Fiscal Year 2019
HUD Entitlement Grant Program

FUNDING APPLICATION
HOUSING PROJECTS
SUMMARY INFORMATION
GENERAL INFORMATION
Applicant Legal Name: Ithaca Neighborhood Housing Services
Project Name: Immaculate Conception School redevelopment
Amount of Funding Requested: $350,000
PROJECT INFORMATION
Location of project: 320 W. Buffalo Street
Goal(s) of the project (be specific Redevelop the 2 acre school property to provide affordable rental and
and succinct): for-sale housing, along with non-profit space.
Priority need(s) that the project
will address (Consolidated Plan):
Total number of households who
will be served:
Characteristics of people who will
be served (i.e., youth, elderly,
disabled, formerly incarcerated,
homeless, etc.):
Proposed use of requested funds
(i.e., professional fees,
construction, down payment
assistance, etc.)
Total project cost:

CONTACT INFORMATION
Head of Agency Information
Name:
Title:
Address:
Phone Number:
E‐Mail Address:
Application Contact Information
Name:
Title:
Address:
Phone Number:
E‐Mail Address:

Housing Project Application

1 - AH - new units; 5 - AH - accessibility; 7 - AH supportive housing
71

% below
80% AMI:

% below
81%
60% AMI:

Families and individuals with incomes at or below 90% AMI, with a
minimum 15% special needs set-aside for a disabled population (TBD)

We are requesting $350,000 for site acquisition.

$21,232,342

Leverage (divide total funding
59.66
from other sources by amount
requested):

Johanna Anderson
Executive Director
115 W. Clinton Street, Ithaca, NY 14850
(607) 277-4500, x. 211
janderson@ithacanhs.org
Lynn Truame
Senior Real Estate Developer
115 W. Clinton Street, Ithaca, NY 14850
(607) 277-4500, x. 228
ltruame@ithacanhs.org
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PROJECT DESCRIPTION
In the space below, provide a clear project summary that includes a description of the proposed project. Include the
census tract number within which the project will be located (see Application Instructions).
In early January, INHS' offer to purchase the former Immaculate Conception School site was accepted.
INHS intends to redevelop the site to provide a mix of affordable rental and for-sale housing with
non-residential space provided to one or more non-profit users in addition to Catholic Charities. Because
we only very recently secured site control we are still in the preliminary stages of the development
process; however, we intend to apply to the State for our major project funding this December and it is
therefore important that we secure a commitment of funding from the IURA in this 2019 funding round to
demonstrate strong local support for the project. The project site is located in Census Tract 8, block
group 2, which is both a QCT and a CDBG LMI neighborhood.
Over the course of the next two to three months, as we progress through our community engagement
process and begin the PUD approval process, we will firm up the design, unit count, special needs
set-aside, the non-profit organizations to be housed, and the number of for-sale units that can be
included. Currently, we are projecting 71 affordable rental units with at least a 15% special needs
component, and four for-sale homes. We understand the value the community places on affordable
homeownership, and will try to increase this number if at all possible. Once our construction costs begin
to firm up, we may be able to decrease the number of rental units required.
Services for special needs residents will be provided by the non-profit agency that provides referrals for
those units. Catholic Charities will remain in their current location and that building will be restored for
their continued use. The older existing wing of the school building (c. 1920s) will be demolished and
replaced with a multi-story wing, currently projected to be four stories in height (or approximately the same
height as the neighboring BJM elementary school building), stepping down to three stories at the street.
The construction of this new wing will approximately recreate the building footprint that existed prior to
demolition of the original (prior to 1893) portion of the school. The 1948 wing of the school will be
restored and converted into apartments and non-profit space. We are currently in discussions with three
non-profit partners that might occupy the entire the lower level and a portion of the first floor of that wing.
New rental and for-sale townhomes will fill in the block faces of W. Buffalo and N. Plain Streets, restoring
the rhythm of the streetscape that was lost when existing homes in these locations were demolished prior
to 1965. The gymnasium will be detached from the school, subdivided onto a separate lot, and sold to
GIAC for use in their youth programming. IURA funds requested will be applied toward the residential
rental portion of the project only (the LIHTC project); the budgets included with this application are for the
LIHTC project only.
All of the new units in the multi-family building will be visitable and at least 5% will be fully accessible. We
have partnered with a consultant who specializes in Enabling Design to insure that the project adheres to
universal design principles to the greatest extent possible.
A preliminary site plan and renderings are included as attachments. Please note that these are initial
designs only and are subject to change based on input received during the community engagement and
land use approvals process. Also included for reference are the 1893, 1924, and 1965 Sanborn maps,
showing the development of the school building and its environs.
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PROJECT DESCRIPTION (continued)
Explain how the amount of funding requested is justified, taking into account other available sources of funding for
the project type. Explain how and when the cost estimates for the project were prepared. Provide the name, title,
company name, and qualifications of individual(s) who prepared the cost estimates.
The current budget was prepared by Lynn Truame, Joe Bowes, and Scott Reynolds (INHS staff). The
budget based on actual acquisition cost, typical construction costs per unit and per square foot derived
from prior comparable projects, and soft costs based on both actual proposals received to date and prior
experience with the requirements of NYS HCR, our major funding source. Our General Contractor will
have preliminary construction cost estimates for us in late March/early April and we will continue to refine
the budget as those come in and as the design changes in response to community and Planning Board
comments. With our current estimate for the rental residential portion of the project alone at over
$21,000,000, the $350,000 requested from the IURA represents less than 2% of total project costs. Over
75% of the funding for the rental residential portion of the project will come from State and Federal Low
Income Housing Tax Credits and a loan from the State Housing Trust Fund. Funding for the non-profit
spaces in the building and the for-sale portions of the project (currently estimated at around $3,000,000
total), are not reflected in this application.

Is the proposed activity located in the Flood Hazard Area? Yes ☐ No ☐
 If so, in the space below, describe how your plans for the project take this into account.
Not applicable

If your project involves Tenant‐Based Rental Assistance (TBRA), in the space below, explain how you will locate and
secure appropriate units that meet Housing Quality Standards and are rent‐reasonable.
Not applicable

Housing Project Application
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POPULATION SERVED & PROJECT IMPACT
Describe the population the project will serve, being sure to include income levels (i.e., 30% AMI, 50% AMI, 60% AMI,
and 80% AMI), and any special needs characteristics (e.g., disabled, elderly, homeless). How has the project been
designed to address the specific needs of this population?
The current projected income mix for the project is as follows:
<30% AMI
8 units 11% of total units in project
30%-50% AMI 25 units 35% of total units in project
50%-60% AMI 25 units 35% of total units in project
60%-90% AMI 13 units 18% of total units in project
market rate
0 units
We are actively in discussions with service providers and have not yet committed to a particular special
needs population; however, once that population has been identified we will incorporate the selected
service provider's input on the appropriate unit mix and amenities to best serve their clients into our
design. Because of the proximity of the BJM Housing for School Success program, we will very likely
have a small homeless set-aside linked to that program, as well as a larger number of special needs units
set aside for a different service provider. Note that our budget includes funding from OPWDD, which is
associated with a developmentally disabled population. If this special needs population changes, that
source will change as well.

Explain the project goal(s). How will each goal be measured and documented to confirm whether or not the goal has
been met?
The goals of the residential portion of the project are to provide permanent, high-quality, affordable
housing to a range of low and moderate income households. Construction completion and full occupancy
of the project will demonstrate that this goal has been met.

Housing Project Application
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POPULATION SERVED & PROJECT IMPACT (continued)
Will your project advance the City’s goal of ending and preventing homelessness? How?
Yes. We will be providing an as-yet undetermined number of units for households exiting homelessness,
which will directly reduce the number of homeless families in our community. Some of these families are
highly likely to be participants in the BJM Housing for School Success program, which has as its primary
purpose the disruption of the generational cycle of poverty and homelessness. The project will include
units that are affordable to households earning less than 30% of the Area Median Income, the population
that is most at-risk of homelessness due to economic factors.

Will your project advance the City’s goal of moving people out of poverty? How?
Yes. Over 80% of the units in the project will be affordable to households earning less than 60% AMI,
with 8 units affordable at 30% AMI, another 25 units affordable at 50% AMI, and another 25 units
affordable at 60% AMI. Stable, high-quality, centrally-located, affordable housing allows people the
financial breathing room they need to tackle their particular barriers to financial stability, whether that be
debt reduction, medical costs, various barriers to employment or advancement, educational/training
needs, and so much more. Moreover, INHS is one of a dwindling number of landlords in the city that
accept Housing Choice Vouchers. As voucher-holders are forced to move to more remote parts of the
county, their access to needed services and employment opportunities is reduced, while their
transportation costs rise, making it significantly more difficult to advance financially. This project will bring
a significant number of new units into the in-city housing market where Housing Choice Vouchers will be
accepted.

Housing Project Application
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PROMOTION OF FAIR HOUSING
How will your project address any of the fourteen factors contributing (“Contributing Factors”) to fair housing issues
and problems in the City of Ithaca? Refer to: Explanation of IURA Assessment of Fair Housing Contributing Factors
document.
The project will address the following factors that contribute to fair housing issues in the city:
1 - Displacement of Residents due to Economic Pressure
Addressed by the creation of 71 new units of housing affordable to households earning 30%, 50%, 60%
and 90% of the area median income, with over 80% of the units affordable at 60% AMI or less.
3 - Source of Income Discrimination
Addressed by the creation of 71 new units of housing where Housing Choice Vouchers, and other
non-employment based sources of income, are accepted.
3 - Location and Type of Affordable Housing
Addressed by the creation of 71 centrally-located new units that are within easy walking distance of
schools, employment, and public services.
4 - Availability of Affordable Units in a Range of Sizes
Addressed by the inclusion of units ranging in size from studios to four-bedroom apartments.

