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

AGENDA
ITHACA URBAN RENEWAL AGENCY (IURA)

ECONOMIC DEVELOPMENT COMMITTEE (EDC)
3:30 P.M., Tuesday, May 11, 2021

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

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

PUBLIC COMMENTS

I.

Call to Order

II.

Agenda Additions/Deletions

III.

Review of Meeting Minutes: April 13, 2021

IV.

Inlet Island Urban Renewal Project – Review of RFEI Conceptual Development Proposals
A. 15-minute Presentations followed by dialog with EDC
Note: Click on an Applicant's name listed on
1. Strategic Elements and Waterfront Alchemy
the left to access/download its proposal.
2. Visum Development Group
3. Finger Lakes Development
B. Public Input on Conceptual Development Proposals (3 min. max. – total of 30 minutes)
C. Additional Information/Clarifications Requested

V.

VI.

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

Other Business

A. Staff Report
B. Other

Adjournment

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

Approved: X/X/21
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MEETING MINUTES
ITHACA URBAN RENEWAL AGENCY

Economic Development Committee (EDC)
3:30 P.M., Tuesday, April 13, 2021

Present:
Excused:
Vacancies:
Staff:
Guests:
I.

Chris Proulx, Chair; Leslie Ackerman; Doug Dylla, Vice-Chair; Charlie Hamilton
None.
2
Nels Bohn; Charles Pyott
Lincoln Morse, Ithaca Waterworks/Waterfront Alchemy, LLC

Call to Order

Chair Proulx called the meeting to order at 3:31 P.M.
II.

Agenda Additions/Deletions

None.
III. Public Comments (3-min. max.)
None.
IV. Review of Meeting Minutes: March 9, 2021
Dylla moved, seconded by Ackerman, to approve the minutes, with no modifications.
Carried Unanimously: 4-0
V.

