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

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M., Tuesday, December 8, 2020

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

https://us02web.zoom.us/j/87314327395?pwd=bEgrOHdDTFk3ejl4YlpGZVFQdEVndz09
873 1432 7395
IURAEDC
+16465588656,,87314327395#,,,,,,0#,,1497705# US (New York)
+1 646 558 8656 US (New York)
873 1432 7395
1497705
https://us02web.zoom.us/u/kdP21YNRSD

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Public Comments (3 min. max.)

IV.

Review of Meeting Minutes: November 10, 2020

V.

Inlet Island Urban Renewal Project: Conceptual Development Plan │ Waterfront
Alchemy Developers & STREAM Collaborative Architecture + Landscape Architecture,
DPC Collaborative ― Review

VI.

Other Business
A. Staff Report
B. Other

VII.

Adjournment

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

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

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

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, November 10, 2020

Present:
Excused:
Vacancies:
Staff:
Guests:

I.

Chris Proulx, Chair; Leslie Ackerman; Charles Hamilton
Doug Dylla, Vice-Chair
1
Nels Bohn; Charles Pyott
Jeffrey Rimland, Ithaca Properties, LLC
James Trasher, CHA Engineering
Jared Hutter, Aptitude Development, LLC
Lincoln Morse, Ithaca Waterworks/Waterfront Alchemy, LLC
Rick Manzardo, Vecino Group New York, LLC
Bruce Adib-Yazdi, Vecino Group New York, LLC
Craig Modisher, STREAM Collaborative Architecture + Landscape Architecture, DPC

Call to Order

Chair Proulx called the meeting to order at 3:30 P.M.
II.

Agenda Additions/Deletions

Proulx suggested discussing potential candidates to add a Committee member. No objections were raised.
III. Public Comments (3-min. max.)
LINCOLN MORSE, Ithaca Waterworks/Waterfront Alchemy, LLC, remarked that he has developed a project for
Inlet Island oriented towards leisure, tourism, waterfront public access, including a five-story 110-room
hotel for preliminary city review. He solicited comments from the City’s internal Economic Development
Working Group, received feedback, and subsequently revised the plan. He hopes he can present the plan
at the next EDC meeting.
IV. Review of Meeting Minutes: September 15, 2020
Ackerman moved, seconded by Hamilton, to approve the minutes, with no modifications.
Carried Unanimously: 3-0
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V.

Green Street Garage Redevelopment Urban Renewal Project

A. Western & Center Sections of Project Site: Asteri (Vecino Group NY, LLC) ― Amended Disposition &
Development Agreement (DDA)
Nels explained that the DDA was approved by the IURA last year. In response to concerns expressed by
the City of Ithaca Planning and Development Board and an adjacent property owner, the project was
revised to increase separation distances between neighboring residential towers, resulting in a decrease of
36 housing units, which has subsequently received Site Plan Approval. The change in the number of
housing units and other revisions requires an amendment to the DDA, which will be presented for
eventual endorsement by Common Council. Vecino’s November 4, 2020 letter to the IURA enumerates
the revisions in detail.
Adib-Yazdi noted the reduction in the number of units is the most significant change to the project.
Ackerman noted the original DDA listed 217 units with the conference center. The amended version lists
181 units with the conference center, but still lists 273 units without the conference center.
Manzardo responded it would be approximately 225-235 units without the conference center. Adib-Yazdi
added he will calculate the exact number of units and provide it to Bohn.
Proulx observed the following section, which states “if a conference center financing plan to be not viable by
1/23/20 as mutually agreed by IURA and Vecino,” should also probably be changed.

