CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING AND DEVELOPMENT
JoAnn Cornish, Director
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

PLANNING & DEVELOPMENT BOARD AGENDA
The regular meeting of the PLANNING & DEVELOPMENT BOARD will be held at 6:00 p.m. on
MARCH 26TH, 2019 in COMMON COUNCIL CHAMBERS, City Hall, 108 E. Green Street, Ithaca, NY.
Start Times: Start times are approximate only — APPLICANTS are responsible for being available at whatever time(s) their agenda item(s) is actually discussed.

AGENDA ITEM

Approx. Start Time
6:00

1

Agenda Review

2

Privilege of the Floor (3-minute maximum per person ― if you will be speaking about a project with a
scheduled PUBLIC HEARING below , you are highly encouraged to speak at that time)

3

Approval of Minutes: February 26, 2019

6:05
6:10

4

Subdivision
A Project:
109-111 Homestead Road, Minor Subdivision
6:15
Location:
111 Homestead Road
Applicant:
Katrina Morse
Actions:
 Consideration of Preliminary and Final Subdivision Approval
Project Description: The applicant proposes to subdivide a 0.58 acre property into two parcels: Parcel A
measuring 0.33 acre (14,148 square feet) with 73.28 feet of frontage on Homestead Road and containing an
existing residential structure, driveway, and other site features; and Parcel B measuring 0.26 acre (11,113 square
feet) with 75.5 feet of frontage on Homestead Road with an existing fenced-in vegetable garden. The property is
in the R-1a Zoning District, which has the following minimum requirements: 10,000 SF lot size, 75 feet of street
frontage, 25-foot front yard, and 10-foot side yards. The project requires an area variance for the existing
deficient front yard on the proposed Parcel A, measuring 24.5 feet instead of the required 25 feet. This is an
Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance and the State Environmental
Quality Review Act (“SEQRA”).
Project materials are available for download from the City website at:
https://www.cityofithaca.org/DocumentCenter/Index/923

5

Special Permit
A Project:
Location:
Applicant:
Actions:

Special Permit for a Home Occupation
6:25
505 S. Albany Street
Anke Hoffstaetter
 Declaration of Lead Agency  Public Hearing  Determination of Environmental
Significance  Recommendation to the Board of Zoning Appeals for Parking Variance
 Consideration of Conditional Approval of Special Permit
Project Description: The applicant proposes to operate a massage therapy practice out of her home at 505 S
Albany Street. The applicant will use approximately 15% of the total square footage of her home and anticipates
approximately 12-15 clients per week. The property is in the R-2b Zoning District where the use is allowed by
Special Permit. The proposal requires a parking variance as the property does not have any on-site parking.
Issuance of a Special Permit is an Unlisted Action under the City of Ithaca Environmental Quality Review
Ordinance (“CEQRO”) and the State Environmental Quality Review Act “(“SEQRA”)
Project materials are available for download from the City website at:
http://www.cityofithaca.org/DocumentCenter/Index/983

6

Site Plan Review
Chain Works District Redevelopment Plan (FGEIS)
A Project:
6:35
Location:
620 S. Aurora St.
Applicant:
Jamie Gensel for David Lubin of Unchained Properties
Actions:
 Approval of FGEIS Findings
Project Description: The proposed Chain Works District is located on a 95-acre parcel traversing the City and
Town of Ithaca’s municipal boundary. It is a proposed mixed-use development consisting of residential, office,
commercial, retail, restaurant/café, warehousing/distribution, manufacturing, and open space. Completion of
the Project is estimated to be over a seven-to-ten year period and will involve renovation of existing structures
as well as new structures to complete a full buildout of 1,706,150 SF. The applicant applied for a Planned Unit
Development (PUD) for development of a mixed-use district, and site plan review for Phase 1 of the
development in 2014. The project also involves a Planned Development Zone (PDZ) in the Town and subdivision.
This project is a Type I Action under the City of Ithaca Code, Environmental Quality Review Ordinance, §174- 6
(B)(1)(i),(j),(k),(n), (2), (6), (7),(8)(a)and (b) and the State Environmental Quality Review Act §617.4 (b)(2),(3),
(5)(iii), (6)(i), and (iv), for which the Lead Agency issued a Positive Declaration of Environmental Significance on
October 28, 2014. The Lead Agency held subsequently Public Scoping on November 18, 2014. The Lead Agency
deemed the Draft GEIS adequate for public review on March 8, 2016, held the public hearing on March 29, 2016
and accepted comments until May 10, 2016. The Lead Agency filed a Notice of Completion for the FGEIS on
March 5, 2019. The FGEIS includes the original DGEIS, all comments and responses on the DGEIS, revised
information resulting from those comments, and updated information since the publication of the DEIS.
The Final GEIS accepted February 26, 2019 is available for download at:
https://www.cityofithaca.org/DocumentCenter/Index/970
Complete project materials are available on the City website at:
http://www.cityofithaca.org/DocumentCenter/Index/119
B Project:
City Centre Signage and Site Changes
6:55
Location:
301 E. State/MLK St.
Applicant:
Jeff Smetana for Newman Development Group, LLC
Actions:
Satisfaction of Conditions & Approval of Signage and Minor Site Changes
Project Description: The project was approved by the Planning Board on May 27, 2017. The applicant is now
seeking approval of minor site changes, as well as approval of proposed signage, as conditioned in its original
site plan approval. The project has received approval for one sign. The proposed additional signage requires
variances, as it exceeds regulations for the CBD Zoning Districts. New signage is subject to Design Review.
Project materials are available for download from the City website at:
https://www.cityofithaca.org/DocumentCenter/Index/623
C Project:
North Campus Residential Expansion (NCRE)
7:10
Location:
Cornell University Campus
Trowbridge Wolf Michaels for Cornell University
Applicant:
Actions:
 Potential Consideration of Preliminary Approval (resolution under separate cover)
Project Description: The applicant proposes to construct two residential complexes (one for sophomores and
the other for freshmen) on two sites on North Campus. The sophomore site will have four residential buildings
with 800 new beds and associated program space totaling 299,900 SF and a 1,200-seat, 66,300 SF dining facility.
The sophomore site is mainly in the City of Ithaca with a small portion in the Village of Cayuga Heights; however,
all buildings are in the City. The freshman site will have three new residential buildings (each spanning the City
and Town line) with a total of 401,200 SF and 1,200 new beds and associated program space – 223,400 of which
is in the City, and 177,800 of which is in the Town. The buildings will be between two and six stories using a
modern aesthetic. The project is in three zoning districts: the U-I zoning district in the City in which the proposed
Pg. 2
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five stories and 55 feet are allowed; the Low Density Residential District (LDR) in the Town which allows for the
proposed two-story residence halls (with a special permit); and the Multiple Housing District within Cayuga
Heights in which no buildings are proposed. This has been determined to be a Type I Action under the City of
Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4, (i) and (n) and the State
Environmental Quality Review Act (“SEQRA”) § 617.4 (b)(5)(iii) for which the Lead Agency issued a Negative
Declaration on December 18, 2018.
Site Plan Review Materials (with updates) are available for download at:
https://www.cityofithaca.org/DocumentCenter/Index/948
All NCRE project materials and public comments to date are available for download at:
http://www.cityofithaca.org/DocumentCenter/Index/811
Greenstar Project Changes
D Project:
7:30
770 Cascadilla Street
Location:
Noah Demarest, Stream Collaborative (for owner)
Applicant:
 Approval of Project Changes
Actions
Project Description: This project was approved by the Planning Board on June 26, 2018. The applicant is now
requesting changes to the site layout, site amenities and building materials.
Project materials are available for download from the City website at:
http://www.cityofithaca.org/DocumentCenter/Index/774
Cayuga Street Townhomes
E Project:
7:45
402 S. Cayuga Street
Location:
Ithaca Neighborhood Housing Services
Applicant:
Actions:
 Consideration of Preliminary & Final Approval
Project Description: The applicant proposes to construct four (4) for-sale townhomes that will target moderateincome, first-time home buyers. The application and site plan was previously submitted and reviewed by the
Planning and Development Board and approved on March 24, 2015; however, after two years passed, the
approvals lapsed, necessitating resubmission of the application, as required by §276-10 of the City of Ithaca
Municipal Code. The applicant proposes the buildings to be two stories with parking below to take advantage of
the sloped site. Architectural features include front porches, rear decks, shifting roof planes, and a varied color
palette. Site development includes a common asphalt driveway in the rear, walkways connecting each unit to
the existing sidewalk on Cayuga Street, and landscaping. The project site is in the R-3b Zoning District and
requires an Area Variance for a front yard setback. This is a Type I Action under the City of Ithaca Environmental
Quality Review Ordinance, §176-4 (h)(2), and the State Environmental Quality Review Act, §617.4 (11). The
Planning Board, as Lead Agency, has determined that the project is consistent with the Negative Declaration of
environmental significance issued on January 27, 2015, and therefore, no additional review is required.
Project materials are available for download from the City website:
https://www.cityofithaca.org/DocumentCenter/Index/726
Arthaus on Cherry Street
F Project:
8:00
Location:
130 Cherry Street
Applicant:
Whitham Planning & Design
Actions:
 Review of Draft FEAF Parts 2 & 3
Project Description: The applicant proposes an as-of-right five-story building approximately 63 feet of height
with gallery, office and affordable residential space at 130 Cherry Street, on the east side of the Cayuga Inlet.
The site is currently the location of AJ Foreign Auto. The program includes ground floor covered parking for
approximately 52 vehicles, plus 7,000 SF of potential retail/office and amenity space geared towards artists’
needs. Building levels two through five will house approximately 120 studio, one-bedroom and two-bedroom
Pg. 3
Out of consideration for the health of other individuals, please try to refrain from using perfume/cologne and other scented
personal care products at City of Ithaca meetings. Thank you for your cooperation and understanding.
"An Equal Opportunity Employer with a commitment to workforce diversification."

residential units. The total building square footage is 97,500 SF. All residential rental units will be restricted to
renters earning 50 to 80 percent of the Area Median Income. The north edge of the property will include a
publicly-accessible path leading to an inlet overlook. This has been determined to be a Type 1 Action under the
City of Ithaca Environmental Quality Review Ordinance § 176-4B(1)(k), (h)[2], (n), and the State Environmental
Quality Review Act (“SEQRA”) § 617.4(b)(11).
Project materials are available for download from the City website:
https://www.cityofithaca.org/DocumentCenter/Index/946
G Project:
Location:
Applicant:
Actions:

Fair Street – Perdita Flats
8:20
224 Fair Street (formerly 402 Wood St.)
Stream Collaborative, Noah Demarest
Determination of Environmental Significance  Recommendation to the Board of
Zoning Appeals
Project Description: The applicant proposes to construct a three-story residential building on a vacant lot in the
Southside Neighborhood of Ithaca. The building will include four rental units priced at market rate: (1) threebedroom unit, (2) one-bedroom units, and (1) two-bedroom unit. The first-floor unit will meet ADA
requirements for accessibility. The parcel is located in the R-3b Zoning District and will require a variance for offstreet parking requirements. This has been determined to be an Unlisted Action under the City of Ithaca
Environmental Quality Review Ordinance and the State Environmental Quality Review Act (“SEQRA”), both of
which require environmental review.
Project materials are available for download from the City website:
https://www.cityofithaca.org/DocumentCenter/Index/992

Student Housing
H Project:
8:30
Location:
815 S. Aurora Street
Applicant:
Stream Collaborative, Noah Demarest for Project Sponsors Todd Fox & Charlie O’Connor
Actions:
 Declaration of Lead Agency  Project Overview
Project Description: The project applicant proposes a new 49-unit student housing complex (16,700 SF
footprint) comprised of three buildings constructed on a hillside on the east side of Route 96B, overlooking the
proposed Chain Works District. The proposed buildings will contain (2) efficiency units, (3) one-bedroom units,
(10) two-bedroom units, (20) three-bedroom units and (14) four-bedroom units. Amenities will include a gym
and media room, with access to an outdoor amenity space on the first floor of Building B, and a roof terrace and
lounge on the fourth floor of Building B. The project site shares the 2.85 acre site with an existing cell tower
facility, garages, an office and a one-bedroom apartment. Site improvements will include walkways and curb
cuts to be tied into a public sidewalk proposed by the Town of Ithaca. Fire truck access is proposed at the
existing site entry at the south end of the property, with a new fire lane to be constructed in front of the ends of
buildings A & B at the northern end of the site. The project will include 68 parking spaces, as required by zoning.
The property located in the R-3b zoning district. A variance will likely be required for a rear yard setback
deficiency. This has been determined to be a Type 1 Action under the City of Ithaca Environmental Quality
Review Ordinance §176-4(B)(1)(k), (n), (B)(2), and the State Environmental Quality Review Act (“SEQRA”)
§617.4(b)(11).
Project materials are available for download from the City website:
https://www.cityofithaca.org/DocumentCenter/Index/982
7

Zoning Appeals

8:45



# 3114, Area Variance, 224 Fair Street (formerly 402 Wood St.)



# 3122, Area Variance, 112 Fayette Street



# 3123, Area Variance, 527 N. Aurora Street
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# 3124, Special Permit, 505 S. Albany Street

BZA materials available at:
http://www.cityofithaca.org/AgendaCenter/ViewFile/Agenda/_04022019-1828
8

Old/New Business

9:50

9

Reports
A. Planning Board Chair
B. BPW Liaison
C. Director of Planning & Development

9:55

10 Adjournment

10:05

If you have a disability & would like specific
accommodations to participate,

please contact the City Clerk at 274-6570 by
12:00 p.m., no later than 2 days (not including
weekends and holidays) before the meeting.
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I'ROPOSED RESOLUTION
Prelim inary and Final Approval

Minor Subd ivision
109-111 Homestead Road
City of Ith aca Pla nning & Development Board
March 26,2019

WHEREAS: an application has been submitted for review and approval by the City of Ithaca Planning
and Development Board for a minor subdivision of City of Ithaca Tax Parcel #86.-3-4, by
owner/applicant Katrina Morse, and
WHEREAS: The applicant proposes to subdivide a 0.58 acre property into two parcels: Parce l A
measurin g 0.33 acre ( 14,148 square feet) with 73.28 feet of frontagc on Homestead Road and containing
an existing residential structure, driveway, and other site features; and Parcel B measuring 0.26 acre
( 11,113 square feet) with 75.5 fcet of frontage on Homestead Road with an existing fenced-in vegetable
garden. The property is in the R-Ia Zoning District, which has the following minimum requirements:
10,000 SF lot size, 75 feet of street frontage, 25-foot front yard, and 10-foot side yards. The project has
received the required area variance for an existing front yard dcficiency on the proposed Parcel A, and
WHEREAS: this is considered a Minor Subdivision in accordance with the City of Ithaca Code, Chapter
290, Article 1, §290- I, Minor Subdivision - Any subdivision of land resulting in creation of a maximum
of one additional buildable lot, and
WHEREAS: this is an Unlisted Action under the City of Ithaca Envirorunental Quality Review
Ordinance ("CEQRO") and the State Environmenta l Quality Review Act ("SEQRA"), both of which
require environmental review, and

WHERl!.I1S: the parcel to be subdivided has been properly posted and neighbors within 200 feet of tile
subj ect property have been notified, in writing, of the proposed subdivision in accordance with Chapter
290, §290-9.C. (2) of the City Code, and
WHEREAS: legal notice was published and property posted in accordance with §325-40B(2)(e) of the
City of Ithaca Code, and
WHEREAS: the City of Ithaca Parks, Recreation and Natural Resources Commission, the Tompkins
County Department of Planning and Sustainability, and other interested parties have been given the
opportunity to comment on the proposed project and any comments received to date on the
aforementioned have been considered, and
WHEREAS: this Board, acting as Lead Agency in cnvironmental review, has reviewed and accepted as
adequate a City of Ithaca Short Environmental Assessment Form prepared by owner/applicant Katrina
Morse, and a Part 2 prepared by Planning Staff, a "Subdivision Map of No. III Homestead Road," dated
April 26, 2017, prepared by T .G. Miller P.C. and
WHEREAS: the City of Ithaca Planning and Development Board did, on January 22, 2019 make a
Negative Determination of Environmental Significance, /lOW there/ore be it
RESOLVED: that the City of Ithaca Planning and Development Board grants Final Subdivision Approval
for a 0.58 acre parcel, City ofI thaca Tax Parcel #86.-3-4, located at 109- 111 Homestead Road in the City
of Ithaca subj ect to submission of three original 11 - by 17-inch copies with a raised seal and signature.
Moved by:
Seconded by:

In favor:
Against:
Abstain:
Absent:
Vacancies:

PROPOSED RESOLUTION
Declaration of Lead Agency

Special Permit
Home Occ upation
505 S Alba ny SI.
City of It haca Pla nning a nd Development Board
March 26, 2019

WHEREAS: 6 NYCRR Part 617 of the State Environmental Quality Review Law, and Chapter 176.6 of
the City Code, Environmental Quality Review, require that a lead agency be established for conducting
environmental review of projects, in accordance with local and state environmental law, and
WHEREAS: State Law specifies that for actions governed by local environmental review, the lead
agency shall be that local agency which has primary responsibility for approving and funding or carrying
out the action, and
WHEREAS: the City of Ithaca Planning and Development Board has one pending application for a
Special Permit for home occupation at 505 S Albany St, by Anke Hoffstactter, applicant and homeowner,
and
WHEREAS: in accordance with City Code, home occupation is defmed as follows: A subordinate usc of
a nonresidential nature which is conducted within a dwelling unit or a building accessory thereto by a
resident of the dwelling unit, who maintains the dwelling unit as his or her principal residence, which is
clearly incidental and accessory or secondary to the use of the property for residential purposes and which
meets the following additional conditions:
(a) The occupation or activity is carried on wholly within the principal building or within a building
or other structure accessory thereto. The purpose of the occupation or activity may be the
administration or management of a business that has no impact on the surrounding neighborhood
other than that permitted by the following criteria. (See the definition of "accessory building.")
(b) Not more than two persons who are not residents of the household are employed or participate in
the occupation at the residence.
(c) There are no exterior displays or signs, including those on vehicles parked outdoors, except as
permitted under Chapter 272, "Signs," of this Code.
(d) No offensive odor, noise, vibration, smoke, dust, heat or glare is produced. (See § 325-23 of this
chapter.)
(e) The home occupation does not generate traffic in any greater volume than would normally be
expected in the affected residential neighborhood, and any need for parking generated by the
occupation is met, off the street and in accordance with the regulations of § 325-20 of this chapter.
(f) The occupation occupies no more than 25% of the dwelling unit and no more than a total of 500
indoor square feet, including accessory structures.

(g) There is no exterior storage of materials nor, in an R-I Zone, more than a single marked or signed
vehicle used by or advertising the occupation that is not stored in a building and similarly no more
than two such vehicles in R-2 Zones and in R-3 and in all other zones no more than three such
vehicles; and there is no other exterior indication of thc home occupation or variation from the
residential character of the lot or of the surrounding neighborhood.

WHE REAS: the applicant proposes to operate a massage therapy practice out of her home at 505 S
Albany Street. The applicant will use approximately 15% of the total square footage of her home and
anticipat es approximately 12-15 clients per week. The property is in the R-2b Zoning District where the
use is allowed by Special Permit. The proposal requires a parking variance, as the property does not have
any on-site parking.
WHEREAS: this is an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance
("CEQ RO") and the State Environmental Quality Review Act "("SEQRA") n ow, th erefore be it,
RESOLVED: that the City of Ithaca Planning and Development Board, being that local agency which has
primary responsibility for approving and funding or carrying out the action, does, by way of this
resolution, declare itself Lead Agency in Environmental Review for the proposed project.
Moved by:
Seconded by:
In Favor:
Against:
Abstain :
Absent:
Vacancies: None

PROPOSED RESOLUTION
S/CEQR Negative Declaration

Special Permit
Ho me Occupa tion
505 S Albany St.
City of It haca Pla nning and Developme nt Board
March 26, 2019

WHEREAS: the City of Ithaca Planning and Development Board has one pending application for a
Special Permit for home occupation at 505 S Albany St, by Anke Hoffstaetter, applicant and homeowner,
and
WHEREAS: in accordance with City Code, home occupation is defined as follows: A subordinate use of
a nonresidential nature which is conducted within a dwelling unit or a building accessory thereto by a
resident of the dwelling unit, who maintains the dwelling unit as his or her principal residence, which is
clearly incidental and accessory or secondary to the use of the property for residential purposes and which
meets the following additional conditions:
(a) The occupation or activity is carried on wholly within the principal building or within a building
or other structure accessory thereto. The purpose of the occupation or activity may be the
administration or management of a business that has no impact on the surrounding neighborhood
other than that permitted by the following criteria. (See the definition of "accessory building.")
(b) Not more than two persons who arc not residents of the household are employed or participate in
the occupation at the residence.
(c) There arc no exterior displays or signs, including those on vehicles parked outdoors, except as
permitted under Chapter 272, Signs, of this Code.
(d) No offensive odor, noise, vibration, smoke, dust, heat or glare is produced. (Sec § 325-23 of this
chapter.)
(e) The home occupation does not generate traffic in any greater volume than would normally be
expected in the affected residential neighborhood, and any need for parking generated by the
occupation is met, off the street and in accordance with the regulations of § 325-20 of this chapter.
(I) The occupation occupies no more than 25% of the dwelling unit and no more than a total of 500
indoor square feet, including accessory structures.

(g) There is no exterior storage of materials nor, in an R· I Zone, more than a single marked or signed
vehicle used by or advertising the occupation that is not stored in a building and similarly no more
than two such vehicles in R-2 Zones and in R-3 and in all other zones no more than three such
vehicles; and there is no other exterior indication of the home occupation or variation from the
residential character of the lot or of the surrounding neighborhood.

WHEREAS: the applicant proposes to operate a massage therapy practice out of her home at 505 S
Albany Street. The applicant will usc approximately 15% of the total square footage of her home and
anticipates approximately 12-15 clients per week. The property is in the R-2b Zoning District where the
usc is allowed by Special Permit. The proposal requires a parking variance, as the property docs not have
any on-site parking.

WHEREAS: this is an Unlisted Action under the City of Ithaca Environmenta l Quality Review Ordinance
("CEQRO") and the State Environmenta l Quality Review Act "(" SEQRA"), and
WHEREAS: that the City of Ithaca Planning and Development Board, being that local agency which has
pr imary responsibility for approv ing and fundin g or carrying out the action, has, on March 26, 20 19,
declared itself Lead Agency in Environmental Review for the proposed proje ct, and
WllE/U:."'AS: the Plannin g Board actin g as lead agency in environmental review, did on March 26, 20 19,
review and accept as adequate a Full Environmental Assessment Form Part I, submitted by the applic ant,
and Part 2, prepared by Plannin g Staff, and application materials provided by the applicant, and
WHEREAS: the Plannin g Board acting as lead agency in environmental review, has reviewed all the
information provided by the appli cant and determin ed that thc proposal meets all the criteria for home
occ upations listed above and that the applicant has mitigated any potentially negative impacts, now,
therefore be it,
RESOL VED: that the City of Ithaca Planning and Deve lopment Board detcnnines the proposed project
will result in no significant impact on the environment and a Nega tive Declaration for the purposes of
Articl e 8 of the Environmental Conservation Law be filed in accordance with the provisions of Part 617
of the State Environmental Quality Review Act.
Moved by:
Seconded by:
In Favor:
Against:
Ab stain :
Ab sent:
Vacancies: None

PROPOSED RESOLUTION
Conditional Approval

Special Permit
lIome Occupation
505 S Alba ny St.
City of Ith aca Planning and Development Board
March 26, 2019

WHEREAS: the City of Ithaca Planning and Development Board has one pending application for a
Special Permit for home occupation at 505 S Albany St, by Anke Hoffstaetter, applicant and homeowner,
and
WHEREAS: in accordance with City Code, home occupation is defined as follows: A subordinate use of
a nonresidential nature which is conducted within a dwelling unit or a building accessory thereto by a
resident of the dwelling unit, who maintains the dwelling unit as his or her principal residence, which is
clearly incidental and accessory or secondary to the use of the property for residential purposes and which
meets the following additional conditions:
(a) The occupation or activity is carried on wholly within the principal building or within a building
or other structure accessory thereto. The purpose of the occupation or activity may be the
administration or management of a business that has no impact on the surrounding neighborhood
other than that permitted by the following criteria. (Sec the definition of "accessory building.")
(b) Not more than two persons who are not residents of the household are emp loyed or participate in
the occupation at the residence.
(c) There are no exterior displays or signs, including those on vehicles parked outdoors, except as
permitted under Chapter 272, "Signs," of this Code.
(d) No offensive odor, noise, vibration, smoke, dust, heat or glare is produced. (See § 325-23 of this
chapter.)
(e) The home occupation does not generate traffic in any greater volume than would normally be
expected in the affected residential neighborhood, and any need for parking generated by the
occupation is met, off the street and in accordance with the regulations of § 325-20 of this chapter.

(f) The occupation occupies no more than 25% of the dwelling unit and no more than a total of 500
indoor square feet, including accessory structures.
(g) There is no exterior storage of materia ls nor, in all R-I Zone, more than a single marked or signed
vehicle used by or advertising the occupation that is not stored in a building and similarly no more
than two such vehicles in R-2 Zones and in R-3 and in all other zones no more than three such
vehicles; and there is no other exterior indication of the home occupation or variation from the
residential character of the lot or of the surrounding neighborhood.

WHEREAS: the applicant proposes to operate a massage therapy praetiee out of her home at 505 S
Albany Street. The applieant will use approximately 15% of the total square footage of her home and
anticipates approximately 12-15 elients per week. The property is in the R-2b Zon ing District where the
use is allowed by Speeial Permit. The proposal requires a parking variance as the property docs not have
anyon-site parking.

WHEREAS: this is an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance
("CEQ RO") and the State Environmental Quality Review Act "("SEQRA"), and
WHEREAS: that the City oflthaca Planning and Development Board, being that local agency which has
primary responsibility for approving and funding or carrying out the action, has, on March 26, 20 19,
declared itself Lead Agency in Environmental Review for the proposed project, and
WHEREAS: legal notice was published and property posted in accordance with §325-40B(2)(e) of the
City of Ithaca Code, and
WHEREAS: following proper notice to the public, a public hearing was held by the Board on March 26,
20 19,and
WHEREAS: the Board, acting as Lead Agency in environmental review, has, on March 26, 2019,
reviewed and accepted as adequate a Short Environmental Assessment Form Part I, submitted by the
applicant, and Part 2, prepared by Planning Staff, and application materials prepared by the applicant,
and
WHEREAS: the Planning Board acting as lead agency in environmental review, has reviewed all the
information provided by the applicant and determined that the proposal meets all the criteria for home
occupations listed above, and
WHEREAS: that the Planning Board did, on March 26, 20 19, determine that the proposed project will
result in no significant impact on the environment and issued a Negative Declaration of Environmental
significance, and

WHEREAS: the Board after reviewing all relevant material, does make the following findings of fact in
accordance with §325-9 of the City Code:
I.

The location and size of the use, the size of the site in relation to it, and the location of the site
with respect to the existing or future streets giving access to it are such that the use will be in
harmony with the existing or intended character of the neighborhood and will not discourage the
appropriate development of adjacent land and buildings or impair the enjoyment or value thereof,
and
2. Operations in connection with the use will not be more objectionable to nearby property by
reason of noise, fumes, increased vehicular traffic or parking demand, vibration, or flashing lights
that would be the operations of any use permitted without a special permit, /lOW, therefore he it,

RESOLVED: that the subject application is APPROVED with the following conditions:

i.

Granting of the required variance for parking by the Board of Zoning Appea ls.

Moved by:
Seconded by:
In Favor:
Against:
Abstain:
Absent:
Vacancies: None

Findings - Chainwor ks District Redevelopment P roject
City of Ith aca
To mp kins Co unty, New York

-

Moved by

. Seconded by
. and - approved by::----:c--_ --:lunan at
March 26, 2019 meeting ofCity ofIthaca Planning and Development Board -

WHEREAS: the City of Ithaca Planning and Development Board has one pending application for Site Plan Approva l for
the Chain Works District Redevelopment Projcct (CWO) to be located at 620 S. Aurora Street by Jamie Gensel of Fagan
Engineers & Land Surveyors PC, for David Lubin, Project Sponsor, Unchained Properties (UP), and
WHEREAS: the proposed CWO seeks to redevelop and rehabilitate the +/.800,000·SF former Morse ChainlEmerson Power
Transmission facility, located on a 95-acre parcel traversing the City and Town of Ithaca's municipal boundary. The
applicant has applied to Common Council for a Planned Unit Development (PUD) for a mixed-use district, which includes
residentia l, commercial, office, manufacturing and a natural area, and which consists of four primary phases: ( I) the
redevelopment of four existing buildings (2 1, 24, 33, & 34); (2) the repurposing of the remainin g existing buildings; (3)
potential future development within areas of the remainder of the site adjacent to the existing buildings/parkin g areas; and
(4) future developments within remaining areas of the site. The proj ect also requires a subdivision approva l and approvals
from the Town of Ithaca for a Planned Development Zone and site plan approval, and
WHEREAS: The proposed project exceeds the thresholds defined for Type I projects in both the State and City
Environmental Quality Review Law. Type I actions carry with them the presumption that it is likely to have a significant
effect on the environment. Specifica lly, this project exceeds the Type I thresholds as defined in Chapter 176 of the City of
Ithaca Code, Environmental Quality Review Ordinance, §174- 6 (B)(1)(i),G),(k),(n), (2), (6), (7),(8)(a)and (b) and the State
Enviromnental Quality Review Act §617.4 (b)(2),(3), (5)(iii), (6)(i), and (iv), and
WHEREAS: the City of Ithaca Planning and Devel opment Board, as Lead Agency, made a Positive Declaration of
Enviromnenta l Significance on October 2, 2014, directin g the Project Sponsor to prepare a Draft Generic Environmental
Impact Statement (DGElS) to evaluate potential impacts of the proposed project, and
WHEREAS: on October 18,2014, the City of Ithaca Planning and Development Board held both an Agency Scoping
Session and a Public Scoping Session to identify issues to be analyzed in the GEl S, and
WHEREAS: the City of Ithaca Planning and Development Board did, on January 13, 2015, approve a Scoping Document,
and
WHEREAS: the City of Ithaca Planning and Development Board, as Lead Agency for the purpose of environmenta l review ,
did on March 8, 2016 review the QGElS submitted by the Projec t Sponsor for completeness and adequacy for the purpose
of public review and comment, and with the assistance of City Staff and the City's consultants, Adam Walters of Phillips
Lytle LLP, find the DGEIS to be satisfactory with respect to its scope, content, and adequacy, and
WHE REAS: on March 29, 2016, a public hearing was held by the Planning and Development Board to obtain comments
from the public on potential environmental impacts of the proposed action as evaluated in the DGElS , and written comments
for the same purpose were accepted until May 25, 20 16, and
WHEREAS: the Planning and Development Board as Lead Agency, did on March 26, 2019 accept the Final GElS for the
CWO as complete for filing, having duly considered the potential adverse environmental impacts and proposed mitigating
measures as required under 6 NYC RR Part 617 (the SEQRA regulations) and Chapter 176 of the City ofl thaca Code (the
City of Ithaca Environmental Quality Review Ordinance, CEQRO), /l OW, there/ ore, be it
RESOL VED: that consistent with social, economic and other essential considerations, from among the reasonab le

alternatives ava ilable, the action to be carried out minimizes or avoids, to the maximum extent practicable, adverse
environmental impacts disclosed in the Draft and Final Generic Environmental Impact Statements, and be it furth er

RESOL VED: that the Planning Board makes the following Findings supporting this determination:
This document is a Findings Statement prepared by the City of Ithaca Planning and Deve lopment Board, as Lead Agency
relating to the Chainworks Redevelopment Proj ect, pursuant to the New York State Environmental Quality Review Act,
Article 8 of the Environmental Conservation Law and the regulations promulgated thereto at 6 NYCRR Part 617
(collectively referred to as "SEQRA") and Chapter 176 of the City of Ithaca Code, City Environmental Quality Review
Ordinance ("CEQRO") . This Findings Statement draws upon the mailers set forth in the SEQRNCEQRO record, including
the Generic Environmental Impact Statement ("GElS "), consisting of the DGEIS and the foGEl S, as well as the public
comments on the DGEIS received at a public hearing and during the public commen t period.
As stated above, a DGEIS and FGElS have been prepared on behalf of the Lead Agency. The purpose of the DGEIS and
FGElS was to identify and evaluate the potential significant adverse 'environmental impacts of the proposed project and"
where applicable, to identify reasonable alternatives or mitigation measures that would reduce the effect of those impacts
to the maximum extent practicable.
This document represents the conclusion of thc environmental review of the proposed project by the Lead Agency. Under
SEQRA and CEQRO, this Findings Statement must:
I.
2.
3.
4.
5.

Consider the relevant environmental impacts, facts and conclusions disclosed in the GElS;
Weigh and balance relevant environmental impacts with social, economic and other considerations;
Provide a rationale for the Planning Board's pending decision (regarding site plan review for the Proje ct);
Certify that the requirements of SEQRA have been met;
Certify whether, consistent with social, economic and other essential considerations, from among the reasonable
alternatives availab le, the action is one that avoids or minimizes adverse environmental impacts to the maximum
extent practicable, and whether any such adverse environmental impacts will be avoided or minimized to the
maximum extent practicable by incorporating as conditions to any site plan approval those mitigation measures that
were identified, in the GElS, as practicable.

This is a "positive" findings statement, which means that the proposed Project is potentially "a pprovable" (a relevant term
used in the State's " SEQR Handbook") by the Planning Board, as to its site plan. The Planning Board will use this Findings
Statement to assist in its review ofthe proposed site plan, and in considering conditions that could be applied to any approval
thereof.
A ll involved agencies, as listed in the FGEIS, should prepare their own SEQRA find ings before making their own
decisions.
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STATE ENVIRONMENTAL QUALITY REVIEW
CHAIN WORKS DISTRICT REDEVELOPMENT PROJECT
FINDINGS STATEMENT
Pursuant to Article 8 of the Environmental Conservation Law (State Environmental Quality Review Act) and the
City of Ithaca’s Environmental Quality Review Ordinance (collectively, SEQR), and applicable implementing
regulations, the City of Ithaca Planning and Development Board, as Lead Agency under SEQR, makes the
following findings.
Name of Action:

Chain Works District Redevelopment Project

Date:

March 26, 2019

Lead Agency:

City of Ithaca Planning and Development Board
108 East Green Street
Ithaca, New York 14850

Project Sponsor:

UnChained Properties, LLC (UP)

Project Location:

The Project is located on approximately 95 contiguous acres of land in central NYS,
South of Cayuga Lake in the Finger Lakes Region, and straddles the City and Town
border in Tompkins County (Site or Project Area). The Site is bounded as follows:
To the east, the Site follows South Aurora Street / NYS Route 96B, a major
transportation corridor that connects downtown Ithaca to South Hill, Ithaca College, and
the residential neighborhoods in the Town. It is a primary route for travelers from
Binghamton and points south.
To the north, the Site borders residential neighborhoods comprised primarily of single
and multifamily homes in the City.
To the west, the Site slopes steeply to meet Spencer Street in the City, then traces the
back of the residential properties lining the east side of Spencer Road. In the Town of
Ithaca, the property line traces the alignment of the former Lehigh Valley Railroad and
future Gateway Trail, as well as a large parcel of undeveloped land.
To the south, the Site borders the South Hill Business Campus in the Town.

Classification:

Contacts:

Type I Action; Positive Declaration Issued; DGEIS and FGEIS Prepared

Lead Agency:
Lisa Nicholas
City of Ithaca Planning Department
108 East Green Street
Ithaca, New York 14850
Phone: (607) 274-6550

Project Sponsor:
David Lubin
UnChained Properties, LLC
225 Colonial Drive
Horseheads, NY 14845
Phone: (607) 739-3826

DESCRIPTION OF ACTION:
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The Chainworks District (CWD) Project (Project or Preferred Alternative) is a proposed mixed-use
redevelopment of the 95-acre former Morse Chain/Emerson Power Transmission facility (Site) that traverses
the City and Town of Ithaca’s municipal boundary. The Site is located along the New York State Route 96B
corridor and where Turner Street and South Cayuga Street meets the northern edge of South Hill. The Project
involves the redevelopment and rehabilitation of the existing architecture and landscape into a 1.7 million
square foot (sf) mixed-use “live, work, play” district. Attached hereto as Attachment A is FGEIS Figure 2.3-2
Conceptual Site Layout Plan. The Project consists of removing approximately 92,320 sf of the existing
821,200 sf buildings, constructing 86,600 sf of vertical additions, and constructing 890,700 sf of new buildings.
The Project is estimated to be completed over a seven-to-ten year period. The first phase (Phase I) will consist
of redeveloping four existing buildings generally located at the northern and southern most ends of the Site.
These first four buildings are approximately 331,450 sf and will contain a mix of office, residential, and
industrial uses. Subsequent phases of development will be determined as the Project proceeds and will include
new structures to complete a full buildout of 1,706,150 sf consisting of approximately 915 residential dwelling
units, 184,350 sf of commercial space and 260,900 sf of industrial use.
Infrastructure work related to the full development of the Project will include the following: (1) removing select
buildings to create public courtyard areas and a network of open spaces and roads; (2) creating pedestrian,
bicycle, and vehicular connections throughout the Site from South Hill to Downtown Ithaca; (3) improving the
existing roads within the Site while creating new access points into the Site; (4) mitigating existing
environmental impacts from historic uses; (5) fostering the development of a link, the Gateway Trail, to the
Black Diamond Trail network; and (6) installing stormwater management facilities, lighting, public water and
utilities, landscaping and other Site amenities.
The development of the Site is fostered by a proposed rezoning of the City portion of the Site into a Planned
Unit Development (PUD), and the Town portion into a Planned Development Zone (PDZ). Design Guidelines
are set forth in the proposed PUD/PDZ Zoning Code. The PUD/PDZ Zoning Code is attached hereto as
Attachment B. The zoning and related Design Guidelines for the Project divide the development of the Site
into four (4) Sub Areas, each with its own set of Design Guidelines to focus the Project Sponsor’s vision for the
Project as an integrated whole. Sub Areas CW2 and CW3 were further enumerated into subsections, as
shown in FGEIS Figure 2.3-1 below.
The addition of subsections and building buffers are in response to comments received during the Generic
Environmental Impact Statement (GEIS) process, specifically regarding the character/size of the existing
residential structures adjacent to the Project and the additional need of a transition between the existing and
proposed structures along NYS Route 96B. The Sub Areas are defined as:
Natural Sub Area (CW1): A ± 23.9 acre conservation zone containing a mature Appalachian OakHickory forest to be used for passive recreation, generally located along the western portion of the Site.
Neighborhood General Sub Area (CW2): A ± 21.2 acre zone for clusters of new residential
development using a mix of housing styles and coinciding with primary points of access into the Site,
generally located at the southeastern end of the Site within the Town. The CW2 Sub Area is split into
subsections CW2A and CW2B. This allowed for the reduction from 6 to 4 stories in the CW2A in
response to GEIS comments.
Neighborhood Center Sub Area (CW3): A ± 39.7 acre zone for mixed uses ranging from residential to
industrial, using existing buildings at the core of the Site and clusters of new buildings at the northern
edge of the Site and along NYS Route 96B; all located in the City and Town. The CW3 Sub Area is split
into subsections CW3A, CW3B and CW3C in response to GEIS Comments. CW3A reduce the
maximum allowed above-grade stories from 6 to 4 and maximum allowed façade length from 180 feet
to 120 feet. CW3C also reduces the maximum allowed above-grade stories from 6 to 4 but also
prohibits below-grade stories.
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Industrial Sub Area (CW4): A ± 10.3 acre zone for industrial uses centrally located on the Site using
existing buildings located in the City and Town.

