TORCUTADO DI TELLA

International Studies

Third year undergraduate design studio co-taught with
Paul Andersen in the School of Architecture and Urban
Studies in Buenos Aires, Argentina.

KANDA UNIVERSITY – TOKYO, JAPAN

High School Diploma
ITHACA HIGH SCHOOL, CLASS OF 2004
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KEVIN WAGNER - Vecino Group; President of Construction Kevin has 20 years of construction
management experience, including serving as the CEO of a regional construction ﬁrm and as

Kevin Wagner

the Director of Planning, Design and Construction for Mercy HealthPRESIDENT
Care Systems.
Kevin has
OF CONSTRUCTION
successfully completed a $130 Million Dollar/435,000 square foot hospital and managed more

ABOUT

than 70 projects at one time.

Kevin is the President of Construction at the Vecino Group. His professional background includes serving as the CEO of a
regional construction firm and the Director of Planning Design and Construction for Mercy Health Care Systems. Kevin has
successfully completed a $130 Million Dollar/435,000 square foot hospital and managed more than 70 projects at one time.

E X PE R IE NCE
2017 – PRESENT

SKILLS
President of Construction

Contract review and
administration

THE VECINO GROUP

Oversee and support the team that implements the
development and design team’s vision into reality and
deliver the facilities to the highest of standards.

2015 – 2017

President & CEO
DEWITT & ASSOCIATES, INC.

Responsible for relationship management, development
and oversight of company policies/procedures,
long range planning and financial goals, hiring and
development of staff, legal and contractual compliance,
and conflict resolution.

2010 – 2015

Regional Director – Planning,
Design & Construction
MERCY HEALTH SYSTEM

In charge of overseeing Mercy’s Central Region building
program, including all renovations, additions and new
construction on 10 hospital campuses and associated
clinics over a three-state area. Also managed annual
construction capital program of $85MM–$100MM.

Scheduling and sequencing
complex operations

Strategic planning
Leadership
Team building

Dispute resolution

ASSOCIATIONS

LEED Accredited Professional
ASHE Healthcare HCH Certification
Springfield Metro Rotary

EDUCATION
Bachelor of Science in
Construction Management
SOUTHWEST MISSOURI STATE UNIVERSITY
MAGNA CUM LAUDE
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Mike Willemsen,
PMP
MIKE WILLEMSEN - Vecino Group; Director of Construction—East
Region With 10+ years
DIRECTOR OF CONSTRUCTION, EAST REGION

of construction experience, Mike has served as project manager on numerous high-proﬁle

ABOUT
developments. He has signiﬁcant experience on projects in multi-family housing, higher education,
With 10+ years of construction experience, Mike has served as project manager on numerous high-profile developments. He

historic renovation, corporate operations and water/wastewater treatment. His responsibilities

has significant experience on projects in multi-family housing, higher education, historic renovation, corporate operations and
water/wastewater
treatment. His
include
Vecinoacross
New York
in 5 cities across the state. Not
include overseeing
theresonsibilities
Vecino New
Yorkoverseeing
team in the
5 cities
theteam
state.
only is he ASHE certified, but is currently pursuing certification as a LEED Accreditied Professional.

E X PE R IE NCE
2018 – PRESENT

SKILLS
Director of Construction, East Region

Strategic Planning

THE VECINO GROUP

Leadership

Operational oversight of all projects in Vecino’s
East region, including cost monitoring, schedule
reviews and implementation of safety, quality
and risk management programs. Mike maintains
oversight of all project staff and subcontractors for
contractual compliance while fostering relationships,
development opportunities, growth and performance

Contract review

of the project team.

2009–2017

Senior Project Manager

Coordination &
Subcontracting
Team building

EDUCATION
Bachelor of Science in Global Supply
Management/Project Management
CLARKSON UNIVERSITY, POTSDAM, NY

U.W. MARX CONSTRUCTION

Responsible for preconstruction, construction, and
closeout of $50M/Year portfolio of construction
projects. Projects ranging from new construction,
renovation and rehabilitation and included municipal
utilities, higher education work, K-12 School work,
industrial and cleanroom work, affordable and market
rate multifamily, and commercial/retail spaces.

CERTIFICATIONS/TRAINING

30-Hour OSHA Outreach
CONSTRUCTION SAFETY & HEALTH

ASHE
HEALTHCARE CONSTRUCTION CERTIFICATE (HCC)

Project Management Professional
PMP

Project Management Institute
PMI

21

SECTION D

Relevant
Experience
Regardless of what we’re developing—
Supportive Housing, Student Housing, Public
Private Partnerships—the Vecino Group is
rooted in the desire to maximize social impact
and respond to broader community needs.

22

Freedom Place, 2014 — Historic renovation of blighted
vacant building providing 68 units of permanent
supportive housing for formerly homeless veterans.
CURRENTLY ACTIVE – 100% OCCUPIED
70,000 TOTAL SQUARE FEET
DEVELOPMENT COST: $12,651,394
LOCATION: ST. LOUIS, MO

23

Hudson Arthaus, 2014 — Multifamily historic
renovation providing 80 units of affordable housing
offering living and work space for artists.
CURRENTLY ACTIVE – 97% OCCUPIED
99,350 TOTAL SQUARE FEET
DEVELOPMENT COST: $19,245,923
LOCATION: TROY, NY

24

Park East — A four building development
consisting of one new construction and three
historic buildings renovated into apartments
for student housing.
CURRENTLY ACTIVE – 92% OCCUPIED
231,246 TOTAL SQUARE FEET
DEVELOPMENT COST: $25,461,020
LOCATION: SPRINGFIELD, MO

25

Bodhi, 2018 — Multifamily new construction of 80
affordable and market rate units with multiple set
asides for special needs groups.
CURRENTLY ACTIVE – 100% OCCUPIED
81,841 TOTAL SQUARE FEET
DEVELOPMENT COST: $14,798,000
LOCATION: SALT LAKE CITY, UT

26

SM

Intrada, 2018 — Multifamily rehabilitation and
new construction of 56 units of affordable housing
targeting youth aging out of foster care and seniors.
CURRENTLY ACTIVE & LEASING
48,758 TOTAL SQUARE FEET
DEVELOPMENT COST: $10,486,024
LOCATION: ST. LOUIS, MO

27

Asteri, 2018 — Renovation of a historic building
creating 49 units of affordable housing with a set
aside for individuals with developmental disabilities.
CURRENTLY ACTIVE – 100% OCCUPIED
51,000 TOTAL SQUARE FEET
DEVELOPMENT COST: $11,535,060
LOCATION: UTICA, NY

28

444 River Lofts — Renovation of historic
building creating 74 units of affordable
and market rate with 7,261 square feet of
commercial space.
CURRENTLY UNDER CONSTRUCTION
102,000 TOTAL SQUARE FEET
LOCATION: TROY, NY

