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

In-Person Public Meetings: The IURA can no longer conduct Public Meetings remotely. All Public Meetings must now be conducted in
person, in compliance with NYS Open Meeting Law (OML). OML applies to all legislative bodies, quasi-judicial boards, advisory committees,
and comparable organizations, whether or not voting occurs at any particular meeting. If you would like to participate in or observe a
meeting of the IURA Board or its Committees, please plan to attend in person at City Hall (108 E. Green St.). Public Comments will continue
to be accepted by mail or e-mail (cpyott@cityofithaca.org); and can be read into the record if requested.
Mask Policy: Members of the public, including Board and Committee members, who have not been otherwise authorized by the City of
Ithaca Human Resources Dept., will be required to wear masks in City Hall.

ITHACA URBAN RENEWAL AGENCY (IURA)
AGENDA

8:30 A.M., Thursday, August 26, 2021
Common Council Chambers, Third Floor, City Hall, Ithaca, NY
I.

Call to Order

II.

Agenda Additions/Deletions

III.

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

IV.

Review of Meeting Minutes: June 24, 2021

V.

Neighborhood Investment Committee (NIC)
A. Continuum of Care Strategic Plan - resolution
B. Committee Chairperson Report

VI.

Economic Development Committee (EDC)
A. Community Lending - Request from 209 West State Street Associates, LLC to subordinate a
mortgage lien on 209 W. State Street to facilitate refinancing (PB-LF #2 State Theater of
Ithaca, Inc.) - resolution
B. Inlet Island Urban Renewal Project
1. Request for Clarification from Common Council - resolution
2. Exclusive Negotiation Agreement (ENA) – resolution
C. Committee Chairperson Report

VII.

Other Business
A. Amendments to Legal Services Contracts
1. Sulimowicz - resolution
2. Geldenhuys - resolution
B. IURA Financials: July 2021 ― Review
C. IURA Chairperson Report
D. Common Council Liaison Report
E. Staff Report

VIII.

Motion to Adjourn
NEXT MEETING: 8:30 A.M., Thursday, September 23, 2021

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

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
8:30 A.M., Thursday, June 24, 2021
Members:
Excused:
Staff:
Guests:

I.

Mayor Svante Myrick, Chair; Karl Graham; Chris Proulx; Eric Rosario; Laura Lewis, Common
Council Liaison; Tracy Farrell, Vice-Chair
None.
Nels Bohn; Anisa Mendizabal; Charles Pyott
Finger Lakes Development:
Steve Flash, Finger Lakes Development of Ithaca, LLC
Joseph Bowes, Ithaca Neighborhood Housing Services (INHS)
Kathryn Chesebrough, Whitham Planning, Design, & Landscape Architecture, PLLC
Steve Hugo, HOLT Architects
Strategic Elements & Waterfront Alchemy:
Lincoln Morse, Ithaca Waterworks/Waterfront Alchemy, LLC
Craig Modisher, STREAM Collaborative
Brandon Ebel, STREAM Collaborative
Noah Demarest, STREAM Collaborative
Guy Gridley, Cambria Hotels
Visum Development Group:
Patrick Braga, Visum Development Group

Call to Order
Chair Myrick called the meeting to order at 8:33 A.M.

II.

Agenda Additions/Deletions
Bohn recommended the Board review a proposed resolution to approve a Green Street Parking Garage
Project construction-impact mitigation plan for the Cinemapolis theatre, after agenda item “V. A.” No
objections were raised.

III. Public Comments
None.
IV. Review of Meeting Minutes: May 27, 2021
Graham moved, seconded by Rosario, to approve the meeting minutes, with no modifications.
Carried Unanimously: 5-0
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V.

Economic Development Committee (EDC)

A. Inlet Island Urban Renewal Project
1. Public Hearing on EDC Recommendation
On a motion by Farrell, seconded by Rosario, and unanimously approved, Chair Myrick opened the Public
Hearing.

MORSE remarked he is speaking as an Inlet Island stakeholder and property owner. He has been involved
in developing a potential project for approximately 1½ years, over which time he developed a due
diligence process (documented in the following written comments submitted prior to the meeting):

1. Finger-Lakes Boating Center (Structural Condition)
 50-60% of support piles and caps have failed or are failing.
 75% of the metal roof panels are perforated with decomposition (rust through).
 Metal siding and interior boat slip water depth failing — Needs 30”-48” of sediment dredging.
(This work will not be provided by navigation channel dredging. It will be a FLBC expense.)
 NYS Canal Corporation requires that structures occupying their property be safe and viable.
 10-15 boats slips could not be used for Winter Storage 2020. The structural condition was acute.
 Steve Flash called FLBC an important part of the marine/tourism economy in Ithaca. This is not supported
by the amount improvements and maintenance capital being invested. City Harbor and Finger Lakes
Marine have all invested hundreds of thousands of dollars more. They value their primary asset and its
perception in their community.
 Estimated Cost to remediate above $1,850,000.00. Who will make these needed improvements? Who
will pay for them?
 The condition and appearance of this marina affects all Ithacans and visitors.
Please take note of the new 110 boat slip marina at City Harbor. This facility used to have 75+ covered boat
slips. The appearance was that of FLBC — today there is a new fueling facility, new docks, new sea wall and
soon a beautiful waterfront promenade to benefit the community and its visitors.
Note: Written and visual documentation for the above is available immediately upon request.
2. Parking — The modernization and clean-up of Finger Lakes Boating Center will produce 70-80 additional
parking spaces. It will deliver the “Promise” of public access to the waterfront on Inlet Island.
3. Public Access to the Water — Our development group has studied the last 18 years on Inlet Island. The
Boatyard Grill and FLBC have not created public access to the waterfront. They have used taxpayer
improvements to support their own private business enterprises. This should no longer be allowed or be the
model for ALL businesses in Ithaca. There used to be 10 transient slips at the Boat Yard Grill and now there are
only 5. Many visitors are docking on the “publicly owned” seawall to the North of the restaurant. Public Access
is moving in the wrong direction.
4. The Proposed Flash/Rimland “Hometel”
 Who is building and paying for this this?
 Who operating this?
 What flag supports it?
 This development group identified Jeff Rimland as its hospitality developer. Will Rimland be the
Owner/operator? Where has he been?
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Jeff Rimland owns ⅓ of the Marriot Downtown Hotel. Choice Hotels & Cambria owns 7,000 hotels. They
have also pledged development capital and an Owner/Operator (Koucar Management and
development).
 Why does a “Hometel” require less parking? This was stated by Steve Flash earlier this month.


5. Housing — Ithaca Neighborhood Housing Services is a great organization, but it does not respond to the spirit
of the RFEI. The working middle segment of our economy receives no financial subsidies from the community
or taxpayer. They are the taxpayer!! The dollar for dollar return for our economic engine is best served here.

BRAGA remarked that Visum Development Group still believes its Inlet Island development proposal is the

most flexible and meets the greatest public need in Ithaca: affordable housing. Visum believes its proposal
of a viable public-private partnership would achieve the most benefit in terms of meeting the City’s
Comprehensive Plan and Waterfront Plan goals.
On a motion by Rosario, seconded by Proulx, and unanimously approved, Chair Myrick adjourned the Public
Hearing.
2. Select Finger Lakes Development (FLD) Proposal as Basis for Inlet Urban Renewal Project
Proulx explained the Committee reviewed three proposals to redevelop land on Inlet Island, submitted by
Finger Lakes Development, Visum Development Group, and Waterfront Alchemy, at its May meeting, at
which time it also identified a set of follow-up questions for the applicants. At its subsequent June 8, 2021
meeting, the Committee participated in further Q&A with the applicants and ranked each proposal, using a
scoring chart. The result was reasonably close, with Finger Lakes Development narrowly edging out
Waterfront Alchemy. Committee members all agreed the three proposals were solid and well thoughtthrough.

Farrell noted she has heard concerns about the proposed projects being too dense and placing too much
in a relatively small area of land.
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Bohn responded that particular concern was addressed at the recent Committee meeting. All applicants
expressed a willingness to scale down their projects if necessary, but they cautioned that would most likely
result in fewer public benefits, partly due to the cost of environmental clean-up.
Farrell noted Morse mentioned there used to be 10 transient boat slips at the Boat Yard Grill, but that only
5 remain. Flash responded he believes there are actually 20 boat slips, 10 of which are used by the Finger
Lakes Boating Center (FLBC).
Myrick asked how the proposed project’s density would compare to other parts of the city. Bohn replied it
is an approximately 2 ½-acre site, incorporating parking spaces, affordable housing (50-60 units), and The
Stays ‘hometel’ (75-80 units). The remainder of the island would remain dedicated to lower-density uses.
Proulx noted, in discussing the project with Finger Lakes Development, it was suggested the affordable
housing component would be comparable to INHS’ 210 Hancock Street project. Proulx added he is not
personally so concerned with the project’s total density, but he is definitely concerned with ensuring
accessibility/connectivity to and from the island, since there is currently only one narrow point-of-access.
A crucial part of the development process would be the Planning and Development Board’s (and other City
decision-making bodies) review of the project and tying the various complex elements of the project (e.g.,
easements, sight lines, public access, waterfront trail) together.
Graham noted during the Committee meetings several comments from the local boating community were
made about the importance of FLBC and the large boatlift. He recently walked around Inlet Island and was
surprised at the number of boats parked across the street from FLBC. He asked where all those boats
would be placed under the proposal.
Flash responded FLD has a contract with the Allan H. Treman State Marine Park marina for winter storage
and another property on Willow Avenue. Since peak demand is seasonal, FLD plans to establish flexible
uses of portions of the space across the street. Additionally, he noted, the current trend is shifting to
smaller boats, which are easier to move.
Graham noted he agrees with many of the points raised in George McGonigal’s 5/31/21 e-mail to the
Committee, expressing concern with the large scale of the proposed projects and other issues (e.g., access
to Cayuga Lake, public amenities, and the park; traffic issues). He wondered to what extent it would be
practically feasible to revisit the City’s plans and zoning regulations for Inlet Island.
Myrick replied he would not be in favor of downzoning Inlet Island. He personally does not see the project
as especially overwhelming, in terms of density.
Farrell indicated she shares Graham’s concerns about density. She would not be averse to issuing a second
Request for Expressions of Interest (RFEI).
Rosario noted he sympathizes with the various concerns about the project. He believes it has been a
thoughtful process with good proposals. He supports the FLD project and the Committee’s decision. His
only concern would be to make sure any public access is genuinely public. He asked when the conditions
in the resolution would need to be met.
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Bohn replied the conditions should be met by the time the project seeks Common Council approval. At
this stage, since it is a conceptual proposal, numerous details remain to be worked out.
Lewis appreciated the various concerns that have been voiced, especially about public access. She also
recalled concerns about past projects being too large, like the 210 Hancock Street apartments project;
however, that turned out to be a wonderful opportunity to design and create affordable housing on a
parcel that is only a little smaller than this proposed project. She believes a five-story affordable housing
building would be appropriate for the site. The City should strive to take advantage of any available space
to gain the most public benefit.
Farrell observed it is helpful to hear the project compared to the 210 Hancock Street project, which she
likes and believes is appropriately sized. It is also helpful to discuss the importance of connectivity and
accessibility. The public should feel it can walk to the site and engage in a variety of activities there.
Graham recalled when discussions took place about the Green Street Garage affordable housing project,
someone insisted Ithaca could not support so much affordable housing in one location and attract enough
low- and moderate-income (LMI) tenants; however, recent housing trends do not seem to support that
assertion. He asked what the condition in the resolution, “Commitment from the developer to share
environmental clean-up costs,” entails exactly.
Bohn replied the intent was that the developer would share in the financial costs of environmental cleanup costs. FLD would be expected to pay for the costs of environmental clean-up, which would then be offset against the sale price of the land.
Myrick noted he likes the results of the Committee’s review process and having INHS as the project’s
anchor. He would certainly feel comfortable recommending the project for consideration by Common
Council.
Farrell remarked most of her initial concerns with the project have been alleviated by today’s discussion
and the prospect of the Planning and Development Board’s detailed forthcoming review of the project
design. Graham agreed.
Proulx moved, seconded by Rosario:
Inlet Island Urban Renewal Project — IURA Recommendation to Common Council
WHEREAS, the IURA and the City of Ithaca collectively own approximately 2.5 acres of underutilized
land on Inlet Island (Project Site), and
WHEREAS, an Inlet Island urban renewal project proposed by Finger Lakes Development, LLC failed to
gain Common Council endorsement in 2008, and
WHEREAS, in 2020, the IURA received two unsolicited proposals for development at the Project Site,
and
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WHEREAS, the IURA and Common Council rescinded the 2006 preferred developer and sponsor status
of Finger Lakes Development, LLC to clarify that the IURA will use a competitive process open to all
developers to propose conceptual development plans for the Project Site, and
WHEREAS, in March 2021, the IURA issued a Request for Expressions of Interest (RFEI) for conceptual
development proposals at the Project Site, and
WHEREAS, the objective of the RFEI process 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, and
WHEREAS, the IURA seeks an urban renewal project that will improve the physical, social, and
economic characteristics of the project site and surrounding area, and advance goals and objectives of
the 2015 City’s comprehensive plan, and its Waterfront Plan chapter adopted in 2019, and
WHEREAS, The Waterfront Plan encourages the following land use objectives:
 Mixed-use development
 Housing opportunities at all income levels
 Public access to the waterfront
 Better multi-modal connections
 Vibrant waterfront, and
WHEREAS, RFEI responses were received from:
1. Waterfront Alchemy, LLC/Strategic Elements
2. Finger Lakes Development, LLC
3. Visum Development Group, LLC and
WHEREAS, translating a conceptual development plan to a proposed urban renewal project with
defined developer and public commitments requires significant predevelopment investment by the
Developer and the IURA which should only proceed upon an indication of IURA and Common Council
support for the project, and
WHEREAS, at its June 2021 meeting, the IURA Economic Development Committee considered public
comments received, compared the proposals received against evaluation criteria contained in the RFEI,
ranked the responses, and recommended the following; now, therefore, be it
RESOLVED, that the Ithaca Urban Renewal Agency hereby finds the top-ranked conceptual
development plan for the Inlet Island urban renewal project site was submitted by FINGER LAKES
DEVELOPMENT, LLC, and be it further
RESOLVED, that the IURA finds that the benefits and costs of the top-ranked project clearly warrants
the public and private investment necessary to structure a proposed Inlet Island urban renewal project
for consideration for Common Council endorsement, subject to the following conditions:
• Commitment from the developer to share environmental clean-up costs; and
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•
•