FGEIS Figure 2.3-1 PUD/PDZ Sub Area Boundary Map (R+W)

Following a detailed design process with extensive public outreach and involvement, the Project Sponsor
unveiled a detailed conceptual site plan in October 2014. On October 20, 2015, the Planning Board issued a
positive declaration for the Project, requiring the preparation of a GEIS. The Lead Agency issued notices to all
then-known involved or interested agencies to solicit Lead Agency status for the Project on October 28, 2014.
The Project Sponsor then prepared a Draft GEIS (DGEIS), copies of which were made available for public
review. The DGEIS was accepted as complete by the Lead Agency on March 8, 2016, and a Notice of Public
Hearing appeared in the Ithaca Journal on March 18, 2016 and in the Environmental Notice Bulletin on March
23, 2016. A public hearing on the proposed Project was held on March 29, 2016. Due to extensive public
interest, the public comment period was extended from May 10, 2016 to May 25, 2016.
Many comments were received during the public comment period. Copies of all comments received are
provided in Appendices A and B of the Final GEIS (FGEIS), which also incorporates the DGEIS by reference.
Responses to every substantive comment received is provided in Chapter 3 of the FGEIS. Comments covered
the purpose and need for the Project, the alternatives considered, potential environmental impacts, and
mitigation measures, among other things. In light of the comments received, various changes were made to
the DGEIS. These changes are detailed in Chapter 4 and Appendix D of the FGEIS.
Final designs for less-defined, more conceptual Project phases and components, or any proposed changes to
the better-defined elements (collectively, Future Project Plans) will require further evaluation pursuant to
SEQR. The lead agency will be responsible for performing an environmental review on the Future Project
Plans proposed in relation to (i) the FGEIS and (ii) the Findings Statement. Once Future Project Plans have
been submitted to the lead agency, that agency must determine if the environmental impacts associated with
such Future Project Plans have been adequately addressed in the FGEIS and SEQR Findings Statement.
Additionally, the following reviews, permits and/or approvals are/were required to facilitate the proposed
Project:
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SEQR: Preliminary Site Plan Approval of Conceptual Site Layout Plan and Final Site Plan Approval for
two Buildings (from the City of Ithaca Planning and Development Board)
Rezoning to a PUD (from the City of Ithaca Common Council)
Building and Demolition Permits; Certificate of Occupancy (from the City of Ithaca Code Enforcement)
Highway Work Permits; Water and Wastewater System Improvements Plan Approval (from the City of
Ithaca Board of Public Works)
Rezoning to a PDZ (from the Town of Ithaca Town Board) Preliminary Site Plan Approval of the
Conceptual Site Layout Plan and Final Site Plan Approval for two Buildings (from the Town of Ithaca
Planning Board)
Building and Demolition Permits; Certificate of Occupancy (from the Town of Ithaca Code Enforcement)
Water and Wastewater System Improvements Plan Approval (from the Tompkins County Department
of Health (TCDOH))
County Planning Review (from the Tompkins County Department of Planning (TCDP))
Highway Work Permit (from the New York State Department of Transportation (NYSDOT))
401 Water Quality Certification; State Pollutant Discharge Elimination System (SPDES) / Stormwater
Pollution Prevention Plan (SWPPP); (from the New York State Department of Environmental
Conservation (NYSDEC))
Water and Wastewater System Improvements Plan Approval (from the New York State Department of
Health (NYSDOH))
Federal and State Preservation (from the New York State Office of Parks, Recreation, and Historic
Places (NYSOPRHP))
Amendment to the current Record of Decision (ROD) to allow mixed-use development (NYSDEC)
Request for Boundary Modification to release southern portion of Site from Inactive Hazardous Waste
Disposal Site (IHWDS) Registry (NYSDEC)

FACTS AND INFORMATION RELIED UPON TO SUPPORT THE DECISION:
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1. The City of Ithaca Planning and Development Board, as Lead Agency, conducted a coordinated review
pursuant to SEQR.
2. The City of Ithaca Planning and Development Board commenced the SEQR process for the Project in
October of 2014 by circulating a notice of intent to act as Lead Agency along with a Full Environmental
Assessment Form to all then-known Interested or Involved Agencies:
Involved Agencies














City of Ithaca (City)
City of Ithaca Board of Public Works
City of Ithaca Common Council
City of Ithaca Planning and Development Board (Lead Agency)
NYSDEC, Region 7
NYSDOH
New York State Department of Office of Parks, Recreation, and Historic Preservation (SHPO)
NYSDOT, Region 3
TCDOH
TCDP
Town of Ithaca (Town)
Town of Ithaca Town Board
Town of Ithaca Planning Board

Interested Agencies & Parties









South Hill Civic Association (SHCA)
Tompkins County Area Development
City of Ithaca School District
Community Advisory Group (CAG)
City of Ithaca Conservation Advisory Council (CAC)
City of Ithaca Bicycle/Pedestrian Advisory Council (BPAC)
City of Ithaca Shade Tree Advisory Committee (STAC)
Disability Advisory Council (DAC)

3. None of the Interested or Involved agencies objected to the City of Ithaca Planning and Development
Board acting as Lead Agency pursuant to SEQR and the City of Ithaca Planning and Development
Board was properly established as the SEQR Lead Agency for the Project in November of 2014.
4. Following a detailed design charrette planning process with extensive public outreach and involvement,
the Project Sponsor unveiled a detailed concept site layout plan for Chain Works in October 2014.
5. On October 2, 2014, the Lead Agency issued a positive declaration for the Project requiring the
preparation of the DGEIS.
6. Following issuance of the positive declaration, a Draft Scoping Report was issued. A Public Scoping
Meeting to solicit comments on the draft scope was held on October 18, 2014 and a Final Scoping
Document was approved on January 13, 2015.
7. Following issuance of the Final Scoping Document, the DGEIS was prepared by UP pursuant to the
requirements of SEQR. On March 8, 2016, the Lead Agency determined that the DGEIS was complete
and adequate for public review and scheduled a public hearing.
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8. Copies of the DGEIS were made available for public review at the City of Ithaca Planning Department,
the Town of Ithaca Planning Department, the City of Ithaca Office of the Clerk and the Tompkins
County Public Library. A copy of the DGEIS was also posted on the CWD website.
9. A Notice of Completion of the DGEIS and Notice of Public Hearing appeared in The Ithaca Journal on
March 18, 2016 and the Environmental Notice Bulletin (ENB) on March 23, 2016.
10. A public hearing was held on March 29, 2016 at the Cinemapolis movie theater. Due to extensive public
interest in the Project and several requests made during the DGEIS public hearing, the public comment
period, originally scheduled to expire on May 10, 2016, was extended until May 25, 2016.
11. Notices of comment period extension were published in the Ithaca Journal, City of Ithaca Planning and
Development Board website and on the CWD website. Additionally, comments received after the end of
the public comment period prior to the issuance of the FGEIS have been accepted and responded to
within this FGEIS.
12. The FGEIS was issued on February 26, 2019 and a notice of completion of the FGEIS appeared in the
ENB on XXX.
13. The FGEIS was distributed to the Interested and Involved agencies and copies of the FGEIS were
made available for public review at The Planning Department at the City of Ithaca and the Tompkins
County Public Library – Central Branch. A copy of the FGEIS has also been posted on the CWD
website. Pursuant to SEQR, the FGEIS was held open and available for more than 10 calendar days in
order to afford agencies and the public a reasonable time period in which to consider the FGEIS before
the Lead Agency issued its written findings statement.
14. The Lead Agency has carefully and thoroughly reviewed the information contained in the DGEIS,
including all appendices and the comments to the DGEIS, and the FGEIS including all appendices
(collectively referred to as the GEIS). The Lead Agency finds that the GEIS provides a thorough
examination of all significant potential impacts that would result from undertaking the Project. The Lead
Agency has carefully reviewed, questioned and analyzed the various impacts of, alternatives to, and
potential mitigative measures for the Preferred Alternative and weighed these issues against the social
and economic benefits of the Preferred Alternative and other essential considerations.
15. The Lead Agency recognizes that qualified experts on any topic may differ in their conclusions and, in
particular, may differ in the judgments employed during analysis. Nevertheless, the Lead Agency has
carefully reviewed many hundreds of pages of documentation on the various issues that have been
submitted by government agencies, experts, interested stakeholders and the general public that reflect
hundreds of hours of examination of the Project during a SEQR process that has taken more than four
years. On balance, and after careful consideration of all relevant documentation and comments, the
Lead Agency believes it has more than adequate information to evaluate all the benefits and potential
impacts of the Project as a basis for considering whether to undertake the Project.

FINDINGS AND CONCLUSIONS SUPPORTING THE DECISION:
The GEIS provides a thorough and comprehensive analysis of the environmental, social and economic impacts
and details appropriate mitigation measures for the Preferred Alternative as well as the No Action Alternative,
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Development in Accordance with Existing Zoning Alternative, and Maximum Development Alternative. A
summary of the relevant environmental impacts, facts and conclusions disclosed in the GEIS are described
below.
1. Land Use and Zoning
The GEIS examined the Project’s consistency with existing land use controls and local development
plans and policies to evaluate Project components alongside the visions for this area of the City and
Town. The predevelopment land use within the Site is industrial. The existing zoning for the majority of
the Site (64.37 acres) is classified as Industrial (I-1 in the City and I in the Town). The remainder of the
developable portions of the parcel is zoned medium density residential. The zoning for the adjacent
parcels is medium density residential except for the South Hill Business Park PDZ to the south of the
Site. The City of Ithaca adopted its Comprehensive Plan in September 2015 and PUD Zoning in
October 2014. The Town of Ithaca adopted its Comprehensive Plan in September 2014 and has been
using Special Land Use Districts (now called PDZs) since August 1984. There are currently 14 Special
Land Use (Mixed-Use) or PDZ districts within the Town of Ithaca.
Potential Impacts
 The Project will create land use impacts in terms of both form and intensity of uses. The current
pattern of land use promoted by the existing land use regulations resulted in a large industrial
complex.
o The most substantial change in land use is the allowance for residential use where no
residential development is currently permitted.
o In terms of form, the existing zoning does not regulate the size, scale, massing or
disposition of buildings on the parcel in relationship to the surrounding land uses. In
contrast, the Project’s proposed PUD/PDZ Zoning Code will do so.
 The most important potentially significant adverse impacts of a built-out landscape of
conventional zoning is the loss of the character along NYS Route 96B.
 Existing zoning will be impacted by the Project through the rezoning of the Site as a PUD and
PDZ.
o Rezoning the City portion of the post-industrial Site as a PUD will allow the Project to
respond to and help implement planning and land-use concepts being set forth in the
City’s Comprehensive Plan which include the following impacts or opportunities:
 Regional sprawl would be avoided by providing a mixed-use development that
bridges the City and Town, the Region, and Downtown.
 Revitalizing the under-utilized Site with a mix of uses, including housing, would
extend and help implement the City’s goals to provide more housing and
revitalize the urban core.
 Linkages between the City and Town, Ithaca College and Downtown, would be
strengthened by physically allowing the Site to be a link between them. This
would increase walkability and accessibility to Downtown, in turn reducing the
overall carbon footprint of the greater community.
 A trail on the western side of the Site would link the Site and the City to a greater
network of trail connections within the City and beyond.
 Natural areas will remain largely undeveloped to reduce stormwater runoff and
increase the acreage of environmentally valuable and sensitive areas.
o Rezoning the Town portion of the Site as a PDZ would allow the Project to respond to
the planning and land-use concepts set forth in the Town’s Comprehensive Plan, which
includes the following impacts or opportunities:
 Sprawl would be avoided by providing denser clusters of housing with
significantly smaller footprints than other developments in the Town can offer.
 Environmentally valuable areas would be preserved and protected as an amenity
for the neighborhood and surrounding community.
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The CWD will promote human-scaled development and social connectivity within
the Project and around the community by providing a connection for the trail
network and between South Hill and Downtown Ithaca.
 The new development will take on a cluster form avoiding environmentally and
visually sensitive areas.
CW1 Sub Area: This Sub Area is intended to remain undeveloped. With greater intensity of
uses adjacent to this Sub Area, there is a potential impact on the natural condition of this area
including the introduction of recreational trails bringing people within close proximity of a natural
area that has seen little human activity. There could be potential stormwater impacts in the
CW1 Sub Area as a result of the changes to intensity of land use in the CW2 Sub Area
upstream.
CW2 Sub Area: A potential impact on the surrounding natural areas could result from dense
residential development in what is currently an undeveloped wooded area.
o Having residential uses in close proximity to the CW1 Sub Area could increase the
amount of human activity within the natural wooded area.
o The increase in intensity of use will also impact the few off-site residential uses adjacent
to that area, but should have little effect on the commercial use to the south of the Site or
Ithaca College campus to the southeast.
o There will be a larger number of people moving by foot and by car between the Site and
the surrounding neighborhoods placing more stress on existing sidewalk and street
infrastructure.
CW3 Sub Area: A potential impact to the CW3 Sub Area includes impacts to the character of
the district and the relationship of new buildings and uses in close proximity to the existing
surrounding uses, specifically the Hillview-Turner place neighborhood.
o There will be a larger number of people moving by foot and by car between the Site and
the surrounding neighborhoods placing more stress on existing sidewalk and street
infrastructure.
CW4 Sub Area: The possibility of creating very large buildings with significant visual impact
exists by right without many restrictions in place.

Mitigation
 The rezoning of the parcel to a PUD/PDZ with the establishment of Sub Areas and the adoption
of Design Guidelines will mitigate impacts to the form and intensity of land uses.
o Buffers will be maintained in areas adjacent to existing residential zones to control the
intensity of development.
o Form and intensity of uses will also be mitigated by following site plan review
procedures.
o Buildings within a 100-foot buffer along NYS Route 96B will be limited to a maximum of
four stories.
o In conjunction with the CWD PUD/PDZ Zoning Code approval, a Conceptual Site Layout
Plan will be submitted to the Town and City Planning Boards for preliminary site plan
approvals pursuant to §270-185 of the Town Code and §276-6 of the City Code.
o In the event a final Site Plan submitted for approval is not in substantial agreement with
the Conceptual Site Layout Plan and/or other Project thresholds are exceeded, the Town
and City Planning Boards - or whomever is the proper lead agency for the Project
component under consideration - will have the opportunity to determine whether such
changes warrant additional environmental review.
 The Comprehensive Plans both describe the use of new mixed-use zoning as a tool to
implement shared land use goals for the Site.
 The preservation of neighborhood is addressed through the development of the CWD PUD and
related Design Guidelines for the City and PDZ in the Town.
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In contrast to the existing pattern of development, the Project calls for compact
development, which integrates land uses, creates a strong multimodal network of streets
and paths, and makes for a more efficient use of infrastructure and existing services.
o The Design Guidelines will mitigate potential land use impacts by encouraging
development that will contribute to the CWD’s unique character. Moreover, the Design
Guidelines establish Site Plan Review procedures with specific regulations for the
district.
o The Design Guidelines have been prepared to provide clear and useful guidelines for the
design, construction, review, and approval of growth in the CWD. These standards will
help ensure that new buildings are compatible with either the existing historic industrial
buildings or the character of the immediate surrounding neighborhoods. The Design
Guidelines further address Site and building standards for each of the proposed Sub
Areas and identify site planning, thoroughfares, lighting, signage, and building design
requirements.
CW1 Sub Area: Retained a public passive recreation space. The Design Guidelines effectively
prevent the development of the CW1 Sub Area. There is no proposed specific mitigation for this
Sub Area because the preservation of this land as a natural area is in fact part of the proposed
mitigation for the other Sub Areas.
o Any potential buildings in CW1 would require design review by the Planning Board prior
to approval.
CW2 Sub Area: Allow the development of any Residential use. In response to DGEIS
comments, this Sub Area was split into two subsections.
o To the extent possible, the use of open space preservation techniques, such as the
clustering of dwelling structures, is encouraged for the undeveloped land within the Site
to mitigate impacts from dense development in other Sub Areas. This clustering
technique preserves the significant natural areas in the CW1 Sub Area and specific
designated trail linkages can be established to existing open space areas throughout the
Site during site plan review.
CW3 Sub Area: Same as CW2 (excluding detached dwellings) and including any Assembly,
Business, Educational, Factory, Mercantile or Storage use as defined by The Building Code of
New York State. This Sub Area was split into three subsections in response to DGEIS
comments. Buffers between the CW3 Sub Area and the existing residential uses are included in
the Design Guidelines to mitigate potential impacts from higher density uses in relatively close
proximity to lower density uses.
CW4 Sub Area: Any Business, Factory or Storage use as defined by The Building Code of New
York State.
o









2. Land
The GEIS examined the Project’s potential impacts to land for the 95 acre parcel including in-situ soils,
surface geology, and topography. Natural features of the Site include exposed bedrock along the
steeper slopes, and a heavily wooded area in the southern portion of the Site. The Site contains mostly
Lordstown series soils, similar to other hillsides in the area. The underlying in-situ soils have high
bearing capacity which makes the construction of buildings acceptable. The Site slopes steeply east-towest with the highest elevation, of approximately 800’, at the top of South Aurora Street and the lowest,
of approximately 440’, where the Site meets Spencer Street. Approximately 50% of the Site contains
slopes of less than 20%, which are deemed appropriate for development.

Potential Impacts
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The Project will utilize standard cut and fill excavation methods during construction of the new
roads, parking areas and building pads. The potential option for grading of the Site estimates
68,000+ cubic yards of fill will be necessary to balance the Site.
o This bulk cut and fill estimate provides total volumes and does not account for
construction materials that are required to be imported nor does it include the void
volume required for below-grade structures such as storage and parking areas.
The amount of disturbance for Phase I is limited due to the intent to start initial occupation at the
Site in the buildings that require the least amount of preparation. The impacts associated with
the Phase I buildings are as follows:
o Building 21: Limited to the minor sidewalk and parking area restorations required to
occupy the building.
o Building 24: Limited to re-surfacing existing pavement areas and establishing pedestrian
access into the building from parking areas.
o Buildings 33/34: Depending on parking requirements of future tenant(s), the
development of the south parking areas which includes the demolition of the existing
metal storage building and construction of two parking areas.
As with all earthwork operations, the full development of the Project will expose soils which will
increase the potential for short and long-term erosion impacts and potential loss of sediment
from the Site.
o Short term erosion impacts are mainly due to the site construction phase.
o Potential long-term erosion impacts are due to improper construction techniques
including non-compliance with State Pollutant Discharge Elimination System (SPDES)
General Construction (GC) permit requirements for the stabilization of stockpiles or other
idled disturbed areas for periods exceeding 14 days as well as improper diversion of
stormwater flows through unstabilized areas of construction.
Potential impacts to adjacent parcels are anticipated to be limited due to the distance of the new
development from property lines. Other potential impacts include working in areas with
environmental concerns which are discussed in further detail under Public Health and
Environment.
Potential impacts for development beyond Phase I, listed by Zoning Sub Area, are as follows:
o Sub Area CW1: Impacts to soils and topography in the CW1 Sub Area are limited to the
sections where recreational trails or associated structures are constructed. Disturbance
due to the development of recreational features will be minimal. The largest potential
impacts to this Sub Area are due to the erosion potential associated with the
development of Sub Area CW2 located upgradient from CW1.
o Sub Area CW2: This Sub Area contains the potential for the most new development
within the Site and also the most potential impacts to Site soils and topography. CW2 will
be terraced to develop multi-family residential units configured in multiple stories that
benefit with the use of the sloping grades to construct structured parking under certain
residential buildings. Based on the previous geotechnical studies, it is anticipated that
blasting will not be required. Heavy construction equipment will be used to remove as
much of the fractured/weathered bedrock as feasible. If additional rock removal is
required, blasting may be necessary. The in-situ soils in CW2 are highly erodible.
o Sub Area CW3: The CW3 Sub Area consists mostly of terraced parking areas that will
be redeveloped for buildings, parking areas and roads. The portions of CW3 that are
anticipated to include new buildings and parking areas are uphill of the existing
developed portions of the core. The Conceptual Site Layout Plan was developed to
benefit from the existing terraced areas of the Site to limit total earthwork.
o Sub Area CW4: Impacts to CW4 are limited to the potential construction of two parking
areas that total less than 1 acre of disturbance. This is a minor amount of disturbance
and would normally not require a NYSDEC SPDES GC permit. However, since this is
part of a plan of common development, a full SWPPP will be required for this portion of
work.
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Mitigation
 Future development of new areas will be located primarily in areas with slopes less than 20%.
Sub Area CW1, which contains areas with slopes greater than 20%, will be preserved.
Development will be relocated away from areas with unstable soils.
o Such topographic restrictions on future development minimizes erosion and potential
impacts to topography while reducing the amount of cut and fill required.
 The Conceptual Grading Plan prepared with the goal of balancing the amount of cut and fill
minimizes the import/export of materials to and from the Project.
o Detailed grading plans of each subsequent phase will be developed to mitigate the
excess fill requirements.
o Subsoils will be tested by a certified laboratory.
o Construction specifications will be developed based on the laboratory analysis and
recommendations of the geotechnical testing firm.
 Side slope grades of all cut and fill areas are set to minimize the potential for future erosion.
Phase I Site Plan drawings include an existing conditions survey performed by a NYS Licensed
Surveyor.
o Subsequent Site Plans will also include existing conditions surveys.
 Grading and Erosion Control plans and geotechnical reports for subsequent phases will be
developed during the Site Plan approval process.
 Demolition and Grading Plans will be developed as part of all Site Plan submissions.
o Grading plans will be developed to balance cut and fill requirements with the design
intent of disposing of all excess material on-site.
o Excess soils created by the excavation for below-ground structure parking and storage
levels will be utilized as fill around adjacent structures and, if suitable, in pavement
areas.
o Complete construction specifications for earthwork and erosion control will be developed
for each phase.
 Coverage under the NYSDEC SPDES GC Permit (GP-0-015-002) for erosion and sediment
control will be obtained. A SWPPP will be developed, and will require or implement the
following:
o Specific limits of disturbance (LOD) will be defined for each Phase to maintain impacts
within the permitted area.
o Develop Erosion & Sediment Control Plans as part of all Site Plan submissions.
o Minimize stream impacts from erosion by minimizing earthwork within 50 feet of the
banks as well as protecting from excess stormwater runoff during construction.
o Minimize the areas of disturbance for slopes exceeding 20%. Maintain those areas in a
vegetated state to the maximum extent practicable.
o Determine slope stability by a qualified engineer for development of slopes in excess of
3:1. Retaining walls, turf reinforcement mats or other Best Management Practices
(BMPs) will be designed by a qualified engineer for slopes exceeding 3:1.
o Inspect for site stabilization by a qualified inspector as part of the SPDES GC Permit to
achieve the same.
o Obtain written approval from the MS4 prior to the disturbance of five acres or more at
any one time.
o Obtain certification by a licensed professional engineer that attests to the construction
and implementation of the SWPPP upon completion of the site construction portion for
the individual phases.
 Follow any applicable excavation management plan approved by NYSDEC to manage
appropriately any impacted soils encountered during construction.
 If necessary, a system of controlled blasting would be specified that includes methodology,
mitigation and monitoring requirements.
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The blasting specifications will be developed in accordance with NYSDOT Geotechnical
Engineering Manual: Procedure for Blasting.
All Local, National Fire Protection Association (NFPA), Occupational Safety and Health
Association (OSHA) and NYS Department of Labor (NYSDOL) requirements will be
followed.
A written blast plan will be developed and pre-operations meetings will be conducted
with the Project Sponsor, Engineer, Contractor, and City and Town Staff.

3. Water Resources
The GEIS analyzed the impacts to water resources that would be associated with each of the
alternatives. In particular, the GEIS analyzed the potential impacts associated with stormwater
management, groundwater and hydrogeological conditions. There are three unnamed tributaries that
converge and run east-to-west within the Site to Six Mile Creek, which is located approximately 500
feet to the northwest of the Site. No other surface water or ephemeral water features are known to exist
on the Site. There are no Federal or State mapped wetlands inventoried on the Site. No wetlands were
encountered on field walks in the developable areas of the Site. Groundwater at the Site includes a
shallow fractured bedrock horizon and a deeper, competent bedrock in which groundwater resides in a
fractured vertical network. Groundwater may also be found in certain locations within the thin
overburden and fill material located throughout the Site. Pockets of “perched” groundwater can be
encountered in the overburden areas. On-Site stormwater infrastructure is in place from previous
development, all of which predate current State, Local, and Federal stormwater regulations.
Potential Impacts
 Surface Water and Hydrogeological Setting: It is anticipated that there will be four crossings of
the unnamed tributary proposed for the Project, all in CW2, that could result in impacts typical of
crossing intermittent streams without proper mitigation. Such impacts include erosion or bank
destabilization resulting in blockage or redirection of flow through the stream.
o Even though the potential of on-Site flooding is minimal because of topography and
existing grades, the increased amount of impervious surfaces will consequently increase
stormwater peak runoff rates that potentially will impact downstream stormwater
conveyance systems.
o The total volume estimated during the 100-year design storm event increases by 2.992
acre-feet. Even assuming no infiltration or evapotranspiration, the potential increase in
the water surface elevation for Cayuga Lake is immeasurable (0.00084 inches).
o Additional potential impacts include erosive velocities of peak runoff rates depending on
the discharge location.
 Groundwater: The Phase II ESA indicates areas of perched groundwater due to the on-Site
bedrock. This will potentially impact structures with subgrade levels, specifically structured
parking.
o Construction may be potentially impacted by high groundwater or perched pockets of
groundwater that may be experienced at various locations.
o Groundwater may impact the design of the foundation including the selection of
materials as well as construction methods.
o Groundwater dewatering may also impact downstream drainage structures. Because of
the impacts to groundwater from historic uses, special handling of groundwater at certain
locations on the Site may be necessary.
 Stormwater: The creation of impervious surfaces is the main cause of increased stormwater
runoff rates and impacts to stormwater quality.
o There are numerous existing catch basins and stormwater sewers to collect and
transport stormwater runoff along with grass swales. The full extent of the system and its
connection and outfalls are currently unknown.
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The Conceptual Site Layout Plan anticipates an increase of impervious surfaces of 11.2
acres (from 17.3 acres to 28.5 acres). The Project will maintain 35.75 acres, or 37% of
the Site, as pervious.
The runoff flow and volume estimates for POS-A are anticipated to increase by
approximately 5% due to the utilization of the green areas adjacent to SR 96B.
POS-B through POS-D consists of areas that are mostly redevelopment and are likely to
see negligible differences in the estimated runoff rates and storm volumes.
POS-E, which includes all of zoning Sub Area CW1 and CW2, will be the area with the
most new development and therefore will have the greatest increase in stormwater
volume. The runoff rates for drainage Sub Areas E-3 and E-4 will peak higher but earlier
in the storm period. This will actually reduce the total peak stormwater runoff rates for
POS-E due to the much larger upstream area (Sub Areas E-1 and E-2).

Mitigation
 The Town Code defines required setbacks for development along streams. A total setback of 50
feet for any new development along a stream will be maintained for this Project as required by
Town Code within the entire Site.
 All stream crossings will be designed in accordance with NYSDEC standards.
 The Generic SWPPP for the entire Site and SWPPPs for individual phases will provide specific
mitigation for surface water/hydrogeological resources.
 Stormwater quantity and quality mitigation may include the following:
o The addition of more diversion swales.
o Use of the guidance for redevelopment projects in the NYS SWMDM Chapter 9.
o Runoff reduction practices in accordance with the NYS SWMDM Chapter 3.
o Utilization of traditional stormwater infrastructure such as curb, gutter and storm sewers
for collection/conveyance.
o Mitigation of stormwater velocity to insure protection from erosive flows including proper
groundcover protection (biological as well as structural).
o Green infrastructure mitigation which may include bioretention, planters, rain gardens,
green roofs, and other infiltration practices depending on the suitability of the in-situ soils
to mitigate both stormwater quantity and quality impacts.
o On-Site storage and reuse of stormwater flows as reduction practices such as
repurposing the on-Site underground water storage tanks near Driveway III or creation of
a new storage area in Sub Area CW2.
 Alternative stormwater quality mitigation practices known as hydrodynamic systems such as
gravity and vortex separators will also be considered during site plan approval.
 All existing stormwater utility structures will be mapped in accordance with the SWPPP.
 All new stormwater facilities will be designed in accordance with the most current version of the
NYS Stormwater Management Design Manual.
 Stormwater facilities will be reviewed for capacity during individual site plan reviews.
 The NYSDEC will issue a ROD Amendment that identifies the required remedial work to support
mixed-use development and address previously unidentified potential impacts to groundwater
and stormwater from existing contamination in compliance with the Inactive Hazardous Waste
Site Program regulations and guidance documents. Typical remedial approaches associated
with any impacts to groundwater include:
o Excavation and off-Site disposal of source area materials to reduce or prevent
contaminants from impacting stormwater and groundwater.
o Capture/treatment of impacted surface or groundwater.
o Solidification/stabilization or capping of impacted soils to reduce or eliminate leaching.
o In-situ chemical treatment of impacted soil and/or groundwater.
o Routine monitoring of groundwater.
o Implementation of any applicable groundwater management plan approved by NYSDEC
for groundwater encountered during construction.
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The proposed Phase I mitigation is depicted on the Site Plan Drawings and includes:
o Reduction of impervious areas within the Phase I project limits.
o Rehabilitation of existing stormwater collection system in the existing road and parking
areas in the Phase I Project limits.
o Construction of stormwater collection systems in new parking areas.
o Conservation of natural areas directly adjacent to Phase I.
o Installation of rain gardens and/or bioretention areas in and adjacent to parking areas.

4. Vegetation and Fauna
The existing vegetation and fauna on the Site have been surveyed as part of the GEIS. Seventy-seven
acres, or approximately 80% of the Site, are currently forested (34 acres/35%) or vegetated state (43.7
acres/45.5%), while 17.3 acres, or 20%, are comprised of buildings, roads, and other impervious
surfaces. The New York State Natural Heritage Program (NYSNHP) was consulted to obtain a
summary of rarities found in the Site vicinity. A qualified biologist was unable to find any of these, or
any other species, listed as Rare, Threatened, Special Concern, or Endangered in NYS by NYSNHP or
NYSDEC within the Site.
Potential Impacts
 There are potential impacts to plant and wildlife habitat, particularly with regard to the removal of
some plants and habitat areas for the construction of the proposed new development.
 The Conceptual Site Layout Plan anticipates an increase of impervious surfaces of 11.2 acres
(from 17.3 acres to 28.5 acres).
o The vegetated area will decrease by approximately 11.2 acres, resulting in an impact to
existing permeable surfaces. A majority of this decrease is planned to occur in areas
containing invasive plants identified throughout the Site, resulting in fewer quantities of
invasive species on Site. The Project will maintain 35.75 acres, or 37% of the Site, as
pervious.
 With the reduction of vegetated areas, wildlife habitat may also be impacted. The qualities of
forested areas vary, with some being highly disturbed.
 As a result of development in CW2, CW3, and CW4, fauna found in these zones of lesser
habitat quality will be displaced, likely relocating to CW1 where forests containing higher habitat
quality will be preserved. Development may have an impact on the native deer population.
o DGEIS Table 5.4-1 describes the acreage of vegetative cover lost in each Sub Area as a
result of the Project:
Existing Area
(Acres)

Sub-Areas

Developed Area
(Acres)

Change
(Acres)

Change
(%)

CW1
Appalachian Oak-Hickory

16.68

16.68

-

0.00%

Successional Forest

7.18

7.18

-

0.00%

Total

23.86

23.86

Appalachian Oak-Hickory

6.23

2.83

(3.40)

-54.57%

Successional Forest

0.33

0.26

(0.07)

-21.21%

Successional Old Field

14.61

2.51

(12.10)

-82.82%

Lawn / Garden

-

6.71

6.71

Impervious

-

8.86

8.86

Total

21.17

21.17

-

CW2
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CW3
Successional Forest

14.47

9.67

(4.80)

-33.17%

Successional Old Field

0.40

0.12

(0.28)

-70.00%

Formerly Cult. Successional Forests

2.71

0.89

(1.82)

-67.16%

Lawn / Garden

3.65

10.99

7.34

201.10%

Impervious

18.50

18.06

(0.44)

-2.38%

Total

39.73

39.73

-

Appalachian Oak-Hickory

0.13

0.13

-

Successional Forest

4.14

2.72

(1.42)

-34.30%

Formerly Cult. Successional Forests

0.42

0.11

(0.31)

-73.81%

Lawn / Garden

-

1.37

1.37

Impervious

5.58

5.94

0.36

Total

10.27

10.27

-

Appalachian Oak-Hickory

23.04

19.64

(3.40)

-14.76%

Successional Forest

26.12

19.83

(6.29)

-24.08%

Successional Old Field

15.01

2.63

(12.38)

-82.48%

Formerly Cult. Successional Forests

3.13

1.00

(2.13)

-68.05%

Lawn / Garden

3.65

19.07

15.42

422.47%

Impervious

24.08

32.86

8.78

36.46%

Total

95.03

95.03

CW4

6.45%

Entire Parcel



The following describes what forest types will be impacted through full, partial, or selective
removal resulting from the Project by Sub Areas:
o CW1: Appalachian Oak-Hickory forest is a native, older growth forest containing highquality species and ecological habitat. All of this forest type located within CW1, which
constitutes 16.68 acres of the total 23.04 acres, or approximately 72.4% of this forest
type on the Site, will be preserved.
o CW2: This Sub Area consists of two types of vegetative cover:
 Successional Old Field consisting of successional shrubs and young trees. The
make up of this vegetative cover largely consists of invasive species as is
typically found on disturbed sites. Portions of this vegetative cover will be fully
removed where new development will occur, and other areas will be selectively
removed and replanted as an open space amenity for CW2.
 Appalachian Oak-Hickory as described in CW1 is in the north to northwestern
portions of this Sub Area, encompassing approximately 6.23 acres. A portion of
this vegetative cover is likely to be disturbed by proposed development in CW2.
o CW3: This Sub Area consists of three types of vegetative cover:
 Successional Forests, which are characteristic of disturbed sites, consisting
largely of invasive and pioneer species. These areas are located in the eastern
area of CW3. This forest type is also located around the existing structures in
CW3.
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o

Formerly Cultivated Successional Forest containing species that have been
cultivated in the past and have naturalized and become invasive. Some species
include Barberry and Norway Maples. These zones are largely located at the
junction between single-family homes and the Site. This vegetative cover is
found in the area around Building 21.
 Maintained Lawns/Garden Areas are largely lawns with some cultivated plants.
This vegetative cover is found in the northeastern area of CW3.
 Portions of the vegetative cover described above will be fully removed where
new development will occur, and other areas will be selectively removed and
replanted as an open space amenity for CW3.
CW4: Successional Forests, as described in CW3 above. This vegetative cover is found
around the existing structures in CW4. As with CW3, portions of this vegetative cover will
be partially or selectively removed in area will the redevelopment of the existing
structures will occur.

Mitigation
 Forested and cultivated areas on portions of the Site, which have historically been disturbed,
are of poor quality and contain numerous invasive species. Although new impervious areas will
be constructed, abandoned existing impervious areas – walks, parking lots, and stairs – that no
longer serve a purpose, will be removed and replaced with vegetated areas of higher quality.
 Phase I is designed to minimize impacts to the existing trees, however there are some removals
necessary. A majority of trees which will undergo removal are either invasive or naturalized
species with little ecological value for native habitats.
o A detailed tree survey will be performed when development occurs in conjunction with
site plan review to minimize impacts to older trees.
 Mitigation for an increase of the Site’s impervious area resulting from the Project includes the
designation of a portion of the Site as a new Sub Area known as CW1.
o The Project Sponsor is willing to offer mechanisms such as appropriate deed restrictions
or conservation easements to memorialize the dedication of the CW1 Sub Area. A
majority approximately 72% of the high quality Appalachian Oak-Hickory forest is located
in the CW1 Sub Area, and will be preserved as an amenity and recreational area.
o The designation of the CW1 Sub Area will minimize disturbance in an area with high
quality native vegetation, provide the means for the development of long term
conservation plans in specified areas of the Site, and landscape and tree preservation
standards.
o Any wildlife that may be disturbed due to the development of other Sub Areas will likely
relocate to CW1 where forests containing higher quality habitat will be preserved. Under
the rezoning of the Site, this area is to be maintained as natural forest that will be
preserved in perpetuity.
o Additional trails will be developed to allow the recreational and educational use of the
higher quality forested CW1 Sub Area.
5. Public Health and Environment
The GEIS evaluated potential impacts to public health and the environment that the Project and each of
the alternatives may have due to existing contamination. The existing very comprehensive
environmental investigation data generated by the property owner and the Project Sponsor provide
sufficient data to analyze potential significant impacts from identified areas of concern (AOCs) as a
result of the Project and the alternatives as well as an analysis of mitigation measures to protect human
health and the environment from impacts that may arise from redevelopment of the Site.
Potential Impacts
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Multiple AOCs were found to have contaminants exceeding their relevant cleanup standards for
soil and groundwater, including but not limited to Trichloroethylene and other VOCs, arsenic,
barium, cyanide, polychlorinated bi-phenyls, and petroleum products. If not addressed over time
these contaminants can have impacts to public health and the environment.
o Specifically, impacts in soil can leach to groundwater or if within the surface soil can be a
potential contact issue for people on site or off site if erosion occurs.
o Impacts in subsurface soils can be a concern in the event the future ground intrusive
work encounters those impacts and they are not properly handled.
o Impacts in groundwater can migrate off-Site and can present in surface water down
gradient in locations where bedrock fractures outcrop at the surface creating seeps.
o Volatile Organic Compounds (VOCs) impacting soils or groundwater beneath a building
can impact indoor air through soil vapor intrusion.
The Lead Agency understands that in anticipation that the Project will move forward in a manner
consistent with the Conceptual Site Layout Plan, NYSDEC has approved an Interim Remedial
Measure (IRM) Work Plan using, in some instances, the Soil Cleanup Objective (SCO) that
applies to the proposed use of an area based on the Conceptual Site Layout Plan. In other
instances, the Protection of Groundwater SCO is proposed.
o As part of implementing the IRM, select locations along the sanitary sewer lines will be
investigated to assess pipe integrity and potential impacts in soil beneath or adjacent to
the sewer lines.
o Any areas where soil impacts exist above the applicable SCOs will need to be
remediated.
The Lead Agency further understands that the property owner performed a Boundary
Reassessment Study that assessed conditions on the 36.76 acre undeveloped portion of the
Site to the south of the creek that runs east/west across the Site and produced evidence that
prior operations and/or disposal did not take place in that area. As a result, NYSDEC realigned
the IHWDS boundary to exclude that southern portion of the Site from remedial requirements of
the IHWDS Registry. Because of the presence of soil vapors in the vicinity of the sewer lines
running through that portion of the Site, the property owner filed a declaration of covenants and
restrictions requiring that the potential for soil vapor intrusion be addressed to the satisfaction of
NYSDEC and NYSDOH whenever any habitable structures are built within an 80 feet wide area
around the sewer lines.
The current Record of Decision (ROD) calls for the Site to be remediated to allow only for
industrial use. Therefore, NYSDEC will need to amend the ROD to allow for the proposed mixed
uses at the Site contemplated under the Project. The requirements for remediating the Site will
be more stringent for mixed-use with a residential component than industrial or commercial uses
alone. As a result, the Project will improve the existing impacts from the Site’s historic uses and
the Preferred Alternative will be more beneficial from a public health and environment
perspective than the No Action Alternative and the Existing Zoning Alternative.
This more stringent cleanup will mitigate impacts to the environment, public health, and
surrounding residences by: (1) completing the remediation of more contaminants for a mixeduse than under an industrial use; (2) addressing previously unknown contaminants thus
significantly reducing the potential for migration downgradient and impacting the surrounding
community and environment; and (3) establishing proper management of the Site over time.
Specifically, for soils, the following AOCs will have to be addressed:
o Former department 507 Degreaser Area (AOC1).
o Building 24 area (AOC26).
o Former salt baths area (AOC27).
o Building 30/oil shed area (AOC28).
o Former propane storage area (AOC29).
o Rice paddy area (AOC30).
o Upper Parking Lot 6 area (AOC31).
o Former spray pond area (AOC32).
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o Area east of Buildings 13A and 14 (AOC34).
o East of Building 24 (AOC35A).
o Building 11A (AOC35C).
o Near Parking Lot 4 (AOC35D).
o South of Parking Lot 3 (AOC35G).
o Parking Lot 3 (AOC35H).
o Former railroad right-of-way (LBA-SB-240) (AOC35K).
o Former railroad right-of-way (DS-1) (AOC35L).
If the No Action or Existing Zoning alternatives were to be implemented only the industrial use
and, in some instances, the protection of groundwater SCOs would apply leaving the following
AOCs not remediated or remediated to a lesser extent for soils:
o AOC29
o AOC31
o AOC32
o AOC35A
o AOC35G
o AOC35H
o AOC35K
o AOC35L
Additional environmental issues that will need to be addressed to a greater degree than under
the No Action or Existing Zoning alternatives include:
o Vapor intrusion for VOCs for existing buildings that will be routinely occupied.
o Vapor intrusion for VOCs for any habitable structures to be built in the vicinity of the
NCR sewer or Ithaca College sewer lateral within Sub Area CW2 and an eastern portion
of CW3.
Construction for the Project will encounter impacted soil and fill materials. These activities have
the potential to impact the on-Site workers or the environment if not properly handled.
Specifically, the Project may incur the following impacts:
o General construction activity creating dust which could have contaminants such as
heavy metals or SVOCs.
o Excavations within areas of soil impacted with VOCs could create vapor emissions.
o Dewatering to support excavations could result in the discharge of contaminated
groundwater to surface soils, surface waters and/or the sewer system.
o Construction workers could come into contact with impacted media.
o Construction vehicles could transport impacted media off-Site to unregulated areas.
o Stockpiled soils exposed to precipitation could transport contaminants through runoff.
Typical remedial approaches discussed in the GEIS include:
o Excavation and off-Site disposal of impacted soils, which has been and is currently being
implemented by an IRM for 16 AOCs and previously employed for PCB impacted soils
around a former transformer pad.
o Placing a barrier or cap above soil/fill materials impacted with contaminant
concentrations above the applicable SCOs. Again, a technique currently being
implemented as part of a NYSDEC approved IRM.
o Solidification/stabilization of impacted soils.
o In-situ chemical treatment of impacted soil and/or groundwater.
o In-situ or ex-situ thermal treatment of soil and/or groundwater.
o Extraction and treatment of impacted groundwater and/or soil vapor.
o Routine groundwater monitoring.
o Sub slab depressurization (SSD) systems and/or pressurization monitoring of buildings
for mitigation of potential soil vapor intrusion.

