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View looking east along Dryden Road from College Avenue
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June 24, 2015
JoAnn Cornish, Director of Planning and Development
and Members of the Planning Board
Department of Planning and Development
City of Ithaca
108 East Green Street
Ithaca, NY 14850
RE: Application for Site Plan Review Approval, Declaration of Lead Agency and Environmental Review for
209-215 Dryden Road Project
Dear Ms. Cornish and Members of the Planning and Development Board:
We are pleased to submit this application for Site Plan Review Approval, Declaration of Lead Agency and Environmental Review for the 209-215 Dryden Road Project. The proposed project is the construction of a new
building to house the Cornell University Johnson School of Management Executive Education Program. The
building will include classrooms, meeting rooms, staff and faculty offices, and a large atrium for public assembly. The building is located in the Mixed-Use 2 (MU-2) district and fully conforms with the requirements of this
district as outlined in Section 325-45 of the Collegetown Area Form Districts code. A more detailed description
of the program and design of the facility is included in the attached materials.
It is anticipated that the City of Ithaca Planning and Development Board will be the Lead Agency. Part 1 of the
City of Ithaca’s Full Environmental Assessment Form (FEAF) is included. We believe that a careful review of the
FEAF and supporting documentation would support a determination that the action will not have any significant adverse environmental impacts and that a negative declaration is appropriate.
We are projecting the following timeline for approvals:
July 28, 2015
August 25, 2015
September 22, 2015

Establish Lead Agency
Public Hearing, Negative Declaration
Public Hearing, Preliminary and Final Site Plan Approval

We believe this project will be an important and exciting addition to Collegetown. We look forward to reviewing this project with you and the members of the Planning and Development Board at the Project Review
Committee Meeting on July 21 and at the Planning Board meeting on July 28, 2015.
Please don’t hesitate to contact me should you have questions or require additional information.
Sincerely,

Kathryn Wolf
Principal
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Project Location and Overview
The 12,301 SF project site is located at the corner of Dryden Road and Linden Avenue in the heart of Collegetown. The site is zoned Mixed Use-2 (MU-2) and the project proposal is in full compliance with the existing zoning. The proposed use - education and professional offices - is consistent with allowable uses in the MU-2 zone.
A large atrium accommodates public assembly and provides street level active uses. The proposed height is
consistent with the zoning at 6 stories/80’. No parking is required, and none is proposed. It is expected that the
overwhelming majority of users will walk or ride the bus. The site is currently accessed by 3 curb cuts – one on
Dryden Road and two on Linden Avenue – this will be reduced to a single curb cut on Linden Avenue to service
the loading dock for the new building.
LOCATION MAP

EXISTING ZONING
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Proposed Project Program
The building will house the Cornell University Johnson School of Management Executive Education Program.
This program is currently housed in Sage Hall on the Cornell University Campus, but has outgrown its space in
that location. The existing program will be relocated to this new building in Collegetown. Cornell will be the
tenant in a privately financed and managed building. The project will generate additional property tax revenue.
The building will have the capacity for approximately 600 persons. Approximately 70% utilization and occupancy is expected initially, allowing room for growth. The facility will be staffed by existing faculty and staff initially
and new hires are expected to meet the demands of the program as it grows.
Executive Education programs are conducted year round and have the highest levels of utilization when Cornell
is not in session, such as in January and during the summer months. Evening programs could include activities
such as guest speakers and company recruitment events. Other Cornell departments are expected to utilize the
space as well. On occasion, there could be events open to the public.
Consistency With Community Plans
We have reviewed the City’s 2009 Collegetown Urban Plan & Conceptual Design Guidelines as endorsed by the
City of Ithaca Common Council on August 5, 2009. This project is consistent with the vision of that plan. The
Plan envisions that new office development with Cornell as a tenant would create a captive employee market
to benefit retailers throughout the year. By providing year round office space and executive education programming throughout the year, the project is expected to generate foot traffic and economic activity for other
Collegetown businesses and contribute to strengthening a 365-day economy. The Plan states:
“Just as Collegetown’s current economy is inexorably linked to Cornell, so, too, is its future revitalization.
The University can be instrumental in helping to create a 365-day economy in Collegetown……As a catalyst project, such a development would not only alter perceptions of Collegetown significantly, but help
cultivate the much-desired year-round workforce that could strengthen the retail health of the area.”
Transportation Plan
Cornell faculty and staff in the existing Executive Education Program currently park at A-Lot and in campus
parking garages and then take the bus to their office. Attendees of the Executive Education Program travel to
Cornell from out of town and stay at the Statler Hotel. Most do not have a car while in Ithaca. Attendees take
the bus or walk to class at Sage Hall. Relocating the program to the Collegetown location is not expected to
have any impact on transportation and travel patterns. Faculty, staff and attendees will continue to take the bus
or walk to the facility. The diagram on the next page illustrates bus routes and bus stops and walking distances
to the project site.
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TRANSPORTATION PLAN DIAGRAM
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Building Design
Collegetown is a heterogeneous mix of mostly brick buildings in colors ranging from buff gray to salmon to orange to deep red. Many newer buildings are constructed of similarly colored but less distinguished split-faced
concrete block as Collegetown continues to grow into a substantial urban setting.
The largest buildings along College Avenue are in the first block, between Cornell and Dryden Road and in a few
properties south of Dryden Road. Further south, the size reduces rapidly to large, multi-occupancy, wood-constructed residences, largely from the late 19th and early 20th centuries.
A small number of Collegetown buildings have high architectural aspiration and quality, and these mostly
reside in the block of College Avenue between Cornell University and Dryden Road. Cornell’s Schwartz Performing Arts Center, a white marble building, designed by British architect James Stirling, on the west side
of College Avenue, immediately south of Cascadilla Gorge is noteworthy for its starkly Modern expression of
traditional classicism, and 401 College Avenue is a very good, modern, salmon-orange brick building whose
mini-tower punctuates the corner of the College Avenue—Dryden Road intersection.
The stolid, deep red, Sheldon Court is a good building that anchors the west side of the street south of the
Schwartz Center, while the quite beautiful, 19th century buff-colored, brick building across the street sets the
thematic quality of the east side of the block. The newer buildings on both sides of College Avenue are good
and intelligently respectful of the street wall. As an ensemble, the first block of College Avenue is quite a good
urban setting, and this characteristic continues eastward up the north side of Dryden Road opposite the project
site.
In brief, while Collegetown is urbanistically strong, it offers no consistent architectural context that might
inspire a new architecture, nor does it suggest an architectural expression. In essence, any good, high aspiring
building will fit well there.
That said, a number of conditions adjacent to the project site at the corner of Dryden Road and Linden Avenue,
east of College Avenue, offer clues that can influence design thinking. The first few buildings on the north side
of Dryden Road, opposite the site, present a neutral streetscape consistent with the character of the east side
of College Avenue.
The two most significant of these potential influences are about an extended context. The first is looking
obliquely up Dryden Road from College Avenue. The need for building identity and a strong urban connection
encouraged the dramatic openness of the lower three stories of the building—emphasized by the angular,
glass-prism-like inflections of those lower walls—facilitating an awareness of the entry and activity within the
building.
The second of these influences is the abrupt scale shift at the southern boundary of the project site along Linden Avenue—required by the zoning ordinance. The zone changes at that point, and southward along Linden
Avenue the height limit for a new building is 45 feet compared to 80 feet north of the line. To accommodate
this and the existing smaller buildings, on the Linden Avenue façade, the upper three stories of the southern
portion of the façade are differentiated by material, color and a small setback distance.
The proposed building at Dryden Road and Linden Avenue is distinctly Modern in its approach. Designed to
the new height limit of 80 feet, it is a combination of clear and patterned glass, with a rhythmic arrangement of
angled and straight projecting mullion-fins, colored compatibly with the salmon-orange brick of its neighbors,
and with punctuations of black and white. Visually, its variegated patterns serve to reduce the scale of the

