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I. INTRODUCTION  
A.  OBJECTIVES  

The objective of this analysis is to identify multifamily residential development 
opportunities and strategies in Ithaca, New York.  After fully discussing the scope and 
area of survey with Mr. Gary Ferguson of the Downtown Ithaca Alliance, the Danter 
Company, LLC undertook the analysis.  This analysis was undertaken concurrently with 
the development of the Tompkins County, New York Housing Needs Assessment 
Model, also completed by The Danter Company. 

B.  METHODOLOGY 

The methodology we use in our studies is centered on three analytical techniques:  the 
Effective Market Area (EMA)SM principle, a 100% data base, and the application of data 
generated from supplemental proprietary research. 

The Effective Market Area (EMA) Principle The EMA principle is a concept developed 
by the Danter Company, LLC to delineate the support that can be expected for a 
proposed development.  An EMA is the smallest specific geographic area that will 
generate the most support for that development.  This methodology has significant 
advantages in that it considers existing natural and manmade boundaries and 
socioeconomic conditions. 

Survey Data Base Our surveys employ a 100% data base.  In the course of a study, 
our field analysts survey not only the developments within a given range of price, 
amenities, or facilities, but all conventional developments within the EMA.     

Proprietary Research In addition to site-specific analyses, Danter Company, LLC 
conducts a number of ongoing studies, the results of which are used as support data for 
our conclusions.  Danter Company, LLC maintains a 100% data base of more than 
1,500 communities, with each development cross-analyzed by rents, unit and project 
amenities, occupancy levels, rate of absorption, and rent/value relationships. 

                                            
SM Service mark of Danter Company, LLC 
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C.  DATA ANALYSIS    

This study represents a compilation of data gathered from various sources, including 
the properties surveyed, local records, and interviews with local officials, real estate 
professionals, and major employers, as well as secondary demographic material.  
Although we judge these sources to be reliable, it is impossible to authenticate all data.  
The analyst does not guarantee the data and assumes no liability for any errors in fact, 
analysis, or judgment.   

The secondary data used in this study are the most recent available at the time of the 
report preparation.   

In Section VI Field Survey, we have attempted to survey 100% of all units.  Since this 
is not always possible, we have also compared the number of units surveyed with the 
number of multifamily housing starts to establish acceptable levels of representation.  
All developments included in the study are personally inspected by a field analyst 
directly employed by the Danter Company, LLC. 

The objective of this report is to gather, analyze, and present as many market 
components as reasonably possible within the time constraints agreed upon.  The 
conclusions contained in this report are based on the best judgments of the analysts; 
we make no guarantees or assurances that the projections or conclusions will be 
realized as stated.  It is our function to provide our best effort in data aggregation, and 
to express opinions based on our evaluation. 

D.  USES AND APPLICATIONS  

Although this report represents the best available attempt to identify the current market 
status and future market trends, note that most markets are continually affected by 
demographic, economic, and developmental changes.  Further, this analysis has been 
conducted with respect to a particular client's development objectives, and consequently 
has been developed to determine the current market's ability to support those particular 
objectives.  For these reasons, the conclusions and recommendations in this study are 
applicable only to the proposed site identified herein, and only for the potential uses for 
that site as described to us by our client.  Use of the conclusions and recommendations 
in this study by any other party or for any other purpose compromises our analysis and 
is strictly prohibited, unless otherwise specified in writing by the Danter Company, LLC. 

 



 II-1 

II. SCOPE OF SURVEY    
A complete analysis of a rental market requires the following considerations:  a field 
survey of conventional apartments; an analysis of area housing; an analysis of the area 
economy; a demographic analysis; and recommendations for development. 

Field Survey Our survey of conventional apartments includes a cross-analysis of 
vacancies by rents, a survey of unit and project amenities, and a rent/value analysis.    

Area Housing Analysis We have conducted an analysis of housing demand that 
includes a study of support by both growth and internal mobility.  Further, we have 
analyzed existing housing using the most recent census material.     

Economic Analysis Major employers, utilities, banks, savings and loans, and media 
that serve the area are listed in the study.  The information gathered has been used to 
create a Community Services map showing school, shopping, and employment areas in 
relation to the proposed site.           