Clarification of Finger Lakes Boating Center’s commitment to make improvements, in terms of
visual access and limited boat storage; and
Commitment by the developer to address the U.S. Coast Guard Auxiliary’s need to maintain its
water access and continued operations; and be it further

RESOLVED, that the IURA hereby requests the City of Ithaca Common Council to indicate conceptual
support for the project by authorizing transfer of City-owned properties included in the top-ranked
conceptual development plan to the IURA, via an option agreement, for the purpose of structuring a
proposed disposition and development agreement with a preferred developer to undertake an urban
renewal project subject to approval by the Common Council, and
RESOLVED, that should the Common Council authorize an option agreement to transfer Inlet Island
properties to the IURA, the IURA hereby (A) designates Finger Lakes Development LLC as a Qualified
and Eligible Sponsor to undertake an Inlet Island urban renewal project, and (B) authorizes the IURA
Chairperson to execute an Exclusive Development Agreement with the sponsor of the IURA top-ranked
conceptual development plan.
Carried Unanimously: 5-0
B. Cinemapolis Mitigation Plan
Bohn explained the proposed resolution would approve a Green Street Parking Garage Project constructionimpact mitigation plan for the Cinemapolis theatre. Per the Disposition and Development Agreement (DDA),
a mitigation plan needs to be formalized, approved by the IURA, and in place prior to the start of
construction. The proposed resolution also authorizes Vecino Group New York, LLC to act as the IURA's
representative to discuss construction-phase impacts with the IURA lessee (Cayuga Green, LLC) of the
theatre’s lease space.
Myrick moved, seconded by Farrell:
Green Street Garage Mixed-Use Urban Renewal Project (West & Center Sections):
Construction Phase Approvals
WHEREAS, on December 13, 2018, the IURA designated Vecino Group New York, LLC (Vecino) as a
qualified and eligible sponsor, pursuant to Section 507 of General Municipal Law, to acquire the west
and center sections of the Green Street garage (part of Tax Parcel #70.-4-5.2) located at 120 E. Green
Street, Ithaca, NY for the purpose of undertaking an Urban Renewal Project, and
WHEREAS, on November 23, 2020, the IURA approved a Disposition and Development Agreement
(DDA) with Vecino subject to Common Council approval, for a redevelopment project including the
following components:
• at least 181 housing units affordable to households earning between 40%-80% of Area Median
Income (AMI);
• Approximately 356 new and refurbished public parking spaces located in the center section of the
garage;
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• A 49,000 sq. ft. conference center with street-level active use
• 2,000 sq. ft. of DPW lease space for the City of Ithaca Department of Public Works;
• retention of the Cinemapolis movie theater; and
• Retention and improvement of the public pedestrian connection between E. Green Street and The
Commons (collectively, the “Project”), and
WHEREAS, on February 3, 2021, the City of Ithaca Common Council approved the IURA-proposed DDA
with an amendment requiring the project employ local labor for a minimum of 30% of on-site work,
and
WHEREAS, lease revenue bonds to finance the Project were sold on June 2, 2021, with a closing
scheduled for June 28, 2021, and construction to commence in July 2021 on the Project, and
WHEREAS, the DDA includes a requirement for IURA approval of a Cinemapolis mitigation plan
submitted by Vecino, and
WHEREAS, the goals of the mitigation plan are:
1. to minimize the period of any temporary displacement;
2. schedule displacement-causing construction to occur at times that reasonably minimize impact on
the business;
3. provide for the lessee and tenant to be made financially whole from the direct financial impacts of
any temporary dislocation;
4. incorporate physical improvements in the Project to retain financial viability and vitality after reestablishment of the displaced business on the Project site.
WHEREAS, no construction work is planned to take place within the cinema lease premises and no
business displacement is anticipated; and
WHEREAS, Vecino has submitted a Cinemapolis mitigation plan, and
WHEREAS, pursuant to the 2007 Cayuga Green Lease Agreement the IURA leases the cinema lease
premises located at ground level of the Green Street Parking Garage to Cayuga Green, LLC, which subleases to Seventh Art Corporation, Inc. (DBA Cinemapolis), whose lease requires IURA as lessor to
consult with lessee on any major renovations or improvements in or around the lease premises, and
WHEREAS, IURA correspondence to Cayuga Green, LLC, dated February 19, 2021, identified Vecino as
the IURA’s authorized non-exclusive agent to discuss construction project impacts referenced in the
Cayuga Green Lease Agreement, and
WHEREAS, Vecino has direct knowledge and control of the planned construction activities in and
around the lease premises; now, therefore, be it
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RESOLVED, that the IURA hereby affirms the February 19, 2021 designation of the Vecino Group New
York, LLC as the IURA’s non-exclusive agent throughout the planning and construction phase of the
Project regarding Cayuga Green Lease Agreement, including communication with the lessee(s) of the
lease premises and all other parties about construction activities and strategies to mitigate potential
adverse impacts, and be it further
RESOLVED, that the IURA hereby approve the Cinemapolis mitigation plan submitted by Vecino.
Carried Unanimously: 5-0
C. Committee Chairperson Report
None.
VI. Neighborhood Investment Committee (NIC)
A. HUD Entitlement Program
1. Community-Based Development Organization (CBDO) Designation of Ithaca Neighborhood Housing
Services (INHS)
Graham remarked that IURA staff reviewed the application materials and determined INHS meets the
eligibility test.
Graham moved, seconded by Farrell:
2021 IURA Designation of Ithaca Neighborhood Housing Services, Inc. (INHS) As
Community-Based Development Organization (CBDO)
WHEREAS, the Board of Ithaca Neighborhood Housing Services, Inc. (INHS) seeks designation by the Ithaca
Urban Renewal Agency (IURA) as a Community-Based Development Organization (CBDO), and
WHEREAS, the City of Ithaca has designated the IURA to administer the City’s HUD Entitlement Program
that oversees Community Development Block Grant (CDBG) funds awarded to the City, and
WHEREAS, an eligible category of CDBG activities is a “Special Activity by CBDO”, that offers certain
advantages, such as exemption from the 15% expenditure cap otherwise applicable to public service
activities, authorization to carry out new housing construction (normally prohibited with CDBG funds), and
discretion to allow income generated by a CDBG-funded activity to not be considered CDBG program
income, and
WHEREAS, the following four tests established at CFR Title 24 §570.204 must be met to qualify under a
category of “Special Activity by CBDOs”:
1.
The entity qualifies as a CBDO, including the 51% board membership test;
2.
The CBDO will undertake an eligible project;
3.
That the CBDO will carry out the funded activity directly or with an entity other than the grantee;
4.
That the CBDO will not carry out a prohibited activity, and
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WHEREAS, a CBDO must maintain at least 51% of its governing body’s membership to be made up of any
combination of the following:
●
●

Low- and moderate-income residents of its area of operation
Owners or senior officers of private establishments and other institutions located in its area of
operation
● Representatives of low- and moderate-income neighborhood organizations located in its area of
operation, and
WHEREAS, a CBDO must have as its primary purpose the improvement of the physical, economic, or social
environment of its geographic area of operation, with a particular emphasis on the needs of low- and
moderate-income persons, and
WHEREAS, the project undertaken by the CBDO must qualify as one or more of the following project types:
neighborhood revitalization;
community economic development;
energy conservation project; and

●
●
●

WHEREAS, at its June 11, 2021 meeting, the Neighborhood Investment Committee evaluated INHS’ CBDO
application and recommended the following; now, therefore, be it
RESOLVED, that the IURA determines that INHS meets the requirements for eligibility as a CBDO, and that
the Program Income Loan project qualifies as an eligible neighborhood revitalization CBDO activity, and be
it further
RESOLVED, that the IURA hereby designates INHS as a Community-Based Development Organization
(CBDO) and the 2020 Funded Activity #2 “Founders Way For-Sale Townhomes” project as eligible for CDBG
funding under the category of “Special Activities by CBDOs.”
Carried Unanimously: 5-0
2. Contract Modification #1: 2019 CDBG Housing Scholarship Program — The Learning Web, Inc.
Graham reported that The Learning Web requested a contract modification to allow extensions from 18
months to 24 months for Housing Scholarship rental assistance participants. The IURA contract states that
Housing Scholarships are subject to a term of up to 18 months; however, HUD’s Tenant-Based Rental
Assistance (TBRA) regulations permit assistance of up to 24 months.
Graham moved, seconded by Farrell:
Contract Modification #1 for 2019 Action Plan Project #4: “Housing Scholarship Program”
WHEREAS, the City of Ithaca’s 2019 HUD Entitlement Action Plan awarded $70,560 to Project #4,
“Housing Scholarship Program,” sponsored by The Learning Web, Inc., and
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WHEREAS, the project provides Tenant-Based Rental Assistance (TBRA) to unaccompanied and/or
homeless youth identified by The Learning Web and working toward financial independence, and
WHEREAS, Housing Scholarships are subject to a term of 18 months as specified in The Learning Web’s
2019 HUD Entitlement project contract, and
WHEREAS, on June 3, 2021, The Learning Web requested a modification to allow extensions from 18 to
24 months for Housing Scholarship participants who are fully participatory in its program and have made
important self-sufficiency gains that would be jeopardized without the proposed extension, and
WHEREAS, the proposed extensions would assist Housing Scholarship participants who have been
unable to move within the 18-month timeframe due to disruptions in the rental market due to the
coronavirus global pandemic, and
WHEREAS, as of May 31, 2021, The Learning Web Housing Scholarships program had unexpended funds
totaling $32,602.98 from its 2019 HUD Entitlement contract to support this proposed extension, and
WHEREAS, HUD’s TBRA regulations allow for provision of TBRA assistance for up to and including 24
months,
RESOLVED, that the IURA recommends Contract Modification #1 for 2019 Project #4 in order to extend
Housing Scholarships from 18 to 24 months for beneficiaries identified by The Learning Web as fully
participatory and in need of such extension, and be it further
RESOLVED, that the IURA Community Development Director is hereby authorized to execute a contract
amendment to implement this resolution.
Carried Unanimously: 5-0
3. Contract Modification #1: 2020 CDBG-CV2 Laundry & Internet Needs — Opportunities, Alternatives,
and Resources (OAR) of Tompkins County
Graham explained that OAR requested that $3,000 in funds, originally contractually designated for funding
internet services, be reallocated to funding laundry services.
Graham moved, seconded by Farrell:
Contract Modification #1 for CDBG-CV2 2020 Allocation 1
Project #1: “Laundry & Internet Needs During COVID-19”
WHEREAS, the City of Ithaca’s 2020 CDBG-CV Allocation Plan awarded $11,000 to Project #1, “Laundry
& Internet Needs During COVID-19,” sponsored by Opportunities, Alternatives, and Resources (OAR) of
Tompkins County, and

1

Per HUD guidance, entered as Substantial Amendment to 2019 Action Plan.
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WHEREAS, the project was designed at the onset of the global coronavirus pandemic to meet emergent
needs based on available information, and
WHEREAS, OAR clients continue to experience high need for assistance accessing funds for laundry, and
WHEREAS, OAR has expended its CDBG-CV award funds for laundry assistance, and
WHEREAS, unforeseen barriers have arisen related to provision of internet for OAR client-students,
including
1) OAR’s College Initiative Upstate (CIU) program for people in reentry preparing for and/or engaged in
college coursework will not be available in Summer 2021, and
2) many OAR CIU participants live outside the City of Ithaca, while benefit for use of HUD Entitlement
funds, including CDBG-CV funds, must accrue mainly to City residents,
WHEREAS, OAR has requested that $3,000 in funds contractually designated for funding of internet to
be reallocated to funding of laundry services, now, therefore be it
RESOLVED, that the IURA recommends Contract Modification #1 for 2020 CDBG-CV Project #1 in order
to allocate $3,000 from internet services to laundry services, and be it further
RESOLVED, that the IURA Community Development Director is hereby authorized to execute a contract
amendment to implement this resolution.
Carried Unanimously: 5-0
4. 2021 Action Plan: Amendment #1 — Allocation of Additional CDBG Award
Graham explained that, in its May 13, 2021 letter, HUD informed the City that as a result of a formula error
its 2021 CDBG award was adjusted upward to $690,793 — $10,032 more than the original award, giving
the City $8,025.60 in additional funds to allocate (after administrative costs are subtracted). After the
Committee discussed the best way to allocate the additional funds, it agreed to fund the Finger Lakes
ReUse “Job Training for Career Pathways” project.
Graham moved, seconded by Farrell:
2021 Action Plan — Amendment #1
WHEREAS, the City of Ithaca (City) is eligible to receive an annual formula allocation of funds to address
community development needs through the U.S. Department of Housing & Urban Development (HUD)
Entitlement Program from the Community Development Block Grant (CDBG) Program and the HOME
Investment Partnerships (HOME) Program funding sources, and
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WHEREAS, the City has contracted with the Ithaca Urban Renewal Agency (IURA) to administer,
implement and monitor the City’s HUD Entitlement program in compliance with all applicable
regulations, and
WHEREAS, on an annual basis, an Action Plan must be submitted to HUD to access HUD Entitlement
Program funding allocated to the City, and
WHEREAS, the adopted 2021 Action Plan identifies a specific list of budgeted community development
activities to be funded from the 2021 HUD Entitlement Program allocation and associated funds
administered by the IURA, and
WHEREAS, in a letter from dated May 13, 2021, HUD notified the City of a formula error resulting in a
revision to the City’s previously allocated and announced 2021 CDBG award of $680,761.00 to
$690,793.00, an increase of $10,032.00, and
WHEREAS, according to HUD guidelines, $8,025.60 may be allocated to funded activities and $2,006.40
may be allocated to CDBG administration, and
WHEREAS, HUD grantees are required to follow their citizen participation plans to make amendments to
their Action Plans to reflect the HUD formula error and resulting increased grant allocation, and
WHEREAS, according to the City of Ithaca/Ithaca Urban Renewal Agency’s Citizen Participation Plan, this
change constitutes a Minor Amendment to the 2021 Action Plan, and
WHEREAS, at its June 11, 2021 meeting, the IURA Neighborhood Investment Committee reviewed HUD’s
May 13, 2021 error notice letter and recommended the following allocations:
2021 Funded Activity

