Part 1. – Applicant Information
03 14 2019
Application Date:____/____/_____

1. Applicant Information
Applicant Name(All principal owners of 15% or more must be listed): _______
Ithaca Neighborhood Housing Services
____________________________________________________________________

_____________________________________________________________________
115 W. Clinton St
Ithaca
NY
14850
Address:_______________________City:__________State:______Zip:________

277-4500
ltruame@ithacanhs.org
Phone:___________________________Email:____________________________
Immaculate Conception Church
Property Owner (If different from applicant):_______________________________________
113 N. Geneva St
Ithaca
NY
14850
Address:_________________________City:__________State:______Zip:______

Fr.Augustine.Chumo@dor.org
Phone:___________________________Email:____________________________

2. Property Information
(Applicant must provide either proof of ownership or an owner’s authorization)
320-324 & 330 W. Buffalo St, 309 N. Plain St.
Property Street Address: _____________________________________________

60.-2-5, 60.-2-11, 60.-2-12
Tax Parcel Number: ________________________________________________
please see attached
Legal description of Property: ________________________________________
R2-b
2.06ac
750 (3 sides)
Zoning District :______Area: ________Frontage: _____________
vacant private school, Catholic Charities office, residential
Current Uses: _____________________________________________________
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3. Project Information

Immaculate Conception School Redevelopment
Project Name: _______________________________________________________

________________________________________________________________________

Project Narrative and Summary of Community Benefits (attach additional sheets as
needed): ________________________________________________________________
See attached Project Description
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________

W.Buffalo St, N. Plain St., W. Court St.

Project Location:________________________________________________________

ex: 2.36, proposed: 2.09
Property Size (acres) – both existing & proposed:_____________________________
ex: 54,356; prop: 103,166
Building Size (square feet) – both existing & proposed:_________________________

10/2020-12/2021
Proposed Project Start & Completion Dates:_________________________________

78-83
Approx. # of rental housing units:__________________________________________
4 townhouses
Approx. # of for-sale housing units:_________________________________________

0
Approx. SF of office:_____________________________________________________

0
Approx. SF of retail/commercial:___________________________________________
11,000-20,000 possible
Approx. SF of community/non-profit use:____________________________________

0
Approx. SF of light industrial/high-tech:_____________________________________
0
Approx. SF of industrial/manufacturing:_____________________________________
0
Approx. SF of other uses specify: ___________________________________________

Part 4. – Project Costs
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$17,531,265

Cost of New Construction:___________________
$2,850,000

Value of Improvements:_____________________
$75,400

Value of Equipment to Be Acquired:___________

$4,874,020

Other:____________________________________

$25,330,865

Total:____________________

Part 5. – Criteria and Potential Project Benefits

Please see attached narrative

Minimum Qualification Criteria
A PUD can only be established if the following criteria are all determined to have
been met:


Does the project further the health and welfare of the community; and



Is the project in accordance with the City Comprehensive Plan



Does the project create at least one long term community benefit



Is the property located in an area of the City currently zoned industrial

PUD Approval Considerations
In addition to meeting the minimum criteria, the following will also be considered
when evaluating whether to grant a PUD for a proposed project:

(1)

Please demonstrate why this project can’t move forward under existing zoning.
Why should a PUD be a desirable way to regulate development on this site?

(2)

Will the project provide for public access pedestrian linkages (active
recreation)?

(3)

What are the heights of buildings in this project? How do building masses and
locations compare to each other and to other structures in the vicinity?

(4)

Are there available and adequate transportation systems within the PUD for
pedestrians, bicycles, and motor vehicles, including transit? What is the impact
on the external transportation network?

(5)

What is the character of the neighborhood in which the PUD is being
proposed? Are there safeguards provided to minimize possible detrimental
effects of the proposed use on adjacent properties and the neighborhood in
general?
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(6)

How do the proposed open space and recreational systems function within the
PUD and in relation to the City’s overall open space and recreational systems?

(7)

What is the general ability of the land to support the development, including
such factors as slope, depth to bedrock, depth to water table and soil type?

(8)

What potential impacts are there on environmental, historical, and architectural
resources? Does the proposed PUD serve to protect these resources?