Demographic Analysis The study includes an analysis of social and demographic 
characteristics of the area, and a description of the area economy that includes income 
and employment trends.  

Key Interviews Interviews regarding the perception of housing, recent development 
trends, planned and proposed developments and local conditions were conducted with  
city and county officials, area property owners and developers, major employers and 
human resource directors, major institutions such as schools and hospitals and real 
estate professionals.   
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III.  CONCLUSIONS 
A.  INTRODUCTION 

The primary purpose of this report is to identify potential support levels for new market- 
rate, Tax Credit and purpose-built student apartments, as well as condominium 
development, in downtown Ithaca, New York.   

This analysis focuses on the core part of downtown Ithaca, which is generally bounded 
by Buffalo Street to the North, Aurora Street to the east, Clinton Street to the south, and 
Albany Street to the west. This area is referred to as downtown Ithaca or the Central 
Business District (CBD) throughout this report.   

This analysis was undertaken concurrently with the development of the Tompkins 
County, New York Housing Needs Assessment Model, also completed by The Danter 
Company. 

It should be emphasized that while the two reports were conducted concurrently, there 
were two separate objectives. 

1. The Tompkins County Housing Needs Assessment Model was provided in order 
to identify the parameters of a well-balanced housing market in Tompkins County 
and what housing types are needed to bring the market into balance. It provides 
a model to adjust overall needs as changes occur in the market over time. 
 

2. The Downtown Ithaca assignment was to identify what housing types could be 
supported by the market even though they may be in conflict with an overall 
demand model. 

 

Conclusions for the identification of multifamily housing potential in downtown Ithaca are 
based on analyses of the area including the existing and anticipated rental and 
condominium housing market, demographics, the economy, the appropriateness of the 
area for the development, and housing demand.  The study evaluates past, current, and 
future trends in the area; the impact of those trends on rental housing alternatives; 
current rental housing alternatives; need and market support for additional rental 
housing; and any proposed additions to the area rental base.  

Recommendations include support by product type and price range.  In addition, 
general guidelines for unit and project amenities are identified for each price range.  The 
data presented in this report may be used as a base to conduct future site specific 
analyses.   
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The analysis of the existing rental housing market is based on the establishment and 
analysis of an Effective Market Area (EMA) for the proposed project.  EMA refers to a 
methodology developed by the Danter Company, LLC to describe areas of similar 
economic and demographic characteristics.  EMAs are bounded by both "hard" and 
"soft" boundaries.  Hard boundaries are marked by rivers, freeways, railroad rights of 
way, and other physical boundaries.  Soft boundaries are changes in the socioeconomic 
makeup of neighborhoods. 

The Effective Market Area (EMA) is defined as the smallest geographic area that will 
contribute 60% to 70% of support for new development. An EMA has been defined for 
both the apartment component and the condominium component that includes all of 
Ithaca, Ithaca Town and the adjacent surrounding communities. 

Based on the characteristics of the EMA, a field survey of existing rental housing 
development, an analysis of the appropriateness of the area for the proposed 
development, and a demographic analysis of the EMA, support levels can be 
established for additional multifamily rental development. It should be noted that no 
specific sites have been identified for this report. Recommendations for an individual 
site may differ based on the specific attributes. 

This analysis focuses on the core part of downtown Ithaca, which is generally bounded 
by Buffalo Street to the North, Aurora Street to the east, Clinton Street to the south, and 
Albany Street to the west. The Effective Market Area for downtown Ithaca includes 
Ithaca, Lansing and the surrounding area. 

Recommendations include support by product type and price range. In addition, general 
guidelines for unit and project amenities are identified for each price range. The data 
presented in this report may be used as a base to conduct future site specific analyses. 

