CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Telephone: Planning & Development – 607-274-6550
E-Mail: dgrunder@cityofithaca.org

Community Development/IURA – 607-274-6559

ITHACA LANDMARKS PRESERVATION COMMISSION (ILPC)
NOTICE OF MEETING & AGENDA
The regular monthly meeting of the ITHACA LANDMARKS PRESERVATION COMMISSION will be held at 5:30
p.m. on Tuesday, January 19, 2021. City Hall remains closed to the public. This meeting will be conducted
remotely via the online platform Zoom, pursuant to the Governor’s Executive Order 202.1. A live stream is
available at https://www.youtube.com/channel/UC7RtJN1P_RFaFW2IVCnTrDg.
Scheduled Public Hearings
There are two options to participate in a public hearing:
1. Submit comments by email no later than 4 p.m. on the day of the meeting (contacts below), and they
will be read into the record. Each comment is limited to three minutes. Indicate in your email that
the comment is for a public hearing.
2. To speak at the meeting, sign up and receive instructions through the contact(s) listed below.
General Public Comments
Send written comments to the contact(s) listed below. All comments received will be forwarded to the ILPC
for their consideration. Written comments received well in advance of the meeting give the Commission
time to fully consider them. A minimum of 15 minutes will be allotted at the beginning of the meeting to
read comments, if needed. Please indicate if you would like your comments read into the record. Each
comment is limited to three minutes. The Chair will make an effort to read as many comments as time
permits.
All comments and questions can be emailed to Anya Harris at aharris@cityofithaca.org or Bryan McCracken
at bmccracken@cityofithaca.org or call (607) 274-6550.
I.

PUBLIC HEARINGS
A. Caldwell Hall, 121 Reservoir Ave, Individual Local Landmark – Proposal to Remove a Utility
Chimney on the North Side of the East Roof Slope
https://www.cityofithaca.org/DocumentCenter/Index/1271

II.

PUBLIC COMMENT ON MATTERS OF INTEREST

III.

NEW BUSINESS
 Cascadilla Boathouse Exterior Rehabilitation Project – Presentation by Jennifer Ahrens from
Bero Architecture and Susan Holland from Historic Ithaca
 401 E. State/MLK Jr. St. Redevelopment Project – Advisory Review
https://www.cityofithaca.org/DocumentCenter/Index/1227

IV.

OLD BUSINESS

IV.

APPROVAL OF MINUTES

V.

ADMINISTRATIVE MATTERS

VII.

ADJOURNMENT

ACCESSING ONLINE MEETING MATERIALS:
Online meeting materials, like applications for a Certificate of Appropriateness and
supporting materials, are available electronically via the “Document Center” on the City
web site (www.cityofithaca.org/DocumentCenter), under "Ithaca Landmarks
Preservation Commission" > "Applications for Certificates of Appropriateness” and in the
relevant address folder. Please do not hesitate to contact our office if you have any
questions or you need any assistance accessing the meeting materials.

If you have a disability and would like specific accommodation in order to participate, please contact the City Clerk’s Office at 2746570 by 12:00 p.m., no later than 2 days (not including weekends and holidays) before the meeting.

ILPC Meeting – January 19, 2021
Resolution – RA
RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

Caldwell Hall, 121 Reservoir Ave, is an individual local landmark, as designated
under Section 228-3 of the City of Ithaca Municipal Code in 1985, and as listed
on the New York State and National Registers of Historic Places in 1984, and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated January 4, 2021, was submitted for review
to the Ithaca Landmarks Preservation Commission (ILPC) by Benjamin James
Shermeta on behalf of property owner Cornell University, including the
following: (1) two narratives respectively titled Description of Proposed
Change(s) and Reasons for Changes(s); (2) seven sheets of architectural drawings
prepared by Facilities Engineering at Cornell University, dated January 4, 2021,
and titled “Title Sheet,” (T-001), “General Notes, Symbology, and
Abbreviations” (A-001), “Roof Plan,” (A-101), “Exterior Images,” (A-201),
“Exterior Images,” (A-202), “Elevations and Exterior Images,” (A-203) and
“Elevations and Exterior Images,” (A-204), and

WHEREAS,

the ILPC has reviewed the New York State Building-Structure Inventory Form
for Caldwell Hall, 121 Reservoir Ave, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
the removal of a utility chimney on the north side of the east roof slope, and

WHEREAS,

the issuance of a Certificate of Appropriateness is a Type II Action under the
New York State Environmental Quality Review Act and the City Environmental
Quality Review Ordinance for which no further environmental review is
required, and

WHEREAS,

the applicant (has/has not) provided sufficient documentation and information
to evaluate impacts of the proposal on the subject property and surrounding
properties, and

