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

ITHACA URBAN RENEWAL AGENCY (IURA)
AGENDA
8:30 A.M., Thursday, February 27, 2020
Common Council Chambers, Third Floor, City Hall, Ithaca, NY
I.

Call to Order

II.

Additions/Deletions from Agenda

III.

Public Comments (3‐min. max. per person)

IV.

Agency Member Response to Public Comment

V.

Review of Meeting Minutes: February 6, 2020

VI.

Economic Development Committee (EDC)
A. Green Street Garage Redevelopment Urban Renewal Project
1. Western & Center Sections of Project Site (Vecino Group NY, LLC) – update
2. Eastern Section of Project Site (Ithaca Properties, LLC), contingent purchase agreement
– resolution
B. Cherry Street Industrial Park, Application from Urban Core, LLC to be designated as a
Sponsor to acquire land at the southerly end of Cherry Street to undertake an urban
renewal project (tax parcels #100.‐2‐1.21 ‐ #100.‐2‐1.26 ‐ resolution
C. Committee Chairperson Report

VII.

Other New/Old Business
A. Review of IURA Financials: January 2020
B. IURA Chairperson Report
C. Common Council Liaison Report
D. Staff Report

VIII.

Motion to Adjourn (Next Meeting: March 27, 2020)

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 MINUTES
ITHACA URBAN RENEWAL AGENCY
Common Council Chambers, City Hall
8:30 A.M., Thursday, February 6, 2020
Members:
Excused:
Staff:
Guests:

I.

Svante Myrick, Chair; Karl Graham; Chris Proulx; Eric Rosario; Laura Lewis (Common
Council Liaison)
Tracy Farrell, Vice‐Chair
Nels Bohn; Anisa Mendizabal; Charles Pyott
Bruce Adib‐Yazdi, Vecino Group New York, LLC
Rick Manzardo, Vecino Group New York, LLC
Jennifer Tavares, President, Tompkins County Chamber of Commerce
Tom Knipe, City of Ithaca, Deputy Director of Economic Development
Jason Molino, Tompkins County Administrator

Call to Order
Chair Myrick called the meeting to order at 8:36 A.M.

II.

Agenda Additions/Deletions
None.

III. Public Comments (3‐min. maximum per person)
The following Public Comments all addressed the Green Street Garage Mixed‐Use Urban Renewal Project
and proposed conference center.

JOSEPH GALEOTALANZA, Canopy by Hilton Hotel, noted the conference center would help create
enough year/week‐round business for hotels to provide consistent regular schedules/employment
for their staff, as well as support The Commons and wider community.
CATHY HART, Ithaca Marriott Downtown on The Commons, noted she would like to reiterate
Galeotalanza’s comments, adding that the downtown Ithaca hospitality and retail community is
effectively only a 7‐month/year business, given its reliance on students. Transforming it into a
consistent 11‐ or 12‐month/year business cycle would be enormously valuable.
DEIRDRE KURZWEIL, Sunny Days of Ithaca, noted she understands the risks involved with the
conference center, but there are also tremendous potential rewards associated with it. Small local
businesses already take large risks. The conference center would lead to repeat business for
nearby shops and restaurants, augmenting and complementing their customer base, since visitors
and locals shop differently.
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FRED SCHOEPS, 104 E. State St., noted the conference center would effectively serve as a marketing
tool for Ithaca throughout the year, generating new business and exposing new people to the city.
It would also create another valuable community meeting space.
PATRICIA BROWN, Integrated Business Ventures, appreciated Kurzweil’s comments about the risks
many small business owners take, many of whom either do not pay themselves at all, or do not
earn a living wage. The conference center should be viewed as an opportunity, rather than a risk.
PAUL DEBBIE, Boyce Thompson Institute (BTI), noted the conference center would provide BTI and
similar local organizations with a place to host large meetings, rather than having to travel to other
cities. For example, it would be wonderful if BTI could host the Association of Independent
Research Institutes’ (AIRI) annual meeting in Ithaca.
SHARI KORTHUIS expressed opposition to the conference center. She very much supports the City’s
Green New Deal (GND), which the conference center seems incompatible with. There is
considerable risk associated with the conference center, given the uncertainty in the country’s
business cycle and overvaluation of the stock market. The conference center would also end up
contributing to the lack of affordability in downtown Ithaca and push more community residents
out of the city.
MACK TRAVIS, Center Ithaca, noted he has been developing properties in Ithaca for decades, and has
watched the city experience incredible growth over that time, led by the efforts of the Downtown
Ithaca Alliance (DIA), Industrial Development Agency (IDA), and other organizations. He is
impressed with Vecino’s past work and portfolio. The company genuinely seems to give back to
the communities it works in. The conference center would complement many other recent local
property development projects.
IV. Agency Member Response to Public Comments
Myrick remarked he supports the conference center for most of the reasons articulated today. It
is an opportunity to reverse Ithaca’s population exodus and bring more people into the
community. While economic growth can pose some challenges of its own, they are far more
desirable than the alternative. It is also critical to diversify the local economy and not remain
disproportionately reliant on higher education and the student‐driven economy. He added the
IURA received several supportive letters from the public and local organizations about the
conference center.
Lewis noted Common Council voted unanimously in favor of the conference center. Common
Council members have asked numerous pointed questions throughout the process. While the
conference center would be a calculated risk, she believes it would be worth it. A conference
center would support restaurant and hotel employees, who are not in high‐wage jobs. Many
people coming to the conference center would be visiting Ithaca for the first time and would be
more likely to return. In terms of the Green New Deal (GND), locating the conference center
downtown would enable visitors to walk, rather than drive, to restaurants and shops, which would
be consistent with the GND.
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V.

Review of Meeting Minutes: December 23, 2019
Proulx moved, seconded by Graham, to approve the December 23, 2019 minutes with no
modification.
Carried Unanimously: 4‐0

VI. Green Street Garage Mixed‐Use Urban Renewal Project
A. Western & Center Sec on ― Asteri (Vecino Group NY, LLC)
 VERSION 1 ― ORIGINAL CONCEPT: 11 stories, 218 affordable units, 2‐story 49,000 SF conference
center, 350 parking spaces (excludes east section of garage)
 VERSION 2.1 ― EXCLUDES CONFERENCE CENTER: 8 stories, 173 affordable units, 1‐story 9,000 SF
commercial (light‐gauge steel construction like City Centre)
 VERSION 2.2 ― EXCLUDES CONFERENCE CENTER: 12 stories, 273 affordable units, 1‐story 9,000 SF
commercial (structural steel construction like Harold’s Square)
1. Project Status & Schedule Report

Nels remarked that numerous parties have been working on developing the project, including determining
the feasibility of a conference center.
Manzardo explained the project’s principal driver is the affordable housing component and associated
December 2020 NYS funding deadline. The project would need to receive Site Plan Approval by November
2020, which is the basis for the March 2020 conference center decision deadline. Manzardo noted the
project would also include a supportive housing component; and Vecino has been consulting with the
Continuum of Care (CoC) to identify local supportive housing needs.
Adib‐Yazdi explained he recently replaced Molly Chiang on the project development team. Multiple
companies and organizations have been collaborating on the project, including: Whitham Planning &
Design; HUNT Engineers, Architects, Land Surveyors & Landscape Architect, DPC; Taitem Engineering, PC;
and Welliver. The project is currently in the conceptual design phase, but once a decision has been made
about the conference center, it will move into schematic design.
Rosario indicated he generally supports the conference center. He asked if the conference center space
could be repurposed, if it is not as successful as hoped. Adib‐Yazdi responded that the conference center
would be a unique structure, due to its large ballroom. While converting the ground level would be
comparatively easy, converting the 22‐foot tall ballroom would be more challenging, although certainly
feasible. If parking demand decreases at some point in the future, parts of the garage could also be
repurposed for another use.
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2. Proposed Conference Center Financing Plan

Bohn walked through some of the major features of the proposed conference center financing plan:







Primary funding would come from a City room tax and lodging/hospitality industry contributions to a
Special Benefit Assessment District fund
Vecino would secure private financing, enabled by a 30‐year municipal City‐County lease guarantee
Multiple reserve funds would be established at the outset of the project: Operating Reserve Fund;
Furniture, Fixtures, & Equipment (FF&E)/Capital Replacement Fund; Rental Reserve Fund; Developer
Operating Reserve Fund; and possibly an additional City reserve fund from room tax revenues
collected prior to project completion
The conference center itself would not reap the economic benefits, but by hotels, restaurants, and
retail businesses
Downtown Ithaca Alliance (DIA) would enter into a long‐term lease with Vecino for the conference
center

Rosario asked if the Special Benefit Assessment District would be restricted to hotels located in the City.
Bohn replied that while the vast majority of hotel rooms are located downtown, the Special Benefit
Assessment District would need to include all hotels in the City. The district would not need to be defined
geographically, so there would be some flexibility in how it would be structured.
Graham asked why only hotels located in the City would be included, since hotels outside the City would
also likely benefit from the conference center. Bohn replied the original plan was to establish a Tourism
Improvement District (TID) for all hotels over a certain size in Tompkins County, which would require
approval by the Tompkins County Legislature. It was subsequently determined that would not be possible
under County law. A shared City‐County financial guarantee, however, could include some arrangement
for hotels outside the City. Bohn noted the Special Benefit Assessment District would be established on a
voluntary basis and would need to be negotiated.
Graham remarked that since City taxpayers would ultimately serve as the financial backstop for the
conference center, the City should pursue every opportunity to obtain contributions from those who
would most benefit from it. Bohn replied that particular sentiment was expressed numerous times at
both County and Common Council meetings.
Knipe added the $1.9M room tax projection does not include potential contributions from Airbnb, but the
City would aggressively pursue a voluntary contribution from the company.
Proulx asked why it is assumed the $1.9M in room tax revenue would not increase over time. Knipe
replied the intent was to take the most conservative approach with the financial model, in order to
mitigate the overall risk.
Proulx asked why the Annual Cash Flow Projection shows a $229,000.00 Vecino rent abatement. Bohn
replied that Vecino needs to show a strong debt‐coverage ratio, so it needs to collect rent at a level 20%
above its debt service. Any surplus could be paid back into the project.