Housing Project Application
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ORGANIZATIONAL CAPACITY
Describe your organization’s experience in successfully implementing projects of similar scope and comparable
complexity to the proposed project.
INHS has significant experience completing large LIHTC projects that are similar to the proposed project.
Most recently, 210 Hancock utilized the same funding sources as are proposed for this project to achieve
the redevelopment of an entire city block into a mixed-use, mixed-income, and mixed-typology project
providing residential and non-profit space with perimeter rental and for-sale townhomes and a larger
multifamily building. We are very familiar with the local land use approval and planning process and have
already met with City staff to map out a timeline to complete the PUD process prior to submittal of our
funding applications this December. We will be working with a team of architectural firms who bring to the
project both an intimate knowledge of local conditions and design preferences (STREAM Collaborative)
and significant technical expertise and organizational capacity (SWBR Architects).
In addition to 210 Hancock, INHS has successfully completed Stone Quarry Apartments, Breckenridge
Place Apartments, and Cedar Creek Apartments, as well as the bond-financed renovation of 98 units in our
scattered site portfolio.

Describe your staffing plan for the proposed project. Indicate what percentage of each staff member’s time will be
allocated to this project and how many other projects, in addition to the one proposed, each staff member will be
responsible for. If you are requesting funds to pay for staff salaries, please explain how the proposed project will be
impacted, if full funding is not awarded.
Lynn Truame, Senior Real Estate Developer will be the project lead, with general oversight and assistance
provided by Joe Bowes, Director of Real Estate Development. Assistance with draw processing will be
provided by Peggy Tully, Real Estate Development Associate, and the INHS Finance Department. In
addition to this project, Lynn is responsible for the Scattered Site 2 project (currently awaiting funding and
scheduled to begin construction in late fall 2019) and 402 S. Cayuga Street (anticipated construction start
June 2019 with construction completion by September 2019). We are not requesting funding for salaries.

Housing Project Application
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PROJECT BUDGET
*** You must complete the Excel form that accompanies this document. ***
PROJECT SCHEDULE

Month

Specify Project Milestone/Actions Completed

April 2019

acquire property

November 2019

close IURA loan

December 2019

submit HCR application

April 2020

HCR awards announced

November 2020

construction start

February 2022

construction completion

June 2022

full occupancy

Cumulative
Amount of IURA
Funds Expended

$350,000

% of Project
Budget

100%

TOTAL:

 Note: Assume contracts will be executed by NOVEMBER 1, 2019, so that funds may be drawn that month.

Housing Project Application
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CERTIFICATION & SUBMISSION REQUIREMENTS

☐ By checking this box and providing the following information, I certify the statements made in this application are
true and correct, and I am authorized to submit this application on behalf of my organization.
Johanna Anderson
2/27/19
_______________________________________________________________________
_____________________
Name
Date
Ithaca Neighborhood Housing Services
Executive Director
__________________________________________________
___________________________________________

Organization
Title/Role
janderson@ithacanhs.org
277-4500
_________________________________________________________
____________________________________
E‐Mail Address
Phone Number
Is your organization a 501(c)(3)? Yes ☐ No ☐
22-2141948
Federal Tax ID: _______________
083277087
DUNS #: ____________________
Required Attachments:
 Excel budget page(s) ― refer to “2019 IURA Application Instructions” (p.4)
 Resumés of key staff and/or consultants who will be responsible for this activity
 List of your organization’s current board members
 Architectural drawings, including site plan(s)
 Copies of all environmental reports and related documents (e.g., SHPO review) completed to date
 Cost estimates prepared by a qualified third party (e.g., architect, engineer, etc.)
 Letter(s) of commitment from any other individuals or entities (outside your own organization) whose
participation is required for project completion
 Evidence of commitment for any funds indicated as “secured” in your project budget
 Most recent Form 990 or tax returns for the applicant entity (only 1 copy needed)
Optional Attachments:
 Letters of support
 Program materials (e.g., brochures, program guidelines, outreach materials)
Submission Requirements:
 One (1) ORIGINAL of the complete application, including all attachments
 Twelve (12) double‐sided 3‐HOLE PUNCHED CLIPPED COPIES of the complete application, including all attachments, except
Form 990/tax return (only 1 copy needed)
 One (1) ELECTRONIC PDF COPY of the application, including all attachments, on a disc or flash/thumb drive
 Complete application packages must be received by noon, February 28, 2019 at the following address:
Ithaca Urban Renewal Agency
3rd Floor, City Hall | 108 E. Green St. | Ithaca, NY 14850


Applications will be date/time‐stamped upon arrival. Applications received after the deadline will not be
considered.

Housing Project Application
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HOUSING PROJECT DEVELOPMENT BUDGET - PERMANENT FINANCING

Note: Please complete separate "Developt. Budget - Constr." tab for construction financing, if applicable.

SOURCES - PERMANENT FINANCING

FUNDING SOURCE TITLE
1.
2.
3.
4.
5.
6.
7.
8.

AMOUNT
SECURED*

FY2019 CDBG/HOME
LIHTC/SLIHTC
HTFC mortgage
Tompkins County
OPWDD
Conventional loan

TOTAL SECURED & UNSECURED FUNDING
TOTAL PROJECT BUDGET

AMOUNT
UNSECURED**
$350,000.00
$14,071,600.00
$2,400,000.00
$100,000.00
$1,559,594.00
$2,751,148.00

$0.00 $21,232,342.00
$21,232,342.00

LEVERAGE OF SECURED FUNDING PERCENTAGE

% OF TOTAL
BUDGET
1.65%
66.27%
11.30%
0.47%
7.35%
12.96%
0.00%
0.00%
100.00%
100%

0.00%

* Supporting documentation is required for amounts listed as secured.
** Please be sure to list all unsecured funding amounts (e.g., funding applied for, but not yet received).

USES

PERSONNEL EXPENSES: POSITION TITLES

A-TOTAL PROPOSED PERSONNEL BUDGET
NON-PERSONNEL EXPENSES: LINE ITEM/TYPE
Acquisition - Land
Acquisition - Buildings
Construction
Construction Contingency
Hazmat Abatement
Architectural & Engineering Fees
Other Professional Fees
Construction Financing Costs
Permanent Financing Costs
Developer Fee
Capitalized Operating Reserve
Capitalized Replacement Reserve
Soft Cost Contingency
Relocation Assistance
Total of All Other Costs (list separately individual line items exceeding $50,000)
Insurance

B-TOTAL PROPOSED NON-PERSONNEL BUDGET
(A+B) TOTAL PROPOSED PROJECT BUDGET

PROPOSED
CDBG/HOME

$0.00
PROPOSED
CDBG/HOME
$350,000.00

$350,000.00
$350,000.00

PROPOSED
OTHER

TOTAL
$0.00
$0.00
$0.00
$0.00

$0.00
PROPOSED
OTHER
$280,500
$1,363,323
$13,331,403
$588,001
$75,000
$938,448
$351,564
$786,896
$157,568
$2,266,870
$208,773
$71,000
$124,867
$159,846
$87,205
$91,078

$20,882,342
$20,882,342

TOTAL
$280,500
$1,713,323
$13,331,403
$588,001
$75,000
$938,448
$351,564
$786,896
$157,568
$2,266,870
$208,773
$71,000
$124,867
$159,846
$87,205
$91,078
$0
$0
$21,232,342
$21,232,342

HOUSING PROJECT DEVELOPMENT BUDGET - CONSTRUCTION FINANCING
SOURCES - CONSTRUCTION FINANCING
FUNDING SOURCE TITLE
1.
2.
3.
4.
5.
6.
7.
8.

FY2019 CDBG/HOME
Conventional loan
LIHTC/SLIHTC
Deferred Developer Fee
Tompkins County

TOTAL SECURED & UNSECURED FUNDING
TOTAL PROJECT BUDGET
LEVERAGE OF SECURED FUNDING PERCENTAGE

AMOUNT
SECURED*

AMOUNT
UNSECURED**
$350,000.00
$11,705,765.00
$7,035,800.00
$2,040,777.00
$100,000.00

$0.00 $21,232,342.00
$21,232,342.00
0.00%

* Supporting documentation is required for amounts listed as secured.
** Please be sure to list all unsecured funding amounts (e.g., funding applied for, but not yet received).

% OF TOTAL
BUDGET
1.65%
55.13%
33.14%
9.61%
0.47%
0.00%
0.00%
0.00%
100.00%
100%

FY2019 HUD Entitlement Program
Funding Application
RENTAL CONSTRUCTION/REHABILITATION CONSTRUCTION
Projected Rent Schedule (in $)

Monthly
Monthly
Utilities
Contract
Allowance/
Rent/Unit
Unit
415
40
765
40
865
40
1040
40
472
47
847
47
972
47
1147
47
568
93
993
93
1193
93
568
93

# of Units
Affordable Unit Types
(Example: 2 BR/1.5 Bath - 60% AMI)
1 bd/1ba - 30% AMI
3
1bd/1ba - 50% AMI
9
1bd/1ba - 60% AMI
16
1bd/1ba - 90% AMI
9
2bd/1ba - 30% AMI
1
2bd/1ba - 50% AMI
6
2bd/1ba - 60% AMI
6
2bd/1ba - 90% AMI
4
3bd/1ba - 30% AMI
2
3bd/1ba - 50% AMI
2
3bd/1ba - 60% AMI
1
3bd/1.5ba - 30% AMI
1
SUBTOTAL AFFORDABLE UNITS:
60
continued on next sheet
Market-Rate Unit Types
(Example: 1 BR/1 Bath)

Adjusted
Monthly
Rent/Unit

Adjusted
Annual
Rent/Type

375
725
825
1000
425
800
925
1100
475
900
1100
475

13500
78300
158400
108000
5100
57600
66600
52800
11400
21600
13200
5700
592200
continued on next sheet

SUBTOTAL MARKET-RATE UNITS:
TOTAL RENTAL UNITS:

Commercial Revenue
(Example: 1st floor daycare)

60

Net
$/NRSF per
Rentable
Year
Sq. Ft.

