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

Community Development/IURA – 607-274-6559

ITHACA LANDMARKS PRESERVATION COMMISSION (ILPC)
NOTICE OF MEETING & AGENDA
The regular monthly meeting of the ITHACA LANDMARKS PRESERVATION COMMISSION will be held at 5:30
p.m., Tuesday, October 10, 2017, in Common Council Chambers, Third Floor, City Hall, 108 E. Green Street,
Ithaca, NY.
I.

PUBLIC HEARINGS
A. 313 E. Buffalo St., East Hill Historic District ― Proposal to Replace a Standing Seam Metal Roof
with Asphalt, Architectural-Style Shingles.

II.

PUBLIC COMMENT ON MATTERS OF INTEREST

III.

OLD BUSINESS


IV.

NEW BUSINESS


V.

VI.

603 E. Seneca St., East Hill Historic District – Order by Superintendent of Public Works to
Remove Stone Wall.

APPROVAL OF MINUTES


07/11/17 [under separate cover]



09/12/17[under separate cover]

ADMINISTRATIVE MATTERS


VII.

The Larkin Building at 403 College Avenue – Common Council Action on Local Landmark
Designation.

Upcoming Public Meetings:
Planning and Economic Development Committee on October 11, 2017 at 6:00 p.m. –
Consideration of the Local Landmark Designation of the Chacona Block at 411-415 College
Avenue
Common Council on November 1, 2017 at 6:00 p.m. – Consideration of the Local
Landmark Designation of the Chacona Block at 411-415 College Avenue

ADJOURNMENT

ACCESSING ONLINE MEETING MATERIALS:
Online meeting materials, like applications for a Certificate of Appropriateness and supporting materials, are available electronically via the “Document Center” on the City
web site (www.cityofithaca.org/DocumentCenter), under "Ithaca Landmarks Preservation Commission" > "Applications for Certificates of Appropriateness” and in the
relevant year/month folder. Please do not hesitate to contact our office if you have any questions or you need any assistance accessing the meeting materials. You are also
always welcome to visit the Planning Division at any time during regular office hours (8:30-4:30, Mond.-Frid.) to view original hardcopy materials.

If you have a disability and would like specific accommodation in order to participate, please contact the City Clerk’s Office at 274-6570
by 12:00 p.m., no later than 2 days (not including weekends and holidays) before the meeting.

ILPC Meeting – 10/10/17
Resolution – RA

RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

313 E. Buffalo St. is located in the East Hill Historic District, as designated
under Section 228-3 of the City of Ithaca Municipal Code in 1988, and as listed
on the New York State and National Registers of Historic Places in 1986, and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated August 26, 2017, was submitted for review
to the Ithaca Landmarks Preservation Commission (ILPC) by property owners
Elissa Cogan and Barry Chester, including the following: (1) two narratives
respectively titled Description of Proposed Change(s) and Reasons for
Changes(s); (2) five photographs documenting existing conditions; (3) a roof plan
illustration existing conditions; (4) a photograph of the proposed material; and a
letter to the applicants from David Spaulding at JD Ferro Roofing, LLC, dated
September 15, 2017, and

WHEREAS,

the ILPC has also reviewed the New York State Building-Structure Inventory
Form for 313 E. Buffalo St., and the City of Ithaca’s East Hill Historic District
Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
replacing sections of standing seam metal roof with asphalt, architectural style
shingles, and