29

Libertad Elmira — Renovation of historic building
creating 91 units of affordable housing along with
1,989 sq. feet of commercial space.
CURRENTLY UNDER CONSTRUCTION
95,000 TOTAL SQUARE FEET
LOCATION: ELMIRA, NY

30

Mosaic Village — New construction of 68 units,
with a set aside for 14 units for individuals with
intellectual and/or developmental disabilities.
CURRENTLY UNDER CONSTRUCTION
78,000 TOTAL SQUARE FEET
LOCATION: COHOES, NY

31

SM

Intrada Saratoga Springs — New construction of
158 units of affordable housing for families and
youth aging out of foster care.
CURRENTLY UNDER CONSTRUCTION
152,787 TOTAL SQUARE FEET
LOCATION: SARATOGA SPRINGS, NY

32

Muse Omaha — New construction Student Housing
at Creighton University providing 247 units and 371
beds for inspired student living.
CURRENTLY UNDER CONSTRUCTION
195,000 TOTAL SQUARE FEET
LOCATION: OMAHA, NE

33

Block 22 — Through a public private partnership with
Pittsburg State University, the City of Pittsburg and
Vecino Group, four Historic buildings are being
redeveloped into a regional innovation hub—featuring
90 units of student housing, co-working & office space, a
fully-equipped maker’s space, retail space and is home to
PSU’s Center for Innovation & Business Development.
CURRENTLY UNDER CONSTRUCTION
100,000 TOTAL SQUARE FEET
LOCATION: PITTSBURG, KS

34

IDEA Commons — A public private partnership between the
City of Springfield, Missouri State University and the Vecino
Group creating new office space, a parking garage, central
commons area and an urban park. IDEA Commons will
also include the expansion of the Jordan Valley Innovation
Center and renovation of the e-Factory, transforming a
complete area of the downtown community.
JVIC ADDITION: 30,000 SQ. FT.
E-FACTORY ADDITION: 2,000 SQ. FT.
NEW OFFICES & RETAIL: 100,000 SQ. FT.
NEW PARKING GARAGE: 132,000 SQ. FT.
LOCATION: SPRINGFIELD, MO

35

Financial Capacity
The Vecino Group is active in twelve different states. We work in
multiple disciplines—Affordable Housing, Permanent Supportive
Housing, Student Housing and Public Private Partnerships. We

SECTION E

Urban
Renewal
Sponsor
MINIMUM QUALIFICATIONS

have never failed to secure financing or been unable to close a
transaction upon reward. Letters of referral have been included
from previous partners, all of whom welcome the opportunity to
work on Asteri Ithaca. Please see the attached letters from Boston
Financial Investment Management, CITI Community Capital and
Springfield First Community Bank.

Reputation
Vecino Group has an unblemished reputation across all lines of
its business. From the compliance driven world of low income
housing, to building relationships with municipalities, universities
and non-profits, we are proud of the work we have done and the
relationships we have built.
With an office in Troy, New York and developments completed or
underway in Troy, Utica, Cohoes, Elmira and Saratoga Springs, the
Vecino Group has established a strong New York presence. We are
proud to have acquired strong relationships with New York State
Homes and Community Renewal and New York State Housing
Finance Agency.
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Vecino Group New York, LLC is authorized to do business in New York. Please find the Certificate
of Good Standing below. If selected, two single asset entities will be formed for Asteri. One will be
composed of the residential portion, the other will represent the parking/conference center/movie
theater portion of the development.

SECTION E

Urban
Renewal
Sponsor

State of New York
} ss:
Department of State
I hereby certify, that VECINO GROUP NEW YORK, LLC a MISSOURI Limited
Liability Company filed an Application for Authority pursuant to the
Limited Liability Company Law on 07/31/2013. I further certify that so
far as shown by the records of this Department, such Limited Liability
Company is still authorized to do business in the State of New York. I
further certify the following:
A Biennial Statement was filed 07/06/2015.
A Biennial Statement was filed 07/17/2 017.
A Certificate of Publication of VECINO GROUP NEW YORK, LLC was filed on
10/30/2017.
I further certify, that no other documents have been filed by such
Limited Liability Company.

***

Witness my hand and the official seal
of the Department of State at the City
of Albany, this 21st day of May
two thousand and eighteen.