Adopted

Recommended Revised

Finger Lakes ReUse “Job Training for Career Pathways”
CDBG Administration

$ 90,000.00
$136,152.20

$ 98,025.60
$138,158.60

WHEREAS, the Ithaca Urban Renewal Agency hereby adopts the recommended changes to the 2021 City
of Ithaca Action Plan, dated June 2, 2021, and be it further
RESOLVED, that the Urban Renewal Plan shall be amended to include the above revisions to the adopted
2021 Action Plan.
Carried Unanimously: 5-0
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B. Committee Chairperson Report
Graham reported the Committee plans to meet with OAR’s Executive Director at a future meeting to check
in about the “Laundry & Internet Needs During COVID-19” project.
VIII. Other Business
A. IURA Financials: May 2021
Bohn reported the IURA is in compliance with HUD’s June 1st CDBG spend-down ratio deadline. All HUD
Entitlement Program grant projects are generally progressing well, although staff will be monitoring
progress in drawing down funds for the INHS Emergency Rental Assistance Program (ERAP) and
Alternatives Federal Credit Union (AFCU) Small Business Resiliency Fund (SBRF) CDBG-CV projects. Staff
will also be monitoring the IURA’s standing economic development projects (GIAC’s Hospitality
Employment Training Program (HETP); Finger Lakes ReUse’s Job Skills Training Program; and Historic
Ithaca’s Work Preserve Job Placements & Readiness Program), since all three were negatively impacted by
the COVID-19 pandemic and have understandably been delayed in submitting reimbursement requests.
Bohn reported some loan repayments remain past due, the result of some timing issues and continuing
complications associated with interest-only payment periods extended to borrowers during the COVID-19
pandemic.
Bohn reported all leases are current, as of today.
Farrell asked about the status of the Salvation Army’s CDBG-CV Emergency Assistance Program.
Mendizabal replied she will be reaching out to them once again, since they appear to be moving slowly.
B. IURA Chairperson Report
None.
C. Common Council Liaison Report
None.
D. Staff Report
Bohn reported that Mendizabal has been done some excellent work submitting the 2021 Action Plan by
the June 16th deadline. Mendizabal provided the following brief update on the Anti-Displacement Learning
Network (ADLN) project:
The project’s official name will be the Anti-Displacement/Anti-Eviction Defense Project (AADP), which will
be a fairly multi-faceted initiative with a broad spectrum of services, including:
• tenants rights hotline, which will sit within the Ithaca Tenants Union (ITU) structure
• legal advice from Cornell University Law School students
• full legal representation from Cornell University Law School’s housing law practicum (for which the
university will be providing matching funds)
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•
•
•
•

Efforts to increase the number of local pro bono eviction court attorneys, through Legal Assistance of
Western NY (LawNY)
Monitoring of eviction court by observer-members of the student chapter of the National Lawyers
Guild (a process that has produced more equitable outcomes for people facing eviction)
A new local database to better understand how many evictions are taking place, which kinds of
demographic populations are at-risk of eviction, geographical areas, etc.
Direct cash payments to housing-unstable households of $300/mo. over 18 mos.

IX. Adjournment
The meeting was adjourned by consensus at 9:58 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
Ithaca Urban Renewal Agency
August 26, 2021
HOME-ARP: Continuum of Care Strategic Action Plan
WHEREAS, the U.S. Congress approved and President Biden signed into law the American
Rescue Plan Act (“ARP” or “ARPA”) on March 11, 2021 for the purpose of providing stimulus to
speed America’s recovery from the health and economic effects of the COVID-19 global
pandemic, and
WHEREAS, ARPA provides $5 billion for the HOME Investment Partnership Program American
Recovery Plan (“HOME-ARP”), to be administered by the U.S. Department of Housing and
Urban Development (HUD) to provide funding to HOME Participating Jurisdictions to reduce
homelessness and increase housing stability, and
WHEREAS, HUD has notified the City of Ithaca of a one-time allocation of HOME-ARP funds in
the amount of $1,211,929, and
WHEREAS, the Participating Jurisdiction may utilize up to 15% of HOME-ARP funds for
administration and planning activities, and
WHEREAS, the City has contracted with the Ithaca Urban Renewal Agency (IURA) to administer,
implement and monitor the City’s HUD Entitlement program in compliance with all applicable
regulations, and
WHEREAS, the Human Services Coalition of Tompkins County (HSC) is the lead agency of the
Ithaca/Tompkins County Continuum of Care (CoC) that coordinates the local homeless response
system and
WHEREAS, the HSC seeks to engage consulting services to develop a CoC strategic action plan to
identify and prioritize the most impactful actions and investments in facilities and services to
address homelessness and housing instability, and
WHEREAS, Tompkins County has indicated interest in partnering with the City to provide funding
to the HSC to develop a CoC Strategic Action Plan, and
WHEREAS, a planning activity is an eligible use of HOME-ARP and HOME funds, and
WHEREAS, yet-to-issued final HOME-ARP implementation regulations are anticipated to require
PJs to submit a HOME-ARP allocation plan as a substantial amendment to the 2021 Action Plan,
and

WHEREAS, the HOME-ARP allocation plan will require identification of unmet needs and gaps in
the homeless response system and proposed use of HOME-ARP funds to address unmet needs,
and
WHEREAS, the IURA Neighborhood Investment Committee considered this matter at their
August 13, 2021, meeting and recommended the following action; now, therefore, be it
RESOLVED, that the IURA hereby allocates up to $10,000 to procure of independent consultant
services to prepare a CoC Strategic Action Plan, and be it further
RESOLVED, that IURA Chair is hereby authorized, upon review of IURA legal counsel, to execute
an agreement with the Human Services Coalition of Tompkins County to secure professional
consulting services to prepare a CoC Strategic Action Plan, and be it further
RESOLVED, that the source of such funds shall be derived from the following sources in the
following rank order of preference and availability:
1. Funding request to City of Ithaca for ARPA Local Fiscal Recovery Funds
2. City of Ithaca HOME-ARP award
3. 2021 HOME award, and be it further,
RESOLVED, that such funding is contingent upon a match of at least $10,000 from Tompkins
County to support development of the CoC’s strategic action plan.

Describing and Quantifying Priority Needs for Tompkins County Housing and Supportive
Services to Transition from Homelessness to Permanent Affordable Housing
INTRODUCTION AND PROJECT OVERVIEW
COVID-19 pandemic recovery efforts are resulting in the availability of new funds, as well as increases to
existing funding programs, for efforts to address homelessness. At the same time, demands on
homeless shelter beds in Tompkins County have resulted in the need to consider a building project to
provide more housing.
Although several Low-Income Housing Tax Credit projects are expected to open over the next two to
three years, there is recognition that (a) the area’s high housing costs as compared to incomes will result
in plenty of demand for generally affordable units, and (b) many individuals currently relying on the
homeless shelter are unlikely to be successful in housing that lacks supportive services.
The Human Services Coalition of Tompkins County (HSCTC), as the convener of the Continuum of Care
(CoC) in Tompkins County, has been coordinating with local governments and community partners to
determine:
Needs:
1. Using existing data, interviews with stakeholders, and focus group interviews, detail what our
housing priorities should be for successfully housing our homeless population. This would
include the entire scope of housing from shelter beds to SRO’s to independent units to
supportive housing (both permanent and transitional).
Opportunities:
1. What are the priorities for housing and what supportive services are needed both as part of
the housing and independent of the housing, to prevent homelessness in Tompkins County?
2. What specific housing and supportive housing project(s) could be built in the near-term using
existing funding sources. Please include information on how to pay for both the construction
and the ongoing maintenance and operations?
a. How could construction/maintenance/operations be paid for that would relieve
pressure on the homeless shelter by providing a better alternative for those that
otherwise would rely on the shelter for extended periods.
b. What are the types of housing needed and for how many individuals/families in the
next 1-5 years? In the next 6-10 years?
c. What kinds of supportive services are needed and for how many individuals in the next
1-5 and 6-10 year time horizons?
Consultant services are sought to both quickly and clearly:
1. Detail the specifics (including funding of construction, ongoing maintenance, and operations ) of the
more immediate project (Task 1) while “pandemic” funding remains available, and
2. Determine the housing and supportive services priorities and funding options that should guide
future actions to prevent homelessness.
EXISTING DATA AND INFORMATION
A. HMIS
B. Shelter bed usage numbers (2020-present)
C. Survey results of supportive services provided by local organizations and agencies
D. Other?

DELIVERABLES, SCHEDULE, & ESTIMATED COSTS
Task 1: Specific Supportive Housing Project(s)
A. HSC staff will share data listed above.
B. Consultant will review data, focusing on chronic homeless including repeat and long-term
shelter users, and advise if any additional data or other information are believed to be available
and useful for the effort.
C. HSC staff will use contacts to set up meetings for consultants with key stakeholders.
D. Consultant will prioritize sharing recommendation for population to be served and the services
and unit types needed with HSC staff for vetting before developing budget and financing details.
E. Consultant will review and share funding opportunities for construction, ongoing maintenance,
and operations, noting time sensitive one-time opportunities as well as recurring or open-ended
funding sources.
F. Consultant will present draft materials to stakeholders and work with HSC staff to review and
advise on comments received to determine what, if any, revisions are needed.
Consultant Deliverables:
1. Brief weekly status update by phone, online meeting, or brief email with HSC staff lead
2. Preliminary development program, including details such as those below with a brief rationale
for their basis:
a. Population(s) to be served (ex. single adults, youth, those using specific services such as
Safety Net, etc.) and if mixing, how best to do so for safety and compatibility
b. Housing type (ex. building single room occupancy units, 1-bedroom apartments, etc.)
c. Number of units in the building
d. Supportive services details for project
i. Recommendations of potential provider(s)both local and outside of Tompkins
County
ii. Any related space needs for offices, consultation space, etc.
e. Estimated square footage needed to accommodate housing units, common spaces, and
services
i. Feasibility of renovating existing structures vs. new construction
f. Recommended location(s)
i. Noting if there are specific transportation needs associated with the options
that aren’t currently available with existing services
3. Preliminary development budget with estimated costs
4. Preliminary financing plan with uses and sources of funds for construction, maintenance, and
operations
a. Application timeline, prioritization, and indication of allowable applicants (ex. City of
Ithaca, Tompkins County, HSC, nonprofit developer, etc.) for funding sources
recommended
b. Indication of what funding sources could be applied for with help of a grant consultant
and estimated costs to do so
c. Indication of likely funding gap that would need to be covered through local sources in
order for a project to be feasible
5. Pro forma Excel spreadsheet
6. Meeting with HSC and stakeholders to discuss recommendations and answer questions
pertaining to their details.
7. [optional additional pieces to consider: examples of similar projects from other communities –
with a preference for those in NY; recommendations for potential developers to partner with or
at least consult]

Task 2: Priorities for Housing and Supportive Services to Prevent Homelessness
A. HSC staff will have ready data listed above.
B. Consultant will review data, consider what impact the proposed project in Task 1 would have on
the homeless population, and advise if any additional data or other information are believed to
be available and useful for this task.
C. Consultant will work with HSC staff to set up any additional meetings believed critical to
informing recommendations.
D. Consultant will prioritize sharing recommendation for populations to be served and the services
and unit types needed with HSC staff for vetting before proceeding with initial draft report.
E. Consultant will review and share funding opportunities for construction, ongoing maintenance,
and operations, noting time sensitive one-time opportunities as well as recurring or open-ended
funding sources.
F. Consultant will present draft materials to stakeholders and work with HSC staff to review and
advise on comments received to determine what, if any, revisions are needed.
Consultant Deliverables:
A. Housing and Supportive Services Priority List, including:
a. A brief description of the role each housing type and/or service plays in preventing
homelessness, indicating if this is of particular importance for particular populations
b. A brief rationale of the level of importance placed on the particular housing or service
c. List of existing local entities providing such housing and/or services
d. List of any additional entities who might be capable of and interested in providing
particular housing and/or services
e. Potential costs associated with particular housing and services
i. existing funding sources (including construction, maintenance, and ongoing
operations)
ii. potential additional funding sources (and timing considerations)
iii. known funding gaps that would likely need to be filled with local dollars
B. Recommended timeline for pursuing new/expanded housing and services on the Housing and
Supportive Services Priority List
PROJECT MANAGMENT
• HSC will work directly with consultant and have direct oversight of the project.
• HSC and consultant will agree on the original scope of the project including timeline and cost.
Any additions to the original scope of work or any additional costs must be made in writing and
agreed upon by the project steering committee.
• The project steering committee will be made up of representatives from HSC, the Continuum of
Care, Tompkins County and the City of Ithaca. The steering committee will agree on the scope of
work, the original draft and the final report.
• The steering committee will be available to help connect the consultant with relative
stakeholders where possible.
Timeframe: Preliminary report with HSC and oversight team due November 1, 2021. Final report due
December 15, 2021
Estimated Cost:

Proposed Resolution
Ithaca Urban Renewal Agency
August 26, 2021
Consent to Subordinate IURA 2nd Mortgage on Property Located at 209-217 W. MLK/W. State
Street (PB-LF, #2 State Theatre)
Whereas, on January 22, 2009, the Ithaca Urban Renewal Agency (IURA) approved a loan
$458,500 to State Theatre of Ithaca, Inc. (STI) to acquire and operate the State Theatre, and
WHEREAS, the IURA loan is secured by the following collateral:
• 1st mortgage lien on the State Theatre building property located at 117 W. State Street.
• 2nd mortgage lien on property located at 209-17 W. State Street.
WHEREAS, 209 State Street Associates, LLC, seeks to refinance the first mortgage loan on 20917 W. State Street, and requests the IURA consent to subordinate its mortgage lien to the new
loan not to exceed the lesser of $675,000 or 75% of appraised value, and
WHEREAS, as of June 30, 2021, the outstanding principal balance of the STI loan is $326,576.52,
and
WHEREAS, the assessed value of the State Theatre property at 117 W. State Street is
$1,850,000, and
WHEREAS, the appraised value of the property located at 209-217 W. State is estimated to
exceed $900,000, and
WHEREAS, the estimated collateral value of the mortgages securing the IURA loan after
proposed refinancing is substantially more than the outstanding loan balance, and
WHEREAS, at their August 18, 2021, meeting, the Economic Development Committee reviewed
this matter and recommended the following; now, therefore, be it
RESOLVED, that the IURA hereby consents to subordinate its existing subordinate mortgage on
209-217 W. State Street property (also known as the Family Medicine building) to new
financing from the existing first mortgage lender Tompkins Trust Company in an amount not to
exceed $675,000, and be it further
RESOLVED, that IURA Chairperson, upon the advice of IURA legal counsel, is hereby authorized
to execute all necessary and appropriate documents to implement this resolution, including,
but not limited to, executing an intercreditor agreement.

Proposed Resolution
IURA
August 26, 2021
Inlet Island Urban Renewal Project – Request for Common Council Clarification
WHEREAS, on August 4, 2021, the City of Ithaca Common Council (“Common Council”) reviewed the
IURA’s recommendation to pursue an urban renewal project based on the conceptual development plan
submitted from Finger Lakes Development, LLC, and
WHEREAS, the Common Council adopted a resolution authorizing transfer of certain City-owned lands on
Inlet Island to the IURA for the purpose of structuring a proposed urban renewal project with Finger Lakes
Development, LLC, after amending the resolution to add the following requirement:
•

Commitment by the Developer to include ground floor active use and maintain the
proposed number of affordable housing units, and

WHEREAS, the developer and IURA have raised concerns about interpretation about the amendment, and
WHEREAS, the developer agrees to commit to develop strategies and programming on Inlet Island to
enhance ground-level activity and attract residents to Inlet Island, but indicates they cannot commit to
ground-floor commercial uses in either the proposed affordable housing building or the hometel building
because of the potential negative impact on the financing for both buildings and because of the
questionable financial feasibility of small year-round commercial uses in the ground floors, and
WHEREAS, introducing ground floor active use in the affordable housing building will create a financial
challenge for INHS to secure financing for their project as funding regulations require commercial uses to
be separately financed and guaranteed, and
WHEREAS, as the proposed hometel will provide managed apartments that include full kitchens for rent
on a short-term or long-term basis with minimal on-site staffing, the addition of ground floor commercial
uses will tend to increase the size of the building, and increase parking demand, and complicate financing,
and
WHEREAS, the Developer’s proposal includes several strategies to increase ground-level activity and
create attractions for City residents in the so-called Coast Guard Auxiliary building, public waterfront
amenities, and thru programming of outdoor spaces for seasonal enterprises, and
WHEREAS, the IURA is unclear if the City of Ithaca Common Council expects ground floor active use for
the hometel and/or affordable housing buildings as a condition for approval of an Inlet Island urban
renewal project or whether such ground floor active use is one example of a means to achieve an
objective to increase ground-level activity and attract City residents to the Island; now, therefore, be it
RESOLVED, the IURA hereby requests the City of Ithaca Common Council to clarify its 8/4/21 guidance
regarding the Inlet Island urban renewal project, and be it further
RESOLVED, that the IURA prefers the following alternative development objective for the urban renewal
project:
Ground-Level Activity: Commitment by the Developer to include strategies to enhance
ground-level activity and attract residents to the Inlet Island waterfront without reduction
in the amount of affordable housing in the Project.

5.4 lnlet lsland Urban Renewal Proiect , Authorize Transfer of CiW-Owned
Properties to IURA - Action
By Alderperson Murtagh: Seconded byAlderperson Smith
WHEREAS, the lthaca Urban Renewal Agency (IURA) and the City of lthaca
collectively own approximately 3 acres of underutilized land on lnlet lsland (Project
Site), and
WHEREAS, an lnlet lsland urban renewal project proposed by Finger Lakes
Development, LLC failed to gain Common Council endorsement in 2008, and
WHEREAS, in 2020, the IURA received two unsolicited proposals for development
at the Project Site, and
WHEREAS, the IURA and Common Council rescinded the 2006 preferred developer
and sponsor status of Finger Lakes Development, LLC to clarify that the IURA will
use a competitive process open to all developers to propose conceptual
development plans for the Project Site, and
WHEREAS, in March 2021 , the IURA issued a Request for Expressions of lnterest
(RFEI) for conceptual development proposals at the Project Site, and

WHEREAS, the objective of the RFEI process was to identify if any respondent's
schematic plan and development program offer sufficient community benefits to gain
conceptual approval from both the IURA and Common Council as the basis for a
proposed urban renewal project to redevelop the Project Site, and
WHEREAS, the IURA sought an urban renewal project that will improve the
physical, social, and economic characteristics of the project site and surrounding
area, and advance goals and objectives of the 2015 City's comprehensive plan, and
its Waterfront Plan chapter adopted in 2019, and
WHEREAS, fhe Wateiront Plan encourages the following land use objectives
/ Mixed-usedevelopment
r' Housing opportunities at all income levels
/ Public access to the waterfront
/ Better multi-modal connections
r' Vibrant waterfront, and

WHEREAS, RFEI responses were received from
1. Waterfront Alchemy, LlC/Strategic Elements
2. Finger Lakes Development, LLC
3. Visum Development Group, LLC and
WHEREAS, at its June 2021 meeting, the IURA affirmed its Economic Development
Committee's recommendation by selecting the conceptual development plan

submitted by Finger Lakes Development, LLC (FLD) as its top-ranked conceptual
development plan for an lnlet lsland urban renewal project, and
WHEREAS, the IURA further concluded that the FLD proposal offered strong
potential to improve the physical, social, and economic characteristics of the project
site and surrounding area, and advance goals and objectives of the 2015 City's
comprehensive plan, and ils Wateiront Plan chapter adopted in 2019, subject to the
following:
r Commitment from the developer to share environmental clean-up costs; and
. Clarification of Finger Lakes Boating Centels commitment to make
improvements, in terms of visual access and limited boat storage;
. Commitment by the developer to address the U.S. Coast Guard Auxiliary's
need to maintain its water access and continued operations; and
. Commitment by the Developer to include ground floor active use and maintain
proposed number of affordable housing units
Note: highlighted text added as amendment
and,
by Common Council, 8/4/21

WHEREAS, to indicate conceptual support to pursue an urban renewal project with
FLD based on their conceptual development proposal, the IURA requests the City of
Ithaca Common Council provide the IURA with site control of certain City-owned
properties on lnlet lsland; now, therefore be it
RESOLVED, That the City of lthaca Common Council hereby authorizes transfer of
the following City-owned properties on lnlet lsland to the lthaca Urban Renewal
Agency, via an option agreement, for the purpose of structuring a proposed property
sale and development agreement with Finger Lakes Development, LLC to undertake
an urban renewal project subject to approval by Common Council:
Tax parcel map 1143.-1-4, former Agway Fuels property
Tax parcel map #52.-1-1.2, 446 Taughannock Blvd.
Tax parcel map #43.-1-6, discontinued segment of Old Taughannock Blvd.
Tax parcel map #43.-1-5, 508 Taughannock Blvd. (subject to acquisition from
New York State)
and, be it further

.
.
.
.

RESOLVED, That the purchase option agreement may only be exercised upon
Common Council approval of an lnlet lsland urban renewal project, and, be it further
RESOLVED, That the Mayor, subject to review by the City Attorney, is hereby
authorized to implement this resolution, including execution of any and all
instruments necessary to execute an option agreement with the IURA.

STATE OF NEW YORK
COUNTY OF TOMPKINS
CITY OF ITHACA

SS

l, Julie Conley Holcomb, City Clerk of the City of lthaca, do hereby certify that the
foregoing resolution is a true and exact copy of a resolution duly adopted by the
Common Council of said City of lthaca at a regular meeting held on the 4th day of
August 2021, and that the same is a complete copy of the whole of such resolution.
lN WITNESS WHEREOF, I have hereunto set my hand and the Corporate Seal of the
City of lthaca, this 18th day of August 2021.

.-\v.
--

/--

\
Julie Conley Holcomb,
City Clerk
City of lthaca, New York

Proposed Resolution
IURA
August 26, 2021
Inlet Island Urban Renewal Project – Exclusive Negotiation Agreement
WHEREAS, on June 24, 2021, the IURA to selected Finger Lakes Development, LLC (“FLD”) as a qualified
and eligible sponsor (“Preferred Developer”) to undertake an Inlet Island urban renewal project subject to
the City of Ithaca Common Council (“Common Council”) authorization to transfer City-owned lands to the
IURA via a contingent option agreement, and
WHEREAS, on August 4, 2021, the Common Council authorized transfer of certain City-owned lands on
Inlet Island to the IURA for the purpose of structuring a proposed urban renewal project, and
WHEREAS, an Exclusive Negotiation Agreement (“ENA”) will structure negotiations and responsibilities
between the IURA and Preferred Developer to develop a proposed Disposition and Development
Agreement (“DDA”) to convey real property to the Preferred Developer to undertake a specific
development project for the urban renewal project, and
WHEREAS, at their August 18, 2021, meeting, the IURA Economic Development Committee reviewed a
draft ENA and recommends the following; now, therefore, be it
RESOLVED, that the IURA hereby authorizes the IURA Chairperson, subject to review by IURA legal
counsel, to execute Exclusive Negotiation Agreement, dated August 23, 2021, with Finger Lakes
Development, LLC.
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August 23, 2021

EXCLUSIVE NEGOTIATION AGREEMENT
Inlet Island Urban Renewal Project
Various Properties located North of Rt. 89 on Inlet Island, Ithaca, NY
AGREEMENT made this ________ day of August 2021, by and between the ITHACA URBAN RENEWAL
AGENCY, a New York urban renewal agency created pursuant to general municipal law, with offices at 108
E. Green Street, Ithaca, NY 14850 (the “Agency” or “IURA”), and FINGER LAKES DEVELOPMENT OF
ITHACA, LLC, a New York limited liability corporation, with a principal office at 1721D North Ocean
Avenue, Medford, New York 11763 (the “Developer” or “FLD”), according to the terms and provisions set
forth below.
WHEREAS, pursuant to resolutions adopted by the IURA on June 24, 2021, and by Common Council on
August 4, 2021, the IURA designated Finger Lakes Development of Ithaca, LLC as the preferred developer
and a qualified and eligible sponsor pursuant to Section 507 of General Municipal Law, to potentially
acquire real property located on Inlet Island for the purpose of implementing an urban renewal project
approved by the Common Council for the City of Ithaca, the “Project” and
WHEREAS, the primary purpose of this Exclusive Negotiation Agreement (“ENA”) is to provide the
Developer with an exclusive opportunity to undertake feasibility analysis of their conceptual development
project and negotiate terms for a proposed binding Disposition and Developer Agreement (“DDA”) that
will govern the real estate transaction and development of the Project, including Developer and Agency
obligations and contingencies, and
WHEREAS, such preferred developer and sponsor status shall terminate at the expiration of this
agreement unless the Developer executes a DDA, and
WHEREAS, the Project site may include the following publicly-owned parcels on Inlet Island for possible
conveyance to FLD:
• Tax parcel map #43.-1-4, former Agway Fuels property
• Tax parcel map #52.-1-1.2, 446 Taughannock Blvd.
• Tax parcel map #52.-1.1, 416 Taughannock Blvd.
• Tax parcel map #52.-1.3, 410-426 Taughannock Blvd.
• Tax parcel map #43.-1-6, discontinued segment of Old Taughannock Blvd.
• Tax parcel map #43.-1-5, 508 Taughannock Blvd., subject to acquisition from New York
State, these six (6) tax parcels collectively known as the “Project Site”, and
WHEREAS, the proposed urban renewal project includes improvements at the following parcels on Inlet
Island:
• Tax parcel map #43.-1-1, 525 Taughannock Blvd., owned by Marina Realty of Ithaca, LLC
• Tax parcel map #43.-1-2, 419-519 Taughannock Blvd., owned by Marina Realty of Ithaca, LLC
• Tax parcel map #43.-1-3, Look-Out Point, owned by New York State; these three (3) tax
parcels collectively known as the “Additional Parcels,” and
WHEREAS, the parties agree that the response to the IURA Request for Expressions of Interest, including
the conceptual development proposal contained therein, submitted by FLD to the IURA on 4/7/21
attached hereto as Schedule A (“Conceptual Development Plan”) shall form the basis for the Project,
Page 1 of 11

subject to project feasibility and modifications as approved by the IURA and the City of Ithaca Common
Council, and
WHEREAS, by resolution of June 24, 2021, the IURA authorized the IURA Chairperson, subject to review
by IURA legal counsel, to execute an Exclusive Negotiation Agreement with FLD for the purpose of
structuring a proposed DDA to convey and develop the Project Site for consideration by the IURA, and
WHEREAS, any DDA is subject to approval by both the Agency and the City of Ithaca Common Council,
NOW, THEREFORE, in the consideration of the mutual promises herein contained, the parties do hereby
agree as follows:
I.