HUD Entitlement Program

A. Review of 2021 Economic Development Funding Applications Received (cont.)
Bohn explained the IURA Board has now concluded both sessions of its Public Hearing to review 2021 HUD
Entitlement Program funding application presentations. After this Committee conducted its first review of
Economic Development applications and produced its initial funding recommendations, the Neighborhood
Investment Committee (NIC) both reviewed the EDC recommendations and conducted its own review of
all funding applications, resulting in the NIC’s draft Action Plan chart (inserted below).
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Bohn added that he communicated to NIC the Committee’s concerns with the Buffalo Street Books (BSB)
application and BSB’s ability to create a permanent employment position. NIC ultimately recommended to
fund the project with $15,000. While it did not discuss the application in great detail, it believed it should
at least partially fund it, to retain the independent bookstore in the community. The Committee now has
the opportunity to change its initial funding recommendations, if it chooses. The IURA Board would then
make its final funding decisions, based on both committees’ recommendations.
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B. Committee Recommendations to IURA
Bohn noted BSB indicated it would accept partial funding, but the question remains whether it would
create a Full-Time Equivalent (FTE) job, with only $15,000 in funding; otherwise, it would not be an eligible
activity.
Ackerman remarked she would certainly like to support the bookstore, but the application was somewhat
undeveloped. It is not clear it really represents a genuine path to financial solvency, regardless of the
amount of any IURA funding award.
Bohn noted it may be more prudent to either fully fund the project to give BSB the best chance to make it
work, or not fund it all. He is uncertain that partial funding could ensure a Full-Time Equivalent (FTE)
position would be created on a sustainable long-term basis. He added BSB has, however, been able to
improve its financial outlook recently, which is worth noting. If the IURA chose to award the funding as a
loan, it would be unlikely to be repaid, but it would require further analysis. At this time, the Committee
may choose to reconsider the allocations for other projects and determine how much, if anything, would
remain to award BSB.
Proulx asked if anyone present is a member/owner of the bookstore. Bohn and Hamilton indicated they
are.
Proulx agreed it would be better to either fully fund the project, or not fund it at all.
Dylla wondered if what the Committee discussed at its last meeting, about offering technical assistance
consulting services to BSB to develop a more robust financial plan, remains an option. Bohn replied, that
technical assistance is not an eligible use, so it could not be incorporated into the Action Plan. It is
conceivable, however, the IURA could use some its administrative/planning funds for that purpose,
although the IURA expends all of those funds for staffing. CARES Act funds (CDBG-CV) could also
potentially be used, if available.
Dylla remarked he would prefer to have a qualified third-party conduct a comprehensive financial analysis
of BSB, which could then present the IURA with several well-developed potential funding options.
Ackerman asked where the $15,000 would be allocated, if the IURA does not fund the project. The simple
solution would seem to be to fully fund the other Economic Development projects.
Proulx observed there does not appear to be much enthusiasm from Committee members for NIC’s
recommendation to fund the project at $15,000. The question now becomes whether to allocate the
$15,000 to other Economic Development projects, or allow the IURA Board to allocate it.
Dylla suggested using the $15,000 to increase the Economic Development Loan Fund (ED-LF), since it is
currently low on funds.
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Bohn reported IURA staff recently calculated there should in fact be ~$160,000 in loan repayments in
PY2021-22, not the $90,000 listed in the first draft of the Funding Applications Chart, but those funds
would flow into the loan fund on a monthly basis as loan are repaid; so the IURA could certainly benefit
from the additional $15,000 for the loan fund.
Proulx remarked he is comfortable with the amounts currently allocated in the NIC’s draft Action Plan to
ReUse Job Training for Career Pathways and Hospitality Employment Training Program (HETP).
Ackerman asked if Bohn anticipates issuing new loans over the coming year. Bohn replied, it is difficult to
predict. He has spoken with a number of potential applicants; and Deputy Director for Economic
Development, Tom Knipe, has been working with some other potential applicants. The Small-Scale
Manufacturing Initiative may also result in new IURA loan applicants.
Dylla reiterated he would like to see the $15,000 go towards the loan fund. Hamilton and Ackerman
agreed.
Proulx indicated he would present the Committee’s final recommendations to the IURA Board.
VI. Inlet Island Urban Renewal Project: Responses to Request for Expressions of Interest (RFEI)
A. Review Process for Review & Public Engagement │ Refine Evaluation Criteria
Ackerman recused herself from the upcoming discussion, since her employer, Ithaca Neighborhood
Housing Services (INHS), is partnering with Finger Lakes Development on its proposal.
(Ackerman departed at 3:55 p.m.)
Proulx explained the Committee now needs to finalize the review process and Evaluation Criteria, as well
as structure the public engagement process. He suggested using the Committee’s May 11th meeting to
hear all the applicants’ presentations (with time-limits) and listen to any public comments. It will be
important to incorporate as much public comment and stakeholder input into the process, before
Common Council takes any action.
Bohn noted the process should ideally result in Common Council’s approval being reasonably likely,
without requiring the applicants to invest too much time and money before then. Common Council would
also decide whether to convey the City’s portion of the site to the IURA.
Proulx indicated the fastest process would be for the May 11th meeting to include hearing from all
applicants, listening to any Public Comments, and debating the merits of each proposal using the
Evaluation Criteria. The Committee’s recommendation would then be communicated to the IURA Board,
which would conduct its own review and convey its final decision to the Planning & Economic
Development Committee (PEDC) of Common Council. By the end of June 2021, it should be apparent if
general consensus on the chosen project has been achieved.
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Bohn added that Common Council would also hold its own Public Hearing on the process, as another
opportunity for public comment.
Hamilton and Dylla both agreed the process should be as short as possible.
Bohn remarked, since there may end up being a certain amount of back-and-forth between the applicants
and the Committee, should any questions be raised, the Committee may want to be prepared to adjust its
schedule accordingly. There are several fairly open-ended components in the applications that could
require more time to address.
Proulx wondered if the Committee should follow the Green Street Garage model and select the top two
ranked projects. Bohn replied he personally envisioned selecting only one project, in this case. Otherwise,
it could be difficult to read Common Council’s decision; however, all applications and Committee
discussions would be shared with Common Council.
Proulx added the Committee should probably invite Common Council members to the May 11th meeting to
obtain preliminary feedback.
The Committee then discussed the Evaluation Criteria.
Bohn explained the Evaluation Criteria should be similar to those employed for the Green Street Garage,
listed below. The Committee should now finalize the scoring system.
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Dylla asked if it would make sense to include the use of appropriate building and cladding materials as part
of the selection process. Bohn replied, at this point, the projects are not that fully developed. Inlet Island
is also subject to the recently adopted architectural design standards for the West End.
Proulx suggested removing the “Developer Qualifications and Experience” criterion and reallocate its 15%
weight score to the other criteria (e.g., 30%, 30%, 20%, 20%). No objections were raised.
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VII. Other/Old Business
A. Staff Report
Bohn reported the Green Street Garage project is moving forward. The Western Section (Vecino Group
New York, LLC) is within 3 weeks of obtaining its financing, after which construction would begin. The
Eastern Section is finalizing the lease terms for the City parking agreement. Finalizing the hotel parking
agreement, on the other hand, may take more time.
Bohn reported the City will be awarded more funding through The American Rescue Plan Act of 2021 (ARP)
to address COVID-19-related issues, including $1.2M in HOME Investment Partnerships Program (HOME)
funds that could be earmarked for the acquisition of hotels for use as Single-Room Occupancy (SRO)
housing or emergency homeless shelters.
Bohn reported the City’s Deputy Director for Economic Development, Tom Knipe, is actively involved in the
Small-Scale Manufacturing Initiative, in collaboration with the Downtown Ithaca Alliance (DIA) and Cornell
University. The Committee should expect Knipe to present a report on the initiative at a future meeting.
VIII. Adjournment
The meeting was adjourned by consensus at 4:31 P.M.