592200

Monthly
Commercial
Revenue

Annual
Commercial
Revenue

commercial space is not included in the LIHTC budget and thus not included in this application

TOTAL COMMERCIAL REVENUE:

0

0

FY2019 HUD Entitlement Program
Funding Application
RENTAL CONSTRUCTION/REHABILITATION CONSTRUCTION
Projected Rent Schedule (in $)
Affordable Unit Types
(Example: 2 BR/1.5 Bath - 60% AMI)
3bd/1.5ba - 50% AMI
3bd/1.5ba - 60% AMI
4bd/2ba - 30% AMI
studio/1ba - 50%

subtotal previous sheet
SUBTOTAL AFFORDABLE UNITS:

# of Units
2
2
1
6

Monthly
Monthly
Utilities
Contract
Allowance/
Rent/Unit
Unit
993
93
1193
93
625
100
640
40

Adjusted
Monthly
Rent/Unit

Adjusted
Annual
Rent/Type

900
1100
525
600

21600
26400
6300
43200

11

592200
689700

11

689700

Market-Rate Unit Types
(Example: 1 BR/1 Bath)

SUBTOTAL MARKET-RATE UNITS:
TOTAL RENTAL UNITS:

Commercial Revenue
(Example: 1st floor daycare)

Net
$/NRSF per
Rentable
Year
Sq. Ft.

Monthly
Commercial
Revenue

Annual
Commercial
Revenue

commercial space is not included in the LIHTC budget and thus not included in this application

TOTAL COMMERCIAL REVENUE:

0

0

FY2019 HUD Entitlement Program
Funding Application
RENTAL HOUSING CONSTRUCTION PRO-FORMA
Assumed
Annual
Change
Year 1
Potential Gross Income
Affordable Units
Market-Rate Units
Commercial Space
Other (laundry, parking, etc.)
Total Potential Gross Income
Vacancy Allowance
Vacancy Allowance - Affordable (5%)
Vacancy Allowance - Market-Rate (5%)
Vacancy Allowance - Commercial (10%)
Total Vacancy Allowance
Effective Gross Income
Operating Expenses
Real Estate Taxes - PILOT calc
Insurance
Heat
Gas
Electricity
Water & Sewer
Sidewalk & Stormwater assessment
elevator
Property Management (8% collected rent)
Repairs & Maintenance
Admin. Payroll
Admin. Payroll taxes & benefits
Maintenance Payroll
Maintenance Payroll taxes & benefits
Marketing
Security & fire alarm fees
Snow removal/mowing
acct & audit, legal, office supplies
training & certs, LIHTC monitoring
exterminating, trash removal
Operating Reserves
Replacement Reserves
Total Expenses & Reserves
Net Operating Income
Debt Coverage Ratio
Potential Cash Flow Available for Debt Service

2%
2%
2%
2%

2%
2%
2%

3%
3%
3%
3%
3%
3%
3%
3%
2%
2%
2%
2%
3%
3%
3%
3%
3%
3%
2%
2%

1.2

(in $)
Year 5

Year 10

746553
0
0
11958
758511
0
37328
0
0
37328
721183

824255
0
0
13202
837458
0
41213
0
0
41213
796245

10288
14874
31065
1000
3708
52417
39535
35000
17219
40298
19826
473
22347
15900
7871
16937
8603
19656
17750
437137

38890
30187
0
11579
16741
34964
1126
4173
56738
44497
37885
18638
43620
21460
532
25152
17896
8859
19063
9683
21276
19213
482172

41726
34995
0
13424
19407
40533
1305
4838
62643
51584
41828
20578
48160
23694
617
29158
20746
10270
22099
11225
23491
21213
543534

229125
1.2
190,937.5

239011
1.2
199,175.8

252711
1.2
210,592.5

689700

11047
700747
34485

34485
666262
35549
26821

Note: If different assumptions are used, please justify the modified assumption.

JOHANNA B. ANDERSON
2321 AGARD ROAD, TRUMANSBURG, NY 14886
PHONE: 607-222-7140 · E-MAIL: JOHANNABANDERSON@GMAIL.COM
Provides leadership and management to advance the mission and vision of Ithaca Neighborhood Housing
Services. Experienced in all aspects of nonprofit affordable housing development and programming that
promote financial skills and stability for families and individuals. Proven ability to support and motivate
staff through positive and professional direction to achieve organizational success.
PROFESSIONAL EXPERIENCE
2017 – Present
Executive Director
Ithaca Neighborhood Housing Services, Ithaca, NY
• Create the strategic vision that advances INHS’ mission and energizes all those associated with it,
including Board members, staff, and community member and funders
• Lead the development of organizational strategy and strategic planning, and communicate them
clearly to stakeholders
• Design, implement and monitor performance of program operating plans that provide clearly
articulated goals and outcomes
• Provide leadership and participation in organizations at the local, regional, state and national levels
that promote and advance affordable housing and community development funding and programs
• Build and maintain productive relationships with individuals, corporations, agencies and government
bodies that provide funding and support to INHS
• Represent INHS in communications with community members, stakeholders and funders
• Ensure compliance with contracts, agreements and regulations relating to INHS programs
• Maintain effective working relationships with professional consultants that provide services to INHS,
including legal, accounting, audit and similar professionals
• Provide vision and strategy for resource development programs and initiatives
• Develop and implement short- and long-term plans for resource development
• Supervise the preparation of capital and operating funding applications, including grants, loans and
program-related investments
• Provide administrative and leadership support to the INHS Board of Directors, its committees and its
subsidiary corporations
• Coordinate the development and refinement of corporate policies and procedures
• Provide training opportunities for board and committee members that help to advance the mission
• Oversee the general supervision of all INHS staff and program areas
• Provide direct supervision for all six INHS program managers
• Lead the INHS management team in program development, implementation and problem solving
• Manage INHS relationships with funders and program stakeholders
• Oversee financial and contract management systems
• Work to maintain diversity of staff and Board. Implement Equal Opportunity guidelines
• Participate in professional programs, conferences, and educational opportunities, as appropriate,
within time and budget constraints
2017
Chief Credit Officer
Home HeadQuarters, Inc., Syracuse, NY
• Managed the process and production of all lending products
• Provided oversight for an effective credit approval process that supports the credit risk appetite of the
organization while also facilitating desired asset growth objectives
• Implemented a system of credit analysis and quality assurance

•
•
•
•
•
•
•

Supervised the full range of managerial duties for the loan review, compliance, collections and credit
analysis functions including adherence to policies and practices of the organization and applicable
regulatory and governmental agencies
Examined files periodically for regulatory compliance and loan policy conformance
Developed and maintained reporting mechanisms that allowed for accurate and timely identification
of risk profile in all credit categories
Provided quarterly analyses of the adequacy of the allowance for loan losses in conjunction with the
CFO
Developed predictive models to increase efficiencies and improve the effectiveness of origination,
compliance, servicing and portfolio management
Evaluated and recommended policy changes based on compliance or loan reviews and the
dissemination of other pertinent facts
Responsible for the development of new loan products and explaining those product to customers and
contractors

2011 – 2017
Director of Community Development
Four Directions Development Corporation, Orono, ME
• Managed operations, program and project priorities for a Native community development financial
institution
• Developed and maintained organizational and programmatic policies (including loan policies) to
ensure consistent, high-quality program delivery
• Oversaw compliance and implementation of federal programs (CDFI Fund, HUD, USDA)
• Assisted the Executive Director with Board relations, community relations, and interagency relations
that affect key outcomes and working partnerships
• Managed and cultivated relationships with funders to secure and expand funding / revenue streams
• Assessed market needs and conducted research towards designing new or improved loan and
technical assistance products and services
• Oversaw all aspects of residential program, including lending, counseling and educational services
• Managed loan portfolio consisting of residential, small-business, consumer, and community
development loans
• Participated in residential, community outreach and financial education coalitions
• Oversaw all loan processing and underwriting activities
• Oversaw financial education and outreach to the five Native communities in Maine
• Developed group and individual financial education curriculum
• Responsible for the collection of delinquent accounts, loan modifications, and foreclosure activities
• Oversaw VITA clinics and follow-up activities
2011
Pilot Program Administrator
HIP Services, Inc., Hyattsville, MD
• Designed and implemented an award-winning curriculum to strengthen the financial stability of
homeowners who recently received loan modifications and/or emergency mortgage assistance
• Created evaluation mechanisms to track the success of program participants and report impact to
funders
• Managed staff that provided program services in Washington, D.C. and surrounding counties
2009 – 2010
Emerging Markets Officer, Southwest MN
Three Rivers Community Action, Inc. & Southwest MN Housing Partnership, Southwest MN
• Provided outreach and financial education to East African, Latino, and Southeast Asian population,
including presentations on affordable housing finance products and emerging issues
• Initiated and fostered relationships with agencies and organizations to promote homeownership
among diverse populations in a 21-county region