(9)

What potential impacts are there on local government services?

(10)

Is there available and adequate water service?

(11)

Is there available and adequate sewer service?

(12)

Will the PUD provide several of the community benefits listed below that
contribute to making the project a long-term asset for the community?

Potential Community Benefits Resulting from the PUD Project
(1)

What will be the increase to the tax roll value of new real property?

(2)

How many FTE jobs will be created as a result of the project? Will the project
result in job creation of positions that pay at least a living wage?

(3)

Will the project result in job creation of which at least 51% will be held by
persons earning 80% or less of Area Median Income?

(4)

Will the applicant provide affordable housing at rents that do not exceed Fair
Market Rents occupied by households earning no more than 80% of Area
Median Income, adjusted for family size (must determine duration)?

(5)

Will the project fill vacant store fronts?

(6)

Will the project involve environmental remediation?

(7)

Is the project a historic preservation project (in accordance with the Secretary
of Interior's standards)?

(8)

Will the project be assisting/contracting/renting to MWBEs?

(9)

Will the project provide free (reduced cost) community space in the project (for
example to a 501c3 non-profit)?

(10)

Will the project produce large-scale alternative energy, local energy or
combined heat/power that results in a significant reduction in greenhouse gas
emission?

(11)

Will the project result in high tech job creation?

(12)

Does the project contain the redevelopment of a Brownfield site?

(13)

Will this project provide any other community wide benefits?
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Immaculate Conception School Redevelopment
Planned Unit Development Application Narrative
Ithaca Neighborhood Housing Services
3/14/19

Project Narrative and Summary of Community Benefits
Ithaca Neighborhood Housing Services’ vision for the redevelopment of this unique property is to create
a vibrant mixed-use community, specifically designed to address high-priority local needs. Toward that
end, we are now in the process of engaging neighbors, potential partners, and other stakeholders,
through a series of public meetings, to determine the appropriate final configuration of the project. We
are beginning the PUD process concurrent with this public outreach because of the deadlines imposed
by our funding sources for the receipt of local land use approvals. For this reason, our application
describes a range, albeit a fairly narrow one, of likely project configurations. We will keep the City
apprised as this range of options narrows until ultimately the final details of the project are determined.
The over-arching goal of INHS’ redevelopment of the Immaculate Conception School site is to provide
both rental and for-sale housing that is affordable at a range of household incomes (from less than 30%
AMI up to 90% AMI for the rental units and 80% AMI or below for the for-sale units) and that is suitable
for a range of household sizes (from single people to large families). The project will also provide space
for an as-yet undetermined number of non-profit organizations that serve the local community, and will
transfer the existing gymnasium to GIAC. The project team is committed to accomplishing these goals
within a physical form that is compatible with the character of the neighborhood, respectful of
neighboring land uses, and responsive to community input.
As of the date of submission of this application we have held one community meeting to receive
feedback on our initial design. Our second meeting is scheduled for March 28, at which time we will
present our responses to the comment received at the first meeting, and begin to delve more deeply
into the aesthetics of the new design. Based on what we’ve heard so far and on the financial modeling
done to date, our proposed redevelopment of the site will include the following specific elements:
• Retention of the 1948 wing of the existing school building
• Demolition and replacement of the c. 1920s wing of the school with a new four-story wing
connecting to the 1948 wing to form an “L”
• Retention and rehabilitation of the Catholic Charities Building for their continued use
• Detachment of the gymnasium wing, subdivision to create a separate legal lot, and sale of that
gymnasium parcel to the City for GIAC’s use
• Construction of an as-yet undetermined number of rental row houses facing W. Buffalo Street
between Catholic Charities and N. Plain Street
• Demolition of the existing building at 309 N. Plain Street and construction in that location of a
group of rental row houses
• Construction of a group of four for-sale row houses facing N. Plain Street at W. Court Street