Negotiation
A. Good Faith Negotiations
The Agency and the Developer agree for the period set forth below to negotiate diligently and in good
faith to prepare the Disposition and Development Agreement (“DDA”) to be entered into between
the Agency and the Developer to implement a mutually agreed upon urban renewal project located
at the Project Site. However, by entering into this Exclusive Negotiation Agreement (“ENA”), the
parties are not required to enter into a DDA.
The goal of the negotiations is to resolve feasibility issues to implement the Conceptual Development
Plan submitted by the Developer and finalize business terms to be included in a proposed DDA. The
DDA shall include a Terms Sheet that identifies the negotiated terms and conditions of the
development transaction between the Agency and the Developer. Terms shall include: Project
elements, business deal points, performance milestones, financial obligations, schedule, and
purchase terms.
B. Exclusive Negotiations
Agency agrees not to negotiate potential sale or development of the Project Site with any other
developer for the duration of this ENA.
C. Period of Negotiations
The parties agree to negotiate in good faith for the longer of the period of time covered by the
milestones of this agreement or the 180-day period on the terms for the proposed DDA with the
following milestones; each of the stated periods beginning with the Milestone established in step “4”
shall begin to run as of the date of the Developer’s receipt of all of the appraisals of each of the parcels
constituting the Project Site:
Step
1

Day
45

2

45

3

60

Milestone
Developer/IURA request for clarification by Common Council of Ground
Level Activation issue
IURA to acquire confirmation by DEC of its willingness to convey DEC
owned tax parcel 43.-1-5 (508 Taughannock Blvd) to City with No Further
Action letter or equivalent
City Request for Appraisal – based upon preliminary completion by
developer of III.A.1-3
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4

100

Developer submission of proposed development program and associated
information, including completion of section III.A.1-7 within 100 days of
receipt of appraisal

POST STEP #4 SCHEDULE – FOLLOWING DEVELOPER SUBMISSION OF DEVELOPMENT
PROGRAM
**Hereinafter days enumerated after Step 4 - Developer submission of development program.
5
30
IURA submits proposed DDA to Developer
6
45
Developer executes proposed DDA or submits counteroffer #1
7
60
IURA submits proposed DDA in response to counteroffer
8
75
Developer executes proposed DDA or submits counteroffer #2
9
90
IURA submits proposed DDA in response to counteroffer
10
105
Developer executes proposed DDA or ENA terminates
Upon receipt of Developer submissions required in section III.A. of this ENA, Agency shall submit a
proposed DDA to the Developer no later than 30 days from receipt of such submission. If on the 15th
business day from receipt of a proposed DDA, the Developer has not signed and submitted the IURAproposed DDA, then this ENA shall automatically terminate. Either the Developer or the Agency may
request an extension of this exclusive negotiation period. The Agency, at its sole discretion, will
determine whether reasonable and sufficient progress has been made toward fulfillment of the
requirements of this document in its consideration of an extension. The Agency will prepare the DDA
and submit it to the Developer for review and comment.
Notwithstanding the above time limit for automatic termination of the ENA following Agency
submission of a proposed DDA, the time limits shall be extended as follows if the Developer submits
a written counteroffer in response to the proposed DDA within 15 business days of receipt of the
proposed DDA from the IURA:
Counteroffer extension period #1
• A 15-business day extension for Agency submission of proposed DDA in response to
counteroffer #1
• A 15-business day extension for Developer to execute the proposed DDA or submit written
counteroffer #2
Counteroffer extension period #2
• Up to a 15-business day extension for Agency submission of proposed DDA in response to
counteroffer #2
• Up to a 15-business day extension for Developer to execute the proposed DDA
If the DDA is so signed and submitted by the Developer within the authorized time period of
negotiation, then this ENA is extended for an additional 120 days from the date of such submittal to
enable: (1) a Public Hearing be held to gain public input on the proposed DDA; (2) the City of Ithaca
Board of Public Works to determine whether any City property to be conveyed for the Development
is surplus for public works purposes; (3) the Agency to determine whether it desires to enter into such
a DDA and recommend Common Council approval; and (4) an optional request to the City of Ithaca
Common Council (“Common Council”) for a preliminary, non-binding determination whether it
intends to approve, seek modifications, or reject the DDA, subject to completion of environmental
review.
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If the Developer has not submitted a substantially complete City of Ithaca Environmental Review
application to the Planning and Development Board Agency, acting as Lead Agency, within 100 days
following the above 120-day period or the IURA has authorized an extension of this ENA, then this
ENA shall automatically terminate along with any and all rights and obligations under this agreement.
D. Environmental Review
Execution of the DDA is a Type I action subject to the City of Ithaca Environmental Quality Review
Ordinance (“CEQR”), therefore the City of Ithaca Planning and Development Board, acting as Lead
Agency, must complete the review under CEQR (the “Environmental Review”) prior to Common
Council consideration to approve a proposed DDA. Upon submission of a substantially complete
application for the Environmental Review, this ENA automatically shall be extended for an additional
150 days to allow for preparation and conduct of Environmental Review. Following determination of
a Negative Declaration of Environmental Significance by the Lead Agency, this ENA automatically shall
be extended for 60 days from the date of such determination to seek final approval of Common
Council and Agency execution of the DDA.
If the Environmental Review has not been completed by such 150th day, then this ENA shall
automatically terminate along with any and all rights and obligations under this agreement. The
Developer may request an extension of the 150-day Environmental Review period. The Agency, at its
sole discretion, will determine whether reasonable and sufficient progress has been made toward
fulfillment of the requirements of this document in its consideration of an extension.
II. Proposed Development
A. Development Program
The proposed development program to be negotiated is anticipated to include the following major
elements:
1. Affordable Housing: An approximately 56-unit affordable housing project, with the majority
of units serving households earning between 30-60% of Area Median Income (AMI);
2. Hometel: A hometel with rental units that include functional private kitchens and bathrooms,
not to exceed 88 units.
3. Public Waterfront Access & Amenities: Improvements to support and expand public
waterfront access, including but not limited to: (A) a new public pier at Look-Out Point, (B)
public docks for launching paddle craft boating, (C) extension of the Cayuga Waterfront Trail
spur (East-West south of Boatyard Grill and Coast DEC/Coast Guard Aux building) to create a
loop route at the north end of the Island, and (D) provision of open green space adjacent to
the Cayuga Waterfront Trail.
4. Environmental Remediation: Remediation of subsurface environmental contamination in the
vicinity of former Agway Fuels site presumed to result from a former bulk fuel storage use
prior to City property acquisition of the site.
5. Enhanced Marina Operations: Building and site improvements to facilitate continued viability
of existing Finger Lakes Boating Center water-dependent activities and enhance visual access
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to the Cayuga Inlet waterfront. Installation of a rooftop solar installation on the Finger Lakes
Boating Center (and possibly other buildings) if feasible.
6. Retention of U.S. Coast Guard Auxiliary Flotilla 2-2: Reasonable accommodations will be
offered by the Developer to meet the needs of the U.S. Coast Guard Auxiliary to continue
their boating education programs, safety patrols, and boater safety activities on Inlet Island.
7. Ground-Level Activity – Strategies and programming will be incorporated into the Project to
enhance ground-level activity on Inlet Island and attract City residents to the Cayuga
Waterfront Trail on Inlet Island in a manner that does not result in reduced affordable housing
contained in the project.
8. Shared Public Parking – Dedication of at least 80 parking spaces for use by the general public.
B. Development Policies
The proposed development to be negotiated shall conform to the following policies/commitments:
1. City of Ithaca Zoning Ordinance;
2. City of Ithaca Waterfront Design Guidelines;
3. Provision of a minimum 30% local construction labor participation in any construction
activities that receive incentives from the Tompkins County Industrial Development Agency;
4. Commitment to pay employees of the hometel a living wage as determined by AFCU; and
5. Development and implementation of a shared parking plan, including at least 80 parking
spaces available to the general public to support existing businesses on Inlet Island.
C. Essential Terms & Conditions
The essential terms and conditions of any such DDA entered into with the Developer shall be in
conformance with the following requirements:
1. The Developer shall purchase the Property from the Agency. The sale will occur after the
Developer has satisfied Agency contingencies including, but not limited to: Site Plan Approval,
and demonstration that sufficient financing has been secured to complete the project in the
form of a written loan or equity commitment letter, as specified in the DDA.
2. The Developer shall design and construct the improvements on the Project Site, at its own
cost and expense, in accordance with a Schedule of Performance Milestones, reasonable to
be achieved to be negotiated as part of the DDA, and in accordance with plans and
specifications prepared by the Developer and approved by the Agency.
3. The Developer shall design and construct all agreed upon infrastructure improvements within
the real property boundaries necessary for completing and operating the Project subject to
provision of sufficient municipal utilities and the existing roadway. Other improvements
proposed within the road right-of-way or on public property shall be the responsibility of the
Developer.
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4. The Developer shall secure all necessary planning, zoning, building, and other entitlement
approvals at its own cost and expense.
5. The Developer, working in conjunction with the Agency, shall prepare all required
environmental analysis to comply with the City of Ithaca Environmental Quality Review
Ordinance at its own cost and expense.
6. The Agency shall convey the Project Site to the Developer for a sales price equal to fair market
land value, taking into consideration anticipated costs of environmental remediation, with
potential reductions in the sales price subject to negotiation in recognition of public benefits
and public infrastructure to be received from the Project.
III. Developer & Agency Responsibilities
A. Developer Responsibilities
The Developer shall have up to 100 days from the Developer’s receipt of all of the appraisals of each
of the parcels constituting the Project Site to provide the Agency with the following information,
satisfactory to the Agency:
1. Development Program - An updated development program summarizing the development
plan quantitatively, including but not limited to:
• Housing units by unit size and target income range
• Hometel units by unit size
• Physical changes to the Finger Lakes Boating Center facility, if any
• Total parking spaces, specifying private and public parking spaces
• Identification of locations of boat storage on Inlet Island by season
• Improvements to support and expand public waterfront access
• Improvements to enhance multi-modal mobility and connections
2. Site Plan – an updated preliminary site plan showing the preliminary building footprints and
zoning compliance analysis.
3. Environmental Site Investigation - Conduct a site analysis to characterize environmental
conditions and the presence and extent of contamination at the Project Site sufficient to
develop and submit a preliminary cost estimate to remediate subsurface contamination.
4. Purchase Price – Proposed purchase price for public real property to be acquired from the
IURA along with justification for price if less than fair market value determined by appraisal.
5. Budget – Itemized preliminary budget for Project, separating out FLD expenses from expenses
of other parties, such as INHS.
6. Financing Plan - An updated preliminary financing plan including a sources of funds statement
for FLD, and a FLD project financial pro forma, including assumptions regarding projected loan
terms.
7. City Actions – Identify any special approvals, actions, maintenance responsibilities, and/or
investments or fees waived by the City of Ithaca necessary for project completion and success.
B. Agency Responsibilities
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The Agency shall:
1. Act in good faith to resolve negotiation issues listed below, and advocate and coordinate with
other parties to resolve feasibility issues for the Development.
2. Cooperate fully in providing the Developer with appropriate information and assistance,
including granting rights of access to the Project Site for investigation, including for soil and
ground water sampling and analysis, and granting property owner authorization to submit
applications for Project approvals.
3. Commission appraisals to estimate fair market value of publicly-owned parcels within the
Project Site.
4. In conjunction with the City of Ithaca, negotiate for potential purchase of 508 Taughannock
Blvd. property from New York State for incorporation into the Project.
5. Research ownership status and easements, whether recorded or prescriptive of the
discontinued portion of Taughannock Blvd. (tax map parcel #43.-1-6) reputedly owned by the
City of Ithaca. Status to be provided to Project site appraiser.
6. Submit a proposed DDA for consideration for execution by the Developer prior to expiration
of the ENA upon receipt of Developer submissions pursuant to section III.A. above.
IV. Issues to Be Resolved
The following development and feasibility issues are to be resolved during the term of the ENA:
A. Project Massing – height & size of buildings are required to generate sufficient income to finance
the Project without reducing proposed public amenities;
B. Final Project Site – Establishment and/or update of surveyed property boundaries of site(s) to be
conveyed for development;
C. Public Parking - Approach to managing public parking, including ownership, operations,
management, maintenance, and fee structure.
D. Public Street Circulation Plan – Feasibility of proposed circulation plan.
E. Marina Operations - Commitment from Finger Lakes Boating Center, LLC to specific building
improvements and limited boat storage on Inlet Island.
F. Ground-Level Activity - Adequacy of proposed strategies to enhance ground-level activity and
attract residents to the Inlet Island waterfront without reduction in the amount of affordable
housing in the Project.
G. Renewable Energy - Feasibility of roof-mounted solar installations.
H. Affordable Housing – Necessary discount from fair market value of land parcel designated for
affordable housing to be competitive for LIHTC funding.
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I.