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

PREFERRED SCHEDULE FOR INLET ISLAND URBAN RENEWAL PROJECT
Conceptual Development Plans
Date & Time
3:30 PM, Tuesday,
May 11, 2021

3:30 PM, Tuesday,
June 8, 2021

Meeting

Action

IURA Economic Development
Committee (IURA EDC)

•
•

IURA EDC

•
•
•
•
•
•
•
•

8:30 AM, Thursday,
June 24, 2021

Ithaca Urban Renewal Agency
(IURA)

6 PM, Wednesday,
July 20, 2021

Planning & Economic Development
Committee of Common Council
(PEDC)

•
•

6 PM, Wednesday,
August 4, 2021
3:30 PM, Tuesday,
August 10, 2021

Common Council

•

IURA EDC

•

8:30 AM, Thursday,
August 26, 2021

IURA

•
•

15-minute Presentation per Respondent
15-minute Dialog with Committee per Respondent Q&A and Clarifications/Additional Information
Public Comment
Public Comment
Review any Updates, Clarifications or Additional
Information from Respondents
Scoring of Conceptual Development Proposals
Recommendation to IURA
Public Hearing
Consideration of IURA EDC Recommendation
Possible Endorsement of Preferred Developer and
Conceptual Development Plan
Public Hearing
Approve Transfer of City-Owned Land to IURA to
Structuring a Proposed Urban Renewal Project to
Implement the Selected Conceptual Development Plan
Action on PEDC-Recommended Resolution
Structure Proposed Exclusive Negotiation Agreement
(ENA) with Developer covering IURA-controlled
property
Designate Developer as a Qualified and Eligible Sponsor
to Undertake an Urban Renewal Project
Approve ENA with Project Milestone Schedule

EVALUATION CRITERIA AND SCORING SYSTEM
Responses to Inlet Island Request for Expressions of Interest
IURA Economic Development Committee

RFEI Selection Criteria

Weight

Community Benefits

30x

Project Concept

30x

Financial Capacity & Project Feasibility

20x

Financial Terms Proposed

20x

Total (highest is best)

Strategic Elements
and Waterfront
Alchemy

Finger Lakes
Development

Visum
Development
Group

Total

Assign a ranking score of #1-#3 for each criterion with a score of 3 signifying the proposal that best addresses the criterion. Each
row should contain a "1", "2", and "3" to provide a rank order for how proposals address each criterion. Multiply the assigned
rank by the weight. Highest possible total score is “300”.

Submission Due Date: April 7, 2021 (3:00 PM, EST)
ITHACA URBAN RENEWAL AGENCY (IURA)
INLET ISLAND REDEVELOPMENT
REQUEST FOR EXPRESSIONS OF INTEREST (RFEI)

REDEVELOPMENT OPPORTUNITY
INLET ISLAND, ITHACA, NY

Photo credit: Ithaca Voice, Morse

INLET ISLAND RFEI

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

Inlet Island RFEI Overview
PROJECT SITE:

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

CURRENT USE:

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

ZONING:

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

SITE CONSTRAINTS:

•

Required Parking: none

•

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

•
•
•
•

RFEI PROCESS:

-

-

-

SUBMISSIONS:

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

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

•
•
•

PROPOSALS DUE:

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

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

PROJECT NO.