There are two possible approaches under consideration at this time for the house at 330 W. Buffalo:
retention and conversion into two rental units, or demolition to allow the construction of an additional
group of row houses facing W. Buffalo. Please note that the attached site plans reflect demolition of
this house in order to show the maximum density at this corner that we may propose.
Also still undetermined is the amount of non-residential space that will be included within the existing
school building. Our application describes the two most likely scenarios: allocation of the ground floor
only of the 1948 wing for non-profit use, or allocation of that ground floor plus approximately half the
first floor of that wing for non-profit use. The attached site plans reflect both of these possible options.
We are in discussions with a group of potential users for this space (and they are in various stages of
discussion with their boards), each of which have distinctly different space needs. All are communitybased non-profit service organizations.
PUD Approval Considerations
1. Please demonstrate why this project can’t move forward under existing zoning. Why should a
PUD be a desirable way to regulate development on this site?
The City determined that it was appropriate to include this site in the 2018 expansion of the
PUDOD, presumably due to the non-conforming nature of the existing structures and potential
for redevelopment of the site to appropriately address significant local needs. Current zoning is
R2b, which would limit development to single family homes and duplexes with a maximum
height of 35 feet.
2. Will the project provide for public access pedestrian linkages (active recreation)?
The site is entirely surrounded by public sidewalks and is located immediately across the street
from the new park at Markles Flats and adjacent Alex Haley Pool.
3. What are the heights of buildings in this project? How do building masses and locations
compare to each other and to other structures in the vicinity?
The two-story row houses that front on W. Buffalo and N. Plain Streets will have gabled roof
forms and will be approximately 25’ in height. They will face existing neighborhood buildings
that range in size from 1.5 to 3 stories in height and generally have gabled roofs (a handful have
flat roofs). Most houses in the neighborhood are single-family forms (though many now include
more than one residential unit). Row houses are rare in Ithaca, but one of the very few that
does exist is located in this neighborhood: diagonally across from GIAC on the corner of N.
Albany and W. Court Streets.
The existing two-and-one-half-story wing of the school will be retained and our current plan is
to add a new two-story “end cap” that will bring the building setback on N. Plain Street more in
line with the shallower setbacks that predominate in the neighborhood.

The new wing of the multi-family building will be four stories and approximately 55 feet in
height. This tallest portion of the project is located immediately adjacent to Beverly J. Martin
Elementary School, which, though only three stories in height, is 52’ feet tall at the peak of its
parapet. The new wing will step down to a height of three stories (approx. 33 feet) as it nears
W. Buffalo Street, with an “end cap” that echoes the planned addition to the existing wing on N.
Plain Street. The adjacency of BJM, the perpendicular orientation of this wing to Buffalo Street,
and the reduction in the height of this wing as it nears Buffalo Street, allow us to provide greater
residential density on the interior of this half-block lot without overwhelming the surrounding
neighborhood with a structure that is out of scale.
4. Are there available and adequate transportation systems within the PUD for pedestrians,
bicycles, and motor vehicles, including transit? What is the impact on the external
transportation network?
The site is located in a highly walkable and bikeable neighborhood (Walk Score: 92; Bike Score:
87). It is completely surrounded by public sidewalks and the development itself will provide
internal circulation connecting to this public network. The site is bounded on one side by a bike
boulevard. Covered bicycle storage will be provided as part of the new development. Multiple
public transit stops are located within easy walking distance: on W. Seneca, S. Albany, and W.
State Streets. The development will incorporate surface parking for both residents and nonprofits organizations who have space in the building. INHS has analyzed the number of private
vehicles our residents typically own based on the number, size, and income levels of the units in
the development and the location of the development within the community. An analysis of the
proposed project using this parking calculator identifies the need for approximately 27-30
parking spaces for residents. The development is currently showing 55 parking spaces, leaving
approximately 25 spaces for our non-profit partners. We do not anticipate any significant
impact on the external transportation network; however, we will be conducting a traffic study as
part of our Site Plan Review process and will respond to any negative impacts that may be
identified.
5. What is the character of the neighborhood in which the PUD is being proposed? Are there
safeguards provided to minimize possible detrimental effects of the proposed use on adjacent
properties and the neighborhood in general?
The neighborhood is composed primarily of for-sale and rental residences in single- and multifamily homes, and educational and recreational uses, with some neighborhood commercial and
non-profit office space. The project will not introduce any new uses into the neighborhood, but
will introduce a multi-family apartment building, something that does not currently exist at the
proposed scale. Because the project site covers the entire half block, the visual impact of this
new building type can be minimized by stepping the new building back from the street and
locating it adjacent to the BJM School building, using infill row houses at the site perimeter to
preserve the residential scale that is common throughout the neighborhood. In taking this
approach, INHS is intentionally limiting not only the visual impact of the project but the number
of new residents who will be added to the neighborhood. We believe that 70-80 new units on a