•

Assessed and filled gaps in communities for culturally-tailored lending products, financial education,
homebuyer education, and individual counseling provided in Spanish, and multiple East African and
Southeast Asian languages

2006 – 2008
Project Coordinator
Project for Pride in Living, Inc., Minneapolis, MN
• Collaborated on property acquisition, planning, financing, design, construction, marketing, and asset
management of development projects
• Managed department-wide design standards incorporating sustainable products and techniques
• Designed, created, and tracked department and project-specific spreadsheets, including pro formas,
budgets, and cash flow projections for single-family and multi-family projects
• Managed grant reporting and program development updates for project funders
• Supervised National Civilian Community Corps (12 – 15 people per season)
• Authored multiple narratives for project-related and organizational websites
• Drafted grant proposals, budget explanations, and print marketing pieces
• Organized and coordinated public events to foster awareness and interest in affordable housing and
sustainable development
Affordable Housing Consultant
Affordable Housing Resources, Denver, CO
• Informed prospective home buyers of lending products available and matched into housing
opportunities

2006

2005 – 2006
Communications Liaison
Forest City Enterprises Inc., Denver, CO
• Served as point of contact for prospective and existing residents regarding redevelopment of
Stapleton Airport into a master-planned sustainable community, specializing in affordable housing
components
EDUCATION
Masters of Business Administration, Nonprofit Management
Husson University, Bangor, ME
Bachelor of Arts, English Literature
Colorado State University, Fort Collins, CO
CERTIFICATIONS
Housing Development Finance Professional
National Development Council, St. Paul, MN
Affordable Housing Development: Funding & Finance
NeighborWorks America, Multi-State
Post-Purchase Homeownership Counseling
NCHEC, Washington, DC
Compliance with State and Federal Regulation
NCHEC, Orono, ME
Pre-Purchase Homeownership Counseling
NCHEC, Memphis, TN
Pre-Purchase Homeownership Education
NCHEC, Chicago, IL
Four Cornerstones Financial Literacy
MN Office of Economic Opportunity, St. Cloud, MN

Joseph L. Bowes, M.R.P.

Director of Real Estate Development
Ithaca Neighborhood Housing Services, Inc
jbowes@ithacanhs.org ~ 607-277-4500x204

Professional Experience
•
•
•

•

•

Fourteen years of experience working in affordable housing.
Twelve years planning and project managing multi-million dollar affordable rental housing
developments.
Responsibilities include:
o deal structuring,
o land acquisition,
o municipal approvals,
o loan closings and
o construction management.
Financing experience with:
o 9% and 4% Low Income Housing Tax Credits, NYS Housing Trust Funds, Community
Development Block Grant, HOME, Tax Credit Assistance Program, Federal Home Loan
Bank, HUD Section 202, Mitchell-Llama, HUD Section 236, Tax Exempt Bonds and
Section 4 financing.
Project management experience with:
o developments in a variety of settings and styles including housing for seniors and
families, rehab, refinancing and new construction, single family, town house and multifamily construction in urban, suburban and rural settings.

July 2016 – Present
Director of Real Estate Development, Ithaca Neighborhood Housing Services, Ithaca, NY.
• Supervise two Real Estate Development staff members.
• Develop long term real estate goals, prioritize projects and allocate real estate department
staff and resources to specific projects;
• Develop new projects that meet INHS’s mission to maintain a healthy, growing real estate
development pipeline. Present new projects to INHS’s real estate development committee
and Board for their consideration;
• Monitor spending, contracts, project design, etc. of all INHS projects to ensure INHS policy
and outside funder compliance;
• Project manage the development of real estate for families, seniors and people with special
needs - utilizing local, state, federal and private financing.
• Prepare feasibility studies including analysis of zoning laws and building codes.
• Present development proposals to municipal planning and zoning boards.
• Coordinate architects, engineers, general contractors, development consultants and
financing partners.
• Prepare funding applications and structure multi-layered financing proformas.
• Manage the closing and construction team for the owner/developer.
• Sit on Board of Directors of Limited Liability Corporations, Limited Partnerships and
Housing Development Fund Corporations charged with owning real estate developments.
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Director of Real Estate Development
Ithaca Neighborhood Housing Services, Inc
jbowes@ithacanhs.org ~ 607-277-4500x204
April 2014 – June 2016
Senior Real Estate Developer, Ithaca Neighborhood Housing Services, Ithaca, NY.
• Project manage the development of multi-million dollar real estate for families and seniors
combining local, state, federal and private funding sources.
• Prepare feasibility studies including analysis of zoning laws and building codes.
• Present development proposals to municipal planning and zoning boards.
• Coordinate architects, engineers, general contractors, development consultants and financing
partners.
• Prepare funding applications and structure multi-layered financing proformas.
• Manage the closing and construction team for the owner/developer.
• Present real estate development projects and resolutions to internal Real Estate Development
Committee and not-for-profit Board of Directors.
• Sit on Board of Directors of Limited Liability Corporations, Limited Partnerships and Housing
Development Fund Corporations charged with owning real estate developments.
2005-March 2013
Senior Real Estate Developer, PathStone Corporation, Rochester, NY.
• Project manage the development of multi-million dollar real estate for families and seniors
combining local, state, federal and private funding sources.
• Prepare feasibility studies including analysis of zoning laws and building codes.
• Present development proposals to municipal planning and zoning boards.
• Coordinate architects, engineers, general contractors, development consultants and financing
partners.
• Prepare funding applications and structure multi-layered financing proformas.
• Manage the closing and construction team for the owner/developer.
• Supervise and provide technical assistance to junior developers and support staff.
• Present real estate development projects and resolutions to internal Asset Management
Committee and not-for-profit Board of Directors.
• Sit on Board of Directors of Limited Liability Corporations, Limited Partnerships and Housing
Development Fund Corporations charged with owning real estate developments.
June 1 to July 2013
Interim Senior Vice President for Real Estate Development, PathStone Corporation, Rochester, NY.
• Appointed to the position of Senior Vice President during a 1.5 month leadership transition.
Responsible for overseeing four Real Estate Developers and two support staff in New York,
Pennsylvania, Puerto Rico and Indiana and managing a pipeline of 35 affordable housing
projects totaling 260 million dollars of real estate development.
Spring 2005: Visiting Lecturer, Cornell University Dept. of City and Regional Planning, Ithaca, NY.
• Co-taught a course entitled, Affordable Housing Policies and Programs to graduate and
undergraduate students.
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Director of Real Estate Development
Ithaca Neighborhood Housing Services, Inc
jbowes@ithacanhs.org ~ 607-277-4500x204

Education
2000-2002: Cornell University, Masters in City and Regional Planning
Department of City and Regional Planning, Concentration in Community Economic Development
• Awarded the Michele Rapuano Award for Distinction in Design by Cornell University.
• Received the American Planning Association Student Project Award.
• Third Place finalist in the JP Morgan Chase Community Development Competition.
2001-2002: Graduate TA, Neighborhood Planning, Cornell University, Ithaca, NY.
• Developed a plan to re-design a neighborhood food market and adjoining retail space.
• Coordinated a group of fifteen graduate and undergraduate students working closely with
business owners, neighborhood residents, architects, and financial institutions.
• Won third place at the JP Morgan Chase Community Development Competition.
Summer 2000: Neighborhood Planner Intern, City of Ithaca Planning and Development, Ithaca, NY.
• Worked with neighborhood planners, historic preservationist, city officials, business leaders
and neighborhood residents to implement the city’s first neighborhood planning process.
• Researched and analyzed socioeconomic and geographic data.
• Organized and facilitated neighborhood meetings.
1994-1998: Syracuse University, Bachelor of Arts, Magna cum laude
Maxwell School of Citizenship and Public Affairs; major Sociology with a minor in Economics.
• Awarded an academic grant to study at Syracuse’s London, England campus.

Continuing Education & Affiliations
•
•
•
•
•
•
•
•

2015-Present: Appointed Member of the Tompkins County Planning Advisory Board
2015-Present: Board of Directors – Ithaca CarShare
2012: Real Estate Symposium -- NeighborWorks® Training Institute
2008: Using Bonds to Finance Affordable Housing – NeighborWorks® Training Institute
2007-present: Member of the American Planning Association: Upstate Chapter
2007: Preservation of Affordable Housing – Enterprise Foundation
2006: State Environmental Quality Review – Lorman Institute
2002: Financing Affordable Housing - Neighborhood Reinvestment Corporation

References Available Upon Request
Example Real Estate Development Projects Available Upon Request
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3287 Dubois Rd

•

LYNN CUNNINGHAM TRUAME
Ithaca, NY 14850 • (607) 342-4548 •

thetruames @gmail.com

Summary of Qualifications
Sixteen years of progressively responsible experience in the development of publicly-funded affordable housing,
including grant writing and administration, regulatory compliance, project and construction management, and
collaboration with community-based organizations. Two years’ experience administering the HUD Entitlement
Program for the City of Ithaca. Two additional years’ municipal government experience, serving as the staff link
between the public and a volunteer board. Excellent written and oral communication skills. Demonstrated ability to
work independently and manage multiple complex projects simultaneously.
Professional Experience
•

