NeighborWorks:

CHARTERED MEMBER

Ithaca Neighborhood
HOUSING SERVICES

August 5, 2015

Heather D. McDaniel

Vice President, Director of Economic Development Services
Tompkins County Area Development

401 E. State St. | E. MLK Jr. St., Suite 402B

Ithaca, New York 14850

RE: Request for Payment In Lieu of Tax Agreement for 210 Hancock Street
Dear Ms. McDaniel:

Enclosed please find an application for a Payment In Lieu of Tax Agreement (PILOT) property tax exemption for the
redevelopment of 210 Hancock Street.

In August of last year INHS purchased 210 Hancock Street and 423 First Street - a 2 acre site that was in jeopardy of
going into foreclosure. While the purchase of this property posed considerable risk for the organization it also
represented an extremely exciting opportunity. Board members and staff saw this site as one of the few places downtown
where a real mixed-income/mixed-use project could be developed. We could design a project that would transform a
block that has played such a valuable role in the neighborhood’s history but was badly in need of improvement.

After purchase, INHS made the decision to engage the community and held four interactive design sessions focused on
neighborhood character, sustainable design, building architecture, greenspace, parking and public benefits. These
sessions were attended by over 250 people and were instrumental in organizing the final design. A concept that includes
a four story building similar in character to local landmark buildings with: 54 mixed-income apartments, a Head Start
center and commercial office suite, 12 townhouses, and the discontinuance of Lake Avenue and a portion of Adams
Street to create a public bike/pedestrian path that will connect to the Water Front Trail on Dey Street.

The enclosed application requests a 30 year PILOT from the IDA that would run co-terminus with financing provided by
the State of New York. INHS has not had to request a PILOT in the past; however, the complexity of this project
including the more expensive acquisition, demolition and deep pile foundations requires a reduction in property taxes if
the rents are to be kept affordable. While we understand that this request falls outside of the IDA’s typical PILOT
program, this is a type of PILOT used in other communities and we feel that the benefits of such a high quality project to
the community - providing affordable green housing, providing community services, extending a public path, and
redeveloping a largely underutilized block - far outweigh the impacts of the requested exemptions.

INHS is planning to submit an application for financing to the State of New York in early October. We respectfully
request that the IDA consider this request so that it can render a decision prior to this application deadline. If you have
any further questions please do not hesitate to contact me.

Sincerely,

y bt Ay g,

Paul Mazzarella
Executive Director

@ 115 West Clinton Street « Ithaca, New York 14850 « 607-277-4500 « 607-277-4536 fax
ST www.ithacaNHS.org



Tompkins County
Industrial Development Agency

Industrial Application for Incentives

Date: 8/5/2015

APPLICANT INFORMATION

Name of Company/Applicant: Ithaca Neighborhood Housing Services, Inc.

Owner (First, Last): Ithaca Neighborhood Housing Services, Inc.

Address: 115 West Clinton Street

City: Ithaca State: NY Zip: 14850

Primary Contact (First, Last): Joseph L. Bowes

Phone: (602)277-4500 | Email: jbowes@ithacanhs.org | Fax: (607)277-4536
Will a separate company hold title to/own the property in

question that is separate from the operating X Yes [ 1No
company/applicant? '

If yes, please provide the name and contact information for that entity.

Name of Company/Applicant: 210 Hancock Apartments, Inc.

Owner (First, Last): 210 Hancock Apartments, Inc.

Address: 115 W Clinton St
City: Ithaca State: NY Zip: 14850

Primary Contact (First, Last): Joe Bowes

Phone: (607)277-4500 Email: jbowes@ithacanhs.org | Fax: (607)277-4536

Describe the terms and conditional of the lease between the applicant and the owner of the
property. Applicant is a managing member of the company..