half-block site is an appropriate density level, given the sites location on the edge of the
downtown core.
6. How do the proposed open space and recreational systems function within the PUD and in
relation to the City’s overall open space and recreational systems?
A review of historic Sanborn maps shows that the project as proposed will restore the rhythm of
the streetscape that was lost when existing buildings that previously fronted on W. Buffalo, N.
Plain, and W. Court Streets were demolished over the years as the school campus grew. This
small-scale residential development at the perimeter of the lot will preserve traditional front
and rear yards around each building. The multi-family building will extend the existing footprint
of the school marginally, bringing the ends of the building closer to the typical front yard setback
found throughout the neighborhood. Most existing green space on the site will be retained, and
new green space will be added around the for-sale townhomes that will replace the parking lot
on the corner of N. Plain and W. Court Streets. A small playground for young children will be
located onsite. The project is surrounded by recreational opportunities in the form of the park
at Markles Flats, the Alex Haley Pool, GIAC, and the playground at BJM (which is available for
public use when school is not in session).
7. What is the general ability of the land to support the development, including such factors as
slope, depth to bedrock, depth to water table, and soil type?
The site is level. Depth of bedrock and depth to water table are unknown at this time; however,
the presence of BJM and GIAC immediately adjacent, as well as the presence of the existing
school building, indicate that the soil is suitable to support a building of a similar type and size.
8. What potential impacts are there on local government services?
The addition of 70-80 units of new housing is not expected to impact local government services
in any significant way.
9. Is there available and adequate water service?
We have requested a water availability letter from Erik Whitney and have not yet received a
response; however, we do anticipate there will be sufficient water service available based in
part on the fact that the system had sufficient capacity for the school use.
10. Is there available and adequate sewer service?
Again, we have requested a sewer capacity letter from Erik Whitney and have not yet received a
response, but we anticipate there will be sufficient capacity based in part on the fact that the
system had sufficient capacity for the school.

11. Will the PUD provide several of the community benefits listed below that contribute to making
the project a long-term asset for the community?
Yes. Please see below.
Potential Community Benefits Resulting from the PUD Project
1. What will be the increase to the tax roll value of the new real property?
The property is currently wholly exempt. Upon completion, we are projecting the project will
pay approximately $45,000 annually in property taxes via a PILOT. We intend to submit a
request for a PILOT similar to the one approved by the City for the recent INHS Rental
Preservation project, providing for a payment of 12% of Net Operating Income annually.
2. How many FTE jobs will be created as a result of the project? Will the project result in job
creation of positions that pay at least a living wage?
We are projecting 1.5 FTE jobs created on INHS’ staff as a result of the project. Those will be
living wage positions. It is also possible there could be new jobs created by the non-profit
organizations that occupy the space, but at this time that is unknown.
3. Will the project result in job creation of which at least 51% will be held by persons earning 80%
or less of Area Median Income?
Potentially.
4. Will the applicant provide affordable housing at rents that do not exceed Fair Market Rents
occupied by households earning no more than 80% of Area Median Income, adjusted for family
size?
Yes. This is the overarching purpose of the project.
5. Will the project fill vacant store fronts?
No, though it will remove a vacant school building.
6. Will the project involve environmental remediation?
Yes. Asbestos and lead-based paint remediation will be required, and it is possible there may be
some limited soils remediation as well.
7. Is the project a historic preservation project (in accordance with the Secretary of Interior’s
Standards)?
No, there are no designated historic resources present.
8. Will the project be assisting/contracting/renting to MWBEs?
Yes. We will be required to award at least 30% of the value of our State Housing Trust Fund loan
to Certified MWBE contractors, subs, or suppliers.