WHEREAS,

a public hearing for the purpose of considering approval of the Application for a
Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on January 19, 2021, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As indicated in the New York State Building-Structure Inventory Form, Caldwell
Hall, 121 Reservoir Ave, was constructed in 1914. One of thematically related
group of buildings constructed to house the rapidly expanding College of
Agriculture under the leadership of Liberty Hyde Bailey, Caldwell Hall was
constructed for the Department of Soil Technology, which, along with several
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others, had initially been housed in Stone Hall. The general character of Caldwell
Hall is based upon the compositional principles of Renaissance architecture but
features typical of the Arts and Crafts movement are also present. Overall, the
design achieves a dignified yet practical character, appropriate to the building’s
function as part of an agricultural school.
The project under consideration involves the removal of a utility chimney that is
likely original to the property. The four-story height of the building’s central
block and the location of the chimney on the north side of the east roof slope
(rear side of a secondary elevation), the chimney is not significantly visible from
Ag Quad or other publicly accessible vantage points.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #1 The historic features of an individual landmark shall be
altered as little as possible and any alterations made shall be compatible
with the historic character of the landmark.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
Standard #9 New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
With respect to Principle #2, Standard #2, and Standard #9, the removal of the
chimney [will/will not] remove distinctive materials and [will/will not] alter
features and spaces that characterize the property. [Proposed language if “not”:
Although the chimney is not significantly visible from the public way, its removal would impact
an important historic feature of the property. The utility chimney, by definition, is not an
important decorative feature of the property; however, it does provide important historical
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information about the property’s original heat source and the technology used to produce that
heat.]
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of Caldwell Hall, as set forth in Section 228-6, and be it further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
Vacancies:
1
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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APPLICATION FOR CERTIFICATE OF APPROPRIATENESS
Ithaca Landmarks Preservation Commission (ILPC)
Planning & Economic Development Division
City oflthaca, 108 E. Green St., 3n1 Floor, Ithaca, NY 14850
Bryan McCracken I Ph: 607-274-6555 I bmccracken@cityofithaca.or&
www.cityofitbaca.O[i/bOaniscommittees/iJpc/jndex,cfm
January 4, 2021
Date:

Building Permit Application# (REQtnRED): - - - - - - - - - BenJamln James Shermeta, Associate University Architect

Applicant's Name: - - - - - - - - - - - - - -

Phone:

_6_07_2_55_68_7_0_

c

1·
t' EM .1 dd
l j.shermeta@cornell.edu
App11can
s - a1 a ress REQUIRED : - - - - - - - - - - - - - - - - - - - -

Property Address:

121 Reservoir Ave, Ithaca NY 14850
Cornell University - Contract College Zone

Owner'sName(ifdifferentfromApplicant): - - - - - - - - - - - - - - - - - -

Humphreys Service Building, 639 Dryden Rd, Ithaca, NY 14850
Owner's Mailing Address: - - - - - - - - - - - - - - - - - - - - - - - Proposed Work Includes (check all that apply):

a
a

New Construction
Addition
Accessory Structure
• ALTERATION: Primary Structure

a

a
a

Site Changes (paving, fencing, patios. etc.)
Signage
ii Demolition
0 ALTERATION: Accessory Structure

Submittal Requirements
All docwnents are to be sent to the attention of Bryan McCracken at the above address.
STAFF-LEVEL REYIEW:

Submit one (1) hardcopy and one (1) electronic copy of application and attachments. See City Qflthaca Historic
District & Landmark Design Guidelines for a description of work that is eligible for this expedited review
process.

ILPCRmsw:
Submit eleven (11) hardcopies and (1) one electronic copy of application form and all attachments. Complete
applications must be received by 4:00 p.m. on the last Tuesday of the month. 14 days prior to the regular ILPC
meeting at which the application will be reviewed. ILPC meetings are held the second Tuesday of each month.
Applications must be accompanied by thorough documentation of existing conditions and proposed changes.
including (as applicable): photographs of existing conditions; site plans showing location and dimensions of
proposed change; drawings or sketches showing proposed changes on each affected elevation; description of
design details and materials to be used (manufacturer's data sheets may be used); samples of proposed
materials; scale drawings of any proposed signs including colors, typeface, and illumination details; historic
photographs, if the intention of the project is to return a property to a documented prior condition; and a
statement from a qualified contractor or design professional attesting to the physical condition of any element
that is proposed for replacement due to deterioration.
Page 1 of3

ELECTRONIC SUBMISSIONS: You must provide electronic versions of AI.I. submitted documents. LARGE FILES: Incoming e-mails to
the City must be under 10 MB in size (incl. message envelope), so either provide CD-ROM, flash/thumb drive, use a free file-sharing web
site, like: www.hightail.com. www.dro.pbox.com. www.google.com/driye, etc., or split documents into smaller parts and send multiple emails/files to: aharris@cityofithaca.org and/or bmccracken@cityo:fithaca.Olj.

