


































7/5/23  510 W State Street DRAFT Projected Taxes
(payment schedule subject to budget adjustments during pre-construction phase; final budget prior to closing will establish PILOT schedule)

Year 1 2 3 4 5 6 7 8 9 10
Net Operating Income                  
(before taxes and debt service) 283,818$         285,783$     287,676$     289,491$     291,225$     292,872$     294,427$     295,884$     297,237$     298,479$     

PILOT Proposed 34,058$            34,739$        35,434$        36,143$        36,866$        37,603$        38,355$        39,122$        39,905$        40,703$        
581-a Estimated Tax 97,838$            98,817$        99,805$        100,803$     101,811$     102,829$     103,857$     104,896$     105,945$     107,004$     
Difference (63,780)$           (64,077)$       (64,371)$       (64,660)$       (64,945)$       (65,226)$       (65,502)$       (65,774)$       (66,040)$       (66,301)$       

Year 11 12 13 14 15 16 17 18 19 20
Net Operating Income                  
(before taxes and debt service) 299,606$         300,610$     301,485$     302,222$     302,816$     303,258$     303,541$     303,655$     303,594$     303,347$     

PILOT Proposed 41,517$            42,347$        43,194$        44,058$        44,939$        45,838$        46,755$        47,690$        48,643$        49,616$        
581-a Estimated Tax 108,074$         109,155$     110,246$     111,349$     112,462$     113,587$     114,723$     115,870$     117,029$     118,199$     
Difference (66,557)$           (66,808)$       (67,052)$       (67,291)$       (67,523)$       (67,749)$       (67,968)$       (68,180)$       (68,385)$       (68,583)$       

Year 21 22 23 24 25 26 27 28 29 30
Est. Net Operating Income 
(before taxes and debt service) 306,380$         309,444$     312,539$     315,664$     318,821$     322,009$     325,229$     328,481$     331,766$     335,084$     

PILOT Proposed 50,609$            51,621$        52,653$        53,706$        54,780$        55,876$        56,994$        58,133$        59,296$        60,482$        
581-a Estimated Tax 119,381$         120,575$     121,781$     122,999$     124,228$     125,471$     126,725$     127,993$     129,273$     130,565$     
Difference (68,772)$           (68,954)$       (69,127)$       (69,292)$       (69,448)$       (69,595)$       (69,732)$       (69,859)$       (69,977)$       (70,083)$       

PILOT Proposed 1,381,675$     
 Estimated 581-a Total 3,403,290$     Fees 

Total Savings 2,021,614$     IDA (1% of Hard Costs) $205,692
IDA Attorney (approx 33% of IDA fee) $68,564

PILOT proposed is a fixed amount based on 12% of NOI in year one with a 2% increase each year IDA app $1,000
Proposed 30 year PILOT with an option to renew for 20 more years (coterminus with the affordabiliity period underwritten by DHCR Total $275,256
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I. PROJECT INFORMATION: 

Developer: Visum Development Group LLC (“Visum”) 
 
Project Type: Stately Apartments (“the Project”) is a shovel-ready mixed use development 
involving demolition of 2 existing buildings and new construction of one mixed use building.  
The Project will be located on a lot at 510 West State Street, Ithaca NY 14850. The site is 
within Census Tract 0001.00, which is not a 2023 QCT. 
 
General Description: The proposal includes 57 apartments: 1 studio, 18 one-bedroom, and 
38 two-bedroom units. The project will serve supportive service residents and low-income 
family households earning 30% - 60% AMI. Common areas include a community room, 
common laundry, unit bulk storage, supportive service areas, and a management office. The 
project includes one approximately 1373 nsf commercial space with a separate entrance along 
West State Street. 
 
Supportive/Senior Housing (target populations, service provider): The project includes 20 
units supported by NYS ESSHI. In partnership with Catholic Charities of Tompkins/Tioga 
(“CCTT”), the project received a conditional ESSHI award on December 20, 2021 to provide 
services and operating funding for 20 supportive housing units. 5 units (3 one-bed, 2 two-bed) 
will be reserved for homeless survivors of domestic violence. 15 units (11 one-bed and 4 two-
bed) will serve homeless individuals with a history of SUD.  
 