Development potential identified in this report is as of spring 2016. There are several 
properties in the pipeline and while it is highly likely both will be constructed they have 
not assumed to be part of the existing inventory and, thus, must be accounted for within 
the estimated development potential.  The ultimate number of units, the mix and rents 
has not been established at the time of this report.  
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The following analyses have been conducted to identify market potential market-rate 
apartment and/or condominium development in the downtown area: 

 Analysis of the overall EMA rental housing and condominium  market 
 Historical housing trends  
 Current market conditions based on 100% field survey of modern apartments  
 A field survey of smaller apartment properties in Ithaca 
 A field survey of condominium developments 
 A condominium and rental housing demand analysis 
 Appropriateness of downtown Ithaca for potential development 
 Current and expected economic and household growth conditions  
 Area housing demand factors, including: 

 Income-appropriate households  
 Support from existing multifamily renters (step-up/down support)  
 Floor plan analysis and comparison with comparable product 

 A trend line analysis, based on a "rent by comparability index" evaluation of all 
conventional developments within the residential EMA, is used to evaluate rents 
for the recommended development(s). 

 
We recommend that the rents for new developments include water, sewer and trash 
removal. As such, the rents among the market-rate properties (when necessary) have 
been adjusted to represent a utility package similar to what will be included at new 
developments in order to complete an even rent comparison. These will be referred to 
as collected rents throughout this analysis. 
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B.  SUMMARY OF FIVE-YEAR HOUSING PROJECTIONS  

Because of the historic housing shortage in Ithaca, as well as the overall cost of 
construction and development, downtown Ithaca has an overabundance of high-end 
rental housing. Further, student housing is in relatively short supply and much of the 
existing inventory of market-rate apartments has been historically occupied by students. 
We have identified rental housing potential in five separate development categories.  

1. Upscale and luxury priced market-rate apartments. 
 

2. Market-rate apartments oriented to the Tompkins County workforce. While this is 
generally difficult to achieve in areas with high student demand, there are some 
policies that can mitigate student dominance.  

a. Build primarily one- and two-bedroom units. 
b. Require all prospective tenants to be income qualified, individually, for the 

entire unit, as opposed to individual leases in which the tenant is only 
responsible for his, or her, share of the lease. 

c. Do not accept outside co-signers to the lease. 
 

3. Affordable housing in the form of Low Income Housing Tax Credit (LIHTC) 
development. LIHTC housing, when offered at the 50% or 60% of median 
income, requires a household income of at least $29,400 for a two-person 
occupant in a two-bedroom unit. 
 

4. Purpose-built student housing, defined as market-rate, privately developed 
apartment properties rented by the bedroom with individual leases. Units are 
usually furnished and rents often include all utilities and services.  
 

5. Condominiums 
 
Downtown Ithaca has historically added rental housing product at relatively high rents 
due primarily to: 

1. High land costs 
2. A long and often contentious entitlement process 
3. Building restrictions that preclude maximizing full site potential 
4. Increasing construction costs 

Further, downtown Ithaca is a popular residential area for students, professionals and 
seniors in the market. The overall shortage of rental housing has served to support ever 
higher rents. However, a benefit of continued development has been to create a base of 
supporting rental housing with a continuum of rents from upscale to luxury, supporting 
higher rents with only modest increases as residents move upward through the rent 
continuum. 



 III-5 

Tompkins County has an unmet demand for over 1,800 non-student market-rate 
apartments, primarily one- and two-bedroom units. Deficits for one-bedroom units are 
for product under $1,000 per month and under $1,800 per month for two-bedroom units. 
Because of the disparity between the one- and two-bedroom rents (more affordable 
one-bedroom units have been offered in the market) likely development will contain 
mostly two-bedroom units. However
one-bedroom units in order to balance the offerings of a specific development. 

Over the next 5 years there is overall housing demand for up to 1,350 units in the 
downtown EMA consisting of up to 350 for-sale housing units and up to 1,000 rental 
housing units. 

MULTIFAMILY HOUSING DEMAND 
ITHACA DOWNTOWN EMA 

2016 THROUGH 2021 
 

 
DEVELOPMENT TYPE 

ANNUAL DEMAND 
TOTAL UNITS 

5-YEAR DEMAND TOTAL 
UNITS 

For-Sale Housing Units 60 - 70 300 - 350 
Rental Housing 180 - 200 900 - 1,000 

Total 240 - 270 1,200 - 1,350 
 
A distribution of market demand for each of these development types by price point 
follows. 