Description of Proposed Changes (use additional sheets if necessary):

The purpose of this project is to remove an existing obsolete masonry chimney located at the
northeast sloped slate roof of the main building block of Caldwell Hall. The intent of this project is to
remove the chimney down to the attic level of the building. The roof deck penetration will be infilled
with wood decking, plywood and slate roofing assembly of material to match the existing in kind.
Cornell University has attic stock slate shingles to be used for the re-roofing work.
The obsolete masonry chimney is built from matching buff colored brick as the four facades and
includes a limestone cap. The chimney contains a capped flue pipe that connected to obsolete
mechanical equipment in the basement boiler room. The chimney does not connect to any fireplaces
and/or elements of historic character inherent to the building.

Reasons for Proposed Changes (use additional sheets if necessary):

The alternative to removal of the chimney is ongoing maintenance and repair work to prevent water
infiltration and masonry deterioration problems. Given the safety issues of accessing the chimney on
a sloped roof and the ongoing costs to the University for the care and upkeep of an obsolete building
element, the preferred solution is removal and infill with matching slate roofing.
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-

REQUIRED PUBLIC NOTIFICATION -

Upon application for a Certificate of Appropriateness, a public notice of the proposal must be posted by the
owner or owner's representative on the property for a minimum of 10 days. This notice must remain in place
until a decision to approve or deny the Certificate of Appropriateness has been made. The notice must be
placed at or near the property line in the front yard, so it is be plainly visible from the street, and, in cases where
a property has frontage on more than one street, an additional sign must be placed at or near the property line
on any additional street frontage.
Standard signs for this purpose are available for purchase from the City of Ithaca, Division of Planning and
Economic Development, at a cost of $15.00 each. Alternatively, an applicant may create their own signs, as
long as the following required content is included and the signs have dimensions of at least 18"X23":
PROPOSED EXTERIOR OR SITE ALTERATIONS TO THIS PROPERTY WILL BE
REVIEWED BY THE ITHACA LANDMARKS PRESERVATION COMMISSION ON
[INSERT DATE], BEGINNING AT 5:30 p.m. IN [INSERT LOCATION OF MEETING]. PUBLIC
COMMENT MAY BE SUBMITTED IN ADVANCE OF, OR DURING, THE ABOVEREFERENCED PUBLIC HEARING. FOR MORE INFORMATION CONTACT:
BMcCRACKEN@CITYOFITHACA.ORG. 607-274-6555.

Applicant's Statement:

I understand incomplete applications cannot be processed and will result in delay. This application is complete
to the best of my knowledge and includes the following attachments (check all that apply):
iii
iii
iii
iii

photographs of existing conditions
site plans showing location and dimensions of proposed change
drawings or sketches showing proposed changes on each affected elevation
description of design details and materials to be used
D samples of proposed materials
D scale drawings of any proposed signs, including colors, typeface, and illumination details
D historic photographs, if the intention of the project is to return a property to a documented prior
condition
D statement from a qualified contractor or design professional attesting to the physical condition of any
element proposed for replacement due to deterioration
D other (specify): _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Applicant's Signature (REQUIRED): - - - - - - - - - - - - - - - - - - D a t e :

STAFF USE ONLY:
Date Received: _ _ _ _ _ _ __
Staff Review: D yes D no Approved: D yes D no
ILPC Review: D yes D no
Date of Public Hearing: _ _ _ __
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Referred to ILPC: D yes D no
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FOR Of:F1CE USE ONLY

BUILDING-STRUCTURE INVENTORY FORM

UNIQUE SITE NO. _ _ _ _ __
QUAD _ _ _ _ _ _ _ _ __
SERIES _ _ _ _ __ __ _ _

DIVlSION F6R HISTORIC rRESERVl\TION
NE\.'{ YORK STATE l'ARKSAND RECREATION
ALBANY, N8W YORK (5181474-0479

NEC. NO.

YOUR NAME - - - - - - - - - - - - - - DATE January J l , 1984
120 N. Cayuga St.
YOUR ADDRESS . Ith aca NY J.4850
TBL£PHONE: 607-273-6633
ORCANl2ATION (if any):

• • • • • • *

*

~

Historic Itbaca

• • • • • * • * *

~

• •

Inc.
+ •

•

•

~

* • • • • • • •

•

~

IDENTIFICATION
Caldwell HaU
1. BUILDING NAME(S):.,..----- - - - - - - - - - - - - - - - - - - 2. COUNTY: Tompltlns
lUWlll/CITY: Ithaca
VILLAGE: _ _ _ __
3. STRIIBT LOCAJTON:Oornell "Vniversity campus, east of Garden l!.va., nord1 of Tower Rd.
4. OWNERSlllP.