Proulx suggested changing the language to: “if a conference center financing plan ultimately proves to not be
viable and mutually agreed by IURA and Vecino.” No objections were raised.
Ackerman asked why the number of parking spaces has decreased, while the fees have increased. Bohn
replied the number of parking spaces decreased only slightly, compared to the original rough projection. The
cost issue is driven by the fact that the cast-in-place concrete is more expensive than pre-cast concrete.
Proulx observed the mix of unit types has changed. Bohn replied it did change a little, because of the smaller
size of the building, as well as the results of a market study and financing negotiations with New York State.
Hamilton moved, seconded by Ackerman:
Amended Disposition & Development Agreement ―
West & Center Sections of Green Street Garage Mixed-Use Urban Renewal Project
WHEREAS, on August 29, 2019, the IURA conditionally approved a Disposition and Development
Agreement (DDA) with the Vecino Group New York, LLC (Developer) for the West and Center
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Sections of the Green Street Garage Mixed-Use Urban Renewal Project, subject to Environmental
Review and Common Council approval, and
WHEREAS, on April 11, 2019, the Ithaca Urban Renewal Agency and the Developer entered into an
Exclusive Negotiation Agreement (ENA) to define a mutually agreed upon urban renewal project and
resolve feasibility issues to implement the project, including a time line for gaining Common Council
approval of the DDA, and
WHEREAS, in response to concerns expressed by the City of Ithaca Planning and Development Board
and an adjacent property owner, the project was revised to increase separation distances between
neighboring residential towers resulting in a decrease of 36 housing units, which has subsequently
received site plan approval, and
WHEREAS, a change in the number of housing units in the project, and other clarifications, requires
an amendment to the DDA, and WHEREAS, the ENA established a 45-day period from the date from
completion of environmental review for the project to gain Common Council approval, and
WHEREAS, the project completed environmental review on September 22, 2020 thereby requiring
Common Council approval by November 5, 2020, and
WHEREAS, the IURA Economic Development Committee considered these matters at their November
10, 2020 meeting and recommend the following actions; now, therefore, be it
RESOLVED, that the IURA hereby approves an amended Disposition and Development Agreement
(Agreement) with Vecino Group New York, LLC for the West and Center Sections of the Green Street
Garage Mixed-Use Urban Renewal Project, dated November 5, 2020, subject to Common Council
approval, and be it further
RESOLVED, that the IURA hereby approves an amendment to the Exclusive Negotiation Agreement
with Vecino Group New York, LLC to extend the date to gain Common Council approval of the DDA to
February 6, 2020, and be it further
RESOLVED, that the IURA hereby authorizes and directs the IURA Director of Community
Development, subject to review by IURA legal counsel, to submit the amended agreements to the
Vecino Group of New York, LLC for their execution, and be it further
RESOLVED, the agreement shall be amended to incorporate recommendations of IURA legal counsel
or any amendments requested by Developer’s legal counsel that are acceptable to IURA legal
counsel.
Carried Unanimously: 3-0
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B. Eastern Section of Project Site: Rothschild Building (Ithaca Properties, LLC) ― Amended Disposition &
Development Agreement (DDA)
Bohn explained the framework for the DDA is very similar to the prior one. There have been a number of
conversations between the IURA and the developers. It is Bohn’s understanding this version is acceptable
to them. One clause in the resolution has not been incorporated into the DDA, clarifying that the living
wage requirement does not apply to existing or future tenants on the project site, like commercial retail
tenants.
Hutter confirmed the development team is in agreement with the substance of the DDA.
Hamilton moved, seconded by Ackerman:
Amended Disposition & Development Agreement ―
East Section of Green Street Garage Mixed-Use Urban Renewal Project
WHEREAS, on June 27, 2019, the Ithaca Urban Renewal Agency designated Ithaca Properties, LLC
(Ithaca Properties) as the preferred developer, and qualified and eligible sponsor pursuant to
Section 507 of General Municipal Law, to potentially acquire the eastern portion of Tax Parcel #70.4-5.2, located at 120 E. Green Street, Ithaca, NY, for the purpose of undertaking an urban renewal
project to develop an in-fill, mixed-use project, and
WHEREAS, Developer proposes to purchase an approximately 192’ x 119’ property at the eastern
section of the Green Street parking garage site located at 120 East Green Street, Ithaca, NY