IURA Minutes
February 6, 2020
Page 5 of 10

Graham asked who would be responsible for financing a possible re‐configuration of the conference
center space, should that become necessary. Bohn replied the dedicated revenue stream would continue
for 30 years to cover those kinds of costs. And as long as the conference center rent is paid, the City‐
County financial guarantee would not need to be drawn upon.
Myrick wondered what the process would be if demand for conferences were to plummet in 15 years and
the hotels indicate they no longer want to contribute. Bohn replied the City would need to initiate a long
process of negotiation. But the building would remain a viable operating enterprise in a desirable location.
There will inevitably be fluctuations in the conference center’s financial outlook. Bohn does not anticipate
much of a need to rely on the City‐County financial guarantees.
Graham asked if the State would be likely to approve the increased room tax. Bohn replied it seems very
likely.
Proulx remarked that he works at an organization that operates conferences. It has been legitimately
questioning the extent to which demand will exist for conferences in the future; so there is admittedly
some risk associated with a conference center. Establishing the project as a collaborative risk, however,
would be the best path forward for mitigating the risk.
Graham noted one of today’s Public Comments demonstrated how important it will be for the City to
clearly delineate all the benefits of the proposed conference center. Although he personally supports it,
City officials need to make the case for it to the public.
3. Feasibility Determination of Conference Center Financing Plan

Moved by Myrick, seconded by Rosario:
Feasibility Determination of Conference Center Financing Plan ―
West & Center Sections of Green Street Garage Mixed‐Use Urban Renewal Project
WHEREAS, on August 29, 2019, the IURA conditionally approved the Disposition and Development
Agreement with Vecino Group New York, LLC (Vecino) for the west and center sections of the
Green Street garage mixed‐use urban renewal project (Project), and
WHEREAS, the IURA further amended the Exclusive Negotiation Agreement (ENA) for the Project to
establish a deadline for joint determination by the IURA and Vecino to include or exclude the
conference center from the project based on the feasibility of the proposed conference center
financing plan, and
WHEREAS, the proposed financing plan requires establishment of an annual revenue stream of
approximately $1.9 million from the hospitality sector and a 30‐year municipal rent guarantee, and
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WHEREAS, on February 4, 2020, the Tompkins County Legislature is scheduled to consider a
resolution to establish a conceptual fiscal commitment for the proposed conference center project,
and
WHEREAS, on February 5, 2020, the City of Ithaca Common Council is scheduled to consider a
resolution to commit to pursue a City of Ithaca hotel occupancy tax and to provide a shared
financial guarantee with Tompkins County for the conference center project, and
WHEREAS, should New York State not support establishment of a new City hotel room occupancy
tax, the City expresses its interest and support to pursue establishment of a special benefit
assessment, such as City tourism improvement district, which can be established through local
action, and
WHEREAS, Vecino indicates they require firm commitments for the financing plan in place no later
than March 4, 2020 to meet their timeline to close on financing for the affordable housing
component of the project by December 31, 2020, and
WHEREAS, if the conference center is excluded from the project, the conference center will be
replaced with ground floor commercial use and an additional 55 housing units, bringing the total
affordable housing count to approximately 273 units, and
WHEREAS, after review of the financing plan and Vecino/IURA joint consideration of the outcomes
of proposed resolutions before the Tompkins County Legislature and City of Ithaca Common
Council, now, therefore be it
RESOLVED, the IURA, upon consultation with Vecino, finds the financing plan for the conference
center is feasible, subject to the following conditions:




By March 4, 2020, a memorandum of agreement between the City of Ithaca and Tompkins
County to define the roles and responsibilities for the shared financial guarantee is
authorized to be executed by each party, and
By March 4, 2020, a memorandum of agreement between the City of Ithaca and Vecino
Group New York, LLC is authorized to be executed by the City of Ithaca Common Council to
commit to enter into a legally binding lease guarantee for the Conference Center, and
The above listed memoranda of agreements are fully executed by March 16, 2020,

And be it further,
RESOLVED, that should the conditions not be satisfied, the conference center shall be excluded
from the Green Street garage mixed‐use urban renewal project, and be it further
RESOLVED, the deadlines above may be extended only with written approval from Vecino Group
New York, LLC.
Carried Unanimously: 4‐0
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B. Eastern Section: Rothschild Building (Ithaca Properties, LLC) ― Project Update
Bohn reported that ever since Ithaca Properties, LLC was designated the preferred developer, it has
been developing elements of its proposal, before returning to the Economic Development Committee
(EDC). Ithaca Properties submitted a purchase agreement for the air rights above the garage, which
the City Attorney’s Office is now reviewing. Bohn noted that Hotel Ithaca, LLC (Ithaca Marriott) has the
option to acquire the air rights for $1, which could be an impediment to the project. Both companies
have been corresponding with each other. A December 2019 letter from the hotel informed the City of
its intent to relinquish its purchase option subject to several contingencies, including but not limited to
reconstruction of the existing public parking. Common Council will review the purchase agreement.
VII. Neighborhood Investment Committee (NIC)
A. 2018 Ac on Plan ― INHS 402 S. Cayuga St. (2018 Project #3): Reduce Homebuyer Cash Contribution
Graham explained that the Committee reviewed and approved the resolution.
Moved by Graham, seconded by Rosario:
HUD En tlement Program: 2018 Ac on Plan Project #3, 402 S. Cayuga St. (CHDO) ― Reduc on of
Homebuyer Minimum Cash Contribution for 2‐Bedroom Townhome
WHEREAS, §92.254 (f) of the 2013 HOME Final Rule requires the grantee to adopt written policies
for:
1. Underwriting standards for homeownership assistance;
2. Responsible lending;
3. Refinancing loans to which HOME loans are subordinated; and
WHEREAS, pursuant to an executed agreement dated 2/14/13, the City of Ithaca authorized the
IURA to act as lead agency to plan, administer, implement and monitor HUD Entitlement grant funds
awarded to the City of Ithaca, and
WHEREAS, on 2/27/14, the IURA adopted homebuyer policies developed in consultation with Ithaca
Neighborhood Housing Services, Inc., who has operated a homebuyer education and lending
program for over 20 years, and
WHEREAS, IURA’s Homebuyer Policies specify a fixed amount of $2,500 for the homebuyer’s
standard minimum contribution, and
WHEREAS, INHS policies set 2% of the purchase price as its standard minimum homebuyer
contribution, and
WHEREAS, according to HUD CPD Notice 18‐09, Participating Jurisdictions’ Homebuyer Program
Policies may set either a fixed amount or a percentage of a the total purchase price as the
homebuyer’s standard minimum contribution, and
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WHEREAS, 2% of the $115,000 anticipated purchase price for the affordable 2‐bedroom townhome
at 402 S. Cayuga Street yields an INHS minimum homebuyer contribution of $2,300, and
WHEREAS, this unit’s INHS minimum homebuyer contribution is $200 less than the IURA‐specified
minimum homebuyer contribution, and
WHEREAS, IURA’s HOME Homebuyer Program Policies allow for a reduced homebuyer contribution,
if approved by the IURA based on extenuating circumstances, and
WHEREAS, the smaller of the two standard minimum homebuyer contributions will increase benefit
to a low‐to moderate‐income homebuyer, therefore be it
RESOLVED, that per its HOME Homebuyer Policies, adopted 2/27/14, IURA hereby reduces the
standard minimum homebuyer contribution from $2,500 to $2,300 for the 2‐bedroom townhome at
402 S. Cayuga Street.
Carried Unanimously: 4‐0
B. Committee Chairperson Report
None.
VIII. Governance Committee (GC)
A. Committee Chairperson Report
Rosario reported the Committee discussed a list of potential candidates to fill its vacancy, which will be
presented to the Mayor.
IX. Other New/Old Business
A. Review of IURA Financials: December 2019
Bohn reported virtually all HUD Entitlement Program projects are progressing well, except the 2018
Neighbor to Neighbor Homeowner Rehab and Domestic Violence Center Renovation projects. The
IURA’s CDBG Spend‐Down Ratio is on track to comply with the annual threshold HUD requires to be
met by June 1st.
Bohn reported all loans are current, except Finger Lakes School of Massage, which IURA is seeking to
collect.
Bohn reported all lease payments are now current.
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B. IURA Chairperson Report
Myrick reported that Common Council passed a resolution reinstituting the City’s Apprenticeship
Incentive Program for Public Works Contracts, which would provide an incentive of $5 per hour for
apprentices on City contracts.
C. Common Council Liaison Report
Lewis reported that Common Council’s most recent meeting was productive, including clarifications of
the definition of neighborhood gardens vs. community gardens and the role of public art role in City
parks. She added that the Industrial Development Agency (IDA) recently approved $15,000 in funding
for design‐related costs associated with the proposed conference center; and there appears to be
interest in exploring additional funding for the conference center from Tompkins County Area
Development (TCAD).
D. Staff Report
Annual Audit
Bohn reported the agenda packet includes an engagement letter from Insero & Co. Certified Public
Accountants, LLP, regarding the annual audit taking place this week, for which there is a 3/31/20 New
York State Authorities Budget Office (ABO) deadline. The auditors choose the focus of a single audit
every year and the Community Development Block Grant (CDBG) Program was selected this year. Also
in the agenda packet is a HUD letter addressed to the City, indicating HUD reviewed the City’s FY2018
Single Audit Report and identified one finding regarding the City’s Capital Projects Accounting process
(which is prone to error).
Enterprise NYS Anti‐Displacement Learning Network
Mendizabal reported that Ithaca was selected to participate in the Enterprise NYS Anti‐Displacement
Learning Network. In partnership with the New York State Attorney General, PolicyLink, and the
Center for Community Progress, Enterprise is supporting 10 municipalities/counties in the state to
work collaboratively with local stakeholders to identify and implement high‐impact anti‐displacement
strategies to reduce or prevent the displacement of the most vulnerable populations, particularly low‐
income households and/or people of color. Over the course of up to two years, participants receive
peer learning opportunities, one‐on‐one technical support, and up to $25,000 in funding. The program
will also offer up to $10 million in additional grants to implement high‐impact strategies locally. The
program has three phases:
1. Municipal teams learn about various strategies to address displacement through webinars and
peer‐to‐peer discussions.
2. Each municipal team will receive up to 20 hours of technical assistance from Enterprise’s consultant
team to select an anti‐displacement strategy and develop a plan to implement the strategy. In this
phase, each team may submit a funding request of up to $1 million to Enterprise to implement its
strategy.
3. Municipal teams that have been awarded implementation funding will execute their strategies.

IURA Minutes
February 6, 2020
Page 10 of 10

Ithaca’s team comprises: Anisa Mendizabal, Laura Lewis, Nia Nunn (Associate Professor, Ithaca
College), Carl Feuer (Robin Fund), Liddy Bargar (Coordinator of Housing Initiatives, Human Services
Coalition), and Johanna Anderson (INHS). Displacement was one of the goals identified in the City’s
2017 Assessment of Fair Housing (AFH): “Prevent displacement in neighborhoods where there is either
an established trendline of displacement or imminent threat of displacement (i.e., adjacent high‐value
neighborhoods with few for‐sale homes.”
Proposed Revision to HUD Affirmatively Furthering Fair Housing (AFFH) Rule
Mendizabal reported that the Neighborhood Investment Committee (NIC) will be preparing remarks on
HUD’s recently proposed ‘improved’ Affirmatively Furthering Fair Housing (AFFH) rule. The proposed
rule appears to focus more on removing regulatory barriers associated with the original AFFH rule,
than genuinely enforcing or supporting protections enumerated in The Fair Housing Act. Mendizabal
added the proposed rule could negatively impact future funding of some communities, since HUD
would evaluate a jurisdiction’s compliance based on largely arbitrary ratings not directly associated
with fair housing (e.g., Fair Market Rents, housing vacancy rates). Mendizabal does not fully
understand how HUD would implement the new rule. She is also concerned about HUD’s proposal to
penalize communities who have adjudicated fair housing cases.
Ithaca Housing Authority (IHA) Funding Application
Bohn reported the IHA is pursuing HUD’s Rental Assistance Demonstration (RAD) program, which allows
a Public Housing Agency to leverage public and private debt/equity for reinvestment in its public housing
stock (essentially converting public housing into an INHS‐like role). IHA will likely submit a 2020 funding
application to the IURA for additional funding for the program.
X.