MINIMUM QUALIFICATIONS

Brendan W. Fitzgerald
Executive Deputy Secretary of State

201805220040 * 37
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DEVELOPER OWNED PROPERTIES
FREEDOM PLACE

4011 Delmar, St. Louis, MO

68 Unit Affordable

309 N Jefferson Springfield, MO

68 Unit Affordable

621 River Street, Troy, NY

80 Unit Affordable

731 N Galileo Nixa, MO

48 Unit Affordable

3759 N Amelia Springfield, MO

66 Unit Affordable

Park Central East Springfield, MO

225,000 sf Mixed Use

BODHI

750 West South Temple, Salt Lake City, UT

80 Unit Affordable

TALIA

2645 W Delmar, Springfield, MO

54 Unit Affordable

327 Bleecker St Utica, NY

57 Unit Affordbale

6336 S Grand, St. Louis, MO

52 Unit Affordable

105 E 4th Street, Pittsburg, KS

100,000 sf Mixed Use

247 Washington, Saratoga Springs NY

158 Unit Affordable

444 River Street, Troy, NY

74 Unit Mixed Use

INTRADA EL RENO

319 S Grand Ave, El Reno, OK

57 Unit Affordable

LIBERTAD ELMIRA

624 Baldwin, Elmira, NY

91 Unit Affordable

LIBERTAD CEDAR CITY

1044 N. Hovi Hills Dr, Cedar City, UT

80 Unit Mixed Income

LIBERTAD DES MOINES

4415 SE 14th Street, Des Moines, IA

40 Unit Affordable

19th and Nicholas St, Omaha, NE

247 Unit Market Rate

331 Water St, Springfield MO

33 Unit Mixed Use

WILHOIT PLAZA

431 S Jefferson, Springfield MO

100,000 sf Mixed Use

BRICK CITY

215-327 W Mill, Springfield MO

300,000 sf Mixed Use

501 S Main, Joplin MO

51,000 sf Mixed Use

600 W College, Springfield MO

15,000 sf Mixed Use

FLAME BUILDING

310-314 W Walnut, Springfield MO

Mixed Use Market Rate

COLLEGE VIEW APARTMENTS

205-215 College View, Hollister MO

56 Unit Multifamily

TERRACE GREEN

3900 7th Street, Joplin MO

184 Unit Multifamily

TERRACE GREEN

2618 Shepherd Hill Expwy, Branson MO

84 Unit Multifamily

MUSE BOWLING GREEN

1799 Russellville Rd, Bowling Green, KY

230 Unit Market rate

FRISCO LOFTS
HUDSON ARTHAUS
HIGHLAND RIDGE
FULLBRIGHT SPRINGS I
PARK EAST

SECTION E

Urban
Renewal
Sponsor

ASTERI UTICA
INTRADA ST. LOUIS
BLOCK 22
INTRADA SARATOGA SPRINGS
444 RIVER LOFTS

MUSE OMAHA

MINIMUM QUALIFICATIONS

FOUNDERS PARK

MAIN STREET PLACE
MONARCH ART FACTORY

MOSAIC VILLAGE

55 Sargent Street Cohoes NY

68 Unit Mixed Income 3 8

SECTION F

Marketing
THE VECINO GROUP HAS A DISTINCTIVE,
SUCCESSFUL APPROACH TO MARKETING.
Our internal Development, Property Management
and Creative teams work together to establish and
grow individual communities from the spark of an
idea to a fully-ﬂedged home.
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In the 120 days prior to opening, a local-driven
website is launched, supported by digital
promotion and both print and digital collateral.
Applications are collected and interviews
scheduled. After all necessary compliances
have been met, leases are signed.

ASTERI UTICA, OPENED IN 2018, WAS

100% LEASED PRIOR TO OPENING.
Our management partner, Christopher Community,
maintains a wait-list of individuals and families in
the event an opening arises.

VECINO UTILIZIES A FAMILY OF NATIONAL BRANDS,
EACH CRAFTED FOR A SPECIFIC RESIDENT POPULATION
(OR MIX) OF AFFORDABLE, SUPPORTIVE OR STUDENT.
While each brand helps create a consistent, focused level of quality for all
parties involved, the details of the development are strategically tailored
to needs of the residents which it serves. Extensive research is done
on the area and its culture—for context and to infuse even the smallest
detail with meaning. Further, we collaborate with local partners—property
management/service providers—to combine focused, national resources
with a personal, intuitive perspective. Months prior to opening, the teams
strategically plan the right balance of resources and their deployment
within the specific market. Once these are established: timelines are set,
roles appointed, and marketing and promotion begins.

Throughout the first months of occupancy, a
consistent dialogue is kept to work out any
elements or processes that might need attention.
In keeping with our mission, Vecino maintains a
periodic dialogue with residents to ensure their
unit is everything they hoped it would be.
To date, Vecino Group has successfully built,
manages and markets individual developments
in 12 different States.

40

SECTION G

Property
Management
Our collective goal in each development is to
not just deliver housing to our residents, but a
future of happiness, safety, optimism—a home.

41

At Asteri Ithaca, we are happy to have the support of
Ithaca Neighborhood Housing Services (INHS). A proactive
member of the Ithaca community for 42 years, INHS is
eager to join the team as the boots-on-the-ground, local
Property Management/Consultant for Asteri Ithaca. As our
partners, INHS will be responsible for residential lease up,
compliance, occupancy, and ensuring that housing both
meets and exceeds expectations. The INHS team’s decades
of experience in management—as well as community
involvement and history of encouraging the people of
Ithaca—makes them the perfect team member and point of
contact for each resident.
Vecino Group wishes to negotiate the management of the
non-residential portion of the project with the City of Ithaca.
As the city has experience managing the garage parking, we
feel this is the best fit, and will allow the city to control the
parking that is crucial to downtown.
The Vecino Management team operates on a National
level, overseeing each of our markets to supervise, support
and collaborate with our localized partners. Through our
relationships with independent management companies,
municipal housing authorities and supportive service
providers, the knowledge and expertise gained has borne
successful developments from Utah to New York. At its
heart, the dialogue is to educate one another—for the
benefit of the residents, their homes and the community.
42

SECTION H

Project Plan &
Design Concept
»

NARRATIVE

»

AERIAL/PERSPECTIVE

»

SITE PLAN

»

PROGRAMMING PLAN

»

ELEVATIONS

»

FLOORPLANS

»

FEATURES

»

HOUSING PROFILE FORM
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Ithaca. Awe-inspiring natural surroundings.
Vibrant creativity. A culture of intellect,

inclusion and problem-solving. Together,
these make for a high quality-of-living

which has led to steady growth* in Ithaca

over the past decade. As is often the case,
with growth come challenges.

High demand for housing has led to a

shortage in affordable units; the cost of
living in Tompkins County is one of the
highest in the state, rivaled only by

counties in the NYC metro area. However,
it is evident that the community is

engaged, progressive and thoughtful when
it comes to stewarding the City’s

development and growth. Once again,
Ithaca has the answer.

*Source: United States Census Bureau, 2018
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“Somewhere, something incredible
is waiting to be known.” - Carl Sagan

45

I T H A C A
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The term Asteri comes from the
Greek word “star.” And like those
in the sky, this is a place designed
to serve as a constant in the lives
of the folks who call it home.

Asteri Ithaca will bring 209 units of affordable

The Asteri community helps
people hope, dream and chart
a course for their future.

the greater good thrives in multiple communities

housing to the heart of Downtown with a plan
for 16 apartments set aside to serve individuals
and families with intellectual and developmental
disabilities. It will be developed by the Vecino
Group, a company whose mission of housing for
throughout New York State and across the
country. This mission will drive all phases of
Asteri, from conceptual design through
welcoming Ithacans home for decades to come.
Initial discussions with the Racker Center and
Tompkins Community Action—two local,
community-focused non-profit agencies—have
been positive, as each is excited at the
opportunity to be part of the development.
They would support Asteri residents and
community members with onsite services
intended to increase housing stability and serve
a range of particular needs. Additional support
has been communicated from Ithaca
Neighborhood Housing Services who would
serve as Property Manager. We believe “home”
means being surrounded by those who care, and
this team truly embodies that ideal.
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The project proposes development of the West and

Residences are a mix of studios, 1-, 2- and

Center two-thirds of the site. At this time the

3-bedroom units featuring accessible design.

proposal does not include the East section, although

Within each unit, washer/dryer hook ups, refrigera-

the design concept considers access to the existing

tor, microwave, stove with cooktop, dishwasher and

parking decks and potential future construction. The

other necessary items will be provided.

newer 2007 Center section, consisting of a parking

To complement the living areas, Asteri will offer

structure, access ramp and movie theatre, will be

amenities on par with many market rate

maintained. Four levels of program will be added to

developments in the area. Accessible from the sixth

the Center section, taking advantage of the addi-

floor roof terrace will be a Fitness Center with

tional capacity of the existing structure. The Western

cardiovascular and weight training equipment and a

parking structure will be demolished and replaced

Community Room with a kitchen for larger

with a 13 level addition. A pedestrian plaza on the

gatherings. Atop the development on the uppermost

ground level will tie into the existing network of

floor, a resident lounge affords a quiet area with

public outdoor spaces, extending Home Dairy Alley,

sweeping views of Ithaca-proper, as well as its

opening Green Street to the Commons, linking the

surrounding gorges, parks and Cayuga Lake.