5

SITE PLAN REVIEW APPLICATION REPORT

building, and the setback upper floors along Linden Avenue are of dark metal to differentiate upper from lower
and facilitate a relationship with the smaller scale of adjacent buildings.
Historically and today, the best urban and campus architecture has demonstrated that excellent architecture of
all ages can live happily and compatibly, side-by-side. Historic contexts do not demand that their neighbors be
historic to fit well together. Rather, what binds new and old together are accommodations of materials, color,
scale, and volumetric juxtaposition. Quality accepts quality.
Context and Community
As this will be one of the first buildings constructed under the newly amended Collegetown zoning (September
3, 2014), it is most important that it demonstrate a positive approach and concern for the context of Collegetown and for the residential neighbors immediately adjacent.
The site at the corner of Dryden Road and Linden Avenue is in the MU-2 (Mixed Use) zone. Uniquely, its east
and south boundaries are terminus points to the MU-2 zone with CR-4 (Residential) zones immediately across
Linden Avenue and abutting the south property line of this building. Opposite, across Dryden Road, the MU-2
zone continues.
One of the important goals of the MU-2 zone is to promote a vibrant urban streetscape by requiring the first
floor of buildings to have a strong, open, public presence at the street level. Our building does that. Along
Dryden Road, the street level frontage is emphasized strongly by a, projecting, identifying canopy and a setback
glass street wall (both permitted at 2 feet), as part of the dramatic representation of the glazed three-story
atrium. At Linden Avenue, a more subdued openness is maintained at the ground floor. At the Dryden-Linden
corner, a transitional emphasis between Dryden and Linden is achieved with a glazed corner embracing ground
and second floor levels.
As described in the Design Narrative, the size of the building is reduced visually by a rhythmic arrangement of
the architectural elements of the exterior walls and, significantly along Linden Avenue, by subduing the material and visual energy of the building’s upper floors to emphasize the relationship of the lower floors to the
smaller context of lower buildings in the neighboring residential zone.
It is inevitable that a larger, more public building will have more light emanating from it at night than will a
smaller private, residential one. Along the public way of Dryden Road, this is an asset, illuminating the public
way and engaging passers-by with the activities within the building. Across from the residential properties on
Linden Avenue, and coming down Dryden Road toward College Avenue, this is mitigated by a number of factors
in the design of the building:
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Immediately south of the first 15 feet from Dryden Road, an egress stair will be minimally illuminated.
In the southern two thirds of the building, the upper five of the six floors are classrooms and offices,
both having limited occupancy and use at night. The ground floor is a communal use; it is quite low
compared to the elevated residences opposite. The lighting there will be limited to downward oriented lighting with no direct illumination of the exterior; the space will glow warmly within.
The office windows in the upper three stories (occupied during typical office hours) are slender and
intermittent.
The projecting fin-mullions at the two classroom floors are quite close together and, significantly, are
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angled toward the northeast, presenting their broad side to the residences and minimizing the amount
of light spillage. The view from further south on Linden Avenue makes the building appear to be almost solid.
The northeast corner of the building, at Dryden and Linden, will be illuminated within and for people
walking or driving down the hill toward College Avenue, the corner will, in essence, serve as a gateway
threshold into Collegetown. Immediately beyond the corner along Dryden Road, the fins of the upper
stories turn to orient to College Avenue and will be significantly darker, further emphasizing the three
story atrium and further reducing the apparent size of the building.