11.

p11bJlc

0

b. privalD

0

5. PRESENT OWNER: Stai:e of New 'fork
ADDRESS.
Albany, New Y.ork
6. USB: Original: c1assroorns .•off ~ces,lab s
Pre:«ont; classrooms, offices, labs
? ACCESSIBILITY TO PUBLIC·
Exterior visible frQm public road: Yes !ID
NC> D road is campuslntcdor accessible: Expl11lrt accessible
controlled

DESCRIDTION

D
r. shingles D

8. BUILDING
MATl!RIAL:

a. clapboard D

9. STRUCTURAL

a, wood frame wit!1 interlooking j11lnr.s
h. wtlocl frame with Light mcmbe~ 0

SYSTEM

10. CONDl'l10N:
II IN1'EG1UTY:

e. oobblestl)ne

D

h. slune

c. brick
g.

0
D

ilUCCO

d, board ;md ballon
other ·

0

- - - -- -

0

c. masor1 ry land bearing walls ffil
cL metal (ei<plom) inter.i= c:o.lumns

e. orher. - -- - - - -- -- -- - - - - -- -- - -

• excellen• 0
b. good ~
c. fun 0
d. deteriorated
a. onglnul site (]
h . .1110vcd 0
If so.when?
c. U<t 111ajo1 nllecfitious antl tltttcs (If kno.wn):

D

---- - -----

-llroad iote.ri.or cent!l:al stairway enclosea {relat ively reaent.ly) .
-Some windows fit.led in with louvers.
L2. PHOTO:

Caldwell Hnll, view .from southwest
HP·1

Sc.ate 1 : 24000

14.

b. zoo111g Cl
c. rouds D
THREATS TO IJUILDING: u. none>known l!i
d. developers 0
c. delerioratlon D
r. other: _ _ _ _ __ _ _ _ _ _ _ _ _ __ _ __ __

15.

RELATE.D OUTBUILDINGS AND PROPERTY·
,.;.,
u. barn 0
b. cru:rlnge ltouse 0
c. garage u
d. privy 0
e. shed 0
r. grcc1lhouse 0
g. shop 0
Ii. gardens D
I. landscape fealures : - -- - - - - - - - - - - - - - ]. <>lher: _ __ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

16. SURROUNDINGS OF Tlili BUILDING

(chc-ck more tlrnn 11ne if necessary) :

-a. open land D
c. scattered building'i
d. densely buill·up 0
f. industrial D
g.
h. oilier : college

b. woodland

00

0
.

c. commcrcinl 0
residential 0
camp us, forma1 ct.uadrangle

17.

l.l'frERRELATIONSll lP OF BUILDING AND SURROUNDINGS:
(Indicate if buildlng or sltuctme ·is in an historic district)
Caldw.e ll Hall is situated on the north side of the Agricultural Quadrangle,
de:fitled on all but its west end by buildings of the New Yo:i:k State College of;
Agi:iculture and Life Sciences at Cornell Univeristy . Lts front , o;r i>au.thern ,
facade is aligned with other buildin gs on thiEl sl.de of the quad, while its center

OTllBR NOTABLE FEA'fURES OF BlJlLDJNG AND Sl"l'E (including int~rior features ifknown):(concintted)
Caldwel l Hall is essentialJ.y a rectangular block of three stoi;:i:es on a hl.gb basement . A fourth story is cont ained within h:lgh hipped roo£s which have hip-roofed
dormers. The buildi11g is eleven D"YS wide and four bays deep, Id.th its longe.r
facades oriented to the south ana north. l'he exterior walls of Caldwel l Hall are
of rough-textured, buf.f-co l orec1 tttpest•Y brick, s ubt.l.y cont•asted with l:i.mestone
(continued)
SIGNIFICANCE
19. DAT£ OF INITIAi. CONl>'TRUCTION:_ __::.1::;::9_.::l;;::.11_ _ _ _ _ _ __ _ _ _ _ __
18.

ARCHITECT: Green & Wicks

.Buffalo

20. lllSTORICAL AND ARCHITECTURAL IMPORTANCE:
Caldwell Hall was constructed in 1914, prilll'1rily for the Oep<trtment of Soil'
Technology . This program, along wit;h several others, llad been housed in Stone
Hall, t11e western building of the. original New York State. College of Agriculture
comp l ex. Initial plans had called for the extension of t.bat building, then known
as the Agi:onC7Jl1y Bu.ildfog, and a $100, 000 ·appropriation was aut:Jto:i:ized as early as
1912. It was not until 1914, however , that construction began on an encire1y
sepai:ate Jmilding. Thif; structure ..,as named io 1915 Eor Geor.ge C. C<lldwell, a
distinguis hed faculty member io agricultural chemistry, wh.o headed Cornell' s
£ledgli1,1g College of Agriculture from 1868-7!1.
The design of Caldwell Hall was the responsibility of the "Butf.alo architectural
£inn of Green & Wicks. Edward B. Green was an alumnus of Cornell, l1avi11g recei.ved
21 , SOURCES:
(continued)
See Con t inuation sheet 2.
22.