Coast Guard Auxiliary Operations - Adequacy of plan to address the U.S. Coast Guard Auxiliary
Flotilla 2-2’s needs to continue their boating education programs, safety patrols, and boater safety
activities.

J.

NYSDEC commitment to convey tax map parcel # 43.-1-4 to City along with transfer of the existing
dock permit to either FLD or the City for use as a public dock. As parcel is contiguous to a
brownfield, the presence and extent of subsurface environmental contamination, if any, is
necessary to establish a fair market value of the property.

K. NYSDEC waiver of infringement upon NYSDEC 25’ Flood Control Channel public access easement
by the existing building currently occupied by the Coast Guard Auxiliary Flotilla 2-2.
L. NYSDEC waiver of infringement upon NYSDEC 25’ Flood Control Chanel public access easement
by the building currently occupied by the Coast Guard Auxiliary building.
M. Mobility – Incorporation of multi-modal mobility connections to facilitate car-free living and
visitation without the need to park an automobile on Inlet Island.
N. Public Easements - Future public access easements, including but not limited to:
• Enhancing access to the existing Waterfront public promenade (DEC public access easement),
and,
• Completion of loop through Lookout Point from East side of Taughannock Boulevard south of
Boatyard Grill to West side of Taughannock Boulevard and connecting back through to DEC
public access easement along Flood Control Channel.
VII. Developer Disclosures
A. The Developer
The Developer is:
Finger Lakes Development of Ithaca, LLC
B. Principals of the Developer
The principals of the Developer are as follows:
•
•

Jeffrey Rimland, Managing Member
Steve Flash

C. Developer Point of Contact
The Developer has designated the following person(s) to negotiate the DDA with the Agency, and to
engage in activities necessary to determine the feasibility of the Development:
•

Steve Flash

D. Developer Disclosures
The Developer is required to make full disclosure to the Agency of its principals, officers, stockholders,
partners, joint venturers, and all other pertinent information regarding the Developer and its
associates.
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VIII. Developer Right of Access Project Site
IURA hereby grants to Developer, and Developer’s authorized agents and contractors, the right to access
and inspect the Site during regular business hours and conduct due diligence activities. Authorization for
any invasive activities, such as soil and groundwater sampling and analysis, and foundation or
archeological investigation, shall require prior written approval of the property owner to be obtained by
IURA, but such approval shall not be unreasonably withheld conditioned or delayed.
IX.

Costs & Expenses

Each party shall be responsible for its own costs and expenses in connection with any activities and
negotiations undertaken in connection with the performance of its obligations under this ENA.
X. Assignment
Developer represents that its rights, obligations, and duties under this Agreement shall not be assigned in
whole or in part, without prior written authorization of the IURA, except as follows: Developer may assign
this Agreement to an affiliated entity to be formed, having the same principals as Finger Lakes
Development of Ithaca, LLC upon submission by Developer to the Agency of the following information:
•

The name and address of the designee, its Certificate of Incorporation and 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.

XI. General Provisions
A. Workers’ Compensation & Disability Insurance
As a condition for entry into this Agreement, Developer shall present evidence to the IURA that
Developer provides the minimum levels of workers’ compensation and disability insurance coverage
required by the State of New York, or that such coverage is not required.
B. Notices
Any notices required or desired to be delivered in connection with this Agreement shall be delivered
by hand or by United States Postal Service first-class mail, postage pre-paid, or by nationally
recognized overnight delivery service, to the parties at their addresses set forth above, and in the case
of any notices to Agency, with a copy to: Mariette Geldenhuys, Attorney & Mediator, 103 West Seneca
Street, Suite 301, Ithaca, NY 14850; and in the case of any notices to Developer, with a copy to Randall
Marcus, Bousquet Holstein, 200 East Buffalo Street, Ithaca, NY 14850.
C. Governing Law & Jurisdiction
This Agreement shall be governed in all respects by the internal laws of the State of New York as
applied to agreements entered into among New York residents to be performed entirely within New
York. The parties hereto agree that the exclusive venue and place of trial for the resolution of any
disputes arising in connection with the interpretation or enforcement of this Agreement shall be the
Supreme Court, Tompkins County in Ithaca, New York with venue in Tompkins County, New York.
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D. Counterparts & Electronic Execution
This Agreement may be executed in any number of counterparts, each of which shall be enforceable
against the parties actually executing such counterparts, and all of which together shall constitute one
instrument. Execution and/or delivery of counterparts of this Agreement in electronic format,
whether via facsimile, e-mail, or otherwise, will have the same legal effect as execution and/or
delivery of original paper counterparts.
E. Severability
In the event that any provision of this Agreement becomes or is declared by a court of competent
jurisdiction to be illegal, unenforceable, or void, this Agreement shall continue in full force and effect
without said provision; provided that no such severability shall be effective if it materially changes the
economic benefit of this Agreement to any party.
F. Titles & Subtitles
The titles and subtitles used in this Agreement are used for convenience only and are not to be
considered in construing or interpreting this Agreement.
G. Entire Agreement
This Agreement is the entire agreement between Agency and Developer concerning the subject
matter hereof until such time as the parties enter into the DDA or any other agreement referred to
herein or therein. No prior representation or agreement shall be binding on the parties, other than
as set forth herein, and no modification of this Agreement shall be binding unless in writing and
executed on behalf of the party to be bound.

(Left intentionally blank)
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IN WITNESS WHEREOF, Agency and Developer have executed this Agreement as of the date set opposite
their signatures.
DEVELOPER:
Finger Lakes Development of Ithaca, LLC
By:_______________________________
Jeffrey Rimland, Managing Member

Date:________________________

AGENCY:
Ithaca Urban Renewal Agency
By: _______________________________
Svante L. Myrick, Chairperson

Date:________________________

Attachments
Schedule A. FLD RFEI submission
Schedule B. Schedule of ENA Deadlines (see below)
Day
Start of ENA
timeline
Up to #100
Up to #145

Extension Period
NA

Up to #205

60 days

Up to #325

120 days

Up to #425

100 days

Up to #525

100 days

Up to #585

60 days

Up to #585

NA
NA

Deadline
City submits appraisals of publicly-owned parcels to
Developer
Developer submission of development program
IURA submits proposed DDA to Developer for signature – ENA
terminates unless Developer signs proposed DDA or
Developer submits counteroffer
If Counteroffers – ENA terminates if proposed DDA not
executed by Developer
Public hearing, BPW approval, IURA approval, nonbinding CC
determination – ENA terminates if IURA does not endorse
proposed DDA
CEQRO submission for environmental review – ENA
terminates FEAF not submitted by Developer
Environmental Determination – ENA terminates if no
determination
CC approval of IURA-recommended DDA – ENA terminates if
CC does not approve
IURA execution of DDA
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Proposed Resolution
Ithaca Urban Renewal Agency
August 26, 2021
1st Amendment to 2021 Legal Services Contract - Sulimowicz

Whereas, the IURA executed a 2021 contract for independent contractor legal services with
Mariette Geldenhuys, Attorney-at-Law, at a maximum hourly rate of $175 per hour with the
total amount not to exceed $6,000, and
Whereas, due to the April retirement of Richard Ruswick of Levene Gouldin & Thompson,
LLP, who has previously represented the IURA on Low-Income Housing Tax Credits (LIHTC)
transactions involving HOME funding, Ms. Sulimowicz represented the IURA in INHS’s
Founder’s Way LIHTC transaction), and
Whereas, the Founders Way transaction has been completed, and
Whereas, the IURA legal fees on that transaction totaled $19,757.50, which was reimbursed
to the IURA by an Ithaca Neighborhood Housing Services, Inc. affiliate, and
Whereas, the IURA has received an invoice from Sulimowicz for $19,757.50; now, therefore,
be it
RESOLVED, that the IURA hereby approves amendment #1 to the 2021 independent
contractor agreement with Sharon M. Sulimowicz to increase the total contract amount not
to exceed by $19,757.50 to $25,757.20, and be it further
RESOLVED, that the IURA Chair, subject to review by IURA legal counsel, is authorized to
execute an amended independent contractor agreement for legal services to implement this
resolution.

Proposed Resolution
Ithaca Urban Renewal Agency
August 26, 2021
1st Amendment to 2021 Legal Services Contract - Geldenhuys
Whereas, the IURA executed a 2021 contract for independent contractor legal services with
Mariette Geldenhuys, Attorney-at-Law, at a maximum hourly rate of $230 per hour with the
total amount not to exceed $12,000, and
Whereas, the annual legal services contract runs from March 1, 2021 to February 28, 2022,
and
Whereas, real estate closings on the Green Street Garage urban renewal project were more
complex than anticipated and delayed from the original schedule, and
Whereas, the real estate closings with two Sponsors were completed in July, and
Whereas, the IURA incurred $14,201 in IURA legal fees on these transactions thru July 30,
2021, and
Whereas, legal fees incurred on the Green Street Garage urban renewal project will be
reimbursed from the City of Ithaca, and
Whereas, current annual legal billing from Geldenhuys totals $15,166.72 thru July 30, 2021,
and ; now, therefore, be it
RESOLVED, that the IURA hereby approves amendment #1 to the 2021 independent
contractor agreement with Mariette Geldenhuys, Attorney at Law, to increase the total
contract amount not to exceed by $10,000 to $22,000, and be it further
RESOLVED, that the IURA Chair, subject to review by IURA legal counsel, is authorized to
execute an amended independent contractor agreement for legal services to implement this
resolution.

IURA Grants Summary
July 2021

ON
SCHEDULE

HUD ENTITLEMENT ACTIVITIES
2018 CDBG Activities
14
complete 1.0 Neighbor to Neighbor Home Rehab
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
complete
ok

complete
complete
complete
complete
complete
complete
complete
ok

ok

completed
ok
completed
ok
complete
complete
ok
complete
complete
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 Upgrades14
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
17.0 Final Phase: Heating & Roofing 7
18.0 Domestic Violence Center Renovation 7, 14
Unallocated 2018 CDBG5, 14

SPONSOR

Total

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00
38,060.26
38,060.26

100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
100%
N/A
95%

INHS
The Learning Web
Catholic Charities
TCA
IURA
TBD
IURA
N/A

150,000.00
65,592.00
48,250.00
2,500.00
100,000.00
0.00
36,880.30
3,161.40
406,383.70

0.00
0.00
0.00
0.00
0.00
0.00
0.00
3,161.40
3,161.40

100%
100%
100%
100%
100%
100%
100%
N/A
99%

INHS

67,594.32
32,500.00
95,529.00
67,500.00
110,725.28
100,000.00
107,396.99
7,500.00
15,700.00
15,000.00
20,000.00
20,000.00
25,059.00
137,679.40
2,599.00
824,782.99

44,501.32
0.00
6,036.31
0.00
51,134.66
0.00
0.00
1,403.58
0.00
0.00
0.00
0.00
0.00
0.00
2,599.00
105,674.87

34%
100%
94%
100%
54%
100%
100%
81%
100%
100%
100%
100%
100%
100%
N/A
87%

INHS
INHS
The Learning Web
Catholic Charities
IURA
IURA

42,151.58
199,900.00
70,560.00
64,000.00
30,597.20
849.10
17,237.90
425,295.78

3,646.18
199,900.00
28,603.75
13,074.70
0.00
0.00
17,237.90
262,462.53

91%
0%
59%
80%
100%
100%
N/A
38%

AFCU

140,000.00
190,000.00
80,324.80
11,000.00

57,600.00
81,663.10
17,454.00
6,948.03

59%
57%
78%
37%

10,000.00
10,879.00
25,600.00
20,000.00
20,000.00
25,000.00
532,803.80

4,554.21
13.08
0.00
20,000.00
10,571.75
20,406.00
219,210.17

Total

Total

% SPENT

10,247.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00
6,794.50
6,705.50
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00
29,300.00
8,359.00
38,060.26
836,537.26

2019 CDBG Activities
1.0 Homeowner Rehab
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 Readiness9
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin
2019 CDBG Unallocated9

TOTAL
UNEXPENDED

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
Advocacy Center
N/A

2018 HOME Activities

3.0 402 South Cayuga Street
4.0 Housing Scholarship Program2
5.0 Security Deposit Assistance 6,2
6.0 Security Deposit Inspections 6
7.0 INHS Scattered Site 2 (CHDO) 6
10.0 Additional Reserve (CHDO) 6, 8
Home Admin
2018 HOME Unallocated2, 4

TOTAL
BUDGET

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
IURA

2019 HOME Activities

ok
ok
ok
ok
complete
complete

ok
ok
ok
ok

1.0 Homeowner Rehab17
3.0 Founders Way Rental
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance-Vulnerable Households3, 11, 18
18.0 HOME Admin
Home Admin (PI)10
2019 HOME Unallocated3, 11, 17, 18

Total

2019 CDBG-CV Activities
10.0 CD-RLF #46: COVID-19 Emergency SBRF
19.0 Emergency Rental Assistance Program
20.0 CDBG-CV Admin
21.0 Laundry & Internet Needs During COVID-19

ok

22.0 Ithaca CARES About Re-opening Child Care
ok
23.0 Aid for Immigrants During COVID-19
complete 24.0 DICC Child Care Center Re-Opening Assistance
ok
25.0 COVID-19 Emergency Assistance Program
ok
26.0 COVID-19 Testing for Vulnerable Populations
ok
27.0 Security Deposits for Safer Housing

