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

Conducted remotely via online platform Zoom, pursuant to Governor’s Executive Order 202.1. A live‐stream of the meeting
will also be accessible at: https://www.youtube.com/channel/UC7RtJN1P_RFaFW2IVCnTrDg. Because of a slight delay in
launching the live‐stream, the video may begin a few minutes before the meeting is formally convened.

ITHACA URBAN RENEWAL AGENCY (IURA)
AGENDA
8:30 A.M., Thursday, September 24, 2020

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

https://us02web.zoom.us/j/89049583159?pwd=eHZzMjVqNEFwZDkxRzBla0lENkdXdz09
890 4958 3159
RBGeXQ2D
+16465588656,,89049583159#,,,,,,0#,,47655050# US (New York)
+1 646 558 8656 (New York)
890 4958 3159
https://us02web.zoom.us/u/kcIDnICnq0
47655050

I.

Call to Order

II.

Additions/Deletions from Agenda

III.

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

IV.

Review of Meeting Minutes: August 27, 2020

V.

Economic Development Committee (EDC)
A. Request from Home Cooking Ithaca, LLC for $100,000 in Loan Assistance for Multi‐
Faceted Retail Business on The Commons at 171 E. State/M.L.K., Jr. St. ― Resolu on
B. Request from Ithaca Farmers Market Cooperative for Lease Concessions at Steamboat
Landing Site Due to COVID‐19 Impacts ― Resolu on
C. Report from Economic Development Committee (EDC) Chair

VI.

Neighborhood Investment Committee (NIC) Report

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

VII. CDBG‐CV3 Funding Award to City of Ithaca ― Discussion
VIII. Other Business
A. Review of IURA Financials Report ― August 2020
B. Chairperson Report
C. Common Council Liaison Report
D. Staff Report
IX.

Adjournment
NEXT MEETING: 8:30 A.M., Thursday, October 22, 2020
If you have a disability and require accommodation 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: 9/X/20
108 E. Green St.
Ithaca, NY 14850
(607) 274-6565

DRAFT MINUTES
ITHACA URBAN RENEWAL AGENCY
8:30 A.M., Thursday, August 27, 2020
Members:
Excused:
Staff:
Guests:

I.

Mayor Svante Myrick, Chair; Tracy Farrell, Vice‐Chair; Karl Graham; Eric Rosario; Chris
Proulx; Laura Lewis, Common Council Liaison
None
Nels Bohn; Anisa Mendizabal; Charles Pyott
Jeffrey Rimland, Ithaca Properties, LLC
James Trasher, CHA Engineering

Call to Order
Chair Myrick called the meeting to order at 8:37 A.M.

II.

Agenda Additions/Deletions
Bohn recommended the Board consider adopting a newly proposed resolution permitting CDBG‐CV
funding for economic development/local employer‐supporting and job‐retention purposes outside the
City of Ithaca. No objections were raised.

III. Public Comments
None.
IV. Review of Draft Meeting Minutes: June 25, 2020
Farrell moved, seconded by Rosario, to approve the meeting minutes, with no modifications.
Carried Unanimously: 5‐0
V.

Economic Development Committee (EDC) Report
A. Green Street Garage Redevelopment Urban Renewal Project ― Update
1. Western & Center Sections of Project Site: Asteri (Vecino Group NY, LLC)
Proulx explained that Bohn updated the Committee on the current status and timeline for the project
(some details of which are contained in the meeting packet).
2. Eastern Section of Project Site: Rothschild Building (Ithaca Properties, LLC)
Proulx reported the Committee spent considerable time discussing the Eastern Section of the site. At
its June 2020 meeting, the Committee had recommended adoption of a Disposition and Development
Agreement (DDA), which the IURA Board subsequently endorsed. Since that time, the developer
submitted its own comments and suggested changes to the DDA, primarily regarding the “XII.
Prevailing Wages on Parking Construction” section.
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After the IURA attorney reviewed the proposed changes, Bohn produced a revised redlined version of
the document, addressing the developer’s concerns. The developer also initiated discussions with the
Industrial Development Agency (IDA) about obtaining financial incentives for the project. The IDA’s
newly adopted Workforce Housing Policy for multi‐family rental housing projects requires its
applicants to either: (1) make a one‐time payment (“payment‐in‐lieu”) to the Tompkins County
Community Housing Development Fund (CHDF) of $5,000 multiplied by the total number of units; or
(2) commit to a 20% minimum set‐aside of housing units reserved for households earning ≤80% of
Area Median Income. For a project of this size (200 units), the payment‐in‐lieu would be $1M. The
developer already committed to setting aside 10% of the units in the project for affordable housing,
but the new IDA requirement would obligate the developer to pay another $500,000 to the CHDF, if it
chooses not to set aside 20% of the units.
At the meeting’s conclusion, it was agreed the developer would continue to negotiate with the IDA,
and review the project’s scope and financing structure. The developer may return to the IURA with a
proposal for a modified DDA.
C. Committee Chair Report
None.
VI. Neighborhood Investment Committee (NIC) Report
None.
VII. Governance Committee (GC) Report
A. Personnel Ma er ― Proposed Motion to Enter into Executive Session
Rosario reported the Committee recommended an action item, for which the IURA Board should
enter into Executive Session to discuss.

― EXECUTIVE SESSION ―
Rosario moved, seconded by Farrell, to open the Executive Session at 8:55 a.m.
Carried Unanimously: 5‐0
Farrell moved, seconded by Rosario, to close the Executive Session at 9:25 a.m.
Carried Unanimously: 5‐0
Rosario reported that during the Executive Session the IURA Board moved, seconded, and
unanimously approved the following resolution, awarding a $3,000 one‐time performance bonus to
the IURA Contracts Monitor, in consideration of a recent Performance Review.

IURA Minutes
August 27, 2020
Page 3 of 6

Rosario moved, seconded by Farrell:
Merit‐Based Bonus to IURA Contracts Monitor
WHEREAS, the Governance Committee reviewed the Performance Review of the Contracts Monitor
on August 21, 2020, and
WHEREAS, IURA annual budgets set aside $5,000 for merit‐based bonuses or salary adjustments at
the Agency’s discretion, and
WHEREAS, the Community Development Planner and Director of Community Development jointly
recommend allocation of a bonus to the Contracts Monitor in recognition of the high quality and
quantity of work completed and excellent job performance, and
WHEREAS, in additional to completing all regular job responsibilities, the Contracts Monitor has
independently initiated projects to track long‐term IURA accomplishments and outcomes, including
tracking comparative metrics for multiple IURA‐assisted job‐readiness, training, and job placement
programs, and
WHEREAS, the IURA operates on a lean budget with a heavy reliance on Federal revenues from the
HUD Entitlement grant program, and
WHEREAS, for each of the past four years, Congress has restored funding for the HUD Entitlement
grant program after the President’s proposed budget zeroed out the program, creating budget
uncertainty going forward, and
WHEREAS, in 2020, the City of Ithaca was awarded over $400,000 in CDBG funding from the CARES
Act that provides over $80,000 of one‐time administrative funding to the IURA, and
WHEREAS, the IURA Governance Committee recommended the following action; now, therefore,
be it
RESOLVED, that the IURA hereby awards a $3,000 one‐time bonus to the IURA Contracts Monitor
in recognition of superlative job performance, and be it further
RESOLVED, that the funds shall derive from the $5,000 merit‐based salary/bonus pool established
in the adopted 2020 IURA budget.
Carried Unanimously: 5‐0
B. Report from Governance Committee Chair
Rosario remarked the Committee discussed exploring alternative formats for IURA performance
reviews. Any suggestions or examples would be welcome. An alternative format would potentially
make it quicker and easier to conduct performance reviews on a regular annual basis.
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Rosario reported the Committee also expressed concerns with the limited number of performance
reviews the City’s Director of Planning and Development is capable of conducting on a timely basis,
given her existing workload, wide‐spanning responsibilities, number of staff persons involved, and the
Planning, Building, Zoning, and Economic Development Department’s limited organizational capacity
to conduct them (i.e., absence of assistant departmental director or equivalent position). Although
Bohn indicated he has never experienced anything but complete support from the Director and other
City staff in terms of the IURA’s own work, persistent delayed performance reviews could conceivably
lead to second‐order consequences for the IURA at some point. The Committee, therefore,
recommended the City conduct a review of the entire performance review process. Rosario added
that the Director has historically participated in and meaningfully interacted in both IURA Board and
Committee meetings, but her participation has steadily declined. The Director provides a valuable
level of depth and connection to the City’s work and activities, which ultimately benefits the IURA’s
own work and mission.
Myrick responded he has duly noted the Committee’s concern and plans to discuss the issue with the
Director, although no immediate solutions come to mind at this time given budgetary constraints.
VIII. Other/Old Business
A. CDBG‐CV Restriction on Location of Activities
Bohn explained that two approved CDBG‐CV projects involve activities located outside the City. Since
CDBG regulations (24 CFR § 570.309, “Restriction on location of activities”) specifically restrict the use
of CDBG funds to a grantee’s official jurisdiction, the IURA needs to adopt a formal exemption for
those projects, as further elucidated in the proposed resolution.
Myrick moved, seconded by Proulx:
CDBG‐CV Assisted Activities Located Outside of the City of Ithaca
WHEREAS, the City and IURA propose use of CDBG‐CV funds for a variety of projects to prevent,
prepare for, and respond to the COVID‐19 pandemic, including the following two activities that
include activities located outside the City of Ithaca:



$25,000
$10,000

Security Deposits for Safer Housing, Catholic Charities of Tompkins/Tioga Counties
Ithaca CARES About Reopening Child Care, Child Development Council, and

WHEREAS, CFR 24 §570.309 restricts the use of CDBG funds within the jurisdiction of the grantee,
unless it is determined that such activity furthers the purpose of the Community Development Act
that created the CDBG program, furthers the grantee’s community development objectives, and
that reasonable benefits from the activity will accrue to residents within the jurisdiction of the
grantee, and
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WHEREAS, the City of Ithaca 2019‐2023 Consolidated Plan includes the following objectives:
1. Improve and expand affordable housing options (including the use of tenant‐based rental
assistance)
2. Expand economic development and employment opportunities
3. Increase physical and economic mobility, and
WHEREAS, the City of Ithaca is approximately 5 square miles in size and contains 10,000 of the
40,000 housing units in the housing market area (Tompkins County), and
WHEREAS, according to Small Area Fair Market Rent analysis, Fair Market Rents (FMRs) are
$200/month higher in the City of Ithaca than surrounding areas, though the rent standard for the
Housing Choice Voucher program is uniform throughout the County, and
WHEREAS, there is only one full‐day child care center located within the City of Ithaca, as most
child care centers are outside the jurisdiction, and
WHEREAS, the City of Ithaca is the principal city of Tompkins County whose economy relies on a
county‐wide workforce that requires safe, affordable housing and access to child care services, and
WHEREAS, City of Ithaca working families rely on affordable child care to secure and retain
employment; now, therefore, be it
RESOLVED, that the IURA hereby determines that the above‐listed CDBG‐CV‐assisted activities
further the purpose of the Community Development Act, further the grantee’s community
development objectives, and that reasonable benefits from the activities will accrue to residents
within the jurisdiction of the grantee.
Carried Unanimously: 5‐0
B. Review of IURA Financials Report ― July 2020
Bohn reported all HUD Entitlement Program projects are progressing well. Although both 20202 HUD
Entitlement Program (CDBG/HOME) and CDBG‐CV funding have now been approved and disbursed to
the IURA, those projects will not appear on the grants summary report until next month.
Bohn reported all loan repayments are current as of today, except Finger Lakes School of Massage.
Bohn reported all lease payments are current as of today.
C. Chairperson Report
Myrick reported City is in midst of budget meetings, which is a difficult process, even though current
budget projections are thankfully not as bad as originally anticipated, since students have been
returning. Increased internet sales tax revenues have also helped, since so many people have shifter
their spending patterns online. Nonetheless, the City is still confronted with a significant budget
deficit.
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D. Common Council Liaison Report
Lewis reported some members of the community have expressed apprehension with increased
COVID‐19 infection rates resulting from returning college students, although Cornell University has
done a very thorough job of planning and testing its students, and the infection rate remains
comparatively low so far.
E. Staff Report
Bohn reported the EPA awarded the City of Ithaca a $300,000 Brownfields Assessment Grant,
targeting sites located near Ithaca’s waterfront: Inlet Island, Immaculate Conception School, NYS‐DOT
Maintenance Site, Carpenter Business Park, and Taber Street Automobile Service property. Grant
funds will be used to identify assessment sites, assess hazardous substances, complete clean‐up and
re‐use plans, and perform community outreach activities. A working group is being established to
plan the use of the funds, with an environmental consultant hired to guide the work.
Graham asked how the IURA plans to use the approximately $38,000 in available CDBG/CDBG‐CV
funds, earmarked for COVID‐19‐related projects. Bohn replied those funds were reserved for
emergent needs, but there is no current plan in place at this time.
Graham observed the St. John's Community Services CDBG‐CV funding application for $20,000 (“Deep
Cleaning Services to Protect SJCS Ithaca Shelter”) was not funded by the IURA. He suggested
consulting with SJCS to see if IURA funds could be used to re‐establish regular hours and services at
the Friendship Center, so that chronically homeless people have somewhere safe to go. Bohn replied
that such a small space is unfortunately not conducive to social‐distancing measures, so identifying
another larger, suitable space would be best. He would be happy to explore the situation and identify
some options. The agency supported staff exploring use of $38,000 for an expanded daytime
homeless service center.
IX. Adjournment
The meeting was adjourned at 10:10 A.M.
— END —
Minutes prepared by C. Pyott, edited by N. Bohn.