RENTAL HOUSING SUMMARY 

The demand potential for apartments in the downtown EMA has yet to be realized as 
evidenced by 
absorb new units in the marketplace.   

Students are and will continue to be a dominate factor in the Ithaca rental housing 
market and they are important for the success of residential housing, as well as, the 
retail and commercial economy in downtown Ithaca.  In addition, colleges and 
universities add daytime and evening population to the neighborhood and bring vibrancy 
to any area, epically a downtown.  Academic hours may extend beyond the traditional 8 
to 5 of other businesses, and evenings and weekends bring athletic, social, academic 
and cultural events. 

The demand for purpose built student housing is a separate component of this report 
(Section III-D). 
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ANNUAL UNITS OF SUPPORT  RENTAL HOUSING 
DOWNTOWN EMA 

 
 
 

RENTAL PRODUCT TYPES 

AVERAGE 
MONTHLY 

RENTS* 

ANNUAL 
DEMAND 

TOTAL UNITS 

5-YEAR 
DEMAND 

TOTAL UNITS 
Luxury $1,800+ 20 - 25 100 - 125 
Upscale $1,400 - $1,700 35 - 45 175 - 225 
Affordable-Moderate $1,000 - $1,300 60 - 70 300 - 350 
Tax Credit (50% - 60%) 
Family And/Or Senior 

$800 - $1,000 60 - 70 300 - 350 

Overall Support 180 - 225 900 - 1,050 
*Based on a two-bedroom unit net rent (includes water, sewer, and trash removal only)   
The overall mix would include other unit types at proportional rents. 
 
It is unlikely that the either the affordable rental product (or affordable condominium 
development) can be developed in the immediate downtown area without some public 
assistance because of land and development costs associated with such development. 
There may; however, be land on the periphery suited for such development. 

While purpose-built student housing has not been specifically identified in this section of 
the report, it is anticipated that students will be a significant factor in the support for 
rental housing (excluding Tax Credit development). Currently, students comprise 
approximately 40% of the Central Business District market-rate apartments and 49% in 
the EMA. This should diminish, somewhat, in the Central Business District as future 
student housing development occurs elsewhere in the market. 

CONDOMINIUM SUMMARY 

The market demand for for-sale housing in the downtown Ithaca EMA is distributed 
among three sales price ranges: under $250,000, $250,000 to $399,999, and $400,000 
and higher. 

PROJECTED FOR-SALE HOUSING DEMAND BY SALES PRICE 
ITHACA, NEW YORK 

DOWNTOWN EFFECTIVE MARKET AREA 
 

 
SALES PRICE 

ANNUAL DEMAND 
TOTAL UNITS 

5-YEAR DEMAND TOTAL 
UNITS 

Under $250,000 40 - 44 200 - 220 
$250,000 - $399,999 16 - 20 80 - 100 
$400,000 And Higher 4 - 6 20 - 30 

Overall Support 60 - 70 300 - 350 
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C.  MARKET-RATE AND TAX CREDIT RENTAL HOUSING 

1.  INTRODUCTION 

Following are guidelines for several prototypical developments in downtown Ithaca. 
However, this report is not intended to be a site specific market study. We recognize 
that individual developers may have development concepts other than those presented 
here offering product that may supersede market expectations. Further, specific sites 
may have attributes, or limitations that may not provide the best fit of product. 

Most of the apartment projects inside the downtown Ithaca EMA include landlord-paid 
water, sewer, and trash collection in the rents, while tenants are typically responsible for 
the remaining utilities (gas, electricity, cable television, and high-speed Internet). The 
rents for prototypical recommended developments will include water, sewer, and trash 
removal.  As such, the rents among the market-rate and Tax Credit properties (when 
necessary) have been adjusted to represent a utility package similar to what will be 
included in the recommended rents in order to complete an even rent comparison. 
These will be referred to as collected rents throughout this analysis. 