Adjournment

The meeting was adjourned by consensus at 10:34 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
IURA
February 27, 2020
Contingent Purchase Agreement ― East Section of Green Street Urban Renewal Project Site
WHEREAS, Ithaca Properties, LLC 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 (Premises) to undertake an urban renewal project, subject to Common Council
approval, and
WHEREAS, on October 4, 2017, the City of Ithaca Common Council authorized transfer of the
Green Street parking garage property to the IURA via an option agreement for the purpose of
structuring a proposed urban renewal project, and
WHEREAS, the Premises consists of air rights above a privately-owned ground floor commercial
use and contains two elevated public parking decks constructed in 1974, and
WHEREAS, Ithaca Properties, LLC is the owner of a commercial building located at 215 East
State Street that extends immediately under and is thereby connected to the Premises, and
WHEREAS, on June 27, 2019, the Ithaca Urban Renewal Agency (IURA) designated Ithaca
Properties, LLC as a “qualified and eligible sponsor” to potentially acquire the Premises to
undertake an urban renewal project, and
WHEREAS, on December 23, 2019, the IURA endorsed a definition for a proposed urban
renewal project at the Premises that includes reconstruction of two public parking decks to be
leased back to the City for operation, and
WHEREAS, the Premises is encumbered by a 2014 purchase option held by Hotel Ithaca, LLC,
the owners of the downtown Marriott Hotel, to acquire the Premises for $1 in the event the
City of Ithaca proposes to decommission or convey the Premises, and
WHEREAS, Hotel Ithaca, LLC has 12 months from the date of notice to exercise its option to
acquire the Premises, and
WHEREAS, a 2016 structural study of the Green Street parking garage conducted by Stantec
revealed that significant structural deficiencies exist in the east section that will require a
sizable capital investment to address, and
WHEREAS, the Stantec study estimated the cost to the City to demolish the east section at
more than $2,030,000 in 2019 dollars, and
WHEREAS, a 2019 appraisal by Midland Appraisal Associates, Inc. concluded the market value
of the Premises is $2,380,000, assuming a structural platform is in place to support construction
of a building utilizing the 140-ft. zoning envelope, and

WHEREAS, the existing structural system supporting the two parking decks does not support
high-rise development, and
WHEREAS, the negotiated purchase price of $350,000 represents a reasonable Fair Market
Value of the Premises after the avoided demolition cost is considered, and
WHEREAS, closing on the purchase agreement is contingent on City of Ithaca Common Council
approval of an IURA-proposed Disposition and Development Agreement with Ithaca Properties,
LLC to implement an urban renewal project, and
WHEREAS, at its February 11, 2020 meeting, the IURA Economic Development Committee
reviewed this matter and recommends the following action; now, therefore, be it
RESOLVED, the IURA hereby approves the proposed contingent purchase agreement with
Ithaca Properties, LLC for sale of air rights property located at the eastern section of the Green
Street parking garage site (part of Tax Parcel #70.-4-5.2) at a price of $350,000, and be it
further,
RESOLVED, that the IURA Chairperson, subject to review by IURA legal counsel, is authorized to
execute a contingent purchase agreement substantially similar to the “Purchase Agreement,
Eastern Section of Green Street Garage Urban Renewal Project Site” document, dated February
23, 2020, to implement this resolution.

j:\planning\community development\dispositions\green garage\resolutions\reso iurac approve sale of air rights at 120 e green to ithaca
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108 E. Green St.
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850
Tel: (607) 274-6565 | Fax: (607) 274-6558

MEMORANDUM

To:
Date:

City of Ithaca Common Council and IURA members
February 24, 2020

From:
Subject:

Nels Bohn, Director of Community Development
Contingent Purchase Agreement – East Section of Green Street Garage

The Ithaca Urban Renewal Agency (IURA) is in the process of structuring a private/public redevelopment project
for the east section of the Green Street garage site with Ithaca Properties, LLC. The IURA has designated this
developer as the preferred developer to undertake an urban renewal project, but has not finalized a proposed
disposition and development agreement for Common Council consideration.
The proposed contingent purchase agreement is intended to remove two real estate feasibility obstacles for
redeveloping this site:
1. Clear the 2014 purchase option on the project site held by Marriott hotel ownership, and
2. Establish a purchase price for the site.
During parking negotiations prior to construction of the Marriott hotel, hotel ownership expressed concern
about the long-term viability of the 1974 parking garage to continue to meet parking needs of their customers.
To address this concern, the City granted the hotel a purchase option to acquire the east section of the garage
for $1 if the City indicated its intent to decommission or convey the east portion of the parking garage. If the
purchase option is exercised, the City/Marriott hotel parking agreement is terminated.
Execution of the proposed purchase agreement will trigger a hotel decision to either purchase the garage or
release its purchase option. A 12/19/19 letter from the hotel owner informs the City of its intent to relinquish
their purchase option subject to several contingencies, including but not limited to reconstruction of existing
public parking. Ithaca Properties, LLC proposes to rebuild two decks of parking and lease them to the City as part
of their proposed urban renewal project.
The developer also seeks a known purchase price for the City-owned air rights site so they can analyze financial
feasibility of the project. The purchase agreement sets the sales price equal to the appraised value minus the
estimated cost to demolish the parking decks.
It is important to note that closing on the purchase agreement is contingent on Common Council approval of an
IURA disposition and development agreement for an urban renewal project at the site following completion of
environmental review.

1/23/20
PURCHASE AGREEMENT
EASTERN SECTION OF GREEN STREET GARAGE URBAN RENEWAL PROJECT
SITE

AGREEMENT made this

day of December, 2019 by and between the City of

Ithaca, a New York municipal corporation, having offices at 108 East Green Street, Ithaca, New
York (hereinafter “City”), the Ithaca Urban Renewal Agency, a New York urban renewal agency
created pursuant to general municipal law, with offices at 108 East Green Street, Ithaca, New
York (hereinafter “IURA”), and Ithaca Properties, LLC, a New York limited liability company,
having offices at 1721 N. Ocean Avenue, Medford, New York 11763 (hereinafter “Ithaca
Properties”).
WHEREAS, the City owns real property consisting of a parking garage located at 120
East Green Street, Ithaca, New York known as the Green Street Parking Garage; and
WHEREAS, on October 4, 2017, the City authorized transfer of the Green Street Parking
Garage to the IURA via an option agreement, for the purpose of structuring a proposed
conveyance and development agreement with preferred developers to undertake an urban renewal
project subject to approval by the Common Council for the City of Ithaca; and
WHEREAS, Ithaca Properties is the owner of a commercial building located at 215 East
State Street that extends immediately under and is thereby connected to the eastern portion of the
Green Street Parking Garage; and
WHEREAS, on June 27, 2019, pursuant to section 507 of New York General Municipal
Law, the Ithaca Urban Renewal Agency (hereinafter “IURA”) designated Ithaca Properties
qualified eligible sponsor to acquire the eastern section of Green Street garage Site for the

purposes of undertaking an urban renewal project; and
WHEREAS, on December 23, 2019, the IURA endorsed Ithaca Properties’ proposed
urban renewal project at The Premises; and
WHEREAS, the endorsed urban renewal project program includes below grade private
parking, street-level active uses facing both The Commons and East Green Street, reconstruction
of two decks of public parking, and 9-10 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, the Ithaca Properties desires to purchase the eastern section of the Garage

Site including the air rights attached to the property as more particularly described on Exhibit
“A” (the “Premises”); and
WHEREAS, the City has conveyed a purchase option for the Premises to Hotel Ithaca,
LLC (“Hotel Ithaca”) pursuant to option and purchase agreement executed on December 18,
2014 which may be exercised during a one-year period commencing on the date the City notifies
Hotel Ithaca of its intention to sell the Premises and terminating one year thereafter; and
WHEREAS, Hotel Ithaca, by letter of intent dated December 19, 2019, has notified the
City that it intends to relinquish its option to purchase the Premises under terms and conditions
as set forth in the letter of intent; and
WHEREAS, the City and IURA have agreed to sell the Premises to Ithaca Properties in
the event the option conveyed to Hotel Ithaca is relinquished and contingencies contained in this
agreement are satisfied.
NOW, THEREFORE, in consideration of the mutual promises and covenants contained
in this agreement and for other good and valuable consideration, the receipt and sufficiency of
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which is hereby acknowledged, the City and Ithaca Properties agree as follows:
1.

The Property: The City agrees to sell to Ithaca Properties and Ithaca Properties

agrees purchase from the City in accordance with the terms and conditions of this agreement all
of the following (collectively referred to as the “Premises”):
(a)

The real property, including all right, title and interest thereon, located in

the County of Tompkins, State of New York described on Exhibit “A” annexed hereto.
(b)

Those rights, privileges, easements and rights of way listed in Exhibit B.

(c)

All improvements and fixtures located on the Premises.

(d)

All right, obligation, title and interest of the City in and to a parking

agreement between the City and Hotel Ithaca dated October 24, 2014, and defense and
indemnification of the City as to any claims asserted against the City in connection with said
agreement.
2.

Purchase Price and Deposit: The total purchase price for the Premises is three

hundred fifty housand dollars ($350,000) (the “Purchase Price”). The Purchase Price will be paid
by Ithaca Properties to the City upon the delivery of a deed and other documents in accordance
with the terms set forth in this agreement (the “Closing”).
3.

Contingencies for Sale and Purchase:

Closing of this sale is contingent on approval of the Common Council for the City of
Ithaca of an IURA-proposed disposition of The Premises to Ithaca Properties to implement an
IURA-endorsed urban renewal project in compliance with all applicable laws. Ithaca Properties
acknowledges that such approval cannot occur prior to completion of environmental review for
the proposed project and completion of disposition procedures pursuant to section 507 of General
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Municipal Law.
Closing of this sale is contingent on execution of an urban renewal development
agreement with the IURA that will identify responsibilities of Ithaca Properties and the IURA to
implement the urban renewal project at The Premises following conveyance of The Premises.
Closing of this sale is contingent on the receipt by Ithaca Properties or its assignee of
Common Council approval for the urban renewal project to be constructed on this site.
Closing is contingent on release of a leasehold mortgage on The Premises held by M&T
Bank. IURA and City commit to work in good faith to resolve this encumbrance.
Closing is contingent on subdivision or lot line adjustment approval necessary for the
IURA to convey The Premises to Ithaca Properties.
4.

. Option:

Closing is contingent upon Hotel Ithaca’s relinquishment of

its option to purchase the Premises.
5.

Payment to City:

In the event Hotel Ithaca exercises or fails to relinquish its

option to purchase the Premises, Ithaca Properties shall pay the City $350,000 upon the Closing
of the sale and delivery of title to the Premises to Hotel Ithaca or its assignee. Payment to the
City is in consideration of the City’s agreement with Ithaca Properties as contained herein.
6.

Reconstruction of Garage:

As part of the construction by Ithaca Properties of

the proposed urban renewal project, Ithaca Properties shall reconstruct the Premises (eastern
portion of the Green Street Parking Garage to contain approximately 130 parking spaces) in
accordance with the IURA urban renewal development agreement.
7.

Lease of Parking Garage:

The City shall enter into a mutually agreed upon 30-

year lease of the parking garage from Ithaca Properties at a rental to be determined by amortizing
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all documented and reasonable costs incurred after the completion of demolition associated with
the reconstruction of the parking garage over the 30-year term of the lease, excepting
mobilization, demolition and clearance of the existing public parking decks, which costs are
already factored into the purchase price. The lease term shall commence upon completing
construction of the parking garage as indicated by issuance of a certificate of completion or
alternative documentation authorizing public utilization of the parking garage. Ithaca Properties
shall, not less than 30 days prior to scheduled lease execution, render a detailed itemized
statement, certified, notarized and sworn under penalty of perjury, to the City showing the cost,
as above defined, for the reconstruction of the garage. The lease shall provide the City with at
least two successive options to renew the term of the lease, each for a renewal period of ten years
at a rent formula to be included in the urban renewal development agreement that recognizes the
initial capital costs have been fully amortized at the completion of the initial 30-year term.
8.