Proposed Resolution
IURA
September 24, 2020
Loan Assistance to Home Cooking Ithaca, LLC (PB-LF #12)
WHEREAS, on August 26, 2020, Home Cooking Ithaca, LLC applied for $100,000 in loan assistance from
the IURA for a 3,705 square foot multi-faceted retail business located at 171 E. State/MLK Jr. on The
Commons, Ithaca, NY, and
WHEREAS, the project involves the acquisition of an existing business, 15 Steps, merger of the existing
Breath of Ithaca clothing business, and renovation and expansion of the 15 Steps into the adjacent
vacant storefront to establish a business that will sell jewelry, sportswear, specialty cookware and foods,
home goods, and include a test kitchen and a studio that will offer hands-on craft classes taught by
artisans, and
WHEREAS, the primary objective of the Ithaca Density District Priority Business Loan Fund (PB-LF) is to
induce the creation, start-up and expansion of specific priority business enterprises in the designated
Density District of the community that have been defined by the community as highly desirable or
substantially increases foot traffic thereby strengthening downtown vitality; and
WHEREAS, the project site is located within the Density District and a clothing store and other
businesses that implement locally adopted plans, are listed as an eligible use for loan assistance through
the PB-LF; and
WHEREAS, the proposed uses of project funds are:
$142,733
Business Acquisition
$37,345
Renovations
$9,300
Machinery, Equip., Furnishings & Fixtures
$51,500
Inventory
$45,122
Working Capital
$286,000
Total, and
WHEREAS, the proposed sources of project funds are:
$137,000
M&T Bank
$100,000
IURA
$25,000
Ithaca Anchor Storefront Loan Program
$24,000
Owner Equity
$286,000
Total, and
WHEREAS, the IURA Economic Development Policy Financing Guidelines and Operating Plan for the
Priority Business Loan Fund normally requires at least one FTE job for every $35,000 of loan assistance
and sets a maximum loan amount of $250,000, and
WHEREAS, the project is projected to retain two (2) full-time equivalent (FTE) jobs and create one (1)
FTE employment positions, resulting in $33,333 of loan assistance per job created/retained, and
WHEREAS, both retained jobs are held by low/mod income persons, and
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WHEREAS, as an economic activity not associated with new construction the activity qualifies at
58.35(b)(4) as a Categorically Excluded from the National Environmental Protection Act (NEPA), but is
subject to federal flood hazard regulations, and
WHEREAS, the project site is not located within a 100-year flood hazard area, and
WHEREAS, at its September 15, 2020 meeting, the IURA Economic Development Committee reviewed
the loan application and the September 2020 credit analysis prepared by Elizabeth Krause of H.
Sicherman & Company, Inc., and recommend the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves a loan from the PB-LF in accordance with the loan application
and supplemental submissions, subject to the following terms:
Borrowers:

Home Cooking Ithaca, LLC, a Delaware limited liability
corporation established in July 2019

Loan Amount:

Up to $100,000

Project:

Variety of retail stores under one roof selling jewelry, gifts,
sportswear, cookware and artisanal merchandise and
offering cooking & craft classes at 171 E. State/MLK Jr. Street,
Ithaca, NY.

Total Project Cost:

$286,000

Projected Use of IURA Funds:

Machinery, equipment, furnishings and fixtures, inventory,
supplies, working capital and start-up costs

Term & Amortization:

Interest only for six (6) months followed by a seven-year
term, seven-year amortization.

Interest Rate:

3.5% annually, reset to 2.5% upon submission of satisfactory
job reports documenting that the job creation goal has been
achieved for two consecutive quarters if borrower remains in
compliance with all other terms of the loan agreement.

Repayment:

Interest-only payments for six (6) months, then level monthly
payments of principal and interest to fully amortize the loan
over 84 months (approximately $1,343.99/month) and
subject to a revised P&I amount upon rate reset.

Loan Collateral:

General security interest lien on all business assets, including
new equipment, furnishings and fixtures located at 171 E.
State/MLK Jr. Street, Ithaca, NY. Lien subordinate to filings of
M&T Bank.

Personal Guarantor(s):

Todd Nau and Carol Travis.

Job Creation/Retention
Requirement:

Creation/Retention of at least a total of 3 full-time equivalent
(FTE) jobs. Retention of at least two (2) FTE employment
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positions held by low- and moderate-income persons and
creation of at least one (1) FTE employment position.
Loan Conditions:

1. Submission of proof of bank financing in an approximate
amount of $137,000 on terms and conditions consistent
with the Sicherman loan analysis.
2. Confirmation that the company has authority to conduct
business in New York State as the LLC is registered in
Delaware and therefore a foreign business entity

Reporting:

1. Annual company Federal tax returns and annual
internally prepared financial statements.
2. Job retention/creation reporting.
3. Documentation of project match funding.

And be it further,
RESOLVED, that the Director of Community Development for the IURA is authorized to issue a loan
commitment letter in accordance with this resolution, and be it further
RESOLVED, that the IURA Chairperson, upon the advice of IURA legal counsel, is hereby authorized to
execute all necessary and appropriate documents to implement this resolution.
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Ithaca Urban Renewal Agency (IURA)
Loan Review – Home Cooking Ithaca LLC
PB-LF #12
IURA Economic Development Committee
September __, 2020
Borrower:

Home Cooking Ithaca LLC (“Home Cooking”), a Delaware limited liability
corporation established in July 2019

Other Trade Names:

dba 15 Steps, dba Breathe, dba What’s Cooking? and dba Kraft/Studio

Tax ID#:

84-292147

Current
Business Address:

171 E. State Street (on the Ithaca Commons)
Ithaca, NY 14850

Telephone:

607-273-3700

Website:

TBD

Management/
Ownership:

Tod Nau
Carol Travis
Total

51%
49%
100%

Business:

Variety of retail stores under one roof selling jewelry, gifts, sportswear, and
artisanal merchandise. Retail sales of cooking and kitchen merchandise;
cooking and craft classes on premises.

NAIC#:

453220 – contemporary gift shop, home décor, novelty items for sale
611519 –cooking schools and sale of associated retail products

Project Address:

171 E. State Street,
Ithaca, NY 14850

Date of Review:

September 11, 2020

Project Description:

The project involves the acquisition of an existing business, 15 Steps, merger of
an existing business, Breathe, and the renovation and expansion of space at 171
E. State Street on the Ithaca Commons in Ithaca, NY. The project also includes
new and refurbished furnishings, fixtures and equipment, inventory and
supplies and working capital associated with the expansion to 3,705 sf of total
space. Home Cooking will serve as an emporium-style business that will house
Breathe, a women’s moderately priced boutique sportwear retailer; 15 Steps, a
jewelry and gift store specializing in American-made artisanal merchandise;
1

What’s Cooking?, a store providing cooking demonstration and classes as well as
the sale of kitchenware; and Kraft/Studio, a learning space that will offer
cooking and craft classes. Total project costs equal $286,000, as detailed in the
sources and uses below.
Lender:

IURA’s Priority Business Loan Fund (PB-LF)

Loan Request
Loan Amount:

$100,000

Use of Proceeds:

Funds of $100,000 will be used for new and refurbished machinery, equipment,
furnishings and fixtures, inventory, supplies, working capital and associated
start-up costs in connection with the acquisition of an existing business and
expansion project.

Term:

Interest only during the take down of funds, followed by a seven-year term.

Amortization:

84 months or 7-year amortization

Interest Rate:

3.50% per annum, to be reduced to 2.50% upon satisfaction of job creation
goals

Repayment:

Interest only during the takedown of funds not to exceed six months.
Thereafter the loan will be repaid over a seven-year term, seven-year
amortization with 84 monthly payments of principal and interest of $1,343.99
based upon the 3.5% interest rate stated above.

Loan Collateral:

General filing on any and all business assets including new equipment to be
purchased, inventory, furnishings and fixtures now owned or hereafter
acquired. As the company is seeking private institutional financing from M&T
Bank, IURA lien may be subordinate to bank general filings on all business
assets.

Personal Guarantors:

Todd Nau and Carol G. Travis.