APPLICANT ATTORNEY

Attorney: George Parker

Address: 34 Goodman Street S #401

City: Rochester State: NY Zip: 14607

Primary Contact (First, Last): George Parker

Email:
gparker@gparkerlaw.com

Phone: (585)244-1040 Fax: () -
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APPLICANT ACCOUNTANT

Accountant: Heveron and Company LPA

Address: 260 Plymouth Avenue South

City: Rochester

State: NY

Zip: 14608

| Primary Contact (First, Last): Mike Desmond

| Phone: (585)232-2956

Email: mike@heveroncpa.com

Fax: (585)423-599

APPLICANT ENGINEER/ARCHITECT (if known)
Engineer/Architect: HOLT Architects

Address: 217 North Aurora Street

| City: Ithaca State: NY Zip: 14850

Primary Contact (First, Last): Steven Hugo

‘ Phone: (607)273-7600 Email: sh@holt.com Fax: (607)273-475

APPLICANT CONTRACTOR (if known)

Contractor: The Hayner Hoyt Corporation

- Address: 625 Erie Blvd West

' City: Syracuse State: NY | Zip: 13204

' Primary Contact (First, Last): Jeremy Thurston
| ccass  Email:

Phones (GISMSS594L  jthurston@haynerhoyteom | T (S19454E20%

BUSINESS HISTORY

Year company was founded: 5/24/1979

Type of ownership: Nonprofit Corporation
Description of product or service: Affordable housing

' Major customers: The IDA avoids offering incentives to businesses that will compete with or
 displace existing Tompkins County businesses. Low and Moderate income families
 Major Suppliers: NA

Who are your major competitors in Tompkins County? NA
Has your‘busin'ess every received incentives tied to job creation [ Yes
- from local governments in New York State?

|AZVN0

If yes, please describe:

TCIDA - CIITAP Application
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Were the goals met" J [ ]Yes [ ]No

If no, why were the goals not met"

After Expansmn

Annual sales to customers in Tompkins County J $ O 00
Percent sub)ect to sales tax ’ 0 %
. Annual purchases of operatlng items sub]ect to local sales tax | $ 0. 00

BUSINESS PROFIT HISTORY

Please provide five (5) years of past history in the format provided below.

Yeas 1 1 2 3 4 5
_Revenues  $6842306 | $8837591 | $3789469 | $3739163 | $3320091
Profits . $1,420,647 | $2,193859 | $1220,809 & $1184563 | $164228

!

Please provide three (3) years of future projections in the format provided below.
l

Years 1 2 1 3
Revenues  $6,244,684 . $5121,704 | $5621,704
Profits | $1358770 | $1,170350 | $988350

PROJECT DESCRIPTION

Please give a brief description of the project: Ithaca Neighborhood Housing Services (INHS) is
requesting a Payment In Lieu of Tax Agreegment, mortgage recording and sales tax exemptions
for the redevelopment of 210 Hancock Street (the “Project”) - an anchor in-fill construction
project that will transform an entire city block from two underutilized buildings and a surface
parking lot into mixed-use, mixed-income housing and community service space. The project
includes the new construction of a 65,000 square foot sq. ft. mixed use building, 12 twelve
approximately 1,200 square foot sq. ft. townhouses, and the reconstruction of two City streets to
eliminate automobile traffic and create a pedestrian/bicycle path and playground connecting the
- site to a larger pedestrian/bicycle network.

Location: | 210 Hancock Street and 423 First Street ]
 Property Slze (acres) ] Ex1st1ng 2.012 o Proposed 2. 012 ]
_Building Size (square feet) 7 | Existing: 0 ~ Proposed: 77 342 N
Proposed Dates: Start: 5/1/16 End: 7/1/17 i

What types of green bu1ld1ng practlces do you plan to use, if any" LEED Certification, Energy Star
Rated

Do you certlfy that the prolect will not result in the relocation of l

all or part of any business or jobs within New York State to X Yes [ INo

- Tompkins County? -
- Will this project result in a regular increase in overnight visitors l D Yes No
N\

to your facility (e.g. for training programs)? ]
Ifyes, number of visitors per year: - l
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Average duration of stays (days):

OCCUPANCY
List the name(s), nature of business of proposed tenant(s), and percentage of total square footage
to be used for each tenant (additional sheets may be attached, if necessary).