Total

INHS
IURA
OAR of Tompkins County
Child Development Council of
Central NY, Inc.
Catholic Charities
DICC
The Salvation Army Assistance
The REACH Project
Catholic Charities

Page 1 of 4

54%
99.8%
100%
0%
47%
18%
59%

IURA Grants Summary
ON
SCHEDULE

July 2021

HUD ENTITLEMENT ACTIVITIES

SPONSOR

2020 CDBG Activities

ok
ok
ok
ok
ok
ok
ok
complete
complete

1.0 Small Repair Program
2.0 Founder's Way For-Sale Townhomes
4.0a Security Deposit Asst Delivery
5.0 ReUse Job Skills Training & Employment Connections
6.0 Work Preserve Job Training
7.0 Hospitality Employment Training Program
8.0 Reimagining Ithaca Community Gardens
9.0 Food Pantry Mechanical Dock Leveler
10.0 ADA Curb Ramps at West Village/Elm St Bus Stop

ok
complete
ok
ok
ok
ok

11.00 GO ITHACA Low-Income Support
12.0 2-1-15
13.0 Work Preserve: Job Readiness
14.0 Immigrant Services Program
15.0 2020 CDBG Admin13, 16
Economic Development Loan Fund12, 16

INHS
INHS
Catholic Charities
Fibger Lakes ReUSe
Historic Ithaca, Inc.
GIAC
Project Growing Hope
TCA
IURA
Center For Community
Transportation

Total

Human Services Coalition
Historic Ithaca, Inc.
Catholic Charities
IURA
IURA

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

32,500.00
27,555.84
2,500.00
75,000.00
67,500.00
75,000.00
25,150.00
14,470.00
11,000.00

32,500.00
27,555.84
2,500.00
75,000.00
57,486.23
75,000.00
25,150.00
0.00
0.00

0%
0%
0%
0%
15%
0%
0%
100%
100%

12,200.00
20,000.00
20,000.00
30,000.00
136,524.00
255,828.01
805,227.85

12,200.00
0.00
20,000.00
30,000.00
68,474.57
155,828.01
581,694.65

0%
100%
0%
0%
50%
39%
28%

172,344.16
90,877.94
76,416.48
33,509.90
1,492.40
374,640.88

172,344.16
90,877.94
69,114.48
10,158.23
1,492.40
343,987.21

0%
0%
10%
70%
N/A
8%

2020 HOME Activities

ok
ok
ok
ok

2.0 Founder's Way For-Sale Townhomes12, 15
3.0 Northside Apartments
4.0 Security Deposit Asst For Vulnerable Households4, 12, 15, 19
16.0 2020 HOME Admin13
2020 Home Unallocated12, 15, 19

INHS
Cayuga Housing Dev Corp
Catholic Charities
IURA
Total

Total Unexpended Funds
Unexpended CDBG Entitlement Funds (Excludes CDBG-CV 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

655,242.83
70,186.95
159,650.70
609,611.14
0.00
0.00
1,424,504.67

Unexpended CDBG-CV Funds
Unexpended CDBG-CV Program Income
Total Unexpended COVID-19 Funds
Total Unexpended HUD Funds

161,610.17
57,600.00
219,210.17
1,586,114.84

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:
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682,620
1,023,930
814,893.53
1.1938
Yes
-209,036.47

LOAN REPAYMENTS DUE TO IURA

Diane's Downtown Auto-revised 5/3/12
Cedar Creek(90K HOME/10K HODAG)2
Breckenridge Place
TOTAL ENTITLEMENT LOANS

$
$

80,000
100,000

$

400,000

$

580,000

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock6

$
$

40,000
120,000

2016

2023

2016

2048

Tompkins Community Action (Harriet Giannelis)

$

84,200

2018

2039

Tompkins Community Action Relocation Loan

$

90,960

2018

$
TOTAL CD-RLF LOANS $

160,000
595,160

State Theatre1

$

Liquid State Brewing Company
Urban Core
Home Cooking
GreenStar Coop
TOTAL CD-RLF PRIORITY BUSINESS

$

449.85
N/A
N/A

$

449.85
N/A

$

24,794.11
181,330.08
510,111.06

$

-

$
$

Current
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Entitlement Loans
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%
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July 2021

7/1/2021

Int. Only Pmts. subject to cash flow

N/A

Int. only pmts. due subject to cash flow

05/04/21

$

449.85

$

449.85

$

716,235.25

$

537.42

$

537.42

$

70,236.23

Current

7/1/2021

2.5

$

600.72

$

600.72

$

9,443.55

Current

7/1/2021

3.5

$

565.87

$

565.87

$

116,945.88

Current

7/6/2021

2.5

$

440.54

$

881.08

$

75,152.92

Current

7/8/2021

2029

2.5

$

857.48

$

1,714.96

$

71,720.90

Current

7/8/2021

2018

2051

2

$
$

3,002.03

$
$

4,300.05

$
$

128,662.00
472,161.48

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

N/A

458,500

2009

2029*

2

$

1,741.96

$

1,741.96

$

325,371.40

Current

7/1/2021

$
70,000
$ 200,000
$ 100,000
$ 400,000
$ 1,228,500

2017
2017
2021
2019

2025
2038
2028
2029

2.5
2.5
3.5
3.5

$
$
$
$
$

975.54
1,068.43
239.30
3,955.43
7,980.66

$
$
$
$
$

1,068.43
239.30
3,955.43
7,005.12

$
42,658.71
$
178,807.62
$
100,000.00
$
360,208.42
$ 1,007,046.15

Past due - owes June & July 2021

Current

5/21/2021
7/1/2021
7/9/2021
7/6/2021

$

130,404

2016

2048

2

Int. only pmts. due subject to cash flow

8/28/2020

Ithaca Downtown Assoc (Canopy Hotel)4

$ 1,375,000

2016

2037

3.05%

$

7,660.18

$

7,660.18

Past Due - owes September's Interest only Pmt

7/8/2021

324 Buffalo St. Loan

$

110,000

2021

2036

2.50%

$

508.30

$

508.30

$

109,717.73

Current

7/16/2021

$ 578,555
TOTAL NON-CDBG $ 2,063,555

2020

2035

2.50%

$
$

2,294.57
10,463

$ 2,294.57
$ 10,463.05

$
$

570,882.45
1,898,780

Current

7/1/2021

2012

2043

2

$

2,217.72

$

2,217.72

$

480,450.10

Current

7/2/2021

$

2,217.72

$

2,217.72

$

480,450.10

CD-RLF

Scattered Site Preservation

2034

2.5

CD-RLF Priority Business

Current
Current-P&I payments to begin 9/1/2021

CDBG

210 Hancock6

N/A

$

-

$

133,211.45

Non-CDBG

107-109 South Titus

$ 1,218,179.98

HODAG

Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

$

370,000

2014

2045

2

N/A

$

-

$

381,017.11

Int. only pmts. due subject to cash flow

5/4/2021

$

206,923

2017

2047

2

N/A

$

-

$

211,387.72

Int. only pmts. due subject to cash flow

8/28/2020

$
TOTAL HOME $

100,000
576,923

2020

2070

0

N/A

N/A
0.00

$
$

100,000.00
692,404.83

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

N/A

$ 24,113.31

$ 24,435.79

$ 5,400,289.42 Agrees to Balance Sheet for July 2021

$

Pmt Directly Rec'd-Home Cooking

TOTAL IURA LOAN PORTFOLIO

$ 5,774,541

Notes

239.30

$ 24,196.49 Agrees to M&T loan Statement for July 2021

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%.
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%.
P&I payments begin April 2018.
8. Scattered Site Preservation Loan-construction period up to 3 years. No Interest accrued & no pmts due during this time.
If permanent financing is not obtaining full payment is due at the end of the construction period. In permanent phase pmts are subject to
cash flow. Interest will accrue at 2% and compound annually.
9. Cayuga Flats loan bears 0% interest in the construction period. During permanent phase 1% interest only payments will be due each anniversary
of the permanent loan commencement date. Interest will compounded annually and payment will be subject to cash flow.
10. Term for the 107-109 S.Titus Loan is 15 years but the loan is amortized over 30 years. The 15 year term includes 2 months of interest only pmts.
A balloon pmt of principal & interest is due at the end of year 15 (10/1/2035).
11. Term for the 324 Buffalo St. is 15 years but the loan is amortized over 24 years. A balloon pmt of principal & interest is due in 2036 for approx. $49,518.74.
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LEASE PAYMENTS DUE TO IURA
July 2021

Cherry Street Industrial Park
Evaporated Metal Films
Yearly Maintenance Fee - July

$ 236.80

Past Due

7/29/2020

$ 375.00

Current

7/12/2021

$ 2,982.63

Past Due - owes July 2021

7/2/2021

$ 6,872.50

Current

7/9/2021

Precision Filters
Yearly Maintenance Fee - July

Cayuga Green
Allpro Parking - air rights lease
Monthly Lease
(rate change 1/1/2021)
Cayuga Green-Parcel A ground floor
Monthly Lease-rate change on 2/1/2021

.

Cinemapolis
Monthly Lease-rate change on 5/1/21

$ 3,363.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/21)

$

297.60

Current

7/9/2021

Current

7/9/2021

Past Due

2/11/2021

Current-COVID Agreement executed 50% of Annual
Rent Forgiven in 2021 (Quarterly pmts @ 50%)

6/1/2021

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/21

$

474.74

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

$ 8,854.00
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3URMHFW1DUUDWLYH
7KH,WKDFD)DUPHUV0DUNHW ,)0 ZDVIRXQGHGLQDQGPRYHGWR6WHDPERDW/DQGLQJLQ 7KH
SURSHUW\RQZKLFKWKHPDUNHWLVORFDWHGLVRZQHGE\WKH&LW\RI,WKDFDZLWKWKH,)0KDYLQJD\HDUOHDVH
RQWKHSURSHUW\ IURP 
6LQFHLWKDVJURZQLQWRDVXFFHVVIXOUHJLRQDOPDUNHWWKRXJKZLWKQRZDJLQJLQIUDVWUXFWXUH UHTXLULQJ
UHQRYDWLRQ7KH,WKDFD)DUPHUV0DUNHW3DYLOLRQ&RPPXQLW\&HQWHUDQG3XEOLF$FFHVV 3URMHFWZLOODOORZ
WKH ,)0 WR JURZ EHWWHU VHUYH WKH FRPPXQLW\ DQG SURYLGH RSSRUWXQLWLHV IRU HFRQRPLF VXFFHVV 3URMHFW
HOHPHQWV LQFOXGH WKH GHVLJQ RI D QHZ EXLOGLQJ ZLWK RXWGRRU FRYHUHG DUHDV DQG D ZLQWHUL]HG SRUWLRQ
DORQJVLGHRXWGRRUDQGLQGRRUIOH[LEOH HYHQWVSDFHVLWHGHVLJQIRULPSURYHPHQWVWKDWZLOODFFRPPRGDWH
$'$DFFHVVLELOLW\EHWWHURYHUDOO SHGHVWULDQDFFHVVDQGUHFRQILJXUHGSDUNLQJZLWKSDYHGVXUIDFLQJ7KH
SURMHFWYLVLRQDOVRLQFOXGHV HGXFDWLRQDQGFROODERUDWLRQVZLWKORFDORUJDQL]DWLRQVLQFOXGLQJQHLJKERULQJ
SURMHFWVLQWKH,WKDFD :HVW(QGZDWHUIURQWJHQHUDWLQJDQLQIOX[RIFXVWRPHUVIURPUHVLGHQWLDOXQLWVDQG
RIILFHV 7KHSURMHFWWHDPUHFRJQL]HVWKHLPSRUWDQFHRIWKH)DUPHUV0DUNHWDVDFXOWXUDOLFRQDQGWRXFKVWRQH
IRUPDQ\FRPPXQLW\PHPEHUVDVSDUWRIRXUVKDUHGLGHQWLW\ QRWRQO\RIWKLVVLWHEXWIRUWKH&LW\DVD
ZKROH7KHSURMHFWGHVLJQWHDPLVZRUNLQJWREDODQFHWKHQHHGVRIYHQGRUVDQGFXVWRPHUVDVWKHPDUNHW
ORRNVWRZDUGLWVIXWXUHZKLOHUHWDLQLQJWKHFKHULVKHGFKDUDFWHURILWVSUHVHQW
7KLVSURMHFWLPSOHPHQWVWKH&D\XJD/DNH:DWHUIURQW3ODQWKURXJKPDNLQJLPSURYHPHQWV LQFOXGLQJDUH
HQYLVLRQHG PDUNHW EXLOGLQJ $'$ DFFHVV EXVVKXWWOH VHUYLFHV SDUNLQJ DQG UHVXUIDFLQJ HOHFWULF YHKLFOH
FKDUJLQJ VWDWLRQV VKRUHOLQH LPSURYHPHQWV YLHZV DQG DFFHVV  DQG ILUH WUXFN DFFHVV WR DOORZ EHWWHU ILUH
SURWHFWLRQWKDWZLOOWUDQVIRUP WKHPDUNHWLQWRD\HDUURXQGZDWHUIURQWGHVWLQDWLRQ
7KH,WKDFD)DUPV0DUNHWLVORFDWHGRQ6WHDPERDW/DQGLQJRQWKH&D\XJD/DNHLQOHWLQWKH&LW\RI,WKDFD
DQGWKHSURMHFWLVSULPDULO\DUHWURILWRIDQH[LVWLQJPDUNHWSDYLOLRQDQGLWVVLWH7KHSULPDU\ZDWHUIURQW
LVVXHVWREHDGGUHVVHGE\WKHSURMHFWLQFOXGHDQHZEXLOGLQJZLWKDQ DOOZHDWKHUSRUWLRQ IRUIDUPHUV DUWLVDQV
DQGFKHIVWRFRQQHFWGLUHFWO\ZLWKFXVWRPHUV$'$DFFHVVLELOLW\SHGHVWULDQDFFHVVUHFRQILJXUHG SDUNLQJ
ZLWKSDYHGVXUIDFLQJYHKLFXODUDFFHVVIRUILUHDQGEXVHVJUHHQDPHQLWLHVVXFKDVUDLQJDUGHQVDQGHOHFWULF
YHKLFOHFKDUJLQJVWDWLRQV
$IXWXUHJUDQWZLOOVHHNIXQGLQJIRUFRQVWUXFWLRQDQGLPSOHPHQWDWLRQRIWKHDSSURYHGGHVLJQ7KH,)0
WHDPLVSUHSDULQJJUDQWDSSOLFDWLRQVIRUWKLVURXQGRIJUDQWRSSRUWXQLWLHVLQFROODERUDWLRQZLWKWKH
&LW\
7KHSURMHFWVFKHGXOHHQYLVLRQVWKHVLWHLPSURYHPHQWVVXFKDVWKHVLWHHQWUDQFHZD\SHULPHWHUGULYHZD\
SDUNLQJORWILUH SHGHVWULDQDQGYHKLFXODUDFFHVVZD\VGULYDEOHSHGHVWULDQSURPHQDGH VLWHGUDLQDJHVLWH
XWLOLWLHV ZDWHU DQG HOHFWULF  JUHHQ LQIUDVWUXFWXUH WR FRQWURO VWRUPZDWHU UXQRII SRURXV SDYHPHQW DQG
ELRUHWHQWLRQDUHDV DQGVLWHDQGSDUNLQJORWOLJKWLQJWREHFRQVWUXFWHGLQWKH