9. Will the project provide free (reduced cost) community space in the project (for example to a
501c3)?
Yes. The non-profit spaces in the project will be leased at a reduced cost.
10. Will the project produce large-scale alternative energy, local energy, or combined heat/power
that results in a significant reduction in greenhouse gas emissions?
No.
11. Will the project result in high tech job creation?
No.
12. Does the project contain the redevelopment of a Brownfield site?
No.
13. Will this project provide any other community-wide benefits?
The project will adaptively re-use a largely vacant, centrally located site, supporting the City’s
Comprehensive Plan goal of increasing residential density through appropriate infill
development on underutilized parcels.

EXHIBIT A
Legal Description
Property Address: 320 West Buffalo Street, Ithaca, New York
Tax Account Number: 60.-2-5
ALL THAT TRACT OR PARCEL OF LAND situate in The Village of Ithaca/County of
Tompkins and State of New York and being a part of Block Number One Hundred and Seven in
said Village, bounded and described as following: Beginning in the North Line of Buffalo Street
in said Village of Ithaca at a point One Hundred and Thirty Two (132) feet East of the East Line
of Plain Street in said Village and running therein North about one hundred and thirty two (132)
feet; Thence West Sixty Six (66) feet; thence North Sixty Six (66) feet; Thence East Sixty Six
(66) feet; Thence South Sixty Six (66) feet; Thence East One Hundred and Thirty Two (132)
feet; Thence South two hundred and sixty four (264) feet to the South Line of Buffalo Street; and
thence West along the said South line of said Buffalo Street One Hundred and Thirty Two (132)
feet to the place of the beginning; together with the right of way from the above described
premises to said Plain Street in said Village of Ithaca.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the City
of Ithaca, County of Tompkins and State of New York, bounded and described as follows:
Commencing at the intersection of Plain and Court Streets in said City of Ithaca; running thence
east along the south side of Court Street 41 feet; thence south 88 feet; thence west 41 feet to
Plain Street; thence north along the east line of Plain Street 88 feet to Court Street, the place of
beginning. Being part of lot 179 on Block 107 as laid down on a map of the City of Ithaca.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND, situate in the City
of Ithaca, Tompkins County, and State of New York, bounded and described as follows:
COMMENCING at a point in the southerly line of Court Street forty-one feet (41´) easterly
therefrom measured at right angles, a distance of eighty-eight feet (88´) to the southerly line of
Court Street; thence west along the southerly line of Court Street a distance of forty-one feet
(41´) to the place of beginning. TOGETHER WITH a right of way over the westerly portion of
the premises adjoining the conveyed premises on the east, and SUBJECT TO a right of way for
the benefit of the owner of the premises adjoining the conveyed premises on the east over the
easterly portion of the conveyed premises. The right of way above referred to constitute a joint
driveway, of sufficient width for the passage of vehicles and automobiles, between the conveyed
premises and the premises on the east, the CENTER LINE of which is the easterly boundary of
the conveyed premises. For a more particular description of said rights of way reference is made
to a deed from the parties of the first part to Glovacchino Guidi and wife, dated March 20, 1929
and recorded in the Tompkins County Clerk’s Office in Liber 217 of Deeds at page 295.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York bounded and described as follows:
Being part of Lots 179 and 180 on Block 107 as described on a map of the Village of Ithaca
made by A. St. John R. V. DeWitt and W. A. Woodward, December 29, 1835 and bounded and
described as follows: Beginning in the south line of West Court Street (formerly known as West
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Mill Street) 176 feet east of its intersection with the east line of North Plain Street; running
thence south 132 feet to the north line of Lot 181; thence east 44 feet; thence north 132 feet;
thence west along the south line of West Court Street 44 feet to the point or place of beginning.
ALSO CONTAINING ALL THAT PIECE OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins, and State of New York, bounded and described as follows:
Commencing at a point in the southerly line of West Court Street 264.5 feet west of its
intersection with the west line of North Albany Street; running thence south along the west line
of other premises of the party of the first part 132 feet; thence west parallel with the south line of
West Court Street 44 feet; thence north along the east line of the premises conveyed to the
grantee herein by Ralph Succucci and wife recorded in Liber 260 of Deeds at page 118, 132 feet
to the South line of West Court Street; thence east along the south line of West Court Street 44
feet to the place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, Tompkins County, New York, being the southwest part of Lot No. 180 on block
107 bounded and described as follows: BEGINNING in the east line of North Plain Street 33 feet
south from the intersection of said line with the south line of West Court Street; thence east 132
feet to the west line of the premises known as 323 West Court Street; thence south 44 feet along
said west line to the north line of the premises known as 317 North Plain Street; thence west 132
feet along said north line to the east line of North Plain Street; thence north 44 feet along said
east line to the place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, bounded and described as follows:
Commencing in the northwest corner of said Lot No. 181, running thence east along the south
line of Lot 180, 132 feet; thence south 66 feet to the north line of Lot 182; thence west on the
north line of said lot 182, 132 feet to Plain Street; thence north on Plain Street 66 feet to the
place of beginning. Together with the right of way over a lane taken off from the north side of
Lot No. 182.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, being part of Lot No. 182 in said
City of Ithaca, as laid out by Simon DeWitt, beginning in the east line of North Plain Street on
the northwest corner of said Lot No. 182; thence east 66 feet; thence south 45 feet; thence west
66 feet to the east line of North Plain Street; thence north along said east line to the point or place
of beginning. Excepting a strip of land 12 feet wide on the north side of said premises. Also
excepting a small piece of land conveyed to Immaculate Conception Church, of Ithaca, New
York by deed dated February 8, 1956 and recorded in the Tompkins County Clerk’s Office in
Liber 385 of Deeds at Page 212.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York, known and distinguished as parts
of Lots 183 and 184 on Block and bounded as follows: Beginning in the north line of West
Buffalo Street 66 feet east from its intersection with the east line of North Plain Street; thence
running north 132 feet or more; thence east 66 feet and south 132 feet or more, along a south and
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west lines of lands of the Immaculate Conception Church of Ithaca; thence west along the north
line of Buffalo Street 66 feet to the point of place of beginning.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, Tompkins County, New York, bounded and described as follows: Beginning at a
point in the south line of Court Street (formerly Hill Street) 132 feet east of its intersection with
the east line of Plain Street; running thence south 128 feet 6 inches; thence east 44 feet; thence
north 128 feet 6 inches to the south line of Court Street; thence west on the said south line of
Court Street 44 feet to the place of beginning; being a part of lots No. 179 and No. 180 on Block
No. 107 as described on a map of the Village of Ithaca made by A. St. John, R.P DeWitt and
W.A. Woodward dated December 29th, 1835.
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND situate in the
City of Ithaca, County of Tompkins and State of New York and being more particularly
bounded and described as follows: Beginning at the northeast corner of the premises of the party
of the first part at #311 North Plain Street in the City of Ithaca, as described in the deed to said
party of the first part dated May 19, 1917 and recorded in the Tompkins County Clerk's Office in
Liber 188 of Deeds at page 427, said corner being 66 feet east from the east line of North Plain
Street; running thence west about 10 feet to the west face of the concrete foundation wall of a
new building now under construction by the party of the second part; thence south about 5 inches
to the southwest corner of said foundation wall; thence east about 10 feet along the south face of
said concrete foundation wall and extending thereof to the east boundary of the premises of the
party of the first part; thence north about 5 inches to the place of beginning. It is understood that
the above strip of land is a portion of the right-of-way easement now owned by the party of the
second part and that the purpose of this conveyance in fee is to permit the construction of a
building encroaching about five inches into said right-of-way for the easterly ten foot thereof.