The building will continue to be developed with these concerns in mind—the quality of the ambiance of Collegetown and the comfort and convenience of its neighbors.

View looking east along Dryden Road from College Ave
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View looking west along Dryden Road towards College Ave

View looking north along Linden Ave towards Dryden Rd
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Energy Use Efficiency and Sustainability Features
The new Dryden Road Building will be developed using a highly sustainable design and construction process.
Energy use in a sustainably designed building can be substantially reduced when compared to a traditionally designed building. Initial energy modeling has been coordinated to predict the building energy usage.
The goals for the building’s energy use are 50 kBTU/sf/year and 30% below a baseline building referred to as
ASHRAE 90.1 2007. The initial modeling shows that, with optimization of the building envelope and the mechanical/electrical systems as proposed, the building shall be able to achieve this high level of energy efficient
performance.
The following outlines some of the major sustainable features to be incorporated into the mechanical and
electrical systems for the new facility. This approach allows for smaller, high efficiency systems that will result
in reduced energy use with minimal increase on construction costs.
Mechanical Systems:
1. Dedicated Outside Air Systems (DOAS) which utilize supply air only for ventilation purposes, including
the energy associated with conditioning and moving air in the building.
2. Hydronic (water based) heating and cooling systems which satisfy space conditioning needs much
more efficiently than air based systems.
3. Heat recovery using enthalpy wheel to precondition intake air using waste energy from building exhaust streams.
4. Demand control based ventilation which controls the supply of ventilation air in response to space
occupancy.
5. Occupancy sensor based HVAC control which minimizes or eliminates space conditioning energy when
areas are not occupied.
6. Radiant heating cooling systems which allow for occupant comfort at lower winter or higher summer
space temperatures.
7. Use of “free cooling” to provide indoor space cooling using no mechanical refrigeration during cold
weather.
8. High efficiency air cooled chiller(s) providing low and medium temperature chilled water to satisfy
building cooling requirements.
9. High efficiency condensing gas boilers and possibly a gas fired heat pump to minimize heating energy
usage.
10. Optimized control sequences and energy meeting through the building automation system to ensure
all building systems operate as efficiently as possible.
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Electrical Systems
1. Energy efficient lighting systems using LED or fluorescent technology.
2. Daylight dimming systems to reduce or eliminate lighting use in perimeter areas during daylight hours.
3. High efficiency harmonic suppression transformers to minimize energy loss through transformers and
equipment.
Site Utilities
Water –
Water service to the new building will be supplied by the City of Ithaca distribution system from their East Hill
pressure grid. Fire and domestic services will be ductile iron from the 8-inch main on Linden Avenue or 12-inch
main on Dryden Road. Normal static water pressure in the street is approximately 87 psi. The average daily
water demand for the proposed building is estimated to be approximately 9,000 gpd based on estimated 600
staff and students per day and an estimated water use of 15 gallons per day per person. The existing distribution is believed to be more than adequate to supply the estimated domestic water demands. The available fire
flows and residual pressures for the City system need to be determined but are expected to be adequate to
serve the building.
Sanitary Sewer –
Sanitary sewer service to the site is currently provided by the City of Ithaca collection system with service laterals connected to sewer mains in the street on both Dryden Road and Linden Avenue. Treatment of all sewage
is provided by the Ithaca Area Wastewater Treatment Facility (IAWWTF) on Third Street. The capacity of the
collection system and treatment plant to accept any increases in sewage flows from the property is believed
adequate but will need to be confirmed with the City DPW. The new service(s) will be equipped with sanitary
traps outside the building at the service entrance(s). The interior plumbing is expected to require pumping of
sanitary waste for the lower level of the building.
Stormwater Drainage The properties fronting on Dryden Road drain generally to the north where stormwater runoff is collected by
the City of Ithaca storm sewer system in the street on Dryden Road. The City system at this location includes
12-inch storm sewer piping with inlets at the curb line. The storm sewer continues to the west and then north
on College Avenue before discharging at an outfall on the south side of Cascadilla Creek near the College Avenue Bridge. Runoff from the remaining areas along the south side of the site drains generally onto neighboring
properties and is subsequently collected by the City storm sewer system on College Avenue with outfalls to
the south and west at Six Mile Creek. There is no formally charted storm sewer system on Linden Avenue at
this location. Improvements are expected to include storm service laterals from the sewer on the south side of
Dryden Road to serve most if not all areas of the site. Foundation drainage and pumping may be required for
the lower level of the building.
Stormwater Management The total area of soil disturbance on the site will be less than one acre and the project will not be required to
complete a ‘Full’ Stormwater Pollution Prevention Plan (SWPPP) or submit a Notice of Intent to obtain permit
coverage for stormwater discharges from the NYSDEC. The project will exceed certain thresholds in the City
of Ithaca stormwater regulations that will require a ‘Basic’ SWPPP. The Basic SWPPP will include an erosion
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and sediment control plan with temporary measures to be installed and maintained during construction. The
temporary measures will be designed in accordance with the current NYSDEC standards. Post-construction
stormwater management practices are not required.
Electric and Telecommunications New services and improvements in the street for the existing electric and telecommunications systems will
be determined by the respective utility companies and coordinated with the project. The improvements may
include relocation of some of the existing overhead facilities in the street to below grade. Services to the new
building will be below grade in conduit.
Natural Gas –
Service to the new building will be needed to supply gas-fired equipment for heat, hot water and possibly
backup power generation. The existing gas distribution system includes a 6-inch main on Dryden Road and a
4-inch main on Linden Avenue. The adequacy of the system and the necessary service improvements will be
determined by the utility company in coordination with the project.
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CITY OF ITHACA - BUILDING PERMIT APPLICATION
108 East Green Street, Ithaca, New York 14850
Telephone: 607-274-6508 Fax: 607-274-6521
Building Permit Application must be submitted Mon.–Fri. 8AM–10AM or by appointment. This side to be completed by applicant.