X66333

DATE: 11 /3/20

FIGURE 1

c_ (/)L________________L______________L-______________________.________,

Site & Parcel Information
Tax Map ID

Street Address

Ownership

Size

Assessed
Value

#43.-1-4

None - Former “Agway Fuels”

City of Ithaca

0.55 acre

$250,000*

#52.-1-1.1

416 Taughannock Blvd

IURA

0.13 acre

$95,000

#52.-1-1.2

446 Taughannock Blvd.

City of Ithaca

0.68 acre

$500,000

#52.-1-3

410-426 Taughannock Blvd.

IURA

1.29 acre

$1,290,000

2.65 acres

$2,135,000

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

508 Taughannock Blvd.

State of NY

0.27 acre

$550,000

#43.-1-6***

Discontinued portion of
Taughannock Blvd.

City of Ithaca

0.34 acre

$200,000

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

Disclosure: City of Ithaca will decide to make City-owned properties on Inlet Island available for
redevelopment only after their review of the IURA-recommended conceptual development plan
for an urban renewal project on Inlet Island.
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RFEI Submittal Requirements
A. COVER LETTER: Provide a cover letter describing the interest in the site and summarizing
the major points contained in the development proposal. Please specify the parcels
sought for acquisition.
B. TEAM MEMBERS: Identify the team members and the proposed legal entity with whom
the Agency would negotiate and contract with. Include the contact person, firm name,
address, e-mail, and telephone number of each of the members of the team. Identify the
role of each team member.
C. RELEVANT EXPERIENCE OF TEAM MEMBERS: Explain how the team collectively
possesses sufficient experience to successfully complete the proposed project.
D. SCHEMATIC DESIGN CONCEPT: The project schematic design concept should include a
narrative accompanied by a site plan and graphics, which convey the vision and key
identity of the proposed project.
E. PRELIMINARY DEVELOPMENT PROGRAM: Provide a summary of the number of units by
size and use, including floor area for commercial tenants and housing units by bedroom
count. If below-market rate housing units are proposed, specify the income band(s)
targeted for occupancy.
F. PRELIMINARY DEVELOPMENT BUDGET: Provide an estimate of development costs
itemized by major categories.
G. PRELIMINARY FINANCING PLAN: Provide an outline of the financing strategy. This should
include an estimated Uses and Sources of Funds statement for the project, including
estimated debt, equity and funding gap. Developer should also identify economic
incentives which the developer expects to apply for, if any, and any assumed public
subsidies.
H. FINANCIAL CAPACITY: Please confirm that the anticipated equity obligation is available
from the Development Team or explain how equity will be raised from outside investors.
I. REQUESTS FOR IURA/CITY PARTICIPATION:
Indicate special requests, approvals or participation of the IURA and City required for
success of the project depicted on the schematic design concept. Unless otherwise noted,
it is assumed that Developer is responsible for the cost of all improvements and
maintenance of project elements and amenities. Sales price for land to be acquired is
assumed to be conveyed at fair market value as determined by appraisal unless otherwise
noted. Please clarify who will be responsible for ownership, capital improvements, and
operating and maintenance expense of any parking available for public use. Charging a
reasonable fee to users of public parking is consistent with current City policy.
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J. SPECIFIC CONCERNS: Developer shall include the identification of any existing conditions,
easements, land use regulations, legal agreements, or development objectives that the
developer sees as problematic, and reasons why. Whenever possible, developer shall
include examples of how these concerns may be resolved.
K. PRELIMINARY COMMUNITY BENEFIT IMPACT STATEMENT (OPTIONAL): Summarize
community benefits resulting from the project. Consider below-market rate housing
units, projected full-time equivalent of permanent jobs, tax revenues, public parking
spaces, waterfront access and activation, living wage commitments, local construction
labor commitments, sustainability and energy performance initiatives, transportation and
parking demand management strategies, and other community benefits that advance
adopted plans of the community.
Respondents who submitted materials prior to issuance of this RFEI need not replicate
materials previously submitted but should submit supplementary information to address gaps
in information requested by the RFEI.
The point of contact for questions and responses regarding this proposal is:
Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E. Green St.
Ithaca, NY 14850
nbohn@cityofithaca.org
(607) 232-7810
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Evaluation Criteria
As submissions are expected to be schematic and conceptual at the RFEI stage, evaluation
criteria will focus on the overall project concept and project feasibility as follows:

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

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

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

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

Maximum Per Unit Award

Maximum Total Award

Rental Units up to 80%AMI

$30,000

$300,000

Rental Units 80%AMI-100%AMI*

$20,000*

$300,000*

Rental Units Pursuing LIHTC

$30,000

$150,000

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

$40,000
$30,000*

$400,000
$400,000*

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

60% AMI

80% AMI

90% AMI

100% AMI

Fair Market
Rent

1

900

1,200

1,350

1,500

919

1-Bedroom

1.5

963

1,285

1,445

1,606

969

2-Bedroom

3

1,156

1,542

1,734

1,927

1,172

3-Bedroom

4.5

1,335

1,781

2,003

2,226

1,496

Unit Size
Studio

*Rent includes all utilities.

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

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

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

-END-
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Support for "At the Helm of Inlet Island)
Megan Turnbull <mgturnbull@gmail.com>
Mon 4/19/2021 2:56 PM
To: Nels Bohn <NBohn@cityofithaca.org>

I wanted to give my support for the Helm on Inlet Island. Here are my reasons:
1) They were already given preferred developer status, so changing that would make the city look
unprofessional. (Why again do we do these competitions?)
2) Airbnb does so well because people want more than a hotel when they travel, they want to visit
new places but feel like they are at home. This "hometel" idea might be just what Ithaca needs to
attract tourists while the city gets the tax money.
3) I like how the design will be integrated with the design across the inlet. Too many of our
buildings are created as single entities without connection to other projects. This area could feel
like one cohesive unit.
4) Most importantly, they are working with INHS. They are a local, well respected organization, that
will provide much needed low income housing on a beautiful site.
Thanks,
Megan Turnbull
408 Linn St, Ithaca, Ny 14850

4/19/2021, 3:38 PM
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Re: island inlet proposal
Deanna Nassar <hejira73518@gmail.com>
Tue 4/20/2021 2:41 PM
To: Nels Bohn <NBohn@cityofithaca.org>

Hi Nels,
To follow up, I would like to express some concerns I have as well. If housing is being built, how
will that impact the area? I think Ithaca has a need for affordable housing but I don’t think it
always needs to be on the West Side of town. Also, if these buildings are changing the landscape
what will be the impact and what are the proposed solutions? I would love the West Side to have
more economic growth potential.
Thank you,
Deanna Nassar
On Mon, Apr 19, 2021 at 4:23 PM Nels Bohn <NBohn@cityofithaca.org> wrote:

Deanna,
Thank you for your comment. I will share it with the IURA Economic Development Commi ee.
Best,
Nels
Nels Bohn, Director of Community Development
Ithaca Urban Renewal Agency
108 E Green Street
Ithaca, NY 14850
nbohn@cityofithaca.org
607.274.6565 (o)
607.232.7810 (c)

From: Deanna Nassar <hejira73518@gmail.com>
Sent: Monday, April 19, 2021 3:40 PM
To: Nels Bohn <NBohn@cityofithaca.org>
Subject: island inlet proposal

As a West Hill resident, I think the appearance of the buildings needs to be more modern yet
inviting. The West End has a great amount of potential and this idea in general is a wise way to
bring more life to our side of town and help bridge the community. My vote is for the first
proposal (The Morse project).
Thank you,
Deanna Nassar

4/20/2021, 2:54 PM
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Inlet Island comments
Fernando Dearagon <fdearagon@tompkins-co.org>
Wed 5/5/2021 1:31 PM
To: Nels Bohn <NBohn@cityofithaca.org>