•

•
•
•
•
•
•
•
•
•

•
•
•

•
•
•
•
•

Senior Housing Developer, Ithaca Neighborhood Housing Services, Ithaca, NY, August 2016-present
Responsible for evaluating feasibility, preparing funding applications, completing due diligence and closing
bridge and permanent financing from a variety of public and private funding sources including HUD (HOME,
CDBG); state, county, and municipal governments; commercial banks; Federal Home Loan Bank; and Low
Income Housing Tax Credit and Historic Rehab Tax Credit equity partnerships.
Hire consultants and contractors, review specifications, oversee construction, develop and maintain project
budgets. Complete project close-outs and maintain compliance with all funder reporting requirements.
Community Development Planner, Ithaca Urban Renewal Agency, Ithaca, NY April 2014-August 2016
Manage the City of Ithaca’s HUD Entitlement Grant program and ensure compliance with all federal regulations and
HUD requirements.
Develop and administer the 5-year Consolidated Plan, identifying priority community investment needs based on an
analysis of ACS, census, and other data, consultation with community organizations, and extensive public outreach.
Prepare and implement the Annual Action Plan, complete NEPA environmental review on proposed projects, complete
project set-up on HUD’s on-line Integrated Disbursement & Information System (IDIS), and oversee performance
monitoring. Prepare and submit the Consolidated Annual Performance and Evaluation Report (CAPER).
Conduct community outreach activities to identify and jointly develop programs that will address unmet priority
community development needs.
Manage the drafting of funding agreements to implement projects, in collaboration with legal counsel.
Provide staff support to IURA committees.
Supervise the IURA Contracts Monitor position.
Historic Preservation Planner, City of Ithaca, Ithaca, NY 2011-April 2014
Coordinated all aspects of the City of Ithaca’s historic preservation program and ensured compliance with all
NYS Certified Local Government (CLG) requirements. Achieved exemplary rating on 2012 CLG audit.
Devised and implemented new systems and procedures to improve the transparency and effectiveness of the
regulatory process and increase public understanding of program benefits and requirements. Completed a
major revision of the landmarks ordinance, wrote and published the City’s first historic district design guidelines,
overhauled the ILPC web page, and developed a highly effective working relationship with the Building Division.
Served as staff to the Ithaca Landmarks Preservation Commission and the MLK Freedom Walkway Committee.
Maintained updated commission training handbook, prepared and distributed monthly meeting packets, drafted
resolutions, and ensured adherence to procedural requirements.
Worked closely with applicants to help define their projects and develop proposals that achieve the applicant’s
goals while complying with program requirements. Increased average annual approval rate to 90%.
Worked closely with other City staff and with Common Council to ensure the consideration of preservation
goals in such broader efforts as the Comprehensive Plan, the Collegetown Form Based Code, rezoning efforts,
and the treatment of unsafe structures.
Construction and Project Management Consultant, Beacon Development Group, Seattle, WA 2004-2011
Working remotely, supported and served as a resource to Seattle-based staff in the development of affordable
housing projects.
Oversaw the work of the Construction Management team to ensure compliance with company standards.
Managed the contracting process with general contractors and project consultants, maintained standard
company contract templates, and oversaw contract negotiations to ensure company-wide consistency.
Assisted in evaluating project feasibility, preparing funding applications, and completing due diligence.
Developed and maintained company marketing materials and prepared responses to Requests for Proposals.

LYNN CUNNINGHAM TRUAME
3287 Dubois Rd

•

Ithaca, NY 14850

•

(607) 342-4548

•

thetruames@gmail.com

Professional Experience, continued

•
•

•
•
•

•
•
•

•
•
•
•

Construction Manager/Housing Developer, Beacon Development Group, Seattle, WA 2001-2004
Developed 276 units of affordable housing in new construction, moderate rehab, and certified historic
rehabilitation projects, with budgets totaling in excess of $51 million.
Evaluated feasibility, prepared funding applications, completed due diligence and closed bridge and permanent
financing from a variety of public and private funding sources including HUD (HOME, CDBG); state, county,
and municipal governments; commercial banks; Federal Home Loan Bank; and Low Income Housing Tax
Credit and Historic Rehab Tax Credit equity partnerships.
Hired consultants and contractors, reviewed specifications, oversaw construction, developed and maintained
project budgets, prepared monthly draws to a variety of public and private funders, and ensured regulatory and
reporting compliance.
Provided technical back-up to other Beacon Project and Construction Managers during the construction
process and oversaw their work to insure compliance with Beacon standards and procedures.
Provided project supervision and technical assistance to non-profit organizations engaged in housing
development and supportive service activities.
Senior Housing Developer, Low Income Housing Institute, Seattle, WA, 2000
(promoted from Housing Developer, 1998-2000)
Managed new construction and rehabilitation projects, owned by the Low Income Housing Institute or by client
organizations, with budgets totaling in excess of $15 million.
Wrote grant and loan applications that resulted in over $1.5 million in awarded funding.
Completed due diligence and closed bridge and permanent financing from a variety of funding sources.
Director of Preservation Services, Historic Ithaca, Inc., Ithaca, NY, 1993-1998
(promoted from Architectural Conservator, 1989-1993)
Secured financing for and managed construction and maintenance projects at properties owned by Historic
Ithaca, Inc.
Headed Technical Assistance Program that provided information, guidance and support to hundreds of
individuals annually and helped over 450 building owners research, plan, and carry out the renovation or repair
of their homes.
Managed revolving fund that provided low interest loans to assist homeowners with rehabilitation costs.
Initiated the successful campaign to create state enabling legislation and the first local law in New York State to
provide property tax incentives for the rehabilitation of historic buildings.

Trainings
Undoing Racism, 2012, the People’s Institute for Survival and Beyond
Energy Conservation in Historic Buildings, 2011, NYSERDA/Preservation League of New York State
Green Strategies for Historic Buildings, 2009, National Preservation Institute
Project Management, Design Development, Design Review, and Cost Reduction Techniques for Project Managers,
2002, Impact Capital
Assessing Capital Needs and Replacement Reserve Levels, 2001, Impact Capital
Building Envelope Technology, 2000, Walsh Construction Company
Multi-family Housing Finance, 1999, National Development Council
Low Income Housing Tax Credit Compliance, 1999, Washington State Housing Finance Commission
Planning for Relocation, 1999, King County, WA
Education
Master of Arts, Cornell University, Ithaca, NY, 1991
City and Regional Planning, Program in Historic Preservation Planning
Bachelor of Arts, Cum Laude, Michigan State University, East Lansing, MI, 1986
Double major English and History, with departmental specialization in Historic Preservation
Phi Beta Kappa, Phi Kappa Phi, Golden Key National Honor Society

Appointments and Publications
Member, Application Review Committee, Tompkins County Housing Affordability and Trust Fund, 2010.
Commissioner, Ithaca Landmarks Preservation Commission. 2005-2009.
Truame, Lynn C. and Carol Kammen. Architectural Heritage of Tompkins County. Ithaca, NY: DeWitt Historical
Society, 2002.

275 S. VanDorn Road
Ithaca, NY 14850

607-280-1441 Cell
ppaolangeli@gmail.com

Patricia Paolangeli
Education

Graduate
Ithaca High School
Graduate
T-S-T Boces Cosmetology
2003 to 2005 Phoenix University (Online)

Certifications

2000
2002

Additional
Training

Neighborhood Works of America ® Training Institute Courses:
CFO Convening workshops annually. (Budgeting, Cash Flow Analysis, Consolidating Financial
Reports, Financial Ratios, Audited Financial Statement, & Property & Asset Management workshops).
Financial Management for Decision Makers, Housing Management for a Nonprofit,
Using Community Development Block Grants (Federal Funding) & Using HOME Program
funds (Federal Funding), & other IREM courses.
New York Tenant and Landlord Law (Lorman Training)
Lead-Safe Work practices training/certifications (HUD sponsored)
How to Handle people with tact and skill (Fred Pryor Seminar)

Experience

2005 to Present
Ithaca Neighborhood Housing
Ithaca, NY
Director of Finance
This position reports directly to the Executive Director. Budgeting, forecasting and strategic
planning; preparation of financial statements; supervision of payments and collections; credit
risk and treasury management; chief liaison with external auditing firms, government
agencies, and financial institutions. Daily responsibilities highlighted below.
• Manage 25+ Million dollar asset portfolio (Loan & Note Receivables and Real Estate)
• Produce monthly financial statements for Finance Committee & Board.
• Escrow and reserve analysis for rental property portfolios.
• Grant contract compliance, monitoring & reporting. (Federal & State)
• Maintain general ledger in MIP Fund Accounting software.
• Accounts payable & accounts receivable (Cash & Accrual).
• Manage bank accounts with monthly reconciliation to General Ledger.
• Human Resource Manager- Payroll, Benefits, 403b, FSA and SEP IRA’s.
• Maintain agency’s insurance policies including, Health, Life, & Property.
• Annual Financial Audit’s. Parent Organization, subsidiaries & LIHTC LLC’s
• Track and monitor loan receivables, pre-development & construction ledgers.
• Cash flow projections.
• Prepare annual budgets with monthly budget to actual monitoring & reporting.

Ithaca, NY
Ithaca, NY
Business Management courses (24 credits)

New York State Notary Public
Nonprofit Housing Management Specialist, (NHMS®) Consortium for Housing & Asset
Management
Former Accredited Residential Manager, (ARM®) with Institute of Real Estate Management
(1998 to 2009)

1997–2005
Ithaca Neighborhood Housing
Ithaca, NY
Assistant Property Manager
• Responsible for accounts payable & receivable for all rental properties (Process receipts,
purchase offers, invoices, checks & filing).
• Pull end of month reports and close general ledger monthly and yearly.
• Process and track tenant security deposits.
• Process and make necessary journal entries and adjustments to general ledger.
• Track and maintain applicants, tenant records, property files, lease-ups.
• Track and maintain maintenance work orders. Generate monthly and quarter reports.