PROJECT INFORMATION
209-215 Dryden Road + 240 Linden Avenue
Project Street Address:___________________________________________________________________________
Tax Parcel Number (e.g. 55.-5-5): _______________
64-10-3,4,5,6
Project Type: New Building 
✔
Repair 

Building/Room: ___________________________________

Demolition/Removal 

Alteration-1 

Alteration-2 

Estimated Cost: __________________________

Relocation 
Alteration-3 

✔
Site Work 

Fill/Stock Piling 

Change of Occupancy 

Addition 

Permit Fee: ________________

Receipt # _______________

General Contractor ____________________________________________________

Tel ___________________

Contractor ______________________________________________

Tel ___________________

Licensed Electrical Contr. ______________________________________________

Tel ___________________

Licensed Plumbing Contr. ______________________________________________

Tel ___________________

City Registered Heating Contr. __________________________________________

Tel ___________________

Vacant Lot
Educational Building
Existing Use ____________________________________
Proposed Use ________________________________
209-211 Dryden Rd., 213 Dryden Rd., 215 Dryden Rd., 240 Linden Ave.
Project Location:_______________________________________________________________________________
Construction of a six story educational/office building
Project Description:_____________________________________________________________________________

________________________________________________________________________________
________________________________________________________________________________
_______________________________________________________________________________
Energy Code Compliance: Prescriptive 
Attached: Plans  Specifications 

REScheck/COMcheck 

Trade-off 

Worksheets  Analysis 

Other documentation  ________________________________________

___________________________________________________________________________________________________________________________________________

MU-2
PROPERTY INFORMATION Zone ______
Historic/Landmark Dist/Site 

Flood Zone: 100yr  500yr 


________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

OWNER/APPLICANT INFORMATION (Please Type or Print Legibly)
Thornwood Corporate Center, 15 Thornwood Drive, Ithaca, NY 14850
(607) 257-5050 x 225
209-215 Dryden Associates, LLC Address _________________________________
Owner _____________________________
Tel _____________

1001 West Seneca St, Ste 201; Ithaca, NY Tel _____________
(607) 277-1400
Applicant __________________________ Address _________________________________
Trowbridge Wolf Michaels Landscape Architects, LLP

Required liability, disability, Workers’ Compensation insurance carried by Owner  Contractors  will be in force at all times throughout operations.

Insurance on file or provided:

 Liability

 Workers Comp.

 Disability

 State Waiver attached for WC/DIS.

I am the owner or agent of the owner of the premises in the City of Ithaca, New York described in this application. I hereby apply for a
permit to perform the work described in this application and on attached plans, specifications and other documents. I will comply with all
provisions of applicable ordinances, codes and regulations in the performance of this work whether specified herein or not. Any amendment
to this application, plans, specifications or other documents upon which this permit was issued will be filed with the Ithaca Building
Department for approval before such changes are made in the actual work. I hereby request that all work be inspected and approved by the
appropriate inspectors. I certify that every person performing work on the permitted project will comply with all applicable codes,
ordinances and regulations.

By my signature I certify I have read and understand the above paragraph.

06
22
2015
Applicant Signature ___________________________________________________ Date ______/______/_______
Kathryn Wolf
kaw@twm.la
Typed or Legibly Printed Name _____________________________
Email ________________________________
Revised 4/26/2013

CITY OF ITHACA - BUILDING PERMIT

This side for
Building Dept
use only

This form is deemed an application until approved and upon approval is a valid building permit

________________________________________________________________________________________________________________
Project Address ___________________________________________________________________
Received ______/______/______

Issued ______/______/______

Expires _____ years after issue/renewal date
Insp _________

HUD _________

Constr. Class.______

Renewed ______/______/______

 Plans to GIS

Permit #_________________
Denied ______/______/______

Completed ______/______/______ By:_____________

Project _________________________________________________________ Ent ____________

Sprinkler System: Required_____ Not Required_____ None_____

Assembly Posted Occupancy__________

_____________________________________________________________________________________________
APPROVALS VARIANCES APPEALS
SPR

 ______________

ILPC  ______________

BZA

 ______________

CAB  ______________

DOS

 ______________

DPB  ______________

BCBA  ______________

DEC  ______________

 ______________

DPW  ______________

TCHD  ______________

Other  ______________

IFD

Board of Zoning Appeals:
Granted Denied
Case #___________________ Date _____________


Building Code Board of Appeals:
Case #___________________ Date _____________





NYS Board of Review:
Case #___________________ Date _____________





_____________________________________________________________________________________________
PERMIT APPROVAL
This building permit is issued for the work described in this application, submitted plans, specifications and documents. These materials
have been reviewed and found to be sufficient to issue a building permit. This permit is limited to the submitted work. The review does not
address all aspects of applicable codes, ordinances and regulations. It shall be the duty of every person performing work on the permitted
project to comply with all applicable codes, ordinances and regulations.