Creek Walk and providing a welcoming patio in front
of Cinemapolis. On the sixth floor, the roof terrace
accommodates two lines of studios separated by an
urban greenspace (with a curated view towards Six
Mile Creek). This compact greenspace will feature
native plantings, outdoor lighting, artwork and site
furnishings, weaving a layer of community
greenspace through the urban block.

48

The project is further enriched with programmed

existing spaces on two floors of the East section.

space to accommodate the City’s preferred uses

Vecino aspires to be a considerate neighbor to the

and maximize development of the CBD-140 zoned

adjacent buildings, businesses and citizens of

site. A 33,000 sf Conference Center on the ground

Downtown Ithaca. The building and site design will

and second floors will address a collective need for

take into consideration the Downtown Design

meeting space Downtown, providing a new venue

Guidelines and respect the character of

in a central location. The Conference Center will

surrounding architecture. Sustainability is also a

increase the City’s capacity to host events and

priority within the project. The development will

groups, making Ithaca an even more attractive

adhere to stringent energy standards and

destination and ultimately having a positive

participate in ENERGY STAR and NYSERDA

economic impact on the community.

Multifamily New Construction programs.

3,000 sf of support staff offices and program space

In addition, the structural height is encouraging for

for the not-for-profit tenant will be designed to

solar energy capture while the roof terrace offers

accommodate specific programs. Unique lighting

the opportunity for rainwater harvesting. Both of

treatments, engaging signage and the Conference

these will be explored for the best application

Center entrance on the ground floor will activate

within Asteri.

the street-level and complete the Green Street
corridor of entertainment, shopping, civic life, and
public transportation.

The building will be structural steel and concrete
with metal framing. The façade along the lower
plinth of the building (levels 1–5) will be pre-cast.

514 parking spaces will be available on this site: 12

The volumes containing the residences (levels 6–13

handicapped and short-term surface spaces on the

in the West tower, levels 6 and 7 in the Center

Western most side of the site; 365 spaces in the

section) will have large expanses of glazing.

West and Center parking garage structures

The roof terrace on the 6th floor will be a true

occupying the ground level through level 5, and 149

“green roof” with perennial plantings and trees.
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SECTION H - aerial/perspect ive
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SECTION H - ground level site plan
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SECTION H - greenroof site plan
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SECTION H - programming
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SECTION H - sample elevat ion

Sout h elevat ion
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SECTION H - sample elevat ion

West elevat ion

55

SECTION H - site cross-sect ions

A

A fitness room and vaulted
community room on levels 6
and 7 create a bookend to the
development. These spaces are
oriented to the south to take full
advantage of daylight which will
stream in through the glass walls.
The sunlight will be controlled by
gracious overhangs and viewing
decks which overlook Green Street
activity below, the buildings across
the street, and the Six Mile Creek
Walk and bluff beyond.
Two levels of studio units line the
northern edge above the parking
decks. If existing foundations allow,
north facing townhouse units may
rise up on the upper level as shown
in the section. Otherwise, the units
facing north will be very open
and modern studio units. The gap
between these functions creates a
lovely rooftop garden on level 6.

56

SECTION H - site cross-sect ions

B

Through the gap between the
existing buildings along the south
side of Green Street is the view of
a gem of a skylighted building, the
Six Mile Creek Walk and the historic
building above the tree lined bluff.
This fantastic sixth floor view is
captured by turning the rooftop
garden toward the south between
the fitness room/community
room mass and the apartments.
In this way, the view and the
terrace become a common shared
amenity where all kinds of events
occur. Because the roof terrace is
surrounded on each side, but open
to the south, it will be a pleasant
space throughout the seasons.
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SECTION H - site cross-sect ions

C

As one passes through the Home
Dairy Alley, globe lights suspended
against a dark sky effect on
the ceiling and strengthen the
existing connection between
the Six Mile Creek Walkway and
Ithaca Commons. The alley is an
exciting and safe experience, not
just a convenient short cut. The
entrances into the alley will be
opened up and lined with glass.
The pathway will be well marked
with themed signage, graphics,
and materials. Retail kiosks will
activate and enliven the entry—
also increasing the security that
people are looking for by keeping
eyes on the street, and eyes on the
alley. On level 12 the Sky Terrace
will give residents another common
meeting space with a wow factor in
its proximity to the “cosmos”.
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SECTION H - floorplans

GROUND FLOOR

Guest access to the two-level 33,000 sf Conference
Center, the Asteri residential lobby, existing
Cinemopolis Theater, retail kiosks and the expanded
parking garage are accessed from the enhanced Home
Dairy Alley entrance. Increased pedestrian activity will
make this a lively place within the Ithaca urban fabric.
Escalators will conveniently connect the ground level to
the ballroom and more meeting rooms on level 2. The
semicircular footprint of the existing parking garage
on the west end of the building will now become a
sculptural glassy multipurpose room or café/bar.
BASEMENT

Conference center management and back of house
functions, machine rooms, and mechanical and electrical
rooms will all be housed below grade. This will preserve
the ground ﬂoor and second ﬂoor of the conference
center to be as open as possible.
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SECTION H - floorplans

LEVEL 2

The Conference Center takes up the entire west
block footprint to create a ballroom and ﬂexible
meeting rooms. Adjacent to the Conference Center
is the existing parking garage. Meeting rooms with
break-out balconies line and enliven Green Street.
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SECTION H - floorplans

LEVEL 3

Existing parking garage adjacent to double
height ballroom volume. Extra height is
needed for structure, ductwork, and to have
an appropriate scale of ballroom spaces.
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SECTION H - floorplans

LEVELS 4 & 5

An efﬁcient new parking garage structure
spans across the entire footprint, featuring
365 new parking spaces.
Levels 4 & 5 parking conﬁguration assume
access to Eastern parking deck. If this parking
deck is not available on levels 4 or 5, parking
will be reconﬁgured with any lost spaces
recovered elsewhere in garage.
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SECTION H - floorplans

LEVEL 6

On the ﬁrst level of dwelling units, the
sixth ﬂoor also has amenities accessible
to residents. A linear rooftop garden runs
the length of the eastern building. At the
end of the garden experience is a ﬁtness
center and roof terrace that has a fabulous
vista across Green Street, the Six Mile
Creek Walkway, and the bluff beyond. The
units along the north edge of the eastern
building are loft style studio units.
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SECTION H - floorplans

LEVEL 7

The unit mix is similar to the sixth ﬂoor.
However, if the existing structure is found to
be adequate to support a loft space above
the studio units, then they will become
townhouse units with one bedroom in the
loft. The Community Room sits above, and
connects by stair to the Fitness Room.
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SECTION H - floorplans