Business Nature of Business % of total square footage
L » Torppkms Community HeadStart (Educational) 3797
Action
2. Office Tenant To Be Determined 2656
3. Residential and Associated ggrﬁfrfllj?fiztrtl;}all}eggilltlsg?f?ice 70,889
4.
5.
Amount % Subject to sales tax

Value of land to be acquired (if any) $ $1,325,000 N/A
Value of building to be acquired (if any) $0 N/A
Cost of new construction $ 15,292,127 0 %
Value of improvements to existing building $ 0%
Value of equipment to be acquired $ 0%
Other: Soft Costs and Fees $ 5,089,276 0%
Other: $ 0%

Total $21,706,403 N/A

For IDA to fill out

Est. reimbursement of soft costs on project cost: $
Agency Fee: $
Agency Counsel Fee: $
Agency Bond Counsel Fee: $

FINANCING
Amount of anticipated financing from a lending institution:
Please note: the applicant must inform the TCIDA at the time of issuance of $N/a

commitment letter if the financing will exceed the amount stated here.

VALUE OF INCENTIVES - Property Tax Abatement
Assumptions

$ Value of increase in assessment

4%  Annual increase in assessment and tax rate

New taxes paid: $ See Attached Taxes Abated: $

Year County  School City/Town Village  Total ' County School  City/Town Village  Total

N U WN

NS
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7
Totals

- Value of sales tax abatement: . $nfa 5
| ' Estimated length of sales tax abatement (years) ‘n/a years - "mw__j

" Estimated value of abatement for fac111ty construction mcludmg f $ i

' information on assumptions used in calculations: A n/ a S

Estlmated value of abatement for furniture, fixtures and equlpment $n/a

1nclud1ng information on assumptions used in calculations: R

- Mortgage Recording tax abatement: $n/a *

| Other governmental incentives or support. Include summary of program name of contact person |
~and terms and conditions of program.

Program - ~ ContactPerson ) Terms & Convditionsv -
Tompkms County AHP  Megan McDonald .. 200000grant
. City of Ithaca IURA o _Nels Bohn k - 457,326 loan B

S e R R R

' Are you asking for a schedule of incentives that deviates from the

IDA’s Standard Abatement Program, as listed below? X Yes [ INo
Standard
Year Abatement
1 90%
2 77%
3 64%
4 51%
5 39%
6 26%
7 13%

If the applicant is requesting incentives that are greater than the IDA’s CIITAP, please include a
detailed description and justification for this request. Please submit as supplemental
information to the application.

S e R R R R R

i Note: during the course of the abatement you will be required to provide detailed employment
information annually.

~ Please provide a description of the benefits that you offer to your employees.

. Health, Dental & Life Insurance, Paid Holidays, Vacation, Sick and Personal days. Retirement |
_ contributions SEP-IRA and 403B. ]
. Please provide a description of internal trammg and advancement opportumtles offer to your

| employees. ;

' Property management staff attend annual tax credit certification trainings. Staff have :
opportunity to attend NeighborWorks America ® national training institutes 4 to 5 times a year.
Lending staff are trained and certified as HUD Housing Counselors. Staff have achieved EPA Lead

_Risk Assessor certifications,etc.

TCIDA - CIITAP Application 5



What percentage of your current positions do women occupy?
What percentage of your current positions do minorities occupy?
Are you willing to pay a livable wage, as defined by the Alternatives
Federal Credit union (AFCU) of Ithaca, NY
(http://www.alternatives.org/2013livingwagechart.html) to all
employees for the duration of the abatements?
What percent of your current workforce and management are in:

Tompkins County?

New York State?

Out of New York State?

Do you have a strategy for ensuring diversity in hiring?
If yes, please describe:

Will you allow your building to be used as a polling facility?

TCIDA - CIITAP Application

50%
8%

[ ]Yes No

INHS pays the Living Wage

but cannot guarantee that the '
" Leasees will do the same.