Mitigation
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An amendment to the existing ROD must be approved by NYSDEC. The amendment will
facilitate development of the Site in a manner that protects public health and the environment
under a mixed-use redevelopment scenario with a residential component.
The specific final remedy or remedies at the Site will depend on the contaminant type, location
and impacts to groundwater. The pros and cons of each remedial approach will be evaluated as
part of the study of remedial alternatives that will be presented in a feasibility study and
reviewed by NYSDEC in a separate regulatory process that results in the further amendment of
the ROD. Specifically:
o A feasibility study evaluating remedial approaches will be completed by the property
owner for review and approval by NYSDEC. Following NYSDEC approval, all necessary
remedial work will be completed to the requirements of the use for the specific area
being developed or which will be affected by development.
o All disturbances of soil (e.g., construction of new buildings, renovation of existing
buildings, and/or utility work) within Sub Areas CW3 and CW4 and that portion of CW1
north of the creek that runs generally west to east across the Site will require the
implementation of an SMP and associated Excavation Work Plan, Groundwater
Management Plan and a Community Air Monitoring Plan (CAMP)
 All such work would require an Environmental Monitor to complete appropriate
oversight and management/characterization of disturbed materials. This includes
continuous air monitoring for VOCs and fugitive dust, monitoring excavations for
potential impacted media, sampling of all water and soil generated, stockpiling
soils on plastic and covering with plastic until the final disposition of materials are
determined and approved by NYSDEC.
 These measures will address concerns related to VOC emissions, transport of
impacted media off-Site, fugitive dust and run-off.
 All work will be done by appropriately trained personnel, under oversight by an
environmental monitory and with NYSDEC approval.
The Site must be: (1) remediated to restricted residential, commercial and/or industrial SCOs,
as appropriate based on the proposed uses at the Site, or to protection of groundwater
standards if a particular area of the Site experiences impacts to groundwater above relevant
standards; (2) subject to groundwater treatment and/or monitoring in those areas where
groundwater impacts exceed applicable standards; (3) subject to appropriate use restrictions
consistent with the proposed uses at the Site; (4) subject to appropriate prohibitions on the use
of groundwater at the Site without approval from NYSDEC; (5) subject to development and
implementation of an appropriate Site Management Plan (SMP); and (6) subject to on-going
monitoring that institutional and/or engineering controls are being properly implemented and/or
maintained.
An SMP will be developed by the property owner and approved by NYSDEC after completion of
the IRMs and issuance of the amended ROD which will set forth engineering and institutional
controls for that portion of the Site north of the creek that remains on the IHWDS Registry.
o The SMP and its components will be used to facilitate redevelopment and be amended
as needed subsequent to installation of additional remedial systems and completing all
remediation activities at the Site.
o Implementation of an SMP will assure that the IRMs and other remedial actions selected
through a feasibility study and amendment of the ROD will remain functional and
effective.
o Regular inspection of the caps, soil covers, and permanent erosion controls (e.g., gravel
and vegetation) will identify potential problems and allow maintenance actions to be
taken before more serious issues arise.
o An inspection procedure and frequency will be developed as part of the SMP to record
and track Site conditions. Repair and maintenance procedures will be described to
restore the deficiencies to the desired conditions. The plan will include routine
maintenance activities such as sealing of asphalt cracks.
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The SMP will identify locations where contamination remains and will include procedures
for assuring the institutional controls remain in place and effective.
o An excavation work plan will address proper management of soils and groundwater that
may be encountered during any future ground intrusive activities. These plans will
provide the process by which one properly manages both known and any unknown
contamination that may be encountered during ground intrusive activities and require
monitoring of such activities by an environmental professional.
o In addition to soil excavation and groundwater management, the SMP will contain a
CAMP, and operation, monitoring and/or reporting requirements specific to the remedial
alternatives selected by NYSDEC for the Site.
o Finally, the SMP will contain operation, maintenance and monitoring requirements for
treatment systems and/or monitoring programs for groundwater treatment systems or
soil vapor intrusion systems that may be employed at the Site as part of the final remedy
along with a schedule of regular reporting on the activities conducted under the SMP to
NYSDEC.
o Enforcement of the SMP requirements will be through the filing of an environmental
easement covering the Site.
Areas of impacted concrete (Buildings 4, 8, 13A, 14 and 34) will require remediation which will
most likely take the form of removal or capping.
In the event air monitoring indicates fugitive dust or VOCs, appropriate vapor and/or dust
suppression actions will be taken.
Occupation of existing buildings and construction of new ones in the CW3 and CW4 Sub Areas
will require the Project Sponsor to address the potential for soil vapor intrusion via mitigation
and/or monitoring. Specifically, for the Preferred Alternative this includes:
o Mitigation of Buildings 1, 2 (basement portion), 3, 4, 5, 6 and 6A (remaining portions), 8,
9,10, 18, 21, 24, 33 (remaining portions) and 34.
o Monitoring of Buildings 13A and 17.
o Building 2 (upper portion) would require additional analysis to determine whether
additional actions are required to reduce exposure as part of the feasibility study.
o Evaluation of areas designated for new construction in CW3 and CW4 Sub Areas for the
potential for soil vapor intrusion followed by NYSDEC and NYSDOH approval.
o Compliance with the Declaration of Covenants and Restrictions that requires evaluation
of areas designated for new construction in the CW2 Sub Area for the potential for soil
vapor intrusion when habitable structures are planned to be constructed in the vicinity of
the former NCR and Ithaca College sewer lines.
Filing and compliance with an environmental easement that: (i) restricts the use of the portion of
the Site still on the IHWDS Registry to Restricted Residential, Commercial and Industrial uses
(as those terms are defined by the relevant NYSDEC regulations); (ii) restricts the use of
groundwater without NYSDEC approval; and (iii) requires the implementation of an SMP.
The property owner has commenced NYSDEC approved IRMs to address 16 different AOCs at
the Site based upon cleanup objectives consistent with the Conceptual Site Layout Plan. All
approve IRMs will be completed in compliance with NYSDEC-approved plans.
Mitigation also includes development of emergency action plans and compliance with
Community Right to Know requirements by tenants using hazardous substances.
o Pre-demolition/rehabilitation surveys will be performed during each phase of
development on those buildings where warranted based upon historical use, visual
evidence, and prior investigation results to further assess the need for special
management of demolition debris.
o










6. Historic and Archaeological Resources
The GEIS evaluated the potential impacts on Cultural Resources listed on or eligible for listing on the
State or National Register of Historic Places (“S/NRHP”) in and in the vicinity of the Project Area. This
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included evaluating potential effects to architectural and archaeological resources. A Determination of
Eligibility (DOE) was prepared for the Site for review by the New York State Office of Parks, Recreation,
and Historic Preservation (NYSOPRHP) to determine whether the above-ground historic architectural
resources are eligible for listing on the National Register of Historic Places. The Site has been
determined eligible for the National Register of Historic Places. A Phase 1A archaeological survey was
conducted under the supervision of a Registered Professional Archaeologist and in accordance with the
NYSOPRHP’s Phase 1 Archaeological Report Format Requirements. Archaeological investigations did
not result in information that would significantly add to the understanding of the construction, function,
or use of the manufacturing facility and no additional archaeological investigations were recommended.
Potential Impacts
 In order to bring air and light into the redeveloped complex, and provide sufficient space for
circulation, selective demolition is planned, potentially resulting in impacts to the existing
structures through partial or full removal. These buildings are: Buildings 3A (1920s), 4A
(1920s), portions of 6 (1950s) and 6A (1940s), 8A (1920s), 9 (1900s), 10A (1940s), 11A (1940s)
and 14(1940s).
Mitigation
Currently the Project Sponsor is not seeking historic tax credits as originally considered during the
DGEIS process. Subsequent consultation with NYSOPRHP determined that the redevelopment of the
buildings as mixed-use structures utilizing the Architecture 2030 goals precluded coverage under the
historic tax credit system. The change of use and redevelopment of the existing buildings in
accordance to current energy/buildings codes will take precedence over the following historic
mitigation:
 The Project Sponsor is pursuing a variety of options to retain the historical character and
significance of the CWD by retaining key individual structures, including the pre-1965 portions of
the factory building (all sections except 13B, 34 and 35), the Office Building (21), and the
Office/Commercial Building (24), to mitigate any potential impacts to the existing structures
resulting from the selective or full demolition of buildings.
 The Secretary of the Interior’s Standards and Guidelines serve as a methodology to identify,
document, and evaluate which existing structures and areas within the Site are appropriate for
preservation and rehabilitation. These guidelines help determine how best to accommodate
building removal, how best to maintain/rehabilitate significant structures, and which how to
integrate complementary (adjacent and out-lying) new development. The Project Sponsor has
and will continue to employ these guidelines where feasible.
 Pursuing certification by the USGBC for LEED ND, a framework for identifying, implementing,
and measuring green building and neighborhood design.
o Credits 6 and 7 require the retention of at least 20% of the surface of historic buildings
except when authorized by the Ithaca Landmarks Preservation Commission and/or
NYSOPRHP and to the extent allowed while maintaining compliance with applicable
energy codes and goals set forth under Utilities and Effects on the Use and
Conservation of Energy Resources.
 Restoring and/or rehabilitating existing structures-to-remain in a way that preserves, reflects,
enhances and promotes the inherent historic and architectural significance of these selected
buildings.
 Cleaning and repairing existing exterior walls as individual buildings are redeveloped and
occupied.
 Repairing, enhancing and restoring existing fenestration at existing openings.
 Replacing existing windows (deteriorated to the point of inoperability) to closely emulate the
design, pattern, color, and perhaps material construction of what currently exists on various
existing CWD structures.
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Wherever possible, restoring and maintaining the interior character of key existing structures
with additional modifications developed to meet the needs and requirements of potential tenants
as well as applicable building codes.
Enacting architectural guidelines, as described in the PUD/PDZ Design Guidelines, that help
establish a common character for new Site development and which will in turn complement the
rhythm, variety, proportion, size, and scale of the existing and remaining historical structures.
Working with an appropriate professional to adequately photo document those structures that
will be demolished, so that a historical record of the architecture will remain.
Selectively preserving historically significant elements of buildings, both internal and external,
that contribute to the historical narrative of both the structure and the Morse Chain Factory itself.

7. Transportation and Circulation
The GEIS analyzed the potential impacts related to the local transportation network. A broad study
area was scoped in consultation with City and NYS Department of Transportation (NYSDOT). The
study locations consist of 30 existing intersections. The study intersections were observed during both
peak intervals to assess current traffic operations. Pedestrian, bicycle, and transit infrastructure are key
to providing a complete transportation system for residents and visitors of the City/Town. Within the City
alone, approximately 42% (15% Town) commute to work via walking (2012 American Community
Survey 5-year Estimates). The TCAT system provides transit service for over 100,000 Tompkins
County residents. Ridership has been increasing steadily over the past several years, with a 6.3
percent increase in trips between 2011 and 2013. Of the 33 routes that service the County, Route 65
provides rural commuter service along NYS Route 96B with stops at the nearby South Hill Business
Park and Longview and Route 11 provides downtown coverage and services Ithaca College and travels
along Coddington Road/Hudson Street. The Site is currently accessed via four drives along NYS Route
96B as well as a connection at Turner Place. Marginal access is also available via S. Cayuga Street.
A Traffic Impact Analysis was prepared to assess existing and future traffic operations on the street
network in the vicinity of the Site, to evaluate potential traffic impacts resulting from the Phase I
development and the full build out of the Site, and to identify appropriate mitigation measures to avoid
or minimize potential impacts to the transportation system (the Traffic Impact Analysis is included in
Appendix I of the DGEIS).
Potential Impacts
 The Project significantly increases development density in an area characterized by a heavy
volume of commuter traffic to and from South Hill, including to Ithaca College via South Aurora
Street / NYS Route 96B. The Site is in close proximity to residential neighborhoods, which will
be impacted by increased traffic volume. The Site’s proximity to the downtown core and Ithaca
College makes it well situated for alternative modes of transportation (e.g., walking, biking,
carpooling, and mass transit).
 A review of both AM and PM peak hour capacity analysis results for the pre-developed condition
indicate that the overall levels of service (LOS) operate at “D” or better at the signalized
intersections, which is an acceptable capacity level. The signalized intersections are the major
roads leading to and around the Site.
o The overall vehicle traffic in this area will be higher subsequent to completing the
Project.
o Availability of queue spacing has been identified as a potential impact.
 The eastbound and westbound approaches at the intersection of Clinton Street/Aurora
Street/Prospect Street operate at LOS “F” during both peak hours for the pre-developed
condition.
o Generally, all other approaches to the study area intersections operate at “D” or better,
with only four intersections operating with approaches of “E.”
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The Phase I trip generation estimates are 228 vehicles per hour (vph) for the AM peak hour and
182 vph during the PM peak hour. The Full Development trip generation estimates are 945 vph
for the AM peak hour and 925 vph for the PM peak hour, as shown in FGEIS Table 5.7-5,
provided below:

PHASE

Phase I

Phase II,
Full Build-out

Full
Development





LAND USES

AM PEAK

SIZE

ENTER

EXIT

PM PEAK
ENTER

EXIT

Office
Residential

82.55 ksf
80 Units

114
8

15
25

21
26

102
15

Industrial

170.6 ksf

94

12

10

66

Sub-total

216

52

57

183

Trip Reductions

-30

-10

-18

-40

Total New Trips

186

42

39

143

Office

185.6 ksf

254

37

48

229

Residential

835 Units

84

240

259

159

Retail

52.2 ksf

47

13

88

105

Restaurant

7.2 ksf

0

0

36

18

Industrial

246.5 ksf

158

23

20

139

Sub-total

543

313

451

650

Trip Reductions

-76

-63

-178

-180

Total New Trips

467

250

273

470

Total New Trips Under Full Development

653

292

312

613

The cumulative effect of Project-generated traffic on the transportation network is dependent on
the origins and destinations of that traffic and the location of the access drives serving the Site.
o Based on the network’s traffic volumes, it is estimated that 62 percent of the total trip
generation will originate from west, north, and east of the Site.
o An estimated 8 percent will travel from NYS Route 96 and Elmira Road.
o The remaining 30 percent will originate from areas south of the Site.
The capacity analysis results shown in FGEIS Table 5.7-8 indicate most of the approaches and
overall LOSs at the study intersections will operate within acceptable parameters between
existing, background, and full development conditions.
o Additional traffic from the proposed Project may increase the potential for collisions.
o Proposed Driveway I/Aurora Street
 Under Phase I full development conditions, the eastbound approach is projected
to operate at LOS “E” and “D” during the AM and PM peak hours, respectively.
 Between Phase I and Phase II, the LOS is projected to decrease to LOS “F”
during both peak hours.
 Driving patterns may change to reflect the typical operating conditions along NYS
Route 96B at the Site’s driveways and may utilize other points of ingress/ egress.
o Proposed Driveway II/Aurora Street
 This intersection is projected to operate as an enter-only driveway.
 Little to no delay is projected at this proposed intersection.
o Aurora Street (NYS Route 96B)/Proposed Driveway III
 Between Phase I and Phase II full development conditions, the eastbound LOS
decreases from “C” and “B” during the AM and PM peak hours, respectively, to
“F” during both peak hours.
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Coddington Road/Danby Road/Driveway IV
 Under Phase I full development conditions, the eastbound left/thru approach is
projected to operate at LOS “D” during both peak hours. Between Phase I and
Phase II full development conditions, the LOS decreases to “F” during both peak
hours. The anticipated delay and corresponding LOS for the eastbound
movement is characteristic of un-signalized side roads on heavily trafficked
arterials such as NYS Route 96B. Between both phases of full development, the
westbound approach from Coddington Road decreases in LOS from “C” to “E”
during the AM peak hour and from “C” to “D” during the PM peak hour.
o Proposed Driveway V/Danby Road (NYS Route 96B)
 This intersection will be constructed during Phase II of full development
conditions. A LOS of “C” is projected for eastbound exiting traffic during the AM
and PM peak hours. All other approaches operate at LOS “A.”
o Clinton Street (NYS Route 96B)/Aurora Street/Prospect Street
 The eastbound left and westbound approaches operate at LOS “F” between all
conditions during both peak hours. Between Phase I and Phase II full
development conditions during the AM peak hour, the eastbound right approach
decreases from LOS “C” to “E”.
o State Street/Aurora Street
 The westbound left approach operates at LOS “C” during the AM peak hour and
“F” during the PM peak hour under Phase I development conditions. The AM
peak hour LOS for the approach decreases to “F” under Phase II full
development conditions. The northbound approach decreases from “B” and “C”
to “C” and “D” during the AM and PM peak hours, respectively, between Phase I
and Phase II full development conditions.
o Clinton Street/Cayuga Street
 Between Phase I and Phase II full development conditions during the AM peak
hour, the overall LOS decreases from “D” to “E”. The southbound left approaches
decreases from “E” to “F” during both peak hours between Phase I and Phase II
full development conditions.
o Pine Tree Road/NYS Route 79
 The southbound approach during the PM peak hour between Phase I
background conditions and Phase I full development conditions decreases from
LOS “E” to “F”. Between Phase I and Phase II full development conditions, delay
increases by 55.1 seconds.
o Access via Turner Place and Cayuga Street
 The alternative capacity analysis performed shows that delays are projected to
increase for all approaches during both peak hours at the Aurora Street/Clinton
Street/Prospect Street intersection.
The Project Sponsor’s traffic consultant provided the following table which depicts the results of
queuing analysis at the proposed Site access driveways during Phase I and Full Development
Conditions:
o



Site
Access
Driveway

Phase I Queue
Length
(in feet)
Average

Driveway
I

20

95th
Percentile

49

AM Peak Hour Queuing Results
Full Development
Full Development
with Mitigation
Queue Length
Queue Length
(in feet)
(in feet)
Average

95th
Percentile

Average

95th
Percentile

46

78

52

91

26

Conceptual
Available Storage
to First
Intersection
(in feet)

160

Driveway
II

NA

NA

NA

NA

NA

NA

N/A

Driveway
III

7

26

36

60

19

39

211

Based on the above queuing analysis there are sufficient storage lengths at Driveways
IV and V during both peak hours. Driveway III during the PM peak hour is borderline
based on 95th percentile queues. However, queues of this length are expected to be
infrequent and are intended to illustrate a worst-case scenario. On the other hand,
Driveway I during the PM peak hour shows queues that are longer than the conceptual
available storage.
The Project Sponsor’s traffic consultant provided the following sight distance evaluation:
o



Drive
Drive I
Drive II (proposed to be only an entrance)
Drive III
Drive IV
Drive V

North
> 500 ft.
400 ft.
> 500 ft.
> 500 ft.
> 500 ft.

South
400 ft.
> 500 ft.
> 500 ft.
> 500 ft.
> 500 ft.

AASHTO Intersection Sight Distance
Speed
40 mph
45 mph



Distance
445 ft.
500 ft.

Based upon the above data, there is sufficient sight distance at all the proposed access points
except for Drive I, south and Drive II, north.

Mitigation
 Mitigation will include all direct access points to the Project including existing and proposed
drives on NYS Route 96B as well as extensions of Turner Place and South Cayuga Street into
the Project.
o The mitigation will include access drive improvements. Such improvements may include
signalization, signal coordination, turn lanes, and geometric improvements.
o Off-Site mitigation will consist of signalization optimization and other traffic control
measures.
o Additional mitigation will take the form of vehicle sharing and improvements to
pedestrian/bicycle facilities.
Phase I Specific Mitigation
 Relative to Phase I, NYSDOT has specified certain mitigation requirements relative to Route
96B. Specifically, NYSDOT will require the following Phase I mitigation:
o Changing the four-lane section of NY 96B south from the city/town line to past Bella
Vista Dr. by reconfiguring the two southbound lanes to one through lane and
incorporating left turn lanes for both directions at intersections, and hatching where
appropriate.
o Sidewalk will be required along the frontage of the Site on the western side of Route
96B, from the city/town line to the Coddington Rd. intersection.
o The proposed driveway, immediately south of city/town line, will be a one-way ingress
only; no traffic will be allowed to exit onto Route 96B at this location.
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In addition, the Project Sponsor shall introduce and implement Transportation Demand
Management (TDM) strategies to reduce Single Occupancy Vehicle (SOV) trips to and from the
Site. The following potential TDM strategies will be considered for Phase I implementation:
o Market-priced parking
o Preferential parking for ridesharing services
o Bicycle parking facilities
o Subsidized transit passes
o Connections to transit stops (i.e. construct sidewalks to existing stop at Hillview Place)
o Dedicated shuttle service
o Transportation Alternatives Information
o Coordination with Smart Trips Ithaca
o Connected and improved pedestrian network within the Phase I limits (i.e.,
improvements to sidewalks within Sidewalk Improvement District No. 4)
o Pedestrian oriented design within the Phase I limits
o Bicycle network facilities within the Phase I limits and provide easement to nearby
Gateway Trail
o Follow Crime Prevention Through Environmental Design (CPTED) principles in all
design
o Coordination with Ithaca College and South Hill Business Park
Post-Phase I Mitigation
 A post-Phase I Traffic Study will be performed as part of the Phase II site plan application.
 The Lead Agency understands that Washington State’s Commute Trip Reduction (CTR)
program and CTR Efficiency Act, a law passed by the State Legislature, requires local
governments in urban areas with traffic congestion to develop programs that reduce SOV trips
and Vehicle Miles Travelled (VMT) per capita. The Project Sponsor has committed to adapt and
scale this program to the projected employment centers proposed within the CWD.
 Addition TDM or CTR initiatives will be implemented as follows:
o Transit Coordination – Continued coordination with TCAT on transit routes and
marketing the nearby routes of 65 and 11. TCAT bus line will boost ridership through
increased awareness coupled with improved service.
o Route Expansion – Working with TCAT to provide new/expanded bus service through
the Site provides an opportunity for greater mode choice resulting in trip and parking
reductions.
o Bus Stop Amenities – A clean, well-lit, informative bus stop with shelters and seating
greatly improves the image of the transit serving an area. Bus stop amenities make
taking the bus a comfortable experience, while proper maintenance tells people that
transit makes up an important part of the neighborhood.
o Employer Carpooling – Carpooling will be encouraged by providing incentives and other
services such as ride-matching.
o Emergency Ride Home – In case of a personal emergency during the day, transportation
is provided at no cost to one’s vehicle, residence, or other place such as childcare,
doctor’s office, etc.
o Preferential carpool/vanpool parking – Investigate the use of vRide for employers
located on the Site.
o Transportation Alternatives Information – Bus schedules, walking and bicycling maps,
neighborhood and on-Site wayfinding will be made readily available.
o Telecommuting and compressed work schedules – Employers will be encouraged to
offer flexible work options. Employee vehicle trips are reduced by the percentage of
employees that telecommute or have a “free” day gained through a compressed
schedule, on an average day.
o Location and Quantity of Bicycle Parking Spaces – The Project will include convenient
bicycle parking locations in clear sight of access points into buildings, safe and secure
longer term storage within parking areas, and a sufficient number of bicycle parking
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spaces that encourages a greater number and demographic of residents, employees,
and visitors to utilize bicycling as a means of transportation.
o The Price of Parking – Parking spaces that are typically included in building and rental
costs will be reviewed, and “unbundled” parking, paid as a separate item, will be
considered.
o Financial Incentive Programs – Developing Commuter Financial Incentive Programs,
such as Parking Cash Out, offer employees the choice of receiving a subsidized parking
space an equivalent financial incentive.
o Bike Share – A micro bike share system that is developed for the Site or a more robust
system that is developed for the City and Town (i.e. Lime Bike) encourage more transit
ridership and provide additional public transportation options. A bike share system can
offer mobility, economic, health, safety, and quality of life benefits.
o Car Share – Coordination with Ithaca Carshare will be pursued during Phase I as
demand potentially grows through increased residential and commercial based
occupancy rates.
o Relationship with Ithaca College – The Site is located less than a half-mile from Ithaca
College. An integrated and coordinated approach to the development of the Site and
potential for interaction between the two entities should be explored.
o Electric Vehicle charging station – The County will be conducting a study to identify
needs and opportunities. This could be included in the Project as an amenity to
residents, and it supports the County’s goals to reduce greenhouse gas emissions.
In order to mitigate post Phase I traffic impacts to the maximum extent practicable, following
completion of Phase I, the Project Sponsor will implement an on-going Monitoring and Mitigation
Implementation Plan (MMI Plan).
The MMI Plan will include an update of traffic conditions based on full occupancy of Phase I of
the development utilizing field collected data and before the next phase of development begins
to verify underlying assumptions and evaluate the effectiveness of TDM strategies.
All traffic study updates will be reviewed by NYSDOT and a City Traffic Engineer.
This post-Phase I occupancy traffic update will evaluate the following intersections: (i) Aurora
Street/Prospect Street/Clinton Street, (ii) Aurora Street/State Street, (iii) State Street/Seneca
Way, (iv) State Street/Green Street, (v) Clinton Street/Cayuga Street, (vi) Cayuga
Street/Seneca Street, and (vii) Cayuga Street/Spencer Street.
o This post-Phase I occupancy traffic update will also include an evaluation of whether a
traffic signal is warranted at all site access driveways.
The MMI Plan will also provide for additional traffic study updates at the following stages of
development:
o Immediately following tenant occupancy of Phase I of the Project;
o When proposed post Phase I development within the CWD results in more than 75
vehicle trips per hour (cumulative over Phase I); and
o Each time a proposed post-Phase I development within the CWD will result in more than
150 vehicle trips per hour
o In addition, per NYSDOT, a traffic study update will be required for each phase of the
project where modifications and/or additional mitigation is proposed in the NYSDOT
R.O.W
Traffic study updates will verify trip distribution models and confirm when traffic mitigation
measures identified in the GEIS should be implemented. Other than the update immediately
following tenant occupancy of Phase I of the Project, all updates will be submitted and reviewed,
per the thresholds established herein, in conjunction with proposed site plans for each phase of
development. The intersections to be analyzed in each traffic update include:
o Site Accesses 1 and 2
o Site Accesses 3, 4 and 5 (NYSDOT owned)
o Aurora Street/Prospect Street/Clinton Street
o Prospect Street/Turner Place
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o Columbia Street/Aurora Street
o Aurora Street/State Street
o State Street/Seneca Way (NYSDOT owned)
o State Street/Green Street (NYSDOT owned)
o Clinton Street/Cayuga Street
o Cayuga Street/Seneca Street (NYSDOT owned)
o Cayuga Street/Spencer Street
o Pine Tree Road/SR 79 (NYSDOT owned)
o State Street/Stewart Avenue
o Turner Place corridor between site access and Prospect Street
o Cayuga Street corridor between site access and West Spencer Street
Additional mitigation measures at specific intersections (dependent upon and subject to future
traffic study updates) are described as follows:
o Prospect Street/S Aurora Street – Impacts to Aurora Street/ Clinton Street/Prospect
Street and potential mitigation does not include physical improvements to the
intersection, as ROW and existing buildings limit the ability to expand the intersection.
Additionally, a traffic signal is not an appropriate treatment. Therefore, higher capacity
people mover systems (i.e., new TCAT routes and improved headway, and potential
automated transit service between the Commons and the Site) are needed.
o S Aurora Street/Columbia Street – Traffic signal warrants are not met at this intersection
to alleviate delays for Columbia Street traffic. All traffic can be accommodated, as
needed, at the existing traffic signal at Aurora Street/Hillview Place. The reduction of
SOV trips and increased mode share of pedestrian, bicycle, and transit trips will reduce
total site generated traffic passing through this intersection.
o S Aurora Street/Site Access 3 – Delays at Driveway III are projected to decrease from
LOS “F” to LOS “E” with the installation of traffic signals at Driveway I and IV.
o Cayuga Street/Clinton Street – The Project Sponsor’s traffic consultant developed signal
timing adjustments for the PM peak hour and the associated capacity analysis results
which are presented at Appendix F of the FGEIS. These adjustments reduce the
projected LOS “E” for the northbound thru/right approach and LOS “F” for the
southbound left approach to LOS “D” for both approaches. The Project Sponsor has had
discussions with ITCTC about an automated fixed route system along Cayuga Street
that would shuttle people between the Commons and the Site. The Lead Agency
recommends that a feasibility study of such a system be performed by ITCTC with
participation from the Project Sponsor.
o The capacity analysis indicates most of the approaches and overall LOSs at the study
intersections will operate within acceptable parameters between existing, background,
and full development conditions. Project driveway specific results and mitigation are as
follows:
 Driveway I: Under Phase I development conditions, the eastbound approach is
projected to operate at LOS “E” and “D” during the AM and PM peak hours,
respectively.
 Between Phase I and Full Development, the LOS is projected to decrease
to LOS “F” during both peak hours.
 This intersection should be monitored after redevelopment of the Phase I
buildings for delay and operation for drivers entering and exiting the Site
to determine what point in the future a traffic signal is installed.
 Internal roadways interior to the Driveway I access will be designed to
mitigate potential spillback into internal intersections.
 The Project Sponsor’s proposed mitigation for Driveway I includes
installing advanced intersection warning signage (Manual of Uniform
Traffic Control Devices (MUTCD) W2-2L) for northbound approaching
vehicles.
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Driveway II: This intersection is projected to operate as an enter-only driveway.
Therefore, little to no delay is projected at this proposed intersection. No
mitigation is warranted or recommended.
Driveway III: Between Phase I and Full Development conditions, the eastbound
LOS decreases from “C” and “B” during the AM and PM peak hours, respectively,
to “F” during both peak hours.
Driveway IV: Under Phase I development conditions, the eastbound left/thru
approach is projected to operate at LOS “D” during both peak hours. Between
Phase I and Full Development conditions, the LOS decreases to “F” during both
peak hours.
Driveway V: This intersection will be constructed during Full Development after
Phase I. A LOS of “C” is projected for eastbound exiting traffic during the AM and
PM peak hours. All other approaches operate at LOS “A”.
During Full Development conditions, all of the proposed driveways along NYS
Route 96B potentially warrant a left-turn lane during the AM peak hour. The
warrants during the PM peak hour are met for the proposed Driveway II,
proposed Driveway III immediately south of Grandview Avenue, and the
proposed Driveway V. Left-turn lanes are recommended at the proposed
Driveways III, IV, and V under Full Development if conditions warrant the same.
 Under Full Development conditions, the guidelines for a full width rightturn lane are satisfied at the proposed Driveway I under AM conditions
only. The remaining driveways are not met.
 Based on the expected delays under Full Development conditions and a
traffic signal warrant analysis, a three-colored traffic signal is
recommended for the intersection of Coddington Road/Danby
Road/Driveway IV. The traffic signal should be designed to provide a
permitted/protected northbound and southbound left-turn phase. Left-turn
lanes are recommended at Proposed Driveways III, IV, and V.
Aurora Street/State Street (MLK Jr. Street): In order to improve the existing and
future peak hour operating conditions at this critical intersection, an alternative
that provides two westbound approach lanes on State Street was investigated.
 By restriping the westbound approach to include separate left and rightturn lanes (the right-turn lane should be restriped to include 100 feet of
storage), the overall delay decreases during the AM peak hour by 17
seconds per vehicle.
 Similarly, during the PM peak hour there is a decrease in delay by over
13 seconds per vehicle. In order to provide the two approach lanes on
State Street, peak hour ONLY parking restrictions are recommended for
the two metered parking spaces on the approach to the intersection.
 During off-peak hours of operation, drivers can continue to use the
approach as a single-lane approach with the ability to continue using the
two metered parking spaces on the north side of State Street.

Summary
 Mitigation measures have been developed upon completion of Phase I and Full Development
(Phase II):
PHASE

LOCATION
All signalized City intersections

I

Aurora Street/Clinton Street/
Prospect Street

MITIGATION MEASURE
System-wide signal timing update to ensure optimized signal
operation.
The use of TDM strategies should be utilized to reduce vehicle trips
generated as a result of the Project.
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Seneca Street/Cayuga Street

System-wide update of signal timings as mentioned above.

Clinton Street/Cayuga Street

TDM strategies.

Pine Tree Road/Slaterville
Road

The intersection should be monitored for delay as it relates to
potential future signalization.

Proposed Driveway I/Aurora
Street

Aurora Street/State Street

NYS Route 96B/Coddington
Road/Proposed Driveway IV

II

Restripe the westbound approach to provide separate left and
right-turn vehicle movements during peak hours only. Enforce peak
hour ONLY parking restrictions on north side of State St. approach.
Realign, restripe the intersection to include opposing
northbound/southbound left-turn lanes, and install a three-color
traffic signal. The Project Sponsor should work with NYSDOT and
the property owners affected by any intersection realignment.

Proposed Driveways III and V
at NYS Route 96B

Install northbound left-turn lanes at Proposed Driveways III and V.

Cayuga Street/Seneca Street

System-wide update of signal timings.

Cayuga Street/Clinton Street

System-wide update of signal timings.

Downtown Ithaca



Consider installation of a three-color traffic signal after
redevelopment of the existing buildings, prior to new
development in Sub Areas CW3 and CW4. A study of
intersection delay at this point will confirm the need for a
potential signal. This signal should be coordinated with the
traffic signal at Hillview Place.

Update a downtown circulation plan with the purpose of
developing a workable multimodal circulation system
supportive of all modes of travel in the Ithaca CBD. The plan
should be flexible to accommodate evolving modes of
transportation.

The Project will incorporate pedestrian, bicycle, and transit friendly accessibility and mobility
design characteristics where possible.
o Crossing treatments should be installed at all intersections and use high-visibility
treatments. Mid-block crossing locations may be installed, where feasible, and not be
located further than 400 feet from the nearest crossing location. In lieu of dedicated
bicycle lanes where street widths are too narrow for one to be installed (bicycle lanes are
required to be at least 5 feet in width adjacent curbs), shared lane markings – “sharrows”
– should be used to indicate bicycle friendly streets.
o Bicycle signage along the roadways can be used to increase driver’s awareness of
bicyclists as well as encourage bicycle ridership.
o An on-Site multi-use trail system should be considered to provide off-street circulation
routes for pedestrians and bicyclists. This trail system should be connected to the
Gateway Trail along the western ridge of the Site.
o The internal pedestrian network should connect to the existing sidewalk network along
NYS Route 96B and allow connections to Ithaca College and Downtown through or
along the edge of the Site. As of April 2015, a Pedestrian Corridor Study is underway to
determine the appropriate locations for a sidewalk/off-road multi-use path system and
crossing locations between the City/Town line and King Road. Internal sidewalks should
be installed in the anticipation a complete sidewalk network is developed along NYS
Route 96B to encourage non-motorized travel.
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Parking and parking lot Design Guidelines have been developed as further mitigation. While it is
important to provide parking as a component of the Project, a number of measures have been
incorporated into the plan to minimize the need for parking by increasing trail, pedestrian and
bicycle connections to strongly encourage walking and bicycling.
The proposed Gateway Trail will be developed via easements between the Project Sponsor and
the City and Town to connect to the South Hill Recreation Way to the existing Black Diamond
Trail.
Pedestrian sidewalks will be constructed in safe and convenient locations, connecting users of
the Project to the existing pedestrian network in adjacent neighborhoods.
Bicycle facilities will be present throughout the Site via on-street pavement markings and
signage directing riders to destinations on and off-Site.
Mass transit access will be provided in locations that are agreed upon through coordination
between the Project Sponsor and TCAT as the Site is developed. The Conceptual Site Layout
Plan depicts two on-Site bus stops.

8. Utilities
The GEIS evaluated the potential impacts to the utility infrastructure with additional emphasis on public
water supply, sanitary sewer and stormwater systems. The Site is currently served by public utilities
that have sufficient capacity to provide for additional demand and without the need of expanding public
district or service areas. The Site is supplied with potable water by the City. The water is connected to
the public water system on Turner Place and at a dead-end line on South Aurora Street near Parking
Lot 4. The City Department of Public Works (DPW) indicates there is adequate capacity and pressure
in the water supply system. The on-Site private portion of the water system consists of approximately
3,960 lineal feet of 12-inch water main. Approximately 2,340 lineal feet is located outside of the
buildings and 1,620 lineal feet is located inside the buildings. The watermain is a mixture of an older
cast iron pipe and a newer ductile iron pipe. All upgrades and repairs to the water system were
completed using ductile iron pipe. There are 15 fire hydrants connected to the private watermain that
protect the existing structures. The system performs with a static pressure of 90 to 130 psi with the
ability to provide up to 1,700 gpm for fire flow.
Potential Impacts
 The total estimated water usage for the redeveloped core of the District is approximately
110,000 GPD and 161,500 GPD for the new buildings. This is an average demand of 188 gpm.
Using a peaking factor of 8.0, there is a peak demand of 1,500 gpm.
o Overall, the main impact to the water system is the increased usage estimated for the
Project.
 The existing sanitary sewer system connects to the City sanitary sewer system at two locations.
There is a 12-inch sewer located on Turner Place, adjacent to building 21, and a 10-inch sewer
located on South Cayuga Street. The total flow capacity for these two mains is 2,033 gpm and
1,450 gpm, respectively. The wastewater generation rates will mirror the estimates for the
public water usage. The estimated wastewater generation is 271,500 GPD. This is an average
demand of 188 gallons per minute. Utilizing an 8.0 peaking factor, it is estimated that the peak
flows are approximately 1,500 gpm.
o The main impact to the sanitary sewer system is the increased usage estimated for the
Project
 The Site is currently served with stormwater drainage facilities consisting of catch basins,
stormwater sewers, and grassed swales.
o The Site does not have any stormwater control facilities, such as retention basins or
underground infiltration systems. The Site does not have good infiltration characteristics,
as it contains many rock outcroppings and generally the depth to bedrock is minimal.
o There is also very little existing green space to develop traditional drainage basins.
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The existing 6” natural gas line serving the Site is rated at medium pressure which is currently
operating at approximately 20 psi. It is assumed that total energy consumption is 98,000 BTU/sf
for commercial space and 94,000 BTU/sf for residential space for the purposes of estimating
annual baseline usage. Natural gas usage is estimated at 32% of the total usage. Therefore the
natural gas usage annual base line is 45,900 MMBTUs.
The Site is served by the NYSEG South Hill electric substation located on South Cayuga Street.
The Coddington-South Hill 34.5 kV Line #526 traverses the Site from the South Hill substation
easterly to Coddington Road.
o The Site is also served by a private electric substation that is powered by Line #526.
This substation was sized to serve the entire Site at its peak operational needs. Based
on conversations with NYSEG Staff, depending on final electric usage as well as on-site
generation (i.e. photovoltaic), additional upgrades to the existing substation equipment
may be necessary.
The Project will require high-speed data to provide services expected in a new community such
as the CWD. The 915 dwelling unit and approximately 400,000+ gross square footage of space
dedicated to business uses will put a demand on these utilities.
Lighting from the Project, once fully developed, will be greater than under current conditions and
will increase light levels in the outdoor environment. Without proper planning and design, light
trespass (the spillage of light into a neighboring property) can occur. Light going up into the sky,
or sky glow, can reduce visibility of the stars.

Mitigation
 Water/Sanitary Sewer
o The City may be able to restore the old cast iron pipe likely to have heavy tuberculation
that historically fed the three water storage tanks on Site to have better flowrates.
 However, the City recommends adding a new public water connection point
further down South Aurora Street near the main entrance drive to loop the
system when the new buildings are constructed in the CW3 Sub Area.
 If the tuberculation cannot be mitigated, then a replacement watermain will be
installed.
o Loop existing City water system through Sub Area CW3 from the current connection at
NYS Route 96B/Driveway III intersection to a new point of connection at the NYS Route
96B/ Driveway I intersection.
o Construct any new public water and sewer mains to have a minimum diameter of 8inches and be looped (if practicable). All work shall be in accordance with (Ten State)
Recommended Standards for Water Facilities and Water Works.
o Use NYS required water saving plumbing fixtures. The Project will follow LEED ND
guidelines for new buildings and buildings undergoing major renovations by reducing
indoor water usage 20% from a baseline, demonstrable through product cutsheets and
fixture schedules.
o Meter and audit individual buildings.
o Investigate the on-Site storage and reuse of stormwater by repurposing the on-Site
underground water storage tanks near Driveway III or creating a new storage area in
Sub Area CW2 to reduce on-Site water demand.
 Stormwater Infrastructure
o At a minimum, the on-Site storm sewer collection system will be designed for the 10year design storm.
o A full SWPPP and coverage under NYSDEC General Construction SPDES permit will be
required. The stormwater mitigation features for the redeveloped portions of the site will
designed in accordance with NYSDEC’s guidelines for redeveloped projects. The new
construction areas will fall under NYSDEC regulations for traditional development.
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A majority of stormwater controls will be green infrastructure suitable for the urban
setting. The “Water Quality Volume” and ‘Runoff Reduction Volume” will be treated using
a combination of green roofs, stormwater planters, and hydrodynamic separators.
o Develop an Operations and Maintenance (O&M) Plan to insure the proper use of the
stormwater conveyance system.
Electric/Natural Gas Energy Use
o Alternative energy measures are being investigated for the Site including PV, wind, and
CHP or cogeneration systems.
o New buildings will meet LEED criteria and include efficient design and renewable energy
systems necessary to achieve at least a 70% reduction in fossil fuel use in compliance
with the Architecture 2030 Challenge. That would reduce energy usage by up to 53,000
MMBTUs per year and return the usage estimates to pre-developed estimates for typical
industrial use of the existing Site based on the 821,200 sf GSA.
A full photometric plan will be submitted with each site plan application and will incorporate
“Dark Sky” techniques to confine and minimize light to the extent practicable while maintaining
proper safety.
o





9. Air Quality
The GEIS focused specifically on the potential impacts to area wide/regional air quality and air quality
on the Site. The Project Sponsor evaluated whether the Project would result in violations of ambient air
quality standards or health-related guidance values related to vehicle emissions, building emissions
and historical impacts. The area wide/regional air quality analysis included an evaluation of National
Ambient Air Quality Standards (NAAQS) for six common pollutants and an assessment of Greenhouse
Gas Emissions from on-Site emissions. The six common pollutants analyzed were carbon monoxide,
lead, nitrogen oxides, ozone, particulates and sulfur dioxide. On site air quality was analyzed by
studying numerous investigations of indoor and outdoor on site air quality for over a decade. The GEIS
also evaluated whether the Project would result in violations of ambient air quality standards or health
related guidance values for vehicle emissions, building emissions and historical impacts.
Potential Impacts
 There will be some air quality impacts during construction due to vehicle emissions for a limited
timeframe.
 In addition to the vehicle emissions, Greenhouse Gases (GHG) from Building emissions have
also been evaluated.
o GHG emissions resulting from the use of natural gas (45,901 mmBTU annually) to serve
the buildings for the Project are projected to total 2,686 Tons of Carbon Dioxide
equivalent (CO2e).
o The GHG components include Carbon Dioxide (CO2 - 2,685 MT/yr), Methane (CH40.048 MT/yr) and Nitrous Oxide (N2O - 0.00025 MT/yr).
o Based on the criteria identified in the NYSDEC FEAF Workbook and the assessment of
the GHG emissions due to the Project, there are impacts to air quality from the Project
due to carbon dioxide emissions.
 In addition to GHG from building emissions related to energy consumption, tenants with certain
types of commercial or industrial operations may emit pollutants into the air. The degree and
type of air pollutants emitted depends on the tenant’s specific operations.
 Since the Project includes occupation of many existing buildings not routinely occupied, adverse
impacts have the potential to arise from the occupation of Buildings 1, 2, 3, 4, 5, 6, and 6A (any
remaining portions), 8, 10, 13A, 13B, 15, 24, 33 (remaining portions), 34 and 35.
o The potential for SVI into existing buildings to be occupied and new buildings would
need to be addressed by mitigation, monitoring, or further analysis.
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The analyses performed reveal no significant impacts to air quality with the exception of
potential exceedance of threshold criteria for carbon dioxide from building emissions and soil
vapor intrusion from historical impacts potentially effecting indoor air quality.