Loan Program
The Density District Priority Business Loan Fund (“PBLF”) is designed to induce the creation and
expansion of specific priority business enterprises that have been defined by the community as highly
desirable and/or enterprises that substantially increase foot traffic thereby strengthening the real estate
market in the Density District to support businesses that provide daily goods and services to local
residents. The Density District within the City of Ithaca includes the downtown core, West State/MLK Jr.
Street Corridor, the West End and Inlet Island.
IURA’s PBLF provides direct financing for economic development activities that create employment
opportunities within the core business areas. The loan conditions depend upon a variety of factors such
as the financial needs of the borrower, the degree of risk in lending, credit history and the degree of
public benefit to be derived from the loan.
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Also, IURA will consider the number of jobs created, the amount of PBLF dollars per job, funding
commitments from other sources, the impact on the tax base, any neighborhood impacts, the amount
of private capital leveraged, the quality and wages of job created, and the commitment to hire local lowand moderate-income persons (at least one FTE job for every $35,000 of loan assistance). The loan
program is open to small businesses throughout the City to undertake a project that creates or retains
jobs, of which at least 51% must be filled by low- and moderate-income persons.
History and Description of the Business
Home Cooking Ithaca LLC (“HCI”) is a Delaware limited liability company formed in 2019 by Todd Nau
(51% owner) and Carol Travis (49% owner). Nau and Travis, along with Scott Dolphin, are the current
owners of Breathe, a woman’s boutique sportswear retailer located in Center Ithaca at 171 E. State
Street. With the idea of creating an emporium-style shopping experience, HCI will be acquiring 15 Steps,
a jewelry and gift store that specializes in American artisanal merchandise, also located in Center Ithaca,
which was scheduled to close on the retirement of its long-time owners. In addition, HCI will be leasing
additional space in the building to add What’s Cooking?, a specialty cookware store that will include a
demonstration kitchen and will offer cooking classes, and Kraft/Studio, which will offer cooking classes
and craft classes taught by local artisans. HCI is working with Travis Hyde Properties, the landlord, to
relocate Breathe and utilize space formerly occupied by CAP Gallery and the old Tourist Bureau to create
a “store within a store” destination designed to bring local consumers and tourists to the Downtown
Ithaca Commons.
HCI hopes to build on the established following of both 15 Steps and Breathe. 15 Steps has been an
Ithaca fixture since 1982 when they first began retailing American made jewelry, artwork and crafts
from their original location in the Clinton Building, before moving to their current location on the
Commons in 1990. 15 Steps has an exceptionally loyal customer base, many of whom return annually
with the specific intention to shop. Many of 15 Steps vendors have been with them for several years,
and in some instances, decades, including second generation artisans. 15 Steps’ holiday market accounts
for approximately 25% of the annual sales with additional market peaks in late Spring/early Summer.
Breathe has been in business since 2015 and, although it has a strong core of local customers, the store
sees the majority of its sales coming from business visitors and tourists. Breathe has been operating at a
loss and its decline in sales has been exacerbated by restrictions related to COVID-19. HCI hopes to
make the store sustainable through the combination with 15 Steps and other ventures. The store’s core
brands continue to sell reasonably well in spite of reduced traffic and Breathe still has strong ongoing
relationships with these vendors. It is planned that these labels will form the fashion component of the
new expanded emporium-style store.
The centerpiece of the new 15 Steps/Breathe/HCI LLC will be the ‘Morning Show’ inspired
demonstration kitchen that will be built-out in what was formerly the CAP Gallery storage space,
adjacent to a separate crafting classroom area to be located in the old CAP offices inside the Center
Ithaca Atrium. The demonstration kitchen will provide space for cooking classes. Classes will be offered
2-3 times weekly to start and increasing as demand increases. What’s Cooking? will retail a cross
section of unique novelty shelf stable foodstuffs and better-quality cookware and service ware
unavailable at mass retailers. Lines will include Teroforma custom infusion kits, Small Town
Cultures pickling and Kombucha kits, and the French Farm condiments. What’s Cooking? will offer
Zwilling and Henkels cookware and cutlery, dishwasher safe melamine from Merritt, and novelty
dishware from Fishs Eddy, a downtown Manhattan landmark retail institution.
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Kraft/Studio will further the mission of supporting creativity and handcrafted art within the City.
Kraft/Studio will be a collaborative learning space offering a revolving selection of project-based classes
taught by local artisans. Instructors have already been identified to teach a variety of cooking and
crafting classes, including sewing, soap and candle making, glass fusing, resin crafts, and pressed flower
crafts. If full finding is available, they plan to offer digital arts for teens and adults.
Marketing and Competition
By offering a mix of women’s sportswear, jewelry and crafts, and specialty foods and cookware, along
with cooking and craft classes, HCI will face competition from national and regional chain stores. HCI
will seek to differentiate itself based on the quality and selective nature of its merchandise and based on
its level of customer service.
Homegoods, a national chain that specializes in lower price mass market furniture and decor items from
major manufacturers, recently opened in the Tops shopping plaza on South Meadow. The inventory is
typically of lower quality and fluctuates as they typically offer job lot merchandise from a wide
assortment of vendors looking to move unsold product at below cost. Homegoods principle consumer is
typically cost driven. While HCI will not be able to compete with Homegoods’ price points, they will try
to compete on quality and on the retail experience.
Wegmans does not offer housewares, however, it represents HCI’s biggest competitor in the
kitchenware staples and gourmet foodstuffs market. They also typically feature a rotating selection of
inexpensive seasonal dinnerware. The selection is fairly limited and basic. Convenience is the store’s
biggest appeal. Wegmans also offers the occasional cooking class for kids however they are infrequent
and tend to sell out extremely fast.
Both Kohls and Bed, Bath and Beyond offer a very similar assortment of mass market brand name
housewares and cookware as well as bed and bath products. HCI intends to avoid the mass market
lines like T-Fal, Farberware, Calphalon, and Kitchenaid and focus on products not available from the box
stores. Its competitive advantage over Kohls and Bed, Bath and Beyond will include its cooking classes
and assortment of more ‘boutique’ gift items.
Target is another mass market big box retailor targeting the cost-conscious consumer. Target’s biggest
consumer advantage is its ‘One Stop Shopping’ concept aimed at offering consumers everything from
clothing, groceries, personal care products, outdoor merchandise, toys, electronics and housewares.
Target’s housewares are typically rapid turnover mass produced items offered at low cost. HCI intends
to avoid the mass market brands entirely and target higher quality products like Henkels cookware and
better home and novelty ‘European’ kitchen accessories.
HCI’s closest competitor, based on location and the nature of its business, is Home Green Home, the
other housewares/kitchenware retailer on the Commons. HCI has had several discussions with the
business’ owners about firmly delineating product lines so as not to overlap and expects that the two
stores will be able to refer customers to each other. Home Green Home specializes in the more organic
‘green’ end of the product spectrum with a focus on specific Eco-Friendly items and specific
Scandinavian Modern vendors that HCI has agreed to avoid.
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Management
Scott Dolphin, the current general manager of Breathe, will act as general manager of the expanded
retail business, and will oversee day-to-day operations. He will be assisted by Stephanie Hayes, a current
sales associate. Todd Nau and Carol Travis will also share management responsibilities.
Project Description
The expansion project proposes re-use of 3,705 sf of space in the downtown Ithaca Commons area. 15
Steps will remain in the same space but will be expanded to include housewares and décor items in the
back of 15 Steps’ store. The Breathe store will move into the former Ithaca Tourist space immediately
next door to 15 Steps with no firm walls dividing the space. What’s Cooking? will locate directly behind
Breathe and the demonstration kitchen for cooking and craft classes will occupy the former CAP office
and storage areas. Attached is the proposed store layout for more detail.
The entire space will be renovated so that the flow from business to business is seamless and
considered under “one roof”. The project also includes outfitting the space with furnishings and
fixtures, computer equipment and POS equipment, six months of start-up inventory/merchandise and
working capital.
Sources & Uses of Funds
The total project cost is estimated at $286,000, consisting of the following:
IURA

M&T

Loan

Ithaca

Bank Loan Anchor *

Business Acquisition (includes LOC payoff) **

137,000

Renovations

25,000

Owner

Total

Equity

Budget

5,733

$

142,733

12,345

$

37,345

Machinery, Equip., Furnishings & Fixtures

9,300

$

9,300

Inventory (supplies & start up merchandise for
6 mos. For Breathe, What's Cooking, etc.)

51,500

$

51,500

Working Capital ***

39,200

5,922

$

45,122

$

Total

100,000

137,000

25,000

24,000

35%

48%

9%

8%

286,000
100%

* Ithaca Anchor Storefront Recovery loan fund is anticipated to provide a $25M loan at 1% interest rate
with the first 12 months interest only then amortized over 4 years.
** Business Acquisition refers to the purchase of 15 Steps (see evaluation letter from atty. David Sprague).
*** Working capital includes funds for legal, accounting and other professional fees, marketing and
advertising and initial cash funds for start up operations.

Sources and Uses of Funds Detail:
Bank Financing – $137,000
Currently the applicant is negotiating with M&T Bank for a $137,000 term loan to purchase the business
15 Steps, LLC and to provide funds for internal renovations to expand operations at 171 E. State Street in
Ithaca. Once renovated, the total space will equal approximately 3700 sf. Applicant is also negotiating a
$25,000 M&T Bank line of credit for short term working capital needs.
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Ithaca Anchor Storefront Recovery Loan - $25,000
The $25,000 loan from Ithaca Anchor Storefront Recovery will be used for renovations to the site. The
loan is anticipated to provide a low interest rate of 1%, with interest only for the first 12 months.
Thereafter, the loan will amortize over 48 months or 4 years.
IURA Loan - $100,000
The requested $100,000 IURA loan is anticipated to be used for small computer equipment (POS cash
registers, software, computers and other equipment), furnishings, and store fixtures. Also, the loan
funds will be used for start-up inventory and supplies including merchandise for sale for the initial six
months of operations. The remaining funds will be used for soft costs and working capital which
includes legal, accounting and other professional fees, marketing and advertising and cash funds for
start-up operations. A more detailed listing of equipment and furnishings is attached to this analysis.
The loan will be based upon the expected new job creation (hiring of low-moderate income employees)
and retention of existing jobs in the downtown core of Ithaca. The terms of the loan include a 7-year
amortization with an interest rate of 3.5% with a rate reset to 2.50% upon satisfaction of job creation
goals. The IURA may consider an interest only period during the takedown of the loan funds not to
exceed six months.
Owners Equity - $24,000
Cash of $24,000 will be injected into the project and will be used primarily towards renovations and
working capital associated with the expansion.
New Employment: As an existing business, Breathe currently operates with two FT employees.
However, as a result of its current location, operating losses, and the impacts of the current pandemic
on its sales, the business has become unsustainable. Without the proposed relocation of the business
and combination with complementary businesses into an emporium style retail shop, the business
would close, leaving its two employees unemployed. Therefore, two FTE positions will be retained
(general manager and sales associate). The business 15 Steps announced their intention to retire and
sell the business creating a significant gap in the local market for its type of handcrafted artisanal
jewelry, home décor and accessories. A new sales associate (FTE) is anticipated for the operation of 15
Steps. The same new sales associate will also cover cooking classes and sale of kitchen and cookware.
Contracted employees for the cooking and craft classes will factor into the new business but will not
count as new FTEs for Federal regulation purposes.
Historical Financials
Below sets forth historical financial information for two existing businesses, 15 Steps (ceased operations
on 8/31/2020) and Breathe. The historical financials provided are internally-prepared from the
respective company’s Quickbooks statements. In the future, both companies’ revenues will roll up to
the Home Cooking Ithaca name but will have independent dba names for branding purposes. A brief
summary of the historical sales and net profit/(net loss) is listed below.
15 Steps has a strong sales history, albeit some reductions in gross sales over recent years attributed
primarily to downtown construction and parking issues, and the resulting disruption of consumer traffic.
Over the last 18 months 15 Steps has concentrated more resources at their retail website, which now
accounts for approximately 3% of gross sales. Staffing levels and sales have been impacted by
disruptions related to the COVID-19 pandemic.
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Breathe has been in business since 2015. Breathe’s core customers are women, age range of 30-70,
typically working professionals and empty nesters who prefer not to shop at big box stores. The single
biggest repeat demographic are mothers of Ithaca College students. Typically, Breathe’s five highest
selling brands account for over 50% of gross annual sales with peak sales occurring from April through
August, and again in December. Breathe has been operating at a slow loss for the past few years,
primarily due to the same reduced consumer traffic for reasons noted above, but also due to changing
trends in small business women’s clothing sales. The decline in sales has been exacerbated by
restrictions related to COVID-19, with retail clothing sales dropping to less than 25% of the previous
year’s sales. Current operations have become economically infeasible and without a change in the
business model, the store would likely close.
Source: Internal company financials
15 Steps
Sales
Net Income
Breathe

Sales

2015

2016

2017

2018

2019

to 7/2020

379,327

106,244

20,517

5,474

2,647

100,624 224,738 174,365 146,843

151,161

24,198

(39,420)

(3,324)

478,691 445,889 407,596 404,329
0

(93) (13,620)

Net Income (193,631) (64,629)

(9,527) (84,534)

Financial Projections
We are in receipt of projected revenues and expenses for the next four years. The forecasts were
prepared using the historical information and research on the competition and plans to market more
effectively and creatively given the recent COVID pandemic. For example, 15 Steps will have a sale by
number with artisan crafts showcased in the window with numbers near it for community members
walking and looking through the window. They can then easily buy the items online. The expansion and
renovations in the new space is expected to be completed and the business fully operational in
November 2020 or earlier.
Given the new operator for 15 Steps and the effects of the pandemic on retail business, financial
projections show a significant reduction in sales for Year 1 for both 15 Steps and Breathe at
approximately 50% or less of the average gross sales from the past 5 years. The kitchen and décor
merchandise projected revenues have a correlation with the cooking and craft classes offered and are
approximately 10-13% of total sales. Salary, wages and payroll taxes make up the largest expense item
in the projected income statement and range from 18-23% of sales. The annual rent has escalation
clauses as indicated in the annual rent expense for Years 1-4 presented below. Rent is paid to a thirdparty, Travis Hyde Properties, which is affiliated with one of the owners of Home Cooking. Based on this
relationship, the applicant may have some flexibility in renegotiating the lease terms should the
company not reach revenue targets and be unable to service debt.
Projected net profit after all expenses are positive for the projected four years. However, the annual
debt service of $64M in Year 1 is tight at 1.21:1, not allowing much room for error. That is, if revenues
targets are not met and expenses hold true, annual cash flow may not be sufficient to satisfy all debt. It
is important to note that total expenses do not include property taxes and insurance. Also, the first 12
months of the Ithaca Anchor Loan is interest only followed by an amortizing loan in years 2-4. As gross
revenues increase after Year 1 with a growth rate of 11-13%, the ability of the company to satisfy annual
debt service improves with a DSCR of 1.35, 1.72 and 2.22:1. Management states that any deficit in cash
flow will be covered in part with personal capital injection of funds from either owner.
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Projected Income Statement

Year 1

Year 2

Sales: 15 Steps

264,490

Breathe

47,782

12%

52,560

11%

57,816

HOME/Cooking Merch.