100 %

100 %

0%

[ ]Yes X No
[]Yes X No
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TCIDA - CHTAP Application

0 o Jobs by Occupation Permanent Full-Time Jobs

ccupation in Average Annual Number of New Jobs New Jobs New Jobs Total New
Company Salary Ranges/ Emol ’ Added in Added in Added in b

Hourly Wage mployees Year 1 Year 2 Year 3 Jobs

Professional $15-17 1 1 1
Clerical
Sales
Services $13-14 1 1 1
Manufacturing

High Skilled

Medium o N

Skilled L B

Basic Skilled
Other (describe)
Total
Estimated percentage of new hires who would be unemployed at time of 30
hire: N 70 -

7



CONSTRUCTION LABOR

Will you use contractors who:

Have a certified apprenticeship program []Yes No
Pay a prevailing living wage [ 1Yes XINo
Use local labor []Yes X] No

ENVIRONMENTAL REVIEW

Environmental Assessment Form - short or long
Submitted to: City of Ithaca
Agency Name: City of Ithaca Planning and Development Board
- Agency Address: 108 East Green Street
City: Ithaca State: ny Zip: 14850
Date of Submission: 2/13/15 Status of Submission: neg dec-5/26/15

' Please note: an environmental review must be completéd béfore TCIDA can vote on 'p'rbposed
' financial incentives. It is the applicant’s responsibility to provide a copy of the determination of
' environmental impact by another agency to TCIDA.

PERMITS

Describe other permits required and status of approval process.

Permit Status

1. Zoning Variance Hearing August 11, 2015

2. Final Site Plan Approval Expected by September 22,2015
3. Building Permit Expected by April 1,2016

OTHER

Do you have anything else you would like to tell the TCIDA regarding this project?
See attached letter and narrative

x

TCIDA - CIITAP Application



- CERTIFICATION

Paul Mazzarella deposes that s/he is the Executive Director of Ithaca Neighborhood Housing
Services, Inc., the corporation in the attached application; that s/he has read the foregoing
application and knows the content thereof; that the same is true to his knowledge. Deponent
further says that the reason this verification is made by the deponent and not by him is because
the said company is a corporation.

his own personal knowledge, are investigations which deponent has caused to be made concerning the
subject matter of this application as welil as information acquired by deponent in the course of his duties
as an officer of and from the books and papers of said corporation.

\
' As an officer of said corporation (hereinafter referred to as the “Applicant”), deponent acknowledges and
' agrees that applicant shall be and is responsible for all costs incurred by the nonprofit Tompkins County
Industrial Development Agency (hereinafter referred to as the “Agency”) acting in behalf of the attached
application whether or not the application, the project it describes, the attendant negotiations and
ultimately the necessary issue of bonds or transfer of title are ever carried to successful conclusion. If, for
any reason whatsoever, the Applicant fails to conclude or consummate necessary negotiations or fails to
| act within a reasonable or specified period of time to take reasonable, proper, or requested action, or
‘ withdraws, abandons, cancels, or neglects the application or if the Agency or Applicant are unable to find
' buyers willing to purchase the total bond issue required or financing for the project, then upon
| presentation of invoice, the Applicant shall pay to the Agency, its agents, or assigns all actual costs
' involved in conduct of the application, up to that date and time, including but not limited to fees of bond

The grounds of deponent’s belief relative to all matters in the said application which are not stated upon |

' counsel for the Agency and fees of general counsel for the Agency. Upon successful conclusion and sale of |

the required bond issue or transfer of title the Applicant shall pay to the Agency an administrative fee set
by the Agency, not to exceed an amount equal to 1% of the total project cost. The cost incurred by the
Agency and paid by the Applicant, including bond counsel, the Agency’s general counsel’s fees and the
Agency’s administrative fees, may be considered as a cost of the project and included as part of the
resultant bond issue.

' Applicant hereby understands and agrees, in accordance with Section 875(3) of the New York General

' Municipal Law, that any New York State and local sales and use tax exemption claimed by Applicant and
approved by the Agency in connection with the Project may be subject to recapture by the Agency under
such terms and conditions as will be set forth in the Agent Agreement to be entered into by and between

the Agency and the Applicant. The Applicant further represents and warrants that the information
contained in this Application, including without limitation information regarding the amount of New York
State and local sales and use tax exemption benefits, is true, accurate and complete.