Mitigation
 Vehicle Emissions: No mitigation measures are proposed beyond those set forth under traffic
mitigation measures.
 Building Emissions: Will be mitigated via the following:
o Investigate alternative energy measures to reduce building emissions of carbon dioxide
o New buildings will meet LEED ND criteria and include efficient design and renewable
energy systems necessary to achieve at least a 70% reduction in fossil fuel use in
compliance with the Architecture 2030 Challenge. That would reduce total energy usage
by up to 53,000 MMBTUs per year (note, only a portion of this would be for on-Site
building emissions).
o Any commercial or industrial tenant operations with the potential to emit air pollutants
must identify and control those sources through the NYS Air Pollution Control Program
(6 NYCRR Part 201) and any other applicable laws and regulations.
 Historic Impacts: The prior testing for soil vapor intrusion will be utilized by the Project Sponsor
in coordination with NYSDEC and NYSDOH to determine which structures warrant mitigation or
monitoring. Existing buildings likely to require mitigation, monitoring or additional analysis
include:
o Mitigation of Buildings 1, 2 (basement portion), 3, 4, 5, 6 and 6A (remaining portions),
8,10, 18, 21, 24, 33 (remaining portions) and 34
o Monitoring of Buildings 13A and 17
o Buildings 2 (upper portion), 10A, 13B, 15 and 35 may require some additional action to
identify sources and reduce exposure.
 Prior to any new building construction in the CW3 or CW4 Sub Areas, the VOCs data for soil
and groundwater within the proposed building footprint will be analyzed for the potential for soil
vapor intrusion and mitigation will be included as part of the construction as warranted.
 Mitigation measures set forth for Public Health and Environment and Traffic shall also serve to
mitigate impacts to air quality.
10. Visual and Aesthetic Resources
Visual and aesthetic resources are characterized by various elements that form a viewer’s perception
and aesthetic response to a place, object, or setting. The GEIS reviewed critical vantage and
viewpoints where the visual environment is considered an important aspect of the Site from within the
City and Town. Many of these views are listed in the Town Scenic Resource Inventory & Analysis and
the Tompkins County Scenic Resources Inventor. These views included Danby Road, Taughannock
Boulevard, Cliff Street, Hector Street, West Haven Park, Sheffield Road, Upper Botswick Road, East
Shore Park, and Tutelo Park. Specific points in the City include Meadow Street, Route 13 heading
south mid-way down the hill, Stewart Park, Allan H. Treman State Marine Park, Cass Park, South
Cayuga Street heading south, and Cornell University on East Hill.
A field analysis included a before/after comparison using photography to collect near and distant views.
Eighteen (18) existing views were documented in late February during leaf off conditions in order to
capture the maximum visual impact. Massing models have also been created to illustrate the potential
visual and aesthetic impacts of proposed development in the context of existing Site conditions. The
visual impact analysis includes the following:
 Photographs of existing views of the Site during leaf off conditions, as identified in the
Scoping Document.
 Photographic perspectives, visual renderings, and visual simulations of the Project from
each critical receptor point, providing a before/after comparison.
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Maps of each viewshed illustrating the sight lines and views internal and external to the
Site.
View descriptions from critical vantage points of the proposed development using
photographs.
Architectural elevation drawings of the Phase I buildings were developed.

Potential Impacts
 The existing Site buildings are, and some proposed new buildings will be, visible from a number
of locations throughout the City and Town in varying degrees.
 The visual and aesthetic character of Route 96B, as illustrated in viewsheds 9 and 10, will incur
the greatest impacts, as the Project will create a new and vibrant street front.
 More distant views and views of limited visibility of the Project, such as viewsheds 1, 2, 3, 4, 5,
6, 7, 11, 12, 13 and 14 will have far less impacts, as the proposed new structures relate to and
blend with the existing structures from a distance.
Mitigation
 Mitigation measures include strategies such as architectural approaches and themes consistent
with the surrounding neighborhood, visual screening and planting/landscaping and, carefully
locating components within the Project. The Conceptual Site Layout Plan serves as mitigation.
 The Conceptual Site Layout Plan mitigates visual impact through the careful placement of
proposed structures in a manner that forms a relationship between the topography and the
structures across the landscape.
 The Design Guidelines require development to be of similar character with the existing
structures. For example, the application of architecture strategies such as fenestration of the
proposed structures that continue the rhythm and character of the existing structures allows for
new structures to blend with the Site as it exists. The Design Guidelines include detailed limits
on the heights of proposed building (different limits for each Sub Area), building setbacks,
maximum façade length, and public frontages.
 Sub Area CW1 is designated as a Natural Area, which includes the steep slopes on the western
side of the Site and will include the Gateway Trail. This Sub Area is highly visible from many
viewpoints and will be preserved. The existing vegetation in this area provides some screening
of the existing upslope buildings. Designating Sub Area CW1 as a Natural Area mitigates
potential impacts from proposed buildings.
 The Project Sponsor will be following LEED ND guidelines including compact development,
tree-lined and shaded streetscapes, and minimized site disturbance.
11. Community Services
The GEIS analyzed the potential impacts to community services including Government Facilities, Solid
Waste Management, Educational Facilities, Cultural Facilities, Religious Facilities, Health Care
Services, and Public Safety. The Site, located in both the City and Town, is relevant to both
municipalities’ offices. The City of Ithaca City Hall is located at 108 East Green Street and the Town of
Ithaca Town Hall is located at 215 North Tioga Street, each respectively 0.5 miles and 0.6 miles north
from the Site. The United States Postal Service Downtown Ithaca Office is located at 213 North Tioga
Street, approximately 0.6 miles north of the Site. Additionally, a number of approved postal provider
satellite sites are located within a 1.5-mile radius from the Site.

Potential Impacts
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Government Facilities: The Project will result in a notable increase of the tax base, as described
under Cumulative Impacts, thereby increasing the revenue for the City, Town and County
Governments.
Solid Waste Management: The Project will result in an increase of solid waste. In addition to the
solid waste generated by residences on-Site, there will be an increase in commercial and/or
manufacturing waste, depending on tenants. Consultation with the TCRSWC revealed that it is
currently operating at 21% of its capacity for waste and 41% for recyclables.
Educational Facilities: The Site is located within the Ithaca City School District (ICSD) boundary.
The Project estimates there will be approximately 50 children living on-Site creating a new
demand on the ICSD. Based on correspondences with ICSD, schools in the ICSD have the
capacity to accommodate future residents of the CWD. Higher learning educational facilities in
close proximity to the Site include Cornell University (located approximately 1.0 mile northeast
of the Site) and Ithaca College (located approximately 0.5 miles to the southeast).
Cultural Facilities: The Site is positioned near a variety of existing cultural facilities. The
Tompkins County Public Library is located at 101 East Green Street, approximately 0.5 miles
from the Site. Cinemapolis, a 5-screen cinema house, is located at 120 East Green Street,
approximately 0.5 miles from the Site. The State Theatre of Ithaca, a historic 1,600 seat theatre
that hosts bands, dramatic performances, and films, is located at 107 West State Street, 0.6
miles from the Site. CSMA also offers public dances, musical events, and art shows.
o The Project will result in a greater demand on existing cultural facilities. It is expected
that some employees commuting to the CWD would use existing cultural facilities during
their non-work hours. The Project will also provide a significant amount of community
space resulting from the selective demolition of portions of existing buildings. This
increased internal open space will provide opportunities for markets, collective
gatherings, festivals, and other larger community events.
Religious Facilities: The City is the home to many religious institutions including over a dozen
within a 1 mile radius. The Project will result in a greater demand on the existing religious
facilities. Additionally, it is expected that some employees commuting to the CWD would use
existing religious facilities during their non-work hours. It is expected that this would result in a
negligible or otherwise positive impact through increased attendance, participation, and
donations.
Health Care Services: The City and Town have a number of facilities which provide health and
medical care. Cayuga Medical Center is the largest medical facility in the area, with a 204-bed
acute care hospital serving inpatient and outpatient needs and an Emergency Department that
is open 24-hours per day.
o The Project will result in a greater demand on the existing health care services due to
increased demand largely as a result of the increased residential population, but also to
a lesser extent, the workforce employed at the CWD. The Project’s residential population
is expected to be approximately 1,830, and the employee population to range between
approximately 800-1,000 people.
Public Safety Services: The Project Site is served by a City police station, fire station, County
sheriff’s office, NYS police and Bangs Ambulance service. The Project will construct
approximately 1,830 bedrooms, or approximately 915 units.
o This will impact the existing public safety services, requiring resources and staff time
from the police (City of Ithaca Police Department, the Tompkins County Sheriff’s Office
and at times the New York State Police), fire (the City of Ithaca Fire Department and as
needed adjacent and nearby community fire stations and departments) and emergency
medical services.

Mitigation
 Analyses of the community services indicate that there will be adequate capacity for community
services despite increased demands resulting from the Project. Any increased demands from
the Project on such services will be mitigated by the additional tax base generated by the
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increased property assessment for the Site. The assessed value of the Site will increase from
$3.5M to an estimated $236M.
Additional mitigation includes sales tax and other taxes on revenue generated by the operations
of the Project as well as individual business operations located on-site. These additional taxes
have not been considered in this analysis but would nevertheless further mitigate the cost of
providing community services to the Project.
Although the Site lies in both the City and Town, there would be no jurisdictional confusion as
police protection operates on a “close-car” concept, and fire protection and emergency medical
services operate without regard to the City and Town distinctions.

12. Open Space and Recreation
The GEIS analyzed the potential impacts to open space and recreation as a result of the Project and its
alternatives within and adjacent to the Site, including parks, trails and other recreational resources. The
City, Town, and Tompkins County own many open spaces within a developed urban environment and
provide residents and visitors with a wide variety of recreational resources, including hiking, biking,
boating, fishing, and educational resources. There is a large quantity of trail networks within and
connecting to these parks and recreational resources. Buttermilk and Robert H. Treman State Parks
have their own internal hiking trails and are connected by the Finger Lakes Trail System. The Finger
Lakes Trail system is over 950 miles in length and runs from the Pennsylvania-New York border in
Allegany State Park to the Long Path in the Catskill Forest.
Potential Impacts
 The existing impervious area on the Site is 35.75+/- acres. The Project will reduce the overall
potential open space on the Site by approximately 11% or 11.2 acres with an increase of
development and impervious surfaces in the future.
 The Project will impact open space and recreation by allowing the construction of the proposed
Gateway Trail. The Gateway Trail will provide a missing link between South Hill Recreation
Way, Buttermilk Falls State Park, the Finger Lakes Trail, and the Black Diamond Trail, creating
broader connections between the City, Town, and Tompkins County.
 The construction of the Gateway Trail will impact current residents and visitors to the City,
Town, and Tompkins County as a whole, as well as the future residents and employees at the
CWD.
 The construction of the Gateway Trail will provide another pedestrian route to, from, and
through the Site. This will result in the Site becoming an important link and node in connecting
an extensive hiking and recreational trail network that allows for non-motorized activities such
as snowshoeing and cross-country skiing in the winter. This action promotes transportation
efficiency through multimodal transportation and impacts public health by facilitating physical
activity.
Mitigation
 To ensure the long term benefits on open space, Sub Area CW1 Natural Conservation Area is
proposed to limit development and uses to only recreationally-base programming.
 In addition to the Gateway Trail, with the development of the Project, the Site will become a
bridge between South Hill and Downtown Ithaca. A pedestrian network will traverse the Site,
connecting NYS Route 96B to S. Cayuga Street, allowing for greater accessibility to Downtown
amenities and services, and vice versa. A pedestrian network is also being established
internally within the Site with sidewalks along many streets and pedestrian-dominated
courtyards.
 Open spaces, courtyards, and a pedestrian network of sidewalks and trails will provide passive
and active recreational opportunities throughout the CWD.
 The City of Ithaca and its consultants published a draft Parks and Recreation Master Plan in
November 2017. The Plan, among other things, highlights the future connection of the Gateway
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Trail/Buttermilk Falls Corridor as one of the key planned trail system enhancements. A
permanent easement will be established along the western portion of the Site to assist with such
trail enhancements.
13. Construction Activities
The GEIS analyzed the potential impacts from Project construction activities and measures to mitigate
them. The Site has been utilized as a construction staging area for multiple off-Site projects in the area
including the City sponsored Commons infrastructure redevelopment project.
Potential Impacts
 The Project calls for the full development of the Site over a seven to ten year period in multiple
phases. Planning and coordination will be required for the construction of the various phases.
The NYSDEC ROD amendment and market conditions will influence phasing and timing of the
redevelopment plan.
 Because the Project will have multiple phases over many years, there are both short and long
term potential impacts. Many of these impacts are typical of any construction project, and
include work related to: (1) site work; (2) foundations; (3) steel work; (4) concrete flatwork; (5)
exterior wall construction; (6) roofing; (7) interior finish work; and (8) exterior site improvements.
 Construction work for the Project in the CW3 and CW4 Sub Areas may encounter impacted
media and building materials such as concrete floor slabs. As such, these activities have the
potential to impact on-Site workers, neighboring properties, or the environment if not properly
handled.
 Additional construction impacts typical for a project of this nature include:
o Construction Staging: Due to the multiple phases, a construction staging area may
potentially impact the residents/occupants of the Site as well as the adjacent property
owners.
o Soil Erosion/Dust: Development of the Site will include clearing and grading of land
which creates the potential for soil erosion due to land disturbance and stormwater
runoff. Particulate matter and dust generation is also a potential impact due to demolition
and grading.
o Solid Waste: Construction and demolition on the Site will generate related solid waste.
Those materials not reused or recycled will require disposal.
o Noise/Emissions: Noise, air emissions and vibration will be generated from construction
activities, worker traffic, heavy equipment operation and delivery vehicles.
o Construction Traffic: Traffic volumes will increase from the movement of construction
workers and off-Site construction equipment.
o Asbestos: Projects that involve demolition typically encounter asbestos containing
materials (ACM).
o Worker Safety: Projects of this type have potential impacts to workers including health
and safety concerns typically associated with construction activities.
Mitigation
 NYSDEC ROD Amendment: A SMP (which includes an Excavation Work Plan and
Groundwater Management Plan) and various other Remedial Work Plans specific to the area
being addressed will be developed and implemented for all areas of the Site that remain on the
IHWDS Registry, i.e., all areas generally located north of the creek that runs west to east across
the Site.
 All work at the Site involving the disturbance of impacted soils or groundwater in the IHWDS
areas will also be implemented under CAMPs and Health and Safety Plans in order to ensure
that impacts to on-Site workers and the surrounding community are mitigated.
o This includes continuous monitoring during periods of impacted soil or groundwater
disturbance by an environmental professional.
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Construction activity will be coordinated with NYSDEC-approved remediation to eliminate or
minimize disturbance of impacted media and building materials.
Construction Staging: The majority of the construction will be staged in former Parking Lot #6
(which is the parking area east and uphill of Building 34). This staging area is centrally located
and will allow ease of access to the Site and also provides a large paved area to reduce
temporary construction impacts. The area utilized for staging will be fenced and gated to control
access.
o Lot #6 will be used as a staging area and will minimize traffic interruptions by providing
two separate construction access points on NYS Route 96B that can easily be operated
and maintained with typical flagging in accordance with NYSDOT requirements or with
the addition of temporary traffic signalization. This central staging area will also maintain
the pedestrian, bicycle and vehicle access and parking for the CWD population
throughout the multiple development phases.
o Limits of disturbance during construction will be clearly delineated to reduce
encroachment into sensitive or prohibited areas and the areas of disturbance will be
limited to the extent practicable.
o The Site Plan drawings for Phase I include a detailed construction staging plan.
o Project identification and wayfinding signage to distinguish construction and public
access points will be used. Signage shall also be provided to indicate contacts for
complaints and/or questions regarding the Project. Signage shall be maintained
throughout the construction phase.
Soil Erosion/Dust: A generic SWPPP has been prepared for the full development of the Site. A
Full SWPPP is developed for the Phase I Site Plans in accordance with the NYS SWMDM and
the NYS Erosion and Sediment Control Manual. Mitigation will include coverage under a
SPDES General Construction Permit (GP-0-15-002), installation of proper erosion and sediment
(E&S) control measures in accordance with the approved SWPPP, and weekly inspections by a
Qualified Professional.
Dust creation is also mitigated by implementing the SWPPP. Specific mitigation will include
wetting of roadways and hydroseeding/mulching immediately upon grading to minimize dust and
promote vegetative cover. Potential fugitive dust emissions from material storage piles will be
controlled through the use of enclosures, seeding, covers or spraying with a dust suppressant
as necessary.
The generation of airborne demolition-related dust will be reduced through standard
construction practices including application of dust suppressants over the involved area to
minimize blowing and circulation of exposed soils/materials.
The need for blasting will be minimized as much as possible. If blasting is deemed necessary,
any permits and authorizations will be clearly identified and obtained as part of the Site Plan
approval process prior to commencing. Blasting specifications would be developed in
accordance with NYSDOT procedures for blasting. Any blasting will be minimized when
developing grading plans.
Solid Waste: Prior to demolition, the Project Sponsor will consult with Finger Lakes ReUse to
determine eligibility for their “deconstruction” program that identifies suitable buildings for
deconstruction, safely dismantles them by hand to harvest maximum materials, and then sells
the materials through their existing ReUse Center at discounted prices. All other metal
construction debris will be separated and recycled. Any remaining debris will be disposed of at a
permitted construction and demolition (C&D) landfill.
Construction disposal plan for non-recyclable construction waste handling and removal in
accordance with local regulations and following LEED guidelines will be developed. Phasespecific disposal plans will be developed during the Site Plan Approval process.
All remaining demolition debris will be disposed of at C&D landfills or recycling facilities
permitted by NYSDEC (per 6 NYCRR 360 Solid Waste Management Facilities). NYSDEC
requires demolished materials containing lead paints to be disposed of at permitted C & D
facilities.
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Noise/Emissions: Proper maintenance of all construction equipment and appropriate muffler
systems on all equipment will be required. Construction vehicles will be shut down whenever
practicable and the idling of such vehicles will not be permitted.
The Project will be governed by the respective City and Town guidelines for construction
schedules and local noise ordinances. Hours of operation for exterior construction will be limited
to the hours of 7:00 am to 6:00 pm Monday through Saturday, or as per the City/Town
Ordinances for noise. Interior construction will be limited to Monday through Saturday from 7:00
am to 11:00 pm.
Construction Traffic: A safe construction/delivery routing plan will be developed. This includes
the development of a Maintenance and Protection of Traffic Plan for all work zone areas.
Parking for construction-related personnel will be located on-Site.
Asbestos/Hazardous Materials: An asbestos survey in accordance with 12 NYCRR 56 Section 5
will be completed for all structures scheduled for renovation or demolition prior to such activity to
determine the presence, if any, of asbestos-containing building materials. This survey will be
performed by a licensed asbestos inspector certified in compliance with 12 NYCRR 56 Section
3.2.
Worker Safety: All work will be completed in accordance with OSHA requirements including
developing an accident prevention program that provides for frequent and regular inspection of
the jobsites, materials, and equipment by competent persons designated by the employers in
accordance with 29 CFR 1926.20(b).

14. Irreversible and Irretrievable Commitments of Resources
As part of the impact analysis SEQR requires that the GEIS identify the irreversible and irretrievable
commitment of resources, if any. The GEIS identified several irreversible and irretrievable commitments
of resources required for construction and operation of the Build Alternatives, which would include
construction materials, energy (construction and operation phases), labor, capital, and land. The
Project Sponsor will undertake practical efforts to minimize impacts through the implementation of a
project-specific Sustainability Program, using LEED ND as the framework for the development and
operation of the Project.
Public and private financial commitment is likely to provide residents and municipalities in the
immediate area, region, and State with increased property and sales tax revenue, growth in land values
surrounding the Site, other revenues directly or indirectly generated by the new development, and other
intangible quality of life benefits to the City and Town such as the provision of improved access to
downtown and the 95 acre parcel itself. Therefore, the financial investment in the Project represents
long-term beneficial effects, rather than irreversible or irretrievable commitments of resources.
15. Unavoidable Adverse Impacts
SEQR also requires an analysis of unavoidable adverse impacts. The GEIS found that the Build
Alternatives are generally consistent with local and regional plans and policies for redeveloping the Site
and would result in significant short- and long-term benefits. However, some unavoidable adverse
impacts would result from implementation of the Build Alternatives. The unavoidable adverse impacts
are similar for each Build Alternative but may vary in degree of impact.
Construction-phase impacts would include localized and temporary impacts to soil erosion, solid waste
generation, sound levels, air quality, and traffic. Short-term noise impacts associated with constructionrelated vehicles would be regulated by local and State regulations and standards. Soil erosion would be
mitigated through the NYSDEC SPDES process and the development of project specific SWPPPs. Air
quality impacts would be limited to short-term increases in fugitive dust and mobile source emissions
from construction equipment. Construction traffic will be minimized with the development of on-site
staging areas.
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Overall, the Build Alternatives would have significant, positive long-term impacts. However, as with any
sizable urban development, there may be minor long-term impacts. These impacts include increased
vehicular traffic, noise and air quality resulting from denser development patterns. Some existing
viewsheds will be altered due to the placement of new structures on the site. In addition, there would
be impacts to public utilities due to increased usage including natural gas, electric, fiber optics, public
water, and sanitary/storm sewers.
16. Growth Inducing Aspects
Under SEQR the GEIS must also analyze potential growth-inducing aspects of the Project. The GEIS
identified the following growth-inducing aspects: The Project would provide significant investment and
potential growth in the City and the Town through the revitalization of a vacant industrial site. Through
the revitalization and transformation of a large, underutilized Site with identified environmental
challenges, the CWD will function as a lively, mixed-use, sustainable community and regional
destination.
In particular, the Project would include the construction of a substantial mixed-use neighborhood
including residential, commercial, office, and industrial/maker-space opportunities. This, in turn, would
expand the City’s employment base as well as add much needed new housing. The Project addresses
two of the underlying causes of gentrification: low housing supply and a shortage of developable land in
the City for new housing. Rezoning the CWD to allow the development of new housing will reduce
pressure on existing neighborhoods to accommodate Ithaca’s job growth and demand for housing in
walkable neighborhoods.
17. Effects on the Use and Conservation of Energy Resources
The construction and operation of the Build Alternatives would have both short-term and long-term
impacts on the use and conservation of energy resources. In the short-term, construction of all Build
Alternatives would require the use of nonrenewable energy resources including: gasoline, diesel fuel,
and electricity. In addition to construction-related energy use by equipment, the indirect use of energy
would also occur as a result of construction workers commuting to and from the construction site.
The long-term impacts of each Build Alternative on energy resources would differ in magnitude for each
of the Build Alternatives with the Low-Density Alternative having the least impact and the HighLong-term impacts on the use and conservation of energy will result from the consumption of energy
from day-to-day Project operations, such as heating, cooling, powering various commercial and
industrial operations and lighting buildings, and from Project generated traffic. Long-term impacts on
the use and conservation of energy will result from the consumption of energy from day-to-day Project
operations, such as heating, cooling, powering various commercial and industrial operations and
lighting buildings, and from Project generated traffic.
New buildings will meet LEED ND criteria and include efficient design and renewable energy systems
necessary to achieve at least a 70% reduction in fossil fuel use in compliance with the Architecture
2030 Challenge. That would reduce total energy usage by up to 53,000 MMBTUs per year and return
the usage estimates to pre-developed estimates for typical industrial use of the existing Site based on
the 821,200 sf gross square area (GSA) .
Finally, the Project’s adaptive reuse of existing buildings allows for the preservation of the energy
embodied in existing buildings. By preserving the existing buildings where feasible, the Project will
avoid the disposal of thousands of BTUs worth of building materials. Building reuse extends the life
cycle of buildings and conserves resources such as energy by requiring less manufacturing and
transportation of materials.
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THRESHOLDS:
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Pursuant to SEQR, Agencies may prepare a GEIS when there is a need to assess a wide variety of impacts at
a more conceptual level on a larger geographic area, often including cumulative impacts, rather than projectspecific or site-specific EISs. As Project plans move forward, Project changes may occur as the conceptual
development plan is developed into final design proposals for the well-defined elements, but more likely, for the
less defined components. Such changes may specifically include proposed changes to the contemplated
development program.
The Project was evaluated utilizing a GEIS to analyze Site-specific impacts associated with various aspects of
the Preferred Alternative as well as more long-term and/or cumulative impacts associated with future phases of
Project development. Final designs for less-defined Project components as well as any proposed changes to
the more well-defined elements (hereinafter referred to as “Future Project Plans.”) would require further
evaluation pursuant to SEQR. The City of Ithaca Planning and Development Board, as Lead Agency, would be
responsible for performing an environmental review on Future Project Plans and must consider Future Project
Plans proposed in relation to the GEIS and the Findings Statement. Upon development of Future Project
Plans, the Project Sponsor would work with the Lead Agency to determine if the environmental impacts
associated with such Future Project Plans have been adequately addressed in the GEIS and SEQR Findings
Statement, taking into account whether the proposal exceeds any of the thresholds outlined below. Such a
determination must be made before any Future Project Plans are approved. A Checklist for Future Project
Plans Consistency with GEIS has been developed and is attached hereto as Attachment C.
In the event that the Lead Agency determines that:
I.

Future Project Plans would be carried out in conformance with the conditions and thresholds
established in below, then no further SEQR compliance would be required;

II.

Future Project Plans would be carried out in conformance with the conditions and thresholds
established below, but are not addressed or are not adequately addressed in this Statement of
Findings, then an amended findings statement must be prepared;

III.

Future Project Plans are not addressed or are not adequately addressed in the GEIS for the
Project, but the proposal does not exceed any of the thresholds established below, or the
proposal does exceed a threshold(s) established in below, but would not result in any significant
adverse environmental impacts, then a negative declaration must be prepared; or

IV.

Future Project Plans are not addressed or are not adequately addressed in the GEIS for the
Project and/or the proposal would exceed one of the thresholds established below and may
have one or more significant adverse environmental impacts, then a supplement to the GEIS
must be prepared.

Future Project Plans that exceed any one of the following conditions or thresholds shall not be considered to
have been addressed by the GEIS/Findings Statement and must be evaluated by the Lead Agency to
determine whether additional environmental review (e.g., a Supplemental Generic Environmental Impact
Statement) would be necessary:
Environmental Setting

Land Use

Threshold/Condition
Material changes to when site plan approvals are triggered; allowable uses
in Sub Areas; size and location of Sub Areas (see Figure 2.1-3 and Table
2.7-1); required buffers; maximum Sub Area coverage; and maximum
density.
A material change to the Conceptual Site Layout Plan such as the general
location or grouping of structures and streets or Site access points.
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Total square footage of uses (residential, commercial and industrial) as set
forth in Table 2.7-1.
Development proposed on slopes greater than or equal to 20%.
Land – Topography
Water Resources – Stormwater

Future proposed action likely to exceed total impervious site coverage rate
of 70%.
Non-recreational facilities proposed in CW1.

Vegetation

Public Health and Environment

Transportation

Utilities
Water
Discharge to Turner Place Sewer
Discharge to South Cayuga Street Sewer
Total peak sewer discharge
Natural Gas / Electric
Light

Air Quality

Material change to size (23.86 acres) and location of CW1.
The NYSDEC Issued ROD Amendment to allow for the mixed-use of the
Site does not call for a remedial action different from those analyzed in the
GEIS.
Future proposed action likely to exceed a mixed-use development of 1.7
MSF or square footage allocations for land uses set forth in Table 5.7-4.

Proposed action likely to cause the Project’s total demand to exceed:
271,500 GPD and peak @ 1500 gpm
2,033 gpm
1,450 gpm
1,500 gpm
143,400 MMBTUs
Not to exceed Design Guidelines, Table 13
Proposed action likely to cause Project’s total emission of carbon dioxide
equivalent to exceed 2,686 tons/year.
Proposed maximum building height exceeds Design Guidelines, Table 7.

Visual and Aesthetic Resources
Material change to size (23.86 acres) and location of CW1.
Non-recreational facilities proposed in CW1.
Open Space
Material change to size (23.86 acres) and location of CW1.

CERTIFICATION OF FINDINGS:
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Having considered the DGEIS and the FGEIS, including the comments received on the DGEIS and the FGEIS,
and having considered the preceding written facts and conclusions relied upon to meet the requirements of 6
NYCRR 617.9, the Lead Agency finds and certifies that:
I.

The requirements of Article 8 of the New York State Conservation Law and the implementing
regulations of NYSDEC, 6 NYCRR Part 617, and local regulations, have been met; and

II.

Consistent with social, economic and other essential considerations from among the reasonable
alternatives available, the action is one that avoids or minimizes adverse environmental impacts
to the maximum extent practicable, and that adverse environmental impacts will be avoided or
minimized to the maximum extent practicable by incorporating as conditions to the decision
those mitigative measures that were identified as practicable.

The City’s designees are hereby directed to file and distribute this Findings Statement as required by 6
NYCRR Part 617 pertaining to Article 8 of the Environmental Conservation Law (SEQR).
These Findings were adopted by majority vote of the City of Ithaca Planning and Development Board at a duly
called meeting held on ****, 2019.

City of Ithaca Planning and Development Board
108 East Green Street
Ithaca, New York 14850

Signature of Responsible Officer:__________________________________

Name/Title of Responsible Officer:_________________________________

Doc #01-3226261.2
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Date:___________________

P ROPOSED RESOLUTION
Approval of Project C ha nges & Conditions

City of It haca Plan ning & Development Board
City Ce ntre - Mixed -Usc (Housi ng & Retail)
301 E. StatcIM.L.K., Jr. Street
March 26, 2019

WHEREAS: the City of Ithaca Planning and Development Board approved the City Centre Mixed Usc
Project with conditions on January 24, 2017, and approved subsequent project changes on May 23, 20 17,
and April 24, 2018, and the signage package presented on February 26, 2019, and
WHEREAS: the app licant is now requesting project changes, as a required condition of the original
approval, detailed in a March 4, 2019, submission from Whitham Planning & Design, LLC, on beha lf of the
owner, that include site details, minor facade changes, and minor site plan modifications, additi onal
signage, and
WHEREAS: this is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance
("CEQRO"), §176-4 B. (I ) (h)[4], (k) and (n), and the State Environmental Quality Review Act
(" SEQRA") , §617.4 (6.)(iv) and (II), and is subject to Environmental Review for which the Planning
Board, acting as Lead Agency made a negative determination of environmenta l significance on December
20,2016, and
WHEREAS: the Planning Board has determined that the proposed updates arc consistent with the above
referenced environmental determinati on and no further environmental review is required, and
WHEREAS: the Planning Board granted approva l on January 24, 20 17, subjec t to the following condit ions:
i.

Granting of the required area variance by the Board of Zoning Appeals before the applicant
can seck Final Site Plan Approval, and

ii.

Approval specifically excludes all signage, which will be reviewed and approved at such
time as the applicant has prepared a full sign package, and

iii.

Submission of a revised planting plan with removal of dotted line indicating underground
tree well,

iv.

Submission to the Planning Board for review and approval of all site details including but
not limited to exterior furnishings, bollards, paving, railings, signage, lighting, etc., and

v,

Submission of revised lighting plan showing all exterior lighting, and

vi.

Submission of revised elevat ion showing facade facing Aurora St Bridge as shown in
drawi ng SK02 dated 1-11-17 showing 1) brick replacing gray panel on first floor and 2)
vertica l 's lot' adjacent to tower as either all glass or a lighter gray pane l, and

vii.

Submission of revised elevations showing taller windows, row of transom windows, upper
glass block, or one diffcrcntiated upper cladding color on the eighth floor of the dark
towers facing E. State Street, and

viii.

Submission ofa plan showing addition of bollards at corner of Aurora and E State!MLK SI.
such that bollards protect the pedestrian ramp, and

IX.

Any work in the City Right of Way will require a Street Permit, and

x.

XI.

xii.

Transformer, if needed, will be located such that it is not visible from the public right of
way, and
Bike racks must be installed before a certificate of occupancy is granted.
Submission of new northwest roof terrace plan to include more greenery that will be clearly
visible from the east end of the Commons, and

xiii.

Submission of a revised roof pulling back rooftop utility screen from northwest comer of
building (so it will be unseen from the cast end of the Commons), and

xiv.

Submission of revised large-scale drawing refining the proposed streetscape (and
streetscape furniture) plan to better accommodate pedestrian traffic flows near building
entrances , and

xv.

Submission of missing elevation showing the east side of the building's Aurora Street
wing, and

xvi.

Submission of material sample board sheet, showing all currently proposed materials, and
demonstrating that the Nichiha panels will display clear shadow-lines at all edges, and

xvii.

Submission of responses to all other issues raised at the January J 7, 2017 Project Review
Committee meeting, and

XVll l.

Noise at producing construction shall be limited to the hours of 7:30 am and 7:30 pm,
Monday through Friday, and

xix.

Staging Plan must be approved by the Building Division and Engineering before issuance
of a building permit, and

xx.

This site plan approval does not preclude any other permit that is required by City Code,
such as sign penn its, tree permits, street permits or in this case, a permit to occupy a
portion of city sidewalk for outdoor dining, and

WHEREAS: the BZA granted the required variance on February 7, 20 17, and
WHEREAS: the Planning Board, did on May 23, 2017, review and accept as adequate the following
revised and retitled drawings: "Site Plan- Annotated (LOOO)", " Site Layout L IOO)", " Site Plan Comer Deta il
(L IOI)", "Erosion and Sediment Control Plan (C I0 2)", "Demolition Plan (C I03)", "Grading Plan (C I04)",
"Utility Plan (C I05)", "Landscape Plan-Key (LOO)", "Landscape Plan-Plant List", "Landscape Plan-Roof
Terrace (LOI)", "Landscape Details-Green Roof Details", "Landscape Details- Typ Planting, Planters",
"Landscape Details-Site Fixtures", "Landscape Details-Site Furnishing Green Roof ', "Photometric StudySite (DD-El)", "Photometric Study-Roof Terrace", "Landscape Lighting", "Building Materials and
Elevations 0 I", "Building Materials and Elevations 02", "Building Materials and Elevations 03", "Building
Materials and Elevations 04", "Building Materials and Elevations OS", "Building Materials and Elevations
06", "Views- Fence, Stair, Generator", "Roof Plan", and "Views of Rooftop" all dated Revised 05-09-17
and all prepared by Humphreys & Partners Architects L.P. et al; and other application materials, and
WHEREAS: the Planning Board determined that the following conditions had been met: i, iii, iv, v, vi, vii,
x, xii, xiii, xiv, XV, xvi, xvii, and
'
WHEREAS: the Planning Board, did on April 24, 2018 review and accept as adequate the following new,
revised and retitled drawings: "Site Plan from SPA Conditions Submission", "Changes to Site Plan",

"Details for Site Plan Changes", "G rading and Utility Changes", "Current Landscape Plan" "Plant Schedule
Changes",
" SPA Conditions Submiss ion", "Current Lighting Plan and Fixtures", "Changes made to
Basement Level", "Changes made to I" Floor Level", "Unit Mix Changes", "Changes to Elevations",
"C urrent Building Materials", and "Sample Images of Proposed Cladding", all dated 4/4/18, and "Post PRC
meeting Site Plan Changes (3.1 & 8.1) and "Photo of metal panel mock-up (17.1)" dated 4/24/ 18, and all
prepared by Humphreys & Partners Architects L.P. et al; and other application materials, and

WHER EAS: the Planning Board determ ined that the following conditions had been met: viii and xix, and
WHEREAS: the Planning Board, did on March 26, 2019, review and accept as adequate the following new,
revised and retitled drawings: "Locator Map," "Awning Details," "Ithaca Ale House Site Plan," "Ithaca Ale
House Storefront Details," "Ithaca Ale House Outdoor Furniture," "Ithaca A le House Ceiling Fan," "Ithaca
Ale House Fire Pit Details," "Ithaca A le House Lights & Heat Lamp," "Chase Storefront Details," "C hase
Outdoor Furniture," "CTB Storefront Details," "Updated Plant Schedule," "Current Planting Plan,"
"Pedestrian Gate Detail," and "Revised Sign Mounting Detail," submitted March 4, 2019, dated March 26,
2019, and unattribut ed, /l OW, theref ore be it
RESOL VED : that the Planning Board docs hereby approve proposed changes as detailed in the latest
drawings referenced above, and be itfurth er
RESOL VED: that the following conditions will be met before a Certificate of Occupancy is issued, and any
other proj ect changes will be brought before the Planning Board for review:
ii. Approval specifically excludes all signage, which will be reviewed and approved at such
time as the applicant has prepared a full sign package, and
iv. Submission to the Planning Board for review and approval of all site deta ils including but
not limited to exterior furnishings, bollards, paving, railings, signage, lighting, etc., and
xi. Bike racks must be installed before a certificate of occupancy is granted.
Moved by:
Seconded by:
In Favor:
Against:
Abstain:
Absent:
Vacancies:

March 15, 2019
Lisa Nicholas, Senior Planner
Planning Division, City of Ithaca,
108 E. Green Street, 3rd Floor
Ithaca, NY 14850
Dear Lisa, JoAnn, and members of the City of Ithaca Planning and Development Board
In response to the questions from the February 26th planning board meeting, attached please find additional
site plan review materials for the North Campus Residential Expansion project. As you already know, work
within the City includes new buildings, pavements and landscaping. The design team will present
Architectural design responses for the façade along Jessup Road at the next planning board meeting.
Enclosed you will find the following:
An updated view from Triphammer Road (View 6 from SEQR)
A map showing the location of the architectural mock up on site
A copy of the fire access plans as approved by Tom Parsons
Annotated architectural ground-floor plans
ADA path of travel diagram

If you have any questions or require further information, please do not hesitate to call. We are looking
forward to reviewing the site design for the project at your March 26th meeting, when we are hoping the
portions of the project in the City’s jurisdiction can be considered for Preliminary Site Plan approval. We
understand that this would allow the applicant to apply for an earthwork permit to begin preliminary work in
the city (earthwork, utilities and foundations).
I am copying the Village of Cayuga Heights and the Town of Ithaca on this letter and all of the materials, as
we anticipate preliminary site plan consideration for the portions of the project in their respective
municipalities in March and April, respectively.

Sincerely,

Kimberly Michaels
Principal

Cc:

Susan Ritter, Town of Ithaca
Brent Cross, Village of Cayuga Heights

Trowbridge Wolf Michaels Landscape Architects LLP
1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la

Updated Visualization (view 6, pages 108-109 from SEQR)
As requested by the Planning Board, View 6 from the SEQR document, Triphammer Road Looking
Northeast, has been updated to include the most current architectural and site information.
Existing View (below): The view looking northeast along Triphammer Road is taken at the intersecti9on of
Triphammer Road and Wait Avenue. In the foreground the sidewalk along the southwest side of Triphammer
Road is visible. To the northwest the vehicular entrance to the Wait Avenue Cooperative is visible. In the
midground the western facades of Clara Dickson Hall, Kappa Delta, Delta Gamma and Sigma Alpha Mus
are visible as well as the intersection at Sisson Place. In the background the western façade of George
Jameson Hall is visible.
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Proposed view from SEQR documents (below):
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Updated, Current Proposed View (below):
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North Campus Residential Expansion - Mock-Up Location
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PROPOSED RESOL UTIO N
Approva l of P roj ect C hanges & Conditions

City of Ithaca Planning & Development Board
G ree nsta r Coo perative Mar ket
750-770 Cascndilln St reet
March 26, 2019

WHER EAS: the City of Ithaca Planning and Development Board approved the Greenstar Cooperative
Marke t relocation Proj ect with conditions on Junc 26, 2018, and
WHEREAS: the applicant is now requesting proje ct changes detailed in a February 8, 2019, submission
from Stream Collaborative, on behalf of the owner, that include removal of the farm stand and forklift shed,
modifications to the planting plan, minor site plan modifications, and minor changes to the exterior of the
building (including fenestration), and
WHEREAS: this has been determined to be a Type I Action under the City of Ithaca Env ironmental Quality
Review Ordinance ("CEQRO") §176-4 B.(I)(d) and thc State Environmental Quality Review Act
("SEQRA") § 6 17.4 (b)(1O) and is subj ect to environmental review, for which the Planning Board, acting as
Lead Agency made a negative determination of environmental significance on June 26, 20 I8, and
WHER EAS: the Planning Board has determined that the proposed updates arc consistent with the above
referenced environmenta l determination and no further environmental review is required, and
WHEREAS: the Planning Board granted approv al on June 26, 2018, subj ect to the following condition s:
i.
Ii.
iii.
iv.
v.
vi.
vii.

Submission to the Planning Board of project details, including but not limited to building
materials, lighting, signage, etc., and
Submission to the Planning Board of updated information regarding off-site improvements that
are under the j urisdiction ofNYSDOT and the adjacent property owner, and
Any work in the City Right of Way will require a Street Permit, and
Transformer, if needed, will be located such that it is not visible from the public right of way,
and
Bike racks must be installed before a Certificate of Occupancy is granted, and
A Staging Plan must be approved by Building and Engineering before issuance of a building
permit, and
This site plan approval does not preclude any other permit that is required by City Code, such
as sign permits, tree penn its, street penn its, etc.

WHER EAS: the Planning Board has on Marc h 26, 2019, reviewed and accepted as adequate the following
new, revised drawings: "Layout Plan (L IOI)," "Planting Plan (L I02)," "Site Elevations (L201)," "Site
Elevations (L202)," "Site Details (LSO!)," "Perspectives (L901)," and "Perspectives (L902) ," all revised
and dated March S, 2019, and all prepared by Stream Collaborative on behalf ofthe Owner, and other
application materials, " ow, therefore be it
RESOL VED: that the Planning Board does hereby approve proposed changes as detailed in the latest
drawings referenced above, ami be itfurther
RESOL VED: that the following conditions will either be met before construction or a Certificate of
Occupancy is issued, and any other project changes will be brought before the Planning Board for review:
i.
ii.
iii.

Submission to the Planning Board of project details, including but not limited to building
materials, lighting, signage, etc., and
Submission to the Planning Board of updated information regarding off-site improvements that
are under the jurisdiction of NYSDOT and the adjacent property owner, and
Any work in the City Right of Way will require a Street Permit, and

iv.
v.
vii.

Transformer, if needed, will be located such that it is not visible from the public right of way,
and
Bike racks must be installed before a Certificate of Occupancy is granted, and
This site plan approval does not preclude any other permit that is required by City Code, such
as sign permits, tree penn its, street penn its, etc.