55,000

13%

60,500

13%

66,550

10%

54,120

12%

59,532

Cooking & Craft classes

65% 290,938

Year 3

64% 374,729

65%

11%

63,598

11%

13%

73,205

13%

12%

65,485

11%

Total Sales

409,072

100% 458,118

100% 509,749

100% 577,017

100%

Cost of Goods Sold

164,551

40% 182,966

40% 203,735

40% 231,033

40%

Gross Profit

244,521

60% 275,152

60% 306,014

60% 345,984

60%

Expenses
Wages & Payroll Taxes

92,990

22.7%

97,585

6,925
8,525

1.7%

1.7%

2.1%

7,800
10,200

38,400

9.4%

42,240

Utilities

8,400

2.1%

Marketing & Advertising

1,800

Bank charges (% of sales)

11,018

Prof. fees (legal, acctg., ins.)
Interest Exp.-$137M M&T Loan

Instructor Fees

41,800

64% 325,851

Year 4

21.3% 100,724 19.8% 103,274 17.9%
2.2%

8,200
10,200

9.2%

46,464

9,600

2.1%

0.4%

1,600

2.7%

12,120

4,500

1.1%

7,778

1.9%

Interest Exp.-$87.5M M&T Refi

3,923

Interest Exp.-$100M IURA Loan

Supplies
Rent

Interest Exp.-$25M Ithaca Anchor Loan
Other SG&A Expenses
Total Operating Expenses
Pre-Tax Profit

2.0%

7,800
10,200

1.8%

9.1%

51,110

8.9%

9,600

1.9%

9,600

1.7%

0.3%

1,600

0.3%

1,800

0.3%

2.6%

13,507

2.6%

15,346

2.7%

4,500

1.0%

4,500

0.9%

4,500

0.8%

6,777

1.5%

5,713

1.1%

4,585

0.8%

1.0%

3,399

0.7%

2,850

0.6%

2,274

0.4%

3,295

0.8%

2,839

0.6%

1,717

0.3%

1,877

0.3%

250

0.1%

160

0.0%

0.0%

1.3%

6,540

1.4%

34
6,140

0.0%

5,290

98
6,140

193,095
51,426

47.2% 205,360
19.4%

69,792

1.6%

1.2%

41.5% 218,539

37.9%

94,701

29.1% 127,445

34.0%

0

0

24.0%

0

0

15,247

13,175

10,378

8,769

66,673

82,967

105,079

136,214

$137M M&T Loan (P&I)

24,016

24,016

24,016

24,016

$88M M&T Refi Loan (P&I)

14,718

14,718

14,718

14,718

$100M IURA Loan (P&I)

16,128

16,128

16,128

16,128

250

6,378

6,378

6,378

55,112

61,240

61,240

61,240

+ Interest exp.
Cash Flow available for Debt Service
Projected Debt Service:

$25M Ithaca Anchor Loan (P&I) *
Projected Debt Service
Debt Service Coverage

1.21

1.35

1.72

* The first 12 months of the Ithaca Anchor Loan is interest only followed by monthly payments of
principal and interest over four years.
NOTE: The detail for the Projected Debt is attached is this analysis. The company also anticipates a
$25,000 Line of Credit at ~9.25%. No debt service is factored in the projected debt above.
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1.1%

44.8% 211,313

Add Back:
+ Depreciation & Amortization

1.4%

2.22

Pro Forma Balance Sheet
The pro forma balance sheet below has been prepared using the sources and uses of funds provided by
the applicant.

Balance Sheet
ASSETS
Current Assets
Cash
Inventory

Project

Total Current Assets
Fixed Assets
Building Improvements
Equipment, Furnishings & Fixtures
Less: Accumulated Depreciation
Net Fixed Assets
Other Assets:
Total Assets

45,122
51,500
96,622
37,345
152,033
0
189,378
87,500
373,500

LIABILITIES
Current Liabilities
Current Mat.-LTD
Total Current Liabilities

0
0

Long-Term Liabilities
$137M M&T Loan (P&I)
$88M M&T Refi Loan (P&I)
$100M IURA Loan (P&I)
$25M Ithaca Anchor Loan (P&I)
Total Long Term Liabilities

137,000
87,500
100,000
25,000
349,500

Shareholders' Equity
Owners' Investment
Owners' Draw
Retained Earnings
Net Income/(Loss)
Total Shareholders' Equity

24,000
0
0
0
24,000

Total Liabilities & Owner's Equity

373,500

Personal Financial Statements and Credit Reports
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1

$

$

$

$

A personal credit report was obtained from Equifax for Todd Nau and Carol Travis showing the following
FICO Scores:
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Commercial Credit Reports
Home Cooking Ithaca has had no recorded revenues or expenses and according to the applicant has not
filed any corporate tax returns for 2019.

Risk Assessment
Positive Factors:
•

Each owner brings a specific and complementary skill set necessary for a successful operation.
Mr. Nau will oversee the vision, mission and culture of the company along with an experienced
management team.

•

The new concept of having four complementary businesses under one roof can help leverage
the marketing of the emporium “Home Cooking Ithaca” more effectively. Owners will focus
their marketing on word of mouth and social (Facebook and Instagram) and on-line media to
deepen awareness of its array of product offerings.

•

The company anticipates sponsoring theme activities and leverage the surrounding businesses
in the Commons.

•

Owners’ investment of $24,000 represents 8% of the total project costs. Any cost overruns will
be covered by the owners’ personal capital infusion. One of the owners, Carol Travis, has a
significant net worth and liquidity.

•

The owners have a fair-good personal credit history; Carol Travis has paid all credit timely and as
agreed, with no derogatory notations.

•

The location is in the heart of the downtown City of Ithaca (in the Ithaca Commons), which
provides easy access to surrounding downtown shopping and recreational activities.

•

The expansion will allow the company to operate more efficiently, save costs and expand
operations (by spreading expenses over 4 complementary businesses) to ensure a better
shopping experience.

•

The project will include the creation of one FTE and retention of two FTEs in the downtown City
of Ithaca’s Density District.

•

The project shows the ability to service all long-term debt in Years 1-4 with some excess.

•

Good relationship with financial institutions with access to financing.
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Negative Factors:
•

Historical financials of one of the companies, Breathe, has had inconsistent sales growth over
the past five years and has not shown a net profit since inception.

•

The projected income statement does not factor in property taxes and insurance as the lease
may still be in negotiation. Should those additional expenses be included, the company may not
show the ability to service projected debt in Year 1.

•

Success for the overall business has a strong reliance on marketing and repeat clientele to grow
the business and cover expenses. Revenues are optimistic in the first year of operations which
may necessitate additional personal equity to cover expenses should the company not reach its
targets.

•

The extent of the impact of COVID-19 on the company’s operational and financial performance
will depend on further developments, including the duration and spread of the outbreak and its
impact on customers, employees, and vendors, all of which cannot be predicted.

•

Loan collateral may be insufficient to fully secure the IURA loan, given the fact that the IURA
loan may be in a subordinate lien position to future bank filings.

Summary and Recommendation
The proposed IURA loan to Home Cooking Ithaca LLC involves a moderate degree of credit risk and
represents an appropriate use of loan funds. The owners are in a position, based upon their current
financial information, to inject additional funds should the project require it.
With respect to collateral and security for the IURA loan, there may be filings on all business assets to
secure the M&T Bank loan and line of credit. Therefore, it is recommended that an official lien search
be completed to verify lien positions on the business assets of the company. As the company is still
negotiating for bank financing for the project, IURA should require as a condition of funding its loan that
the company provide a signed commitment for bank or institutional financing in the approximate
amount of $137,000, to be made on terms and conditions consistent with this analysis.
As a foreign business entity (Home Cooking Ithaca was formed in the State of Delaware), IURA should
confirm that the company has authority to do business in New York State.
We are recommending approval of the IURA term loan, based upon the following:
•
•
•
•

The experience and business acumen of the owners;
The project will revitalize a building into a more viable, one-stop-shop emporium for the
community;
The projected positive cash flow with ability to service all debt and
The job creation and retention that is expected to result.
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Recommended Loan Structure
•

Borrower: Home Cooking Ithaca LLC

•

Use of Funds: Funds will be allocated for new and used equipment, furnishings, fixtures,
inventory (including supplies and start-up merchandise) and working capital associated with the
expansion project.

•

Loan Amount: $100,000

•

Interest Rate: 3.50% per annum, to be reduced to 2.50% upon satisfaction of job creation goals.

•

Term & Amortization: Interest only during takedown of the funds not to exceed six months,
followed by a seven-year term, seven-year amortization. Monthly principal and interest
payment will be $1,343.99 based upon a 3.5% interest rate.

•

Loan Collateral: General lien on any and all business assets including new equipment,
furnishings and fixtures located at 171 E. State Street (on the Ithaca Commons), Ithaca, NY. Lien
may be subordinate to filings of M&T Bank.

•

Personal Guarantors:

•

Financial Reporting: Borrower shall provide annual company Federal tax returns and annual
internally prepared financial statements.

Prepared by:

Todd Nau and Carol Travis

Elizabeth M. Kraus, Vice President
H. Sicherman & Company, Inc.
September 11, 2020
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Proposed
Store Layout
15 Steps merchandising and
display will remain the same,
small changes to accommodate
new openings in the common
wall notwithstanding.
Breathe will move into the front
of the old Tourist space. The
back half of the new space will
become What’s Cooking and
feature kitchen and culinary
wares.
The demonstration Kitchen will
be built into the old CAP
storage area. The old CAP
offices will become Kraft/Studio

Listing of Uses of Funds
Machinery & Equipment

Qty

Store Fixtures
Studio Equipment
Refurbished iPad registers

1
1
2

Price

$2,500.00
$6,000.00
$400.00

Subtotal

Total
$2,500.00
$6,000.00
$800.00
$9,300.00

Renovations

Kitchen Cabinets and Appliances
Misc. Building Supplies
Plumbing Bid - Halco
Electric Bid - Sparks
Construction Bid - Casey
Misc. Freight & Delivery charges

1 $10,000.00
1 $4,000.00
1 $8,695.00
1 $10,000.00
1 $5,050.00
1
$600.00
Subtotal

$9,000.00
$4,000.00
$8,695.00
$10,000.00
$5,050.00
$600.00
$37,345.00
$2,000.00

Legal and Accounting
Merchandise, Supplies, & Marketing

Studio Supplies
Operational Supplies (6 months)
Merchandise (Breathe and What's Cooking 6 months)
Advertising (6 months radio/print/direct mail)

1
1

Subtotal

Renovation & StartUp Total

$2,500.00
$1,000.00

$2,500.00
$1,000.00
$48,000.00
$1,500.00
$53,000.00
$101,645.00

Business Acquisition

Purchase of 15 Steps
Sales tax on fixtures and taxable goods
Subtotal

$141,583.00
$1,150.00
$142,733.00

Subtotal

$25,000.00
$16,622.00
$41,622.00

Working Capitol

Payoff existing Line of Credit
Available Cash

Total Uses of Funds

$286,000.00

Debt Schedule
Home Cooking Ithaca, LLC
Projected
Type of Credit Facility/Use

Credit Provider

Amount

Current
O/S Balance*

Maturity Amort.
Date

Interest

Monthly

in Yrs.

Rate %

Payment

Annual
Collateral/Conditions

Debt Service

Current & Projected Debt Schedule:
Term Loan

M&T Bank

$137,000

$0.00

7

6.00%

Term Loan (refi of existing $)

M&T Bank

$87,500

$87,500.00

7

4.75%

Term Loan

IURA

$100,000

$0.00

7

3.50%

Term Loan

Ithaca Anchor Loan *

$25,000

$0.00

4

1.00%

$349,500

$87,500.00

TOTAL

* The first 12 months of the Ithaca Anchor Loan is interest only followed by monthly payments of principal and interest over four years.
NOTE: The company also anticipates a $25,000 Line of Credit at ~9.25%. No debt service is factored in the projected debt above.