THE ~1E:

Tl1ernatic Group : .Buildings Erected During the First Decade of che New York
State College of Agriculture at Cornell University
(edt.Lcation, agricul.ture, history, a:i:chitecture)

First Period Buildings Thematic Group: New York State College
of Agriculture at Cornell University
CALDWELL HALL
Continuation Sheet 2
Tompkins County, City of Ithaca, NY
Cornell Univeristy campus, east of Garden Ave., north of Tower Road.
17.

INTERRELATIONSHIP OF BUILDING AND SURROUNDINGS

(continued)

entrance is on axis with the loggia which links Roberts and East Roberts Halls
on the opposite side of the space. A driveway along the rear of the building
provides service access. The nominated property of less than one acre includes
the building only and the ground on which it stands, including any areas under
~rojecting portions of the building.
18. OTHER NOTABLE FEATURES OF BUILDING AND SITE (continued)
trim. The first-story walls are rusticated. The slate-covered roofs have broad
overhangs with exposed, shaped rafters. The dormers also have roofs and cheeks
of slate. Most of the windows in the building have six-over-one double-hung sash.
The south facade of Caldwell Hall has been given a three-part composition by
the articulation of its five central bays. These project slightly from and rise
above the height of the flanking walls, thus accommodating a range of windows at
the fourth-story level. While all windows in this pro.j ecting portion of the
facade are triplet groups, in which a broad window is flanked by narrow ones,
they are part of a varied composition. The triplet windows of the first story
are rectangular and are set apart from the upper stories by the limestone beltcourse which extends around the buildi~g. Those of the second and third stories
are treated as a unit within each bay, recessed with the spandrels below them.
The resulting pier-like wall areas are joined above the third-story windows by
segmental arches with contrasting keystones. Finally, the triplet windows of the
fourth or attic story, set apart by a limestone stringcourse, are shaded by a
broad roof overhang supported by large brackets. At the first story level the
central bay is occupied by the main entrance to the building, enframed by a molded
architrave and surmounted by a frieze, cornice and triangular pediment on console
brackets.
The general character of Caldwell Hall is based upon compositional principles
of Renaissance architecture, although only its main door enframement is explicit
in its historical reference. The treatment of the broad piers of the central
pavilion, coupled with such Arts and Crafts features as the tapestry brick and
the eaves details) give this building a rather ahistorical, practical character.
Caldwell Hall contains classrooms, offices and laboratories of various sizes.
A broad stairway is located at the center of the north side of the building, its
presence reflected externally by the distinctive fenestration pattern of the north
elevation.
20.

HISTORICAL AND ARCHITECTURAL IMPORTANCE

(continued)

his Bachelor of Architecture in 1878, while William S. Wicks had spent two years
at the university before completing his architectural degree at M.I.T. Both architects had worked in Ithaca before moving to Auburn and then to Buffalo, where
they obtained commissions for a wide range of buildings from many of that city's
most prominent residents. Among their most noted works are the Buffalo Savings
Bank (1900-01) and the Albright Art Gallery (1905), both in Buffalo, and the
Museum of Art in Toledo, Ohio. These architects were familiar with the Cornell
campus and known to university officials not only through their educational ties,
but through their previous professional work. Green had designed a chapter house

•

First Period Buildings Thematic Group: New York State College
of Agriculture at Cornell University
CALDWELL HALL
Continuation sheet 3
Tompkins County, City of Ithaca, NY
Cornell University campus, east of Garden Ave., north of Tower Road.
20.

HISTORICAL AND ARCHITECTURAL IMPORTANCE

(continued)

for his fraternity, Kappa Alpha, in 1885. More recently, Green & Wicks had been
engaged to provide working drawings, specifications and construction supervision
for Comstock, Rice and Bailey Halls, as well as design modifications for Bailey
Hall. At the time of their work on Caldwell Hall, they were also involved in the
construction of their designs for Fernow, and Wing Halls.
The architectural significance of Caldwell Hall derives not only from the
stature of the architects responsible for its execution, but also from its success
as an individual yet sympathetic design in its campus setting. Although an
essentially sober form, the composition of the building is not without interest.
Furthermore, in its scale, massing, composition, and materials, Caldwell Hall
continues the themes set by previous buildings constructed for the New York State
College of Agriculture, being particularly respectful of Comstock Hall, situated
immediately to the west.

•

21.