(“Project Site”) to undertake an urban renewal project, subject to Common Council approval, and
WHEREAS, on December 23, 2019, the IURA endorsed the Developer’s proposed urban renewal
project program that includes reconstruction of two public parking decks and nine to ten levels of
rental housing of which at least 10% of the units shall be occupied and affordable to households
earning up to 80% of Area Median Income; and
WHEREAS, on June 25, 2020, the IURA conditionally approved a Disposition and Development
Agreement (DDA), dated June 16, 2020, with Ithaca Properties, LLC for the East section of the
Green Street Garage Mixed-Use Urban Renewal Project subject to the following contingencies:
• Completion of legal review by IURA legal counsel
• Execution of the agreement by Ithaca Properties, LLC or submission of a counteroffer
• Completion of environmental review
• Approval of the DDA by Common Council, and
WHEREAS, Ithaca Properties, LLC requested several changes to the agreement and a time extension
to provide for consultation with the Tompkins County Industrial Development Agency regarding
their recently adopted workforce housing policy, and
WHEREAS, the project has completed environmental review, and
WHEREAS, IURA legal counsel completed legal review of the agreement, and
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WHEREAS, an amended DDA, dated August 10, 2020, was prepared by IURA staff to address issues
raised by Ithaca Properties, LLC and IURA legal counsel, and
WHEREAS, Ithaca Properties, LLC has confirmed its intent to provide 10% of the housing units in the
project to be leased at Below Market Rates, and
WHEREAS, Ithaca Properties, LLC has reviewed the proposed amended DDA, dated August 10,
2020, and indicated conceptual acceptance of the major terms, and
WHEREAS, at their November 10, 2020 meeting, the IURA Economic Development Council
reviewed this matter and recommends the following action; now, therefore, be it
RESOLVED, that the IURA hereby conditionally approves the amended Disposition and
Development Agreement (DDA) with Ithaca Properties, LLC for the East section of the Green Street
Garage Mixed-Use Urban Renewal Project, dated August 10, 2020, subject to Common Council
approval, and be it further
RESOLVED, that the DDA be further amended to clarify that the living wage requirement applies to
workers at the project site employed by Ithaca Properties LLC or a contractors hired by Ithaca
Properties, LLC, such as a residential property management firm, and does not apply to existing or
future tenants at the project site such as commercial retail tenants, and be it further
RESOLVED, that the IURA hereby authorizes and directs the IURA Director of Community
Development, subject to review by IURA legal counsel, to submit the Agreement to Ithaca
Properties, LLC for their execution or counteroffer, and be it further
RESOLVED, should Developer’s counteroffer consist of amendments that do not materially alter the
IURA-approved DDA in the opinion of the IURA Chair, such requested amendments or similar
amendments shall be incorporated into the DDA, and be it further
RESOLVED, should Developer’s counteroffer consist of amendments that materially alter the IURAapproved DDA in the opinion of the IURA Chair, the IURA shall consider and vote on requested
amendments, and be it further,
RESOLVED, the DDA shall be amended to incorporate recommendations of IURA legal counsel or
any amendments requested by Developer’s legal counsel that are acceptable to IURA legal counsel,
and be it further
RESOLVED, that the IURA Chair, subject to Common Council approval and IURA legal counsel
review, is authorized to execute the Disposition and Development Agreement upon satisfaction of
all conditions.
Carried Unanimously: 3-0
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VI. Inlet Island Urban Renewal Project: Concept Plan for Urban Renewal Project │ Finger Lakes
Development, LLC
Bohn explained the IURA designated Finger Lakes Development, LLC in 2007 as the project sponsor. A DDA
was developed, which Common Council ultimately chose not to endorse. At the time, the developer
indicated it would submit a revised project proposal; however, the Great Recession halted that effort. The
developer has now proposed a new project and is seeking feedback from the Committee. No formal
action is needed at this time.
Proulx stressed it would be ideal if the IURA and the developer consulted with Common Council in
advance, before the project moves too far forward, to increase the likelihood of the project’s success.
Trasher presented a brief overview of the proposed project:
• mixed-use project would complement existing restaurant, marina, and residential uses on Inlet Island
• current site is existing parking lot and residual vacant land
• project would acquire approximately 109,000 square feet of land from IURA/City and 9,000 square feet