Closing Date:

Closing of the sale of the Premises to Ithaca Properties

(“Closing Date”) shall be on or about a date which is 30 days from the date when all
Contingencies for sale and purchase contained above and in the IURA urban renewal
development agreement have been satisfied. The following shall be delivered by the City on the
Closing Date:
(a)

Deed. Conveyance shall be by warranty deed with lien covenant
conveying good and marketable title in fee simple to the Premises, and such
deed shall include an easement and right-of-way for access by pedestrians and
vehicles over the central section of the parking garage, situate and adjoining
the Premises to the west (the “Central Section of the Garage”). Such easement
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and right of way shall terminate on January 1, 2050 If at any time the City
ceases to operate the Central Section of the Garage, the City will make a goodfaith effort to provide access to the Premises through the same area of the
Central Section of the Garage provided that Ithaca Properties pays all costs
associated with providing such access. Notwithstanding the foregoing, if at
any time it is infeasible or substantially detrimental to the City, the City is
under no obligation to develop a plan or design for the Central Section of the
Garage to accommodate Ithaca Properties’ access to the Premises;
The conveyance shall reserve for the City’s benefit such easements and rightsof-way over the Premises, as detailed in Exhibit C, including for the purposes
of maintaining public access and use of the stairway at the northeast section of
the Green Garage located on the Tax Map Parcel No. 70.-4-4.2, and shall
reserve any rights-of-way, easements or access rights required for City
utilities;
(b)

Diligence Materials: Ithaca Properties shall be responsible, at its sole
expense, for obtaining an updated abstract and any materials required by
Ithaca Properties to review the condition of title, including outstanding liens,
judgments and encumbrances, and to confirm the payment of all taxes,
assessments and other charges related to the Premises. Further, if Ithaca
Properties elects to obtain a survey of the Premises, Ithaca Properties shall be
responsible for the costs associated therewith provided, however, that Ithaca
Properties’ surveyor shall be granted reasonable access to the Premises to
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complete such survey;
(c) Tax Forms:

Ithaca Properties shall prepare and deliver for the IURA’s

review all tax forms required for recordation of a deed in the Tompkin’s
County Clerk’s Office, including the TP-584 and RP-5217;
(d) Subdivision/Land Division Approval:

If the Premises constitutes

only a portion of a pre-existing parent parcel or is a lot in a subdivision or
part of any other land division, the IURA shall deliver all necessary
documentation to establish that the division has been approved in
accordance with local and state law. Furthermore, if the Premises
constitute only a portion of a pre-existing tax parcel, the IURA shall obtain
a certificate of apportionment from the Assessor’s Office establishing the
percentage of such tax parcel’s assessed value to be attributed to the
Premises;
(e)
9.

Closing Adjustments:

Taxes, assessments, water and sewer charges shall

be adjusted to the Closing date. The City shall not be responsible for any taxes or charges that
the City would not have incurred, paid or otherwise been responsible absent Closing under this
agreement.
10.

Condition of Premises at Closing:

The City and IURA shall not transfer or

encumber the Premises or any interest in the Premises, other than referenced in this agreement, in
any manner that might diminish its value.
Condition of the Premises shall be “As Is” at Closing with no assurances made by
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City.
Ithaca Properties shall have a right to inspect the Premises within 24 hours prior to
Closing for the purpose of confirming the condition of the improvements and the City’s
maintenance of the Premises.
11.

Closing Expenses:

Ithaca Properties shall pay for title searches and insurance,

recording of the deed and other related documents, and shall also pay the required transfer tax, if
any, to be attached to the deed.
12.

Risk of Loss:

Risk of loss or damage to the Premises by fire or other

causes or casualties until the Closing Date is assumed by the owner in fee of the Premises at the
time of the loss or damage..
13.

Rejection of Title:

In the event that Ithaca Properties shall raise any objection

to the City’s title, which if valid, would render the title unmarketable for the present or intended
use as herein expressed, the City and IURA shall exercise all commercially reasonable efforts to
cure said title objection as soon as reasonable practicable. The City and IURA further agrees not
to take any actions or permit any actions to be taken that would cause any such code violations.
14.

Representation and Warranties:

The City and IURA have the full power and

authority to execute this agreement and all agreements and documents referred to herein and to
fully perform as required by this agreement.
15.

Disclosures:

The City and IURA shall disclose to Ithaca Properties any

information reasonably known to or reasonably producible by the City or IURA as of execution
of this agreement about any of the following matters relating to the Premises and/or any
improvements located thereon:
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(a)

any violation of any administrative enactments including but not limited to
building codes and zoning ordinance;

(b)

any pending or threatened litigation concerning the Premises;

(c)

any written or oral lease, option or agreement of sale, claim or legal
proceeding relating to the Premises.

16.

Term of Agreement;

This agreement shall go into effect upon execution

hereof. The City shall notify Hotel Ithaca of its intention to sell the Premises within forty-five
days from the execution of this agreement. In the event Hotel Ithaca exercises its option then this
agreement shall continue in full force and effect until the Closing of the Premises to Hotel Ithaca.
If Hotel Ithaca fails to exercise the option on or before the option expiration date, Closing with
Ithaca Properties shall take place as set forth herein. Notwithstanding any other provision of this
agreement, this agreement shall, at the City’s option, become null and void on or after January
31, 2022 in the event that Ithaca Properties has not closed by that time.
17.

Termination of litigation: Within five business days of execution of this

agreement, Ithaca Properties shall discontinue with prejudice all pending litigation with the City
regarding the Premises, including the currently pending appeal at the Appellate Division, Third
Department, docket number 528771. Ithaca Properties further represents that it is aware of no
other causes of action that it possesses against the City at this time.
18.

Superseding Agreement:

This agreement supersedes any and all agreements

and representations that may have been previously made between the parties and states the full
agreement of the parties.
19.

Binding Effect and Modification:
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This agreement shall bind the parties hereto

and their successors and/or assigns and may not be modified except in writing signed by the
parties hereto. The terms of this agreement and all written modifications hereto shall survive the
Closing.
20.

Remedies:

In addition to any other remedy specifically set forth in this

agreement, Ithaca Properties has the right to enforce the provisions of this agreement through an
action for specific performance or injunctive relief. The election of any one remedy available
under this agreement shall not constitute a waiver of other available remedies.
21.

Counterparts:

This agreement may be executed in one or more

counterparts, all of which when taken together shall constitute one and the same instrument.
22.

No Waiver:

No provision of this agreement shall be deemed amended or

waived unless such amendment or waiver is set forth in writing signed by both parties to this
agreement. No act or failure to act by either party shall be deemed a waiver of its rights
hereunder and no waiver in any one circumstance or of any one provision shall be deemed a
waiver in other circumstances or of other provisions.
23.

Holidays:

If any date set forth in this agreement or computed pursuant to this

agreement falls on a Saturday, Sunday or national holiday, such date shall be deemed
automatically amended to be the first business day following such weekend day or holiday.
24.

Headings:

The headings of the paragraphs of this agreement have been

inserted only for the purposes of convenience and are not part of this agreement and shall not be
deemed in any manner to modify, explain, expand or restrict any of the provisions of this
agreement.
25.

Governing Law:

This agreement shall be governed by the laws of the State
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of New York applicable to contracts made and to be performed entirely within the State of New
York. Venue for any disputes shall be exclusively with the courts of Tompkins County, New
York State.
26.

Assignment: Ithaca Properties may assign this agreement without IURA

approval only to an entity of which at least 50% ownership interest is held by Ithaca Properties
and/or its principals, shareholders or members, and such assignee shall have executed a
development agreement with the IURA to undertake the endorsed urban renewal project at The
Premises, or accepted assignment of such an IURA development agreement from Ithaca
Properties. Such authorized assignment is further conditioned upon submission to the IURA and
City of the following information:
•

The name and address of the assignee, its certificate of incorporation and by by-laws if a
corporation, or its articles of organization and operating agreement if a limited liability
company; and

•

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

Any other assignment of this agreement shall require prior written authorization of the IURA at
its sole discretion.
.
IN WITNESS WHEREOF, the parties hereto have set their hand and seal the day and
year first above written.
CITY OF ITHACA
By:___________________________________
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ITHACA URBAN RENEWAL AGENCY

By: ___________________________________

ITHACA PROPERTIES, LLC
By:___________________________________
Jeffrey Rimland, Managing Member

STATE OF NEW YORK

)
) ss:
COUNTY OF TOMPKINS )

On the __________day of December, 2019 before me, the undersigned, personally
appeared ______________________________________, personally known to me or proved to
me on the basis of satisfactory evidence to be the individual(s) whose name(s) is (are) subscribed
to the within instrument and is (are) subscribed to the within instrument and acknowledged to me
that he/she/they executed the same in his/her/their capacity(ies), and that by his/her/their
signature(s) on the instrument, the individual(s) or the person upon behalf of which the
individual(s) or the person upon behalf of which the individual(s) acted, executed the instrument.

_____________________________________
NOTARY PUBLIC
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STATE OF NEW YORK
COUNTY OF SUFFOLK

)
) ss:
)

On the __________day of December, 2019 before me, the undersigned, personally
appeared JEFFREY RIMLAND, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual(s) whose name(s) is (are) subscribed to the within
instrument and is (are) subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their capacity(ies), and that by his/her/their signature(s)
on the instrument, the individual(s) or the person upon behalf of which the individual(s) or the
person upon behalf of which the individual(s) acted, executed the instrument.

_____________________________________
NOTARY PUBLIC
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February 4, 2020

Lisa Nicholas
Deputy Director of Planning
Division of Planning & Economic Development
108 E. Green Street, 3rd Floor
Ithaca NY 14850

RE:

Site Plan Review - Pre-Application Form
215 E. State Street – Rothschild Mixed Use Development Project

Dear Ms. Nicholas:
CHA, on behalf of the applicant, is pleased to submit the attached Site Plan Review Pre-Application Form for the
above referenced project.
The project will consist of a proposed mixed used residential development with frontage along the Ithaca Commons.
The existing two-story Rothschild building at 215 E. State Street will be renovated to include existing tenant spaces
as well as new amenity and retail spaces. The rear portion of the site, bounded by E. Green Street and the Ithaca
Marriott hotel, currently contains an existing parking deck that has reached the end of its useful life and will be
demolished.
The proposed project will reconstruct the upper two (2) levels of parking in the eastern section of the proposed
building, along with a separated parking garage in the basement level. It is anticipated that the adjacent property
containing the center and western portions of the existing parking deck will be incorporated into a new project by a
separate developer. Vehicular connections will be maintained between the existing parking deck to the west, and the
newly constructed parking deck at Level 2 and Level 3. There will be a new curb cut on E. Green Street to serve the
basement level parking constructed by the project. The proposed parking creates approximately 60 parking spaces on
the basement level and the upper Level 2 and Level 3 will contain approximately 134 parking spaces.
The ground floor will contain the existing Rothchild building frontage on the Ithaca Commons and additional retail
space frontage with pedestrian connections to the interior of the newly constructed portion of the project. The project
will also create retail and amenity building frontage along East Green Street, in place of the existing street level
parking garage to be demolished. Interior connections from the lobby and parking garage areas will be maintained
for access to the adjacent and connected hotel lobby.
Above the Level 3 parking garage, there will be ten (10) stories of approximately 264 residential units comprised of
Studios, 1 bedroom, and 2 bedroom units, along with a roof terrace above the top floor with code compliant egress.
The exterior of the building will be designed to blend into the context with materials and detailing relating to its
neighbors. Given the proximity to the Ithaca Marriott hotel, the façade will take cues from its brick masonry, cement
board panels and fenestration. Metal panels and operable aluminum windows will complete the material palette.

City of Ithaca

Page 2

February 4, 2020

The following information is included:
x
x
x
x

Site Plan Review – Pre-Application Form
Site Plan / Zoning Analysis
Building Elevations and Floor Plans
Property Survey

If you should require any additional information or have any questions, please do not hesitate to contact our office at
315-257-7220 or jtrasher@chacompanies.com.
Very truly yours,

James F. Trasher, P.E.
Vice President
Enclosures
Cc:
V:\Projects\ANY\K5\059216.000\Corres\Applications\2 - Pre-App Form-1-31-20\0 - Cover Letter-2-4-20.doc
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- SEPARATION BETWEEN OCCUPANCIES SHALL FOLLOW TABLE 508.4
- 0 HOUR SEPARATION BETWEEN OCCUPANCY M AND OCCUPANCY B
- 1 HOUR SEPARATION BETWEEN OCCUPANCY R-2 AND OCCUPANCY B

- ELEVATORS AND STAIR SHAFTS SHALL BE PRESSURIZED PER MECHANICAL CODE REQUIREMENTS.