1995 to 1997
RABCO Management
Ithaca, NY
Office Manager/Bookkeeper
• Account payable & receivable including payroll.
• Track and maintain and reconcile 5 bank accounts for different rental properties.
• Generate monthly operating statements for 4 different rental properties (380 Units).

1992 to 1995
Atlantic Mortgage Banking
Ithaca, NY
Office Manager/Property Manager
• Accounts payable & receivable. Escrow Analysis. Process mortgage payments.
• Bank reconciliation for multiple accounts. Payroll and payroll reports
• Monitor assets & liabilities. Monthly account back up & reporting.
• Generate reports for U.S. Treasury Dept. & NYS Banking Department.
• Worked directly with accountants and participated in financial audits.

Skills

Proficient with the following PC Software programs and applications: Sage software (MIP Fund
Accounting), Giftworks (Donor Software), Yardi Property Management (accounting), Quick Books
Pro and all Microsoft Office programs.
Extensive knowledge of Federal Procurement Standards and Contract compliance; including NYS
Affordable Housing Corp., Community Development Block Grants and HOME Program funds.
Excellent communication and time management skills.

References

Professional & Personal references available upon request.
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Declarations
I, Tim A. Seeler, P.E., declare that, to the best of my professional knowledge and belief, I meet the
definition of an Environmental Professional as defined in Part 312 of 40 CFR Part 312. I have the
specific qualifications based on education, training, and experience to assess a property of the nature,
history, and setting of the Target Property.

______________________________________________________
Tim A. Seeler, P.E.

I, Tim A. Seeler, P.E. have developed and performed all appropriate inquiries for this report in
conformance with the standards and practices set forth in requirements of the USEPA Appropriate Inquiry
(AAI) Rule.

_______________________________________________________
Tim A. Seeler, P.E.

Seeler Engineering, P.C.
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Section 1
Executive Summary
1.1 Executive Summary
For this report, Seeler Engineering, P.C. (Seeler) conducted a Phase I Environmental Site Assessment
(ESA) in accordance with the requirements of ASTM E 1527-13 for four properties within the
Immaculate Conception Project Site. The Target Properties are within City of Ithaca and are as follows.
•
•
•
•

320 West Buffalo Street – Immaculate Conception School
324 West Buffalo Street – Catholic Charities Office Building
330 West Buffalo Street – Single-Family Residential Building
309 North Plain Street – Multi-Family Residential Building

Based upon the work conducted for this report, Seeler has identified one data gap. No title information
was available for review.
The ASTM Standard of Practice for Environmental Site Assessments: Phase I Environmental Site
Assessment Process, E 1527-13, defines a recognized environmental condition (REC) as “The presence or
likely presence of any hazardous substances or petroleum products in, on, or at a property; (1) due to a
release to the environment; (2) under conditions indicative of a release to the environment; or (3) under
conditions that pose a material threat of future release to the environment. De minimis conditions are not
recognized environmental conditions.
Seeler identified one REC during the site assessment of the Immaculate Conception Site. A former New
York State Electric and Gas (NYSEG) – Ithaca Court Street Manufactured Gas Plant (MGP) was
identified to be previously located directly north of the Target Properties. Operations at the former
NYSEG – Ithaca Court Street MGP have resulted in the release of hazardous wastes, including coal
carbonization and water gas tars. The chemicals included polycyclic aromatic hydrocarbons (PAH’s) and
benzene, toluene, ethylbenzene, and xylene (BTEX). With the known release of these hazardous wastes,
the former site may pose a potential threat to human health and environment due to the exposure to soils,
groundwater, and gas vapors at the Target Properties.
The former NYSEG – Ithaca Court Street MGP site was broken into two “operable units”, OU-1 and OU2 for remedial purposes. Seeler was provided a Record of Decision (dated Sept. 2003) for OU-1 and a
Proposed Remedial Action Plan (dated Feb. 2011) for OU-2. Based on the available data and reports,
there is not sufficient evidence to determine that the Ithaca Court Street MGP site activities have not
previously impacted the Target Properties or have the potential for future human health and
environmental impacts on the Target Properties.
To address the REC, a supplemental Phase II Environmental Site Assessment is recommended. First, all
available documentation for the former NYSEG – Ithaca Court Street MGP site remediation project
should be evaluated to determine the extent of contamination in relation to OU-1 and OU-2 and how it
may impact the Target Properties. Based upon the review, a subsurface investigation should be conducted
on the Target Properties in areas adjacent to the MGP site.
Seeler Engineering, P.C.
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The Phase I study also investigated the potential for the “non-scope” item of a Vapor Encroachment
Condition (VEC). According to the Vapor Encroachment Screen Report, many sites within the designated
radius were listed. After a review of the spill and related Target Properties use, contamination and
remediation records search for adjacent properties, the Vapor Encroachment Screen Report indicates that
a VEC does exist.

Seeler Engineering, P.C.
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Section 2
Introduction
2.1 Purpose
The purpose of this Phase I Environmental Site Assessment is to render an opinion as to whether surficial
or historical evidence indicates the presence of a recognized environmental condition (REC) as defined in
ASTM E 1527-13 for Phase I Environmental Site Assessments.

2.2 Detailed Scope of Services
This Phase I Environmental Site Assessment includes the following properties:
•
•
•
•

320 West Buffalo Street – Immaculate Conception School
324 West Buffalo Street – Catholic Charities Office Building
330 West Buffalo Street – Single-Family Residential Building
309 North Plain Street – Multi-Family Apartment Building

Work conducted included:
•
•
•
•
•

A visual site review to record current conditions, note unusual site conditions, and identify
potential environmental concerns.
Visual observations of the current use of adjacent properties.
A review of available relevant aerial photographs.
A review of regulatory environmental data bases in conformance with ASTM guidance.
An Environmental/Regulatory Enforcement Check

No title information was presented for review.
The Phase I study also investigated the potential for non-scope items including Vapor Encroachment
Conditions. A vapor encroachment conditions assessment was conducted by performing a vapor
encroachment screen (VES) as outlined by ASTM E 2600-15 standards.
Our findings are subject to modification if Seeler Engineering, P.C. or any other party develops
subsequent information. This report and our work are subject to the limitations presented in Section 2.4.

2.3 Significant Assumptions
None.

2.4 Limitations and Exceptions
This Target Properties assessment was performed in accordance with generally accepted practices of
other consultants undertaking similar studies at the same time and in the same geographical area, and
Seeler Engineering, P.C. observed the degree of care and skill generally exercised by other consultants
under similar circumstances and conditions. Our findings and conclusions must be considered not as
scientific certainties, but rather as our professional opinion concerning the significance of the data
Seeler Engineering, P.C.

Page 4

Phase 1 Environmental Site Assessment – Immaculate Conception Site

gathered during the course of the environmental site assessment. No other warranty, express or implied, is
made.
It should be noted that when an assessment is completed without subsurface explorations and chemical
screening of soil and groundwater beneath the Target Properties, no data can be generated regarding latent
subsurface conditions which may be the result of on-site or off-site sources. The Client did not provide or
request other specific limitations or exceptions.

2.5 Special Terms and Conditions
The work was completed in general accordance with our proposal for services.

2.6 User Reliance
This Phase I Environmental Site Assessment has been prepared on behalf of and for the exclusive use by
the following:
•

Ithaca Neighborhood Housing Services

This report and the findings contained herein shall not, in whole or in part, be disseminated or conveyed
to any other party, nor used by any other party in whole or in part, without the prior written consent of
Seeler Engineering, P.C. However, Seeler Engineering, P.C. acknowledges and agrees that the Report
may be conveyed to the lender or seller associated with the Target Properties transaction.

2.7 Qualified Professional
The qualifications of the environmental professional who performed this Phase I ESA are included as
Appendix A. I, Tim Seeler, P.E., declare that, to the best of my professional knowledge and belief, I meet
the definition of an Environmental Professional as defined in Part 312 of 40 CFR Part 312. I have the
specific qualifications based on education, training, and experience to assess a property of the nature,
history, and setting of the Target Properties. I have developed and performed all appropriate inquiries in
conformance with the standards and practices set forth in 40 CFR Part 312.
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Section 3
Site Description
3.1 Location and Legal Description
The Target Properties which are the subject of this site assessment are as follows:
•
•
•
•

320 West Buffalo Street – Immaculate Conception School
324 West Buffalo Street – Catholic Charities Office Building
330 West Buffalo Street – Single-Family Residential Building
309 North Plain Street – Multi-Family Apartment Building

The Target Properties are currently owned by the Diocese of Rochester located at 1150 Buffalo Road,
Rochester, NY 14624. The Target Properties combine for approximately 2.0 acres. The Target Properties
are shown on the figure contained in Appendix B.

3.2 Site and Vicinity General Characteristics
USGS Topographic Map:

Ithaca West

Approximate Site Elevation:

Approximately 395’ above sea level

Topography:

The Target Properties are relatively flat in grade.

Nearest Water Bodies:

The Target Properties are approximately 1.3 miles southeast of
Cayuga Lake inlet.

3.3 Current Use of the Property
The Target Properties are currently owned by the Diocese of Rochester and is occupied by the
Immaculate Conception School, Catholic Charities Office Building (former church), and two residential
buildings.

3.4 Description of Structures, Road, Other Improvements on the Site
The Target Properties consists of a school building, Catholic Charities Office Building, and two
residential buildings in the southwest corner of the property. Two parking lots are present on the Target
Properties accommodating visitors to the school and Catholic Charities Office Building.

3.5 Current Use of the Adjoining Properties
Adjoining properties consist of single and multi-family residential buildings, the Beverly J. Martin
School, and a city owned public recreation park (former MGP site).
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Section 4
User Provided Information
4.1 Title Records
A formal Abstract of Title for the Target Properties was not provided for review.