Property Address: 330 West Buffalo Street, Ithaca, New York
Tax Account Number: 60.-2-11
ALL THAT TRACT OR PARCEL OF LAND, situate in the City of Ithaca, County of
Tompkins, State of New York, bounded and described as follows: BEGINNING
at
the
intersection of the northerly line of North Plain Street; thence northerly 110 feet along the
easterly line of North Plain Street; thence easterly 66 feet along the easterly line of West Buffalo
Street; thence southerly 110 feet parallel to the easterly line of North Plain Street to the northerly
line of West Buffalo Street to the point of place of beginning
ALSO CONTAINING ALL THAT TRACT OR PARCEL OF LAND, situate in the City
of Ithaca, County of Tompkins and State of New York, more particularly bounded and described
as follows: Beginning at the intersection of the northerly line of West Buffalo Street with the
easterly line of North Plain Street; running thence northerly one hundred ten (110) feet along the
easterly line of North Plain Street; running thence easterly sixty-six (66) feet parallel to the
northerly line of West Buffalo Street; running thence southerly one hundred ten (110) feet
parallel to the easterly line of North Plain Street to the northerly line of West Buffalo Street;
running thence westerly sixty-six (66) feet along the northerly line of West Buffalo Street to the
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point or place of beginning.
Property Address: 309 North Plain Street, Ithaca, New York
Tax Account Number: 60.-2-12
ALL THAT TRACT OR PARCEL OF LAND, situate in the City of Ithaca, County of
Tompkins and State of New York, being parts of Lots 182 and 183 as shown and laid down on a
map of the Village of Ithaca, bounded and described as follows: BEGINNING at a point in the
east line of North Plain Street 110 feet, north 0° west, from the intersection of said east line with
the north line of West Buffalo Street; thence north 0° west, along the east line of North Plain
Street, 43 feet to a point; thence north 90° east, 66 feet to a point; thence south 0° east, 13 feet to
a point; thence south 90° west, 66 feet to the point or place of beginning.
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2-story, 3bd
2-story, 3bd