- EACH RESIDENTIAL FLOOR SHALL HAVE 2 EXITS THAT ARE 2-HOUR RATED SHAFT ENCLOSURES
- DEAD END CORRIDORS SHALL NOT EXCEED 50 FEET

- 13 STORY BUILDING FALLS UNDER HIGH RISE CODE (403)
- TYPE 1A CONSTRUCTION WITH TYPE 1-B FIRE RATINGS (403.2.1.1.2)
- BUILDING WILL BE SPRINKLERED WITH AN NFPA 13 SPRINKLER SYSTEM
- BUILDING SHALL HAVE SPRINKLER CONTROL VALVES EQUIPPED WITH SUPERVISORY INITIATING
DEVICES AND WATER-FLOW INITIATING DEVICES FOR EACH FLOOR
- BUILDING HEIGHT ALLOWED PER CODE: 180 FEET (140 FEET ACTUAL HEIGHT)

OCCUPANCIES TO INCLUDE BUSINESS (B), ASSEMBLY (A-3), MERCANTILE (M), RESIDENTIAL (R-2)

2015 IBC WITH NY STATE AMENDMENTS

PRELIMINARY CODE SUMMARY:

The drawings presented are illustrative of character and design intent only, and are subject to change based upon final design considerations
(i.e. applicable codes, structural, and MEP design requirements, unit plan / floor plan changes, etc.) 2018 BSB Design, Inc.




EAST GREEN STREET PERSPECTIVE LOOKING WEST

EAST GREEN STREET PERSPECTIVE LOOKING EAST

THE COMMONS PERSPECTIVE




The drawings presented are illustrative of character and design intent only, and are subject to change based upon final design considerations
(i.e. applicable codes, structural, and MEP design requirements, unit plan / floor plan changes, etc.) 2018 BSB Design, Inc.

EAST GREEN STREET ELEVATION

HOTEL ELEVATION

WEST ELEVATION

ITHACA COMMONS ELEVATION




The drawings presented are illustrative of character and design intent only, and are subject to change based upon final design considerations
(i.e. applicable codes, structural, and MEP design requirements, unit plan / floor plan changes, etc.) 2018 BSB Design, Inc.

Workforce Housing Minimum
Commitment:

•

•

•
•
•
Construction Impact
Mitigation

No less than 10% of total housing units shall be occupied and
affordable to households earning up to 80% of AMI.
Workforce housing units shall be provided as close as possible
to a pro rata distribution across all unit size categories with a
minimum pro rata distribution among efficiencies and onebedroom unit size categories.
Workforce housing units shall be similar in size to market rate
units
Workforce housing units shall share the lobby entrance with
market rate units
Regulatory period: 30 years .

Sponsor shall submit a plan satisfactory to the IURA to address any
businesses involuntarily displaced by the project.

And be it further,

RESOLVED, the IURA shall prepare a proposed Disposition and Development Agreement (DDA) upon
completion of negotiations between the Sponsor and the City/IURA regarding the purchase
agreement aspects of the DDA, including but not limited to terms for City lease of reconstructed
public parking, and be it further
RESOLVED, the IURA agrees to monitor and enforce required workforce housing in the project
subject to receipt of an annual fee from the Sponsor to cover costs incurred.

I, Nels Bohn, Director of Community Development of the Ithaca Urban Renewal Agency, do hereby certify
that the foregoing resolution is a true and corrected copy of a resolution duly adopted by the Ithaca Urban
Renewal Agency at a meeting held on December 23, 2019, and that the same is a complete copy of the
whole of such resolution.
IN WITNESS WHEREOF, I have hereunto set my hand and the Corporate Seal of the Ithaca Urban Renewal
Agency, this 23rd day of December, 2019.

Nels Bohn Director of Community Development, IURA
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Proposed Resolution
IURA
February 27, 2020
Designate Urban Core, LLC as Sponsor & Approve Exclusive Negotiation
Agreement to Potentially Acquire IURA Land at Cherry Street Industrial Park
WHEREAS, on February 6, 2020, Urban Core, LLC (Urban Core) submitted an application to be designated as a
“qualified and eligible sponsor” (Sponsor) to acquire 6 acres of undeveloped land at the southerly end of
Cherry Street owned by the IURA, containing the following tax parcels:
• #100.-2-1-21
• #100.-2-1-23
• #100.-2-1-24
• #100.-2-1-25
• #100.-2-1-26, and
WHEREAS, the urban renewal site was subdivided in 2019 to construct a public street extension and three
development parcels totaling approximately 3.6 buildable acres, and
WHEREAS, Urban Core proposes a $12 million mixed-use project, including hospitality, beverage
production/retail, and horticulture, to leverage the site’s adjacency to the future Black Diamond Trail and the
evolving eclectic Cherry Street mixed-use neighborhood, and
WHEREAS, the project is estimated to create 25-48 full-time equivalent (FTE) jobs; and
WHEREAS, Urban Core commits to pay employees a living wage (at least $15.37/hour), and
WHEREAS, the project is in the concept phase and Urban Core seeks designation as a Sponsor prior to incurring
significant expenses to further develop a proposed urban renewal project and possible site acquisition, and
WHEREAS, Urban Core further seeks guidance on the potential purchase price of the project site, and
WHEREAS, a 2018 appraisal of the Cherry Street Industrial Park expansion area conducted by Landmark
Appraisal Co., estimated the following Fair Market Values of building sites with public street access:
• One-acre parcel: $110,000;
• Two-acre parcel: $200,000; and
WHEREAS, the project site is located within the Urban Renewal Project Boundary Area, and
WHEREAS, pursuant to Section 507 of General Municipal Law, the IURA is authorized to dispose of property to
a specific buyer at a negotiated price, if such buyer is designated as an eligible and qualified sponsor (Sponsor),
and the sale is approved by Common Council following a Public Hearing, and
WHEREAS, a proposed Sponsor is evaluated in accordance with adopted IURA land disposition procedures that
seek to determine if the proposed Sponsor is qualified and capable of fulfilling the objectives of the property,
for property disposition, and
WHEREAS, IURA evaluation criteria for Sponsors include:
• Financial status and stability
• Legal qualification to operate in the State of New York and to enter into contracts with regard to
disposition, use, and development of land in question
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•
•

Previous experience in the financing, use development and operation of projects of a similar nature
Reputation and proof of fair, reputable and ethical business practices and a record devoid of
convictions, and

WHEREAS, the primary objective of the Urban Renewal Plan (Plan) is to improve the economic, social and
physical characteristics of the project neighborhood, and
WHEREAS, an objective of the Plan is “expansion and diversification of the economic base of the community to
provide the employment opportunities needed by its residents and to strengthen the tax base,” and
WHEREAS, Urban Core submitted confidential financial statements demonstrating its good standing and
financial capacity to complete the project, and
WHEREAS, the IURA Economic Development Committee considered this matter at its February 11, 2020
meeting and recommended the following; now, therefore, be it
1. RESOLVED, that IURA hereby finds the submitted project proposal from Urban Core, LLC is projected to
create at least 25 full-time equivalent jobs in the hospitality, horticulture and beverage manufacture/retail
sectors, will expand and diversify the economic base of the community and provide employment
opportunities, thereby furthering the goals and objectives of the Urban Renewal Plan, and be it further
2. RESOLVED, that the IURA hereby determines that Urban Core, LLC has satisfactorily demonstrated its
qualifications and capacity to successfully undertake an urban renewal project to develop an
approximately $12 million mixed-use project including hospitality, beverage manufacture/retail and
horticulture and therefore designates Urban Core, LLC as a “qualified and eligible sponsor” to potentially
acquire six acres of undeveloped land at the southerly end of Cherry Street, subject to confirmation of
municipal compliance of all Urban Core, LLC properties in the City of Ithaca, and be it further
3. RESOLVED, that subject to the following additional clarification and receipt of requested information listed
below, the IURA hereby authorizes the IURA Chairperson to approve an Exclusive Negotiation Agreement
(ENA) for a term of up to 180 days for the purpose of further developing the project, and be if further
4. RESOLVED, that the ENA term may be extended upon demonstration to the satisfaction of the IURA of
substantial progress to demonstrate project feasibility, including but not limited to submission a revised
site plan, itemized development budget and pro forma including projected labor costs to support projected
job creation, and be it further
5. RESOLVED, that IURA Chairperson, subject to advice from IURA legal counsel, is hereby authorized to
execute any and all agreements and documents necessary to implement this resolution.

j:\planning\community development\dispositions\industrial parks\cherry street industrial park\cherry ii (100-2-1)\urban core\reso iurac approve urban
core as a sponsor for cherry st site 2-27-20.docx
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Tompkins County
Assessment Department

Tax Map Record

500700 Municipal Name CITY OF ITHACA
100.-2-1.21,100.-2-1.23,100.-2-1.24,100.-2-1.25,100.-2-1.26
1907014

Batch # 1948
Tax Year 2019
Split
Consolidation
Transfer with No Split/Merge
Survey Correction
Digital Map Correction
Subdivision
Highway Appropriation
Input
2/19/2019 By ECZOLOWSKI

Change Authority
Instrument #
Deed Date
Survey Location 2019-00866
Survey Filed 1/28/2019
Grantor
Grantee
Owner Request Ithaca Urban Renewal Agency
Notes
City of Ithaca parcel subdivided for 2019. Now
100.-2-1.21 = 2.60 Ac, 100.-2-1.23 = 1.02 Ac,
100.-2-1.24 = 1.01 Ac, 100.-2-1.25 = 0.6 Ac,
100.-2-1.26 = 0.74 Ac.
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URBAN RENEWAL PROJECT
108 E. Green St.
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850 | Tel: (607) 274‐6565

PROJECT SPONSOR APPLICATION FORM

PROPERTY ADDRESS:

EVALUATION CRITERIA FOR QUALIFIED & ELIGIBLE SPONSOR (I.E., “PREFERRED DEVELOPER”):





Financial status and stability
Legal qualifications to operate in the State of New York and enter into contracts with regard to
disposition, use, and development of land in question
Previous experience in financing, use, development, and operations of projects of a similar nature
Reputation and proof of fair, reputable, and ethical business practices, and a record devoid of
convictions

CONSIDERATIONS FOR APPROVAL OF AN URBAN RENEWAL PROJECT:





Improve the social, physical, and economic characteristics of the City of Ithaca and the immediate
area impacted by the urban renewal project
Expand access to quality, affordable housing
Strengthen neighborhoods and local economy
Implement adopted plans and initiatives of Ithaca Urban Renewal Agency and the City of Ithaca

― PART 1. APPLICANT INFORMATION ―
Applicant
Name(s):
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:

Applicant is:
Individual(s)
Corporation

Year:

State:

Partnership

Year:

State:

Sole Proprietorship

Year:

State:

Limited Liability Corporation

Year:

State:
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CONTACT PERSON (if different from Applicant):
Name(s):
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:

NATURE OF BUSINESS/ORGANIZATION:

COMPANY/ORGANIZATION ATTORNEY:
Name(s):
Firm Name:
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:

COMPANY/ORGANIZATION ACCOUNTANT:
Name(s):
Firm Name:
Address 1:
Address 2:
Telephone:

City, State, & Zip Code:
Cell Phone:

E‐Mail:
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COMPANY/ORGANIZATION OFFICERS:
Name

Position

(attach additional list, as needed)

COMPANY/ORGANIZATION PRINCIPALS (SHAREHOLDERS/MEMBERS):
% Interest

Name

(attach additional list, as needed)

DUE DILIGENCE:
1. Is the company current in all its tax obligations?