4.2 Environmental Lien or Activity and Use Limitations
No information was provided that indicates the presence of liens or use limitations.

4.3 Specialized Knowledge
None.

4.4 Commonly Known or Reasonable Ascertainable Information
Ithaca Neighborhood Housing has provided the following documents prepared by New York State
Department of Environmental Conservation (NYDEC) and T.E.S Environmental Corporation (TES):
•
•
•
•

Soil Gas/Indoor Air Investigation Letter Report
Record of Decision for the NYSEG – Ithaca Court Street MGP Site – OU-1
Proposed Remedial Action Plan for the NYSEG – Ithaca Court Street MGP Site – OU-2
Industrial Hygiene Services Asbestos Inspection/Testing

All reports are provided in Appendix C of this Phase I Environmental Site Assessment report.
•

Soil Gas/Indoor Air Investigation Letter Report – April 2003 - NYSDEC
This letter report details the results of soil gas and indoor air sampling completed at Immaculate
Conception on February 22, 2003. The following are the final conclusions made by the NYSDEC
based on the sampling results.
o

o

o

o

Some MGP-related chemicals were present in the soil gas, but a number of chemicals
expected to be associated with the MGP waste were not detected in the soil gas samples.
Since many of the detected chemicals are present in petroleum and some household
products that contain petroleum distillates, the analysis could not determine whether
MGP waste was associated with the chemicals detected in the soil gas. In addition, a
number of chemicals not associated with the MGP waste were present in soil gas.
A number of chemicals were detected in the sub-slab gas air, some of which were higher
than typical outdoor air background levels. These results do not suggest that soil gas is
adversely impacting the indoor air.
The indoor air samples collected from the Immaculate Conception School did not contain
any MGP related chemicals above levels found in the ambient air outside the building.
There is no evidence that the air in the school has been adversely impacted by soil gas
vapors
Based on the results of this sampling, no additional monitoring of indoor air or soil gas
will be required.
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•

Record of Decision NYSEG – Ithaca Court Street MGP Site – September 2003 – NYSDEC
This report presents the remedy selected for Operable Unit 1 of the NYSEG – Ithaca Court Street
MGP site. The MGP site is classified as a Class 2 inactive hazardous waste site. The decision for
the selected remedy is based on the Administrative Record of the NYSDEC for Operable Unit 1
and the publics input to the Proposed Remedial Action Plan for Operable Unit 1. The components
of the selected remedy are as follows:
o
o
o

o
o

Excavation of the top two (2) feet of soil from the entire site;
Excavation and off-site treatment or disposal of all subsurface soil to a depth of eight (8)
feet containing individual PAH’s above objectives in TAGM 4046;
Excavation and off-site treatment or disposal of all subsurface soil below eight (8) feet
which is visually impacted by coal tar or which contains total PAH’s in excess of 500
parts per million (ppm), including the excavation of all MGP structures;
Removal of the subsurface wooden duct which runs along West Court Street from the
MGP site to Meadow Street;
Implementation of institutional controls which will allow for residential use, but will
prohibit construction of drinking water wells and limit/control subsurface excavations

•

Proposed Remedial Action – NYSEG – Court St. – Ithaca MGP Operable Unit: 02 –
February 2011 – NYSDEC
This report addresses the remedy proposed to deal with the disposal of hazardous wastes at the
Ithaca – Court Street MGP. This report also summarizes the other alternatives considered and
discusses the reasons for the preferred remedy. The site is zoned as P-1 (community services)
which could include schools or public recreation. The elements of the chosen remedy are outlined
in Section 7.2 of the respective report.

•

Industrial Hygiene Services Asbestos Inspection/Testing – September 2012 – TES
This report provides laboratory analysis reports for the asbestos abatement project completed
within the Immaculate Conception School in the following areas:
o
o
o
o

Basement – Boiler Insulation:
Cafeteria – Sheetrock:
Janitors Closet – Sheetrock
Minor Tents – Basement Storage Insulated Ceiling Pipes

This report confirms the presence of asbestos containing materials (ACM’s) in the Immaculate
Conception School. On January 2, 2019, Dickinson Environmental Consulting, LLC performed a
supplemental investigation to further identify ACM’s throughout the Immaculate Conception
School. That report is not contained herein.

4.5 Valuation Reduction for Environmental Issues
No information provided.
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4.6 Owner, Property Manager, and Occupant Information
The Target Properties are currently owned by the Diocese of Rochester. The Immaculate Conception
school is currently unoccupied. The Catholic Charities Office Building is currently occupied by the
Catholic Charities of Tompkins County while the multi-family residential building is currently occupied
by two tenants. The single-family residential building is currently vacant.

4.7 Reason for Performing Phase 1
The purpose of the Phase 1 is for the development of the Immaculate Conception School by Ithaca
Neighborhood Housing (INHS).
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Section 5
Records Review
5.1 Standard Environmental Records Sources
Seeler Engineering, P.C. contracted with Environmental Data Resources, Inc. (EDR) to conduct an
Environmental Record Source search. A copy of the report is included as Appendix D. The search
conducted met the requirements of ASTM E 1527-13. According to the EDR Radius Report, several
nearby sites within prescribed minimum radii were found to have been listed on selected databases. Five
sites have been identified as either RCRA-LQG, RCRA-SQG, or a RCRA-CESQG within 0.25 miles of
the Target Properties. The RCRA-LQG facilities have been identified as the NYSEG Ithaca Court Street
Plant and the NYSDEC Angelos Dry Cleaners. The RCRA-SQG are identified as the Ithaca School
Maintenance Center. The Wyllie Dry Cleaning Facility and the Ithaca Journal News are identified as the
RCRA-CESQG. The NYSEG Ithaca Court Street Plant has also been listed under the Superfund
Enterprise Management System (SEMS), formerly known as the Comprehensive Environmental
Response, Compensation, and Liability Information System (CERCLIS). Thirty sites were identified as
leaking underground/aboveground storage tanks (LTANKS) within 0.50 miles of the Target Properties.
All LTANK sites show cleanup has been ceased and/or the spill file has been closed.

5.2 Additional Environmental Record Sources
The following state and local governments were contacted for information relative to the Target
Properties.
•
•
•

New York State Department of Environmental Conservation (NYSDEC),
Tompkins County, and
City of Ithaca.

The NYSDEC has fully responded and provided records pertaining to a spill at the Immaculate
Conception school playground. Initial reports were, according the NYSDEC, of a “brown watery
substance coming out of the ground at school playground.” The NYSDEC investigated the report and
concluded that there was no spill evident and that the liquid appeared to be from wood chips at the
playground decaying and water leaching out from below the chips onto the sidewalk. The spill file has
been closed by the NYSDEC since 02/03/2002.
Tompkins County and the City of Ithaca fully responded to the FOIL requests and stated they do not have
any records pertaining to the Target Properties. All correspondence related to the requests for information
are included in Appendix C.

5.3 Physical Setting Sources
Seeler Engineering, P.C. contracted with EDR to provide information on the physical setting of the sites.
A copy of the report is included as Appendix D.
The Target Properties are relatively flat across all properties. Geologic information indicates the Target
Properties rock stratigraphic unit is as follows; Era-Paleozoic, System-Devonian, Series-Upper Devonian,
Seeler Engineering, P.C.
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and Code-D3. The soil is described as Urban Land with variable soil surface texture. The soil hydrologic
group and soil drainage class were not reported.

5.4 Historical Use Information on the Property
Sanborn Maps, Aerial Photos, City Directory and historical USGS topographic mapping information for
the Target Properties were obtained from EDR.
Sanborn maps dated 1888, 1893, 1898, 19014, 1910, 1919, 1929, 1961, and 1971 show the Target
Properties have been used as locations for a school and residential buildings. Sanborn maps dated 1919,
1961, and 1971 indicate building additions were added onto the Immaculate Conception School. Due to
the additions, multiple residential buildings were demolished according to the Sanborn maps.
Aerial Photos from 1938, 1942, 1944, 1954, 1957, 1960, 1965, 1974, 1980, 1991, 1995, 2006, 2009,
2013, and 2017 show that the Target Properties appeared to be used as the location for the Immaculate
Conception School, along with the two residential building lots. Information contained in the historical
USGS topographic maps for years 1895, 1900, 1905, 1949, 1951, 1969, 1978, and 2013 yielded little
information due to the scale of the maps.
The Sanborn Maps, Aerial Photographs, and City Directories are included in Appendix E and the USGS
topographic maps are included in Appendix F.

5.5 Historical Use Information on Adjoining Properties
Sanborn Maps, Aerial Photos, and the City Directory for the surrounding properties identified the
adjoining properties to be of a mixed use of residential and educational facilities in nature for the period
for which data was available.
Aerial photos and topographic maps were of limited value due to the scale of the photographs. The
NYSEG Ithaca Court Street MGP appears to be present in all aerial photographs between 1938 and 2013.
The NYSEG MGP site, per aerial photographs between 2013 and 2017, show a transition to a city owned
public recreation park. Sanborn Maps from 1893, 1898, 1904, 1910, 1919, 1929, 1961, 1971 identified
residential homes to the west, an educational facility to the east, and the NYSEG MGP site to the north of
the Target Properties.
The Sanborn Maps, Aerial Photographs, and City Directory are included as Appendix E, and the historical
USGS topographic maps are included as Appendix F.
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Section 6
Site Reconnaissance
6.1 Methodology and Limiting Conditions
The purpose of Seeler Engineering, P.C.’s site reconnaissance was to make surficial observations for
evidence of recognized environmental conditions, which could result in the presence of hazardous
materials and petroleum products in the environment. Site inspections were conducted for each of the
properties within the Immaculate Conception Site. Observations were documented, and pertinent features
of each location were documented through photographs. Selected photographs are included in Appendix
G.