__________________________________
For the Ithaca Building Department
____________________________________________________________________________________________________________________________

BUILDING PERMIT CONDITIONS

Revised 4/26/2013

CONTACT:
Lisa Nicholas, Senior Planner

City of Ithaca

DIVISION OF PLANNING & ECONOMIC DEVELOPMENT

SITE PLAN REVIEW (SPR) APPLICATION

108 E. Green Street, 3rd Floor
Ithaca, NY 14850‐5690
(607) 274‐6550 ― Fax: (607) 274‐6558
lnicholas@cityofithaca.org

Building Permit Number: ___________
REQUIRED

Name: Trowbridge Wolf Michaels Landscape Architects, LLP Title/Role: Project

APPLICANT:

Address 1: 1001

West Seneca St, Ste 201
City, State, & Zip Code: Ithaca,

Address 2:
Telephone: (607)

277 1400

Cell Phone: (607)

279-9699

NY 14850

E‐Mail: kaw@twm.la

Name: Trowbridge Wolf Michaels Landscape Architects, LLP Title/Role: Project

CONSULTANT:

Address 1: 1001

PROJECT OWNER:

Landscape Architect

West Seneca St, Ste 201
City, State, & Zip Code: Ithaca,

Address 2:
Telephone: (607)

Landscape Architect

277 1400

Name: 209-215

Cell Phone: (607)

279-9699

Dryden Associates, LLC

NY 14850

E‐Mail: kaw@twm.la

Title/Role: Owner

(if other than applicant)

Address 1: Thornwood
Address 2: 15

Corporate Center

Thornwood Drive

City, State, & Zip Code: Ithaca,

NY 14850

E‐Mail: philip@interprop.com

Telephone: (607) 257-5050 x 225 Cell Phone:

― PROJECT DESCRIPTION ―
Project Title: 209-215
Project Address: 209-211
Type (check one):

Dryden Road Project
Dryden Rd, 213 Dryden Rd, 215 Dryden Rd, 240 Linden Ave
Residential

Commercial

Industrial

Scope of Work (check all that apply & indicate approximate operation/construction cost):
Vegetation Removal $
Façade Change
$
New Paving
Earthwork
$
$
New Structure
Structure Expansion $
$
Total Construction Cost:

$ 12,000,000.00

Institutional

Demolition
$
New Planting
$
Accessory Structure $

Anticipated Construction Period: Nov. 2015 to April 2017
(best estimate)

― OTHER INFORMATION ―
1. If the development site is leased property, list the property owner's name and address below:

 Note: Owner must include with this application a written statement
Length of Lease:

authorizing the applicant to serve as the agent of Site Plan Review (SPR).
1 of 2

2. Please record the application date and approval status of any required federal, state, and/or local permits or approvals
for this project:
Type

Approval Agency

Demolition

Building Div.

Building

Building Div.

Application Date

Approval Status

June 24, 2015

Board of Zoning Appeals
Board of Public Works

Site Plan Aproval

Site Plan

June 24, 2015

3. Describe any existing restrictions relevant to developments on this property:

N/A

4. Please append/attach any additional information you feel is important for a full understanding of proposed development.

― APPLICATION FEE ―
The application fee is based on the total construction, site work, and landscaping costs, charged in accordance with the
following schedule. The fee is payable by check to the “City of Ithaca,” upon submission of this application.
Type of Approval
Site Plan Review
*

Modified Site Plan
Review

Project Cost
less than $10,000
$10,000 to $49,999
$50,000 to $100,000
over $100,000
less than $50,000
$50,000 or more

Application Fee
$75
$150
$300
$1.50 per $1,000
$150
$250

* Fee Schedule for Modified Site Plan Review only applies to modifications to approved site plans that do not trigger reconsideration
of the Determination of Environmental Significance. Modifications that require additional environmental review shall follow the fee
schedule for full Site Plan Review. This determination will be made at the time of application.

― APPLICATION CHECKLIST ―
Item
Application Form (completely filled out)
Short Environmental Assessment Form (SEAF)
Full Environmental Assessment Form (FEAF) ― Part 1 [if required]
Full‐Size Drawings
Reduced Drawings (11”x17”) [see “Site Plan Review Requirements,” “Submittal Process”]
Site Plan Review Application Fee

No. of Copies
26
26
26
3
26

ELECTRONIC SUBMISSIONS: Please provide electronic versions of ALL documents submitted.

E‐MAILING LARGE FILES: Incoming e‐mails to the City must be under 10 MB in size (incl. the message envelope itself), so please either provide a CD‐
ROM or use a free file‐sharing web site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc. You can also split documents into
smaller parts and send multiple e‐mails/files.