Projected to have a general
$2,001.37 filing on all business assets
Projected to have a general
$1,226.46 filing on all business assets
General filing on busines
assets, subordinate to bank
$1,343.99 filings; personal guaranties
$531.54

$5,103.36

$24,016.46
$14,717.57

$16,127.82
$6,378.44

$61,240.29

Home Cooking LLC
dba

15 Steps
Breathe
What’s Cooking?
Kraft/Studio

Center Ithaca
171 State Street, Ithaca, NY 14850
on the Ithaca Commons

Home Cooking LLC
Home Cooking LLC is a proposed emporium style ‘store within a
store’ concept that targets a wide range of local consumers and
tourists to the Downtown Ithaca Commons.
The new store will entail the merger and gradual expansion of
two existing businesses Breathe, a women’s moderately priced
boutique sportswear retailer, and 15 Steps, a jewelry and gift
store that specializes in American made artisanal merchandise.
Both stores will maintain their current branding and identity (i.e.
fashion and American made crafts) however Breathe will be
relocated into the front of the space adjacent to 15 Steps (the
old Tourist Bureau) where it will become part of a broader
merchandise assortment that will also include housewares,
cooking and kitchen merchandise under the brand What’s
Cooking and cooking and craft classes under the name
Kraft/Studio.
The centerpiece of the new 15 Steps/Breathe/Home Cooking
LLC will be the ‘Morning Show’ inspired demonstration kitchen
that will be built-out in what was formerly the CAP Gallery
storage space and adjacent to a separate crafting classroom
area located in the old CAP offices inside the Center Ithaca
Atrium. This instructional interactive creative space will include
all the necessary appliances, tools and work areas for regularly
schedule cooking and crafting classes.

Proposed
Store Layout
15 Steps merchandising and
display will remain the same,
small changes to accommodate
new openings in the common
wall notwithstanding.
Breathe will move into the front
of the old Tourist space. The
back half of the new space will
become What’s Cooking and
feature kitchen and culinary
wares.
The demonstration Kitchen will
be built into the old CAP
storage area. The old CAP
offices will become Kraft/Studio

Regional Population
Demographic*
City of
Ithaca
Total Estimated* Population 2019
Total Est. 2019 Pop. - Women only
Women ages 21-34
Women ages 35-54
Women ages 55+

Total Households
Estimated Average HH Income
Estimated Median HH Income

Blue Collar
White Collar

%

30,501
15,094
5,837
2,342
2,401

Projected population increase by 2024

Estimated average age 2019
Estimated median age 2019

Tompkins
Coounty

%

105,258
49.49%
38.67%
15.51%
15.90%

53,453
13,602
11,150
14,439

1.05%

50.78%
25.42%
20.86%
27.02%

1.86%

33
24

33
38

10,989
$62,969
$37,213

41,152
$83,117
$59,891

861
9,590

6.85%
76.31%

5,506
36,068

10.88%
71.24%

Service & Farm

2,116

16.84%

9,056

17.89%

College educated (both Men &
Women)

8,741

70%

32,853

52%

* Environics Analytics prepared 3/2019 for the Ithaca Downtown Partnership
** Household ‘Decision Makers’

2019 Retail
Opportunity Gap*
Given the current catastrophic retail dynamic, Breathe’s continued existence in its current
location has become unsustainable. Current sales are at 25% of previous years and we are soon
to be entering the slower Autumn season. 15 Steps, on the other hand, has demonstrated strong
sales, in spite of the current pandemic, albeit still at somewhat reduced levels.
15 Steps has initiated a ‘Shop by Number’ window display that has been highly successful and
they have increased their website sales to 3% of gross sales since the pandemic began, and with
little to no marketing. The current owners of 15 Steps have announced their intention to retire
as of 8/31/20, without a buyer the business will close. 15 Steps is the very definition of an ‘Anchor
Storefront’ and the loss of such would create a significant gap in the local market.
Pre-pandemic forecasts for housewares and cookware showed a noticeable gap in boutique
sales. In Store Magazine, an industry publication, cites Hand Crafted Jewelry and American
Made products as the top selling trends for 2021

2019
Figures

Demand

Supply

Opportunity
Gap

Demand

1 mile radius
Total
Expenditures

Supply

Opportunity
Gap

Demand

5 mile radius

$7,139,511

$4,462,448

$2,677,063

$23,029,238

Home
Furnishings

$1,763,484

$4,293,317

-$2,534,883

$5,878,850

$6,989,890

General
Merchandise

$4,321,163

$1,083

$4,320,080

$13,662,246

Miscellaneous
Merchandise

$1,054,864

$168,048

$886,816

$3,488,142

Supply

Opportunity
Gap

25 mile radius

$7,531,884 $15,497,354

$88,676,657

$17,332,781

$71,343,876

-$1,111,040

$22,028,246

$13,314,466

$8,713,781

$1,431

$13,660,815

$53,399,823

$2,498,224

$50,901,600

$540,563

$2,947,779

$13,248,588

$1,520,091

$11,728,467

* PRECOVID Projected figures supplied by
Environics Analytics prepared 3/2019 for the Ithaca Downtown Partnership

Competitive
Market Analysis
Homegoods
Recently opened in the Tops shopping plaza on South Meadow, Homegoods is a national chain
that specializes in lower price mass market furniture and decor items from major manufacturers,
typically of mediocre quality. Inventory is rarely if ever stable and the product assortment can
fluctuate wildly. Typically they offer job lot merchandise from a wide assortment of vendors
looking to move unsold product at below cost. Homegoods principle consumer is typically cost
driven. While we cannot compete with Homegoods price points, we can compete on quality and
on the retail experience.
Target
Another mass market big box retailor targeting the cost-conscious consumer. Targets biggest
consumer advantage is its ‘One Stop Shopping’ concept aimed at offering consumers everything
from clothing, groceries, personal care products, outdoor merchandise, toys, electronics and
housewares. Target’s housewares are typically rapid turnover mass produced items offered at
low cost. Our intent is to avoid the mass market brands entirely and target higher quality
products like Henkels cookware and better home and novelty ‘European’ kitchen accessories
Kohls/Bed, Bath and Beyond
Both Kohls and Bed, Bath and Beyond offer a very similar assortment of mass market brand
name housewares and cookware as well as bed and bath products. As mentioned above
regarding Target our intent is to avoid the mass market lines like T-Fal, Farberware, Calphalon,
and Kitchenaid and focus on products not available from the box stores. Our competitive
advantage over Kohls and Bed, Bath and Beyond will be our cooking classes and assortment of
more ‘boutique’ gift items. Given Kohl’s current declining chain wide sales figures the fate of
our local store is uncertain.
Wegmans
While Wegmans does not offer housewares, Wegmans represents our biggest competitor in the
kitchenware staples and gourmet foodstuffs market. They typically feature a rotating selection
of inexpensive seasonal dinnerware. The selection is fairly limited and basic. Convenience is the
biggest appeal. Wegmans also offers the occasional cooking class for kids however they are
infrequent and tend to sell out extremely fast. Based on this information we expect our cooking
classes to be well attended.
Home Green Home
Home Green Home is the other housewares/kitchenware retailor on the Commons. We have
had several discussion about firmly delineating our product lines so as not to overlap and expect
we will be able to refer customers to each other. Home Green Home specializes in the more
organic ‘green’ end of the product spectrum with a focus on specific Eco Friendly items and
specific Scandinavian Modern vendors that we have agreed to avoid.

15 Steps
15 Steps has been an Ithaca fixture since 1985 when they first began retailing American made
jewelry, artwork and crafts from their location in the Clinton Building (hence the name, 15 Steps).
They have been in their current location on the Commons since 1990. The two principle
employees are the owners Ken and Betsie who both work full time. They hire additional parttime help for weekends and the holidays averaging anywhere from 25-40 hours a week (prepandemic) depending on the season. 15 Steps’ holiday market accounts for approximately 25%
of the annual sales with additional market peaks in late Spring/early Summer.
15 Steps has a strong sales history, albeit with some reductions in gross sales over recent years
attributed primarily to downtown construction and parking issues, and the subsequent
disruption of consumer traffic. Nevertheless, even accounting for this recent slump, their sales
remain strong and the business is currently sustainable. Over the last 18 months 15 Steps has
concentrated more resources at their retail website. This site now accounts for approximately
3% of gross sales.
15 Steps has an exceptionally loyal customer base, many of whom return annually with the
specific intention to shop. 15 Steps has cultivated their brands to optimize sales for every square
foot sales space. Many of 15 Steps vendors have been with them for several years, and in some
instances, decades with 2nd generation artisans.
15 Steps is financially self-sustaining. It currently has no outstanding debts or liabilities and a
long-term lease with Travis Hyde. The landlord has agreed to a reduced rent on the combined
new space with annual increases as traffic resumes.

Breathe
Breathe has been in business since 2015 and currently operates with two full time employees and
(pre-pandemic) two part-time employees equaling roughly around 10-15 hours a week. Breathe’s
core customers are women, 30-70, typically working professionals and empty nesters who prefer
not to shop at big box stores. While Breathe has a strong core of local fans and regular repeat
shoppers, the majority of typical sales are business visitors and tourists. Breathe has developed
a strong word-of-mouth following among casual day-trippers from the larger surrounding metro
areas of Binghamton, Syracuse, Rochester, not to mention Upper PA, and the Cornell pipeline
to/from NYC. The single biggest repeat demographic are Ithaca College moms. Breathe has
been operating at a slow loss for the past 3 ½ years, primarily due to the same reduced
consumer traffic for reasons noted above, but this is also reflective of the national trends in
small business women’s retail clothing sales. While the losses to date have been manageable
through investor support, the current precipitous drop in retail clothing sales to less than 25% of
previous year’s sales has made continuing in the current iteration unfeasible. Breathe’s five
highest selling brands account for over 50% of gross annual sales with peak sales occurring from
April through August, and again in December. These core brands are currently still selling
reasonably well, in spite of reduced traffic. Breathe still has strong ongoing relationships with
these vendors and these labels will form the fashion component of the new store.
The principle lender for Home Cooking will be M&T Bank. Breathe has a good working
relationship with M&T and currently has an outstanding cash-secured debt of $114,733 that is
being refinanced to a significantly lower interest rate and longer term. The new merged
business will be able to discharge this debt within 5-6 years. Breathe is currently on a month to
month lease with option to renew, also with Travis Hyde Properties.

What’s Cooking
The centerpiece of What’s Cooking will be the demonstration kitchen. Classes will be offered 2-3
times weekly to start and increasing as demand increases. What’s Cooking will retail a cross
section of unique novelty shelf stable foodstuffs and better-quality cookware and service ware
unavailable at mass retailers. Lines will include Teroforma custom infusion kits, Small Town
Cultures pickling and Kombucha kits, the French Farm condiments. What’s cooking will offer
Zwilling and Henkels cookware and cutlery, functional and beautiful ‘beach friendly’ dishwasher
safe melamine from Merritt, and novelty dishware from Fishs Eddy, a downtown Manhattan
landmark retail institution that offers its own whimsical line of product. We will focus on
sourcing domestically made merchandise wherever possible.

Kraft/Studio
Kraft/Studio is meant to further the mission of creativity and handcrafted art. Kraft/Studio will
be a collaborative learning space offer a revolving selection of project-based classes taught by
local artisans. Instructors have already been identified to teach a variety of cooking and crafting
classes: sewing, soap and candle making, glass fusing, resin crafts, and pressed flower crafts to
name a few. If full finding is approved, we will also be able to include digital arts for teens and
adults.