Moved by:
Seconded by:
In Favor:
Against:
Abstain:
Absent:
Vacancies:

PROPOSED RESOLUTION
Preliminary & Final Approval

Site Plan Review
Fo ur Town bumes
402 S. Cayuga Sf.
City of It haca Plauning an d Developme nt Boa r d
Marcb 26,2019

WHEREAS: an application has been submitted for review and approval by the City of Ithaca Planning
and Development Board for four townhornes to be located at 402 S. Cayuga Street in the City of Ithaca,
by Ithaca Neighborhood Housing Services (INHS), and
WHEREAS: this project was approved by the Planning Board on March 24, 2015 and received the
required variances on April 7, 20 15. Due to funding constraints, the applicant did not apply for a building
permit, and, therefore, both the site plan approval and variances expired. The applicant now wishes to
pursue the proj ect as previously approved with some changes to the building elevations, and
WHEREAS: the applicant proposes to construct four (4) for-sale townhomes that will target moderateincome, first-time home buyers. The buildings will be two stories with parking below to take advantage
of the sloped site. Architectural features include front porches, rear decks, shifting roof planes, and a
varied color palette. Site deve lopment includes a common asphalt driveway in the rear, walkways
connecting each unit to the existing sidewalk on Cayuga Street, and landscaping. The project site is in the
R-3b Zoning District and has received the required area variance for a front yard setback, and
WHEREAS: this is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance,
§176-4 (h)(2), and the State Environmental Quality Review Act, §6 17.4 (I J), and is subj ect to
environmenta l review for which the Planning Board, acting as Lead Agency, made a Negative
Determinati on of Environmental Significance on January 27,2015, and
WHEREAS: as there are no significant changes to the originally approved project, nor new information
about the project, the Lead Agency has determined that the proj ect, as currently proposed, is consistent
with the Negative Declaration of September 23, 2014 and no further environmental review is required,
and
WHEREAS: legal notice was published and property posted, and adjacent property owners notified in
accordance with Chapter 290-9 C. (1), (2), & (3) of the City of Ithaca Code, and
WHEREAS: the Planning and Development Board held the required Public Hearing on February 26,
20 19,and
WHEREAS: the City of Parks Recreation and Natural Resources Commission, and other interested
parties have been given the opportunity to comment on the proposed project and any received comments
have been considered, and
WHEREAS: the Planning Board, has on March 26, 20 19, reviewed and accepted as adequate: the
following drawings: "Survey Map, No. 402 South Cayuga Street, City of Ithaca, Tompkins County, New
York," dated IOctober 15, 2012, and prepared by T.G. Mi ller, P.C.; Layout Plan (L20I)", "Site
Protection and Grading Plan (L301)," "Planting Plan (L40 1)", "Utility Plan (CIOI )," and "Details
(CI OI)" all dated December 14, 2018 and prepared by Trowbridge Wolf Michaels Landscape Architects;
and "East Elevation(A2.0)," "West elevation (A2 .1)," "So uth Elevation (A 2.3)," and "No rth Elevation
(A2.4)," all unattributed and dated March 6, 2019; and other application materials, now, th eref ore, be it

RESOL VED: the Planning Board does hereby grant Preliminary and Final Site Plan Approval to the

project, subject to the following conditions:
i.
ii.
iii.

Submission to the Planning Board of applicable project details, including but not limited to
lighting, signage, exterior furnishings, bike racks, and
This site plan approval does not preclude any other permit that is required by City Code, such as
sign permits, tree permits, street permits, etc.
Before the Certificate of Occupancy is granted, the public sidewalk contiguous to the site must be
in compliance with the City of Ithaca standards for public sidewalks and in a condition
satisfactory to the City Sidewalk Program Manager.

Moved by:
Seconded by:
In favor:
Against:
Abstain :
Absent:
Vacancies:

None

.c-:

~

NelghboiWorks

ai

CHARTERED MEMBER

INHS
Lisa Nicholas
Deputy Director
Planning and Development
108 E. Green Street
Ithaca, NY 14850
RE.: 402S. Cayuga Street
Dear lisa:
At the April 23 meeting of the Planning Board, we received four comments on the proposed design and materials to be
used in the construction of the townhouses at 402 S. Cayuga Street:
•
•
•
•

Request to consider a change to the off-center paired window at the three-bedroom townhouse
Comment from the public about the lack of privacy at the rear decks
Request to consider a cladding material other than vinyl siding, if possible
Request to substitute a more vibrant color for the Natural Clay that is currently proposed for one of the four
townhomes

In response to these comments we have prepared the enclosed revisions. All other previously submitted materials
remain unchanged.
We looked into moving the paired window at the three-bedroom unit, as well as adding a window in that stair. We
thought that changing to a triple window in this location was a more aesthetically pleasing solution.
We have added a lattice privacy screen at the south end of the rear decks to provide more privacy from adjacent decks.
These decks are relatively shallow, so changing to a solid deck panel felt too constructing, while adding screening at the
north end of the decks would block the view toward the creek. The open lattice that we are proposing would provide
some screening while not blocking the south light.
Our builder has not been able to provide us with a cladding option other than vinyl that is within our budget. The
product we are proposing was used at the Hancock townhomes and in the recent renovation of INHS' Scattered Site
portfolio. We feel is an attractive option, within the realm of vinyl siding.
Our builder also has not yet provided upgrade pricing to change to a more vibrant color in lieu of Natural Clay. If our
budget is able to support this upgrade, we propose Mountain Cedar as an alternative, but request permission to
continue with Natural Clay if financially necessary. A sample of both colors will be provided at the March 26 meeting.

l~
c. Truame
S nior Housing Developer

115 West Clinton Street • Ithaca, New York 14850 • (607) 277-4500 • (607) 277-4536 : fax
(QUAl HOUSING

OPI'OlTUNlfY

www.ithaeanhs.org
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

1SPKFDU
%BUF

130 Cherry St
3-7-18

Part 2 is to be completed by the lead agency. Part 2 is designed to help the lead agency inventory all potential resources that could
be affected by a proposed project or action. We recognize that the lead agency=s reviewer(s) will not necessarily be environmental
professionals. So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that
can be answered using the information found in Part 1. To further assist the lead agency in completing Part 2, the form identifies the
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question. When Part 2 is completed, the
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.
If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding
with this assessment.
Tips for completing Part 2:
Review all of the information provided in Part 1.
Review any application, maps, supporting materials and the Full EAF Workbook.
Answer each of the 18 questions in Part 2.
If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
If you answer “No” to a numbered question, move on to the next numbered question.
Check appropriate column to indicate the anticipated size of the impact.
Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency
checking the box “Moderate to large impact may occur.”
The reviewer is not expected to be an expert in environmental analysis.
If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general
question and consult the workbook.
When answering a question consider all components of the proposed activity, that is, the Awhole action@.
Consider the possibility for long-term and cumulative impacts as well as direct impacts.
Answer the question in a reasonable manner considering the scale and context of the project.

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,
the land surface of the proposed site. (See Part 1. D.1)
If “Yes”, answer questions a - j. If “No”, move on to Section 2.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may involve construction on land where depth to water table is
less than 3 feet.

E2d

✔

b. The proposed action may involve construction on slopes of 15% or greater.

E2f

✔

c. The proposed action may involve construction on land where bedrock is exposed, or
generally within 5 feet of existing ground surface.

E2a

✔

d. The proposed action may involve the excavation and removal of more than 1,000 tons
of natural material.

D2a

✔

e. The proposed action may involve construction that continues for more than one year
or in multiple phases.

D1e

✔

f. The proposed action may result in increased erosion, whether from physical
disturbance or vegetation removal (including from treatment by herbicides).

D2e, D2q

✔

g. The proposed action is, or may be, located within a Coastal Erosion hazard area.

B1i

✔

h. Other impacts: _______________________________________________________
___________________________________________________________________

Page 1 of 10

Moderate
to large
impact may
occur

2. Impact on Geological Features
The proposed action may result in the modification or destruction of, or inhibit
access to, any unique or unusual land forms on the site (e.g., cliffs, dunes,
minerals, fossils, caves). (See Part 1. E.2.g)
If “Yes”, answer questions a - c. If “No”, move on to Section 3.

NO

Relevant
Part I
Question(s)
a. Identify the specific land form(s) attached: ________________________________
___________________________________________________________________

E2g

b. The proposed action may affect or is adjacent to a geological feature listed as a
registered National Natural Landmark.
Specific feature: _____________________________________________________

E3c

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

c. Other impacts: ______________________________________________________
___________________________________________________________________

3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water
bodies (e.g., streams, rivers, ponds or lakes). (See Part 1. D.2, E.2.h)
If “Yes”, answer questions a - l. If “No”, move on to Section 4.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may create a new water body.

D2b, D1h

✔

b. The proposed action may result in an increase or decrease of over 10% or more than a
10 acre increase or decrease in the surface area of any body of water.

D2b

✔

c. The proposed action may involve dredging more than 100 cubic yards of material
from a wetland or water body.

D2a

✔

d. The proposed action may involve construction within or adjoining a freshwater or
tidal wetland, or in the bed or banks of any other water body.

E2h

✔

e. The proposed action may create turbidity in a waterbody, either from upland erosion,
runoff or by disturbing bottom sediments.

D2a, D2h

✔

f. The proposed action may include construction of one or more intake(s) for withdrawal
of water from surface water.

D2c

✔

g. The proposed action may include construction of one or more outfall(s) for discharge
of wastewater to surface water(s).

D2d

✔

h. The proposed action may cause soil erosion, or otherwise create a source of
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.

D2e

✔

i. The proposed action may affect the water quality of any water bodies within or
downstream of the site of the proposed action.

E2h

✔

j. The proposed action may involve the application of pesticides or herbicides in or
around any water body.

D2q, E2h

✔

k. The proposed action may require the construction of new, or expansion of existing,
wastewater treatment facilities.

D1a, D2d

✔

Page 2 of 10

Moderate
to large
impact may
occur

l. Other impacts: _______________________________________________________
___________________________________________________________________

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or
may have the potential to introduce contaminants to ground water or an aquifer.
(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t)
If “Yes”, answer questions a - h. If “No”, move on to Section 5.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c

✔

b. Water supply demand from the proposed action may exceed safe and sustainable
withdrawal capacity rate of the local supply or aquifer.
Cite Source: ________________________________________________________

D2c

✔

c. The proposed action may allow or result in residential uses in areas without water and
sewer services.

D1a, D2c

✔

d. The proposed action may include or require wastewater discharged to groundwater.

D2d, E2l

✔

e. The proposed action may result in the construction of water supply wells in locations
where groundwater is, or is suspected to be, contaminated.

D2c, E1f,
E1g, E1h

✔

f. The proposed action may require the bulk storage of petroleum or chemical products
over ground water or an aquifer.

D2p, E2l

✔

g. The proposed action may involve the commercial application of pesticides within 100
feet of potable drinking water or irrigation sources.

E2h, D2q,
E2l, D2c

✔

✔

h. Other impacts: Proposed
______________________________________________________
project will create 8,530 g/day new demand for water
__________________________________________________________________

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
If “Yes”, answer questions a - g. If “No”, move on to Section 6.

NO

Relevant
Part I
Question(s)

YES

No, or
small
impact
may occur

a. The proposed action may result in development in a designated floodway.

E2i

✔

b. The proposed action may result in development within a 100 year floodplain.

E2j

✔

c. The proposed action may result in development within a 500 year floodplain.

E2k

✔

d. The proposed action may result in, or require, modification of existing drainage
patterns.

D2b, D2e

✔

e. The proposed action may change flood water flows that contribute to flooding.

D2b, E2i,
E2j, E2k

✔

f. If there is a dam located on the site of the proposed action, !"#$% dam &"&%%'"()"*%+, *(*".+/*,'%0"

E1e

✔
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Moderate
to large
impact may
occur

Moderate
to large
impact may
occur

g. Other impacts: ______________________________________________________
___________________________________________________________________

6. Impacts on Air
The proposed action may include a state regulated air emission source.
(See Part 1. D.2.f., D,2,h, D.2.g)
If “Yes”, answer questions a - f. If “No”, move on to Section 7.

✔ NO
Relevant
Part I
Question(s)

a. If the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:
i. More than 1000 tons/year of carbon dioxide (CO2)
ii. More than 3.5 tons/year of nitrous oxide (N21)
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF6)
v. More than 1000 tons/year of carbon dioxide equivalent of
hydrochlorofl(urocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2g
D2g
D2g
D2g
D2g
D2h

b. The proposed action may generate 10 tons/year or more of any one designated
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.
c. The proposed action may require a state air registration, or may produce an emissions
rate of total contaminants that may exceed 5 lbs. per hour, or may include a heat
source capable of producing more than 10 million BTU=s per hour.

D2g

d. The proposed action may reach 50% of any of the thresholds in “a”"through “c”,
above.

D2/

e. The proposed action may result in the combustion or thermal treatment of more than 1
ton of refuse per hour.

D2s

D2f, D2g

f. Other impacts: ______________________________________________________
__________________________________________________________________

7.

Impact on Plants and Animals
The proposed action may result in a loss of flora or fauna. (See Part 1. E.2. m.-q.)
If “Yes”, answer questions a - j. If “No”, move on to Section 8.
Relevant
Part I
Question(s)

NO
No, or
small
impact
may occur

a. The proposed action may cause reduction in population or loss of individuals of any
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.

E2o

✔

b. The proposed action may result in a reduction or degradation of any habitat used by
any rare, threatened or endangered species, as listed by New York State or the federal
government.

E2o

✔

c. The proposed action may cause reduction in population, or loss of individuals, of any
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.

E2p

✔

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or
the Federal government.

E2p

✔
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✔ YES
Moderate
to large
impact may
occur

e. The proposed action may diminish the capacity of a registered National Natural
Landmark to support the biological community it was established to protect.

E3c

✔

f. The proposed action may result in the removal of, or ground disturbance in, any
portion of a designated significant natural community.
Source: ____________________________________________________________

E2n

✔

E2m

✔

g. The proposed action may substantially interfere with nesting/breeding, foraging, or
over-wintering habitat for the predominant species that occupy or use the project site.
h. The proposed action requires the conversion of more than 10 acres of forest,
grassland or any other regionally or locally important habitat.
Habitat type & information source: ______________________________________
__________________________________________________________________

E1b

i. Proposed action (commercial, industrial or recreational projects, only) involves use of
herbicides or pesticides.

D2q

Impact on Agricultural Resources
The proposed action may impact agricultural resources. (See Part 1. E.3.a. and b.)
If “Yes”, answer questions a - h. If “No”, move on to Section 9.
Relevant
Part I
Question(s)

a. The proposed action may impact soil classified within soil group 1 through 4 of the
NYS Land Classification System.

E2c, E3b

b. The proposed action may sever, cross or otherwise limit access to agricultural land
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

E1a, Elb

c. The proposed action may result in the excavation or compaction of the soil profile of
active agricultural land.

E3b

d. The proposed action may irreversibly convert agricultural land to non-agricultural
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

E1b, E3a

e. The proposed action may disrupt or prevent installation of an agricultural land
management system.

El a, E1b

f. The proposed action may result, directly or indirectly, in increased development
potential or pressure on farmland.

C2c, C3,
D2c, D2d

g. The proposed project is not consistent with the adopted municipal Farmland
Protection Plan.

C2c

h. Other impacts: ________________________________________________________
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✔

✔

of approximately 20 trees - including some on adjacent land.
j. Other impacts: Removal
______________________________________________________
__________________________________________________________________

8.

✔

✔ NO
No, or
small
impact
may occur

YES
Moderate
to large
impact may
occur

9.

Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource. (Part 1. E.1.a, E.1.b, E.3.h.)
If “Yes”, answer questions a - g. If “No”, go to Section 10.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h

✔

b. The proposed action may result in the obstruction, elimination or significant
screening of one or more officially designated scenic views.

E3h, C2b

✔

c. The proposed action may be visible from publicly accessible vantage points:
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons)
ii. Year round

E3h

d. The situation or activity in which viewers are engaged while viewing the proposed
action is:
i. Routine travel by residents, including travel to and from work
ii. Recreational or tourism based activities

E3h

e. The proposed action may cause a diminishment of the public enjoyment and
appreciation of the designated aesthetic resource.

E3h

✔

f. There are similar projects visible within the following distance of the proposed
project:
0-1/2 mile
½ -3 mile
3-5 mile
5+ mile

D1a, E1a,
D1f, D1g

✔

Moderate
to large
impact may
occur

✔
✔

E2q,
✔
✔

E1c

g. Other impacts: ______________________________________________________
__________________________________________________________________

10. Impact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological
resource. (Part 1. E.3.e, f. and g.)
If “Yes”, answer questions a - e. If “No”, go to Section 11.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action may occur wholly or partially within, or substantially contiguous
to, any buildings, archaeological site or district which is listed on or has been
nominated by the NYS Board of Historic Preservation for inclusion on the State or
National Register of Historic Places.

E3e

b. The proposed action may occur wholly or partially within, or substantially contiguous
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.

E3f

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source: ____________________________________________________________

E3g
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

d. Other impacts: ______________________________________________________
__________________________________________________________________
If any of the above (a-d) are answered “ !"#$%&#'&!'(%$)#'*+,%-&'+%.'
e. !--/$”, continue with the following questions'to help support conclusions in Part 3:
i.

The proposed action may result in the destruction or alteration of all or part
of the site or property.

E3e, E3g,
E3f

ii. The proposed action may result in the alteration of the property’s setting or
integrity.

E3e, E3f,
E3g, E1a,
E1b
E3e, E3f,
E3g, E3h,
C2, C3

iii. The proposed action may result in the introduction of visual elements which
are out of character with the site or property, or may alter its setting.

11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a
reduction of an open space resource as designated in any adopted
municipal open space plan.
(See Part 1. C.2.c, E.1.c., E.2.q.)
If “Yes”, answer questions a - e. If “No”, go to Section 12.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may result in an impairment of natural functions, or “ecosystem
services”, provided by an undeveloped area, including but not limited to stormwater
storage, nutrient cycling, wildlife habitat.

D2e, E1b
E2h,
E2m, E2o,
E2n, E2p

✔

b. The proposed action may result in the loss of a current or future recreational resource.

C2a, E1c,
C2c, E2q

✔

c. The proposed action may eliminate open space or recreational resource in an area
with few such resources.

C2a, C2c
E1c, E2q

✔

d. The proposed action may result in loss of an area now used informally by the
community as an open space resource.

C2c, E1c

✔

✔

e. Other impacts:Proposed
_____________________________________________________
property will be visible by users of adjacent open space
_________________________________________________________________

12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical
environmental area (CEA). (See Part 1. E.3.d)
If “Yes”, answer questions a - c. If “No”, go to Section 13.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action may result in a reduction in the quantity of the resource or
characteristic which was the basis for designation of the CEA.

E3d

b. The proposed action may result in a reduction in the quality of the resource or
characteristic which was the basis for designation of the CEA.

E3d

c. Other impacts: ______________________________________________________
__________________________________________________________________
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Moderate
to large
impact may
occur

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)
If “Yes”, answer questions a - . If “No”, go to Section 14.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. Projected traffic increase may exceed capacity of existing road network.

D2j

✔

b. The proposed action may result in the construction of paved parking area for 500 or
more vehicles.

D2j

✔

c. The proposed action will degrade existing transit access.

D2j

✔

d. The proposed action will degrade existing pedestrian or bicycle accommodations.

D2j

✔

%. The proposed action may alter the present pattern of movement of people or goods.

D2j

✔

Moderate
to large
impact may
occur

). Other impacts: ______________________________________________________
__________________________________________________________________

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.
(See Part 1. D.2.k)
If “Yes”, answer questions a - e. If “No”, go to Section 15.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action will require a new, or an upgrade to an existing, substation.

D2k

✔

b. The proposed action will require the creation or extension of an energy transmission
or supply system to serve more than 50 single or two-family residences or to serve a
commercial or industrial use.

D1f,
D1q, D2k

✔

c. The proposed action may utilize more than 2,500 MWhrs per year of electricity.

D2k

✔

d. The proposed action may involve heating and/or cooling of more than 100,000 square
feet of building area when completed.
e. Other Impacts: Project
________________________________________________________
will increase electrical demand by 923,118 kWh/yr
____________________________________________________________________

D1g

✔
✔

15. Impact on Noise, Odor, and Light
The proposed action may result in an increase in noise, odors, or outdoor lighting.
(See Part 1. D.2.m., n., and o.)
If “Yes”, answer questions a - f. If “No”, go to Section 16.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may produce sound above noise levels established by local
regulation.

D2m

b. The proposed action may result in blasting within 1,500 feet of any residence,
hospital, school, licensed day care center, or nursing home.

D2m, E1d

✔

c. The proposed action may result in routine odors for more than one hour per day.

D2o

✔
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Moderate
to large
impact may
occur

Moderate
to large
impact may
occur
✔

d. The proposed action may result in light shining onto adjoining properties.

D2n

✔

e. The proposed action may result in lighting creating sky-glow brighter than existing
area conditions.

D2n, E1a

✔

f. Other impacts: ______________________________________________________
__________________________________________________________________

16. Impact on Human Health
The proposed action may have an impact on human health from exposure
to new or existing sources of contaminants. (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m. If “No”, go to Section 17.

✔ YES

NO

Relevant
Part I
Question(s)

No,or
small
impact
may cccur

a. The proposed action is located within 1500 feet of a school, hospital, licensed day
care center, group home, nursing home or retirement community.

E1d

✔

b. The site of the proposed action is currently undergoing remediation.

E1g, E1h

✔

c. There is a completed emergency spill remediation, or a completed environmental site
remediation on, or adjacent to, the site of the proposed action.

E1g, E1h

✔

d. The site of the action is subject to an institutional control limiting the use of the"
property (e.g.-"easement"(*"deed restriction)3

E1g, E1h

✔

e. The proposed action may affect institutional control measures that were put in place
to ensure that the site remains protective of the environment and human health.

E1g, E1h

✔

f. The proposed action has adequate control measures in place to ensure that future
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.

D2t

✔

g. The proposed action involves construction or modification of a solid waste
management facility.

D2q, E1f

✔

h. The proposed action may result in the unearthing of solid or hazardous waste.

D2q, E1f

✔

i. The proposed action may result in an increase in the rate of disposal, or processing, of
solid waste.

D2r, D2s

✔

j. The proposed action may result in excavation or other disturbance within 2000 feet of
a site used for the disposal of solid or hazardous waste.

E1f, E1g
E1h

✔

k. The proposed action may result in the migration of explosive gases from a landfill
site to adjacent off site structures.

E1f, E1g

✔

l. The proposed action may result in the release of contaminated leachate from the
project site.

D2s, E1f,
D2r

✔

m. Other impacts: ______________________________________________________
__________________________________________________________________
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to large
impact may
occur

17. Consistency with Community Plans
The proposed action is not consistent with adopted land use plans.
(See Part 1. C.1, C.2. and C.3.)
If “Yes”, answer questions a - h. If “No”, go to Section 18.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action’s land use components may be different from, or in sharp
contrast to, current surrounding land use pattern(s).
b. The proposed action will cause the permanent population of the city, town or village
in which the project is located to grow by more than 5%.
c. The proposed action is inconsistent with local land use plans or zoning regulations.

C2, C3, D1a
E1a, E1b
C2

d. The proposed action is inconsistent with any County plans, or other regional land use
plans.

C2, C2

e. The proposed action may cause a change in the density of development that is not
supported by existing infrastructure or is distant from existing infrastructure.

C3, D1c,
D1d, D1f,
D1d, Elb
C4, D2c, D2d
D2j

f. The proposed action is located in an area characterized by low density development
that will require new or expanded public infrastructure.
g. The proposed action may induce secondary development impacts (e.g., residential or
commercial development not included in the proposed action)

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

C2, C2, C3

C2a

h. Other: _____________________________________________________________
__________________________________________________________________

18. Consistency with Community Character
The proposed project is inconsistent with the existing community character.
(See Part 1. C.2, C.3, D.2, E.3)
If “Yes”, answer questions a - g. If “No”, proceed to Part 3.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may replace or eliminate existing facilities, structures, or areas
of historic importance to the community.

E3e, E3f, E3g

✔

b. The proposed action may create a demand for additional community services (e.g.
schools, police and fire)

C4

✔

c. The proposed action may displace affordable or low-income housing in an area where
there is a shortage of such housing.

C2, C3, D1f
D1g, E1a

✔

d. The proposed action may interfere with the use or enjoyment of officially recognized
or designated public resources.

C2, E3

✔

e. The proposed action is inconsistent with the predominant architectural scale and
character.

C2, C3

✔

f. Proposed action is inconsistent with the character of the existing natural landscape.

C2, C3
E1a, E1b
E2g, E2h

✔

g. Other impacts: ______________________________________________________
__________________________________________________________________

PRINT FULL FORM
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: Arthaus Apartments - 130 Cherry Street
Date Created: 3/18/19

PROJECT DESCRIPTION
The applicant proposes a five-story building approximately 63 feet in height with gallery, office and
affordable residential space at 130 Cherry Street, on the east side of the Cayuga Inlet. The site is currently
the location of AJ Foreign Auto. The program includes ground floor covered parking for approximately 52
vehicles, plus 7,000 SF of potential retail/office and amenity space geared towards artists’ needs. Building
levels two through five will house approximately 120 studio, one-bedroom and two-bedroom residential
units. The total building square footage is 97,500 SF. All residential rental units will be restricted to renters
earning 50 to 80 percent of the Area Median Income (“AMI”). The north edge of the property will include
a publicly accessible path leading to an inlet overlook. The project may require approval from NYSDEC for
proposed improvements to their adjacent property. This has been determined to be a Type 1 Action under
the City of Ithaca Environmental Quality Review Ordinance §176-4B(1)(k), (h)[2], (n), and the State
Environmental Quality Review Act (“SEQRA”) § 617.4(b)(11).
IMPACT ON LAND
The .82 acre project site is on Cherry Street and adjacent to Cayuga Inlet. Cherry Street is primarily
characterized by industrial and commercial land uses, while the Cayuga Inlet and its banks are used for
passive recreation and boating. According to information provided by the applicant, the project site has
been fully developed since 1910, initially for residential uses and then subsequently redeveloped for
commercial use in the late 1970s. The site may have been used as a filling station before operating as an
automotive repair facility for the last 20 years (i.e., AJ Foreign Auto).
The project site is currently used as an automotive repair business and is occupied by an approximately
5,000 SF one-story building and a large unpaved parking and car storage area. The southern edge of the
site contains some vegetation and trees.
Based on information provided by the applicant in their March 6, 2019 submission, preliminary soil borings
have been completed and the building foundation is expected to be deep piles with cap footing, grade
beams and structural slab on grade, where required. The estimated depth to bedrock on the site ranges
from approximately 70 feet to 100 feet below grade. As a result, no blasting is anticipated for construction.
How much soil to be removed from site?
IMPACT ON SURFACE WATER
The applicant recognizes that the project site is situated adjacent to the Cayuga inlet, and project and site
design during construction and post-construction should mitigate any potential impacts to the waterway.
The applicant has opted to use stainless steel material for outdoor screening, to avoid adverse impacts that
other materials may have on adjacent waterways (e.g., Corten steel) as they begin to weather. In addition,
the applicant notes:
“… the design of the building has been moving toward a CMU first floor wall system along
with ribbed/corrugated metal paneling. This allows for the use of prefinished metal siding
that should not corrode or degrade into any local water sources.”
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: Arthaus Apartments - 130 Cherry Street
Date Created: 3/18/19

Need stormwater narrative – project appears to be connecting to the City Storm sewer on Cherry Street
Need information on drainage post- construction
IMPACT ON GROUNDWATER
According to information provided by the applicant on January 15, 2019, the proposed project is located in
an area currently serviced by public utilities (e.g., water and sewer). The project will be served by potable
water provided by the City of Ithaca, and will not draw from groundwater resources. Anticipated water
demand is approximately 8,350 gallons per day, which the existing public water supply has the capacity to
service.
The project site is listed in the NYSDEC Environmental Site Remediation database (site no. 755007) due to
historic coal tar contamination. According to the NYSDEC’s March 2003 Record of Decision for the site, the
NYSDEC concluded that no further action was required, and no use restrictions needed to be imposed on
the site. The proposed land use for the site is lower intensity than historic uses, being primarily residential
and public gathering space, and therefore no contaminants are anticipated to be introduced to the site.
The Lead Agency has determined that based on the information above, no significant impact to
groundwater is anticipated.
IMPACT ON FLOODING
The project site is not located in a 100 or 500 year flood zone.
The Lead Agency has determined that based on the information above, no significant impact on flooding
is anticipated.
IMPACTS ON AIR
According to information provided by the applicant, construction is projected to last approximately X
months. During construction, generators may be required to provide power to the site. Excavation and
preparation of foundations additionally create the potential for increased airborne dust and dirt particles.
Impacts to air quality will be limited to the period associated with construction activities.
During construction, the applicant will employ the following applicable dust control measures, as
appropriate:







Misting or fog spraying the site to minimize dust;
Maintaining crushed stone tracking pads at all entrances to the construction site;
Re-seeding disturbed areas to minimize bare exposed soils;
Keeping roads clear of dust and debris;
Requiring construction trucks to be covered; and
Prohibiting burning of debris on site.
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FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: Arthaus Apartments - 130 Cherry Street
Date Created: 3/18/19

The Lead Agency has determined that with the mitigation measures during construction identified above,
no significant impact to air is anticipated.
IMPACT ON PLANTS AND ANIMALS
According to the Demolition Plan provided on March 6, 2019, proposed redevelopment will require the
removal of approximately 20 trees, which primarily consist of box elder with a few catalpa and red maples.
Twelve of the 20 trees identified for removal are 8” or greater DBH.
Wildlife likely to be encountered on or near the project site include invertebrates and occasional birds. The
New York Natural Heritage Program identifies the gray petaltail dragonfly as a species of “special concern,”
indicating that it is at risk of becoming threatened. The general habitat of the gray petaltail can be described
as hillside seeps and fens in areas of deciduous forest (Dunkle 2000). According to the New York Natural
Heritage Program:
“In New York, all known populations are found at rocky gorges and glens with deciduous
or mixed forests. Small shallow streams flow through the gorges and glens, and these
streams are fed by hillside seepage areas, groundwater fed seepage streamlets or fens.
The seepage areas represent the larval habitat for these populations, while the adults use
both the seepage areas and the stream courses.”
Population loss of this species has primarily been attributed to suburban development trends. The project
site is a previously developed site that is noted for relatively flat terrain, despite being located adjacent to
the Cayuga Inlet. In addition, no development is proposed on or near the banks, which is part of a NYSDEC
easement.
Based on the development history of the site and its historic uses, it is unlikely that any wildlife habitat
exists on the project site. Therefore, the Lead Agency has determined no significant impact to plants and
animals is anticipated.
IMPACT ON AGRICULTURAL RESOURCES
The project site is not in or adjacent to an agricultural area.
Based on the information provided above, the Lead Agency has determined no significant impact to
agricultural resources is anticipated.
IMPACT ON AESTHETIC RESOURCES
According to the Tompkins County Scenic Resource Views, there are no scenic resources located adjacent
to or in vicinity of the Project Site. Additionally, there are no locally identified scenic resources located near
the project site.
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However, the project site will be highly visible from residential areas across the inlet, waterfront natural
areas, open spaces and parks, and other vantage points within the waterway and around its edges.
The applicant has designed the project to both retain the industrial aesthetic of the surrounding land uses
and be compatible with its adjacency to waterways and recreational areas. The project incorporated the
following features to achieve this end:






Exterior building materials will be ribbed/corrugated metal paneling as opposed to a
contemporary fiber cement panel system to achieve a warehouse aesthetic
Materials colors will vary from dark to light as the building rises
The water-facing side of the building has variation of the façade plan to break up the mass
Several features connect the project to the water – including a public walkway form Cherry Street
to the water’s edge and a proposed patio area
The project includes trees on two sides of the building

Both the building design and landscape plan will be further developed during site plan approval.
See also Impacts on Open Space and Recreation, Impacts on Critical Environmental Areas, and
Consistency with Community Character.
Based on the information above, the Lead Agency has determined that no significant impacts to aesthetic
resources is anticipated.
IMPACT ON HISTORIC AND ARCHAEOLOGICAL RESOURCES
The site is not located within a historic district, and the existing site is not designated at the local or state
level as an historic resource.
According to the NYSDEC EAF Mapper, the site is located in an archaeologically sensitive area. However,
the site has experienced extensive prior disturbance based on its use for industrial/commercial purposes,
so no archaeological resources are anticipated to be encountered or disturbed during construction.
As a result of historic site use and based on the information provided above, the Lead Agency has
determined no significant impact on historic and archaeological resources is anticipated.
IMPACT ON OPEN SPACE AND RECREATION
The project site will be highly visible by users of the inlet and the existing Cayuga Waterfront Trail, and to
proposed segments of the existing Black Diamond Trail. The Cayuga Waterfront Trail is a 5.5 mile multiuse trail that connects many of Ithaca’s waterfront destinations, including Cass Park, the Farmer’s Market,
and the Visitor’s Center. The Black Diamond Trail is a 15 mile pedestrian and cyclist trail located on the
western shore of Cayuga Lake. The trail connects four major state parks, as well as other regional
community destinations. Improvements include development of segments, from which the project site
may be visible.
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Both of these recreational resources, as well as Cass Park, currently have views of the Cherry Street
industrial area and the project site. As these corridors transition, efforts are being made to fit into the
community character while also accommodating changing land uses. The project aims to incorporate
architectural styles that are compatible with the surrounding area, while accommodating a transitioning
land use that is in synergy to the vision for the Enterprise Zone, as defined in Plan Ithaca. As such, no
major impact to open space and recreation is anticipated, but the project aims to improve the character
of the site from automotive to mixed-use with public access areas, providing more public spaces and
amenities. See also Impacts on Community Character.
Based on the information above, the Lead Agency has determined that no significant impact to open
space and recreation is anticipated.
IMPACT ON CRITICAL ENVIRONMENTAL AREAS
There are no critical environmental areas located within the City of Ithaca. However, Tompkins County
identifies Unique Natural Areas (“UNAs”) throughout the county, which are part of the landscape that has
outstanding geological and environmental qualities, such as special natural communities, or plants and
animals that are rare or scarce elsewhere in the county or region. A UNA is not a regulatory designation
and does not provide legal protection for an area, but signals that special resources may exist that require
project modification.
The closest UNA to the Project Site is Octopus Cliffs (UNA 137), which is located across the Cayuga Inlet
from the site. Although the project will be visible, the applicant is carefully considering architectural
materials and colors that will coincide with the surrounding transitional industrial corridor, and be less
impactful to natural areas, residences, and parks that may be impacted by the structure.
As a result of the information provided above and in discussions with the applicant, the Lead Agency has
determined no significant impact to Critical Environmental Areas is anticipated.
IMPACT ON TRANSPORTATION
The proposed project is primarily a residential development with some public gathering space on the main
floor to be utilized during special events. It is estimated that morning traffic generated will be an average
of approximately 38 additional trips. The average number of trips generated during the afternoon peak
hours is estimated to be 49 additional trips. According to the City Engineer in correspondence dated
February 25, 2019, the existing road infrastructure and planned improvements (e.g., Brindley Street Bridge
project) will adequately serve this projected demand.
The site will accommodate approximately 53 new on-site parking spaces for residential and guest parking.
Five parallel parking spaces are proposed along Cherry Street. Special events are anticipated to occur during
limited days/times on the evenings and weekends. Surrounding businesses primarily have daily operation
schedules and are industrial in nature, with the exception of Found Flea and Cherry Arts, which also have
some evening and weekend operations. As a result, it is not anticipated that site traffic will interfere with
traffic and circulation from surrounding land uses.
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In addition, the project team is accommodating approximately 64 enclosed and secure bike parking spaces
dedicated for resident use, and approximately 8 outdoor bike parking spaces are proposed for visitors. The
team is also in discussions with Ithaca Carshare, LimeBike, and TCAT bus service regarding the potential
location of these services on or near the project site to encourage alternate transportation options.
As a result of the information provided above, the Lead Agency has determined that no significant impact
on traffic is anticipated.
IMPACT ON ENERGY
The project proposes to increase annual electricity demand by 923,118 kWh/year. The building will not
use natural gas except for the potential of an industrial-scale oven at the ground floor gathering space.
The project is considering solar panels, which are currently being tested for feasibility. The project is
pursuing New York State Energy Research Development Association’s Tier II or Tier III certification. In
addition, the project is working with the County Business Energy Advising Program, and is holding itself to
the locally proposed Green Building Policy Standards.
The project has worked to address each of the seven recommendations outlined in the Tompkins County
Energy Recommendations, as submitted in a March 1, 2019 deliverable from Taitum Engineering. According
to the deliverable, the project will comply with the recommendations outlined in the County’s strategy.
Specific measures from the project plan are cited as follows:









The project will aim to use appliances and water fixtures that are Energy Star rated and meet the
EPA’s Water sense requirements;
Heat pumps will be utilized for heating, cooling and domestic water heating, and will be selected
based on the North East Energy Efficiency Partnerships Cold Climate heat pumps list.
The roof will be designed to handle the potential for future solar loads and is considering
installation of some solar PV during construction;
The building has been designed to allow for adequate lighting, and to reduce unnecessary energy
loss. The building has been design to have R-values greater than code resulting in a performance
that is at least 20 percent better than code;
Lighting will be LED and lighting controls installed in almost all spaces. A combination of bi-level
lighting, occupancy sensors and photo sensors will be used throughout the project;
High efficiency cold climate air source heat pumps will be used for heating and cooling and
perform higher than code requirements. The ventilation system will use Energy Star kitchen and
bathroom exhaust fans in each apartment, ducted directly to outdoors. Heating and cooling
ductwork will be located in each apartment, and testing will be performed during construction to
ensure leakage is less than the Energy Star requirement (<4 CFM/100 s.f.). Each apartment will
have control over its own heating and cooling equipment. Split system and/or VRF heatpumps
will be utilized in common area spaces with individual control of the indoor units for each space.
Taitum Engineering has built a conceptual model and is working with the design team to use this
model to make informed decisions. The whole building energy model is at least 25% better than
code and complies with NYSERDA Tier II performance levels.
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As a result from the information provided above, the Lead Agency has determined that no significant
impact to energy is anticipated.
IMPACT ON NOISE, ODOR, AND LIGHT
The project will produce temporary construction noise, particularly during pile driving. According to the site
plan application provided by the applicant, construction is anticipated to last approximately X months. The
project is located in an industrial area, with some commercial activity. Noise producing construction
activities will temporarily impact area properties and will be limited to the hours of 7:00 a.m. to 5 p.m.
Monday through Friday.
More information needed about type and duration of pile driving to assess potential impacts.
Site lighting may cast light onto adjoining properties. The project is proposing to incorporate LED light
fixtures and to be dark sky compliant. A final lighting plan will be submitted during site plan review.
IMPACT ON HUMAN HEALTH
As described in other sections, the project site was a former automotive repair facility and filling station
that operated on the site since the 1970s to present day. Prior to the site’s industrial/commercial
development, the site was residential. A Phase I Environmental Site Assessment (“ESA”) was completed
for the site on October 29, 2018. The Report highlighted the following conclusions:






The subject property appears to have been utilized as an automotive repair facility for at
least 20 years. The operation of an automotive repair facility at the Site for several
decades suggests the potential for impact to the soil and possibly groundwater at the Site
by chemicals related to automotive service activities. This represents an REC1 and a
potential VEC2 to the Subject Property.
The Floor Drain Investigation Report indicates that the former floor drain at the facility
may have discharged to soil beneath the building. This represents an REC and a potential
VEC to the site.3
The Site was previously classified as a retail petroleum. This represents an REC and a
potential VEC to the Site.

1

REC is an acronym for “Recognized Environmental Conditions.” RECs, as defined by the American Society for
Testing and Materials are: the presence or likely presence of any hazardous substances or petroleum products in,
on, or at a property: (1) due to release to the environment; (2) under conditions indicative of a release to the
environment; or (3) under conditions that pose a material threat of a future release to the environment. De minimis
conditions are not recognized environmental conditions.”
2
VEC is an acronym for “Vapor Encroachment Conditions.” A VEC is the presence or likely presence of chemical
vapors in the sub-surface of the Subject Property caused by the release of vapors from contaminated soil or
groundwater either on or near the Subject Property.
3
The Floor Drain Investigation Report was completed April 14, 2005.
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The poor housekeeping practices, documented releases and related activities and
conditions at the salvage yard and other facilities to the east of the Site represent an REC
and a potential VEC to the Site.

As described in the ESA Report, the subject property had no significant environmental conditions
listed in any of the Environmental Data Resources (“EDR”) database searches. Adjacent
properties were noted for spill incidents, listings as hazardous waste generators, and containing
Aboveground Storage Tanks (“ASTs”).
The project is proposed to cover the majority of the site, with parking located on much of the
ground level, and residences proposed above. As a result, residences will be well removed from
soils that may have been impacted from prior site use. The building foundation will additionally
serve as a protective cover.
Mitigation – SMP / CAMP etc. during construction to be followed.
As a result of the information and mitigation measures provided above, the Lead Agency has
determined no significant impact to human health is anticipated.
CONSISTENCY WITH COMMUNITY PLANS
The project, as proposed, is consistent with the future land use plans expressed in the City of Ithaca’s 2015
Comprehensive Plan (“Plan Ithaca”). Plan Ithaca recognizes the area as the City’s industrial park, established
in the 1990s. The plan identifies the Cherry Street corridor as an Enterprise future land use area, defined
as areas targeted for expansion of business and employment opportunities as well as particular residential
uses.
The project site was rezoned from industrial use to the Cherry Street District (CSD) in 2018 to encourage a
more diverse mix of uses including residential use. The project site is also within the planning area for the
Waterfront Plan, which is slated for adoption in late 2019. The project furthers the planned characteristics
for the area as identified in the draft of the plan: more mixed use and/or live/work space, retention of the
industrial character, improvements to multimodal transportation connections and development of 24/7
activity.
Based on the information described above, the Lead Agency has determined that no significant impact to
community plans is anticipated.
CONSISTENCY WITH COMMUNITY CHARACTER
As noted above the intention of the CSD is to transform the area to mixed use while retaining its industrial
aesthetic. The applicant proposes flexible space that is open to the public for arts events, with a possible
ground-floor café, and with public space on the inlet in addition to its mix of affordable housing units. The
proposed public spaces and residential units are intended to appeal to artists, which will complement and
support other area organizations including the Cherry Artspace, and Found Antiques, both of which are
located on the same corridor.
8
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In addition to use, the applicant aims to construct a building compatible to the surrounding industrial
character of the neighborhood. The applicant proposes to use ribbed/corrugated metal paneling as
opposed to a contemporary fiber cement panel system to achieve a warehouse aesthetic.
Based on the information provided above, the Lead Agency has determined no significant impact on
community character is anticipated.
Prepared by: Lisa Nicholas, Deputy Director of Planning, AICP
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Attn: Lisa Nicholas
City of Ithaca Planning Division
108 East Green Street
Ithaca, NY 13850

!"#$%%&'$(&)$!"*+,-.