from NYS DEC
• project may seek City abandonment of Old Taughannock Blvd.
• portions of site include contamination from prior uses, requiring remediation
• project would include approximately 90 new apartment units (studio, 1- & 2-bedrooms)
• 20% of housing units would be leased to households earning up to 80% Area Median Income (AMI)
• deed restrictions would maintain at least 80 parking spaces for use by customers of other businesses
on Inlet Island
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Trasher indicated the developer is seeking to be re-anointed as the preferred developer to facilitate
further negotiations and appraisals, before the developer spends a significant amount of money on project
design and architecture.
Flash noted the major change since the original 2007 proposal is the recent development of the City
Harbor project and the elimination of Johnson Boatyard and Marina, which the developer has had to adapt
itself to, in order to continue operating the only functioning marina/boatyard at the southern end of
Cayuga Lake.
Proulx observed a lot of land appears to be dedicated to boat storage. He wondered how the project
would impact the developer’s ability to continue operating the boatyard at full capacity. Flash replied they
designed the proposal to accommodate those operations. Haul-out operations would take place in
Building A, which is where most of that type of activity would take place, with the business and publicfacing activities in Building F. Building G would house boat storage beneath it.
Flash asked if the IURA could re-affirm the developer’s preferred developer status, to enable it to develop
easements with other properties.
Bohn cautioned it would be premature to re-affirm the developer’s preferred developer status without
further consideration of all the potential issues associated with the project, including recently enacted
waterfront zoning regulations. Flash indicated he sees no reason that needs to be done today.
Hamilton observed it would be wonderful to have additional housing, but public access to the site would
also be very important and would likely be raised by members of the public.
Flash responded that public access would include pedestrian access on the flood control channel side.
There would also be access for boat customers. There is, however, no immediately identifiable access for
things like kayaks as DEC prohibits any new floating docks in the Flood Control Channel, which would be
necessary for a kayak launch.
Hamilton asked if the developer considered including a grocery or convenience store on the site. Flash
replied Wegmans is reasonably close, as well as the new GreenStar store. The developer would like to
focus on creating a green/sustainability-oriented retail store.
Proulx asked about the heights of Buildings B and C. Trasher replied the buildings would comprise four
levels with 9-10 foot ceilings, for a maximum height of 60 feet (roughly the same height as the Island Health
& Fitness building).
Proulx inquired about current parking utilization, underlying demand, and vehicular flow, in proximity to
the site. Trasher replied there is not much surplus parking, except for at the boatyard. In calculating the
proposed parking capacity, the developer started by using a standard 1½ parking spaces per housing unit;
however, no formal parking study has been conducted.
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VII. Other Business
A. IURA Financials Report: October 2020
Bohn reported all HUD Entitlement Program projects are generally progressing well. HUD CDBG-CV funds
have been approved/disbursed and appear on the Grants Summary Report, as well as 2020 Action Plan
projects, including significant funding for the Economic Development Loan Fund (ED-LF). All borrowers are
current (including a number of COVID-19-related payment deferrals), except the Finger Lakes School of
Massage, as previously reported. Bohn has asked the IURA attorney to identify ways to recoup at least a
portion of that outstanding debt.
Bohn reported all lease payments are current, as of today, including a number of COVID-19-related rental
discounts/deferrals (e.g., Cinemapolis).
B. Staff Report
Bohn reported the Home Cooking loan closing should be taking place soon and a handful of potential loan
applications may be on the horizon.
C. New Committee Member Candidate Search
Proulx asked Committee members to refer any potential Committee candidates to Bohn for the Mayor’s
eventual consideration. (There is no City residency requirement.)
Hamilton recalled, over the Summer, he proposed Associate Professor Shaianne Osterreich (Ithaca College)
as a candidate. She appeared to be interested.
Ackerman suggested Kathleen Clark, Business Development Manager at Alternatives Federal Credit Union
(AFCU), as well as Gladys Bragman, who has partnered with AFCU.
VIII. Adjournment
The meeting was adjourned by consensus at 5:00 P.M.