LEVELS 8–13

A mix of unit types on each stacking ﬂoor
provides choice for residents, and provides
variety to the building façade patterns. Units
are oriented to gain as much solar exposure
as possible. The southwest corner units will
be quite glassy to celebrate the “corner”
where the Asteri logo lives on an iconic
screen wall above. On the southeast corner
of the tower, the top two units have been
sacriﬁced to provide a two story “sky terrace”
for residents to enjoy being close to the stars.
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SECTION H - floorplans

ROOF PLAN
KEY

E Seneca Street

key 360° view
activity node
main pedestrian
circulation
secondary pedestrian
circulation

N Cayuga Street

key views /
impressions

Ithaca Commons

vehicular circulation
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SOLAR DIAGRAM

Ithaca's tree covered landscape is punctuated
by towers, spires, and historic structures, both
inspirational and aspirational at once. And
while providing as much of the urgently needed
affordable housing as the zoning envelope
will allow is the number one priority, a ﬂat roof
proﬁle does not have that aspirational element,
prompting a creative urge to bump up the roof
form in the prominent southwest corner of the
building mass. This element will screen rooftop
equipment. It will also provide a backdrop for the
Asteri logo. Every roof feature; the Asteri bump,
the sky terrace, the solar array, the rooftop
garden, and the community room, creates an
interesting skyline and brand identity. But, more
importantly, these features will meet the needs
and raise the ambitions of residents.
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SECTION H - Asteri features

SKYWALK LEADS TO COMMUNITY SPACE

SKY TERRACE

SCREEN WALL
INSPIRATION

RIVER VIEW FROM GREENSPACE

PARKING GARAGE DESIGN FEATURES
SCREENING ELEMENTS INSPIRED BY
WEAVINGS FROM NATIVE CULTURES.

PROGRAMMING NOTES

ENHANCED ENTRANCE TO 'HOME DAIRY ALLEY'

67

&#
%

*!&! ( #%$
 #
  


&#

# $
!#%


 %
# 
!#
%*!


 %
"&#
 %
!#%


)!%
#%
%
-2013 #$.
 

5

6

744

 

 &$ #  #-#%.

!!%+


!! ! '!  #',$-)

   

6

5*5 

74

6*5 
%

7*6

*!

  
!*5



 5*5
   
 #
5*5
 
6*5

%$

5*5 

6*5
6*5
 

7*6
7*6
 

 #!*5 
*
&% %

SECTION H

Housing
Profile
Form

7

:4@

74

6;

5

6

74

98

:59

;;9 


 

 94@


:4@

=;9

 

 

:4@

744

 

 

<4@

:59

 

 

<4@

;;9 

 


 :4@


<4@

 :4@


<4@

<4@
*

*

*

*

*
<4@

*

;
5

55

59

54;

6

6;
;
5

6
7
5
5
6

5

7

64=

5
5

7
5
5
6

<
:
55
54;
98

7

65

*

5
59

 %

 15)
 15)

  &
%
  &
5
%
6
5
7

6
7

5
59
8

 

 

=;9

 

 

*

*

 

 

<4@
<4@

*
*

*

*

*

*
*

*

*
*

*
*

*

4

:4@

*

*

4

:4@

*

*

4

94@

*
*
*

4

*

4

6:6

*

**

*
*

*

4

544@

*

6:6

*

64=

64=

4

:59

 


94@

**

4

*



;;9

4

544@



6:6

6:6

4

 



 
*

*

*

;;9

 



* 

64=

*

:59

 

744

4

*

744

 

=;9 

7

4

=;9

=;9

8

4

;;9

7

7

4

7 (
#%+

65

6

#%+

:4@

94@


5

 %

94@


 

6

#% %
7 (
&% %


 

94@

:59 

7*6 

&% %

744 

 #%*

-7
 .



744

6*5 

#% %
#% %
%$

94@

' 


54;

59

*

94@


# ! $

,645; 
# ! $
 (,
;;9 #%
 
%
#%
=;9
%1
-2013
#$.  

6

5*5 

 #
#%
%
&% %
%$



:59
)!%

5

6

5*5 

6

 %
< "&#
 %
: !#%
55 

5

8

!*5 

74

5

 %
# 
!#
%*!


54;

7*6 

7*6 

5



# ! $
' 
 #%*
-7  .


6

6*5 

!*5 

 #
%$

&# 8

%$ 6

55

&#

# $
!#%


# ! $
 (,
#%
%1

*

544@

4
4

*

*

*

*

*

*

*

*

*

*

544@

   "!""#)    $!%!  ' 
      %# !     !  %#   
  .#+   . " )

   "!""#)    $!%!  ' 
      %# !     !  %#   
 .#+
# %*
#2014$
7 #  - .
 
 %
.%$
"
)



#

:4@
<4@ -
=4@.
%* 
% %$ #2014$
7 #

7
8

05'5:8
05'8=9

5
6
5 7
6 8

0=79
 0=;<
0=7905'5:8
0=;<05'8=9

0<<9
05'5<4
:4@ 0=8<
<4@ 05'6:8 =4@
0<<9 05'57; 05'5<4 05'95:05'76;
0=8< 05'758 05'6:8 05';9605'866

05'57;
05'758

05'95:
05';96

05';49
05'=;5

05'76;
544@
05'866
05'8;9
05';49
05'9<4
05'=;5
05'<=9
06'5=4

544@
05'8;9
554@
05'9<4
05':66
05'<=9
05';7<
06'5=4
06'4<8
06'84=

554@
05':66
05';7<
06'4<8
06'84=

  !!  ) %!   ! '   %  $(

  !!  ) %!   ! '   %  $(

%%%* (-.
 %%%*

(-.

 #



 #
 %
,%*%
5
6
 %  ( ,%*%
5
6
7

079
079
084
 ( (
 
079
079
079
084 084
089 089
(

079
084
089
094
( 
( 
 ( 
054
054
054
 ( 
054
054
054
054
0<4
0<9 0=9
0=90549

 (  (
0<4
0<9

7
089
094
054
0549

68

SECTION

I

Financing
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FIN AN C IN G PL A N

E S T I MAT E P R OJECT COSTS

PR OJE C T SO URC E S

LAND ACQUISITION

$0

EQUITY/CASH

HARD COSTS

$ 65,339,964

SOFT COSTS

$ 8,083,770

CONVENTIONAL LOAN

$ 15,804,959

DEVELOPER FEE

$ 6,192,185

DEFERRED
DEVELOPER FEES

$ 1,700,000

PROFESSIONAL FEES

$ 6,355,997

URI FUNDING

$ 5,000,000

FINANCING FEE

$ 3,717,669

NMTC EQUITY

$ 5,000,000

INTEREST RESERVE

$ 4,417,742

TOTAL DEVELOPMENT

$ 95,211,447

PROJECT RESERVES

$ 1,104,120

TOTAL DEVELOPMENT

$ 95,211,447

HFA LOAN

$ 60,078,768

$ 7,627,720
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FIN AN C IN G PL A N
As there are different funding sources for the residential

conference center space. With a development cost of $25.8

and non-residential portion of Asteri, the financing strategy

million, this is the smaller financing piece to tackle. Vecino

for each should be looked at independently.