Lisa,
:060%$50(
#$!2,(;9)$!"<&!&=010!,

On behalf of the project team, attached please find updates to the proposed Ithaca ArtHaus development
project at 130 Cherry Street.
These updates reflect the current proposed plans for the project, originally submitted in January 2019. For
the purposes of this submission, the attached notes outline the project team’s responses to the following
comments received since our last submission on 3/6/2019:
• Project Review Committee – Thursday March 14, 2019
• Planning Staff regarding SEQR review – Wednesday March 13, 2019
• Other notable updates to the project are described in this narrative, as well.

4(9-+,09,2

We look forward to continuing the public review process for what we believe will be an excellent project.
#+6+%"/!=+!00(2

Thank you,

>,(;9,;(&%"/!=+!00(2
</?"/!=+!00(2
/!0(=@"#$!2;%,&!,2
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Project Review Committee – Notes re: updates since submission March 6 2019
7&!829&50"4(9-+,09,2
• Ground floor changes
!"#$%%&'$(&)$!"*+,-.
o More usable space on Inlet side; not concerned about loss of parking spaces.
o Plan includes square footages, numbers of parking spaces for cars, mopeds, bikes
o Trees, shrubs, vines proposed to screen parking on Inlet side will have adequate soil volumes for healthy
growth.
o Walkway on Inlet side of building no longer proposed; required egress hardscape is indicated. Patio on
Inlet still proposed.
• Architectural progress
:060%$50(
o Façades of all four sides of the building are indicated in elevations and perspective renderings.
#$!2,(;9)$!"<&!&=010!,
• Site Plan
o Proposed street trees on Cherry Street are columnar varieties, height appx 50’, spaced 30’ o.c.; these are
typical street tree sizes for urban neighborhoods and reflect the project team’s understanding of the
intention for the character of the street.
4(9-+,09,2
Street trees as proposed are being coordinated with the Fire Chief.
o Current site plan was prepared based on intentions of zoning with 8’ tree lawn separating cars and
pedestrians on 5’ minimum walkway, even though site plan calls for parallel parking in what would be the
8’ tree lawn zone in another plan that doesn’t include parallel parking.
Sidewalks as proposed are being coordinated with the Engineering department.

Notes from Planning Staff re: SEQR review, 3/13/19
• Construction plan
o Timeline, duration, phases, of construction
See site logistics plan from Vecino
• August 2019 mobilize
• March 2020 structure complete
• January 2021 interior finishes complete
• February 2021 project occupancy
• Updated Civil Plans
o Civil plans have been resized to be legible at 11x17.
o Grading plan includes description of approximate amount of soil to be removed.
o Utilities plan includes description of stormwater approach for site as discussed with City Engineering
staff.
o Demolition plan notes have been clarified regarding number of trees to be removed.
• ESA Phase 1 re: soil vapors
o See letter attached regarding the presence of soil vapors; these are below regulatory levels of New York
State and do not pose a threat to construction workers for the project or to future residents of the project.

#+6+%"/!=+!00(2
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Additional Updates
• Geotechnical: additional information
o Depth to bedrock at additional boring locations are indicated in attached plan. These findings indicate
that the deep-pile foundation system as proposed will be an appropriate strategy for supporting the
building.
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1. ONLY LIMITED DISTURBANCE WILL BE PERMITTED TO
PROVIDE ACCESS TO THE SITE FOR GRADING AND
ACQUIRING BORROW TO CONSTRUCT THOSE BMPS.
2. EROSION
AND
SEDIMENT
BMPS
MUST
BE
CONSTRUCTED, STABILIZED, AND FUNCTIONAL
BEFORE SITE DISTURBANCE BEGINS WITHIN THE
TRIBUTARY AREAS OF THOSE BMPS.
3. AFTER FINAL SITE STABILIZATION HAS BEEN
ACHIEVED, TEMPORARY EROSION AND SEDIMENT
BMPS MUST BE REMOVED.
AREAS DISTURBED
DURING REMOVAL OF THE BMPS MUST BE
STABILIZED IMMEDIATELY.

3.
2.
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Rev.

5. UNTIL THE SITE IS STABILIZED, ALL EROSION AND
SEDIMENT BMPS MUST BE MAINTAINED PROPERLY.
MAINTENANCE MUST INCLUDE INSPECTIONS OF ALL
EROSION AND SEDIMENT BMPS AFTER EACH
RUNOFF EVENT AND ON A WEEKLY BASIS. ALL
PREVENTATIVE AND REMEDIAL MAINTENANCE
WORK,
INCLUDING
CLEAN
OUT,
REPAIR,
REPLACEMENT,
REGRADING,
RESEEDING,
REMULCHING
AND
RENETTING
MUST
BE
PERFORMED IMMEDIATELY. IF EROSION AND
SEDIMENT CONTROL BMPS FAIL TO PERFORM AS
EXPECTED,
REPLACEMENT
BMPS,
OR
MODIFICATIONS OF THOSE INSTALLED WILL BE
REQUIRED.
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6. SITE CONTRACTOR TO BECOME CO-PERMITTEE
PRIOR TO EARTHWORK ACTIVITIES COMMENCING.
SITE CONTRACTOR IS RESPONSIBLE FOR ALL
CONDITIONS OF THE E&S PERMITS.

3.

STANDARD SILT FENCE (P. 5A.19) SHALL THEN BE
PLACED AROUND ALL DISTURBED AREAS.

4.

CLEAR AND GRUB THE SITE. STRIP TOPSOIL AND
STOCKPILE ON-SITE WITH PERIMETER SILT FENCE
AND VEGETATIVE COVER.

5.

CONSTRUCT BUILDING FOUNDATION AND ENCLOSE
BUILDING.

6.

CONSTRUCT STORM WATER BASINS AND PERFORM
LAND GRADING IN ACCORDANCE WITH MANUAL (P.
5B.49). INSURE ALL RUNOFF IS DIVERTED TO THE
SEDIMENT BASIN UNTIL THE SITE IS STABILIZED
(80% COVERAGE).

7.

CONSTRUCT PROPOSED STORM SEWER AND
INSTALL TEMPORARY SEDIMENT TRAPS (P. 5A.41)
AT EACH INLET.

8.

INLET PROTECTION (P. 5A.27) SHALL BE PLACED
AROUND ALL STORM DRAIN INLETS. UTILIZE TYPE II
IN AREAS OF EXCAVATION AND TYPE III IN
PAVEMENT AREAS. CONVERT ALL FABRIC DROP
INLET PROTECTION TO TYPE III IN-PAVEMENT
PROTECTION
UPON PAVING WITHIN PROJECT
AREA.

9.

INSTALL ROCK OUTLET PROTECTION (P. 5B.21) AT
ALL STORM SEWER OUTLETS.

TOMPKINS COUNTY, NEW YORK

INSTALL STABILIZED CONSTRUCTION ENTRANCE (P.
5A.75). WIDTH: - TWELVE (12) FT. MINIMUM, BUT NOT
LESS THAN THE FULL WIDTH AT POINTS WHERE
INGRESS OR EGRESS OCCURS. IF ONLY ONE
ENTRANCE IS USED THE MINIMUM WIDTH SHALL BE
TWENTY-FOUR (24) FEET.
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ALL PAGE NUMBERS (P. 5*.**) REFER TO THE NEW
YORK STATE GUIDELINES FOR URBAN EROSION
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ELEMENTS INCLUDING INFRASTRUCTURE AND NEW
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ESTABLISH VEGETATIVE COVER.
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PROPOSED RESOLUTION
CEQR Negative Declaration

Site Plan Review
Perdita Flats
224 Fair Street
City of Ithaca Planning and Development Board
March 26,2019

WHEREAS: the City of Ithaca Planning and Development Board has one pending application for Site
Plan Review for construction of a three-story residential building located at 224 Fair Street, by Noah
Demarest, applicant for owner, and
WHEREAS: The applicant proposes to construct a three-story residential building on a vacant lot in the
Southside Neighborhood of Ithaca. The building will include four rental units priced at market rate: (1)
three-bedroom unit, (2) one-bedroom units, and (1) two-bedroom unit. The first-floor unit will meet ADA
requirements for accessibility. The parcel is located in the R-3b Zoning District and will require a
variance for off-street parking requirements, and
WHEREAS: this is an Unlisted Action under the City of Ithaca Environmental Quality Review
Ordinance ("CEQR") and the State Environmental Quality Review Act ("SEQRA"), both of which
require environmental review, and
WHEREAS: the City of Ithaca Planning Board, being the local agency which has primary responsibility
for approving and funding or carrying out the action, did on February 26, 2019, declare itself the Lead
Agency for the environmental review of the project, and
WHEREAS: the Planning Board, acting as Lead Agency in environmental review, has on March 26,
2019 reviewed and accepted as adequate: A Short Environmental Assessment Form ("SEAF"), Part 1,
submitted by the applicant, and a Part 2, prepared by Planning staff and amended by the Planning Board;
and the following drawings: "Vicinity Ithaca City Zoning Map," "Vicinity Map wi TCAT Stops,"
"Existing Multifamily Housing," "Land Use Categories," "Floodplains," "Site Context," "Demolition
Plan," "Construction Plan," "Utilities Plan," "Site Plan," "Planting Plan," "Perspective Views" all dated
February 5, 2019, and "Boundary and Topographic Map," dated October 19,2018, and LI0l "Site Layout
and Planting,'; A202 "Elevations," AI0I "First Floor Plan," AI02 "Second Floor Plan," AI03 "Third
Floor Plan," revised and dated March 5, 2019 and other application materials prepared by Stream
Collaborative, and
WHEREAS: the City of Ithaca Parks, Recreation, and Natural Resources Commission has been given the
opportunity to comment on the proposed project and any comments received to date on the
aforementioned have been considered, now, therefore he it,
RESOL VED: that the City of Ithaca Planning and Development Board determines the proposed project
will result in no significant impact on the environment and a Negative Declaration for the purposes of
Article 8 of the Environmental Conservation Law be filed in accordance with the provisions of Part 617
of the State Environmental Quality Review Act. .
Moved by:
Seconded by:
In Favor:
Against:
Abstain:
Absent:
Vacancies:

!"#$%&'("&)#*%&+,-& ..*/$01*"2
!"#$%&'( 224 Fair St - Perdita Flats
)*'%(

March 21, 2019

!"#$%&'()#"'*+'$,-%.//+//*+'$%0"#*%
1,#$%2% !3*4,5$%.//+//*+'$

Part 2 !"#$"%&"'$()*&#&+"%,"#-&".&/+"01&2',3
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept “Have my responses been reasonable considering the scale and context of the proposed action?”

No, or
small
impact
may
occur
1.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

✔

2. Will the proposed action result in a change in the use or intensity of use of land?

✔

3. Will the proposed action impair the character or quality of the existing community?

✔

4. Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

✔

5. Will the proposed action result in an adverse change in the existing level of traffic or
affect existing infrastructure for mass transit, biking or walkway?

✔

6.

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

✔
✔

b. public / private wastewater treatment utilities?

✔

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

✔

9. Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

✔

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?

✔

11. Will the proposed action create a hazard to environmental resources or human health?

✔

PRINT FORM

Moderate
to large
impact
may
occur
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SEAF 2019

PROPOSED RE SOLUTION
CEQ R Lead Agency

Site Plan Review
815 S. Aurora St reet
City of Ithaca Planning and Developm ent Board
March 26, 2019

WHEREAS: 6 NYCRR Part 6 17 of the State Environmental Quality Review Law and Chapter 176.6 of
the City Code, Environmental Quality Review, require that a lead agency be established for conducting
environmental review of projec ts, in accordance with local and state environmental law, and
WHEREAS: State Law spec ifies that for actions governed by local environmental review, the lead
agency shall be that local agency which has primary responsibility for approvi ng and fund ing or carrying
out thc action, and
WHER EAS: the City of Ithaca Planning a nd Deve lopment Board has one pendin g application for Site
Plan Review for a new 49-unit student housing complex comprised of three buildings, located at 815
South Aurora Stree t by Stream Collaborative on behalfof the owner, and
WHER EAS: The project applicant proposes a new 49-unit stude nt housing complex ( 16,700 SF
foot print) comprised of three buildin gs constructed on a hillside on the east side of Route 96B,
overlooking the proposed Cha in Works District. The proposed buildin gs will contain (2) efficiency units,
(3) one-bedroo m units, ( 10) two-bedroom units, (20) three-bedroom units, and (14) four- bedroom units.
Amenities will include a gym and media room, with acces s to an outdoor amenity space on the first floor
of Building B, and a roof terrace and lounge on the fourth floor of Building B. The project site shares the
2.85-ae re site with an existing cell tower fac ility, garages, an office, and a one-bedroom apartme nt. Site
improvements will include walkways and curb cuts to be tied into a public sidewa lk proposed by the
Town of Ithaca, Fire truck acce ss is proposed at the exis ting site entry at the south end of the property,
with a new fire lane to be constructed in front of the ends of buildin gs A & B at the north ern end of the
site. The proj ect will include 68 parking spaces, as required by zoning. The pro perty located in the R-3b
zoning district. A variance will likely bc required for a rear yard setback deficiency, and
WHEREAS: this is Type I Action under the City of Ithaca Environmental Quality Review Ordinance
§I76-4( B)(1)(k), (n), (B)(2), and the State Environmental Qua lity Review Act ("SEQRA") §6 17.4(b)( I I),
and
WHEREAS: New York State Department o f Environmental Conservation, and the To mpkins County
Department o f Health , and the New York State Department of Tra nsportation, all potenti ally invo lved
agencies in this action have all consented to the Planning Board actin g as Lead Agency for this proj ect,
IlOW, therefore he it
RESOL VED: that the City of Ithaca Planning and Development Board , bein g that local age ncy which has
primary respo nsibility for approv ing and funding or carry ing out the action, does, by way of th is
resolution , dec lare itself Lead Agency in Environmental Review for the proposed project.
Moved by:
Seco nded by:
In Favor:
Aga inst:
Abstain:
Absent:
Vacancies:

ATTORNEYS AT LAW
417 NORTH CAYUGA STREET

J£xyv£ W-/V#k ~, g~.
~_~kayh .!Jf:?£/?/, .~.-?4/~a/
607.273-6111
Fax 607.273-7920
Email jwa@h inesallen .com
makayla@hinesallen.com

March 15, 2019

Ithaca City Planning and Economic Development Division
Attn: JoAnn Cornish, Director of Planning and Development
108 E. Green St, 3 rd Floor
Ithaca, NY 14850

M.AR

~~ ~

Re: Project at 815 South Aurora Street / Ie Overlook LLC
Dear Ms. Cornish:
Please be advised that I represent the Dennis family, owners of premises abutting the project
above referenced . On behalf of our clients, I provide Notice of their objection to the proposed
development. Although we will later elaborate our concerns, at this point I will provide an overview of
those concerns.

•

Among my clients' many concerns are:
impact to their viewshed;

•
•
•

impact to the character of the neighborhood;
impact to the density of the neighborhood;
the water supply for the project (in this regard please note that my clients are not willing, as I
have previously advised to Assistant Superintendent, Erik Whitney, and wil l not allow access
across their property for water lines}, f urt her, t here will be no access provided across my client's
premises for this project;

•
•

increased traffic to the area; and
safety issues, including but not limited to fire responder access, pedestrian travel and fall zone
congregation in parking areas/as well as parking lot traffic around tower guy wires.

JWA;mp

As noted above, we will provide further elaboration on these other issues. If you or any member of the
board wish to discuss the matter please feel free to contact me at your convenience. Thank you.

JWA:mp

CITY OF ITHACA
108 E. Green Street — 3rd Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Gino Leonardi, Secretary to the Board of Zoning Appeals
Telephone: 607-274-6550

Fax: 607-274-6558

E-Mail: gleonardi@cityofithaca.org

BOARD OF ZONING APPEALS (BZA)
AGENDA & LEGAL NOTICE
CITY OF ITHACA BOARD OF ZONING APPEALS (BZA): Notice is hereby given, pursuant to Section
325-40. B. (2) (g) of City of Ithaca Zoning Ordinance, Public Hearings will be held Tuesday, April 2, 2019 at
6:00 PM in Common Council Chambers, City Hall, 108 E. Green St., Ithaca, NY, to consider the following
appeals:
APPEAL # 3114

224 FAIR STREET
(Umit Sirt and Courtney Royal)
Appeal of STREAM Collaborative on behalf of the owners Umit Sirt and Courtney Royal for Area Variance
from Section 325-8, Column 4, Off-Street Parking requirements of the Zoning Ordinance. The applicant
proposes to construct a net-zero energy efficient building at the property located at 224 Fair Street. The
proposed three-story building will be located on the corner of Wood Street and Fair Street and will contain four
residential apartments. The four-unit dwelling requires four on-site parking spaces to comply with the zoning
ordinance. Due to site constraints and the zoning restrictions for parking placement, the applicants’ options for
providing parking are very limited. The property has two front yards and the ordinance allows only 25% to be
utilized for parking. Furthermore, the parking spaces cannot be located within the required front yard setback.
Parking in the side or rear yard is also limited and is not permitted in the required setbacks. The applicant is
proposing to provide an ADA accessible ramp that has its access point in the side yard. The ramp will reduce
the available side yard and the access to the ramp limits the space to provide parking. The rear yard meets the
minimum setbacks although there is not enough additional area to permit parking without a variance. Therefore,
the applicant proposes to use the limited rear yard area for raised bed gardening and green space and requests a
variance for the required four parking spaces.
The property is located in an R-3b residential use district in which the proposed use is permitted. However,
Section 325-38 requires that area variances be granted before a building permit is issued.
APPEAL # 3122

112 FAYETTE STREET
(Janna Edelman)
Appeal of Emily Petrina, Firehouse Architecture LAB, on behalf of property owner Janna Edelman for area
variance from Section 325-8, Column 7, Lot Width, Column 11, Front Yard, and Columns 12 and 13, Side Yard
requirements of the Zoning Ordinance. The applicant proposes to replace the existing front porch and construct
a two-story addition with a deck on the rear of the dwelling located at 112 Fayette Street. The front porch is in
need of repair, and the applicant proposes to rebuild the porch and extend it the full width of the home. The
existing porch is 3.33 feet from the front property line and extending it will reduce the setback from 3.33’ to
2.75’ of the 10’ required by the ordinance. The applicant would also like to construct a two-story addition on
the rear of the home that will comply with the setback requirements of the zoning ordinance. The applicant will
be removing a one-story attached shed that currently has a side yard setback of 4 feet of the 5 feet required by
the ordinance. The new two-story addition and deck will be constructed to comply with the 5 foot side yard
setback requirement. The property has existing deficiencies in lot width and both side yards that will not be
exacerbated by the proposal.

The property is located in an R-2b residential use district in which the proposed use is permitted. However,
Section 325-38 requires that an area variance be granted before a building permit is issued.
APPEAL # 3123

527 N. AURORA STREET
(Shandor Holdings, LLC)
Appeal of property owner Robert Morache of Shandor Holdings, LLC for an area variance from Section 325-8,
Column 4, Off-Street Parking, Column 10, Percentage of Lot Coverage, Column 11, Front Yard, Columns 12
and 13, Side Yard, and Column 14/15 Rear Yard requirements of the Zoning Ordinance. The property at 527 N.
Aurora Street is a two-family residence with a neighborhood commercial facility (a hair salon) that is allowed
by a special permit issued on March 1, 2011. As a condition of the special permit, the property owner must
provide the required four off-street parking spaces within 500’ of the property. The applicant leased the required
spaces from a neighboring property owner until 2017, but the owner is no longer able to lease the spaces. The
applicant seeks a variance for the required four parking spaces. Off-street parking has never been provided on
site, and there is no area available to provide the required spaces on the property due to site constraints.
Residents of the property and customers of the commercial use will park on-street, on either N. Aurora Street or
E. Marshall Street. The property also has existing deficiencies for percent of lot coverage, both front yards, and
the rear yard. These deficiencies will not be exacerbated by the proposal.
The property is located in an R-2b residential use district in which the proposed use is permitted. However,
Section 325-38 requires that an area variance be granted before a building permit is issued.
APPEAL # 3124

505 S. ALBANY STREET
(Anke Hoffstaetter)
Appeal of the owner, Anke Hoffstaetter for area variance from Section 325-8, Column 4, Off-Street Parking,
Column 6, Lot Area, Column 7, Lot Width, Column 10, Percentage of Lot Coverage, Column 11, Front Yard,
Column 12 and 13, Side Yards, and Column 14/15 Rear Yard requirements of the Zoning Ordinance. The
applicant proposes to provide a massage practice in her single-family home and has applied for a special permit
with the Planning and Development Board for a home occupation under Section 325-9 of the Zoning
Ordinance. The applicant would like to offer services between 9 am and 5 pm on weekdays with some weekend
hours. She plans to have no more than four clients per day and no more than 12-15 clients per week, with
appointments scheduled to avoid overlap. The home occupation requires one off-street parking space be
provided. Currently, there is an existing deficiency of two off-street parking spaces for the four-bedroom
residence. The applicant intends to utilize the first floor bedroom for the home occupation which will thereby
reduce the parking requirement to one space for the residential use. The home occupation requires one space
and therefore, there will be no increase in the two off-street parking spaces originally required for the property.
Due to site constraints, there has never been on-site parking and there is no area available to provide the offstreet spaces on the property. Furthermore, clients will be instructed to park on South Albany Street and South
Titus Avenue where on-street parking is available in these locations without hourly limitations. The property
also has existing deficiencies for lot area, lot width, percentage of lot coverage, front, side, and rear yard
setbacks. These deficiencies will not be exacerbated by the proposal.
The property is located in an R-2b residential use district in which the proposed use is permitted by special
permit issued by the Planning and Development Board. However, Section 325-38 requires that an area variance
for off-street parking be granted before a building permit is issued.
ACCESSIBILITY: If you have a disability and would like specific accommodation to participate, please
contact the City Clerk’s Office at 274-6570 by 12:00 p.m., 2-3 business days (not including weekends/holidays)
before the meeting.
2

Gino Leonardi
Secretary to the Board of Zoning Appeals
Publication Dates: March 27, 2019 and March 29, 2019
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CITY OF ITHACA
Board of Zoning Appeals

APPEAL # 3114

Notice of Appeal

224 FAIR STREET

Appeal of STREAM Collaborative on behalf of the owners Umit Sirt and Courtney Royal for Area
Variance from Section 325-8, Column 4, Off-Street Parking requirements of the Zoning Ordinance.
The applicant proposes to construct a net-zero energy efficient building at the property located at 224
Fair Street. The proposed three-story building will be located on the corner of Wood Street and Fair
Street and will contain four residential apartments. The four-unit dwelling requires four on-site parking
spaces to comply with the zoning ordinance. Due to site constraints and the zoning restrictions for
parking placement, the applicants’ options for providing parking are very limited. The property has
two front yards and the ordinance allows only 25% to be utilized for parking. Furthermore, the parking
spaces cannot be located within the required front yard setback. Parking in the side or rear yard is also
limited and is not permitted in the required setbacks. The applicant is proposing to provide an ADA
accessible ramp that has its access point in the side yard. The ramp will reduce the available side yard
and the access to the ramp limits the space to provide parking. The rear yard meets the minimum
setbacks although there is not enough additional area to permit parking without a variance. Therefore,
the applicant proposes to use the limited rear yard area for raised bed gardening and green space and
requests a variance for the required four parking spaces.
The property is located in an R-3b residential use district in which the proposed use is permitted.
However, Section 325-38 requires that area variances be granted before a building permit is issued.
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R-3b
STREAM Collaborative
Area Variance

Existing
Vacant
Condition and
Lot
Use

Column Title

Column
Number

Appeal Number
Use District
Applicant
Application Type:

City of I thaca

Ok

10

10'

Ok

10

N/A

Front Yard

11

13

Ok

10

10'

Ok

10

N/A

Ok

5

8'-6"

Ok

5

N/A

Other Front
Side Yard
Yard

12

16

Ok

20% or 50' but not
less than 20'

20' or 28.2%

Ok

20% or 50' but not
less than 20'

N/A

Ok

None

3

Ok

None

0

Rear yard: % of depth Minimum
or number of feet,
Building
whichever is less
Height

14/15

CITY OF ITHACA
108 E. Green St. ~ Tb i rd.F l oor Ithaca,NY 14850...5690
DEPARTM·E·l'1.T·· OFPI.JANNING,..BVILDIN.G,.ZONlNG &.ECONOMIC·DEV:ELOpM£NT
Gino .Lconar'di, Board of Zoning Appeals. Secretary
Fax: 607~274-6558

Telephone; 607-27 4..6550

E..11a:iI:: gleonardi(qjcityotlthaca~org

BOARD OF ZONING APPEALS (BZA) APPLICATION
1. TYPE OF APPEAL:

R eEIV D

[8] AREA VARIANCE

OCT 1 2018

APPEAL #:

;;'MI'il:~i~~"li@!,;L;;~~!;\;,,); (FILLEDIN BY STAFF)

D SPECIAL PERMIT
HEARING DATE: .· ¥jz /19_
DEPAk
0 ..
PLANN'N~~"'VElOPMENT
BUILDING PERMIT #: 37 ?5 c..
D. USE VARIANCE
D SIGN VARIANCE
RECEIPT #:
D ACTION, DECISION, OR INTERPRETATIONOF ZONING OFFICER
~ i~~,_ ;\j r

(REQUIRED)

(FILLEDIN BY STAFF)

NW Corner, Wood Street and Fair Street, It haca, NY 14850

2. Property Address:

-

Use District: _R3

b

_

Umit Sirt and Courtney Royal

State:_N_y---:--_ _ Zip: 14850

City: Ithaca

108 W State St 2nd Floor

Ithaca

Telephone: ---:-6_0_7_02_1_6_08_8_0--:-2

E-Mail:

noah@streamcolabocom

4. Attach Reason for Appeal (see "Zoning Appeal Procedure Form")

50 Appellant Certification: I certify the information submitted with the appeal is true to the: best oj my
knowledge/belief; and I have read and am familiar with City ofIthaca Zoning Ordinance sections that apply to this
app eal (incl. Section 325-40) describing the powers and duties ofthe Board ofZoning Appeals). J also acknowledge
the Board ojZoning Appeals may visit the property and J specijicallypermit ch visits.

·.0 I have met/discussed this application with Zoning
Division staff prior to submission.
STATEOFNEWYORK
COUNTY OF TOMPKINS·
Sworn to this

l q+"

day of

(]) Notary Publicavailable at City Hall.

IMPORTANT: INCOMPLETE applications will- be returned to the applicant and the
applicant will have to reapply.
If ANOTHEftCITY APPROVAL is required (e.g., Site Plan Review, Subdivision Review)
Ithaca Landmarks Preservation Commission Review), this application will likely
not be considered at the next scheduled BZA meeting date.

Notary Public
JU LIE CONLEY HOLCOi\tid
Notary Public, State of New Yo rk
No. 497559 8
Qualified in Tioga Count,~
Term exp ires Dec. 10 , 20__ LJ

If an application is submitted and subsequent CHANGES are made to the .
proposal/project, a revised application will be required.
The original
application will not be considered a placeholder for the original BZA hearing
date. Zoning Division staff will also not remove contents from earlier
applications to complete a revised application . Applicants are responsible for
ensuring all information necessary for processing a Zoning Appeal is submitted
by the application deadline for a given BZA hearing date.

****************************Office use only*******************************
1. Ordinance Section(s) for the Appeal:

Page 2

Zoning Ordinance Section being Appealed

Sign Ordinance Section being Appealed

•
•
•
•
•
•

§325- 8 Column 4

•

§272-

§325-

•
•
•
•
•

§272-

§325§325§325§325-

§272§272§272§272-

2. Application of SEQR determination: __ Type 1 _ Type 2

-LUnlisted

3. Environmental Assessment form used:
Short Environmental Assessment Form
_ _ Long Environmental Form
_ _ Lead Agency
_ _ Determination of Significance

--K- Completed by the Planning Board during SPR
4. A previous appeal

D has,

~ has not, been made for this proposal:

Appeal No.

, dated

_

Appeal No .

, dated

_

Appeal No.

, dated

_

Appeal No.

, dated

_

5. Notes or Special Conditions:

PERDITA FLATS
NW Corner of Wood and Fair Streets
City of Ithaca, New York
March 12, 2019 - REVISED NARRATIVE

-STREAM
COLLABORATIVE

arc hitecture +
landscape architec ture dpc

Project Description
Applicant is proposing to construct a three-story residential building on a vacant lot in the Southside
Neighborhood of Ithaca. The building will include four rental units priced at market rate : one 3-bedroom
unit, two I-bedroom units, and one 2-bed room unit. The first-floor unit will meet ADA requirements for
accessibility. The parcel is located in the R3b Zoning District.

Revised Elements
•

House address will now be Fair Street (number not yet assigned) so frontage is now the east
edge of the property.

•

First floor plan has been changed to create a clear front entrance on the Fair Street side.

~

Build ing has been positi oned fu rther south on the lot, so has a twelve-foot side setba ck (five
feet requi red) on the north edge of t he lot, in response to Planning Board concerns about
proximity to the neighboring house to the north.

•

The building footprint has been reduced from 36' by 38' to 36' by 36' .

•

The building, ramp, and porch is contained entirely within the setback lines.

•

The garden area is now principally on the west side of the building, rathe r than th e sout h as
before.

•

Ext erior cladding materia ls are defined .

•

Porch is now more generous, in response to Planning Board comments .

•

Porch railing and ramp railing are t he same design and mate rials.

•

Driveway has been removed, in response to Planning Board suggestion.

Narrative
The proposed new building is to be constructed on an empty corner lot at the int ersecti on of Wood and
Fair Streets, within the Greater Southside Neighborhood Planning Area. It will be a three-story structure,
approximatelv 34 feet 6 inches in height (32 feet 3 inches median roof height), and w it h a 36-foot by 36foot foot pri nt, plus a front and side porch that wraps around the SE corner. The first-floor unit will
comply with the relevant ADA standards for accessibility.
The architecture will be compatible with the neighbor hood, and will use nat ural wood shiplap siding and
standing-seam met al siding as complement ary fields . The woo d will eithe r be oiled or left to grey
naturally, and the steel will be black.
The site will be thoughtfully landscaped with native species. The plan puts an emphasis on the garden
space; t he owners of the property are avid gardeners at their own home, in Ithaca, and see the value of
making this same opportun ity available to their future tenants. Gardens that are visible to the public
sidewalk are a sure way to create possibilities for interaction between the tenants and their neighbors.
We will review the landscape and grading plans with th e City Stormwater Officer as part of our final
perm it plans. Regardless, the design will follow the accepted best practices, and will include rainwater
harvesting and a dry well. The property is within the lOO-year flood plain, and is essent ially flat.

The finished structure will be 'net zero', defined as a building that produces more energy than it uses
operationally over the course of a calendar year . This and other related sustainability goals will be
achieved using the following strategies and techniques:
•

Photovoltaic array mounted on top of the south-facing roof planes sized to meet all the energy
needs of the building (no fossil fuels will be used anywhere in the building);

•

Super-insulated building envelope with triple-glazed windows, double-stud framing, and a
continuous thermal break;

•

Maximized natural daylighting potential to minim ize the reliance on artificial lighting;

•

High-efficiency lighting fixtu res, EnergyStar appliances, low-flow plumbing fixtures, heat pump
domestic hot water heaters, and air-source heat pumps for heating and cooling demands;

•
•

Ra inwate r harvesting;
Natura l materials and finishes that meet WELL standards fo r low -em issions and non-toxicity;

•

Onsite covered bicycle storage;

•

Native plantings .

The owners will be applying for incentives from the NYSERDA Low-Rise Residential New Construction
Program, which requires EPA Energy Star certification and a HERS Index of ~10. In addition, they are
hopi ng to attain the Zero Carbon Petal of the Living Building Challenge.
By creating housing within the Southside Neighborhood, the project will help further the goals of both
the City of Ithaca Comprehensive Plan as well as the Greater Southside Neighborhood Plan (September
2018 draft) that call for increased density within the city limits, and fo r medium-density residential
development at the specific parcel in question. This designation anticipates both single- and two-family
homes, as well as multi-family housing and apartments, and encourages infill housing on vacant sites,
such as th is one.
The property owners anticipate a family living in the three-bedroom unit on the first floor, and a mix of
professionals and graduate or undergraduate students living on the upper floors.
When comparing the metrics of the Ithaca Green Building Policy Easy Path to the build ing design, it
achieves a score of 17 points (6 are required) . Both STREAM and the owners are committed to
demonstrating high levels of sustainability and so are cont inuing to explore additional possibilities for
further reduction in energy use. Beyond th is, we are also minimizing the environmenta l impact s of our
material choices, both in terms of embodied energy and in manufacturing impact s.
The project also will comply wit h every point in the Tompkins County Energy Recommendations for New
Const ruction, not only those made every new building (Energy STAR appliances and water saving
fixtures; air source heat pumps; renewa ble energy generation; and above-code envelope design), but
also t hose suggest ed for buildings of twenty-plu s units (efficient LED lighting; high-efficiency heat ing and
cooling syst ems; and whole-building energy modeling).

In virtua lly every w ay, t his building will be an example of what is possible for new const ruct ion in te rms
of reduced energy use and a complete lack of reliance on fossil fuels.

Conformance with Ithaca's Long-Term Planning Goals
Ithaca is in need of housing of all type s, across all income ranges, in parti cular in location s that are
walkable and served by transit and carsharing services. By placing housing near these transportation
options, we can reduce dependency on the private automobile and help reduce overall traffic volumes
in the city. Though not a large development, Perdita Flats is an example of how housing can be created

in a manner which is respectful to our existing neighborhoods, and can be provided by local property
owners rather than large development corporations.
The residential portion of the block currently has a density of 9.8 dwelling units per acre. With the
addition of the four new units, this number will go up to 11.0.
The variance requested would help to protect the natural quality of the neighborhood by preventing the
destruction of greenspace for parking.
The extensive measures being undertaken to lower the operational energy consumption of the building
are true to the spirit of the draft Ithaca Green Building Policy, and go beyond those requirements. It is
hoped that this building will stand as an exemplar of new multi-family housing that is economically
viable, environmentally benign, and architecturally harmonious with the neighborhood and the city.

Requested Variance
Section 325-20. Off-Street Parking
The zoning ordinance requires one off-street parking space per dwell ing unit in this zone, so this building
would need four spaces to comply. The proposed site plan does not include anv on-slte parking. The rear
yard, to the west, meets the setback requirements but the distance from building to lot line is not
enough to include a driveway. The north side, once the ramp is included, is also not big enough for the
inclusion of a driveway.
Given that this property is located on a corner lot, and further that there is ample, free on-street parking
available at all hours of the day here, the necessity for off-street parking is obviated. In addition, there
are two bus lines within a short walk ing distance, an Ithaca Car Share car a quarter-mile away, and the
Ithaca Commons is three-quarters of a mile from the corner of Wood and Fair Streets. The project will
include covered and secure bicycle parking fo r the tenants.
The property owners as well as members of STREAM have visited the site at different times of the day
on both weekdays and weekends, and it is rare for more than one or two cars to be parked on any given
block. This, combined with the walkabil ity of the neighborhood and access to multiple forms of transi t,
mean that on-street parking should be sufficient for the needs of the tenants. On both Fair and Wood
Streets, parking is allowed on both sides of the streets, corner restrictio ns excepted .
To accommodate all four required spaces on the lot would require the construction of either a 'parking
area' or two separate driveways. Since a parking area is not permitted within the side or rear setbacks,
that would mean that the front yard would need to be devoted to this purpose, with the result that this
parking area wou ld become the dominant visual feature of the site.
The hope for this project is to maximize the amount of open space for gardening and for social
interaction between tenants and with neighbors, rather than dedicating the space for pavement and
cars.
We seek a variance for the requirement of four parking spaces.

CITY OF ITHACA.
108 East Green Street - 3rd Floor Ithaca, New York 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING & ECONOMIC DEVELOPM·ENT
Gino Leonardi, Secretary to the Board of Zoning Appeals
Telephone: 607-274-6550

Fax: 607-274-6558

Email: gleonardi@cityofithaca.org

IF ZONING APPEAL APPLICATION IS BEING SUBMITTED/SIGNED BY
SOMEONE OTHER THAN CURRENT RECORD PROPERTY OWNER.

OWNER'S AUTHORIZATION FORM
ZONING APPEAL #:
TO:
I (We)

DATE:

- -3114
-------

-----------

BOARD OF.ZONING APPEALS (Ithaca, NY):

err '] C~b ~tlJ
C0 U (~~£~
O ~~(q~l~~~ Of~~~~~~~~
(Street Address)

(Name)

___]:_,thr--C

V\~

_

.-.....C

~~_V\_'1

I

I\1 ~ sU

(State & Zip Code)

(City/Municipality)

( Pe rd ~ ~
D This property is also owned by

FIJS)
_

and I have a Power of Attorney to authorize this appeal (attach POA).

s:

f\ O~ II) V)efVI al't.st,
.
1-r -e ~ IIV\ La. ((0.. ~ 0 r :JrV -e
,

I do hereby authorize
to appeal or request a
Variance or Special Permit on my (our) behalf. I (we) understand the appeal will be heard at the
4/2/19
meeting of the Board of Zoning Appeals.
(Date)

STATE OF NEW YORK)

COUNTY OF TOMPKINS)
Sworn to this '

~ day of

AJ}AUv , ,20Jf
'5;4£J C<fl. ~ tiYffJJ1/)

()) Notary Public available at City Hall

SAFiAH L. MYERS
Notary PlJblic ~ State of New York
Registration No. ~974948
Qualified in TompkIns County
Commission Expires Nov. 26, 20~

Notary Public
Note to those signing this form:
(1) Owners authorizing another to present an appeal on their behalf should be aware the Board may, in granting
relief, add reasonable conditions which then become binding on the property.
(2) Especially where a Variance is being sought, the owner may be the only person with detailed information about
the property that is essential to the appeal. In such a case, authorizing another person to appeal may be detrimental
to the appeal, unless the owner is either present at the hearing or sends another person fully prepared to answer
questions about the property and the feasibility of using it consistent with the Zoning Ordinance.

CITY OF ITHACA
108 East Green Street -3rd Floor Ithaca, New YO"k 14850-5690
DEP ARTM ENT OF PLANNING , BUILD ING, ZONING & ECONOMIC DEVELOPMENT
Gino Leon ardi, Board of Zoning Appeals Secretary
Telephone: 607-274-655 0

Fax: 607-274-6558

Email: gleonardi@cityofithaca.org

- NOTICE OF APPEAL REGARDING ZONING OR SIGN ORDINANCE
CITY OF ITHACA, NEW YORK
APPEAL NO.
Northwest Corner of Wood St and Fair St

TO: Owners of Property within 200 feet of (Address TBD)

-3114
- - - --

and others interested.
(property addre ss)

Noah Demar est, STREAM Collabo rat ive

FROM:

On behalf of Umit Sirt and Courtney Royal, Owne rs

applicab le to property named above, in a(n) R-3b

zone.

(name of person or organization making appe al)

REGARDING:

(check appropriate box)

[8] Area Variance

D Special Permit
D Use Variance
D Sign Variance
D Action, Decision, or Interpr etation of Zoning Officer
City regulations require you be notified of this appeal to the Board of Zoning Appeals (BZA), as
described in the attached letter and provide the opportunity for you to comment on it and/or attend the
meetings liste d b elow. Anyone considered an interested party may speak for or against the appeal at the
meetings listed below, or submit a written statement to th e BZA before its designated meeting. There is a
time limit of three (3) minutes for each interested party to address the BZA during the Public Hearing
portion of the meeting.
The Board of Zoning Appeals bases its decision primarily on the written evidence submitted and
presented to it , the testimony of interested parties, and zoning and legal considerations. The written case
record will be available for r eview at the Zoning Division, City Hall, 108 E. Green St., Third Floor,
beginning one week before the scheduled BZA meeting. This case has also been referred to the City's
Planning and Development Board that will advise the BZA, if granting the relief sought by the appellant
will affect lon g-ter m planning objectives. The date of the Planning Board's meeting regarding this
appeal is also listed below.
3/26/ 2019

The BOARD OF ZONING APPEALS will consider this case on ---'---'-----4/2/2019
at 6:00 P.M. in
- - - -Common Counci l Chambers , City Hall, 108 E. Green 81. Ithaca.
108 W State St, 2nd Floor, Ithaca, NY 14850
Signatu re of Appellant

Address

3/19/2019
Date

-STREAM
COLLABORATIVE

March 19, 2019

arc hit ect ure +
lan dsca pe arc hit ectu re dp c

Memo

To: Board of Zoning Appeals and Property Owners within 200 feet of the Northwest Corner of Wood St and Fair St,
Ithaca, NY
Reason for Appeal
On behalf of Umit Sirt and Courtney Royal, we are requesting a zoning variance to allow for the construction of a
new three-story residential buildlng . The variance is required for Section 325-20, Off-Street Parking.
The zoning ordinance requires one off-street parking space per dwelling unit in this zone, so this building would
need four spaces to comply. The proposed site plan does not include anyon-site parking . The rear yard, to the
west, meets the setback requirements but the distance from building to lot line is not enough to include a
driveway. The north side, once the ramp is included, is also not big enough for the inclusion of a driveway.
The property owners as well as members of STREAM have visited the site at different times of the day on both
weekdays and weekends, and it is rare for more than one or two cars to be parked on any given block. This,
combined with the walkability of t he neighborhood and access to multiple forms of transit, mean that on-street
parking should be sufficient for the needs of the tenants. On both Fair and Wood Streets, parking is allowed on
both sides of the streets, corner restrictions excepted.
To accommodate all four required spaces on the lot would require the construction of either a 'parking area' or
two separate driveways. Since a parking area is not permitted within the side or rear setbacks, that would mean
that the front yard would need to be devoted to this purpose, with the result that this parking area wou ld become
the dominant visual feature of the site.
The hope for this project is to maximize the amount of open space for gardening and for social interaction between
tenants and with neighbors, rather than dedicating the space for pavement and cars. We seek a variance for the
requirement of four parking spaces.
Sincerely,

~ \ \ ~~c=::..~

~c:7 ~
Noah Demarest
AlA, RA, RLA, LEED AP
Principal
noah@strea mcolab .com

STREAM Collaborative
architecture + landscape architecture dpc
607.216.8802

123 S. Cayuga Street Suite 201

It haca, NY 14850

500700 103.-1-2.1
Sin , Umit
Royal, Courtney
1143 Perry City Rd
Ithaca NY 14850

500700 103.-3-1
Ithaca Housing Authority
798 S Plain St
Ithaca NY 14850

500700 103.-3- 12
City of Ithaca
108 E Green St
Ithaca NY 14850

500700 103.-1-1.2
Harmonia Hopkins Prksd, LLC
1100 Wayne Ave
Silver Springs MD 20910

500700 103.-3-2
Carrier-Titti, Nicole
Carrier-Titti, Lisa
311 Wood St
Ithaca NY 141150

500700 103.-2-25
Ames, Molly
203 Fair St
Ithaca NY 14850

500700 103.-1-1.2
Harmonia Hopkins Prksd, LLC
1100 Wayne Ave
Silver Springs MD 20910

500700 103.-2-2
Churchill, Carol D
423 Titus Ave
Ithaca NY 14850

500700 103.-2-23
Wright, Johnny Lee Sr
318 Wood St
Ithaca NY 14850

500700 103.-2-22
Guttridge, John
419 South Titus Ave
Ithaca NY 14850

500700 104.-1-2
Ithaca Housing Authority
800 S Plain St
Ithaca NY 14850

500700 103.-1-2.2
Smith, Thomas R
404 Wood St
Ithaca NY 14850

CITY OF ITHACA
108 East Green Street - 3r d F loor Ithaca, New York 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING & ECONOMIC DEVELOPMENT
Gino Leonardi, Board of Zon ing Ap peals Secretary
Telephone: 607-274-6550

Fax: 607-274-6558

Email: gleonardi@cityofithaca.org

ZONING APPEAL CERTIFICATION OF MAILING
Zoning Appeal #_3_1_14

RE: City of Ithaca Boar d of Zoning Appeals

_

Christina King

boundaries of the lot(s) under consideration have been mailed a copy of the enclosed notice on or before
3/19/2019

. I affirm the notice was mailed to the property owners at the addresses shown on

the attached list of owners, by depositing the copy in a post-paid properly addressed envelope, in a post office
or an official depository under the exclusive care and custody of the United States Post Office. I further affirm
the names and addresses of the property owners are the same as the most recent assessment roll.