Opening Budget
OPENING EXPENSES
New Buildout

Qty

Price

Total

Store Fixtures

1

$2,500.00

$2,500.00

Studio Equipment

1

$5,500.00

$5,500.00

Studio Supplies

1

$1,500.00

$1,500.00

Refurbished iPad registers

2

$400.00

$800.00

iPad stand and misc POS equipment

1

$200.00

$200.00

Refurbished back office Laptop

1

$1,500.00

$1,500.00

Misc Supplies (papergoods and marketing material)

1

$2,000.00

$2,000.00

Kitchen Cabinets and Appliances

1

$10,000.00

$10,000.00

Misc. Building Supplies

1

$4,000.00

$4,000.00

Plumbing Bid - Halco

1

$8,695.00

$8,695.00

Electric Bid - Sparks

1

$10,000.00

$10,000.00

Construction Bid - Casey

1

$5,050.00

$5,050.00

Misc. Freight & Delivery charges

1

$600.00

$600.00

Legal and Accounting

$2,000.00

Initial Product Assort (Breathe and What's Cooking)

$55,000.00

Marketing (6 months radio/print/direct mail)

$3,500.00
Subtotal

$112,845.00

Line of Credit *

$25,000.00

Purchase of 15 Steps *

$141,583.00

Sales tax on fixtures and taxable goods *

$5,150.00
Total Startup
Expenses

Working Capital 2 years

$284,578.00
$66,000.00

Initial Funding
Needs

$350,578.00

Financing
* Home Cooking M&T Loan

200,000.00

IURA

100,000.00

Partner Contribution

30,000

PPP Store Front Loan

25,000
Total Funding

355,000.00

Proposed Resolution
IURA
September 24, 2020
Ithaca Farmers Market COVID-19 Lease Concession
WHEREAS, on September 11, 2020, the IURA received a request from the Ithaca Farmers Market Cooperative,
Inc. (IFM) for a rent concession on leased property at Steamboat Landing, and
WHEREAS, in compliance to COVID-19 health guidelines, the Farmers Market has been limited to 150 attendees
at any one time in the market pavilion for the full 2020 season and effectively prohibited from hosting events in
the pavilion, and
WHEREAS, IFM has an annual net operating loss of $57,000 through August, which is projected to rise to
$92,000 by year-end, and
WHEREAS, such a loss will reduce IFM net equity to approximately $238,000, and
WHEREAS, the lease premises are owned by the City of Ithaca, leased to the IURA, and subleased to IFM, and
WHEREAS, rents collected from IFM by the IURA are paid over to the City of Ithaca general fund, and
WHEREAS, IFM’s producer-to-consumer market at Steamboat Landing is a top tourism draw of the City, offers
healthy and fresh local produce and food, acts as an incubator for new small businesses, and generates
significant sales tax revenue, and
WHEREAS, 2020 annual rent to IFM is $34,876 due in four payments of $8,719 that align with the market
season, and
WHEREAS, IFM has paid rent of $8,719 in 2020, leaving $26,157 due for the remainder of 2020, and
WHEREAS, IFM requests all remaining 2020 rent be forgiven in recognition of adverse COVID-19 impacts, and
WHEREAS, the IURA has worked with other lessees with tenants impacted by COVID-19 restrictions by providing
50% rent discounts and deferrals as reasonably requested, and
WHEREAS, the City of Ithaca implemented over 80 employee furloughs in 2020 and is facing a difficult 2021
budget year due to COVID-19, and
WHEREAS, the IURA Economic Development Committee considered this matter at their September 15, 2020
meeting and recommends the following action; now, therefore, be it
RESOLVED, that the IURA hereby approves the following rent concession to IFM to share the adverse financial
impact of COVID-19 equally between the City and IFM and provide budgetary certainty:
• 2020 rent discount: 50% of total 2020 rent due: $17,438 ($34,876 * 0.5 = $17,438),
• 2021 rent discount: 50% of total 2021 rent due
And be it further
RESOLVED, that the Director of Community Development is authorized to implement this resolution through a
letter agreement amending the lease to implement this resolution.

September 11, 2020
Svante Myrick, Chairperson
Ithaca Urban Renewal Agency
108 E. Green Street
Ithaca, NY 14850
Dear Chairperson Myrick,
From our humble beginnings in 1973, to our move to
the pavilion at Steamboat Landing in 1989, and up until the
present, the Ithaca Farmers Market has maintained a
balanced budget, paid our bills on time and managed to set
savings aside for the future.
Like many small businesses, the Market has been
significantly impacted financially by the COVID-19
Pandemic. Despite being able to continue Market
operations, we have seen a substantial decrease in our
revenue. This includes cancellations of almost all
pavilion rentals for 2020 (~$60,000), and a large reduction in
daily selling booth fees due to unoccupied booths.
COVID-19 restrictions brought about many changes
and restrictions that have further impacted Market finances.
We have had to hire extra hourly workers to monitor the
pavilion and our primary staff spends most of their time
managing COVID-19 issues, as opposed to working on other
aspects of running and growing our Market.
The board is working diligently to find ways to make up
for these decreases in revenue including fundraising
(~$22,000 already raised), a PPP loan ($21,000), reducing
expenses, including some permanent staff capacity and, as
a last resort, using some of our savings to make up for this

year’s deficit. Even taking these into account, we anticipate
our shortfall for 2020 to be a minimum of $92,000.
$71,000. of our cash on hand is deposits for pavilion
rental for 2021 and needs to be set aside in case of refunds.
We also realize that this situation is unlikely to improve with
the beginning of the 2021 season so we are trying to
balance our finances taking this into account.
Aside from our payroll, rent paid to the City is our
largest expenditure. We are aware of what a tight time this is
for the City’s finances and that everyone is counting on
every dollar to keep things afloat. That being said, the IFM is
asking for re-consideration of our rent for the 2020 season.
Our annual rent for this year is $34,876. of which we have
already paid 25% ($8,719). We are asking for forgiveness of
the remaining $26,157. If forgiveness is not possible, we are
asking for a combination of forgiveness and deferment. Our
reluctance to have a complete deferment of the entire
amount stems from the concern that front-loading debt onto
an uncertain 2021 season may put undue financial stress on
the Market.
Thank you for your consideration of our request, we
look forward to answering any questions you may have.
Best,
Jan Rhodes Norman
IFM Treasurer

Ithaca Farmers Market Sublease Summary
Owner:

City of Ithaca

Sublessor:

Ithaca Urban Renewal Agency

Sublessee:

Ithaca Farmers Market Cooperative, Inc.

Premises:

Steamboat Landing (5.956-acre waterfront parcel at end of Third
St. Extension)

Term:

1/1/09 – 12/31/28

Renewal:

Option for one 20-year renewal

Rent:

•
•

$28,300/year in year #1, annually adjusted based on a 10year rolling CPI
2020 rent: $34,876/year

Rent Payment Schedule:

4 equal payments due in June, August, October, and December

Use of Premises:

•
•
•

Early Termination:

Maintenance & Improvements:

Prepared by N. Bohn, 9/2020

Producer to consumer market at least 2 days/week for 6
months of the year
IFM may rent out pavilion for private events
Premises to remain open to general public for low-impact
recreational use when market/pavilion events not in
operation

•
City reserves right for early termination or modification of lease
boundaries under various circumstances, including:
- After 2019: For wastewater treatment plan purposes
- After 2028: for any reason
Sublessee, at own cost, responsible for maintenance of all
buildings and premises in good repair and neat order. IURA
consent is required for any new structures.

Ithaca Farmers Market:
6 Month Finance Report

National Context:
We aren’t alone in this!

20%
Of farmers’ market operators reported concern that they may not
survive the economic impacts of COVID-19.
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

93%
Of market operators reported additional expenses within the ﬁrst three
months due to the pandemic.
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

75.6%
Of market operators have reported lost income due to the pandemic,
despite an increased interest in local foods
*From National Farmers Market Coalition Survey of Covid-19 Impact on Farmers Markets

Pavilion Rentals
As of July 2020

➔ 31 events
➔ 4 cancelled due to
covid (half refund)
➔ 1 cancelled due to a
death (full refund)
➔ 26 Postponed to 2021
or beyond

Total Income from
Events for 2020:

$2,925

6 month Financial Status

Balance Sheet as of June 2020
AFCU Checking

$132,656

AFCU Savings

$42,941

Elmira Savings

-waiting on NYS-

Tompkins Trust 1

$27,719

Tompkins Trust 2

$29,463

TOTAL

$232,780

2020 Budget Overview

Fundraising:
● Ongoing
● As of 7/5/20:
○ $13,830 donated by
individuals
○ $1,000 donated by AFCU
○ $7,965 donated as a
match by Ithaca Hummus

Selling Fees
As of July 2020

➔ Daily selling fees hit our bank one month after they
actually occur
➔ $8,980 in outstanding invoices
➔ Plus July Selling Fees

Expense

Pre-COVID

Covid-19

As of June 30

Buildings & Grounds:

$28,000

$26,000

$6,290

$15,000

$13,000

Marketing:

$27,000

$17,000

$15,368

$17,000

$10,000

$5,600

$800

$10
$200

$5,400

$59,400

$2,650

$6,000

$4,000

Misc (Music, MM Discretionary
Fund, Member Relations, etc):

Fixed Costs (Bank Fees,
Insurance, Rent, Dues):
Cost of Goods
(Merchandise)

$62,050
$10,000

$61,350

$14,720

$7,000

$3860

Projected

Diﬀerence

$13,000

$10,000

$5,952

$10,000

$3,000

$1,500

$500

$1625

$1,625

-$125

Staﬃng

$154,529

$121,430

$65,010

$148,225

$6,304

Professional/Accounting

$23,000

$23,000

$11,735

$23,000

$0

$394,000

$185,000

$5,600

$8,000

--

Oﬃce Supplies, etc:
Professional Development

LWRP Grant
TOTAL:

$718,679

$452,080

$130,170

$288,450

+$30,279

Income
Member Fees (Selling,
Application, Work Hours, etc):

Pre-COVID

Covid-19

June 30, 2020

$229,500

$194,300

$48,934.00

Projected

Diﬀerence

-$90,215
$139,285

Merchandise:

$20,000

$14,000

$855

$2,000

-$18,000

Pavilion Rentals:

$65,000

$5,000

$2,925

$2,925

-$62,075

Misc (Interest, Dock Rental, etc):

$3100

$3,100

$853

$3,100

$0

Sponsorship & Grants:

$5,000

$24,000

$21,417

$24,000

+$19,000

Market Supporters:

$2,000

$20,000

$0

$25,000

+$23,000

$339,150

$180,000

$0

$0

--

$54,929

$11,680

--

$92,140

$718,679

$452,080

$74,131

$288,450

LWRP Grant:
Long-Term Savings
TOTAL:

-$142,575

Moving Forward

Ideas for Moving Forward
●

Determine if additional cuts can be made
○

Stafﬁng (Paycheck Protection Program Limitations & limits on market
“programs”)

○

Steamboat Landing rent reduction or deferral through Ithaca Urban
Renewal Agency (IURA)

●

Another fundraising push/campaign

●

Other ideas?

3:27 PM
09/10/20
Accrual Basis

Ithaca Farmers Market

Profit and Loss Standard
January through August 2020
Jan - Aug '20
Ordinary Income/Expense
Income
Grants
Pavilion Rental Income
Dock Rental Income
Membership Fee Income
Merchandise Income
Sponsorships
Other income
Interest Income
Total Income

13,416.52
8,500.00
750.00
68,234.73
941.99
15,349.60
52,839.63
115.71
160,148.18

Cost of Goods Sold
Cost of Goods Sold

3,860.00

Total COGS

3,860.00

Gross Profit
Expense
Rent Expense
Buildings and Grounds
Payroll and Benefits
Office/Administrative Expen...
Advertising and Promotion
Business Insurance
Member Relations
Professional Fees
Corporate Taxes
Manager Discretionary Fund
Merchant Fees (credit card)
Miscellaneous Expense
Reconciliation Discrepancies
Uncategorized Expense
Total Expense
Net Ordinary Income

156,288.18
15,669.00
8,163.09
93,601.32
8,629.01
11,851.15
3,363.30
194.31
13,605.52
4,960.00
10.05
1,154.51
51,515.24
175.00
617.80
213,509.30
-57,221.12

Other Income/Expense
Other Expense
Payroll clearing

0.00

Total Other Expense

0.00

Page 1
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09/10/20
Accrual Basis

Ithaca Farmers Market

Profit and Loss Standard
January through August 2020
Jan - Aug '20
Net Other Income
Net Income

0.00
-57,221.12
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09/10/20
Accrual Basis

Ithaca Farmers Market

Profit and Loss Standard
January through August 2019
Jan - Aug '19
Ordinary Income/Expense
Income
Pavilion Rental Income
Membership Fee Income
Merchandise Income
Interest Income
Total Income

52,963.89
173,483.72
17,652.83
147.86
244,248.30

Cost of Goods Sold
Cost of Goods Sold

3,826.85

Total COGS

3,826.85

Gross Profit
Expense
Rent Expense
Buildings and Grounds
Payroll and Benefits
Office/Administrative Expen...
Advertising and Promotion
Business Insurance
Member Relations
Music and entertainment
Professional Fees
Corporate Taxes
Meals and Refreshments
Finance Charges & Bank Fe...
Merchant Fees (credit card)
Miscellaneous Expense
Bad Debt
Prior year adjustments
Total Expense
Net Ordinary Income
Other Income/Expense
Other Expense
Daily Cash Discrepancies
Payroll clearing
Total Other Expense
Net Other Income

240,421.45
15,001.00
34,297.31
84,018.47
9,475.85
22,165.51
3,245.70
817.31
4,670.00
5,189.74
1,002.70
210.05
30.00
29.24
250.00
440.00
437.96
181,280.84
59,140.61

53.43
-594.03
-540.60
540.60
Page 1
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Accrual Basis

Ithaca Farmers Market

Profit and Loss Standard
January through August 2019
Jan - Aug '19
Net Income

59,681.21
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Accrual Basis

Ithaca Farmers Market

Balance Sheet Standard
As of August 31, 2020
Aug 31, '20
ASSETS
Current Assets
Checking/Savings
AFCU Savings 5900 00
AFCU Checking 5900 70
Investment accounts

95,605.68
118,033.23
57,183.13

Total Checking/Savings

270,822.04

Other Current Assets
Inventory Asset
Subsidies

13,390.00
2,140.60

Total Other Current Assets

15,530.60

Total Current Assets

286,352.64

Fixed Assets
Architects Fees Cap Improve...
Building
Equipment
Furniture and Fixtures
Improvements
Accumulated Depreciation

8,672.50
16,593.03
25,793.85
1,624.43
263,484.11
-254,095.00

Total Fixed Assets
TOTAL ASSETS
LIABILITIES & EQUITY
Liabilities
Current Liabilities
Other Current Liabilities
Deposits & Prepaid Fees
Gift Certificates
Payroll Liabilities
Sales Tax Payable
Total Other Current Liabilities
Total Current Liabilities
Total Liabilities
Equity
Opening Balance Equity
Retained Earnings

62,072.92
348,425.56

71,175.00
-2,673.53
3,355.24
2,709.36
74,566.07
74,566.07
74,566.07
320,642.86
10,437.75
Page 1

3:28 PM
09/10/20
Accrual Basis

Ithaca Farmers Market

Balance Sheet Standard
As of August 31, 2020
Aug 31, '20
Net Income
Total Equity
TOTAL LIABILITIES & EQUITY

-57,221.12
273,859.49
348,425.56
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Round 3 CDBG-CV- Ithaca

https://mail.cityofithaca.org/owa/?ae=Item&t=IPM.Note&id=RgAAA...