Group will work with city entities to pursue $5 million in New
Market Tax Credit equity and $5 million in Upstate Revitalization

The residential portion of Asteri carries the most burden,

Initiative funding. The remaining portion will be financed through

with a development cost of $69.4 million. Thanks in large

conventional measures. To help secure this loan, it is proposed

part to New York’s progressive approach with affordable

30-year leases will be entered for the parking spaces and

housing, a project of this impact is feasible. HFA subsidy

conference center space. This lease will assume an annual rent

and tax credit equity will fund over $60 million towards

of $20 per square foot for the conference center and $1,900 per

Asteri, with the remainder coming in the form of an HFA

parking space, with these rates staying constant over the 30-year

permanent loan of $7.6 million and deferred developer

term. A maintenance account of $190,000 will be established

fee of $1.7 million. As a tax credit project, the residential

in year one, with this account funded through annual $190,000

component will have higher than usual financing fees and

installments to cover repairs and expenses associated with

reserves, but HFA handles the financing for the project.

the nonresidential portion. These lease terms leave very little

HFA will underwrite Asteri, looking at restricted rents, and

financial upside for those leasing in the initial years, but assuming

utilize annual operating expenses and reserves of over

2% annual growth rates can be passed along for parking and

$6,300 per unit to determine the amount of permanent loan

conference center rates, over $14.6 million will be realized over

the project can support, while carrying a 1.15 Debt Service

the 30-year term.

KEY ASSUMPTI O NS

1

Residential component will receive
HFA financing, along with 30-Year
PILOT, mortgage recording tax and
sales tax exemptions.

2

Residential rents will increase a
maximum of 2% per year, expenses
will increase 3% per year.

3

Non-residential component will
receive 30-year conventional loan
and 30-year leases on parking and
conference center space.

Coverage Ratio. With a loan to project cost ratio of 11%,
HFA makes certain their projects are very financially sound,

These non-residential lease terms assume $10 million equity

and able to stay solvent affordable projects for a minimum

through NMTC and URI funding, if this is increased or decreased

of 40 years.

it will have an impact on lease terms. Every $1 million in

4

approximately $80,000, while a decrease in funding will lead to

first five floors, comprised of parking, movie theater and

increased lease rates of similar amounts.

URI and NMTC funding, results of
this will impact lease terms.

extra funding will decrease the total annual lease payment by
The non-residential portion of Asteri will consist of the

Non-residential portion will pursue

5

Non-residential rents are constant
over 30 years, with annual reserve
account of $190,000 established.

E ST I M AT E O F P R E - DE V E L O P M E N T CO S TS P RIOR TO ISSUAN CE OF BUIL D IN G P ERMIT
As a project involving Low Income Housing Credits, the fees incurred prior to building permit issuance are high, once NMTC are
incorporated, those fees ramp up even more. Building permit issuance will require complete architecture and engineering plans, as
well as extensive legal bills and due diligence efforts. This figure is estimated in the range of $3 million. On the bright side, majority
of fees are payable at closing, with a very low percentage payable prior to this.
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C ASH FL OW S TAT E M E NT
YEAR 1

Y EA R 2

Y EA R 3

YE AR 4

YE AR 5

RESIDENTIAL INCOME

$ 2,211,543

$ 2,255,774

$ 2,300,889

$ 2,346,907

$ 2,393,845

NON-RESIDENTIAL INCOME

$ 1,386,000

$ 1,386,000

$ 1,386,000

$ 1,386,000

$ 1,386,000

TOTAL POTENTIAL INCOME

$ 3,597,543

$ 3,641,774

$ 3,686,889

$ 3,732,907

$ 3,779,845

VACANCY LOSS

$ 110,577

$ 112,789

$ 115, 044

$ 117,345

$ 119,692

GROSS INCOME

$ 3,486,966

$ 3,528,985

$ 3,571,845

$ 3,615,562

$ 3,660,153

TAXES & INSURANCE

$ 230,000

$ 236,900

$ 244,007

$ 251,327

$ 258,867

ADMINISTRATIVE

$ 80,000

$ 82,400

$ 84,872

$ 87,418

$ 90,041

MANAGEMENT FEE

$ 122,000

$ 125,660

$ 129,430

$ 133,313

$ 137,312

UTILITIES

$ 180,000

$ 185,400

$ 190,962

$ 196,691

$ 202,592

REPAIRS & MAINTENANCE

$ 260,000

$ 267,800

$ 275,834

$ 284,109

$ 292,632

PAYROLL

$ 385,000

$ 396,550

$ 408,447

$ 420,700

$ 433,321

TOTAL RESIDENTIAL EXPENSES

$ 1,257,000

$ 1,294,710

$ 1,333,551

$ 1,373,558

$ 1,414,765

NON-RESIDENTIAL EXPENSES

$ 190,000

$ 190,000

$ 190,000

$ 190,000

$ 190,000

$ 1,447,000

$ 1,484,710

$ 1,523,551

$ 1,563,558

$ 1,604,765

$ 52,500

$ 54,075

$ 55,697

$ 57,368

$ 59,089

NET OPERATING INCOME

$ 1,987,466

$ 1,990,200

$ 1,992,596

$ 1,994,636

$ 1,996,299

DEBT SERVICE

$ 1,726,150

$ 1,726,150

$ 1,726,150

$ 1,726,150

$ 1,726,150

1.151

1.153

1.154

1.156

1.157

RESIDENTIAL EXPENSES

OPERATING EXPENSES
RESERVES

DSCR
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The equity for Asteri
Ithaca will come from
multiple sources.
The residential portion of the project, with a total

SECTION J

Financial
Capacity

development cost of approximately $69.5 million will come
largely from the New York State Housing Finance Agency
(HFA). HFA will issue bonds, tax credits, subsidies and provide
a permanent loan, this leaves a small developer equity
payment to be paid through developer fees.