 MARKET-RATE AND  
TAX CREDIT PROJECTS* 

 TENANT LANDLORD 
Heat 37 54 
Hot Water 35 56 
Electricity 80 11 
Water/Sewer 9 82 
Trash 14 77 
Cable TV 85 6 
Internet 71 20 
*Includes properties currently under construction 
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2.  RECOMMENDED DEVELOPMENT GUIDELINES BY PRODUCT TYPE 

It is our opinion that a market exists for the development of several types of rental 
housing in Ithaca, New York. While we are well aware that individual developers will 
have their own plans and concepts, here are our general guidelines for development. 

LUXURY APARTMENTS 
 

 
UNIT DESCRIPTION 

SQUARE 
FEET 

RENTS AT 
OPENING* 

RENT PER 
SQUARE FOOT 

Studio (Micro) 350 $1,400 $4.00 
One-Bedroom/ 
  1.0 Bath Garden (Micro) 

500 $1,650 $3.30 

One-Bedroom/ 
  1.0 Bath Garden 

700  $1,800 $2.57 

Two-Bedroom/ 
  2.0 Bath Garden 

1,050 $2,400 $2.29 

*Average net rent (includes water, sewer, and trash removal) 
 

UPSCALE APARTMENTS 
 

 
UNIT DESCRIPTION 

SQUARE 
FEET 

RENTS AT 
OPENING* 

RENT PER 
SQUARE FOOT 

Studio (Micro) 300 $1,200 $4.00 
One-Bedroom/ 
  1.0 Bath Garden (Micro) 

450 $1,350 $3.00 

One-Bedroom/ 
  1.0 Bath Garden 

600 $1,600 $2.67 

Two-Bedroom/ 
  2.0 Bath Garden 

950 $2,200 $2.32 

*Average net rent (includes water, sewer, and trash removal)  
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AFFORDABLE-MODERATE APARTMENTS 
 

 
UNIT DESCRIPTION 

SQUARE 
FEET 

RENTS AT 
OPENING* 

RENT PER 
SQUARE FOOT 

Studio (Micro) 250 $1,050 $4.20 
One-Bedroom/ 
  1.0 Bath Garden (Micro) 

400 $1,150 $2.88 

One-Bedroom/ 
  1.0 Bath Garden 

550 $1,400 $2.55 

Two-Bedroom/ 
  2.0 Bath Garden 

875 $1,900 $2.17 

*Average net rent (includes water, sewer, and trash removal)  
 

TAX CREDIT APARTMENTS 
 

 
UNIT DESCRIPTION 

SQUARE 
FEET 

RENTS AT 
OPENING* 

RENT PER 
SQUARE FOOT 

One-Bedroom/ 
  1.0 Bath Garden 

650 
650 

$689 (50%) 
$827 (60%) 

$1.06 
$1.27 

Two-Bedroom/ 
  2.0 Bath Garden 

900 
900 

$826 (50%) 
$992 (60%) 

$0.92 
$1.10 

Three-Bedroom/ 
   2.0 Bath Garden 

1,150 
1,150 

$954 (50%) 
$1,145 (60%) 

$0.83 
$1.00 

*Average net rent (includes water, sewer, and trash removal only)  
 

The square feet listed for all unit types are a guideline.  Actual square feet will vary.  
Effective use of space within any new units is more important than actual square feet.   

Generally, in well-developed urban markets, the unit mix differs from suburban markets.  
Urban markets typically include 10% studio units, 50% to 55% one-bedroom units, and 
40% to 45% two-bedroom units. A modest number of three-bedroom units can be 
considered, however they will most likely be occupied by students.  

Generally, most urban development consists of garden style apartments; however, 
urban townhomes are becoming a popular product line especially in the immediate 
periphery to the Central Business District.  
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a.  Unit Amenities 

Each unit in the recommended developments should include the following amenities: 

 Range  Balcony or patio 
 (Frost-free) Refrigerator  Carpet 
 Dishwasher  Window coverings 
 Disposal  Intercom entry 
 Central air conditioning  Ceiling fan 
 Washer/dryer hookups  Extra storage 
 9 Foot ceilings  

 
Amenities at the luxury and upscale developments should also include a refrigerator 
with an ice maker, a microwave oven, washer and dryer in each unit, vaulted ceilings on 
the upper floors, and a security system.    