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

December 2, 2020

Waterfront Alchemy
Developers

Dear Nels and Committee Members,
Please see the attached materials that we will be presenting at the December 8th IURA
Economic Development Committee meeting. Please don’t hesitate to contact me if you
have any questions or concerns. We look forward to the opportunity to discuss our
design and the benefits it can provide the City and it’s residents.

Sincerely,

Craig Modisher
Senior Project Manager
STREAM COLLABORATIVE
architecture + landscape architecture dpc

Inlet Island Proposed Redevelopment
City Lands to Support Tourism and Economic Growth
Twenty-five years ago Mark Campagnola and Steve Flash conceived of a tourist
destination on Ithaca’s waterfront. This concept would require revitalizing an aging
marina and redeveloping a century old industrial wasteland. Today, their Boatyard Grill
is one of the most successful restaurants in the Finger Lakes. The original plan was to
include a waterside hotel but sadly economic conditions prevented the hotel from
becoming a reality. Great concepts can take time to be realized. When community
benefit is the catalyst, hurdles can be overcome. Ithaca is one of the largest cities in the
Finger Lakes without a waterfront hotel. Leisure travelers have been staying in Watkins
Glen, Skaneateles and Geneva to experience the beauty of our waterways and lakes.
This needs to change for Ithaca. The Inlet Island location has so many existing
businesses that would benefit from a hotel. In fact, the close proximity of Island Fitness,
Rasa Spa and Boatyard Grill increased Choice Hotel’s interest in this location.
What other synergies exist? Inlet Island is the home of Explore Ithaca’s rental marina.
Here visitors can rent a variety of recreational paddle craft or experience an intimate
dining excursion on one of the “all electric” Duffy launches. Recreation is becoming a
strong fuel for Ithaca’s economic engine and Inlet Island has the unique geography
needed to access the water.
Not all of our visitors are here for the intimate water experience. The Island site is also
a central location to access the Cayuga Waterfront Trail. Once on the trail, visitors can
walk or cycle to the Farmer’s Market, Stewart Park, Cass Park, Hangar Theater, The
Ithaca Children’s Garden or even journey to Taughannock Falls via the Black Diamond
Trail. All of the above leisure and recreational activities support Inlet Island as a tourist
destination.
City Lands and Workforce Housing
There are multiple projects planned for Ithaca’s waterfront. Most of these projects will
be designed and built for “market rate” clientele. Construction costs tend to escalate
dramatically due to poor soil conditions and shoreline improvements needed to maintain
site viability. Inlet Island’s west shore has already had an enormous investment in
waters edge infrastructure. There is a beautiful sea wall and walking promenade.
These improvements were paid for by State and local taxpayers. It is an excellent
opportunity to apply these improvements to a “workforce” housing project. It is not the
complete solution to creating workforce housing on Inlet Island, but circumstances
Inlet Island Proposed Redevelopment - 1

couldn’t be better. The real estate is already controlled by the City and IURA who have
the rare opportunity to value it and support housing for a workforce that helped fund
their creation. Vibrant tourist destinations need a local workforce.
Water Sports and Retail
The Summer of 2020 will be remembered as the warmest and driest in 20 years and for
the Covid-19 Pandemic. Is there a takeaway from these two events? The need to be
socially distant and embrace outdoor activities fueled a recreation economic boom.
Bikes, boats and other outdoor sports flourished. The retail store at WaterWorks had
record sales in kayaks and paddleboards. This was true for most personal watercraft
(Jet-Skis) and sport boats. Dealers across New York sold-out of most inventory by early
July. Krenzer Marine has been a boat dealer in Sodus Bay for many years. They
believe the Ithaca market is underserved in small power boat sales and rentals.
Unfortunately, there has not been a power boat dealer in Ithaca for 35 years.
Inlet Island is a perfect location for both power and paddle craft sales. A strong
economy must have multiple sources of revenue. The retail element is just being
realized and must be given the opportunity and platform to succeed. Ithaca’s waterfront
does not need large box stores. It can capture consumer interest with 900-1500 square
foot artisan shops, cafes and studios. The waterfront may influence some retailers to
support a nautical theme. Historically, Ithaca’s economy was fueled by the access to
water. It is time to finally reinvent that energy with improved public access to the water,
tourism and recreation rather than just more exclusive market rate housing.
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Fact Sheet
Site Numbers
● 42 units of workforce housing
● 110 room hotel
● 233 parking spaces
● 10,000 sqft of first floor retail/classroom space
● 3,000 sqft of marina storage
● 630’ of new waterfront walk
● New public pier
● Approximately 33,300 sqft of new public park space

Preliminary Budget
Boutique Hotel- $20.6M
Residential Buildings (2) with first floor retail/local organizations- $9.2M
● Includes moving the Coast Guard to a first floor location
Site improvements - $2.3M
● Includes demo, paving, sidewalks, landscaping, etc.
Sub-total construction budget- $32.1M
Land Acquisition costs- TBD
Brown Field clean up- TBD- subject to analysis of existing conditions

Preliminary schedule
Municipal Approvals process- 2021
Construction -2022-2024

Inlet Island Proposed Redevelopment - 3

Preliminary Ownership breakdown (final boundary lines TBD)
● The hotel site to be owned by Choice Hotels/Cambria. It will likely include at
least 30 parking spaces
● The workforce housing will be owned by Inlet Alchemy/developer
● The West side marina facility will be owned by WaterWorks/Krenzer
● Taughannock Blvd, waterfront promenades, the public pier, infill parks, waterfront
access, and 80 City parking spaces located throughout the project site will be
publicly owned

Requested of the City
● Value of City owned real estate - the development team would be happy to
propose some options, if that would be helpful.

Inlet Island Proposed Redevelopment - 4

184 +/PARKING
43 +/PARKING
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