The first five ﬂoors, which consists of the parking
garage, movie theater and conference center will
have a total development cost of approximately
$25.8 million.
This portion of the project will be financed through
conventional financing, with a strong likelihood of New Market
Tax Credit equity and Upstate Revitalization Initiative Funding
of $5 million each. Vecino Group has completed national
projects of similar size financed through local relationships
with financial institutions.
Letters from Boston Financial Investment Management and
CITI Community Capital have been included as references
for the HFA portion, while a letter from Springfield First
Community Bank has been included pertaining to the
conventional financing component.
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101 Arch Street
Boston, MA 02110
617.439.3911
www.bfim.com

July 23, 2018
Attn: Nels Bohn
Ithaca Urban Renewal Agency
108 E Grand St.
Third Floor, City of Ithaca City Hall
Ithaca, NY 14850
RE: Vecino Group Financial Capacity
Project Name: Asteri Ithaca
Mr. Bohn,
Boston Financial Investment Management is a national leader in the Low Income Housing Tax Credit (LIHTC)
industry
r with a proven syndication track record. Since 1986 we have invested over $10.2 billion of equity
ry
tty in
LIHTC properties making Boston Financial’s portfolio one of the largest
rgest in the tax credit ind
industr
stry.
Over the last year, Boston Financial has syndicated two HFA projects with Vecino Group. Libertad is a 91-unit
historic renovation in Elmira and Intrada is a 158-unit new construction project in Saratoga Springs. Prior to
working with Vecino Group, we vetted their team and ffinancial capacity, andd we consider the Vecino Group to be
an extremely valuable client who has always delivered on their obligations. Boston Financial looks forward to
working togetherr on ffutu
t re project
pro s and hopes to be involved in this one.
Please don’t hesitate to reach out if I can provide any fu
f rther information.
Sincerely,

Robert Charest
Senior Vice President
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SECTION K

Purchase Price,
Incentives &
Schedule
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P URCHA SE PR I C E

IN CEN TIVES

Given the substantial costs associated with the parking

The project is underwritten with the following incentives:

structures, conference center and affordable housing, the
purchase price contained in our underwriting assumes no
further land cost. The revenue generated from this project
cannot sustain the added costs for the land, but we feel
the trade off of the affordable housing units, as well as

Low Income Housing Tax Credits and Subsidies –
In 2017 Governor Cuomo and the NY Legislation passed a budget funding a $1.97
billion 5-year affordable housing plan that more than doubled historic capital levels.
Asteri falls directly in line with the goals of that plan, giving the City of Ithaca an

increased number of parking spaces and the conference

opportunity to capitalize on the state funding to increase its supply of affordable

center, offsets the land donation. We view this project as a

housing. The time for an affordable project of this magnitude is now due to the finite

partnership with the City of Ithaca and other stakeholders.

timeline of available resources.

Transferring the land at no cost will be the strong City
commitment that state funders and those in the New
Market Tax Credit industry look to see in projects.

PILOT, Mortgage Recording Tax Exemption and Sales Tax Exemption –
All three are vital incentives, used on affordable project across the state of New York.
Asteri is dependent on these funding sources. Without it, the project would not be
financially viable.

SCH EDU LE
Asteri Ithaca is the definition of a catalytic project. In
one fail swoop, it would address the parking problem
downtown, create a conference center, and rectify the
critical shortage of affordable housing. Communication
with city leaders and community stakeholders will be a vital

New Market Tax Credits (NMTC) –
NMTC are underwritten to add $5 million in equity to this project. While it is a
small percentage of the overall project, this funding makes the parking garage
and conference center a more feasible option. The property is located in an area
designated as ‘distressed’ by NMTC standards. This designation allows the project
to apply for NMTC, a competitive process, but one that looks for pioneering

component of the project’s success. As such, we realistically

developments that will be a catalyst for the community and assist the low-income

anticipate a 24-month timeline from the time of submission

community. Asteri is an ideal match for the criteria used to award NMTC. While this

until the beginning of construction. This time frame allows

incentive is not mandatory, it will impact garage and conference center financials.

adequate time for community impact and city approvals.
This project is not impacted by the academic timeline,
making it less precariously time sensitive than other
potential submissions. Nonetheless, timelines will be

Upstate Revitalization Initiative (URI) –
In 2015 Governor Cuomo created the URI to focus on upstate NY development. The
Southern Tier, in which Ithaca is located, was selected as one of the three recipients

honored and followed. Construction completion is

of $500 million in NYS funds, allocated in $100 million annual increments. The project

projected at 24-months. Parking completion will be

is underwritten to include $5 million in URI funding. While this incentive is not

delivered prior to the entire project completion.

mandatory, it will impact garage and conference center financials.
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SECTION L

Specific
Concerns

79

SP E CIF IC C ON C ERNS
NECESSI T Y O F TA X CR E DIT S F O R

F EAS IBI LI T Y O F R E S IDE NT IAL P O RT IO N

OUTSID E FUN D IN G FOR TH E GARAGE,

CON FEREN CE CEN TER, AN D MOVIE

O F T H E D E VE L O PM E N T

TH EATRE SPACE

Numerous conversations with HFA (New York State Housing

For this portion of the project, there are two main funding

Finance Agency) staff indicate initial support for the Green

sources which will be pursued—New Market Tax Credits

Street development. Ithaca has long been a market HFA

(NMTC) and Upstate Revitalization Initiative (URI) funding. It is

has tagged as underserved. The City of Ithaca estimates

estimated NMTC will bring $5 million in equity to the project,

5,800 additional income restricted units will be needed over

and URI funding will bring an additional $5 million in funding

the coming years. HFA has done an initial review of the

to the project. We will work together with city staff on these

underwriting. While the credits and subsidy have not been

efforts to maximize these contributions. While the combined

lease rates. Various funding sources are in play for the
conference center. In addition to NMTC and URI mentioned
above, a Room Tax funding and industry participation have
also been mentioned. While this lease may initially require
financial sacrifice of the city, over time it nets a positive
financial benefit. Underwriting assumes $190,000 in annual
expenses for the first five floors of the project, which consist
of parking, conference center and movie theater space.
Assuming the initial income increases at 2% annually, the
returns to the city quickly begin. In Year 1, the return is zero
to minimize the rent payments, but the 30-year return using

committed, we were instructed to proceed with this RFP.

$10 million is a large figure, it is very possible the final funding

In HFA terms, this was a very favorable sign.

commitments from these sources is well above this figure. Any

NECESSI T Y O F PAY ME N T IN L IE U O F TAX E S

parking garage and conference center, while funding levels

CI NEMAPO LI S SPECI FI CATI O NS AND NEEDS

AGREEM E N T, M O RT GAGE R E CO R DIN G

below this $10 million will lead to higher lease payments.

The Cinemapolis must remain open during the construction

EXCEMPT I O NS F O R T HE R E S IDE N T IAL

SP ECIFIC N ATURE OF D EVEL OP MEN T USEAGE

the above assumptions is over $14.6 million to the city.

funding above $10 million will lead to lower rental rates for the

TAX EX C E M PT I O N , AN D S AL E S TAX

term of the project.