6RPHVKRUHOLQHDQGWUDLOLPSURYHPHQWVVXFKDVFOHDULQJDQGJUXEELQJRIRYHUJURZWKDQGLQYDVLYHVSHFLHV
DQGVOLJKWDGMXVWPHQWRIWKHZDWHUIURQWWUDLOPD\EHFRPSOHWHGZLWKWKHVLWHLPSURYHPHQWVLQZLWK
DGGLWLRQDOZDWHUIURQWLPSURYHPHQWVVXFKDVDFFHVVWRWKHZDWHUYLHZLQJDUHDVGRFNLPSURYHPHQWV
ZRXOGEHHQYLVLRQHGWREHFRQVWUXFWHGLQ RUVXEMHFWWRIXQGLQJ 7KH&D\XJD:DWHUIURQW7UDLO
ZLOOEHUHDOLJQHGDVDUHVXOWRIWKHEXLOGLQJSURMHFWDQGLPSURYHPHQWVZLOOLQFOXGHRSHQLQJXSVLJKWOLQHV
WRDOORZIRUYLHZVWRWKH,QOHW6FKHPDWLFSODQVFDOOIRUDVWHSSHGVWRQHWUHDWPHQWRIWKHVKRUHOLQHHGJH
XVLQJODUJHOLPHVWRQHEORFNVWRFUHDWHDQDWXUDOHGJHWKDWDOORZVIRULQIRUPDOVHDWLQJ7KHSURMHFWWHDP
ZLOOZRUNZLWKWKH&LW\WRSURWHFWVSHFLPHQWUHHVDQGZLOOSODQWQHZQDWLYHVSHFLHVDORQJWKHZDWHU
LQFOXGLQJWKRVHWKDWDWWUDFWSROOLQDWRUV
7KHQHZVWRU\EXLOGLQJZLWKLPSURYHG$'$DFFHVVLELOLW\DQGSHGHVWULDQDFFHVVUHVWURRPVGLQLQJDQG
UHOD[DWLRQYLHZLQJDUHDVLPSURYHGILUHSURWHFWLRQDQGZLWKDVOLJKWO\LQFUHDVHGQXPEHURIYHQGRUVWDOOV
ZRXOGEHFRQVWUXFWHGLQRUVXEMHFWWRIXQGLQJ
7KHVLWHDQGEXLOGLQJDUHEHLQJGHVLJQHGWRLPSURYHERWKWKHFXVWRPHUDQGYHQGRUH[SHULHQFH7RWKDW
HQGWKHVLWHGHVLJQDOORZVIRUYHQGRUORDGLQJDFFHVVWRWKHLUVWDOOVEHIRUHDQGDIWHUPDUNHWKRXUVDQGWKHQ
YHQGRUVFDQSDUNZLWKLQSUR[LPLW\RIWKHEXLOGLQJGXULQJPDUNHW6SDFHWKDWZLOOEHXVHGIRUYHQGRU
ORDGLQJZLOOWKHQEHXVHDEOHDVSHGHVWULDQVSDFHDOORZLQJIRULPSURYHGYLVLELOLW\RIWKHEXLOGLQJDVLW
LQWHUIDFHVZLWKERWKWKHXUEDQDQGWKHZDWHUIURQWVLGHVRIWKHVLWHDVZHOODVWKHDELOLW\IRUFXVWRPHUVWR
VKRSZLWKLQDQGRXWVLGHRIWKHFRYHUHGSDYLOLRQVSDFHHQOLYHQLQJWKHRXWVLGHRIWKHEXLOGLQJ7KH
SHGHVWULDQSURPHQDGHRQWKHµXUEDQ¶RIWKHEXLOGLQJZLOODOVRIXQFWLRQDVDILUHDFFHVVODQHDQGZLOO
IHDWXUHSHUPHDEOHSDYLQJZKLOHWKHGULYDEOH SHGHVWULDQSOD]DRQWKHZDWHUVLGHZLOOIHDWXUHPRYHDEOH
RXWGRRUVHDWLQJDQGJDWKHULQJDUHDV
3HGHVWULDQDFFHVVWRWKHSDYLOLRQZLOOEHHQKDQFHGDVSDUWRIWKHUHGHVLJQRIWKHVLWHIHDWXULQJZDONZD\V
WKURXJKWKHSDUNLQJDUHDDVKRUWHUURXWHWRWKHSDYLOLRQIURP7KLUG6WUHHWDQGDQHQKDQFHGSUHVHQFHRI
WKHEXLOGLQJWKDWIDFHVRXWZDUGDVZHOODVLQZDUG%LNHSDUNLQJZLOOEHH[SDQGHGWRHQFRXUDJHF\FOLQJ
DFFHVVDQGWKHSURMHFWWHDPLVORRNLQJLQWRFRYHUHGELNHSDUNLQJRQVLWH
7KHSDUNLQJDUHDZLOOLPSURYH FODULW\RIFLUFXODWLRQE\RSHQLQJVLJKWOLQHVWRWKHEXLOGLQJIRUPDOL]LQJ
SDUNLQJVSDFHVDQGDOORZLQJIRUWZRZD\WUDYHOZLWKLQGULYHODQHVEHWZHHQSDUNLQJVWDOOV2QHZD\
FLUFXODWLRQDURXQGWKHSDUNLQJDUHDZLOOUHPDLQLQSODFH7KHHVWLPDWHGQXPEHURI SDUNLQJVSDFHVIRU
YHQGRUVDQGFXVWRPHUVFXUUHQWO\DWWKHSURMHFWVLWHLVDSSUR[LPDWHO\VSDFHV$GGLWLRQDOLQIRUPDO
VSDFHVWKDWFXVWRPHUVXVHDUHDORQJVLGH7KLUG6WUHHWDQGDUHSRRUO\PDLQWDLQHGDQGGLIILFXOWWRDFFHVVLI
WKHVHDUHLQFOXGHGLQWKHWRWDODYDLODEOHVSDFHVWKHUHDUHDVPDQ\DVDSSUR[LPDWHO\VSDFHVDYDLODEOH
7KHSURSRVHGSODQVFDOOIRUDSSUR[LPDWHO\± SDUNLQJVSDFHVWKLVQXPEHUPD\FKDQJHDVSDUWRI
WKHVLWHGHVLJQSURFHVVDVWKHSODQVDFFRPPRGDWHEXVDQGRWKHUYHKLFOHWXUQLQJUDGLLDPRQJRWKHUIDFWRUV
7KHSURMHFWZLOOEHGHVLJQHGWRDFFRPPRGDWHDQHZEXVVWRSQHDU7KLUG6WUHHWZKLFKFRXOGEH
LPSOHPHQWHGLQWKHQHDUWHUPDVZHOODVWKHSRWHQWLDOIRUDEXVVWRSFORVHUWRWKHSDYLOLRQZKLFKFRXOGEH
LPSOHPHQWHGLQWKHORQJWHUP7KHSURMHFWWHDPKDVGLVFXVVHGWKHVHFRQFHSWVZLWK7&$7DQGZLOO
FRQWLQXHWRHQJDJHWKHPLQWKHSURFHVV7KHSURMHFWWHDP¶VLQWHQWLRQLVWRDOORZLPSURYHGDFFHVVWRWKH
PDUNHWE\LQWURGXFLQJDEXVVWRSWRWKHVLWHZKLOHPLWLJDWLQJWUDIILFGHPDQGV
7UHHVKUXEDQGSHUHQQLDOSODQWLQJVWKURXJKRXWWKHSURMHFWVLWHZLOOSULRULWL]HQDWLYHVSHFLHVDQGZLOO
LQFRUSRUDWHHGLEOHVSHFLHVDVZHOOWRWKHH[WHQWSUDFWLFDEOH([LVWLQJWUHHVZLOOEHSUHVHUYHGZKHUHYHU
SRVVLEOH







7KH SURSRVHG SURMHFW LV FRQVLVWHQW ZLWKWKH ODQG XVHDQG ]RQLQJ UHTXLUHPHQWV RI WKH 0DUNHW 'LVWULFW LQ
ZKLFKLWLVORFDWHGDQGFRQVLVWHQWZLWKDGMDFHQWODQGXVHVDVZHOODVWKH&D\XJD/DNH:DWHUIURQW3ODQ 1R
6SHFLDO 3HUPLWV 7HPSRUDU\ 6SHFLDO 3HUPLW RU =RQLQJ 9DULDQFHV DUH DQWLFLSDWHG WR EH QHHGHG IRU WKLV
SURMHFW
1XPHURXVHDVHPHQWVWUDQVHFWWKHSURSHUW\LQFOXGLQJZLWK1HZ<RUN6WDWH(OHFWULF *DVIRURYHUKHDG
SRZHUOLQHVDQGZLWKWKH&LW\RI,WKDFD:DVWHZDWHU7UHDWPHQW3ODQWIRUDVHZHURXWIDOO DQGIXWXUHH[SDQVLRQ
DUHD :LWKLQ WKH WUHDWPHQWSODQW HDVHPHQWLV DVHZHURXWIDOO VWUXFWXUH ZKLFK ZLOO EH XQGLVWXUEHG E\ WKH
SURMHFW
,WLVRXUXQGHUVWDQGLQJWKDWDSRUWLRQRIDQDGMDFHQWSURSHUW\FXUUHQWO\RZQHGE\WKH6WDWHRI1HZ<RUN
DGMDFHQW WR 7KLUG 6WUHHW ZLOO EH WUDQVIHUUHG WR WKH &LW\ RI ,WKDFD 7KH &LW\ KDV DJUHHG WR DOORZ ,)0 WR
UHGHYHORS WKLV SDUFHO WRLQFUHDVHWKH SURSHUW\¶VFRQQHFWLRQWR 7KLUG 6WUHHWWR DOORZ IRU D EHWWHUGHILQHG
HQWUDQFHDQGH[LWWRWKHSURSHUW\DQGLWV¶LPSURYHGSHULPHWHUGULYHZD\DQGDFFHVVWRWKHSDUNLQJORW7KLV
LPSURYHPHQWDOVRSURYLGHVIRUEHWWHUILUHSURWHFWLRQDQGSXEOLFWUDQVSRUWDWLRQ EXV DFFHVV
:DWHUIURQWVKRUHOLQHGHVLJQZRUNZLOOUHTXLUHUHYLHZE\WKH1HZ<RUN6WDWH'HSDUWPHQWRI(QYLURQPHQWDO
&RQVHUYDWLRQDQGWKH86$UP\&RUSRI(QJLQHHUVIRUFRPSOLDQFHZLWKDSSOLFDEOHUHJXODWLRQVDQGREWDLQLQJ
RIDSSURSULDWHSHUPLWVIRUFRQVWUXFWLRQ GLVWXUEDQFHRIVWUHDPEDQNGRFNZRUNSODFHPHQWRIILOODQGZDWHU
TXDOLW\FHUWLILFDWLRQ7KH\HDUIORRGSODLQRI&D\XJD/DNH,QOHWLVORFDWHGDORQJRUDWWKHWRSRIWKH
EDQNVRIWKH&D\XJD,QOHWDQG&DVFDGLOOD&UHHNEXWGRHVQRWLPSDFWWKHEXLOGLQJDQGRUSDUNLQJORWVLWH
LPSURYHPHQWV
$UHFHQWO\FRPSOHWHG3KDVH,$&XOWXUDO5HVRXUFH$VVHVVPHQWE\%LQJKDPWRQ8QLYHUVLW\-XQH
FRQFOXGHGWKDWWKHSURMHFWDUHDFRQVLVWVRIILOOHGIRUPHUZHWODQGVDQGFUHHNEHG ILOOHGZLWKDSSDUHQW& '
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