SIGNATURE PAGE FOLLOWS ON SEPARATE PAGE

TCIDA - CIITAP Application




CERTIFICATION
SIGNATURE PAGE

Sighétui:e' of Chief Officer of '(“I(')Vmpaﬁy §ubriiitting apblicaﬁdh

TCIDA - CIITAP Application

Notary \/ M “/cc@g

Sworn to before me this
5™ day of Oua, 2015

PATRICIA PAOLANGEL!
NOTARY PUBLIC-STATE OF NEW YORK
No. 01PA6044433
Qualified in Tompkins County
My Gommission Expires July 03, 20_8
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Revised 8/12/15

210 Hancock St Projected Taxes

Year 1 2 3 4 5 6 7 8 9 10
Expected Income $741,410 $756,238 $771,363 $786,790 $802,526 $818,577 $834,948 $851,647 $868,680 $886,054
PILOT Taxes $88,969 $90,749 $92,564 $94,415 $96,303 $98,229 $100,194 $102,198 $104,242 $106,326
581a Taxes $157,681 $162,411 $167,283 $172,302 $177,471 $182,795 $188,279 $193,927 $199,745 $205,737
Difference ($68,711)|  ($71,662)|  ($74,720)|  ($77,887)]  ($81,168)  ($84,566)|  ($88,085)|  ($91,730)|  ($95,504) ($99,411)

12% 12% 12% 12% 12% 12% 12% 12% 12% 12%

Year 11 12 13 14 15 16 17 18 | 19 20
Expected Income $903,775 $921,850 $940,287 $959,093 $978,275 $997,840 | $1,017,797 | $1,038,153 | $1,058,916 | $1,080,094
PILOT Taxes $108,453 $110,622 $112,834 $115,091 $117,393 $119,741 $122,136 $124,578 $127,070 $129,611
581a Taxes $211,910 $218,267 $224,815 $231,559 $238,506 $245,661 $253,031 $260,622 $268,441 $276,494
Difference ($103,457)|  ($107,645)|  ($111,980)| ($116,468)| ($121,113)| ($125,920)| ($130,895) ($136,044)| ($141,371)| ($146,883)

12% 12% 12% 12% 12% 12% 12% 12% 12% 12%

Year 21 22 23 24 25 26 27 28 | 29 30
Expected Income $1,101,696 | $1,123,730 | $1,146,205 | $1,169,129 | $1,192,511 $1,216,362 | $1,240,689 | $1,265,503 | $1,290,813 | $1,316,629
PILOT Taxes $132,204 $134,848 $137,545 $140,295 $143,101 $145,963 $148,883 $151,860 $154,898 $157,995
581a Taxes $284,789 $293,332 $302,132 $311,196 $320,532 $330,148 $340,053 $350,254 $360,762 $371,585
Difference ($152,585), ($158,485)| ($164,588)| ($170,901)| ($177,431)| ($184,185) ($191,170)| ($198,394)| ($205,864)| ($213,589)

12% 12% 12% 12% 12% 12% 12% 12% 12% 12%
PILOT Taxes - Total $3,609,310
581a Taxes - Total $7,501,722

Total Difference

($3,892,413)

Per std funder allowed projections - Income is allowed to rise 2% per year and expenses are projected to rise 3% per year.

Budgets for PILOT Application-REVISED-2.xIsx/PILOT vs 581a Taxes - 8/12/15




INHS

A

210 Hancock St Project

Legal Structure (During Construction)

INHS
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Development

Agreement

(99.99% Investor
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A

INHS Hancock St LLC
(Beneficial Owner) <

Nominee Agreement

Mortgage

loan (1) Lease

Lender

TCIDA*

* With a Housing Development Fund Corporation

(2) Lease- back

INHS Hancock St
HDFC (Fee Owner)




210 Hancock PILOT Application Submitted August 5, 2015

210 Hancock Project Narrative

Project Description:

Ithaca Neighborhood Housing Services (INHS) is requesting a Payment In Lieu of Tax Agreement (PILOT) for the
redevelopment of 210 Hancock Street (the “Project”) - an anchor in-fill construction project that will transform an
entire city block from two underutilized buildings and a surface parking lot into mixed-use, mixed-income housing
and community service space. The project includes the new construction of a 65,000 sq. ft. mixed use building,
twelve 1,200 sqg. ft. townhouses, and the reconstruction of two City streets to eliminate automobile traffic and create
a pedestrian/bicycle path and playground connecting the site to a larger pedestrian/bicycle network. The mixed use
building will include 54 one and two bedroom apartments, a community room, leasing office, a Head Start facility,
commercial office suite and covered parking. The townhouses will all be three bedrooms. All of the residential
units will be visitable by a person with a physical disability. Four units will be fully adapted move in ready for a
person with a physical disability and two units will be fully adapted for a person with a hearing/vision impairment.

Exemption Request:

This proposal requests a 30 year PILOT that would be based on a flat % of gross revenue. INHS is proposing
annual payments of 12% of gross revenue. INHS is applying to the New York State Homes and Community
Renewal for Federal Low Income Housing Tax Credits, State Low Income Housing Tax Credits and a Housing
Trust Fund mortgage in October of this year. In order to include the PILOT in that application the PILOT would
need to be awarded in September. This funding will also require that the PILOT be co-terminus with the 30 year
State Housing Trust Fund mortgage.

Because this project will be regulated by the State of New York it will fall under Section 581A of the NYS Real
Property Tax Law. This law requires assessors to reduce valuations to actual income and expenses for affordable
rental housing developments. This is important when determining the difference between what the project will pay
under the PILOT and what it would pay under 581A. Even with the 581A valuation the project does not break even
on an annual basis without a significant increase in rents; increasing rents is not possible for this project because it
is designed to meet the requirements of the Federal and State Low Income Housing Tax Credits. Attached to this
application is a 30 year projection of how the property taxes would be calculated on this project under the PILOT
and what the difference will be if a PILOT is granted.

In the past INHS has not had to request a PILOT. The redevelopment of 210 Hancock is different for a number of
reasons. First, it is a mixed-use building that includes commercial and Head Start components. While the Head
Start space can be partially financed by Tax Credits the commercial suite cannot. Second, INHS is committing to
improve both Lake Avenue and Adams Street for public use and maintain those improvements for 50 years. The
redevelopment of these streets will cost the project in excess of $200,000 that cannot be paid for by State housing
funds. Third, the 2 acre project site was purchased with two buildings for a price in excess of its value as a vacant
lot. To prevent the site from being sold through foreclosure and secure the site to hold it while INHS initiated a
public dialogue around the design and development of the project, INHS has spent over 2 million dollars; only a
portion of these expenditures can be repaid through the State funds being requested. Fourth, INHS is committing to
building an Energy Star and LEED certified project with high quality materials. Finally, the site is in a flood plain
on extremely poor soils. The flood plain requires that the site be raised four to six feet above grade and that an 80
feet deep pile foundation be used. This foundation system greatly increases cost of the project when compared to
similar developments on good soils.
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All of these additional costs have been mitigated to the extent possible through an extensive value engineering
process. A relatively small amount of money might be saved by lowering the quality of the development; however,
INHS is unwilling to reduce the quality of materials and design that are the result of over four months of
community planning/engagement and four months of discussion with the City Planning Board. It is our opinion that
the benefits of such a high quality project to the community - providing affordable green housing, providing
community services, extending a public path, and redeveloping a largely underutilized block - far outweigh the
impacts of the requested exemptions.