Hi Nels,
I reviewed the RFEI proposals for the Inlet Island Redevelopment project. I focused on the
transporta�on/connec�vity components of the proposals. My comments are below for each proposal followed
by comments that apply to all proposals.
Let me know if you prefer to have these comments in a le�er format.
I'm available any �me to discuss...
Thanks.
Fernando
----------------------------------------------------INLET ISLAND DEVELOPMENT PROPOSALS
I. Finger Lakes Development-Proposed new pedestrian bridge is not well connected to majority of buildings in the site. Only ‘The Dock’ has
access without having to ride in car traﬃc through parking lots.
Sugges�on: include bike/ped connec�on along marina opera�ons area to connect bridge with wrap around
end of CWT (at Finger Lakes Boa�ng Center).
-New pedestrian bridge seems to be over a navigable body of water. If so, permi�ng for this bridge may
become a serious obstacle to this project component. Actual feasibility should be inves�gated and discussed
before it con�nues to be included in the proposal.
Connec�vity Sec�on
-The project needs a more careful bike/ped oriented design review. The project is indeed “within easy biking
distance of many des�na�ons including downtown”, however the quality and safety of those connec�ons
need to be improved or else they are meaningless. This projects’ easiest connec�on to ‘downtown’ is likely to
be along Court St., but only a standard sized sidewalk is shown connec�ng the bike/ped bridge to the Court
St./Fulton intersec�on. Adequate facili�es for bicycle should be provided. In short, plan for bike and ped uses
right along with car use, not as an add-on.
-Finger Lakes Development was the only proposal to explore how Inlet Island project connects to the rest of
the city.
Sustainability-The proposal states that ac�ve transporta�on will be promoted to reduce car demand, however, no speciﬁcs
are provided.
II.VISUM
-There is li�le to no men�on as to how the proposal links to the rest of the city. No men�on of how the CWT
will be used to connect to shopping and other basic needs. No men�on of car free living op�ons and
strategies.
-Stair to Taughannock Blvd. bridge should include track for bike �res so people can easily roll bikes up and
down stairs.
-Proposed two-way non-motorized lane along Old Taughannock Blvd. needs connec�ons at both ends – i.e.
how do you get on and get oﬀ safely to re-enter traﬃc.
III.WATERFRONT ALCHEMY

5/6/2021, 8:42 AM
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-Proposal states that the site is “well served by TCAT”. That is ques�onable, par�cularly as a way to make “far
fewer than the average number of car trips for city residents”. There are no bus routes serving the Inlet Island
site directly, nearest route is on Buﬀalo St. and oﬀers limited service.
-P.10 Men�ons bike parking for residents and visitors, access to car share, alludes to not owning a car,
promo�ng ac�ve transporta�on and transit – all good concepts, however, very few details are oﬀered.
-----------------------------------------------ALL PROPOSALS-All proposals should include a marke�ng/strategic plan to promote car free living in the developments and
a�ract tenants who would enjoy a less car dependent lifestyle.
-Proposals should include ac�ve transporta�on and transit as part of a purposeful strategy to reduce car
dependency for residents, employees and visitors – li�le to no speciﬁcs are provided. Ac�ons to consider:

provide safe bike locker facili�es for residents
include bike repair sta�on
ensure that the site’s circula�on network includes bike/ped components with at least the same
priority as cars
provide access to car share service
analyze and address bicycle, pedestrian and bus connec�ons to everyday des�na�ons –
groceries, shopping, recrea�on, employment centers, etc.
-No men�on is made of the upcoming bike/ped bridge over the ﬂood control channel to Cecil Malone Drive.
This connec�on will provide inlet island residents with a very comfortable bicycle connec�on to Wegmans and
neighboring shopping/employment areas. Eventually, when the Black Diamond Trail is extended to the south,
there will be an oﬀ-street bike connec�on to Bu�ermilk Falls State park and other nearby des�na�ons.
-Thanks to the CWT, Inlet Island is within easy walk and bicycling distance of many des�na�ons including the
new Greenstar Coop, the Farmers Market, Cass and Stewart parks, etc., important des�na�ons to help
promote a less car dependent lifestyle.
-Proposals should consider enhancing the sidewalk connec�on from the development site to the exis�ng CWT
bike/ped bridge at Taughannock Blvd and Buﬀalo St. to allow for safe use by bicycles and pedestrians. This link
is the shortest route to the bike/ped bridge, which is a cri�cal link to access the eastern sec�on of the CWT.
------------------------------------------------------------------------------------------------------------

Fernando de Aragón
ITCTC
121 E. Court St.
Ithaca, NY 14850
www.tompkinscountyny.gov/itctc
itctc@tompkins-co.org
607-274-5570
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