CCTT, which began its Tompkins County services in 1997, will serve as service provider.  
 
Commercial/Civic Space: The project includes approximately 1373 nsf (876 leaseable sf) of 
ground-floor commercial space opening directly onto the sidewalk on W. State St. An active 
ground floor is anticipated to host a local business and will complement the emerging 
business trends in the W. State St. neighborhood, which features a new brewery, a variety of 
restaurants, as well as long-time local service businesses. Visum will master-lease the space 
on a triple net basis (in order to minimize operating expenses associated with the commercial 
space) and is actively engaged with prospective sub-lease commercial tenants that will benefit 
the residential tenants in the building. 
 

II. PROJECT DESIGN AND SCOPE OF WORK: 
Proposed improvements to the property: The site combines two parcels that contain two 
existing vacant buildings, which will both be demolished as part of the project.  
 
Design: The Project will be an infill development connecting two parcels of land. It involves 
new construction of a 60,480 gsf mixed-use building. The building is uniquely shaped, with a 
portion being 4 stories and a portion being 5 stories. The building has an elevator and will be 
clad in brick, corrugated metal, and fiber cement siding. The proposed building contains 57 
dwelling units, community spaces, indoor bike parking, ground floor commercial space, with 
an exterior resident patio, tot lot, and gardens. 
 
Accessible and adaptable units: The project will have 6 accessible units (10.5%) for people 
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with mobility impairment. Three units (approx. 5% of the total units) will be fully adapted for 
hearing and visually impaired. All units will be visitable and adaptable. 
Utilities: Rent will include common area utilities, water, and broadband. Tenants will be 
responsible for paying electricity.  All mechanical systems and appliances are electric powered. 
 
Green building and energy efficiency: Stately will pursue stretch goals by meeting Energy 
Star Multifamily New Construction v1.1, Enterprise Green Communities 2020 Plus, DOE 
Zero Energy Ready Homes, and EPA Indoor airPLUS. The addition of high-performance 
packaged heat pumps for heating and cooling, central heat pump water heaters for domestic 
hot water, and continuous envelope insulation will aid in increased energy efficiency and 
building resiliency. 
 
Parking available to the project: On-street parking is available both immediately by the 
building and in nearby residential areas a short walk from the site. The City of Ithaca 
Director of Parking has confirmed that the City accepts requests for on- street, reserved ADA 
parking for persons with disabilities and will review these requests on an individual basis. 
There are several local parking garages located within ¼ mile of the site. Public transit is also 
available at the site. 
 
Grounds, seating areas, and open space: The north street front will have a lush garden with 
interest throughout the seasons. The east street front will include children’s play area with 
seating and a landscaped garden.  

 
III. SITE INFORMATION: 

Current land use, existing buildings on site, easements, deed restrictions: The site 
combines two parcels, which include two buildings that will be demolished because of their 
blighting impact. 510 W. State St is a one-story, concrete masonry retail building. 507 W. 
Seneca St. is a two-story, two-unit wood-frame house with a one-bedroom unit and a two-
bedroom unit and detached wood-frame garage. Both buildings are vacant and are not able to 
be leased because of the deteriorated condition. 
 
The property’s deed (Tompkins County document number 2018-03734) indicated that the 
property is subject to a driveway agreement with 512 W. State St. (the first parcel immediately 
west of 510). The development team for Stately Apartments has communicated with the owner 
of 512 W. State St. and has agreed to build a concrete driveway between the properties as part 
of the City’s site plan approval process. 
 
Current/future Ownership: Visum currently holds title to the site through Ithaca Office 
Space LLC. Todd Fox is the Principal and has common control of Ithaca Office Space LLC 
and Visum. Prior to closing, a Housing Development Fund Company (“HDFC”) will be formed 
with Steuben Churchpeople Against Poverty, Incorporated d/b/a Arbor Housing and 
Development (“Arbor”) as the Sole Member. The HDFC will have a nominal fee title interest 
in the property and transfer beneficial ownership to a to-be-formed New York limited 
partnership (“LP”) formed for the purpose of owning, developing and managing the Project. 
The LP will consist of a managing General Partner (0.005% membership interest) with Visum 
as its Sole Member, a Co-GP (0.005% membership interest) with Arbor as its Sole Member, 
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and an unrelated investor member of the LP (99.98% membership interest controlled by the 
Investor Limited Partner and 0.01% membership interest controlled by the Investor Special 
Limited Partner). 
 