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Explain:
2. Is the company delinquent in the payment of any loan?
Explain:
3. Has the company been declared in default on any of its loans?
Explain:
4. Has the company ever filed for bankruptcy?
Explain:
5. Have any of the company’s principals ever personally filed for bankruptcy or in any way
sought protection from creditors?
Explain:
6. Are there currently any unsatisfied judgments against the company?
Explain:
7. Are there currently any unsatisfied judgments against any of the company’s principals?
Explain:
8. Are any of the company’s principals or the company involved in any pending lawsuits?
Explain:
9. Is the company a not‐for‐profit corporation?
If “Yes,” explain if property will be exempt from property taxation:
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10. Please list all properties in the City of Ithaca owned by Applicant’s company AND all properties owned by any
individuals/entities with a 20% or greater ownership interest in Applicant’s company. (This will be used for
analysis of compliance with all applicable local laws/regulations, consent agreements, Director of Code
Enforcement orders, and current status on all taxes, assessments, fees, and penalties due the City):
Street Address

Owner(s)

Street Address

Owner(s)

Street Address

Owner(s)

Street Address

Owner(s)

― PART 2. PROJECT INFORMATION ―
PROPOSED PURCHASE PRICE:
Are you willing to pay Fair Market Value for the Site as determined by appraisal?
If “No,” please explain:

PROJECT TEAM:
Project Developer/Construction Manager:
Project Architect:

STREAM COLAB

Additional Project Team Members:

PROJECT SUMMARY:
Market‐Rate Housing:

(Units)

Below‐Market Housing:

(Units)

Retail/Commercial:

10,000

(Square Feet)
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Yes

No

Common Area:

15,000

(Square Feet)

Other: lodging + horticulture

26,680 + 87,120

(Square Feet)

Parking Spaces (Public Use):

(Parking Spaces)

Parking Spaces (Private Use):

(Parking Spaces)

COMMUNITY BENEFIT SUMMARY:
Selected Social Community Benefits (check each box if included in the project)
Housing Units Affordable at 60% AMI:
Housing Units Affordable at 80% AMI:
Housing Units Affordable at 90% AMI:
Housing Units Affordable at 100% AMI:
Commitment to Utilize Local Construction Labor:
Commitment to Comply with Ithaca Green Building Policy:
Commitment to Pay Employees Living Wage:
Commitment to Implement Parking Demand Management Plan:

■
■
$15.37/hr. (or $14.28/hr. if employer provides health insurance.

■

Selected Economic Community Benefits (check each box if included in the project)
Repair/Replace Aged Public Parking:
Creation of Full‐Time Permanent Jobs:
Attract New Visitors to Downtown:
Attract New Workers to Downtown:
Attract New Residents to Downtown:

■
■
■

■

Selected Physical Community Benefits (check each box if included in the project)
Public Open Space:
Street‐Level Active Uses:

■
■

PROJECT BUDGET SUMMARY:
Sources of Funds:
Permanent Financing

Estimated Project Costs
Land Acquisition:

$ TBD (Exhibit A)

Equity/Cash:

$ 2,104,568.30

Hard Costs:

$ 10,513,000

Lender #1:

$ 8,418,385.18

FFE & Tenant Improvements:

$

Lender #2:

$

Soft Costs:

$ 1,576,950

Other (list below):

Professional Fees:

$

Sales Tax Abatement

Financing Costs:

$

Capitalized Interest:

$

Developer Fee:

$ 725,397

$

Other:

$

$

$ 420,520
$

Grants (detail in Ex A)

TOTAL: $ 12,943,501.48
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$ 2,000,000

TOTAL: $ 12,943,501.48

PROJECT TEAM:
Project Developer/Construction Manager:

Urban Core
STREAM Colab

Project Architect:
Additional Project Team Members:

― PART 3. REQUIRED EXHIBITS ―
EXHIBIT A: PROJECT INFORMATION
•

•
•
•

Detailed physical description of proposed project, including any business or residential relocation which may
result from undertaking the project. Provide projected square footage/units by use (e.g., retail, commercial,
housing, parking spaces).
Projected new full‐time equivalent (FTE) employment.
Projected changes in property tax revenues resulting from the project. If seeking tax abatements, estimate
property tax revenues after requested abatements.
Other public benefits.

EXHIBIT B: FINANCIAL INFORMATION
•
•

Financial statements of the company/organization for the last three completed fiscal years.
Rental Housing Profile.
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― PART 4. DECLARATIONS ―
I (we) authorize the Ithaca Urban Renewal Agency to order credit reports and/or other financial background information on
my (our) personal and business financial background. I (we) waive all claims against the Ithaca Urban Renewal Agency and
its consultants. I (we) attest to the best of my (our) knowledge, information, and belief, the information contained in the
foregoing application is correct and true. I (we) am (are) aware the filing of a false instrument in connection with this
application may constitute an attempt to defraud the Ithaca Urban Renewal Agency and may be a felony under the laws of
the State of New York.
If Applicant is an individual(s), a sole proprietorship, or partnership, sign below:
Applicant's Signature:

Date:

Name & Title (PRINT):
Applicant’s Signature:

Date:

Name & Title (PRINT):
If Applicant is a corporation or LLC, sign below:
Applicant’s Signature:

Date:

Organization Name (PRINT):
Authorized Signature:

Date:

Name & Title (PRINT):
ELECTRONIC SUBMISSION: Electronic submission of application and accompanying documents is required. Incoming e‐mails to IURA must be under 10 MB (incl. message
envelope). E‐mail to: nbohn@cityofithaca.org. No mailed original signed hardcopies needed, if electronic version is signed/dated/notarized.

STATE OF NEW YORK )
COUNTY OF TOMPKINS )
On this ___________ day of __________, Two Thousand and _______________, before me, the undersigned, a Notary Public in and
for said State, personally appeared _________________________, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to within the instrument and acknowledged to me that she/he
executed the same in her/his capacity, and that by her/his signature on the instrument, the individual, or the person of which the
individual acted executed the instrument.
__________________
NOTARY PUBLIC
(Seal)
STATE OF NEW YORK )
COUNTY OF TOMPKINS )
On this ___________ day of __________, Two Thousand and _______________, before me, the undersigned, a Notary Public in and
for said State, personally appeared _________________________, personally known to me or proved to me on the basis of
satisfactory evidence to be the individual whose name is subscribed to within the instrument and acknowledged to me that she/he
executed the same in her/his capacity, and that by her/his signature on the instrument, the individual, or the person of which the
individual acted executed the instrument.
__________________
NOTARY PUBLIC
(Seal)
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Cherry Street Development Proposal
Urban Core, LLC

Manufacturing + Horticulture + Hospitality
Confidential project outline

Executive Summary
Urban Core’s Cherry Street proposal focuses on the Cherry Street neighborhood’s evolving identity and the current
woodland nature of the site by blending ecological, multi-function horticulture with light manufacturing and creative
hospitality. Together these 3 industries create a welcoming opportunity for mixed use by tourists and residents through
lodging, recreation, employment, gathering space and education. Our plan addresses some of Ithaca’s top planning
priorities for new jobs and increased economic development.
Urban Core’s proposal develops an unmanaged City property, with a sensitivity to the needs of the existing manufacturing
community and the changes coming to the City as a whole. We aim to preserve a valued characteristic of the existing
space- open greenery accessible by all residents- while securing this characteristic for generations to come. Our plan also
makes full use of the lot, eliminating the need for the City to provide resources into the future.
We intend to maintain access to all residents, most especially those accessing via the Waterfront Trail. Visitors can stay in
our lodging or visit by day to venture out on foot, by bike, by kayak to see more of the City itself. Residents will have
increased access to employment and job training in each of our three industries- hospitality, horticulture and beverage
manufacturing. We will collaborate extensively with the other businesses on Cherry Street to create a welcoming, safe
and highly accessible experience for all. We foresee projects with the Cherry (art space), CrossFit Pallas (fitness space),
Ports of New York (winery), Vecino (ArtHaus project) (affordable housing), Found In Ithaca (shopping). We are also
interested in pursuing relationships with the manufacturing residents along Cherry Street.
Our plan has multiple stages, each building on the other. Using our experience building and running PressBay Alley and
Court, we will work with several businesses to lease and manage the different aspects of the site. We will also maintain
an advisory board to assist on meeting our overall goals as a business community committed to contributing to the City
of Ithaca’s overall planning goals.

Developer: Urban Core
Urban Core consists of managing partner John Guttridge, partner David Kuckuk and Operations Manager Melissa
Madden. Urban Core is a commercial and residential real estate management company focused on adapting old
buildings for creative reuse. UC is committed to making Ithaca a beacon of human-friendly design and energy-aware
development. Urban Core has been renovating buildings in the Downtown Ithaca core since 2012 including designing,
developing and managing PressBay Alley, PressBay Court, the old Exchange Building (now The Watershed and the new
Downstairs Bar), the Ithaca Journal Building and several residential buildings. John is the development partner who will
manage funding, acquisition and development. David is the silent partner with a background in running a large design
firm. Melissa will oversee the project vision and development and is also listed as the Horticulture Partner based on her
past business experience.

Projected Site Industry Partners
Bobby and Emma Frisch – Hospitality
Bobby and Emma Frisch of Firelight Camps have substantial experience managing a small-scale open site hotel
operation. Firelight has a unique experiential draw and nearly full occupancy each season. Emma is a celebrity chef
with a substantial foodie following and will bring this experience to advising on the food service operation.
Lucky Hare Brewing: Richard Thiel and Ian Conboy – Beverage (Beer)
Initial beverage partners are Richard Thiel and Ian Conboy of Lucky Hare brewing. Lucky Hare has become known as
the best of our local artisan breweries. LH captures the zeitgeist of the farm brewery movement while managing to
produce product that is of exceptional quality and broad appeal.

Mike Biltonen and Melissa Madden – Horticulture
Melissa Madden, founder of the Good Life Farm and the Finger Lakes Cider House, has extensive experience with
horticulture and education, hospitality and hard cider production. Mike Biltonen of Know Your Roots Consulting has a
BS in Horticulture from Virginia Tech and a Masters Degree in Pomology from Cornell University. He has grown fruit
throughout the eastern United States and provides sustainable orchard consults, speaking engagements, educational
seminars and workshops.
CONSULTANT TEAM: Advisors and Contractors
Below is a summary list of the proposed advisors for the overall project. Each will contribute at the phase most
appropriate for their expertise during development. Once the project is in Operations Phase, we will formalize the
advisors into a working board and as paid consultants, as appropriate for each.
STREAM Collaborative is signed on as our design partner. STREAM has established energy-efficiency as a central
tenet of the firm’s design philosophy and has adopted the Architecture 2030 Challenge. Architecture 2030’s mission
is to rapidly transform the built environment from the major contributor of greenhouse gas (GHG) emissions to a
central part of the solution to the climate and energy crisis, which focus will guide the design of the entire Cherry
Street Development Project.
Anticipated Site Managers Needed
•
•

Cider and/or Mead maker in need of production space
Tasting and Retail Space manager or partner

Anticipated Additional Advisors (in progress)
•
•
•
•
•
•
•

Family and Children’s Services Community Outreach Worker Program
Youth Farm Project
Groundswell Center for Local Food and Farming
Vecino (ArtHaus project)
Frederic Bouche (Ports of New York)
GIAC Hospitality Employment Training Program
Tompkins County Visitors Bureau Tourism representative

PROJECT ELEMENT DETAIL
Beverage Production
We will combine several business interests in the final beverage program to serve the family-friendly nature of the
project. Each business will lease part of the manufacturing space for their scope of operations onsite and will participate
in the community focused aspects of the overall project through committing to job training and education initiatives.
Lucky Hare has outlined their plan for the space to complement their new production facility in Watkins Glen and their
two hospitality locations (Hector, NY and our own PressBay Alley in Ithaca).
Lucky Hare will create and serve classic farm to glass style ciders and ales using traditional western Europe brewing,
fermentation and conditioning methods. The brewhouse will need to be a state-of-the-art brewing system to
maximize the use of local raw materials and increase efficiencies of the entire process. The crux of the program will be
the use of classic European methods such as a koelschip, open fermenters, barrel aging, and bottle conditioning to
create a unique one-of-a-kind final “local flavor” product.