SOURCES

Bailey, Liberty Hyde. ''The New Construction in the College of Agriculture.''
The Cornell Era, XLV (December, 1912), 174-77.
Bishop, Morris. A History of Cornell. Ithaca, New York: Cornell University
Press, 1962.
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Vol. XXVI.
Colman, Gould. Education and Agriculture. Ithaca, New York: Cornell University
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12.

PllOTO

(continued)

CaldweH Hall. view from nortbeast

December 9, 2020

Lisa Nicholas
Deputy Director of Planning
Division of Planning & Economic Development
108 E. Green Street, 3rd Floor
Ithaca NY 14850
RE:

Site Plan Review – Revised Design Drawings
401 E. State Street – State Street Apartments

Dear Ms. Nicholas:
CHA, on behalf of the applicant, is pleased to submit the revised plans based on the comments received from the
Planning & Development Board at the PRC meeting. The focus of the updates includes:
x
x
x

Architectural Updates
Additional photo simulation perspectives
Detailed Landscape Architectural design plans

The following information is included:
x
x

Architectural drawings (dated 12/15/20)
Site Plan Drawings (last rev. 12/8/20)

If you should require any additional information or have any questions, please do not hesitate to contact our office at
315-257-7220 or jtrasher@chacompanies.com.
Very truly yours,

James F. Trasher, P.E.
Vice President
Enclosures
Cc:
\\cha-llp.com\proj\Projects\ANY\K5\060473.000\Corres\Applications\4 - Resubmission - 12-9-20\0 - SPR Response Letter-12-9-20.doc
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Abstain:
Absent:
Vacancies:

None
Jones (on leave)
None

The Board members next reviewed the BZA variance requests and formulated a recommendation
to the BZA. Recommendations included at the end of the minutes where other BZA
recommendations are enumerated.
B. Apartments (347 Units) & Parking, 401 E. State/MLK Jr. Street (Gateway
Property) by Jeff Githens for McKinley Development. Project Updates & Public
Hearing. The applicant proposes to construct a six-story building with a 318-space
internal parking garage and 347 apartments mixed between studio, 1-, 2- and 3-bedroom
units. Non-vehicular building access will be provided off State/MLK Jr Street, as well as
internal to the site. The project includes other site improvements including the extension
of the Gateway Trail to the end of the site, landscaping, lighting and other site amenities.
Project development will require the demolition of the existing one-story building at the
eastern end of the property. The project is in the CDB-60 Zoning District. It requires an
area variance for height and Design Review for compliance with the Downtown Design
Guidelines. It may also require actions by Common Council and/or the Board of Public
Works related to relocation of the existing utility easements on site. This is a Type 1
Action under the City of Ithaca Environmental Quality Review Ordinance §176-4
B.(1)(b), (h)[2] and [4], (k) and (n) and the State Environmental Quality Review Act
(“SEQRA”) §617.4 b. (5)(iii) and (9).
Applicants
James Trasher and Brian Bouchard of CHA Companies, Jeff Githens of Peak Campus, Robert
Kochansky, Amy Franko, and Tim Fish, Alanna Conner, and Donny Kim of Cooper Carey
appeared in front of the Board to present project updates.
Fish walked the Board through some updated site plans, landscaping plans, and floor plans and
shared some contextual photo simulations showing how they anticipate the building will look
from the street and the creek.
Public Hearing
On a motion by Egan-Engels, seconded by Godden, Chair Lewis opened the Public Hearing.
Deputy Director Nicholas read into the record written comments from Dan Hoffman, Vice
Chair of the Parks, Recreation and National Resources Commission:
Good evening. My name is Dan Hoffman. I’m a City resident and I’m speaking on behalf
of the City’s Parks, Recreation and Natural Areas Commission, of which I’m the Vice
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Chair. At its meeting last night, the Commission asked that its concerns about this project
be presented to the Board.
The project site is a sensitive and important one, due to it immediate proximity to Six
Mile Creek (at the lower end of its beautiful gorge) and the City’s Six Mile Creek Natural
Area. A Unique Natural Area (#156) designated by Tompkins County appears to extend
along both banks of the Creek, past this site, to Aurora Street. The City has constructed
the Gateway Creekwalk part-way into the site, with the intention to extend it through the
gorge to Giles Street, someday.
Commission members see the proposed apartment building/parking garage as massive
and out of scale for this site. They agree with a Planning Board member’s observation
that the repeating form is visually “relentless.” They do not favor the requested height
variance that would allow an even larger building than the City’s Comprehensive Plan or
zoning has deemed appropriate. The larger the building the greater its visual and light
impact on the upstream gorge and homes across the Creek will be, plus its contribution to
vehicular traffic within and around the site.
Inclusion of parking for over 300 cars is an unfortunate component of this project.
Locating or allowing “parking garages” next to attractive waterways seems like poor
land-use planning. Initial designs show insufficient screening of parking from exterior
views, which would add to light pollution. To be “green,” a residential project like this,
located in close proximity to downtown services and mass transit, should try to attract as
many non-car-oriented residents as possible, rather than assuming most will want a car on
site.
The Creekwalk is a public amenity with great potential, but by locating its internal
roadway right next to it, without sufficient separation and buffering, this project would
detract from its quality. To protect the experience of trail users, this Board should require
more space between the roadway and the trail, and heavy vegetative buffering within that
space.
The amount of open space incorporated into this project’s design seems rather skimpy,
given its overall scale, and the amount of pressure these new residents can be expected to
impose on the unsupervised Natural Area. The large expanse of flat roofs for this project
is an opportunity for “green” components such as solar panels and gardens. The extent of
green roof proposed to date is a start, but could be substantially expanded. Given the
City’s goal, expressed in its Comprehensive Plan, to ensure that all City residents have
access to a home or community garden, this project could provide a model along those
lines – up on the roof.
There being no additional members of the public appearing to speak, Chair Lewis closed the
Public Hearing on a motion by Petrina, seconded by Randall.
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In response to the comment, Trasher said that he is sensitive to the public’s concerns about
environmental impacts, and they would attempt to incorporate the suggestions into the project
going forward.
Chair Lewis said that the Board would be undertaking design review at the next month’s meeting
and invited comments from the Board to guide the design review process.
Randall asked how long the south and east walls along the back of house and trash areas are.
Bouchard said a retaining wall along the north property line extends along the entire length of the
building, and the building will be built approximately 10 feet back from that.
Randall clarified that she is actually requesting a view from the proposed trail terminus looking
back towards the building/ fire truck turnaround. She said she just wants them to think about
back of house areas that will be highly visible, as they sometimes get overlooked.
Randall asked also about connectivity from State Street to the trail, or if all pedestrian traffic
would have to go all the way around.
Applicants said there would be access from the Gateway plaza, and the parking deck access
would be primarily for tenants.
Randall asked them to consider another public connection.
Glass thanked them for the renderings, saying they were helpful, but he asked them to consider
the massing of the project, and perhaps making it 90 percent as large to address some of the
public concerns about the scale. He said he understands the need for the 25 foot fire access, but
he doesn’t think fire access should limit the land available for the public amenity green space. He
said he thinks there needs to be a bigger separation and more green space between the building
and the public walkway. He said the creek path looks skimpy, and the applicants didn’t address
Blalock’s previous suggestions about overlooks or other points of connection to the creek.
Glass said he likes the south elevation changes, but the north side looks pretty much the same as
it was – relentless.
Godden said she likes what they have done with changing the roof height elevations to break up
the massing, and suggested they might do that elsewhere as well. She said she thinks the cross
sections were informative. She said she thinks there’s a massing issue on the site; it seems
congested, and she said she would like to see more trees and more greenspace. She said the walk
feels narrow.
Blalock said he agrees with some of the comments, but he is not sure if it is too large. He said it
does feel a bit congested. He said he had asked Director of Engineering Tim Logue about the
creek wall, and he confirmed that the City owns it, and that it was overbuilt to accommodate for
the possibility of a dam failure upstream. He said, based on these conversations, the idea of creek
access seems unlikely, but an idea that has potential would be the idea of a bumpout. He said
7
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there are several downstream behind Urban Outfitters for comparison. He said he’s asked City
staff to look into whether it would be feasible, and he said the Mayor was in favor, having
recently officiated a wedding on one of the existing ones.
Petrina expressed support for the design changes on the south side, use of fiberboard panels,
residential scale windows, and balconies, as well as changing up the heights and cornice pieces
to give it some sophistication. She said they could use some of the same techniques to break up
the brick fronts along State Street. She also said she thinks there’s a missed opportunity to
connect the creek walk through the building to State Street. She also asked for a breakdown of
how the parking will be allotted.
Egan-Engels said she had consulted the code regarding the fire access, and it doesn’t seem like
they can reduce that.
Trasher said they were in contact with Fire Chief Parsons.
Egan-Engels said she appreciates the potential for a connection to nature and a destination in the
possible bumpout feature Blalock discussed. She said she’s still familiarizing herself with the
project, and had nothing to add.
Chair Lewis said he still think the project feels massive, and even though the applicants have
done a lot with the design, it doesn’t seem to mitigate the fundamental issue of its size. He said it
feels like there has to be a give in order to make the project move forward. He said he also feels
like their presentation could have been better focused.
Deputy Director Nicholas said she wants to make sure the applicants plan on using sufficient soil
volumes to allow for substantial trees, like sycamores, in there. She said there’s a lot of
pavement, so it’s a concern. She said the east end trail head, near the retaining wall, will also
need special attention and landscaping to feel like an oasis. Further, she said they could look into
greening up the roof terraces and the building as a whole.
Godden said that while they have been looking at ways to narrow the access road, they should
also look at ways to narrow the building itself.
Godden also said she’s not convinced that the blank retaining walls are sufficient. They look to
be nearly 60 feet tall.
Trasher said that they are working with the City, and the lower part of the wall is City-owned. It
will replace the current wall that is aging. He said he doesn’t think the City is doing any
landscaping improvements, but the project team is proposing landscape improvements, and they
will continue looking for ways to improve that in coming months.
Fish said that the width of the building comes from the parking bays, so they are somewhat
limited in what they can do there.
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Githens said he hopes they aren’t coming to an impasse. He also said that the elevation
difference between State Street and the creek walk limits where they can make through
connections. He said the alley between the Gateway building and their site is the most practical
place for a connection to the creek walk, and that his team is willing to put into place a public
access easement.
He said they have constraints on how much they can compromise before the project just doesn’t
make financial sense. He said he thought they were making progress at each meeting up to this
point, but now he’s concerned that maybe they took a step back at this meeting.
Chair Lewis said he may be right that they have taken a step back, and he thinks a piece of it is
the disjointed nature of their presentations, and that part of it is a lack of movement on massing
at all, when the majority of comments from the Board seem to pertain to massing. He said he
does not think they are at an impasse though, and he thinks it is still a passable project.
Blalock said he’s not sure if they’ve ever done it before, and is unsure if maybe it is
inappropriate, but maybe they could consider having fire officials join them for an upcoming
meeting to discuss the fire code concerns.
Deputy Director Nicholas said that Fire Chief Parsons is usually amenable to meeting and
discussing issues, and it sounds like a good idea.
Chair Lewis thanked the applicants for their time and said he had to recuse himself for the next
item on the agenda. Lewis left the meeting and Blalock took over as Acting Chair.
Acting Chair Blalock requested a 2 minute recess. Board members agreed.