Floor Plan Considerations 

Prospective residents respond to three principal factors when selecting specific units:  

 Perception of space often based on the entry into the unit 
 Bedroom size 
 Closets are especially important.  Large closets are immediately noticed by 

prospective tenants.  Further, having the largest closets in the market facilitate rent 
increases since it is virtually impossible for a tenant to move into another unit with 
less storage than they already have. 

General guidelines for bedroom sizes (in square feet), closet space these projects are 
listed as follows: 

Bedrooms 

 BEDROOM TYPE 
 

BEDROOM TYPE 
 

LUXURY UPSCALE MODERATE TAX CREDIT 
Master Bedroom 160+ 150+ 150+ 140+ 
Second Bedroom 140+ 140+ 130+ 130+ 
Third Bedroom 130+ 130+ 120+ 120+ 
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Closets 

 CLOSET LINEAL FEET 
 

BEDROOM TYPE 
 

LUXURY UPSCALE MODERATE TAX CREDIT 
Studio 12 10 7 - 
One-Bedroom 16 14 12 12 
Two-Bedroom 26 22 20 18 
Three-Bedroom  24 

 
Recommended bedroom and closet sizes are based on an analysis of existing units in 
the EMA as well as surveys and case studies conducted by the Danter Company.  

Entry 

The entry into the units should be open and airy.  Entry should be directly into the great 
room with a view of the opposing windows if possible. Views should be maximized. It 
should be noted that competitive properties have, generally, relatively poor entryways.  
As is often the case in urban properties, existing building dimensions (or lot size) 
sometimes compromise the ability to provide optimum entry ways.  Also, it is common 
for corner units to have very difficult entries; however, this is usually mitigated by 
outstanding views once inside.   

b.  Project Amenities 

Guidelines for project amenities are as follows: 

 Community room  On-site management 
 Fitness center  Business center 
 Secured entry  

 
Each new project should include an office with a manager available during business 
hours.  

It is important to note that smaller projects do not generally include project amenities 
because of the cost associated with providing project amenities.  Exceptions would be 
projects that have the ability to charge rents above existing market rents.   

Amenities such as a fitness center or community room need not be extensive unless in 
significantly larger projects than currently exists in the Central Business District.  Such 

large closets, washer/dryers, etc.   
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c.  Absorption 

Prior studies have shown that absorption tends to be seasonal, with up to 64% of 
annual absorption taking place in the peak summer months (May through August).  The 
shoulder season (the two months on either side of the peak season) generally accounts 
for approximately 24% of annual absorption.  The off season, November through 
February, typically accounts for the remaining 12% of absorption.  While these 
percentages do not hold true in all markets, they give a good indication of the potential 
seasonal variations in absorption.  However, because of the large student population 
impacting the Central Business District, absorption is influenced by the academic year 
with many units being preleased in the spring preceding the fall start at Cornell and 
Ithaca College.    

Factors that affect absorption include (but are not limited to) the following:  area mobility 
patterns; availability of new product; age, quality, and rent of existing rental properties in 
the EMA; area growth; area median income; product variety; proposed product 
development; and date of opening.   

3.  RENTAL HOUSING DEVELOPMENT 

a.  Field Survey of Apartments 

A total of 6,628 conventional apartment units in 95 existing projects were surveyed in 
the downtown Ithaca EMA.  A total of 6,001 of these units are in 87 market-rate and Tax 
Credit developments. There are 5,164 units within 78 existing market-rate 
developments and 837 units within 9 Tax Credit developments.  

An additional 424 units were under construction as of February 2016 at 4 new market-
rate properties and 2 existing market-rate properties (Village Solars I, Map Code 98 and 
Collegetown Terrace, Map Code 89). 

The remaining 627 units are located in 8 subsidized developments.  Subsidized units 
have been excluded from our analysis.    

The focus on student housing in the Ithaca rental market has created a highly 
disproportionate share of rental housing. The home ownership rate in Tompkins County 
is only 54.1% and only 26.4% in the City of Ithaca.  Between 2000 and 2010, Tompkins 
County added 2,950 new housing units; 59.4% were single-family and 40.6% were 
multifamily. Virtually all of the multifamily units were rental with few condominiums.  