Applicant's Signature:

Date:

06

22

2015

By signing this application form, the applicant acknowledges that City of Ithaca Planning & Economic Development Division staff may visit the site in
order to fully understand the proposed development.
2 of 2

CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF)
Project Information
(to be completed by applicant or project sponsor)

1. Applicant/Sponsor:
Trowbridge Wolf Michaels Landscape Architects, LLP/Agent for Owner

2. Project Name:
209-215 Dryden Road Project

3. Project Location:
209-211 Dryden Rd., 213 Dryden Rd., 215 Dryden Rd., 240 Linden Ave.

4. Is Proposed Action:
✔ New

 Expansion

 Modification/Alteration

5. Describe project briefly:
construction of a six story educational building in the MU-2 zone

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
Southwest corner of intersection of Dryden Rd and Linden Avenue

7. Amount of Land Affected:
12301 sf Acres or Sq. Ft.
Initially: ______

12301 sf Acres or Sq. Ft.
Ultimately: ______

8. Will proposed action comply with existing zoning or other existing land use
restrictions?
✔ Yes

 No If no, describe briefly:
9. What is present land use in vicinity of project:
✔ Residential

 Industrial  Agricultural  Parkland/Open Space
✔ Commercial  Other _________________

Describe:
10. Does action involve a permit/approval or funding, now or ultimately, from
✔ Yes  No
governmental agency (federal/state/local): 
If yes, list agency name and permit/approval type: City of Ithaca Site Plan Approval
11. Does any aspect of the action have a currently valid permit or approval?
✔ No
 Yes 
If yes, list agency name and permit/approval type:
12. As a result of proposed action, will existing permit/approval require modification?
 Yes  No
N/A

I certify the information provided above is true to the best of my knowledge.
06/22/2015
PREPARER'S SIGNATURE: ____________________________ DATE: ________

Project Landscape Architect
PREPARER'S TITLE: __________________________________
Project Owner
REPRESENTING: _____________________________________

CITY OF ITHACA

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
Purpose: This Full Environmental Assessment Form (FEAF) is designed to help applicants and agencies determine, in an orderly
manner, whether a project or action may be significant. The question of whether an action may be significant is not always easy to
answer. Frequently, there are aspects of a proposed action that are subjective or immeasurable. It is also understood those who
determine significance may have little or no formal knowledge of the environment or may not be aware of the broader concerns
affecting the question of significance.
The FEAF is intended to provide a method whereby applicants and agencies can be assured the determination process has been
orderly, comprehensive in nature, yet flexible enough to allow introduction of information to fit a project or action.

FEAF Components:
Part 1:
Part 2:

Part 3:

Provides objective data and information about a given action and its site. By identifying basic project data, it assists
in a review of the analysis that takes place in Parts 2 and 3.
Focuses on identifying the range of possible impacts that may occur from a project or action. It provides guidance as
to whether an impact is likely to be considered small to moderate or whether it is a potentially large impact. The form
also identifies whether an impact can be mitigated or reduced.
If any impact in Part 2 is identified as potentially large, then Part 3 is used to evaluate whether or not the impact is
actually important.
THIS AREA IS FOR LEAD AGENCY USE ONLY
DETERMINATION OF SIGNIFICANCE—TYPE I AND UNLISTED ACTIONS

Identify the portions of FEAF completed for this action: __Part 1 __Part 2 __Part 3
Upon review of the information recorded on this FEAF (Parts, 2, and 3, if appropriate), and any other supporting information, and
considering both the magnitude and importance of each impact, it is reasonably determined by the Lead Agency that:
__A. The Proposed Action will not result in any large and important impact(s) and will not have a significant impact on the
environment; therefore, A NEGATIVE DECLARATION WILL BE PREPARED.
__B. Although the proposed action could have a significant impact on the environment, there will not be a significant effect
for this Unlisted Action, because the mitigation measures described in PART 3 have been required; therefore, A
*
CONDITIONED NEGATIVE DECLARATION WILL BE PREPARED.
__C. The proposed action may result in one or more large and important impacts that may have a significant impact on the
environment; therefore, A POSITIVE DECLARATION WILL BE PREPARED.
*

A Conditioned Negative Declaration is only valid for Unlisted Actions.

Name of Action:
Name of Lead Agency:
Name and Title of Responsible Officer in Lead Agency:
Signature of Responsible Officer in Lead Agency:
Signature of Preparer:
Date:

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
PART 1—PROJECT INFORMATION
(prepared by project sponsor/applicant)

NOTICE: This document is designed to assist in determining whether the action proposed may have a
significant effect on the environment. Please complete the entire form, Parts A through E. Answers to these
questions will be considered part of the application for approval and may be subject to further verification and
public review. Provide any additional information you believe will be needed to complete Parts 2 and 3. It is
expected that completion of the FEAF will depend on information currently available and will not involve
new studies, research, or investigation. If information requiring such additional work is unavailable, so
indicate and specify each instance.
Name of Action: Site Plan Approval for 209-215 Dryden Road Project
Location of Action: 209-211 Dryden Rd, 213 Dryden Rd, 215 Dryden Rd, 240 Linden Ave
Name of Applicant/Sponsor: Trowbridge Wolf Michaels Landscape Architects, LLP
Address: 1001 West Seneca Street, Suite 201
City/Town/Village:

State:

ZIP:

Business Phone: (607) 277-1400
Name of Owner (if different): 209-215 Dryden Associates, LLC
Address: Thornwood Corporate Center, 15 Thornwood Drive
City/Town/Village: Ithaca

State: NY

ZIP: 14850

Business Phone: (607) 257-5050 x 225
Description of Action:
The action is the construction of a six story educational/office building in the
MU-2 zone.
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Please complete each question (indicate N/A, if not applicable).