Immaculate Site: 39.1%
site area= 84,115sf

RENTAL UNITS

23'-0"

For Sale Site:
End Unit Lot Coverage= 28.2%
site area (28x81)= 2,268sf
2bd townhouse= 640sf

2-story, 3bd

2-story, 3bd

2-story,
2-story,3bd
3bd

Lot Coverage

22'-0"

2-story, 2bd

2-story, 3bd

2-story, 2bd

2-story, 3bd

2-story, 3bd

78-83 Units total

10'-0"

10'-0"

2-story,3bd
3bd
2-story,

Total:
74-79- for rent units
4- for sale units

10'-0"

20'-0"
10'-0"

324 W. Buffalo St.

Catholic Charities
To be renovated
5,351 sf

17'-0"

15'-0"

Total Units on site - 91
Parking
55 spaces in an open lot on property
+/- 37 on street

Conceptual Site Plan
1” = 40’-0”

GYM

13'-0"

existing
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OPTION 1

1,757 sf
new

INHS Immaculate Concep on

Unit Count - Main building
Floor
1st
2nd
3rd
4th

4BR
22
00
00
00

TOTALS

2

3BR
55
00
00
00

2BR
77
77
22
22

1BR
22
17
17
99
99

5

18

37

Eﬀ
11
33
22
11
7

Floor Total
17 17
27 27
13 13
12 12
69

COMMERCIAL
SPACE

Basement (yellow shaded area)
Existing- 9615sf
New1757sf
Total- 11,372sf

1,757 sf
new

9,615 sf
existing

9,615 sf
existing

Total 2nd floor area

Total 1st floor area

23,824 sf

23,785 sf

12,456 sf
new

12,420 sf
new

First Floor Plan

Second Floor Plan

1” = 40’-0”

1” = 40’-0”
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OPTION 2

Unit Count - Main building
Floor
1st
2nd
3rd
4th

1

3BR
55
00
00
00

2BR
74
77
22
22

1BR
22
17
17
99
99

Eﬀ
10
33
22
11

15

37

6

5

INHS Immaculate Concep on

TOTALS

4BR
21
00
00
00

Floor Total
12 17
27 27
13 13
12 12
64

Basement (yellow shaded area)
Existing- 9615sf
New1757sf
Total- 11,372sf
COMMERCIAL
6,024 sf

3BD
1,327 sf

COMMERCIAL
SPACE

3BD
1,273 sf
23,824 sf

23,785 sf

2BD
881 sf

2BD
869 sf

12,456 sf

12,420 sf

First Floor Plan

Second Floor Plan

1” = 40’-0”

1” = 40’-0”
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10,937 sf
new
582 sf

Third and Fourth Floor Plans
1” = 40’-0”
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