Below is a further description of the project and its benefits:

Project Location:

210 Hancock is located in one of the most vibrant mixed-use neighborhoods in the City of Ithaca. It is bordered by
Lake Avenue, Hancock Street, First Street, and Adams Street. It is within a quarter mile of a grocery store, a
wellness center, a day care center, a science museum, Cornell Cooperative Extension, three public parks, a butcher
shop, multiple restaurants, and a convenience store. Within a half mile is the Ithaca Farmer’s Market, two
elementary schools, a State Park, a municipal golf coarse, a pharmacy and a dentist. Just over half a mile away is
the City’s downtown, the Commons (Ithaca’s pedestrian mall), the public library, and the Ithaca High School. A
TCAT bus stops on the corner of Hancock and First Street.

Public Private Partnerships:

The project includes partnerships between the non-profit sponsor INHS, the City of Ithaca, Tompkins County,
Tompkins Community Action, Ithaca CarShare, and a team of green building and design professionals. The role of
each is described below:

Ithaca Neighborhood Housing Services, Inc. - INHS is the project sponsor, co-owner, developer, and management
agent. INHS is responsible for overseeing all aspects of the development including financing, coordination of
development team, construction, contract administration, and management.

The City of Ithaca - The City of Ithaca supports the project’s proposal to discontinue the use of Lake Avenue and a
portion of Adams Street so that it can be redeveloped into a bike and pedestrian pathway. The Board of Public
Works has recommended to the City Attorney’s office that an agreement be developed that outlines the roles and
responsibilities of INHS and the City in this process. The City has already committed $457,326 in HOME/CDBG
financing for the project through the City’s Urban Renewal Agency.

Tompkins County — Tompkins County has awarded $200,000 in financing through its affordable housing fund.

Tompkins Community Action (TCA) — TCA is a 40 year old non-profit organization that provides housing, Head
Start education, workforce development, and energy efficiency services to Tompkins County. TCA has agreed to
operate an early Head Start Facility out of the mixed-use building. INHS has included a 4,000 sq. ft. facility that
includes three classrooms, a commercial kitchen, two offices, and a dedicated playground.

Ithaca CarShare is a local non-profit that provides shared vehicles to the community; its mission is to enhance
community access to transportation while reducing negative environmental and economic impacts. Ithaca CarShare
has agreed to provide a car at the Project site and INHS has agreed to market the car to its tenants and the larger
neighborhood with the goal of reducing automobile dependence.

Steven Winter Associates and Taitem Engineering are the project’s green building consultants. Steven Winter
Associates is providing energy analysis, green building design support and LEED and Energy Star rating oversight.
2
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Taitem Engineering has designed the project’s photovoltaic array and will oversee the installation of the system.

HOLT Architects is leading the design team with Trowbridge Wolf Michaels providing Landscape Architecture
services, TG Miller Engineers is the civil engineer and Elwyn & Palmer Engineering is designing the structural and
deep foundation system.

Community Engagement and Status of Local Approvals:

Starting in November 2014, INHS initiated an extremely successful community engagement process with over 250
people participating in four interactive design sessions. This outreach effort attracted residents who live around the
project but also a wide variety of local stakeholders including public officials, representatives of community
development, and energy services organizations as well as the larger business community.

The first design session asked participants to consider the general issues of density, architecture, parking, and green
space. The second session asked participants to comment on three potential site plans. Comments from this meeting
generated six guiding principles for the Project:

Limit traffic on Lake Ave. and provide pedestrian amenities along the creek.
Make green space/public space more accessible to the wider community.
Provide lower scale development along the creek.

Minimize surface parking.

Locate commercial space along Hancock Street.

o o &~ w e

Provide a mix of uses — commercial and residential.

Two plans were presented at the third meeting based on these principles and a final plan was presented at the last
public meeting on February 11, 2015. The concept attached to this request was preferred by over 70% of
participants at the final community meeting.

The Planning and Development Board of the City of Ithaca has completed SEQR and found no adverse
environmental impact. The City of Ithaca has completed its NEPA review and is awaiting HUD approval. The State
Historic Preservation Office has found no significant impact. The project requires a variance from the Board of
Zoning Appeals which is scheduled for August 11" with Final Site Plan approval expected in September.