A.

SITE DESCRIPTION

Physical setting of overall project, both developed and undeveloped areas.
1. Present Land Use:

Urban

Industrial

Agricultural

Commercial

Public

Forest

Other:

12301 square feet (Chosen units apply to following section also.)
2. Total area of project area: ____ acres ____

Currently

Approximate Area (Units in Question 2 apply to this section.)

0
2a. Meadow or Brushland (non-agricultural)
0
2b. Forested
0
2c. Agricultural
0
2d. Wetland [as per Article 24 of Environmental Conservation Law (ECL)]
0
2e. Water Surface Area
0
2f. Public
0
2g. Water Surface Area
0
2h. Unvegetated (rock, earth, or fill)
11407 sf
2i. Roads, buildings, and other paved surfaces
894 sf
2j. Other (indicate type) lawn
3a. What is predominant soil type(s) on project site (e.g., HdB, silty loam, etc.):

After Completion
0
0
0
0
0
0
0
0
11649 sf
652 sf

Urban fill over ledge rock

3b. Soil Drainage:

Well-Drained ______% of Site
X

100
Moderately Well-Drained ______%
of Site

Poorly Drained ______% of Site
4a. Are there bedrock outcroppings on project site?
4b. What is depth of bedrock?

X

No

N/A

(feet)

4' - 15'

4c. What is depth to the water table?

Yes

TBD

(feet)

5. Approximate percentage of proposed project site
with slopes:
6a. Is project substantially contiguous to, or does it
contain a building, site or district, listed on or
eligible for the National or State Register of
Historic Places?
6b. …Or a designated local landmark or located in a
local landmark district?
7. Do hunting and/or fishing opportunities currently
exist in the project area?

0-10% 100

%

10-15%

%

15% or greater
%
Yes X No
N/A

Yes
Yes

X

X

No

No

N/A
N/A If yes, identify each species:

_________________________
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SITE DESCRIPTION (concluded)
8. Does project site contain any species of plant
and/or animal life identified as threatened or
endangered?

Yes

X

No

N/A

EAF Mapper Summary Report
According to: _____________________________

Identify each species: _______________________
9. Are there any unique or unusual landforms on the
project site (i.e., cliffs, other geological
formations)?
10. Is project site currently used by the community or
neighborhood as an open space or recreation
area?

Yes

X

No

N/A

Describe: ___________________________________
Yes

X

No

N/A

If yes, explain: _______________________________

11. Does present site offer or include scenic views
known to be important to the community?

Yes

X

No

N/A

Describe: _________________________________
12. Is project within or contiguous to a site
designated a Unique Natural Area (UNA) or
critical environmental area by a local or state
agency?
13. Streams within or contiguous to project area:
N/A

14. Lakes, ponds, or wetland areas within or
contiguous to project area:
15. Has site been used for land disposal of solid
and/or hazardous wastes?

Yes

X

No

N/A

Describe: _________________________________
a. Names of stream(s) or name(s) of river(s) to which
N/A
it is a tributary: ___________________________
_________________________________________
N/A
a. Name(s): _________________________________
b. Size(s) (in acres): ___________
Yes

X

No

N/A

Describe: __________________________________
16. Is the site served by existing public utilities?
a. If Yes, does sufficient capacity exist to allow
connection?
b. If Yes, will improvements be necessary to
allow connection?

X

Yes

No

N/A

X

Yes

No

N/A

X

Yes

No

N/A
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B.

PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate): ______________
12301 sf
1a. Total contiguous area owned by project sponsor in acres: _______ or square feet: _______
12301 sf
1b. Project acreage developed: 12301 sf
Acres initially: 12301 sf
Acres ultimately:________
0
1c. Project acreage to remain undeveloped: ____________________
N/A
1d. Length of project in miles (if appropriate): ___________
or feet: ____________
N/A
1e. If project is an expansion, indicate percent of change proposed: _________%
0
1f. Number of off-street parking spaces existing: 3
proposed:_____________
0
1g. Maximum vehicular trips generated (upon completion of project) per day: _______
and per hour: 0______
80'
1h. Height of tallest proposed structure in feet. _______
223'-6"
1j. Linear feet of frontage along a public street or thoroughfare that the project will occupy? ________
2. Specify what type of natural material (i.e., rock, earth, etc.) and how much will be removed from the site:
7,900 CY of soil and rock
_______________________________
or added to the site: ________________________________
3. Specify what type of vegetation (trees, shrubs, ground cover) and how much will be removed from the site:
242 sf
lawn
acres:___________
type of vegetation:_____________________________________________________
NO
4. Will any mature trees or other locally important vegetation be removed for this project? ______
YES
5. Are there any plans for re-vegetation to replace vegetation removed during construction? _______
6. If single-phase project, anticipated period of construction: 16-18
months (including demolition)
7. If multi-phased project, anticipated period of construction: __________ months (including demolition)
1
7a. Total number of phases anticipated: ______________
7b. Anticipated date of commencement for first phase: November month 2015
year (including demolition)
7c. Approximate completion date of final phase: April
month 2017
year.
7d. Is phase one financially dependent on subsequent phases?
Yes
No N/A
8. Will blasting occur during construction?
Yes
No N/A If yes, explain: __________________
______________________________________________________________________________________
150
+/-40
9. Number of jobs generated during construction: __________
After project is completed: __________

10. Number of jobs eliminated by this project: N/A
Explain: _____________________________
______________________________________________________________________________________
11. Will project require relocation of any projects or facilities?