Environmental Issues: Soil samples collected from the site identified very low concentrations 
of volatile organic compounds (“VOCs”) 10-15 feet below the ground surface. The 
concentrations of VOCs detected do not exceed NYSDEC standards for residential use, and do 
not appear to represent a remedial concern. The project design and budget include a sub-slab 
depressurization system (SSD) to mitigate the potential for soil vapor intrusion. 
 
Zoning/Status of Local Approvals: The project has completed local planning approvals and 
has full readiness to proceed upon obtaining building permits. The project received a SEQR 
Negative Declaration from the City of Ithaca Planning and Development Board (“PDB”) on 
July 27, 2021, and a Board of Zoning Appeals variance on August 3, 2021. The project received 
preliminary and final Site Plan Review approval on August 24, 2021. 
 
With the approved variance, the proposed project complies with all zoning dimensional and use 
requirements. The zoning variance allows the project to align the floor levels between the State 
St. and Seneca St. portions of the building. 
 

IV. PROJECT LOCATION AND MARKET INFORMATION: 
Project location and neighborhood: Stately Apartments will be located within 0.3 miles of 
three bus stops served by over 20 different bus routes. The project site is located near several 
urban parks. It is two blocks from Washington Park, a 2.5-acre green. It is also 2.5 blocks from 
the Cayuga Waterfront Trail, a recreational circuit outlining the Cayuga Inlet and connecting 
central Ithaca to the Cayuga Lake waterfront, Stewart Park, the Ithaca Farmers Market, the 
Ithaca Children’s Garden, Cass Park with its sports and marina facilities on a grade-separated 
paved trail.  

 
V. PROJECT FINANCING INFORMATION: 

Status of subsidy financing: The project received commitment for a Tompkins County loan in 
the amount of $100,000.   

 
The project received a conditional ESSHI award on December 20, 2021 for $500,000 in annual 
ESSHI operating funds to cover 20 ESSHI units ($25,000 per unit). The contract will cover 
rental assistance and supportive services for the 20 units. 

 
Status of tax abatement or PILOT agreement: Ithaca Area Economic Development 
confirmed that Stately Apartments is eligible to apply for a PILOT, which includes tax payment 
fixed at 12% of NOI with a 2% annual increase for 30 years. 

 
VI. DEVELOPMENT TEAM AND OWNERSHIP INFORMATION: 

Development team members: 
Applicant/Co-Developer Visum. Visum is the current owner of the property via Ithaca Office 
Space LLC. Visum will be responsible for all aspects of development, provide all guarantees 
or letters of credit and any additional equity required to complete the project. 
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Non-Profit Co-Developer/Property Manager/Beneficial Owner Arbor, a local 501(c)(3), shall 
materially participate in the development process by providing feedback to budget 
preparations, 3rd party engagements, architectural and sustainability design and all aspects of 
the financing for the project. In addition to Arbor’s role in the operations as co-owner through 
the regulatory period, Arbor will be responsible for property management including marketing, 
lease up, tenant qualification, and HCR compliance. Arbor has surplus capacity to handle a 
new deal. Arbor will have a Right of First Refusal (ROFR) following the initial 15-year tax 
credit compliance period. 

 
Architect SWBR  

 
General Contractor LECESSE  
 
Additional Development Team Members Sustainable Comfort Inc. as sustainability consultant, 
Heveron & Company (WBE) as accountant, Cannon Heyman & Weiss as attorney, Stantec 
as environmental engineer, and Marathon Engineering as civil engineer. 
 
Effective project control: Visum and Arbor will make development decisions in tandem. 
When required, Visum will have effective control of the project as guarantor. 

 
VII. DEVELOPMENT TIMELINE: The development team received site plan approval 

on August 24, 2021. 
● 7.28.23 – Construction Document Submission 
● 9.28.23 – Construction Finance Closing & Construction Commencement within 2 weeks 
● April 2025 – Construction Completion and Initial Occupancy 
● October 2025 – 100% Occupancy 
● December 2025 – Perm Closing 
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