Round 3 CDBG-CV- Ithaca

Hall, Rashika L [Rashika.L.Hall@hud.gov]
Sent:
Tuesday, September 15, 2020 3:13 PM
To:
Svante Myrick; Nels Bohn
Cc:
O'Connell, William T [William.T.OConnell@hud.gov]
Importance: High
Attachments:CARES Act Ithaca CDBG CV3 ~1.pdf (42 KB)

Good afternoon Ithaca,
Please be advised that the City of Ithaca was awarded additional funds in the third round of CDBGCV allocations in the amount of $367,837, as authorized by the Coronavirus Aid, Relief, and
Economic Security Act (CARES Act), in order to continue to prevent, prepare for, and respond to the
coronavirus pandemic (COVID-19). The City’s cumulative amount for all CDBG-CV allocation
rounds is $769,461. Please plan accordingly moving forward with your impending Amendments and
plans. Should you have any questions, or concerns, as always do not hesitate to reach out to me.
Take care & stay safe.
Rashika L. Hall
CPD Representative
Dept. of Housing and Urban Development
Community Planning and Development
465 Main Street
Buffalo, New York 14203
Rashika.L.Hall@hud.gov
Phone: 716-646-7020
Contact Hours: Mon-Thurs 8am-4pm

1 of 1

9/21/2020, 9:17 AM

108 E. Green St.
Third Floor, City of Ithaca (City Hall)
Ithaca, NY 14850
Tel: (607) 274-6565

MEMORANDUM
To:
Date:
From:
Subject:

IURA
September 21, 2020
Nels Bohn, IURA Director of Community Development
CDBG‐CV3 Funding Award

On September 15, 2020, the City was awarded its final tranche of CARES Act CDBG funding to “prevent,
prepare for, and respond to COVID‐19”. This additional award of $367,837 in CDBG‐CV3 funding makes
available $294,270 for project funding. With $38,573 in funding already on‐hand reserved for emerging
needs, the IURA has a total of $332,846.60 available for recommended project funding.
The task for the IURA is to decide how best to select activities for funding. The primary selection
approaches are:
A. Open competitive process with a public call for funding proposals;
B. Directed activities to address priority needs; and
C. Integrate allocation with municipal budgeting to restore funding for core programs.
Each approach has unique strengths and weaknesses.
A public call for funding is the traditional means of selecting CDBG activities, but it can result in priority
needs not being addressed as project identification is driven by applicants. This approach often leads to
many small awards rather than fewer large awards, which can dilute impact and create a heavy
administrative burden. A directed activities approach ensures a focus on pre‐identified priority needs
but may omit some priority needs the IURA was unaware of. An approach to integrate project
selection with budgeting can restore funding for existing core programs facing cuts but is unlikely to
include new COVID‐19 specific projects outside of municipal programming.
Allocation of COVID‐19 Funding to Date
For first round CDBG‐CV funding, the IURA used a two‐prong approach to select CDBG‐CV activities:
 $330,000 ‐ Directed activities to address priority needs where a capable sponsor is pre‐identified
 $122,479 ‐ Activities selected through an open competitive process

To date, $452,479 in COVID‐19 funding has been allocated to projects serving the following sub‐
populations:
52% Renters and homeowners
31% Small businesses
8% Families requiring childcare
4% Persons experiencing homelessness
2% Re‐entry population
2% Immigrants
100%
While priority community needs shift as the pandemic continues, following were the initial IURA‐
identified priority community needs:
1. Renter households whose ability to pay rent has been reduced by COVID‐19 impacts
2. COVID‐related relief, prevention, or recovery of persons experiencing homelessness
3. Small businesses adversely impacted by public health mandates and guidelines
4. Anchor non‐profit entities with at least 51% earned income adversely impacted by public health
mandates and guidelines
IURA staff outreach identifies the following current unmet COVID‐19 community needs:
 Affordable childcare for working families, including after‐school programming
 Winter warming center for persons experiencing homelessness
 Landlord liaison program to expand supply of rental units accepting Housing Choice Vouchers
 Targeted case management services to tenants exiting homeless shelter to prevent recidivism
 Expansion of downtown street outreach hours of operation
 Eviction defense programs
 Learning pods for small in‐person groups of low‐income children and teens to supplement
virtual learning
 Anchor non‐profits, such as State Theatre, Cinemapolis, CSMA, and Kitchen Theatre preparing
re‐opening plans
 New gaps in programming created by municipal budget cuts and financial hardship of non‐
profits
Staff Recommendation
I recommend a blended approach to allocate funds. First, consult with the Mayor and City Controller on
the likelihood that the 2021 budget will require cuts in core programming serving low‐income persons
that are eligible for restoration with CDBG‐CV funding. Reserve an appropriate amount to restore
budget cuts if necessary.
Second, direct staff to solicit funding proposals from capable non‐profits to implement specific projects
that address a priority need. One priority need identified is an expansion of daytime homeless
services/warming center. Staff has made progress on this issue. The IURA may consider selection of one
or two additional priority needs for solicited projects.
Third, advertise for competitive proposals for the remaining funding available, preferably with some
guidance on targeted needs.

IURA Grants Summary
#
2767
2768
2769
2770
2771
2807
2810
2809

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

8002
8003
8004
8004a
8005
8006
8007

ON
SCHEDULE
canceled
complete
complete
complete
complete
complete
complete
ok
ok

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

ok
complete
complete
complete
ok
complete
complete
ok

ok

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

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

8011
8012
8013
8014
8015

ok
ok
ok
ok
ok

6039

ok
ok

August 2020

HUD ENTITLEMENT ACTIVITIES
2017 HOME Activities

3.0 402 South Cayuga Street17
4.0 Housing Scholarship Program11
5.0 Security Deposit Assistance
23
21.0 828 Hector Street (CHDO)
20.0 HOME Admin
12, 17, 23, 24
Unallocated 2017 HOME
22
Home Admin (PI)
Recaptured Funds (HP)15
Unanticipated Program Income (PI)8

SPONSOR

TOTAL
BUDGET

TOTAL
UNEXPENDED

% SPENT

Habitat for Humanity
The Learning Web
Catholic Charities
INHS
IURA
N/A
N/A
N/A
N/A

0.00
65,592.00
62,700.70
41,378.00
27,565.10
0.00
2,448.76
3,808.14
21,545.00
225,037.70

0.00
0.00
0.00
0.00
0.00
0.00
0.00
3,808.14
21,545.00
25,353.14

100%
100%
100%
100%
100%
N/A
100%
N/A
N/A
89%

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

40,000.00
75,000.00
25,000.00
32,500.00
110,000.00
71,800.00
67,500.00
13,500.00
30,000.00
20,000.00
20,000.00
27,005.00
137,214.00
151,052.00
29,300.00
9,960.72
2,607.89
862,439.61

29,753.00
0.00
0.00
0.00
0.00
0.00
0.00
6,705.50
0.00
0.00
0.00
0.00
0.00
0.00
0.00
1,601.72
2,607.89
40,668.11

26%
100%
100%
100%
100%
100%
100%
50%
100%
100%
100%
100%
100%
100%
100%
84%
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
15,891.14
419,113.44

10,000.00
0.00
0.00
0.00
4,378.00
0.00
0.00
15,891.14
30,269.14

93%
100%
100%
100%
96%
N/A
100%
N/A
93%

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
822,183.99

67,594.32
22,582.28
54,767.12
52,859.99
110,725.28
0.00
0.00
6,433.54
0.00
0.00
16,443.92
20,000.00
4,176.50
20,604.03
376,186.98

0%
31%
43%
22%
0%
100%
100%
14%
100%
100%
18%
0%
83%
85%
54%

INHS
INHS
The Learning Web
Catholic Charities
IURA

42,151.58
199,900.00
70,560.00
64,000.00
30,597.20
1,451.00
408,659.78

42,151.58
199,900.00
63,719.21
37,380.70
5,438.30
1,451.00
350,040.79

0%
0%
10%
42%
82%
0%
14%

2019 CDBG-CV Activities
10.0 CD-RLF #46: COVID-19 Emergency SBRF

AFCU

19.0 Emergency Rental Assistance Program

INHS

140,000.00
190,000.00

140,000.00
190,000.00

0%
0%

Total

2018 CDBG Activities
1.0 Neighbor to Neighbor Home Rehab
2.0 Chartwell House
8.0 Ramp Loan Program
9.0 Mini Repair
11.0 Hospitality Employment Training Program
13.0 Volunteer Worker & Job Skill Training
14.0 Work Preserve Job Training
16.0 Targeted Urban Bus Stop Upgrades
19.0 Immigrant Services
20.0 Work Preserve Job Readiness
21.0 2-1-1 Info and Referral
22.0 Housing For School Success Year #3
23.0 CDBG Admin
25.0 Economic Development Loan Fund
17.0 Final Phase: Heating & Roofing 25
18.0 Domestic Violence Center Renovation 25
Unallocated 2018 CDBG

Total

2018 HOME Activities

3.0 402 South Cayuga Street
4.0 Housing Scholarship Program2
5.0 Security Deposit Assistance 24,2
6.0 Security Deposit Inspections 24
24
7.0 INHS Scattered Site 2 (CHDO)
10.0 Additional Reserve (CHDO) 24, 26
Home Admin
2018 HOME Unallocated2

Total

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 Readiness
15.0 A Place To Stay
16.0 Immigrant Services
17.0 CDBG Admin

2019 HOME Activities

Total

1.0 Homeowner Rehab
3.0 Immaculate Conception School Redev
4.0 Housing Scholarship Program
5.0 Security Deposit Assistance-Vulnerable Households
18.0 HOME Admin
2019 HOME Unallocated3
Total

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
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#

6040
6041
6042
6043
6044
6045
6046
6047

ON
SCHEDULE
ok
ok
ok
ok
ok
ok
ok
ok

August 2020

HUD ENTITLEMENT ACTIVITIES
20.0 CDBG-CV Admin
21.0 Laundry & Internet Needs During COVID-19
22.0 Ithaca CARES About Re-opening Child Care
23.0 Aid for Immigrants During COVID-19
24.0 DICC Child Care Center Re-Opening Assistance
25.0 COVID-19 Emergency Assistance Program
26.0 COVID-19 Testing for Vulnerable Populations
27.0 Security Deposits for Safer Housing
Total

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

TOTAL
BUDGET

TOTAL
UNEXPENDED

80,324.80
11,000.00

80,324.80
11,000.00

0%
0%

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

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

0%
0%
0%
0%
0%
0%
0%

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

416,855.09
0.00
195,624.40
405,663.07
15,000.00
0.00
1,018,142.56

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

392,803.80
140,000.00
532,803.80
1,410,946.36

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

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

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

Page 2 of 2

% SPENT

688,397
1,032,596
612,479
0.89
Yes
-420,116

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

N/A

D

80,000

$
$
$

580,000

Ithaca Coffee Roasting Facility

$

100,000

2013

LAG Restaurant (The Rook)
210 Hancock6

$
$

40,000
120,000

2016

2022

2016

2048

Tompkins Community Action (Harriet Giannelis)