A koelschip (aka Coolship) is a broad open-top flat vessel in which wort cools. It can be done in an open or closed
environment. An open environment (think of an open window facing the orchard) would allow for local wild yeast and
microorganisms to propagate and inoculate the wort.
Urban Core will recruit additional businesses to produce cider, wine or mead and non-alcoholic beverages in the
manufacturing space. We intend to build out a licensed commercial kitchen in the manufacturing space for lease by all
parties. All beverage producing businesses will have access to our on-site taproom for retail sales and onsite
consumption. The hospitality partner(s) will run the service side of this business.

Horticulture
Our site landscaping enhances the green space and providing ecological and edible components for use in our on-site
food service, as additions to the beverage program and for habitat. The site design will accommodate for preferred
growing areas balanced alongside the need for built infrastructure. Based on site conditions we envision multiple
kitchen gardens with additional design elements including water gardens, pollinator habitat and planned forest
succession from the current tree inventory consistently largely of locust, cottonwood and poplar. Through our two
horticulture advisors we will create beautiful and functional landscaping. We expect to partner with existing
programs for job training and to offer workshops and classes on small scale horticulture topics such as planting and
growing, permaculture, regenerative horticulture and other similar topics.

Hospitality
Our hospitality program is broken up into several areas: lodging, event hosts and food/beverage service.
Food and Beverage Service
Our onsite tasting room will serve as a retail home for the beverage partners on-site as well as a gathering place for
Ithaca visitors and residents. With our plan to include a commercial kitchen we can offer a food service partner prep
and service space to complement food trucks, as demand grows.
Events and Education
We plan on having an outdoor gathering and events space similar to the grounds at Firelight camps. We will host
regular “happy hour” events featuring our locally produced products, a regular food menu, and rotating guest food
trucks. We will also host other events like movies on the lawn, weddings and receptions, yoga, meditation, and
wellness retreats, and other things to draw the larger community in to enjoy our property.
Lodging
We propose to build an open site hotel consisting of a series of small buildings. Each contains 1 room with a final
capacity of 53 rooms. These rooms will be equipped with galley kitchens in addition to the normal in-room amenities
so guests can create a meal in their hotel room to share. The buildings would be designed as low weight modular
structures and assembled on-site.
Recreational Use
One of the unique site elements is the connection to the Black Diamond and Waterfront Trails. We look forward to
working with the city to develop this site as a welcome stop for daytime and overnight visitors. We will collaborate
with the City to develop the trail section that is adjacent to or crosses the property. Along these sections we
anticipate providing and maintaining outdoor seating, bike infrastructure and other amenities that would enhance
the trail experience.

Jobs
At this stage of project concept jobs figures are educated guesses. Final numbers will be influenced by phasing and
total number of hotel rooms, scale of the beverage production facility and the size and program of the horticulture
operation. An important aspect of our final job numbers will be our partnership with job training organizations in
order to provide internships alongside our FTE.
Hospitality: 20-40 FTE
Beverage Production: 3-5 FTE
Horticulture: 2-5 FTE
Total: 25-48 FTE
Other Community Benefits
Increase in Tax Base (Sales and Property): This project will produce between $6MM and $10MM in taxable value with
a value per acre of at least $1MM.
The products and services sold on site will be subject to 8% sales tax. Based on the retail space and our experience in
area tasting rooms, we estimate a minimum of $10,000-$30,000 in quarterly sales tax (seasonal fluctuation
dependent).
Final buildout for lodging will have 53 rooms at $125/night. Working with our Firelight partners to maximize a
seasonally full occupancy we anticipate $3,000-$10,000 payable county room tax. Because of the unique nature of
the property we expect that it will generate new room nights rather than competing for the same room nights that
other properties are already selling.
Public Open Space: Access via the Cayuga Waterfront Trail extension, via the Inlet waterway and via Cherry Street to
lodging, urban agricultural educational space, craft beverage manufacturing and education and farm-to-table dining.
Street Level Active Uses: Active use areas for short (daytime) and longer term (lodgers) for shopping, dining,
education, community and private events and lodging.
Alignment with the City of Ithaca 2019-2023 Consolidated Plan
•
•
•
•

Develop economic and employment opportunities -> new jobs
Remove barriers to opportunity -> job training in alignment with existing organizations
Strengthen neighborhoods -> increase resources along alternative transportation pathways (Waterfront Trail),
provide recreational facilities and gathering spaces, jobs within reach of non-drivers
Job Readiness and Placement -> Training

Project Summary (from IURA Project Sponsor Application)
Retail/Commercial Space: 10,000 sq ft (beverage manufacturing/retail)
Common Area: 15,000 sq ft
Lodging: 26,680 sq ft (53 units @ 560 sq ft each)
Gardening and Landscaping (Horticulture): 2 acres (87,120)
Other (parking, roadways): 32,400 sq ft

Budget and Tax Abatement
This project is expected to cost between $10- 12 MM including land acquisition, site work, building construction, Sift
costs and FFE.
We understand the land is valued at roughly $600,00 an acre, assuming the City provides utility and road
infrastructure. We propose to negotiation land price as part of taking full site control and relieving the City of this
infrastructure expense.
Assuming the value of the parcel minus utility and road infrastructure is $0, we anticipate a tax abatement to start at
this point with 10% increase each year for 10 years based on the $10-13MM projected project cost, with a final
taxable value of roughly $6.3MM.
We expect to fund up to $2MM of this project from a variety of grant sources. Below is a list of grants we qualify for
and the expected range of awards:
Grow NY
ESD: Grant Funds
ESD: Excelsior Grant Funds
ESD: Market NY: Regional Tourism and Marketing
ESD: Market NY: Tourism Capital
ESD: Arts and Cultural Facilities Improvement Program
TCAD: Tourism Capital

$250,000 - 1,000,000
up to $1,000,000
6.85% refund of new wages
$50,000 $150,000$49,500 - $150,000
$5,000 - 10,000

Please see Budget as presented in the official IURA Project Sponsor Application

Additional Properties owned by members of Urban Core LLC
John Guttridge 100%
1. 314 Wood St.
2. 419 S Titus
3. 417 S. Titus
David Kuckuk 100%
1. 229 Forest Home Drive
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#

ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES

SPONSOR

2017 CDBG Activities
2561 complete 1.0 Chartwell House
2562
2563
2564
2565
2566
2567
2568

complete
complete
complete
canceled
complete
complete
complete

2569
2570
2571
2572
2573
2574
2575

complete
complete
complete
complete
complete
complete
complete
complete
complete
complete

Tompkins Community Action

EXPENDED

% SPENT

14,305.00
75,000.00
26,000.00
100,000.00
50,000.00
67,500.00
36,587.00
25,000.00

22,000.00
75,000.00
26,000.00
100,000.00
0.00
67,500.00
36,190.01
25,000.00

100%
100%
100%
100%
100%
100%
100%
100%

21,931.00
30,000.00
20,000.00
20,000.00
15,925.00
13,280.00
128,882.00
0.00
0.00

49,000.00
30,000.00
20,000.00
20,000.00
15,925.00
13,280.00
128,882.00
56,886.24
84,200.00

100%
100%
100%
100%
100%
100%
100%
100%
100%

0.00
644,410.00

0.00
769,863.25

N/A
100%

Habitat for Humanity

80,000.00

0.00

100%

The Learning Web
Catholic Charities
INHS
IURA
N/A

63,980.10
42,750.00

65,592.00
62,700.70

100%
100%

41,378.00
27,565.10

41,378.00
27,565.10

100%
100%

19,977.80

0.00

N/A

N/A

0.00

2,448.76

100%

N/A

0.00

0.00

N/A

N/A

0.00
275,651.00

0.00
199,684.56

N/A
89%

Love Knows No Bounds
Tompkins Community Action
FLIC
INHS
GIAC
Finger Lakes ReUse, Inc.
Historic Ithaca
TCAT
Catholic Charities
Historic Ithaca
Human Services Coalition
Ithaca City School District (ICSD)
IURA
IURA
DICC

40,000.00
75,000.00
22,740.00
32,500.00
110,000.00
40,300.00
66,760.00
13,500.00
30,000.00
20,000.00
20,000.00
27,005.00
137,214.00
26,052.00

0.00
75,000.00
19,270.44
32,500.00
110,000.00
56,508.78
51,434.01
0.00
30,000.00
13,086.19
20,000.00
27,005.00
137,214.00
151,052.00

0%
100%
77%
100%
100%
79%
76%
0%
100%
65%
100%
100%
100%
100%

0.00

29,300.00

100%

Advocacy Center
N/A

0.00
25,000.00
686,071.00

0.00
0.00
752,370.42

0%
N/A
87%

INHS
The Learning Web

150,000.00

0.00

0%

65,592.00

38,078.43

58%

Catholic Charities

18,250.00

48,250.00

100%

TCA

1,058.00

2,500.00

100%

IURA
TBD
IURA
N/A

0.00
97,022.70
36,880.30

88,000.00
0.00
36,880.30

88%
N/A
100%

0.00
368,803.00

0.00
213,708.73

N/A
51%

67,594.32
21,110.00
95,529.00
67,500.00
110,725.28
100,000.00
0.00
7,500.00
15,700.00
0.00
20,000.00
20,000.00
25,059.00
137,679.40
688,397.00

0.00
0.00
0.00
0.00
0.00
100,000.00
107,396.99
0.00
0.00
15,000.00
0.00
0.00
4,176.50
15,950.60
242,524.09

0%
0%
0%
0%
0%
100%
100%
0%
0%
100%
0%
0%
17%
12%
29%

INHS
INHS
GIAC
Finger Lakes ReUse, Inc.
Historic Ithaca
CCE of Tompkins County
TCAT
DICC
Catholic Charities
Historic Ithaca
Human Services Coalition
Catholic Charities
ICSD
IURA
IURA
Tompkins Community Action
N/A

2.0 2017 Homeowner Rehab
6.0 Mini Repair
7.0 Hospitality Employment Training Program
8.0 Ithaca ReUse Center Expansion
10.0 Work Preserve Job Training: Job Placements
11.0 Food Entrepreneurship
12.0 Urban Bus Stop Signage & Amenities
13.0 DICC Heating & Roofing Replacement6, 7, 19
14.0 Immigrant Services
15.0 Work Preserve Job Readiness
16.0 2-1-1 Info and Referral
17.0 A Place To Stay: Supportive Services
18.0 Housing For School Success: Year #2
19.0 CDBG Admin
22.0 Economic Development Loan Fund
9.0 Harriet Gianellis Child Care Center
Unallocated 2017 CDBG16, 19, 25

BUDGET

Total

2017 HOME Activities
2767
2768
2769
2770
2771
2807

canceled 3.0 402 South Cayuga Street17
complete 4.0 Housing Scholarship Program
complete 5.0 Security Deposit Assistance
complete 21.0 828 Hector Street (CHDO) 23
complete 20.0 HOME Admin
complete Unallocated 2017 HOME12, 17, 23, 24
complete Home Admin (PI)

11

22
15

ok

Recaptured Funds (HP)

ok

Unanticipated Program Income (PI)8
Total

6002
6003
6004
6005
6006
6007
6008
6009
6010
6011
6012
6013
6014
6015
6016
6017

NO

2018 CDBG Activities
1.0 Neighbor to Neighbor Home Rehab

complete
ok
complete
complete
ok
ok
ok
complete
ok
complete
complete
complete
complete

2.0 Chartwell House
8.0 Ramp Loan Program
9.0 Mini Repair
11.0 Hospitality Employment Training Program
13.0 Volunteer Worker & Job Skill Training
14.0 Work Preserve Job Training
16.0 Targeted Urban Bus Stop Upgrades
19.0 Immigrant Services
20.0 Work Preserve Job Readiness
21.0 2-1-1 Info and Referral
22.0 Housing For School Success Year #3
23.0 CDBG Admin
25.0 Economic Development Loan Fund
complete 17.0 Final Phase: Heating & Roofing 25
NO
ok