PLEASE SUBMIT rms FORM TO:
City of Ithaca Zoning Division
108 E. Green St., 3rd Fl.
Ithaca, NY 14850

Phone: (607) 274-6550
Fax : (607) 274-6558

---

PERDITA FLATS
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REVISIONS
MARCH 5, 2019
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NOTES:
1.) HORIZONTAL DATUM OF MAPPING IS ASSUMED AND VERTICAL DATUM IS
NGVD29 PER BENCHMARK RMJ AS SHOWN ON THE CITY OF ITHACA FEMA FLOOD
INSURANCE MAP COMMUNITY No. 3 60 850 00 3 8. PUBLISHED ELEVATION OF
RM3= 4D5 .D1.
2.) UNDERGROUND UTILITIES HAVE BEEN LOCATED FROM AVAILABLE RECORDS,
FIELD LOCATIONS OF ABOVE GROUND STRUCTURES AND ANY MARKINGS
PROVIDED BY THE UTILITY AUTHORITY. THEREFORE. THESE LOCATIONS MUST
BE CONSIDERED APPROXIMATE. THERE MAY BE OTHER UNDERGROUND
UTILITIES AND/OR STRUCTURES. THE LOCATION AND EXISTENCE OF WHICH IS
NOT PRESENTLY KNOWN. LOCATIONS. SIZES AND MATERIALS OF
UNDERGROUND UTILITIES ARE BASED ON BEST AVAILABLE EVIDENCE AS
NOTED ABOVE. VERIFY ALL UTILITIES PRIOR TO DESIGN OR CONSTRUCTION.
3.) IN THE EVENT THAT THERE IS A DISCREPANCY BETWEEN THE CONTENTS
OF THE SIGNED AND SEALED HARD COPY DRAWING AND THE
CORRESPONDING DIGITAL DRAWING FILE, THE HARD COPY WITH AN ORIGINAL
STAMP AND SIGNATURE SHALL BE THE CONTROLLING DOCUMENT.
4.) REFERENCE IS MADE TO A SURVEY MAP ENTITLED ·SUBDIVISION MAP No .
40 4 WOOD STREET.. . • DATED 8/1 9/ 2 01 6 BY T.G. MILLER P.C.
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TITLE:
BOUNDARY AND TOPOGRAPHIC MAP 1---LANDS OF

UMIT SIRT AND COURTNEY ROYAL

T. C. MILLER P.C.

WOOD STREET AND FAIR STREET
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ENGINEERS AND SURVEYORS
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GENERAL SHEET NOTES - SITE LAYOUT
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GENERAL SHEETNOTES- PLANTING
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BZA Variance for 402 Wood Street
Appeal # 3114

Description

Permit #

Price

Area Variance (Multiple/Comm.

$150.00

Total Price

Date

Check #

1/23/2019

322

Extended Price

$150.00

$150.00

Payment

$150.00

Total Payment

$150.00

Balance Due

1/23/2019

1

CITY OF ITHACA
Board of Zoning Appeals

APPEAL # 3122

Notice of Appeal

112 FAYETTE STREET

Appeal of Emily Petrina, Firehouse Architecture LAB, on behalf of property owner Janna Edelman for
area variance from Section 325-8, Column 7, Lot Width, Column 11, Front Yard, and Columns 12 and
13, Side Yard requirements of the Zoning Ordinance. The applicant proposes to replace the existing
front porch and construct a two-story addition with a deck on the rear of the dwelling located at 112
Fayette Street. The front porch is in need of repair, and the applicant proposes to rebuild the porch and
extend it the full width of the home. The existing porch is 3.33 feet from the front property line and
extending it will reduce the setback from 3.33’ to 2.75’ of the 10’ required by the ordinance. The
applicant would also like to construct a two-story addition on the rear of the home that will comply
with the setback requirements of the zoning ordinance. The applicant will be removing a one-story
attached shed that currently has a side yard setback of 4 feet of the 5 feet required by the ordinance.
The new two-story addition and deck will be constructed to comply with the 5 foot side yard setback
requirement. The property has existing deficiencies in lot width and both side yards that will not be
exacerbated by the proposal.
The property is located in an R-2b residential use district in which the proposed use is permitted.
However, Section 325-38 requires that an area variance be granted before a building permit is issued.

gl 3/18/19

Use

2

OK

Note NonConforming
Conditions
for Proposal

Notes:

Two
Family
Zone

District
Regulation
for Proposed

Existing
One
Family
Condition
Dwelling
and Use
District
Two
Regulations Family
Zone
for Existing
Note NonOK
Conforming
Conditions
Proposed
One
Family
Condition
and/or Use Dwelling

Column Title

Column
Number

Appeal Number
Use District
Applicant
Application Type:

City of I thaca

OK

OK

Accessory
Use

3

OK

1

N/A

None
Required

0

1

OK

3,000

4,544

Def.

35

33

OK

3

2

OK

Def.

OK

N/A

OK

3

35

3,000

None
Required

2

Number of
Stories

8

1

33

Lot Width
(Feet)

7

4,544

Lot Area
(Sq. Feet)

6

0

Off-Street
Loading

5

OK

35

+/-19'

OK

35

+/-19'

Height in
Feet

9

OK

35%

29.78%

OK

35%

20.75%

% of Lot
Coverage

10

Address 112 Fayette Street
04/02/19
Date
Janna Edelman
Owner

1

Off-Street
Parking

4

BZA-3122
R-2b
Emily Petrina, Firehouse Architecture Lab, PLLC
Area Variance

Board of Zoning Appeals Worksheet

12

Def.

10

2.75'

Def.

10

3.33'

Def.

10

7.2'

Def.

10

7.2'

Front Yard Side Yard

11

14/15

16

Def.

5

0.7'

Def.

5

0.7'

OK

25% or 50' but not
less than 20'

72' or 53.9%

OK

25% or 50' but not
less than 20'

85.3' or 63.8%

N/A

None

N/A

None

Rear yard: % of depth Minimum
Other Side
or number of feet,
Building
Yard
whichever is less
Height
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BOARD OF ZONING APPEALS (B·ZA) APPLICAT' ON
1. r ¥P .j OF APPEAL:

~ AR EA VARIAN CE

APPEA #:

D PE 'IAL P ::RM IT
Du , ' VA l AC
D SIGN VARIAN E
D A CTION, CISION, OR NTERPRETATIO

H"jAR N

U ·' - ING ' - , ~J\( ., .#:

City:

St .e:

Telephone:

App ~

(r Tl .I.ED IN BY STAFF)

Owne "s A dress: 112 Fayette Street

...............~--- ---~ -~ ~----... _- ~

Ip:

14850

_

ope lant 's Addre .s: 136 W State Street

Sta e: ~
N~
Y ...----,.---=-~ Zi.p :

14850

E-Mail : emily@fhalab.com

(607) 592-9385

4. Attach ,eaS011 for

;D)

se Di: tri t : R2-b

NY
- - --

Emily Petrina - Firehouse Arch LAB

Ithaca

(R_'QUI

OF ,ONI J O :FTCER

- -- - - - -- - - - - --

3. j ppe ant ' s Na 1 .:

3.8 ':is' l

&.

REC:EIPT .#':

Owner' s Name: Janna Edelman
Ithaca

(l:lLLED IN BY STAFF)

4/2/19

DA " i:

2. - rop erty Address: 112 Fayette Street, Ithaca NY 14850

City:

3/ Z '~

I (see "Zoning Appeal Proc dure

~ orm'·')

5" I ppe la t Certi. icati011 : [ certify the information submitted with the ap; eal is true to the be 1 of my
.nowledge/belief and have r tad and am famili tr with ~ity of' 'thaca Zonin Ordinance sec tions hal app ly to this
appeal (incl. Section 325-40) de cribin the powers ana duties ofthe Board of Zoning . Appe I,). tlso acknowledge
the Eoatd o.t·Zjning ApJ. ear rnClY vi. tit the property anci I specifically permit such visits.

rfi 1

I ave met/discu ss d th is app lication . with Zoning

Division staff pr" or t

STATEO N ~ W y
C()lJNTY OF TOMPKIN
Sworn to tl is

--1~~-

(l)

ay . f

~~
51 .
p j ellant

bmission.

Not ary Public vallabl

nature

t Cit y Hall.

IMPORTANT: IN~OMP LETE applications will be returned to t he applicant and t he
applicant will have. to reapply,
If ANO H R CITY APPROVA is requir d (e.. g., Site Plan R View , Subdivision Review,
Ithaca Landmarks Pr 5 rv tion Cornrntssion R vi w) , this applicat ion willlik ly
no b consid re d at th e next scheduled aZA meetin g date.
If an application is subrni t ed and subsequent

. ~

CHANGES

ar

made t o th

proposa l/ project, a revised application will be required,
The original
application will not be considered a placeholder for the orii nal BZA hearin
date . Zonin Division staff will also not remove contents from earlier
pplications to compLete a revised application. Applicants are responsible for
ensuring all information n c ssary for proc ssing a Zoning App al is submitted
by t he appli c tion eadline for a given BZA hearin date .

_______________________________________________________________________________________
****************************Office use only*******************************
1. Ordinance Section(s) for the Appeal:
Zoning Ordinance Section being Appealed

Page 2
Sign Ordinance Section being Appealed

•
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- 8 Columns 7, 11, 12, 13_______ ____

§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________

2. Application of SEQR determination: __ Type 1 _X_ Type 2 ___Unlisted

3. Environmental Assessment form used:
_____ Short Environmental Assessment Form
_____ Long Environmental Form
_____ Lead Agency
_____ Determination of Significance
_____ Completed by the Planning Division at preliminary hearing for SPR
_ X__ Not applicable

4. A previous appeal

has,

has not, been made for this proposal:

Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
5. Notes or Special Conditions:

City of Ithaca
Department of Planning, Building, Zoning & Economic Development
108 Green St. 3rd floor
Ithaca, NY 14850

Jeffrey Kay
274 Westwood Knl
Ithaca, NY 14850
February 25, 2019

Dear Board of Zoning Appeals :
My name is Jeff Kay, and I am the owner of 110 Fayette St. I recently received a letter about an Area
Variance request for 112 Fayette St., owner Janna Edelman. My property is directly adjacent to Janna's
to the North side. I am writing a letter in support of her proposed renovation project.
I have known Janna since she purchased her home in 2007, and have seen her family grow over the
years. The Edelman-Sapp family have always been pleasant , respectful neighbors who maintain their
property and take interest in the South Side neighborhood. I think their current renovation, and
proposed plans detailed in the Variance Appeal, suit their family's needs, add aesthetic to the
neighborhood, and add to the overall value of Fayette St. This project seems to serve both the EdelmanSapp family, and the neighborhood as a who le.
I encourage the Zoning Board to approve this Variance Appeal. If you have any questions or want further
comment, please feel free to contact me.

Jeffrey Kay

(607) 351-0330

March 4, 2019
To the City of Ithaca Zoning Board
Regarding Renovations Plans to 112 Fayette Street, Ithaca, NY

My name is Heather Dengler, and I am the owner of 114 Fayette Street, Ithaca, NY. I am writing to share
my support in response to the zoning request for renovations at 112 Fayette Street. Janna, Will, and
their children are delightful neighbors whose presence contributes to the street and South Side
community.
One thing that is special about Fayette Street is the proportion of owner-occupied homes. While there
are a few rental properties, most residents on the 100 block own their homes. This effect is tangible and
has built a sense of shared investment, civic-mindedness, and comradery. This renovation project will
help to keep Janna's family as residents, and through this, as active members of our community.
Janna, Will and the children are outstanding neighbors. Whether it be in small ways like planting a
flower bed in the front of their house and diligently shoveling their walk after the snowfall, or in larger
ways like this renovation, Janna and Will take great care maintaining their home. Their investment in
their property increases the appeal and value of Fayette Street. This renovation will help Janna's family
to remain on Fayette Street and continue to invest in our street for the long-term.
Janna and Will's renovation plans will also have a lasting effect on the demographic of Fayette Street.
Prior to the renovation plans, 112 Fayette Street was small for a family of four. This expansion will not
only help to support their family, but also attract and provide a home for future families in the South
Side neighborhood.
As Janna's family has grown, I have been concerned that they would outgrow their home and need to
move. I am excited to learn of their plans to adapt the house to better suit their long-term needs. I
sincerely hope that the City of Ithaca Zoning Board supports this renovation plan.

Regards,

Heather Dengler
Home Owner and Neighbor
114 Fayette Street, Ithaca, NY

309 W Green St
Ithaca, NY 14850
March 10, 2019

Dear Members of the Planning & Development Board and Board of
Zoning Appeals:

We are writing in support of the application by Janna Edelman for area
variances at 112 Fayette Street. Janna & Will and their family are longterm residents who have put a lot of care into the renovation of their
home and we appreciate their significant investment in the neighborhood.
They participated in the development of the new Greater Southside
Neighborhood Plan – attending a recent Open House held at our home
and providing feedback on the Plan – and we know that the
neighborhood is a special place to them.
We feel that neither the existing conditions (that put the house into nonconformance) nor the proposed new conditions at 112 Fayette Street
requiring area variances create undesirable change in the neighborhood.
In contrast, the work that Janna & Will are doing is compatible with the
traditional character of the Southside neighborhood.

Sincerely,

Cohe & C.J. Randall
Camaron Cohen
cc: Janna Edelman
Emily A. Petrina, RA, LEEP AP BD+C, Firehouse Architecture LAB, PLLC

CITY OF IT HACA
108 East G reen St reet - 3rd Floor Ithaca, New York 14850-5690
DEP ARTMENT OF PL ANNING, BUILDING, ZONING & ECONOMIC DEVE LOPMENT
Gino Leonardi, Secretary to the Board of Zoning Appeals
Telephone: 60 7·274 ·6 550

Fax: 607·274·655 8

Emai l: gleonardi@ cityotit haca .org

- NOTICE OF APPEAL REGARDING ZONING OR SIGN ORDINANCE
CITY OF ITHACA, NEW YORK
APPEAL NO.
TO: Owners of Property within 200 feet of

112 Fayette Street, Ithaca NY 14850

,3/ 2.2.

and others interested.

(property add ress)

FJlOM: Janna Edelman

appli cabl e to property named above , in a(n)

R2-b

zone.

(name of person or organization maki ng appea l)

REGARDING:

(check app ropriate box)

cs1'

Area Variance

D Special Penn it
D Use Varian ce
D Sign Variance
D Actio n, Decision, or Interpretation of Zoning Officer
City regulations require you be notified of this appeal to the Board of Zoning Appeals (BZA), as
described in the attached letter and provide the opportunity for you to comment on it and/or attend the
meetings listed below. Anyone considered an interested party may speak for or against the appeal at the
meetings listed below, or submit a written statement to the BZA before its designated meeting. There is a
time limit of three (3) minutes for each interested party to address the BZA during the Public Hearing
portion of the meeting.
The Board of Zoning Appeals bases its decision primarily on the written evidence submitted and
presented to it, the testimony of inter ested parties, and zoning and lega l considerations. The written case
record will be available for review at the Zoning Division, City Hall, 108 E. Green St., Third Floor,
beginning one week before the sched uled RZA meeting. This case ha s also been refer red to the City 's
Planning and Deve lopment Board that will advise the BZA, if granting the relief sought by the appellant
will affect long-term planning obj ectives. The date of the Planning Board's meeting regarding this
appeal is also listed below .
3/26/19
Council Chambers, City Hall, 108 E. Green St. Ithaca.

4/2/19

136 W State St, Ithaca NY 14850
Address

02/13/19
Date

FirehouseArchitectureLAB

PLLC

Firehouse Architecture LAB, PLLC
Emily M . Petr ina, RA LEED AP BD+C
emily@f halab.com

February 11, 2019

Neighbors of Janna Edelman
112 Fayette Street
Ithaca, NY 14850

RE: Notice of Appeal - Zoning Area Variance for Proposed Alterations to 112 Fayette Street
Dear Neighbors,
I am sending this letter to you on behalf of Janna Edelman, owner and resident of 112 Fayette Street. Janna, her
husband Will, and two daugh ters , love this neighborhood and want to continue to live in their home, however
they are outgrowing it. They are currently fin ishing up Phase I of construction upgrades to the property,
includi ng a second floor renovation which reorganized interior spaces and raised the roof to allow for more
livable bedrooms. Square footage is still limited, and so we are proposing the following work for Phase II:
Proposed Scope of Work

1.
2.
3.
4.
5.

Rebuild the existing, dilapidated front porch and extend it to be the full width of the house
Remove existing l-story shed attached to the back (west) side of the house
2-Story addition of a dining room on the pt floor and an additional/third bedroom on the 2 nd floor
Rear-yard deck
New wood siding on the entire house

This proposed work conforms to Lot Coverage requirements for the R2-b zoning . Currently the house, porch and
attached shed occupy 943 sq ft, or 20.75% of the allowable 1,590 sq ft or 35% coverage. The Phase II work
described above would yie ld a total of 1,353 sq ft, or 29.77% of the allowable 1,590 sq ft or 35% coverage .
The zoning of this property requ ires lon-site park ing space. This space is available in the rear yard through a
driveway shared with 114 Fayette St, as deeded in the purchase agreement for 112 Fayette St.
The proposed work requires an area variance for exist ing front- and side-yard deficiencies:
Existing Conditions Requiring a Variance
1.

Existing porch is deficient on the east front-yard setback by 8'-5.5"

2.

Existing po rch is deficient on the north side-yard setback by 1'-3.5"

3.

Existing house is deficient on the south side-yard setback by 4'-3.5"
Page 1 of 2

4.

Existing house is deficient on the north side-yard setback by 2' -2.5"

Proposed New Conditions Requiring a Variance
1.

Extension of the current porch to be the full width of the house would be deficient on the east frontyard setback by 6'-10.75"

2.

Extension of the current porch to be the full width of the house would be deficient on the south sideyard setback by 2'-9.75"

3.

2-Story addition in the rear yard aligned with the north wall of the house would be deficient on the
north side-yard setback by 1'-2", tapering down to 9" as measured moving west.

These setback deficiencies are not insignificant, however we don't feel that we are creating any new egregious
conditions for the neighbors to the north at 110 Fayette St or to the south at 114 Fayette St. To the contrary, by
removing the existing attached rear shed on the south side, we are coming into compliance with the south sideyard setback at this location. The 2-story addition is aligned with the existing north house wall to eliminate the
extra cost of constructing an outside corner (required to jog back to the setback), and it has a decreasing
deficiency from east to west.
The proposed full-width front porch is a design similar to the majority of houses with porches on Fayette Street,
and will make the porch more useable. Of the 22 houses on the block, 20 have porches , and 14 have full-width
porches.
Thank you for the opportunity to discuss this project with you! We hope you will agree that it is important to
keep owner-occupied families on the South Side. If you have any questions or concerns , please feel free to
reach out to Janna at jannaedelmanmt@gmail.com, or myself at emily@fhalab.com . There will be a publ ic
hearing for this project at the Planning and Development Board meeting on 3/26/19, and then also at the Board
of Zoning Appeals meeting on 4/2/19.

Sincerely,

Emily M. Petrina, RA
LEED AP BD+C
Firehouse Architecture Lab, PLLC

Page 2 of 2
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Dowd,Jyl D
106 Fayette St
Ithaca NY 14850

500700 71.-8-12
Dengler, Heather D
114 Fayette Street
Ithaca NY 14850

500700 71.-8-10
Kay, Jeffrey
Holub , Wanda
274 Westwood Knl
Ithaca NY 14850

500700 71.-8-11
Edelman, Janna K
112 Fayette St
Ithaca NY 14850

500700 71.-8-13
City ofIthaca
108 E Green St
Ithaca NY 14850

500700 71.-8- 14
Wu, Xiao Lan
213 Plain St S
Ithaca NY 14850

500700 71.-8-15
House, Juanita
207 SPlain St
Ithaca NY 14850

500700 71.-8-16
Zaharis, Alexis
205 SPlain St
Ithaca NY 14850

500700 71.-8-1
Thaller, Michael
415 W Green St
Ithaca NY 14850

500700 71.-8-2
Sirt, Umit T
Royal, Courtney K
1143 Perry City Rd
Ithaca NY 14850

500700 71.-8-4
Dietz, Robert N
1745 Camino Palmero St
Los Angeles CA 90046

500700 71.-8-3
Wall, Ray
Murray, Jane
409 W Green St
Ithaca NY 14850

500700 71.-8-6
Stavropoulos , Bia
131 Haller Blvd
Ithaca NY 14850

500700 71.-8-7
Nutt, David
Nutt, Gina
104 Fayette St
Ithaca NY 14850

500700 71.-7-20
Sills, Deborah L
206 SPlain St
Ithaca NY 14850

500700 80.-1-10
Zang, Shengye
7DE Dryden Rd
Ithaca NY 14850

500700 71.-7-21
Rousseau, David
210 SPlain St
Ithaca NY 14850

CITY OF IT HACA
108 East Green Strcet - 3 "d Flo or Ithaca, New York 14850-5690
OEPART MENT O F PLA NNING, BUILDING, ZONING & ECONOMIC DEV ELOPMENT
Gino Leonardi, Secretary to the Boa rd of Zoning Ap peal s
Telephone: 607-274-6550

Fax: 607-274-6558

Email: gleo nardi@cityo fithaca.org

ZONING APPEAL CERTIFICATION OF MAILING
RE: City of Ithaca Board of Zoning Appeals

1,

Emily Petrina

Zoning Appeal #

3/2.1-

, affirm all property owners within two hundred (200) feet of the

boundaries o f the lot(s) under cons ideration have been mailed a copy of the enclosed notice on or before

3/19/19
- - --- - - - - . 1 a ffirm the notice was mailed to the property owners at the addresses shown on
the attached list of owners, by depositing the copy in a post-paid properl y addressed enve lope, in a post office
or an officia l depo sitory under the exclu sive care and custody of the United States Post Office. T further a ffirm

the names and addresses of the property own ers are the same as the most recent assessment roll.

PLEASE SUBMIT THIS FORM TO:
City of Ithaca Zoning Di vision
108 E. Green St., 3 rd FI.
Ithaca, NY 14850

Phone: (607 ) 274-6550
(607) 274-6558

Fax:
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No. 5

i

Allen V. Se el y , a wi d ower ,

:

Ack , Se pt . 30 , 1940

to

-

-

- - -

-

- - X

I

I
P.M.\

Rec . sept . .30, 1940 a t '.3 : 20

Court Bellis, a widower,

- - -

War . Deed dat ed Sept . .30 ,1940

I

Con. $1 . 00 &c

Conveys •• •• T1 City of Ithaca • • • •desc ribed a s follows:
Commencing on t he wes t line of Fayett e St ree t at t he south eas t
corner of the pr emis e s as co nveyed to Allen V. oe el y , party of
the first par t, and Ha t t i e F. Seely , husband and wi f e , by Annie
M. Baker by deed recorded in t he Tompkins Coun t y Clerk 's Of f i ce
November 20 , 1907 i n Li be l' 164 of Deed s a t page 3.38, said pl ace
of beginning being al s o the no r t h eas t c orner of the pr e mise s

J .'

now owned or occupi ed by Roy McPhers on and wi f e , running thence
wes t parallel with Green Str ee t a nd along t he north line of
McPhers on's lot, one hundr ed t hir ty- two fe e t and ei ght inche s
more or le s s to the middle of the block ; t hen ce north paral lel
wi th Fayette St ree t thirty-three f e et ; thence eas t par ullel wi th
Gre en Stre et, one hundred thir ty- two feet and eight inc he s more
or l e s s to the wes t line of Fayet te St r ee t ; thence so uth al ong
the we s t line of Fayet te s tr eet to the place of beginning.

Kno~~

I

a s No. 11 2 Fayette St re e t .
It being a lot 33 fe et in width on Fayette St ree t , and 132
f e et a nd 8 inche s in 'd epth or t o the middle of the blo ck .
TOGETHER WI TH A RIGHT OF WAY f or automobile s and ve hi c les
to t he gar ag es on the west end of these premise s fr om Fay ette
St ree t as no w in use and established.

The said r ight of way

being ov er t he premis es of t he pa r t y of the first part ad j oi ning
on the nort herly s ide of t hes e premises he rein conv eyed and
running al on g the norther l y s ide of t he dwel ling hou s e No. 108

I
If ·'

Fayette St ree t , to the garages a t the r ear of t he dwell i ng house

III

2'

0./2'.....i.,

I

on the r e\r of t he s e premises , No . 11 2 Fa yette Stre et.

PARTY OF

THE FIRST PART r e s erving the right to turn or ba ck a ut omobiles
or vehicles on thes e pr emi ses in the re ar t hereof s uff ic ien t to
make agress f rom his gar ag e s at t he re a r of t he pr 6ffiises at No.
1 08 Faye t te Stree t to Fay et t e Stre et.
Also party of t he f i rs t part re s erve s the right to have t he
water f rom t he ea ves of hi s dwelling hous e to dro p on the
of par ty of t he second pa r t . '
EACH OF THE PARTIES HERETO agr ee to al l ow the other the
privilege of s et t ing ladders or s caff o l d s on the other' s
suffic ient f or painting or r e pa i r i ng purpose s . "

,
2'

-/ >{
"' ~;;

premise~

Printed:

3/5/2019

548.38

Feet

Data contained on this map was provided or derived from data developed or compiled by the City of Ithaca, and is
the best available to date. The originators do not warrant the accuracy or completeness of the information
portrayed by the data.

1:3,290

City of Ithaca, NY - 750 Foot Buffer for Parcel - 2017 Final Tax Roll

Waterway

Unpaved Drive or Walk or Surface

Paved Roadway or Public Road

Paved Parking

Paved Walk or Surface or Private Road

Impervious Surfaces

Park

Border

Parcel

Railroad

Buildings

Parking Lots and Garages

All Historic Properties

Historic District

City Owned Property

Tax Parcels w Related Historic Prop

LEGEND

CITY OF ITHACA
108 East Green Street Ithaca, New York 14850-5690
TH
BUILDING DIVISION - 4 Floor
Telephone: 607274-6508 Fax: 607274-6521

Receipt#59263

2/13/2019

Emily Petrina
136 State Street W
Ithaca NY 14850

Code

A8020-2110

Qty

1

BZA Variance # 3122 For 112 Fayette Street

Description

Permit #

Price

Area Variance (1-2 Fam.)

$100.00

Total Price

Date

r -'~-"'-'~"----- '- " --'

I: 2/13/2019

Extended Price

$100.00

$100.00

Check #

$100.00

1132
Total Payment

$100.00

Balance Due

2/19/2019

1

CITY OF ITHACA
Board of Zoning Appeals

APPEAL # 3123

Notice of Appeal

527 N. AURORA STREET

Appeal of property owner Robert Morache of Shandor Holdings, LLC for an area variance from Section
325-8, Column 4, Off-Street Parking, Column 10, Percentage of Lot Coverage, Column 11, Front Yard,
Columns 12 and 13, Side Yard, and Column 14/15 Rear Yard requirements of the Zoning Ordinance.
The property at 527 N. Aurora Street is a two-family residence with a neighborhood commercial facility
(a hair salon) that is allowed by a special permit issued on March 1, 2011. As a condition of the special
permit, the property owner must provide the required four off-street parking spaces within 500’ of the
property. The applicant leased the required spaces from a neighboring property owner until 2017, but
the owner is no longer able to lease the spaces. The applicant seeks a variance for the required four
parking spaces. Off-street parking has never been provided on site, and there is no area available to
provide the required spaces on the property due to site constraints. Residents of the property and
customers of the commercial use will park on-street, on either N. Aurora Street or E. Marshall Street.
The property also has existing deficiencies for percent of lot coverage, both front yards, and the rear
yard. These deficiencies will not be exacerbated by the proposal.
The property is located in an R-2b residential use district in which the proposed use is permitted.
However, Section 325-38 requires that an area variance be granted before a building permit is issued.
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* A special permit for a neighborhood commercial facility was issued by the BZA on March 1, 2011. As a condition of the special permit, the property owner was required
to lease the required parking spaces within 500' of the property. Four parking spaces were leased from a neighboring property onwer until 2017.
** 527 N. Aurora Street is a corner property with street frontage on both N. Aurora Street and E. Marshall Street.
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Sign Ordinance Section being Appealed

•
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- 8 Column 4, 10, 11, 12, 13, and 14/15 _

§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________

2. Application of SEQR determination: __ Type 1 ___ Type 2

_X_ Unlisted

3. Environmental Assessment form used:
__X_ Short Environmental Assessment Form
_ ___ Long Environmental Form
_____ Lead Agency
_____ Determination of Significance
_____ Completed by the Planning Division at preliminary hearing for SPR

4. A previous appeal

has,

has not, been made for this proposal:

Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
5. Notes or Special Conditions:

___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________
___________________________________________________________________

527 Nort h Aurora 5t
Reason for appeal

Summa ry:
We woul d li ke relie f fro m sect ion 325-20 D(3b) of the zoning ordi nance w hich requ ires our

property to have 4 off-st reet pa rking spaces. The prop erty wa s built to 73% lot cove rage before
1939 and th ere is no space on th e lot t o pro vid e any park ing. It is w it hin a class of prop ert ies in'
the neighb orhood which, becaus e of th eir small size, st ruggle to meet un-re alistic zoning
req uireme nt s (includ ing but not limit ed t o park ing) w hich w ere imposed on th em, witho ut

con sider ation of th eir physical char acte ristics, in th e 19605 or 19705. Historica lly th e park ing
requi rem ent at 527 n Auro ra has been met wit h par king spaces off sit e, howe ver cur rent ly th e

owne rs of prope rties wit hin 500' of 527 are unwillin g to rent spaces to us. In ad dit ion, in 2014
sect ion 325· 20 0 (4) was amended and now does not allow offsite parking in th e Rl zone. In
practice, both t he comme rcial an d residential users of the building prefer to use th e ample onst ree t par king and have never made full use of th e rem ote parking. Experience since purc has ing
th e building in 2011 indicates t hat th er e is ade quat e on-st reet par king to me et par king de mand,
wit h no negat ive impa ct on the neighborhood .
Ba ckgrou nd:
A Spe cial per mit was gra nted by t he 8ZA on March 1St, 2011, for a "special commercial facility"
(Karma hair salo n) at 527 north Auro ra Street. (see 8ZA lette r, Exhibit A) This is an 890sf space
req uiring 2 par king spaces (1/ 500sl) per 325-20 D(3b). The rema ining 2740s1 ol the 3630s1
building is a residenti al use comprised of a a- bedroom dwelling unit (owner occupied) and an
efficiency dwe lli ng unit. The residenti al use requires one space for e ach unit . The buildi ng had
an ad ditional office use prior to 2011, however th is space was conve rte d to reside ntial space
a nd inco rporate d into t he 3-be droom unit as a family room . As such th e total parking
requirement is 4 spaces. The curr ent owne r (applicant) purchase d the building in Jun e 2011.
Since at least 1939, whe n th e property was a neighborhood groce ry sto re, the building has
cove red a bout 73% of the lot , leaving no space for ve hicle parking (other than in a one stall
gar age th at exist ed from t he 1950' s until 2005). Previous comme rcial use s which were more
intensi ve and occupied th e entire first floor of the building (2220sf) never provided on-site
park ing for custome rs or e mploye es. It is physically imposs ible to provide off-street parking on
thi s prope rty.
The corn er lot, me asur ing 50' x64' is one of a class of pro pe rties, commo n on th e east/west
cross st re ets, which a re smaller and more den sely built-out th an the t ypical lots in th e
neighborhood . (See annotated tax map, Exhibit B) Many are less than th e required 3000sf and
th e smallest lot on Marshall 5t is 27' x50' . In contrast, lots on the north/ so ut h st reets define t he
ave rage in th e zone and are t ypically between 40' and 50' wide wit h a de pth of 110·130', which
leaves adequate space for dr iveways and backyard garages .

The zoning impose d in th e mid-20 t h cen tury had regulations which were reason able for the
more ty pica l larger lots in the neighborhood, but which produced an un-necessary burden on
th e smaller aty pical class of lot s on th e cross st reets, Wit h regard to pa rking, th ese smaller
prop e rties face 3 typical hardships (or some comb inat ion of t hem )
1. They are sma ll, and we re built-out prior to t he imposition of zoning such t hat t her e is no
physical space for parking. 527 faces t his pa rticu lar difficult y.
2. They have sufficient area for parking but were built out acro ss t he ir entire fro ntage such
t hat vehicles cannot access th e available lot area .
3. They have some available space, but it takes up most or all of the available greenspa ce,
often in violation of t he front or rear yar d set back.
We ar e raising thi s issue in t his case be cause th e granting of a variance based on th is fact,
t hough not sett ing prece den t, does offe r Commo n Co uncil fe ed back t hat somet hing is wrong
wit h the zoning with respect t o thi s class of prop erti es an d needs to be adjust ed.
Imposing a re quirem ent on a class of pro pert ies wh ich we re clearly physically unable to meet
th e require ment could be conside red a rbit rary an d capricious, an e rror of judgement and an
act ion not based upon consideration of relevant factors, which has prod uced ongo ing ha rdsh ips
on t hese prope rties. Obvious physical char acteristics we re ove rlooked or simply ignored whe n
th e zoning was writ ten . This is entirely t he City's respo nsibility, an d not a self-imposed ha rdship
on any of th ese properties.
527 is in thi s atypical class of propertie s, forced to rely on t he kindness of adjacent prop erty
owne rs to meet the parking requi re ment, becau se th e re is physically no space to comp ly wit h
parking th at would be req uired for a ny eco no mically feasible use of the building. Upon
purchase of t he building in 2011, to comply wit h t he a-space parking req uirement we leased 4
pa rking spaces ow ned by Cha rles McCary wit hin 500' of th e building and located in t he a lley
betwe en Marshall and Fa rm Streets. A sign was posted for comme rcial pat rons indicatin g
where th e par king was located. (See site plan showing parking location, Exhibit C)
Park ing utilization in practice:
Despite t he sign on th e salon doo r, salon patrons did not use the par king provided in the alley,
becau se free on-st ree t parkin g has always been available wit hin sight of th e salon door on
Aurora St ree t . 527 is located on t he corn er of Auro ra and Marshall. This location offer s
significant ly mo re parking opportun ities given th e int e rsection, th an wo uld be available to
propert ies in t he middle of a block. Once par ked, nobody in th e ir right mind chose to mo ve
t he ir car upon see ing th e sign, given th at t hey we re legally par ked in a pub lic parking space.
Occupa nts of the dwelling units also te nde d to use on-str eet pa rking. The efficiency a pa rtm ent
door face s Marshall St reet, and t he te nant is t ypically able to park right in front of th eir door
90% of th e t ime. As th e building owner, I also park in th e st reet for t he following re ason s: my
front door is on Auro ra St and I prefe r not to wa lk half way ar ou nd th e block to get t o my car, I
can se e th e car from my windows, an d because th er e are issues with th e alley (outlined below).

Both th e abunda nce of available parking spaces and the favo rable characteristics of t he onstreet parki ng in proximity to 527 encouraged people to use it. In contrast, t he alley presented
unfavora ble conditions t hat discou rage d people from using th e rem ot e par king. The first was its
remoteness, especia llywhe n carrying boxes, groceries, supplies or the like. It is also a fact of
hum an psychology th at we want to park where we can see th e car, and where we can see th e
front door of our dest inat ion from t he car. This is especia llytrue in a neighborhood sett ing and
differs from a business district environme nt whe re parking in a garage or lot remote from one's
destinat ion is more th e norm. The alley is also poo rly lit, not ade qua tely plowed in Wi nter, is
filled with poth oles, and is a t ight space to get in and out of with limit ed visibility where it exits
out onto t he side streets. Houses block the view of pedest rians and parked cars obscure
oncoming tra ffic when trying to exit th e alley. In addition, t here have bee n vandalism issues, hit
and run inciden ts, and in the past couple years harassm ent of people in the alley by vicious
dogs . (note t hese dogs were declared "dange rous dogs " by th e City court in Octo be r 2018 afte r
an inciden t in Septe mber 2018 ).
In Septe mber 2016, Charles's McCary passe d away, and the parking lease for spaces nobody
really used expired in 2017. We were una ble to renew th e lease wit h th e new owner of the
parking spaces, t hough have bee n in negoti ation wit h him up unt il December 2018 . He has
confirmed t hat he will be unable to rent us spaces now or into the foreseeab le futu re. (see
attached email from IshkaA lpern , Exhibit 0) . In addition, in 2014 sect ion 325-20 D (4) was
ame nded and now does not allow offsite pa rking in th e R2 zone , and as such th e renewal of an
off-site parking lease wo uld violate t he intention of this ame ndme nt.
Given the inhere nt incen tives to use on-stree t parking, disince ntives to using th e remote
par king prov ided prior to 2017, the current and fut ure unavailability of th is rem ot e parking, and
the 2014 re vision to th e zoning prohibiting such remote par king in R2 zones , it is clear that t he
most se nsible way to provide parking at 527 N Aurora is t o utiliz e on-st reet par king.
Impact on t he commun ity of the use of on-street parking by 527 N Aurora St:
Based on the past 8 yea rs of experie nce (described above) using on-st reet par king to meet the
needs of bot h t he business and residen tial uses of the building, we assert t hat gra nting thi s
variance will not impose a burden on the surrou nding ne ighborhood , nor alter any existing
conditions. Parking pressure va ries in t his ne ighborhood on a block by block basis, and is
influen ced by severa l factors:
1.
2.
3.
4.

The number of available spaces with in sight of th e bulld tng entrance .
Daytime vs night t ime par king de mand
Neighbo rhood wa lkability and car ownership.
How far peop le are will ing to walk from par king to t he front door.

A numbe r of fact ors make t his particu lar corn er we ll suit ed to the use of on-st reet parking for
527 N Aurora.

1. Number of available spaces: Bei ng locate d at an intersection on a corner lot puts a
larger number of spaces wit hin sight of th e front door than would be available to a
property mid-block. In addition, th is pa rticular corner is fro nted by numer ous prope rties
wit hout driveways. Compared t o ot her inte rsect ions nea rby, t his condit ion act ually
increases the num be r of available spaces by e liminat ing the curb cuts which t ypica lly eat
away at on-street parkin g. (see inte rse ction plan, Exhibit E). The 2-block long alley
between Yates St and Farm St (wher e we forme rly rented parking) serves man y of th e
a djacent residentia l properti es and rem oves many cars from the st reet . The re are
always open spaces readil y availab le. (See photos showing available parkin g at various
times of day. AU photos were taken while Cornell was in session, Exhibit F.)
2. Day vs night : Parking patterns observed over th e past 8 yea rs show t hat in t his block,
man y residents drive to work during t he day, fre eing up par king for other uses. The hair
salon pa rking dema nd peaks duri ng th e day when residents are away a nd falls to zero
whe n residents need to pa rk in th e st re et ove rnight . This is a classic natu rally-occurr ing
shared use par king arra nge me nt . In th e Fall Creek ne ighborhoo d, th er e is an addit ional
pa rking demand from commuting Downtown wor kers who choose to pa rk for free In th e
neighborhood instead of paying in th e Downtown parking gar ages . This does put
pre ssure on st reets sout h of Farm Street, however t his activity does not tend to extend
to Marshall, leaving daytime parking ava ilable for th e neighborhood comme rcial use at
527.
An additiona l con ditio n affect ing night-time par king is Odd/ Eve n winter pa rking. Prior to
2017, this was in force from Novem ber to th e en d of March, and effect ively cut t he
supply of overnig ht par ki ng in ha lf. In 12 years of living at 527, I have only 3 or 4 t imes
been unable to find an on-str eet par king spac e within 250' of the house, and only on ce,
afte r arr iving home at midnight, had to park one block away on Yate s. Odd/even is
currently in force only as ne ede d, reducing it s pot ent ial impact on parking availabilit y.
So eve n dur ing odd/ even pa rking events, residents have amp le on-st reet par king.
3. Parking demand is furt he r red uced becau se of t he natu re oft he clientele patr onizing
Ka rma salon. Many walk from t he neighborhood, and ot he rs bike. We have had more of
a problem wit h bikes being chained to st reet signs or porch railings th an wit h
automob ile parking. (bike rungs for commercial patrons are bein g insta lled in t he side
ya rd this summer, and a bike storage roo m has been available t o residents since 2011).
There are also many grad and inter nation al stu de nts in t he neighborhood who do not
own ve hicles. Our own current te nan t is from Rio De Jan e iro an d has no driver 's license .
Two of th e past 4 te nants of our efficiency apa rtment since 2011 have not owned
ve hicles. Tho ugh we cannot say for certain what th e ove ra ll rate of car ownership is in
th e ne ighborhood, it is statistically tru e tha t th ere are a higher pe rce ntage of one-car or
no-car households in walkab le neighborhoods like Fall Cree k, th an in sub-urban
ne ighborhoods like West Hill.