$

84,200

2018

2039

Tompkins Community Action Relocation Loan

$

90,960

2018

Scattered Site Preservation

$

160,000

$

449.85

$

454.70

$

28,753.75

N/A

$

N/A

$

Current

8/21/2020

172,695.32

Int. Only Pmts. subject to cash flow

N/A

495,253.34

Int. only pmts. due subject to cash flow

N/A

$

449.85

$

454.70

$

696,702.41

$

537.42

$

-

$

74,103.50

2.5

$

600.72

$

31.64

$

15,187.98

3.5

$

565.87

$

565.87

$

119,375.71

Current

8/7/2020

2.5

$

440.54

$

440.54

$

78,237.91

Current

8/3/2020

2029

2.5

$

857.48

$

857.48

$

79,413.09

Current

8/3/2020

2018

2051

2

$

-

$

-

$

128,662.00

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

N/A

2014

2020

2.5

Current

8/1/2020

CD-RLF

Sunny Days

$

50,000

TOTAL CD-RLF LOANS $

645,160

$

458,500

2033

2.5

Delante5

$

150,000

Liquid State Brewing Company

2009

2029*

2

Past Due-owes August 2020 - Interest only 4/1-9/1/2020
(Principal deferment due to COVID-19)
Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

7/1/2020
8/1/2020

$

888.37

$

888.37

$

3,411.42

$

3,890.40

$

2,783.90

$

498,391.61

$

1,741.96

$

560.79

$

330,144.10

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

8/1/2020
8/1/2020

CD-RLF Priority Business
State Theatre1

P
R ym
ec t
'd

N/A

1

$

at
e

5

2053

Entitlement Loans

D

2038

2012

St
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2008

400,000

Lo
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100,000
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4
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on

%
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August 2020

2015

2023

2.5

$

1,954.31

$

30.81

$

14,789.27

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

2017

2024

0

$

975.54

$

96.16

$

46,177.09

Current (Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

3/5/2020

Urban Core

$

200,000

2017

2037

3.5

$

1,159.92

$

386.85

$

185,687.68

Current - Interest only 4/1-9/1/2020 (Principal deferment due to
COVID-19)

8/1/2020

GreenStar Coop

$

400,000

2019

2029

3.5

$

3,955.43

$

3,955.43

$

391,609.28

Current

8/3/2020

Finger Lakes Massage Group
$ 150,000
TOTAL CD-RLF PRIORITY BUSINESS $ 1,358,500

2015

2023

3.5

$

2,152.91

$

$

83,081.39

Past Due-owes Sept. 2019 - Aug 2020

8/1/2019

$ 11,940.07

$

5,030.04

$ 1,051,488.81

N/A

$

2,599.00

$

Int. only pmts. due subject to cash flow

8/28/2020

Past Due-owes August 2020 (Interest only 3/1- 8/1/2020Principal deferment due to COVID-19)

6/22/2020

Current

8/4/2020

-

CDBG
210 Hancock6

$

130,404

2016

2048

2

Ithaca Downtown Assoc (Canopy Hotel)4
$ 1,375,000
TOTAL NON-CDBG $ 1,375,000

2016

2037

3.05%

133,147.50

Non-CDBG
$

7,660.18

$

-

$ 1,263,188.13

$

7,660.18

$

-

$ 1,263,188.13

HODAG
Breckenridge Place

$

600,000

TOTAL HODAG LOANS $

600,000

2012

2043

2

$

2,217.72

$

2,217.72

$

495,882.02

$

2,217.72

$

2,217.72

$

495,882.02

$

377,806.97

Int. only pmts. due subject to cash flow

6/2/2020

$

211,306.59

Int. only pmts. due subject to cash flow

8/28/2020

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

N/A

HOME

Stone Quarry Apartments, LLC3
210 Hancock6
Cayuga Flats

TOTAL IURA LOAN PORTFOLIO

$

370,000

2014

2045

2

N/A

$

$

206,923

2017

2047

2

N/A

$

$

100,000

TOTAL HOME $

576,923

$ 5,265,986

2020

2070

0

N/A

$ 26,158.22

4,145.00
N/A

$

95,622.00

4,145.00

$

684,735.56

$ 17,230.36

$ 4,823,536.04 Agrees to Balance Sheet for August 2020

$ (4,145.00) 210 Hancock HOME Interest Only Pmt (directly to IURA)
$ (2,599.00) 210 Hancock CDBG Interest Only Pmt (directly to IURA)
$ 10,486.36 Agrees to M&T loan Statement for August 2020

Notes
1. State Theatre's loan was extended/balloon payment now due in March 2029
2. Cedar Creek's first Interest Only payt. due 1/1/11 - yearly payt. subject to available cash flow
3. Permanent phase for Stone Quarry began 11/1/2015. Permanent phase interest rate is 2%.
Interest compounds annually. Interest payments in permanent phase are subject to cash flow.
Balloon payment of principal and all interest owed due in 2045.
4. Canopy Hotel closed on 8/10/2016. Interest only pmts are due for the first 15 months. Interest rate is adjustable every five years.
P&I payments begin 1/1/2018.
5. Delante Loan was disbursed 2/3/2016. First 6 months Interest Only payments due beginning 3/1/2016. Interest Rate 3.5%.
6. 210 Hancock loans (3) have a maximum 24 month const period where interest at 2% and 3.5% will compound annually.
No principal or interest payments are due during the construction period. Interest rates will remain constant in Permanent phases.
7. Urban Core Loan was disbursed 8/29/2017 for closing on 8/30/2017. First 6 months Interest Only payments due beginning 10/1/2017. Interest Rate 3.5%.
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LEASE PAYMENTS DUE TO IURA
August 2020

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

$ 236.80

Current

7/29/2020

$ 375.00

Current

7/21/2020

$ 2,937.00

Past Due - owes August 2020

8/3/2020

$ 6,784.00

Current

8/19/2020

Precision Filters
Yearly Maintenance Fee - July

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

.

Cinemapolis
Monthly Lease-rate change on 5/1/20

$ 3,320.00

Qrtly Maint Fee- Jan., April, July, Oct.
(Maint Fee rate change on 7/1/20)

$

293.75

Past Due - owes August 2020 (Pmt Rec'd 9/3/2020Will be reflected on September's statement)

5/13/2020

Current

7/14/2020

Past Due - owes August (Pmt Rec'd 9/2/2020-Pmt will
be reflected on September's statement)

7/8/2020

Past Due - owes August 2020 (Agreement to
discount/defer payments in process)

6/9/2020

Other Leases
Southside Community Center-RIBS
Monthly Lease -New rate 7/1/20

$

468.41

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

$ 8,719.00

FY 2020 Awards

www.transportation.gov/buildgrants

PROJECT NAME: Cayuga Waterfront Revitalization Project
APPLICANT/SPONSOR: City of Ithaca
Rural

BUILD GRANT AWARD: $1,372,533
TOTAL PROJECT COST: $2,745,066
PROJECT LOCATION: Ithaca, New York

PROJECT DESCRIPTION:
This project redesigns an
approximate 0.85 mile Route 13
corridor segment into a complete
street boulevard with improved
crossings at key intersections,
clearly marked pedestrian and
bicycle facilities, and trafficcalming strategies and plans to
extend 5th Street approximately
0.2 miles across Route 13 to
open a new route to the Cayuga
Lake waterfront.

PROJECT HIGHLIGHTS AND BENEFITS:
By planning to more effectively utilize shoulder space, turn lanes, and other wide lanes to better
manage traffic flows while allowing for other non-motorized users on Route 13, the project seeks
to introduce safety and traffic calming measures on a road that currently functions as a four-lane
highway without sidewalks and bike lanes. The project will double access points to the Cayuga
waterfront and better manage traffic flows, encouraging new commercial, residential, and retail
development on the waterfront. The project facilitates waterfront infill development in an
underutilized area and improve access to civic, recreational, and employment destinations.

www.transportation.gov/buildgrants

Form Approved
OMB Control No. 0920-1303
Expiration Date: 12/31/2020
[FORM] DECLARATION UNDER PENALTY OF PERJURY FOR
THE CENTERS FOR DISEASE CONTROL AND PREVENTION’S TEMPORARY
HALT IN EVICTIONS TO PREVENT FURTHER SPREAD OF COVID-19
This declaration is for tenants, lessees, or residents of residential properties who are covered by the
CDC’s order temporarily halting residential evictions (not including foreclosures on home
mortgages) to prevent the further spread of COVID-19. Under the CDC’s order you must provide a
copy of this declaration to your landlord, owner of the residential property where you live, or other
person who has a right to have you evicted or removed from where you live. Each adult listed on the
lease, rental agreement, or housing contract should complete this declaration. Unless the CDC order
is extended, changed, or ended, the order prevents you from being evicted or removed from where
you are living through December 31, 2020. You are still required to pay rent and follow all the other
terms of your lease and rules of the place where you live. You may also still be evicted for reasons
other than not paying rent or making a housing payment. This declaration is sworn testimony,
meaning that you can be prosecuted, go to jail, or pay a fine if you lie, mislead, or omit important
information.
I certify under penalty of perjury, pursuant to 28 U.S.C. § 1746, that the foregoing are true and correct:
•

I have used best efforts to obtain all available government assistance for rent or housing; 1

•

I either expect to earn no more than $99,000 in annual income for Calendar Year 2020 (or
no more than $198,000 if filing a joint tax return), was not required to report any income in
2019 to the U.S. Internal Revenue Service, or received an Economic Impact Payment
(stimulus check) pursuant to Section 2201 of the CARES Act;

•

I am unable to pay my full rent or make a full housing payment due to substantial loss of
household income, loss of compensable hours of work or wages, lay-offs, or extraordinary 2
out-of-pocket medical expenses;

•

I am using best efforts to make timely partial payments that are as close to the full payment
as the individual’s circumstances may permit, taking into account other nondiscretionary
expenses;

1

“Available government assistance” means any governmental rental or housing payment benefits available to the
individual or any household member.
2

An “extraordinary” medical expense is any unreimbursed medical expense likely to exceed 7.5% of one’s adjusted gross
income for the year.

Public reporting burden of this collection of information is estimated to average 5 minutes per response, including the time for reviewing
instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of
information. An agency may not conduct or sponsor, and a person is not required to respond to a collection of information unless it
displays a currently valid OMB control number. Send comments regarding this burden estimate or any other aspect of this collection of
information, including suggestions for reducing this burden to CDC/ATSDR Reports Clearance Officer; 1600 Clifton Road NE, MS D74, Atlanta, Georgia 30333; Attn: OMB-PRA (0920-1303)

Form Approved
OMB Control No. 0920-1303
Expiration Date: 12/31/2020
•

If evicted I would likely become homeless, need to move into a homeless shelter, or need to
move into a new residence shared by other people who live in close quarters because I have
no other available housing options. 3

•

I understand that I must still pay rent or make a housing payment, and comply with other
obligations that I may have under my tenancy, lease agreement, or similar contract. I further
understand that fees, penalties, or interest for not paying rent or making a housing payment
on time as required by my tenancy, lease agreement, or similar contract may still be charged
or collected.

•

I further understand that at the end of this temporary halt on evictions on December 31, 2020,
my housing provider may require payment in full for all payments not made prior to and
during the temporary halt and failure to pay may make me subject to eviction pursuant to
state and local laws.

I understand that any false or misleading statements or omissions may result in criminal and civil actions
for fines, penalties, damages, or imprisonment.

_______________________________________________
Signature of Declarant

________________
Date

3

“Available housing” means any available, unoccupied residential property, or other space for occupancy in any seasonal
or temporary housing, that would not violate federal, state, or local occupancy standards and that would not result in an
overall increase of housing cost to you.
Public reporting burden of this collection of information is estimated to average 5 minutes per response, including the time for reviewing
instructions, searching existing data sources, gathering and maintaining the data needed, and completing and reviewing the collection of
information. An agency may not conduct or sponsor, and a person is not required to respond to a collection of information unless it
displays a currently valid OMB control number. Send comments regarding this burden estimate or any other aspect of this collection of
information, including suggestions for reducing this burden to CDC/ATSDR Reports Clearance Officer; 1600 Clifton Road NE, MS D74, Atlanta, Georgia 30333; Attn: OMB-PRA (0920-1303)