COMP O NE NT O F PR O J E CT

The project will have a substantial amount of revenue generated

The residential portion of Asteri Ithaca will be financed

from the parking garage and conference center. The movie

through the New York State Housing Finance Agency (HFA),

theater space is geared towards a specific user. While occupied,

through the issuance of Tax Exempt Bonds, HFA subsidy, HFA

it will be financially stable. If vacated, the project could

While this project would be infinitely easier if the
Cinemapolis were to cease operations during the
construction, we understand the need to continue
business operations. As with any of the proposed projects,
this proposal will cause occasional disruptions to the
Cinemapolis. The construction team will work hard to

permanent loan and an allocation of 4% tax credits. This

encounter difficulty finding new tenants. For the conference

permanent loan will carry a 30-year term. HFA will require a

center and the parking spaces, it is assumed a lease will be

PILOT agreement which is coterminous with their loan, or a

entered with a city entity, or a to be formed entity to guarantee

PILOT at least 30 years in duration. This PILOT agreement

these lease payments. The City of Ithaca currently operates

does not dictate there will be no property taxes paid on this

the parking garage. The long-term lease structure will allow

parcel, such as it currently stands. Rather, a compromise

the City of Ithaca to control the spaces, the rents charged and

PARKI NG I MPACT

on property taxes will be reached levying a fair, and known,

breakdown of long and short-term spaces. The city is also able

The construction of this project will disrupt the available

property tax assessment on the project for 30 years. It is

to lock into a long-term constant lease rate for these spaces

parking onsite. The project is not underwriting the impact of

minimize inconvenience. The lease payments will be waived
during the construction period to help offset any loss of
revenue resulting from construction disturbances.

planned for the tax assessment to have an annual increase

which will allow them to profit from the parking garage over

repayment of lost parking to the city.

of 2% incorporated, while converting to full tax burden at

time through small increases in rental rates.

We understand the temporary burden the construction of

the end of this 30-year period. This known tax liability allows

The need for the conference center has been illustrated by

this project will place on the downtown core and those who

HFA to underwrite the project with certainty. The structure

the April 2017 Conference Center Feasibility Study. The

commute within it. Underwritten is a contribution of $30,000

outlined above is common in New York. Vecino Group has

underwriting assumes a long-term constant lease of $20 per

to a Downtown Ithaca Alliance fund to help with mitigation

negotiated similar arrangements in several communities

square foot for a finished space. If the leasing entity prefers

efforts concerning this parking disruption. While there will

around the state on affordable housing projects.

to do its own build out of the space from white box status,

be a short-term pain from this, the end project will provide

that is an option as well, which would result in lower annual

more city controlled parking spaces to the community.
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SECTION M

Community
Benefit
IMPACT STATEMENT
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Building affordable housing
fills a need. Creating it
within a city’s urban core
builds a future.
Asteri Ithaca will create 210 housing units, with 209 of these units
serving people who make between 50% and 80% of Area Median
Income. As part of the Low Income Housing Tax Credit program,
these units will be quality regulated and income restricted for at
least the next 40 years.

Creating quality housing for the working people of
Ithaca is, in and of itself, a benefit to the community.
Asteri Ithaca will provide additional benefit, though, by creating
permanent supportive housing. In addition to the general affordable
units, a projected 16 units will be reserved for those with Intellectual
and Developmental Disabilities. Initial talks have occurred with
the Racker Center and Tompkins Community Action to provide
services and support to the 16 supportive housing units, as well as
other Asteri residents with special needs. Both Racker Center and
Tompkins Community Action verified the community need for this
type of housing and expressed a willingness to participate. Racker
noted the lack of comparable housing and said that the proposed
site of Asteri would be an ideal location.

The Green Street Garage is of paramount importance
to the downtown core.

From initial conception, we recognized that increasing the amount
of parking would be essential to the Asteri development. According
to the 2018 parking count supplied by the IURA, the entire garage is
designed to have 464 spaces, 403 are currently available. While our
current submission is only for the western and center section of the
garage, our conservative estimate anticipates us providing 365 spaces
within the garage, in addition to creating additional street spots. Once
the 149 spaces currently available on the eastern portion are added to
the mix, a significant increase in parking will be achieved. The proposed
structure is to have the city enter a long-term lease on the entirety of
these spaces, with a set rental rate that does not increase over time.
While the initial returns to the city will be minimal, assuming a 2%
annual parking fee increase, the city will see substantial revenue from
these spaces. The underwriting also has an annual expense fund for the
garage/conference center/theater of $190,000.
As notated within the proposal, a 33,000 sf conference center is located
within the first two floors of the western portion of the project. Similar
to the parking spaces, the proposed terms include a long-term lease to
a to be formed non-profit, with rates fixed for 30 years. This will allow
the non-profit to see substantial income from the conference center
over the 30-year term.

The project itself will include several green measures to
enhance energy performance.
As an HFA financed project, NYSERDA will be involved to verify certain
efficiencies are met. The project will comply with stringent Energy
Star V 3.1 and Enterprise Green Community Programs. We anticipate
working with Sustainable Comfort, Inc. to verify that units meet
necessary thresholds. In addition to mandated efficiencies, solar panels
are anticipated, as well as car charging stations within the garage.
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Asteri Ithaca will bring a new expanse of greenspace to the
downtown urban fabric.
A pedestrian plaza on the ground level will improve the existing network
of public outdoor spaces, linking the Commons and Home Dairy Alley to
the Creek Walk. A pedestrian-oriented space will be created, weaving
a connection between civic life, entertainment, public transportation,
shopping and business. This project will activate the street level,
completing the Green Street corridor for all.
Ithaca has set a strong precedent of public art installations; Asteri will
follow suit with whimsical lighting and opportunities for street art. A
theme of constellations will run through the project, providing light and
inspiring curiosity. Fronting Green Street and the open space adjacent to
City Hall, the facades of the building will harmonize on a human scale with
the surrounding context.
As with any construction project of this scope, the immediate economic
impact will be felt. With corporate offices located less than 25 miles from
Ithaca, Welliver Construction is a common name in the Ithaca market.
Committed to as much local staffing and sourcing as possible, the project
will be structured to give back to the community in as many ways as
possible. It is anticipated this 24-month project will average 75 workers
onsite daily to support the $66 million in direct construction costs.
Upon project completion, the residential portion of the project is
underwritten to generate $385,000 in wages among the 7 full time
leasing, management and maintenance staff. The conference center,
movie theater and parking garage will have additional staffing which is
not included in this count.
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A heartfelt thank you.
This art—signed by all of us—appears in each
Vecino community. Placed in a common area,
it helps us connect with our most important
audience: the folks for whom each Vecino
building is created.
And it’s the perfect message in this moment,
to you. We are thankful for this opportunity to
share ideas, and would love to work alongside
your team to help make the future of Ithaca
that much brighter.
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