4. The same phenomenon of human behavior that incentivizes people to use the available
on-street parking within sight of the front door of 527 N Aurora, disincentivizes others in
the neighborhood from parking at the corner of Marshall and Aurora. One block to the
east, Linn Street is typically packed with vehicles. During the day, Linn is a popular
parking area for in-commuters, and overnight there is parking pressure from the higher
number of rental units on Linn. Despite parking pressure on Linn St, few residents of
Linn park near 527 N Aurora, likely because it is too far from their front doors. This
behavior pattern reduces parking demand in proximity to 527. In addition, the homes
adjacent to 527 are predominantly owner-occupies with driveways, further reducing the
parking demand on this particular corner.
Though parking patterns at other locations in Fall creek might not be suitable to allow a
building like 527 to use on-street parking, the conditions and parking patterns at the
intersection of N Aurora and E Marshall St have accommodated these uses adequately since
2011, and should continue to do so in the future, barring any significant changes of use in the
neighborhood.
In final consideration: If all properties were able to provide the required off-street parking, who
would the preserved on-street parking be for? If it is for members of the general public, where
are they going? Shouldn't they be parking in the prescribed parking spaces required for each
use in the neighborhood? Is it for out-of-town commuters? Shouldn't they be parking in the
downtown garages, or at their places of business? Who is this supposedly precious on-street
parking being preserved for by the demand that property owners provide off-street parking?
One could assert that it is being preserved for properties that physically cannot provide
parking. 527 North Aurora is one such property.
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March 4, 2011
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Ms . Susan Cosen tini
527 North Aurora Street
Ithaca, NY 14850

RE: Board of Zoning Appeals Meeting of March 1, 2011
Appeal #2837 - 527 North Aurora Stree t
Dear Ms. Cosentini:
The Board of Zoning Appeals considered your appeal for a special com merc ial facility, spec ial
permit requirements of Section 325-9C (l)(e) of the Zoning Ordinance. The property located
at 527 North Aurora Street consists of two dwelling units and an office spac e. In 1994 , the
applicant received a variance to use an existing vacant me r cantile space for a professional
office. In 2005, the owner downsized the business and her partner then used the space as a
ha ir salon. Th is use may have been a legal home occupation, but due to a recent separation,
the possibility of a home occupation no longer applies. The property is located in an R-2b
resi den tial use district in which the proposed use is permitted by special permit. However,
Section 325-38 and 325-2 9 r equ ires a vari ance be gra nte d befor e a Building Permit and a
Cert ificate of occupan cy may be issued .
The special permit was granted with conditions:
1. There will be no adverse effect to th e health, wel fare, safety, or overall wellbeing of
the neighborhood.
2. There were no speakers in favor or opposed to th e proj ect.
3. The City of Ithaca Planning Department supported the project.
4. Tompkins County Planning Department saw no nega tive impacts on the special
permit.

The appeal was granted by a.vote of four (4) in favor one (1) opposed, with the conditions that:
1. A parking sign be erected to direct customer to the leased pa rking area.
Z. The special permit will run with the two -year lease th at th e owner has with
neighbor for four parking spaces .
3. That the Consentini Construction Sign be removed .

Sincerely,

~/;; It,u
For the Build ing 0
Phyllis Radke
Building Commiss ioner

....

EXHIBIT - A

PR:mh
':An Equal Op portu nity Employer wit h a co m mit ment to workforce d ive rs ification."

Short Environmental Assessment Form
Part 1 - Project Information
Instructions for Completing
Part 1 - Project Information. The applicant or project sponsor is responsible for the completion of Part 1. Responses
become part of the application for approval or funding, are subject to public review, and may be subject to further verification.
Complete Part 1 based on information currently available. If additional research or investigation would be needed to fully
respond to any item, please answer as thoroughly as possible based on current information.

Complete all items in Part 1. You may also provide any additional information which you believe will be needed by or useful
to the lead agency; attach additional pages as necessary to supplement any item.
Part 1 - Project and Sponsor Information

Name of Action or Project:
527 N Aurora St

Project Location (describe, and attach a location map):
527 N Aurora St, Ithaca NY

Brief Description of Proposed Action:
parking variance due to unavailability of off-site parking. no work is being done

Name of Applicant or Sponsor:

Telephone:

Robert Morache

E-Mail:

607.342.3599

robmorache@gmail.com

Address:
527 N Aurora St

I State:

City/PO:
Ithaca

NY

I Zip Code:
14850

1. Does the proposed action only involve the legislative adoption of a plan, local law, ordinance,
administrative rule, or regulation?
If Yes, attach a narrative description ofthe intent of the proposed action and the environmental resources that
may be affected in the municipality and proceed to Part 2. Ifno, continue to question 2.

NO

YES

[(]

D

2. Does the proposed action require a permit, approval or funding from any other governmental Agency?
If Yes, list agency(s) name and permit or approval:

NO

YES

3.a. Total acreage ofthe site of the proposed action?
b. Total acreage to be physically disturbed?
c. Total acreage (project site and any contiguous properties) owned
or controlled by the applicant or project sponsor?
4. Check all land uses that occur on, adjoining and near the proposed action.

IZlUrban

DRural (non-agriculture)

DForest
DAgriculture
Parkland

o

D Industrial

o Aquatic

.073
0
.073

acres
acres
acres

o Commercial DResidential (suburban)
o Other (specify):

Page 1 of3

0 D

NO

5. Is the proposed action ,
a. A perm itted use unde r the zoning regulatio ns?

YES

~'

0

b. Consistent with the adopted comprehensive plan?
6. Is the pro posed action consis tent with the predo minant character of the ex isting built or natural

NIA

't J 0
[{]

NO

0

YES

0

[{]

7. Is the site of the proposed action located in, or does it adjoin . a state listed Critical Env ironmental Area?
If Yes, identify:

NO

YES

[{]

0

8.

NO

YES

landscape?

3.

Will the proposed actio n result in a substantial increase in traffi c above presen t levels?

b. Ate public transportation servicc(s) avai lable at o r near the site ofthe proposed action?

c. Are any pedestrian acco mmodatio ns or bicycle routes available on or near site of the proposed actio n?

z

0
0

0
[{]
[{]

9. Does the pro posed action mee t o r e xceed the state energy code requirements?
Ifthe proposed action will exceed requiremen ts, describe design features and techno log ies:

NO

10. W ill the pro posed act ion connect to an ex isting pub lic/private water supp ly?

NO

YES

If No , describe method fo r prov iding potab le water :

0

[{]

II . Will the proposed action connect to exi sting wastewater uti lities?

NO

YES

0

[{]

NO

YES

If No , describe method for providing was tewate r treatment:

12. a. Do es the site contain a structure that is listed on eithe r the State o r National Register of Histor ic
Places?

YES

0 [{]

[{] 0
[{] ILJ

b. Is the proposed actio n located in an arc heological sensitive area?
13. a. Doe s any portio n of the site of the proposed action, or lands adjoi ning the proposed action, contain
wetlands o r other waterbo dies regulated by a fede ral. state or local agen cy?

NO

YES

1,11

b. Woul d the proposed action physically alter. or encroac h into , any ex isting wetland or waterbody?
If Yes. identify the wetland o r waterbody and exte nt of alterations in square feet or acres:

[{]

0
0

14. Identify the typ ical habitat types that occ ur o n, or are likely to be found o n the proj ect site. Check all that apply:
S horeline
Fo rest
Agric ulturaUgrass lands
Early mid-successional

o
o Wetland

o

IZl Urba n

o
o Subur ban

o

15. Do es the site ofthe proposed action contain any spec ies of animal, or asso ciated habitats, listed
by t he State o r Federal government as threatened or endangered?

NO

YES

[{]

0

NO

16. Is the project site loc ated in the 100 ye ar flood plain?

YES

11,11 II I
17. Wil l the proposed actio n c reate storm water disch arge. either from point or non-poin t sources?
If Ye s,
a. Will storm water disc harges flo w 10 adjacent pro perties ?
GZ] NO D YES
b. Wi ll storm water disch arges be directed to esta blished conveyance systems (ru noff and stonn dra ins)?
(f Yes, briefly describe :
NO [l]YES

0

Property drains jnto storm sewer al comer of Aurora and Marshall since the stamLseweLeXisted..blo chang e is proposed..-
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NO

YES

0

[{]

18. Does the proposed action include construction or other activities that result in the impoundment of
water or other liquids (e.g. retention pond, waste lagoon, dam)?
If Yes, explain purpose and size:

NO

YES

[{]

D

19. Has the site of the proposed action or an adjoining property been the location of an active or closed
solid waste management facility?
If Yes, describe:

NO

YES

[{]

D

20. Has the site of the proposed action or an adjoining property been the subject of remediation (ongoing or
completed) for hazardous waste?
If Yes, describe:

NO

YES

[{]

D

I AFFIRM THAT THE INFORMATION PROVIDED ABOVE IS TRUE AND ACCURATE TO THE BEST OF MY
KNOWLEDGE
Applicant/sponsor name:
Signature: _~

PRINT FORM

Date:

Robert Morache

't:'YY1<11q~
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03.06.2019

Agency Use Only [If applicable]
Project: Iparkin g Variance for 527 N. Aurora
Date:

1'--3_/1_1_/1_9

_

Short Environmental Assessment Form
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all ofthe following questions in Part 2 using the information contained in Part I and other materials submitted by
the project sponsor or otherwise available to the reviewer. When answering the questions the reviewer should be guided by
the concept "Have my responses been reasonable considering the scale and context of the proposed action?"

No, or
small
impact
may
occur
1.

Will the proposed action create a material conflict with an adopted land use plan or zoning
regulations?

[{]

2.

Will the proposed action result in a change in the use or intensity of use ofland?

[{]

3.

Will the proposed action impair the character or quality ofthe existing community?

[{]

4.

Will the proposed action have an impact on the environmental characteristics that caused the
establishment of a Critical Environmental Area (CEA)?

[{]

5.

Will the proposed action result in an adverse change in the existing level oftraffic or
affect existing infrastructure for mass transit, biking or walkway?

[{]

6.

Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

[{]

7. Will the proposed action impact existing:
a. public / private water supplies?
b. public / private wastewater treatment utilities?

[{]
[{]

8.

Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

[{]

9.

Will the proposed action result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

[(]

10. Will the proposed action result in an increase in the potential for erosion, flooding or drainage
problems?

[{]

11. Will the proposed action create a hazard to environmental resources or human health?

[{]

PRINT FORM
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Moderate
to large
impact
may
occur

D
D
D
D
D
D
D
D
D
D
D
D

Agency Use Only [If applicable]
Project:
Datt :

Parkin g Variance for 527 N, Aurora
3/1 1/ 19

Short Environmental Assessment Form
Part 3 Determination ofSignificance
For every qu estion in Part 2 that was answered "moderate to large impact may occ ur", or if there is a need to explain why a
particu lar element of th e propo sed action may or will not result in a significan t adverse environmental impact, please
co mplete Part 3. Part 3 should, in sufficient detail , identify the impact, including any measures or design elem ents that
have bee n included by the project spo nsor to avoid or reduce impacts. Part 3 should also explain how the lead agen cy
determined that the impa ct mayor will not be significant. Each pote ntial impact should be assessed considering its setting,
probability ofocc urring, duration , irreversibility, geog raphic sco pe and magnitude. Also co nsider the potential for sho rtterm, long-term and cumulative impacts.

Not applicable

D

Check th is box if you have determined, based on the informat ion and analysis above, and any supporting documentation,
that the proposed act ion may result in on e or more potentially large or significant adverse impacts and an
enviro nmental impact statement is requi red.
Check this box if you have determined, based on the informatio n and analysis above, and any suppo rting documentation,
that the proposed action will not result in any significant ad verse environmental impacts.

City of Ithaca Board of Zoning Appea ls
Name of Lead Agency

4/2119

Steven Beer

Cha ir

Date
Title of Respon sib le O fficer

Print or Type Name of Responsibl e Officer in Lead Agency
S ignature of Responsible Officer in Lead Agency

PRI NT FORM

~
W.ckm,
Signatu~Preparer (if different from Responsible Officer)
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Gma il - Parking

Gmai

Robert Morache <robmorache@gmail.com>

Parking
1 message

Ishka Alpern <ishkaj@gmail.com>
To: robmorache@gmail.com

Wed , Jan 16,2019 at 10:50 AM

Rob,
I'm sorry to say that our parking at 216-18 is not currently available for rent , nor do I imagine it being available in the
futu re.
-Ishka
Ishka Alpern
Alpern&Milton LLC
901 W. Seneca St.
Ithaca NY 14850

EXH BIT - D

https:/Imail.google.comlmall/u/0?lk=f 148d4fccb&vlew=pl&search=all&permthld=lhread-f''103A1622832676518098998&simpl=msg- f%3A 162283267651 . ..
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EXHIBIT - F

Thursday 2018.11.15 l am. Salon is closed, showi ng conditi ons before resident s leave for wo rk

c

'co".

.!!!

c:

.2

'"

Vl

E

c.

N
N

o

.....
.....
00
.....
o

N

~

"3:

~

.:='"

'"

'"

E
o

.s:

'"

E
o
u

'"

>
.s:

'"

11

"'"
e

-e

·in

~

::>

.0

"'"c.
o

.'os":
!)l

E
c.

w

...o
...
...o
00

00

N

>
ru
-c

e::>

.s:
~

c:

..Q

ea

V>

E

0-

N

o
....
....
....

~

QI

.;e

'"
QI

E
o

.<::
QI

E
o
u
QI

>
sz

'"

~

c:

QI
"0
~

1:'
QI

E
o
~

c

QI
C.

o

.'o"
c:

'"

V1

E

c.

V1
M
N

o
co
.-<
.-<

o

N

>-

'"
....

"0
~

QI
:::l

~

'"
'"'"
E

4:'

o

.s:

'"

E
o
u
~
s:

'"

tJ

<:

'"

-0

·Vi

~
~

::>

.c

.,<:c.

o

.'o"

<:

'"

Vl

E

c.

co

CO

rl

ci
cd
rl
o
rl

N

>

~

~
~

::>

.s:
I--

Proposed Resolution
Board of Zoning Appeals
April 2, 2019
Zoning Appeal 3123, Area Variance for 527 N Aurora Street – Declaration of Lead Agency
for Environmental Review
WHEREAS, State Law and Section 176-6 of the City Code require that a lead agency be
established for conducting environmental review of projects in accordance with local and state
environmental law, and
WHEREAS, State Law specifies that, for actions governed by local environmental review, the lead
agency shall be that local agency which has primary responsibility for approving and funding or
carrying out the action, and
WHEREAS, the proposed approval of zoning appeal 3123, an area variance for 527 N. Aurora
Street, is an “Unlisted” Action under the City of Ithaca Environmental Quality Review Ordinance,
and the State Environmental Quality Review Act and is subject to environmental review; now,
therefore, be it
RESOLVED, that the Board of Zoning Appeals of the City of Ithaca does hereby declare itself
lead agency for the environmental review of zoning appeal 3123, area variance for 527 N. Aurora
Street.
Moved by:
Seconded by:
In Favor:
Opposed:
Abstain:

Proposed Resolution
Board of Zoning Appeals
April 2, 2019
Zoning Appeal 3123, Area Variance for 527 N Aurora Street – Determination of
Environmental Significance
WHEREAS, Robert Morache on behalf of Shandor Holdings, LLC has applied for an area variance
from 325-8, Column 4, Off-Street Parking, Column 10, % of Lot Coverage, Column 11, Front
Yard, Columns 12 and 13, Side Yard, and Column 14/15, Rear Yard requirements of the Zoning
Ordinance, and
WHEREAS, appropriate environmental review has been conducted including the preparation of a
Short Environmental Assessment Form (SEAF), dated March 6, 2019, and
WHEREAS, the proposed action is an “Unlisted” Action under the City Environmental Quality
Review Ordinance and the State Environmental Quality Review Act, and
WHEREAS, the Board of Zoning Appeals of the City of Ithaca, acting as lead agency, has
reviewed the SEAF prepared by the applicant and staff; now, therefore, be it
RESOLVED, that this Board of Zoning Appeals as lead agency in this matter, hereby adopts as
its own the findings and conclusions more fully set forth in the Short Environmental Assessment
Form, dated March 6, 2019, and be it further
RESOLVED, that this Board of Zoning Appeals, as lead agency in this matter, hereby determines
that the proposed action at issue will not have a significant effect on the environment, and that
further environmental review is unnecessary, and be it further
RESOLVED, that this resolution constitutes notice of this negative declaration and that the City
Clerk is hereby directed to file a copy of the same, together with any attachments, in the City
Clerk’s Office, and forward the same to any other parties as required by law.
Moved by:
Seconded by:
In Favor:
Opposed:
Abstain:

CITY OF ITHACA
108 East Green treet - 3rd Floor Ithaca, ew York 14850-5690
DEPARTME T OF PLA
I G, BUILD! G, ZO I G & ECO OMIC DEVELOPME T
Gino Leonardi, Secretary to the Board of Zoning Appeals
Te lephone: 607-274-6550

Fax: 607 -274-655 8

Email: gleonardi @ci tyo fithaca .org

- NOTICE OF APPEAL REGARDING ZONING OR SIGN ORDINANCE
CITY OF ITHACA, NEW YORK
APPEAL NO.
TO: Owners of Property within 200 feet of

527 N. Aurora Street
=-:....;:.,:.:....:.===-==:.:....-

3123

-----:and others interested.

(property address)

FROM :

applicable to property named above, in a(n) R-2b zone.

Robert Morache
(name of person or organization making appeal)

REG ARDING:

(check appropriate box)

~

Area Variance

D Special Perm it
D Use Variance
D Sign Var iance
D Action , Decision, or Interpretation of Zoning Office r
City regulations require you be notified of this appeal to the Board of Zon ing Appeals (BZA), as described
in the attached letter and provide the opportunity for you to comment on it and/or attend the meetings
listed below. Anyone considered an interested party may speak for or against the appeal at the meetings
listed below, or submit a written statement to the BZA before its designated meeting. There is a tim e limit
of three (3) minutes for each interested party to address the BZA during the Public Hearing portion of the
meeting.
The Board of Zoning Appeals bases its decision primarily on the written evidence submitted and presented
to it, the testimony of interested parties, and zoning and legal considerations. The written case record will
be available for review at the Zoning Division , City Hall, 108 E. Green St., Third Floor, beginning one week
before the scheduled BZA meeting. This case ha s also been referred to the City's Planning and
Development Board that will advi se the BZA, if granting th e relief sought by the appellant will affect longterm planning objectives. The date of the Planning Board' s meeting regarding this appeal is also listed
below.
The P LANNING BOARD will cons ider this case on 3/26/1 9 at 6:00 P.M. in Common Council Chambers , City Hall,
108 E. Green St. Ithaca.
The BOARD OF ZONING A pPEALS will consider this case on 4/2/1 9 at 6:00 P.M. in Conunon Council Chambers
City Hall, 108 E. Green St. Ithaca.

J?A~ J (1----=------------..:.-)'2,

Signature of Appellant

N . (.ll-("0cdL~
Address

~T
Date

527 North Aurora St
Variance appeal #3123
2019.03.19
Dear Neighbor,
We (Rob Morache and Arly Kamholtz) would like relief from section 325-20 D(3b) ofthe zoning
ordinance which requires our property to have 4 off-street parking spaces for Karma Hair Salon
and 2 apartments, the larger of which we live in as owners. The property was built to 73% lot
coverage before 1939 and there is no space on the lot to provide any parking. It is within a class
of properties in the neighborhood which, because of their small size, struggle to meet unrealistic zoning requirements (including but not limited to parking) which were imposed on
them, without consideration of their physical characteristics, in the 1960s or 1970s. Since 2011
the parking requirement at 527 N Aurora has been met with parking spaces in the alley
between Farm and Marshall, however the owners of these spaces are no longer willing to rent
them to us. In addition, in 2014 section 325-20 D (4) of the zoning was amended and now does
not allow offsite parking in the R2 zone.
In practice, both the commercial and residential users of the building prefer to use the ample
on-street parking which is closer to the building and have never made full use of the remote
parking. Experience since purchasing the building in 2011 indicates that there is adequate onstreet parking to meet demand, with no negative impact on the neighborhood.
There will be no changes to the building nor any expansion of the commercial use. Since most
users of the building have been using on-street parking since we have owned it, despite us
offering spaces in the alley, there will be no change in parking patterns on Aurora or Marshall
Streets. We require this variance because parking spaces we used-to rent from Charles McCary
are no longer available to us.
All the best,
Rob Morache and Arly Kamholtz

Barradas, John

Ow ner

ShrogSusan G

Pared

~UO/OO

Ith aca NY 148 50

Ithaca NY 14850

It haca NY 14850
Ithaca NY 148 '10

901 w senece st
105 She ldon Rd

304 Linn St reet

406 .5 E MarshallSt

605 N Aur ora St
601 N Aur ora 5t

Reid, J Douglas

412-14 M ar shall Stree t, LLC

Swartho ut, Thom as H

W hitham,Scott

wulk er. Jettrov
HaltonSteven

Fuhr, Amy

M utol o, Paul

Cox, Caro line Ulrey

50070033 .-4-9

500 70033 .-4-10

50070033,-4-8

50 0700 33 .-4-17

500700 33.-4-11

500 70033 .-4-16

500700 33.-4-15

12 Alessand ro Dr

Quinn ,KerryM

Roscntel, Jill

Deborah Thompson Trust

500700 33 ,-5-8

50070 0 33.-5-10

Goldsm ith , Nichol as

Kopclso n, ErlcA

50070033 .-5-9

500700 33.-5-7

Steph en son, Hugh J

500 700 46 .-3-19

5007 00 33.-5-6

Augusti nc,JeffreyL

Steffy , Har ley

50070046.-3-2

Dernos.Jame s A

500700 46 .-3-5

50070046.-3-3

6 Stormy View Dr

Madd en, Fred 5

Got tli eb, Edward John

500 70046,-3 4

FernSarah

Auro ra & Alba ny Apts , l lC

50010046.-3-6

500700 4 6.-3-18

605 Hudso n st

50fJ700 46 .-3-7

Thompson Trust ee, Deborah

Ko pcl so n, EilccnG

Goldsmith , Vivian

Butt erf ield,Sa llyA

Steffy,Steele J

August ine, t.udt R

Ruswi ck,Sus anM

308 E M arshall st

606 NAurora St

608 Aurora St N

610 AuroraSt N

604 N Aurora St

515 N'Tioga St

305EMarsha l15t

S22 N Auro ra 5t

409 Taughannock Blvd

526 Au ro ra 5tN

5 13 NTi oga St

508 N Auror a St

405 Ma rshallSt E

Ruswic k, Richard P

Hi rsch, Aliso n

Lall as,J effr cy

Tho mas, Jeremy [ van s

500 70046.-4 ·2

50070046., 4-3

50070046.-3-8

Lalla s, Pat ricia

527 Au rora 5t N

5handor Holdings, llC

S19 Aur o ra St N

680 Ridge I{d

50070046.-4-1

It haca NY 14850

It haca NY 148 50

It haca NY 14850

It haca NY 14850

It haca NY 1485 0
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CITY OF ITHACA
108 East Green Street-3rd Floor Ithaca, New York

14850-5690

DEPARTMENT OF PL ANNING , BUILD lNG, ZO NING & ECONOMIC DEVELOPMENT
Gino Leonardi, Secretary to the Board of Zoning Appeals
Telephone: 607-274-6550

Fax: 607-274-655 8

Email: gleonardi@ci tyofithaca.org

ZONING APPEAL CERTIFICATION OF MAILING
Zoning Appeal # 3123

RE: City of Ithaca Board of Zoning Appeals

I, ~..,-

F, ~d4E

, affirm all property owners within

two hundred (200) feet of the

boundaries of the lot(s) under consideration have been mailed a copy of the enclosed notice on or before 3/19/19.
I affirm the notice was mailed to the property owners at the addresses shown on the attached list of owners, by
depositing the copy in a post-paid properly addressed envelope, in a post office or an official depository under
the exclusive care and custody of the United States Post Office. I further affirm the names and addresses of the
property owners are the same as the most recent assessment roll.

(Appellant's Signature)

PLEASE SUBMIT THIS FORM TO:
City of Ithaca Zoning Division
108 E. Green St., 3rd Fl.
Ithaca, NY 14850

Phone: (607) 274-6550
Fax:
(607) 274-6558
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CITY OF ITHACA
Board of Zoning Appeals ― Notice of Appeal

APPEAL # 3124

505 S. ALBANY STREET

Appeal of the owner, Anke Hoffstaetter for area variance from Section 325-8, Column 4, Off-Street
Parking, Column 6, Lot Area, Column 7, Lot Width, Column 10, Percentage of Lot Coverage,
Column 11, Front Yard, Column 12 and 13, Side Yards, and Column 14/15 Rear Yard requirements
of the Zoning Ordinance. The applicant proposes to provide a massage practice in her single-family
home and has applied for a special permit with the Planning and Development Board for a home
occupation under Section 325-9 of the Zoning Ordinance. The applicant would like to offer services
between 9 am and 5 pm on weekdays with some weekend hours. She plans to have no more than
four clients per day and no more than 12-15 clients per week, with appointments scheduled to avoid
overlap. The home occupation requires one off-street parking space be provided. Currently, there is
an existing deficiency of two off-street parking spaces for the four-bedroom residence. The applicant
intends to utilize the first floor bedroom for the home occupation which will thereby reduce the
parking requirement to one space for the residential use. The home occupation requires one space and
therefore, there will be no increase in the two off-street parking spaces originally required for the
property. Due to site constraints, there has never been on-site parking and there is no area available to
provide the off-street spaces on the property. Furthermore, clients will be instructed to park on South
Albany Street and South Titus Avenue where on-street parking is available in these locations without
hourly limitations. The property also has existing deficiencies for lot area, lot width, percentage of lot
coverage, front, side, and rear yard setbacks. These deficiencies will not be exacerbated by the
proposal.
The property is located in an R-2b residential use district in which the proposed use is permitted by
special permit issued by the Planning and Development Board. However, Section 325-38 requires
that an area variance for off-street parking be granted before a building permit is issued.

mw 4/2/19

City of I thaca

BZA-3124
R-2b
Anke Hoffstaetter
Area Variance

Appeal Number
Use District
Applicant
Application Type:
Column
Number
Column Title

Board of Zoning Appeals Worksheet

2

3
Accessory
Use

Use

Existing
One Family
Condition
Dwelling
and Use
District
Two Family
Regulations
Zone
for Existing
Note NonOK
OK
Conforming
Conditions
Proposed
One Family
Home
Condition
Dwelling occupation
and/or Use
District
Special
Two Family
Regulation
Permit
Zone
for Proposed
Required
Note NonConforming
Conditions
for Proposal

Notes:

OK

Def.

4
Off-Street
Parking

Address 505 S. Albany Street
04/02/19
Date
Anke Hoffstaetter
Owner

5
Off-Street
Loading

6
Lot Area
(Sq. Feet)

7
Lot Width
(Feet)

8
Number of
Stories

9
Height in
Feet

10
% of Lot
Coverage

11

12

Front Yard Side Yard

13

14/15

16

Rear yard: % of depth Minimum
Other Side
or number of feet,
Building
Yard
whichever is less
Height

0

0

1,786

30

2

+/- 27.5'

40.5%

5.3

3.4

2.2

13' or 22%

2

2

None
Required

3,000

35

3

35

35%

10

10

5

25% or 50' but not
less than 20'

None

Def.

OK

Def.

Def.

OK

OK

Def.

Def.

Def.

Def.

Def.

Ok

0

0

1,786

30

2

+/- 27.5'

40.5%

5.3

3.4

2.2

13' or 22%

2

2

None
Required

3,000

35

3

35

35%

10

10

5

25% or 50' but not
less than 20'

None

Def.

OK

Def.

Def.

OK

OK

Def.

Def.

Def.

Def.

Def.

Ok

City records show a four-bedroom home, requiring 2 off-street parking spaces. The applicant will utilize a bedroom on the first floor for the home occupation,
reducing the residential parking requirement from 2 spaces to 1 space. The home occupation requires 1 space. There will be no increase in off-street parking
requirements.

CITY OF ITHACA
108 E. Green St. - Third Floor It haca, NY 14850-5690
DEP ARTMENT OF PLANNING, BUILDING, ZONING & ECONOM IC DEV ELOPMENT
Gino Leonardi, Board of Zoning Appeals Secreta ry
Telephone: 607-274-6550

Fax: 607-274-6558

E-Mail: gleonardi@cityofithaca.org

BOARD OF ZONING APPEALS (BZA) APPLICATION
1. TYPE OF APPEAL:

IZJ AREAVARIANCE

o

APPEAL #:

3 / 2. 'f

HEARING DATE:

S PECIAL PERMIT

(FILL ED IN BY STAFF )

i~""9

D USE VARIANCE
BUILDING PERMIT #:~O
D SIGNVARIANCE
RECEIPT #: ·Sr. 'jog
D ACTION, DECISION, ORINTERPRETATIONOF ZONINGOFFICER
R-l.b
GCfi 3Gu..-R 1\~Do.M<J &r.

(REQUIR ED)

(FILLED IN BY STAFF)

I

I
I
I

f\'-\,~ -\\0 ~sAoo =-\b~[

I
I
I

I

I
I

Appellant's Address:
State: .1)_'\\ --__ Zip: ----'---"I"L-"-'-""
\4,3S D- - - - Telephone:

Qr:a-

~9

- -=t4i-c>

4. Attach Reason for Appeal (see "Zoning Appeal Procedure Form")
5. Appellant Certification: I certify the inform ation submitted with the appeal is true to the best of my
knowledge/belief; and I have read and am familiar with City ofIthaca Zoning Ordinan ce sections that apply to this
appeal (inc!. Section 325-40, describing the powers and duties of the Board ofZoning App eals). I also acknowledge
the Board ofZoning Appeals may visit the property and I specifically p ermit such visits.
, !

o

I have met/discussed this application with Zoning
Division staff prior to submission.

STATE OF NEW YORK
COUNTY OF TOMPKINS

:< [jt!:J day of
'fE ,brULlf\j ,20J!1
~A
otary Public tf-DUfe6
Sworn to this

SARAH L. MVE~S
Notary Public. State of New York
Registration No. 4974948
Qualified in Tompkins count~
Commission Expires Nov . 26, 20_

d~~#1Re< 4fJ >if~ ;;t&1ifr!U({jAppellant Signature

<D Notary Public availabl e at City Hall.
IMPORTANT: INCOMPLETE applications will be returned to the applicant and the
applicant will have to reapply.
If ANOTHERCiTY APPROVAL is requ ired (e.g., Sit e Plan Review, Subdivision Review,
Ithaca Landmarks Preservation Commission Review) , this application will likely
not be conside red at the next scheduled BZA mee tin g date.
If an application is submitted and subseque nt CHANGES are made to the
proposal/project, a revised application will be required.
The original
application will not be considered a placeholder for the original BZA hearing
date. Zoning Division staff will also not remo ve contents from earlier
applications to complete a revised application. Applicants are responsible for
en suring all information necessary for processing a Zoning Appeal is submitted
by the appl ication deadline for a given BZA hearin g date .

_______________________________________________________________________________________
****************************Office use only*******************************
1. Ordinance Section(s) for the Appeal:
Zoning Ordinance Section being Appealed
•
•
•
•
•
•

Page 2
Sign Ordinance Section being Appealed

•
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- _________________________________ •
§325- 8, Column 4, 6, 7, 10, 11, 12, 13, 14/15

§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________
§272- ___________________________________

2. Application of SEQR determination: __ Type 1 _X_ Type 2 ___Unlisted

3. Environmental Assessment form used:
_____ Short Environmental Assessment Form
_____ Long Environmental Form
_____ Lead Agency
_____ Determination of Significance
_____ Completed by the Planning Division at preliminary hearing for SPR
_ X__ Not applicable

4. A previous appeal

has,

has not, been made for this proposal:

Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
Appeal No. _________, dated _____________
5. Notes or Special Conditions:

Petition for Parking Variance
I am a massage therapist and would like to serve this community by building a massage
practice in my home at 505 South Albany Str.. Because there is no parking availability for my
potential clients on my property, I would like to petition for parking variance.
My clients would use "on-street" parking as is common practice in my neighborhood. To make
sure that my neighbors would be least affected by additional parking needs, as well as to ensure
that my clients will find adequate parking, I observed the following traffic and parking patterns.
Most parking spaces on my block are needed for over night parking and most traffic takes place
between 8·9 am in the morning. Since most of my practice hours would be on weekdays
between 9am - 5pm, my clients would use parking on my block when morning rush hour has
died down and parking spots have opened, since many of my neighbors drive to work during
reqular weekday business hours.
Another asset of my massage practice that would keep parking needs to a minimum is that
clients would come to treatment only one at a time. And since there would be at least one half
hour between 1\'1'0 clients. I wouldn't ever need more than one parking space at a time.

In general I would on average have no more than four clients per day. And in total I would have
no more than twelve to fifteen clients per week.
Since massage is sought for during times when people are not at work, I would like to offer
some weekend hours. On weeke nds there are not as many vacant parking spaces on my block
and therefore I would direct my clients to park on TItus Ave., along the North side of Six Mile
Creek on the block between South Albany Str. and Plain Str..
I would be the sole proprietor of this massage practice, and so there would be no more clients
from an additional massage therapist working in my practice.
I greatly appreciate your consideration!
Yours sincerely,
Anke Hoffstaetter
February 12, 2019

CIT Y OF ITHACA
108 E ast Green Street - 3rd Floor Ithaca, New Yor k 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING & ECONOMIC DEVELOPMENT
Gino Leonardi, Board of Zoning Appeals Secretary
Telephone: 607-274-6550

Fax : 607-274-6558

Email : gleonardi @cityofithaca.org

- NOTICE OF APPEAL REGARDING ZONING OR SIGN ORDINANCE
CITY OF ITHACA, NEW YORK
APPEAL NO.

31Zr

50S' & u:JA. .f\I ~~ Sh.
(prop erty address)

V

f\~ ±\o ~81<h-Mec

(nam e of person

REGARDING:

0

organi zation makm g appeal)

(chec k appropriate box)

~

Area Variance

D
D Use Variance
D Sign Variance
D Action, Decision, or Interpretation of Zoning Officer
Special Permit

City regulations require you be notified of this appeal to the Board of Zoning Appeals (BZA) , as
described in the attached letter and provide the opportunity for you to comment on it and/or attend the
meetings listed below. Anyone considered an interested party may speak for or against the appeal at the
meetings listed below, or submit a written statement to the BZA before its designated meeting. There is a
time limit of three (3) minutes for each interested party to address the BZA during the Public Hearing
portion of the meeting.
The Board of Zoning Appeals bases its decision primarily on the written evidence submitted and
presented to it, the testimony of interested parties, and zoning and legal considerations. The written case
record will be available for review at the Zoning Division, City Hall, 108 E. Green St., Third Floor,
beginning one week before the scheduled BZA meeting. This case has also been referred to the City's
Planning and Development Board that will advise the BZA, if granting the relief sought by the appellant
will affect long-term planning objectives. The date of the Planning Board's meeting regarding this
appeal is also listed below.

3/2.c. ,/201 9

~C6
ignature of App el1ant

& w.A -A( ~L u !---,-8r
",",,-,-, _
Add ress

~

Anke Hoffstaetter
505 South Albany Str.
Ithaca NY 14850
February 14th, 2019

Hello Neighbor,
I am pleased to let you know that I would like to serve this community by building a small
massage practice in my home at 505 South Albany Str.. The zoning department wants me to let
you know that I applied for a special permit for home occupation, and that I have petitioned for
parking variance.

These special requirements for Home Occupation would be met by my massag e practice:
• the size of my practice does not exceed 15% of the entire square footage of my home
• my home business complies with the NY Fire and Prevention Building Code, and
- the sign I plan to have at my front door displaying my name and profession will comply with
the sign ordinance

Since my clients would use "on-street" parking, I am also petitioning for Parking Variance:
I have therefore evaluated parking patterns and have observed that on week days from 9 am to
5 pm, there are many open parking spaces on the block of 505 South Albany Str., since many
residents are at work. This would be the time when I would see most of my clients.
I would also like to offer some massages during the weekend. On those days I would instruct
my clients to park on Titus Avenue, South of Six Mile Creek, on the block between South Albany
Str. and South Plain Str..
An asset of a private massage practice is that clients come to treatment one at a time, which
would keep parking needs to a minimum. Also, I wou ld have at least one half hour between two
sessions, which would make only one person need parking at any given time.
On average I would see no more than four clients per day. And in total on average I would see
no more than 12 -15 clients per week.
I hope you will find this a welcome addition to our neighborhood. If you have any questions,
please call me anytime, or text to leave a message to call you back.
I'll be happy to talk to you! (607) 229-7470.
All best,
Anke Hoffstaetter

500700 93.-4-8
Larkin, Tinl0thy C
Larkin, Marie
504 S Albany St
Ithaca NY 14850

500700 93.-4-9
Dean, Timothy
Dean, Julia E
508 Albany St S
Ithaca NY 14850

500700 93.-4-5
Ithaca Sun Apartments, LLC
10 Arrowood Lane
Ithaca NY 14850

500700 93.-4-10
Bentolila, Stephane
510 S Albany St
Ithaca NY 14850

500700 93.-4-11
Collazo, Bonnie G
106 Hyers St
Ithaca NY 14850

500700 93.-4-7
Keeler, Russell L Jr
Sciscioli, Elisa R
502 Albany St S
Ithaca NY 14850

500700 93.-4-6
Grout, Brian H
PO Box 3927
Ithaca NY 14852

500700 105.-1-10
Campagnolo, Mark
4 Spruce Ln
Ithaca NY 14850

500700 105.-2-3
Patel, Himatlal
Patel, Sandhya
424 S Geneva St
Ithaca NY 14850

500700 93.-5-12
Goodelle, Roger
420 Geneva St S
Ithaca NY 14850

500700 105.-2-2
Gottlieb, Charlotte Rose
Brumsted, Colin M
422 Geneva St S
Ithaca NY 14850

500700 93.-5-8
Todd, J0-Marcia
412 S Geneva St
Ithaca NY 14850

500700 93.-5-10
Cramer, Joy M
416 S Geneva St
Ithaca NY 14850

500700 93.-5-9
Harned, Garry D
Harned, Theresa D
414 Geneva St S
Ithaca NY 14850

500700 93.-5-15
Fielding, David L
779 Austrian Pine Cir
Manlius NY 13104

500700 93.-5-11
Stillman Myers, Joyce L
418 S Geneva St
Ithaca NY 14850

500700 93.-5-5
Berryman, Susannah
201 S Titus Ave
Ithaca NY 14850

500700 93.-5-1
Chen, Si
213 Titus Ave S
Ithaca NY 14850

500700 93.-5-2
Steiner, Eva M
Graham, Haemish F R
211 Titus Ave S
Ithaca NY 14850

500700 93.-5-17
Hoffstaetter, Anke
505 S Albany St
Ithaca NY 14850

500700 93.-5-16
Chapman Living Trust
PO Box 392
Ithaca NY 14851

500700 93.-5-3
Little, Timothy C
Little, Samantha
1433 Trumansburg Rd
Ithaca NY 14850

500700 93.-5-4
Giordano, Angela M
205 S Titus Ave
Ithaca NY 14850

500700 93.-5-7
Rohel, Donald T
313 E Liberty St
Charles Town WV 25414

500700 93.-5-6
Karl, Adam 0
406 Geneva St S
Ithaca NY 14850

500700 93.-5-14
Von Suhr, Nicole
3231 34th Avenue South
Seattle WA 98 144

500700 93.-5-13
Peter, David
517 S Albany St
Ithaca NY 14850

500700 105.-2-1
PPIC Rentals
14 Taber Rd
Newfield NY 14867

CITY OF ITHACA
108 East Green Street - 3rd Floor Ithaca, New York 14850-5690
DEPARTMENT OF'PLANNING, BUILDING, ZONING & ECONOMIC DEVELOPMENT
Gino Leonardi, Board of Zoning Appeals Secretary
Telephone: 607-274-6550
Fax: 607-274-6558
Email: gleonardi@cityofithaca.org

ZONING APPEAL CERTIFICATION OF MAILING
Zoning Appeal #

RE: City of Ithaca Board of Zoning Appeals

I,

-.B ~

~C&..Ak([

$J 2"'(

, affirm all property owners within two hundred (200) feet of the

boundaries of the lot(s) under consideration have been mailed a copy of the enclosed notice on or before
..::....!---.~-IU--l---'I-t---_.

I affirm the notice was mailed to the property owners at the addresses shown on

the attached list of owners, by depositing the copy in a post-paid properly addressed envelope, in a post office
or an official depository under the exclusive care and custody of the United States Post Office. I further affirm
the names and addresses of the property owners are the same as the most recent assessment roll.

PLEASE SUBMlT mrs FORM TO:
City ofIthaca Zoning Division
108 E. Green St., 3rd FI.
Ithaca, NY 14850

Phone: (607) 274-6550
Fax:
(607) 274-6558
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CITY OF ITHACA
108 East Green Street Ithaca, New York 14850-5690
BUILDING DIVISION - 4TH Floor
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2/20/2019

Receipt#59308

Anke Hoffstaetter
505 S Albany St
Ithaca NY 14850

Code

A8020-2110

Qty

1

BZA Variance # 3124 for 505 S. Albany Street

Description

Permit #

Price

Area Variance (1-2 Fam.)

$100.00

Total Price

Date

Check #

2/20/2019

1101

Extended Price

$100.00

$100.00

Payment

$100.00

Total Payment

$100.00

Balance Due

3/4/2019

1