WHEREAS,

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

WHEREAS,

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

WHEREAS,

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on October 10, 2017, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s East Hill Historic District Summary
Statement, the period of significance for the area now known as the East Hill
Historic District is 1830-1932.
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As indicated in the New York State Building-Structure Inventory Form, the
Italianate Style residence at 313 E Buffalo St was constructed between 1861 and
1866.
Constructed within the period of significance of the East Hill Historic District
and possessing a high level of integrity, the property is a contributing element of
the East Hill Historic District.
As indicated above, the project under consideration involve replacing sections of
standing seam metal roof with asphalt, architectural style shingles. As
documented in Sanborn Fire Insurance Co. Maps from the late-nineteenth and
early-twentieth centuries, the sections of standing seam metal roof on 313 E.
Buffalo St. were installed on the residence between 1904 and 1910, during the
districts period of significance. Later Sanborn Fire Insurance Maps (1919
through 1965) indicate the property had both wood shingle and metal roof
coverings. Currently, the south roof slope of the principal block is clad in
asphalt, architectural style shingles while all other roof slopes, not including those
on the east elevation additions and porches, and the west porch, are clad in
metal.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
Standard #4 Most properties change over time; those changes that have
acquired historic significance in their own right shall be retained and
preserved.
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Standard #5 Distinctive features, finishes, and construction techniques or
examples of craftsmanship that characterize a historic property shall be
preserved.
Standard #6 Deteriorated historic features shall be repaired rather than
replaced. When the severity of deterioration requires replacement of a
distinctive feature, the new feature shall match the old in design, color,
texture, and other visual qualities, and where possible, materials.
Replacement of missing features shall be substantiated by documentary,
physical, or pictorial evidence.
Standard #9
New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
With respect to Principle #2, Standard #4 and Standard #5, the standing seam
metal roof [has/has not] gained significance in its own right and [is/is not] a
character defining feature of the property and the historic district. In the
evaluation of the potential significance of the metal roof, the ILPC considered
the visibility of the improvement from the public right-of-way, the compatibility
of the improvement with the character of the property and district, and the
history of the improvement. [Additional Language if it “has”: The ILPC found that
the subject metal roof is visible from public right-of-way, particularly from the
north side of E. Buffalo St., and is highly compatible with the historic character
of the property and historic district. The metal roof was added during the
districts period of significance and exemplifies a type of craftsmanship that was
typical of the era during which it was installed. The roof is a character defining
feature of the property. Additional language if it “has not”: The ILPC found that
although the subject metal roof is highly compatible with the character of the
historic residence, it is not significantly visible from the public way and,
therefore, doesn’t add substantially to the historic aesthetic quality of the
property or the district. The residence’s most visible roof slope along the south
elevation is clad in asphalt, architectural style shingles, suggesting to the public
that the property’s entire roof is clad in that material. The residence had a wood
shingle roof for the majority of the East Hill Historic District’s period
significance and Sanborn Fire Insurance Maps indicate that that both wood
shingle and metal roof claddings were used simultaneously on the property. The
standing seam metal roof is not a character defining feature of the property.
With respect to Principle #2, Standard #2, and Standard #9, the replacement of
the metal roof with asphalt shingles (will/will not) remove distinctive materials
(but will/and will not) alter features and spaces that characterize the property.
[If “will” describe feature or space and how it will be inappropriately
altered]
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[Only if standing seam metal roof is considered a character defining feature]
With respect to Principle #2 and Standard #6, as demonstrated in the submitted
photographs and letter from J.D. Ferro Roofing, LLC the severity of the
deterioration of the standing seam metal roof material requires its replacement.
The proposed new work (will/will not) match the old in design, color, texture,
[material] and other visual qualities. [if material will not match, explain why
not and why that’s acceptable].
Also with respect to Principle #2, and Standard #9, the proposed asphalt,
architectural style shingles (are/are not) compatible with the massing, size,
scale, and architectural features of the property and its environment. [Proposed
additional language if singles “are” compatible: As stated in the City of Ithaca Historic
District and Landmark Design Guidelines, “the ILPC has determined that in certain
cases the use of fiberglass or asphalt shingles may be appropriate, for example,
when it can be shown that the original roofing material was wood shingle.” As
noted above, Sanborn Fire Insurance Maps from the late nineteenth and early
twentieth century indicate that the residence was clad in wood shingles. In
keeping with the Guidelines, the ILPC found the asphalt shingles to be an
appropriated replacement material for the standing seam metal roof.
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the 313 E. Buffalo St. and the East Hill Historic District, as set forth in
Section 228-6, and be it further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
Vacancies:
0
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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APPLICATION FOR CERTIFICATE OF APPROPRIATENESS

NOTE: You can complete
this form electronically, but it
will still require an original
handwritten signature.

Ithaca Landmarks Preservation Commission (ILPC)
Planning & Economic Development Division
City of Ithaca, 108 E. Green St., 3rd Floor, Ithaca, NY 14850
Bryan McCracken I Ph: 607-274-6555 I bmccracken@cityofithaca.org
www.cityofithaca.org/boardscommittees/ilpc/index.cfm

PLEASE PRINT OR TYPE

Date:

26 Sep 2017

Applicant's Name:

Building Permit Application# (REQUIRED): - - - - - - - - - - - -

Elissa Cogan and Barry Chester

Applicant's E-Mail address (REQUIRED):
Property Address:

273-1732

Phone: - - - - - - - - - - -

enb@coganandchester.com

313 East Buffalo Street

Owner's Name (if different from Applicant): - - - - - - - - - - - - - - - - - - - Owner's Mailing Address:

313 East Buffalo Street

Proposed Work Includes (check all that apply) :
D
D
D
Iii

New Construction
Addition
Accessory Structure
ALTERATION: Primary Structure

D
D
D
D

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

Submittal Requirements
All documents are to be sent to the attention of Bryan McCracken at the above address.

STAFF-LEVEL REVI EW:
Submit one (1) hardcopy and one (1) electronic copy of application and attachments. See Ciey ofltbaca Historic
District & Landmark Design Guidelines for a description of work that is eligible for this expedited review
process.