6.2 General Site Setting
The Target Properties are located in a developed residential neighborhood in the City of Ithaca, New
York. There are currently four structures (Target Properties) located within the Immaculate Conception
Site, two being residential buildings, one school, and a charity office building (formerly the Immaculate
Conception Church). The surrounding area mainly consists of developed residential buildings and
educational facilities. A city owned public recreation park (the previously identified NYSEG MGP Site)
is located to the north of the Target Properties.

6.3 Exterior Observations
The Target Properties consist of two residential homes, a charity office building, and the Immaculate
Conception School. Vegetation surrounding each building, primarily grass, appeared healthy. The
Catholic Charities building and Immaculate Conception school are primarily constructed out of brick
masonry and appear to be in good condition. The two residential buildings appear to be in good overall
condition. Each of the residential properties have detached garages that also appear to be in good external
condition. Two parking lots were present on the West side of the Target Properties near the school.
Beverly Martin Elementary School is located to the East of the Target Properties. Surrounding the Target
Properties to the South and West are residential buildings. To the North is a City of Ithaca public
recreation park (former MGP site). Nothing of concern was visually observed in the surrounding areas of
the Target Properties.

6.4 Interior Observations
Immaculate Conception School – 320 West Buffalo Street
This building contains two above ground floors and a basement level. Both above ground floor layouts
were similar in nature, containing many large open classrooms, offices, and restrooms. There are two
main hallways with the third hallway leading to only the gymnasium. Nothing of concern was observed in
Seeler Engineering, P.C.
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either of the hallways. A basement level hallway was accessible and contained the utility/mechanical
room and storage rooms for the school. Asbestos containing materials may be present based upon the age
of the structure and previous reports. ACM’s may be present primarily in the vinyl flooring of the
classrooms and the piping/mechanical equipment insulation located in the basement level. Based on the
year the school was opened (1884), the paint within the school may contain a lead-based product.
Other than the ACM’s and lead-based products identified, nothing of concern was noted throughout the
school. At the South end of the basement level hallway, a room under the southern entrance of the school
was locked preventing access.
Catholic Charities Building – 324 West Buffalo Street
This building contains 2 floors and a basement level. The first floor is used for office spaces and storage
while the second floor contains additional office space. Per the Sanborn Maps, the Catholic Charities
office building appears to be built prior 1929. The basement is a large open space containing the utilities
and mechanical equipment for the building. Asbestos containing materials may be present in the piping
insulation found in the basement level based on the age of the structure while the paint within the building
may contain a lead-based product. The building is still currently in use by the Catholic Charities of
Tompkins County.
Residential Building – 330 West Buffalo Street
This building is a two-story single-family residential building that is currently vacant. All materials on the
interior of the building appear to be in good overall condition. The basement contained all utility and
mechanical equipment for the building. Based on the year the residential building was constructed (1880),
the paint within the building may contain a lead-based product. Asbestos containing materials may also be
present within the building based on the common construction materials used during the time the structure
was built.
Residential Building – 309 North Plain Street
This building is a multi-family two-story residential unit. It is currently occupied by two tenants. All
interior materials appeared to be in good overall condition. All utility and mechanical equipment is
located in the basement. Based on the year the residential building was built (1870), the paint within the
building may contain a lead-based product. Asbestos containing materials may also be present within the
building based on the common construction materials used during the time the structure was built.
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Section 7
Interviews
7.1 Interview with Owner
Mr. Patrick Taolangeli was interviewed by Seeler Engineering, P.C. on January 15, 2019 (Appendix H).
As the owner’s representative and maintenance supervisor, Mr. Taolangeli has been responsible for
maintenance for each of the buildings on the Target Properties. Mr. Taolangeli indicated to the best of his
knowledge that the property has been occupied by a school/church since the late 1800’s. It was also
mentioned that the school had an addition added in the 1960’s. Mr. Taolangeli indicated the two
residential properties were donated to the church. The single-family residential property served as a
rectory while the multi-family residential property has always been residential to the best of Mr.
Taolangeli knowledge. Mr. Taolangeli informed us he is not aware of any previous Phase I
Environmental Site Assessment Reports for the Target Properties. He is also not aware of any other
pending, threatened, or past litigation relevant to hazardous substances of petroleum products in, on, or
from the Target Properties; any pending, threatened, or past administrative proceedings relevant to
hazardous substances or petroleum products in, on, or from the Target Properties; and any notices from
any governmental entity regarding any possible violation or environmental laws or possible liability
relating to hazardous substances or petroleum products.

7.2 Interview with Site Manager
See Section 7.1 above.

7.3 Interview with Occupants
Tenants were not interviewed for this report.

7.4 Interview with Local Government Officials
See Section 5.2 of this report.

7.5 Interview with Others
None.
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Section 8
Vapor Encroachment Screen
8.1 Vapor Encroachment Screening
A vapor intrusion assessment was conducted by performing a vapor encroachment screen (VES) as
outlined by ASTM E 2600-15 standards for each location. The VES was performed to provide a practical
and useful evaluation of chemicals of concern (COC) that may affect the Target Properties. More
specifically, the VES is used to determine the potential of COC that may migrate as vapors because of
contaminated soil and groundwater on or near the Target Properties. A Tier 1 assessment was conducted,
and this section outlines all necessary information for performing the Tier 1 VES. The VES report in
included in Appendix I.

8.2 Current Use
As noted in Section 3 of this report, the Target Properties contains two residential buildings, a school, and
a charity building. The Target Properties are currently owned by the Diocese of Rochester. Adjoining
properties are residential and education facilities. Further information can be found in Section 3 and
Section 6 of this report.

8.3 Government and Historical Records
Based upon the records received from EDR reports, including but not limited to Radius Maps, Sanborn
Maps, Aerial Photos, and City Directories, and in conjunction with city, county, and state records, several
areas of concern were found within the defined radius. Given the extensive below grade infrastructure,
migration of vapors from various areas of concerns onto the Target Properties may have occurred or could
occur in the future.

8.5 VES Findings
A VES was conducted by Seeler Engineering, P.C. in accordance with ASTM E 2600-15 standards and
conducted in conjunction with this Phase I Environmental Site Assessment (ESA). Based on the provided
reports detailing the existence of hazardous waste at the former NYSEG- Ithaca Court Street MGP and
the VES Report, a VEC does exist for the Target Properties.
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Section 9
Findings, Conclusions, and Recommendations
9.1 Findings, Conclusions, and Recommendations
For this report, Seeler Engineering, P.C. (Seeler) conducted a Phase I Environmental Site Assessment
(ESA) in accordance with the requirements of ASTM E 1527-13 for four properties within the
Immaculate Conception Project Site. The Target Properties are within City of Ithaca and are as follows.
•
•
•
•

320 West Buffalo Street – Immaculate Conception School
324 West Buffalo Street – Catholic Charities Office Building
330 West Buffalo Street – Single-Family Residential Building
309 North Plain Street – Multi-Family Residential Building

Based upon the work conducted for this report, Seeler has identified one data gap. No title information
was available for review.
The ASTM Standard of Practice for Environmental Site Assessments: Phase I Environmental Site
Assessment Process, E 1527-13, defines a recognized environmental condition (REC) as “The presence or
likely presence of any hazardous substances or petroleum products in, on, or at a property; (1) due to a
release to the environment; (2) under conditions indicative of a release to the environment; or (3) under
conditions that pose a material threat of future release to the environment. De minimis conditions are not
recognized environmental conditions.
Seeler identified one REC during the site assessment of the Immaculate Conception Site. A former New
York State Electric and Gas (NYSEG) – Ithaca Court Street Manufactured Gas Plant (MGP) was
identified to be previously located directly north of the Target Properties. Operations at the former
NYSEG – Ithaca Court Street MGP have resulted in the release of hazardous wastes, including coal
carbonization and water gas tars. The chemicals included polycyclic aromatic hydrocarbons (PAH’s) and
benzene, toluene, ethylbenzene, and xylene (BTEX). With the known release of these hazardous wastes,
the former site may pose a potential threat to human health and environment due to the exposure to soils,
groundwater, and gas vapors at the Target Properties.
The former NYSEG – Ithaca Court Street MGP site was broken into two “operable units”, OU-1 and OU2 for remedial purposes. Seeler was provided a Record of Decision (dated Sept. 2003) for OU-1 and a
Proposed Remedial Action Plan (dated Feb. 2011) for OU-2. Based on the available data and reports,
there is not sufficient evidence to determine that the Ithaca Court Street MGP site activities have not
previously impacted the Target Properties or have the potential for future human health and
environmental impacts on the Target Properties.
To address the REC, a supplemental Phase II Environmental Site Assessment is recommended. First, all
available documentation for the former NYSEG – Ithaca Court Street MGP site remediation project
should be evaluated to determine the extent of contamination in relation to OU-1 and OU-2 and how it
may impact the Target Properties. Based upon the review, a subsurface investigation should be conducted
on the Target Properties in areas adjacent to the MGP site.
Seeler Engineering, P.C.
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The Phase I study also investigated the potential for the “non-scope” item of a Vapor Encroachment
Condition (VEC). According to the Vapor Encroachment Screen Report, many sites within the designated
radius were listed. After a review of the spill and related Target Properties use, contamination and
remediation records search for adjacent properties, the Vapor Encroachment Screen Report indicates that
a VEC does exist.
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