Community Benefits:

While the PILOT would reduce the property taxes paid, the PILOT tax amount is still well above the site’s previous
property taxes. As an unimproved block and grocery store, the site was assessed at $940,000 and generated about
$36,000 in property taxes for the County, City and ICSD. Under the proposed PILOT, the site would be pay about
$89,000 per year in property taxes, a 250% increase over the former tax amount.

Additionally, the project addresses multiple community needs and will provide a range of benefits that far outweigh
the reduction in property taxes from a PILOT. Below is a list of those benefits with an explanation of each.

o Construction and Professional Jobs: The development of a large scale project requires the services of
architects, engineers, environmental engineers, surveyors, attorneys, accountants, and other professional
services. It also employees construction labor to build the project including MBE and WBE construction
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firms. Local, regional, and statewide suppliers are utilized to provide materials and deliver them to the
construction project. All of these suppliers and delivery operations have employees.

0 Permanent On-Site Jobs: INHS will hire one additional full time site manager and one additional full
time maintenance person as a result of the project. Tompkins Community Action will employee 9 full time
staff at the facility and there is the potential for additional jobs in the 2,600 sq. ft. office space.

o0 Affordable Housing: The project directly addresses the critical need for affordable housing in the county.
Tompkins County and the City of Ithaca have the highest rent burdens in the Southern Tier. With less than
a 1% rental vacancy rate, working low and even middle income families cannot find housing that is
affordable. As a result they must drive in from surrounding counties where housing prices are more
affordable. Provision of 66 units of affordable housing for low and moderate income individuals close to
jobs and on public transportation directly addresses this issue. This is a mixed income project that will
serve families and individuals with incomes between 48% and 90% of the area median income.

0 Accessibility: Four of the apartments will serve people with physical disabilities that require a fully
accessible apartment and two of the apartments will by fully adapted for individuals with a hearing or
vision impairment. 100% of the units will be visitable by a person with a physical disability. The project is
also designed to be multi-generational. The mixed-use elevator building includes all 1 and 2 bedroom
apartments that will attract seniors and small families. The three bedroom townhouses will attract larger
families with children.

o0 Creation of Bike-Pedestrian Link: The project will discontinue two City streets to eliminate automobile
traffic and connect the project to a network of bike/pedestrian paths to the north. The new path will connect
to Connely Park (adjacent to the Sciencenter, a non-profit science museum for children), and the Cayuga
Water Front trail (a 6 mile network of bike/pedestrian paths). The Waterfront Trail is transforming the
waterfront in the City into a tourist destination and connects City parks to retail and food service
businesses.

0 Addition of Commercial and Educational Space: The project will construct an early Head Start facility
and create a 2,600 square foot commercial space. The Headstart facility will be operated by Tompkins
Community Action a non-profit community development organization and provide early education to 30
children between the ages of 0 and 3. The Headstart program also provides nutrition, wellness, and
parenting classes to families. TCA has stated that the opening of this facility will create 9 new FTEs. The
second commercial office space will be available to a for-profit or not-for-profit business to provide
services to the larger community. This office space is not yet leased but several organizations have shown
interest.

0 Green Building and Design: Included in the design is a 26% reduction in the required parking, a covered
bus shelter, and a partnership with Ithaca CarShare to provide a shared car on site. Each of these aspects of
the project is designed to reduce the carbon footprint of the project and its residents and promote walking,
biking, and public transit. By developing to LEED and Energy Star standards, removing an automobile
oriented street and replacing it with a bike-ped path, and installing a photovoltaic roof system the project
supports energy efficiency and renewable energy. By building downtown in close proximity to services the
project encourages walking and use of public transit.
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Project Schedule:

Purchase of Site.......c.ccceevevenane. August 2014
Community Engagement............. November 2014 - February 2015
Public Approvals ........c..cccceneene. September 2015
Application for NYS Funding..... October 2015
NYS Funding Awarded............... January 2016
Financing Closing ..........c.ccceueee. April 2016
Construction Start............c.cc..c..... May 2016
Construction Completion ............ August 2017
Lease-Up Complete..........cccoc...... January 2018
Attachments:

Comparison of 581-A Taxes to PILOT Taxes
Legal Structure - with an HDFC
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