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

E LECTRO IC S lJ BMISS IO S: You must provide electroni c vers ions of ALL submitted documents. LARG E FIL ES: Incoming e-mai ls to
the City must be under 10MB in size (incl. message enve lope), so either provide CD- ROM , flash/thumb drive, use a free fi le-sharing web
site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc., or split documents into smaller pa1ts and send multiple emails/files to: cpyott@cityofithaca.org and/or bmccrackcn@cityofithaca.org

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

Replace roof on main portion of existing building with all new material consisting of architectural
shingles. Much of the existing roof (east side, visible from Buffalo and Aurora Streets below the
property) is architectural shingles, the rest (west side, not visible from Aurora or Buffalo Streets) is
standing seam metal. See Attachment A for photos of damage and diagram of existing roof and
Attachment B for details of new materials . Also see Attachment C for letter from J.D . Ferro regarding
condition of existing roof.
Please note that the portion of the roof that is presently metal is not visible from either Buffalo or
Aurora Streets. The visible portion is presently shingle.

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

The standing seam metal roof has deteriorated beyond repair (see Attachment A for photographs, and
Attachment C, statement from J. D. Ferro). The interior of the house has suffered extensive water
damage. The old asphalt roof is in poor repair and was not installed in a professional manner. As well
as protecting the building from further water damage, replacing the entire roof will be an aesthetic
improvement, in keeping with the age and dignity of the property.
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-REQUIRED PUBLIC NOTIFICATION-

Upon application for a Certificate of Appropriateness, a public notice of the proposal must be posted by the
owner or owner's representative on the property for a minimum of 10 days. This notice must remain in place
until a decision to approve or deny the Certificate of Appropriateness has been made. The notice must be
placed at or near the property line in the front yard, so it is plainly visible from the street, and, in cases where a
property has frontage on more than one street, an additional sign must be placed at or near the property line
on any additional street frontage.
Standard signs for this purpose are available for purchase from the City of Ithaca, Division of Planning and
Economic Development, at a cost of $10.50 each. Alternatively, an applicant may create their own signs, as
long as the following required content is included and the signs have dimensions of at least 18"x23":
PROPOSED EXTERIOR OR SITE ALTERATIONS TO THIS PROPERTY WILL BE
REVIEWED BY THE ITHACA LANDMARKS PRESERVATION COMMISSION ON
[INSERT DATE] , BEGINNING AT 5:30p.m. IN [INSERT LOCATION OF MEETING]. PUBLIC
COMMENT MAY BE SUBMITTED IN ADVANCE OF, OR DURING, THE ABOVEREFERENCED PUBLIC HEARING. FOR MORE INFORMATION CONTACT:
BMcCRACKEN@CITYOFITHACA.ORG, 607-27 4-6555.

Applicant's Statement:

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

Iii
0
0
Iii
0

photographs of existing conditions
site plans showing location and dimensions of proposed change
drawings or sketches showing proposed changes on each affected elevation
description of design details and materials to be used
samples of proposed materials
0 scale drawings of any proposed signs, including colors, typeface, and illumination details
tJ historic photographs, if the intention of the project is to return a property to a documented prior
condition
1!!1 statement from a qualified contractor or design professional attesting to the physical condition of any
element proposed for replacement due to deterioration

0 other (specify): - - - - - - - - - - - - - - - - - - - - - - - -

Applicant's Signature (REQUIRED):

'--U.e-~~ ~

Date:

e:Jt,. ~ .:loi':F

STAFF USE ONLY:

Date Received: _ _ _ _ _ _ __
Staff Review: 0 yes 0 no Approved: 0 yes
ILPC Review: 0 yes 0 no
Date of Public Hearing: _ _ _ __

0 no
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Referred to ILPC: 0 yes

0 no

313 East Buffalo Street
Attachment A
Roof Damage at September 15, 2017 with Diagram of Existing Roof
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BUFFALO STREET this side

313 East Buffalo Street
Attachment B
New Materials

Entire old roof to be removed. New materials to consist of plywood, ice and water barrier membrane, shingle
paper, and Landmark CertainTeed architectural shingles (pictured above) in Driftwood (bottom color) .

313 East Buffalo Street
Attachment C
Letter from J.D. Ferro

390 State Route 13 S.
Cortland, NY 13045

jd.Ferro

Ithaca: (607) 273-0872
Roofin , LLC
Cortland: (607) 753-9949
Where Service ~akes the Difference!
Fax: (607) 756-0877

9/ 15117

Barry Chester and Elissa Cogan
313 East Buffalo St.
Ithaca, N.Y 14850
enb@coganandchester.com
Barry & Elissa
The north, south and east facing sides of the main house roof consist of an old steel
standing seam roof. The west facing roof, consist of architectural shingles.
The existing standing seam roof is in poor shape. The metal panels have been coated
several times, which has degraded.
The metal panels have oxidized enough creating holes and also the metal has become
thin, which has allowed nails from the roof deck to penetrate through the panel. The
entire metal roof area has been repaired many time (by myself over the past few years)
and by others before me. In my opinion, this is why, shingle have been installed on the
west facing roof.
If you have any further questions please feel free to contact me.

Thank you

/2~(:i:7
Project Manager