C. Student Apartments, 121 Oak Avenue by Josh Lower/121 Rentals LLC.
Presentation & Declaration of Lead Agency. The applicant proposes to construct a
4-story (plus basement) apartment building on the .192 acre vacant project site. The
building will contain approximately 35 units with 30 efficiencies and 5-two bedroom
units targeted to student renters. The site is sloped, falling from east to west, and the
building will be built into the slope such that the ground floor will be completely beneath
grade on the east side and at-grade on the west side. Retaining walls will be needed to
accommodate stairs and walkways around the building. Site development will require
relocation or undergrounding of the existing utility pole, and will include installation of
landscaping, lighting, walkways and other side improvements. The project site is in the
CR-4 Collegetown Area Form District (CAFD) and is subject to Design Review. As no
parking is proposed for the project, the applicant will submit a Transportation Demand
Management Plan (TDMP) for approval by the Planning Board in accordance with
district regulations. This is a Type 1 Action under the City of Ithaca Environmental
Quality Review Ordinance §176-4 B.(1)(h)[2] and (k) and the State Environmental
Quality Review Act (“SEQRA”) §617.4b. (10) and is subject to environmental review.
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Posting notices to social media (Facebook, live Tweeting)
Staff discussed possibility of upgrading the City’s Zoom account to allow for instant real-time
closed captioning and transcription functions.
Barriers to web access as they relate to social, economic, and racial inequalities was mentioned
as a problem for the online format.
Public education regarding the broad processes of local government was also mentioned as a
possible area of improvement.
6. Reports
A. Planning Board Chair
No report. Chair Lewis wished the Board and staff a safe and happy holiday season.
B. Board of Public Works Liaison
Blalock said he was splitting his attention between the BPW meeting and the Planning Board for
the first part of the meeting, and apologized if he missed anything as a result.
He asked if anyone had any thoughts about how they might improve the way things are going
with the 401 E. State Street project. He said it seems like it could be a beneficial project, but
things weren’t going well for them at the end.
Godden said she’s not buying the argument that the project won’t be profitable for them if it’s
less massive. It’s just really huge and congested.
Deputy Director Nicholas said she would approach them and suggest ways they might make their
presentations a little more succinct. She said she thinks that the length and lack of focus left the
Board tired out.
Chair Lewis said he felt like he fell down as Chair, as multiple members of their team were
talking over one another and also talking over Board members. He said he was very frustrated,
he wishes he had handled it better, and he wishes their team had made a better presentation. He
said the project also has to get better.
Petrina said she is frustrated because their proposal feels like a foregone conclusion. She feels
like some changes were made, but they are also getting the line of ‘The project has to make
money, so it is what it is.’ She said she feels they’ve heard that before, but today more so than in
the past. She said that she thinks changes can be made, but sometimes a meeting like this one has
to happen to make the point that it can’t just move through smooth sailing.
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