18.0 Domestic Violence Center Renovation
Unallocated 2018 CDBG

25

Total

2018 HOME Activities
8002

ok

8003

ok

8004

3.0 402 South Cayuga Street
4.0 Housing Scholarship Program2

complete 5.0 Security Deposit Assistance

24,2

8004a complete 6.0 Security Deposit Inspections 24
8005
8006
8007

24

ok
7.0 INHS Scattered Site 2 (CHDO)
complete 10.0 Additional Reserve (CHDO) 24, 26
complete Home Admin
ok
2018 HOME Unallocated2
Total

6022
6023
6024
6025
6026
6027
6028
6029
6030
6031
6032
6033
6034
6035

ok
ok
ok
ok
ok
complete
complete
ok
ok
complete
ok
ok
ok
ok

2019 CDBG Activities
1.0 Homeowner Rehab

INHS
INHS
Finger Lakes ReUse, Inc.
Historic Ithaca
GIAC
Finger Lakes ReUse, Inc.
IURA
CAP
Beverly J. Martin Elem
Human Services Coalition
Historic Ithaca
Catholic Charities
Catholic Charities
IURA

2.0 Small Repair Program
6.0 Finger LakesReUse Job Skills Training
7.0 Work Preserve Job Training
8.0 Hospitality Employment Training Program
9.0 Ithaca ReUse Center Acquisition
10.0 Economic Development Loan Fund
11.0 Black Girl Alchemists Public Art Mosaic
12.0 Housing For School Success
13.0 2-1-1
14.0 Work Preserve: Job Readiness
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin
Total

2019 HOME Activities
Page 1 of 4
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8011
8012
8013
8014
8015

ok
ok
ok
ok
ok

HUD ENTITLEMENT ACTIVITIES

SPONSOR
INHS
INHS
The Learning Web
Catholic Charities
IURA

1.0 Homeowner Rehab
3.0 Immaculate Conception School Redev
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance-Vulnerable Households
18.0 HOME Admin
Total

Total Unexpended Funds
Unexpended CDBG Entitlement Funds
Unexpended CDBG Program Income Committed to Action Plan Activities
CDBG Revolving Loan Fund Balance (#02 Bank Balance excluding interest)
Unexpended HOME Entitlement Funds
Unexpended HOME Program Income
HOME Program Income Unassigned
Total Unexpended HUD Funds

1.5 CDBG Spend Down Ratio Analysis (must be less than 1.5 by June 1st of each year):

CDBG Spend Down Ratio = total unexpended CDBG funds/most recent annual CDBG award
Most Recent Annual CDBG Award:
1.5 x Most Recent CDBG Award:
Current Unexpended CDBG Funds:
Current CDBG Spend Down Ratio:
Compliance With 1.5 CDBG Spend Down Ratio:

Amount Required to be Expended by 6/1 to Meet CDBG Spend Down Ratio:

Page 2 of 4

BUDGET
42,151.58
98,668.22
70,560.00
63,995.00
30,597.20
305,972.00

EXPENDED
0.00
0.00
0.00
9,000.00
6,451.45
15,451.45

% SPENT
0%
0%
0%
14%
21%
4%

LOAN REPAYMENTS DUE TO IURA
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Entitlement Loans
Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

$

80,000

2006

2026

4

$

30,158.04

Current

1/3/2020

$

100,000

2008

2038

5

N/A

N/A

$

172,695.32

Int. Only Pmts. subject to cash flow

N/A

$

400,000

2012

2053

1

N/A

N/A

$

495,253.34

Int. only pmts. due subject to cash flow

N/A

$

580,000

Ithaca Coffee Roasting Facility
LAG Restaurant (The Rook)
210 Hancock6

$
$
$

100,000
40,000
120,000

2013
2016
2016

2033
2022
2048

Current

Tompkins Community Action (Harriet Giannelis)

$

84,200

2018

Tompkins Community Action Relocation Loan

$

90,960

Scattered Site Preservation

$

Sunny Days

$

449.85

$

472.34

$

449.85

$

472.34

$

698,106.70

2.5
2.5
3.5

$
$
$

537.42
600.72
565.87

$
$
$

537.42
600.72
565.87

$
$
$

74,867.19
16,322.59
120,881.92

Current
Current

1/1/2020
1/1/2020
1/10/2020

2039

2.5

$

440.54

$

440.54

$

80,164.63

Current

1/8/2020

2018

2029

2.5

$

857.48

$

857.48

$

84,217.23

Current

1/8/2020

160,000

2018

2051

2

$

-

$

-

$

128,662.00

$

50,000

2014

2020

2.5

$

888.37

$

888.37

$

6,918.19

TOTAL CD-RLF LOANS $

645,160

$

3,890.40

$

3,890.40

$

512,033.75

State Theatre1

$

458,500

2009

2029*

2

$

1,741.96

$

1,741.96

$

Delante5

$

150,000

2015

2023

2.5

$

1,954.31

$

1,954.31

$

Liquid State Brewing Company

$

70,000

2017

2024

2.5

$

975.54

$

1,971.08

Urban Core

$

200,000

2017

2037

3.5

$

1,159.92

$

GreenStar Coop

$

200,000

2019

2029

3.5

$

583.33

$

Finger Lakes Massage Group
$ 150,000
TOTAL CD-RLF PRIORITY BUSINESS $ 1,228,500

2015

2023

3.5

CD-RLF

No accrued interest or pmts due in construction period up to 3 years

N/A

Current

1/1/2020

332,536.62

Current

1/1/2020

18,624.28

Current

1/1/2020

$

47,153.89

Current - paid through 2/29/2020

1/6/2020

1,159.92

$

186,918.95

Current

1/1/2020

583.33

$

200,000.00

Current

12/30/2019

Past Due-owes Sept. 2019 - Jan. 2020

8/1/2019

Int. only pmts. due subject to cash flow

5/2/2019

CD-RLF Priority Business

$

2,152.91

$

$

8,567.97

$

7,410.60

$

83,081.39

$

868,315.13

$

133,147.50

CDBG
210 Hancock6

$

130,404

$

2016

2048

2

N/A

$

-

Non-CDBG
Cayuga Green
Ithaca Downtown Assoc (Canopy Hotel)4
The Lofts on Six Mile Creek
TOTAL NON-CDBG

847,083

2007

2038

6.25

$

5,193.47

$

$ 1,375,000

2016

2037

3.05%

$

7,660.18

$

$

2014

2029

6

$

260,000

$ 2,482,083

689,498.78
-

$

-

$ 1,272,053.47

2,242.00

$

192,934.97

$

$ 15,095.65

$

882,433.75

$ 1,272,053.47

-

$

2,217.72

$

2,217.72

$

505,556.16

$

2,217.72

$

2,217.72

$

505,556.16

Paid in Full

1/3/2020

Past Due - owes January 2020

12/1/2019

Paid in Full

1/3/2020

Current

1/6/2020

Int. only pmts. due subject to cash flow

5/2/2019

Int. only pmts. due subject to cash flow

5/2/2019

No accrued interest or pmts due in construction period not to extend for 24 months

N/A

HODAG
Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

2012

2043

2

HOME
Stone Quarry Apartments, LLC
210 Hancock6

3

Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$

370,000

2014

2045

2

N/A

$

-

$

377,806.97

$

206,923

2017

2047

2

N/A

$

-

$

211,306.59

$

88,000

TOTAL HOME $

576,923

$ 6,243,069

2020

2070

0

N/A

$ 30,221.59

N/A

$

88,000.00

$

677,113.56

$ 4,666,326.27 Agrees to Balance Sheet for January 2020

$

896,424.81

$
$

583.33 Less GreenStar Interest Only Pmt (directly to IURA)
895,841.48 Agrees to M&T loan Statement for January 2020

Notes
1. State Theatre's loan was extended/balloon payment now due in March 2029
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2045.
4. Canopy Hotel closed on 8/10/2016. Interest only pmts are due for the first 15 months. Interest rate is adjustable every five years.
P&I payments begin 1/1/2018.
5. Delante Loan was disbursed 2/3/2016. First 6 months Interest Only payments due beginning 3/1/2016. Interest Rate 3.5%.
6. 210 Hancock loans (3) have a maximum 24 month const period where interest at 2% and 3.5% will compound annually.
No principal or interest payments are due during the construction period. Interest rates will remain constant in Permanent phases.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due beginning 10/1/2017. Interest Rate 3.5%.
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Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Current

8/6/2019

$ 375.00

Current

7/19/2019

$ 2,937.00

Past Due - Owes January 2020

1/15/2020

$ 6,677.00

Current

1/10/2020

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2020)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2019
Cinemapolis
Monthly Lease-rate change on 5/1/19

$ 3,267.63

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/19)

$

289.10

Current

1/10/2020

Past Due - owes January 2020

10/22/2019

Current

1/9/2020

Current

12/30/2019

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/19

$

460.61

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

$ 8,581.00

 Please note all dates are currently
subject to confirmation.

2020 CITY OF ITHACA HUD ENTITLEMENT GRANT
DRAFT ― Action Plan Schedule ― DRAFT
MILESTONE
Organizational Meeting #1
CALL FOR FUNDING PROPOSALS ISSUED
Organizational Meeting #2
PUBLIC INFORMATION & INPUT MEETING #1
PUBLIC INFORMATION & INPUT MEETING #2
CONSULTATION & TECHNICAL ASSISTANCE (BY REQUEST)

FUNDING APPLICATIONS DUE:
Economic Development Committee Meeting #1
Neighborhood Investment Committee Meeting #1
Neighborhood Investment Committee Meeting #2
IURA MEETING #1 ― PUBLIC HEARING #1
IURA MEETING #2 ― PUBLIC HEARING #1 (CONT.)
Neighborhood Investment Committee Meeting #3
Economic Development Committee Meeting #2
IURA MEETING #3
IURA MEETING #4

DATE/LOCATION
9:00 A.M., Monday, December 23, 2019, IURA Meeting, Common
Council Chambers
TUESDAY, JANUARY 7, 2020
8:30 A.M., Friday, January 10, 2020, Neighborhood Investment
Committee Meeting, 3rd Floor Conf. Room , City Hall
6:00-7:30 P.M., Tuesday, January 14, 2020, Borg Warner Room (East),
Tompkins County Public Library
12:00-1:30 P.M., Wednesday, January 22, 2020, Common Council
Chambers, City Hall
Contact Anisa Mendizabal for availability:
(607) 274-6553 or amendizabal@cityofithaca.org
NOON, FRIDAY, FEBRUARY 28, 2020
3:30 P.M., Tuesday, March 10, 2020
Common Council Chambers, City Hall
8:30 A.M., Friday, March 13, 2020
3rd Floor Conf. Room, City Hall
8:30 A.M., Friday, March 20, 2020
3rd Floor Conf. Room, City Hall
8:30-11:30 A.M., Thursday, March 26, 2020
Common Council Chambers, City Hall
8:30-11:30 A.M., Thursday, April 2, 2020
Common Council Chambers, City Hall
8:30 A.M., Friday, April 10, 2020
3rd Floor Conf. Room, City Hall
3:30 P.M., Tuesday, April 14, 2020
Common Council Chambers, City Hall
8:30-11:30 A.M., Thursday, April 16, 2020
Common Council Chambers, City Hall
8:30-11:30 A.M., Thursday, April 23, 2020
Common Council Chambers, City Hall

IURA Adoption of Draft Action Plan

8:30 A.M., Thursday, April 23, 2020

Draft 2019 Action Plan Available for 30-Day Public
Comment Period

12:00 P.M., Friday, April 24, 2020

PUBLIC HEARING #2 ― Planning & Economic
Development Committee of Common Council

6:00 P.M., Wednesday, May 6, 2020

Close 30-Day Comment Period on Draft Action Plan

12:00 P.M., Monday, May 26, 2020

Common Council Approves 2020 Action Plan

6:00 P.M., Wednesday, June 3, 2020

Revised: 12/13/19