Yes

No

N/A If yes, explain: ______

________________________________________________________________________________________
12a. Is surface or subsurface liquid waste disposal involved?

Yes

No

N/A; if yes, explain: _______

________________________________________________________________________________________
Sanitary + storm sewer
12b. If #12a is yes, indicate type of waste (sewage, industrial, etc): ______________
N/A
12c. If surface disposal, where specifically will effluent be discharged? _____________________
13. Will surface area of existing lakes, ponds, streams, or other surface waterways be increased or decreased
by proposal?
Yes
No N/A If yes, explain: __________________________
14a. Will project or any portion of project occur wholly or partially within or contiguous to the 100-year flood
plain?
Yes
No N/A
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PROJECT DESCRIPTION (concluded)
14b. Does project or any portion of project occur wholly or partially within or contiguous to: Cayuga Inlet
Fall Creek, Cascadilla Creek, Cayuga Lake, Six Mile Creek, or Silver Creek? (Circle all that apply.)
14c. Does project or any portion of project occur wholly or partially within or contiguous to wetlands as
described in Article 24 of the ECL?
Yes
No
N/A;
N/A
14d. If #14a., b., or c. is yes, explain: _______________________

15a. Does project involve disposal of solid waste?

Yes

No

N/A

15b. If #15a. is yes, will an existing solid waste disposal facility be used?
15c. If #15b. is yes, give name of disposal facility: Seneca Meadows Landfill

Yes

No

N/A

Waterloo, NY
and its location: __________

15d. Will there be any wastes that will not go into a sewage disposal system or into a sanitary landfill?
Yes
No
N/A If yes, explain: ___________________________________
15e. Will any solid waste be disposed of on site?

Yes

No

N/A If yes, explain: _____________

_______________________________________________________________________________________
16. Will project use herbicides or pesticides?
Yes
No
N/A If yes, specify: ________________
17.

Will project affect a building or site listed on or eligible for the National or State Register of Historic
Places or a local landmark or in a landmark district?
Yes
No
N/A; if yes, explain:

18. Will project produce odors?
Yes
No
N/A If yes, explain: Temporary construction odors
19. Will project product operating noise exceed the local ambient noise level during construction?
Yes
No
N/A After construction? Yes
No
N/A
20. Will project result in an increase of energy use? Yes
No
N/A If yes, indicate type(s): ______
Electric and natural gas
____________________________________________________________________________________
21.

Total anticipated water usage per day in gals./day:

9,000

Source of water:

City of Ithaca
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C.

ZONING AND PLANNING INFORMATION

1. Does the proposed action involve a planning or zoning decision?
Yes
No
N/A If yes, indicate
Site Plan Approval
the decision required: _________________________
Zoning Amendment
Zoning Variance
New/Revision of Master Plan
Subdivision
■
Site Plan
Special Use Permit
Resource Management Plan
Other: ______
MU-2
2. What is the current zoning classification of site? ________________________
3. If the site is developed as permitted by the present zoning, what is the maximum potential development?

100% lot coverage, respective of setbacks.

4. Is proposed use consistent with present zoning?
Yes
No
N/A
N/A
5. If #4 is no, indicate desired zoning: _________________________
6. If the site is developed by the proposed zoning, what is the maximum potential development of the site?
N/A - no rezoning proposed
______________________________________________________
7. Is the proposed action consistent with the recommended uses in adopted local land-use plans?
Yes
No
N/A If no, explain: _____________________________________________
8. What is the dominant land use and zoning classification within a ¼ mile radius of the project?
Zoning is MU-2, Land use is multi-family residential and commercial
(e.g., R-1a or R-1b) _____________________________________________________________
9. Is the proposed action compatible with adjacent land uses?
Yes
No
N/A Explain: ________
________________________________________________________________________________________
10a. If the proposed action is the subdivision of land, how many lots are proposed?
10b. What is the minimum lot size proposed? N/A

N/A

11. Will the proposed action create a demand for any community-provided services? (e.g., recreation,
education, police, fire protection, etc.)?
Yes
No
N/A Explain: _____________________
If yes, is existing capacity sufficient to handle projected demand?
Yes
No
N/A
New building will be less of a fire hazard than outdated wood frame construction.
Explain: _____________________________
12. Will the proposed action result in the generation of traffic significantly above present levels?
Yes
No
N/A
If yes, is existing road network adequate to handle additional traffic?
Yes
No
N/A Explain: __________________________________________
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D.

APPROVALS

1.

Site Plan Approval
Approvals: ______________________________________

2a.

Is any Federal permit required?

Yes

No

N/A Specify: _________________

2b. Does project involve State or Federal funding or financing? Yes
No
N/A If Yes, Specify:
______________________________________
2c.
Local and Regional approvals:
Type of
Submittal
Approval
Agency
Yes or No
Approval Required
Date
Date
NO
Common Council
NO
Board of Zoning Appeals (BZA)
YES
SEQR; Site Plan Approval
06/24/2015
Planning & Development Board
Ithaca Landmarks Preservation
NO
Commission (ILPC)
NO
Board of Public Works (BPW)
YES
Review and Approve
TBD
Fire Department
NO
Police Department
YES
Building Permit
06/24/2015
Building Commissioner
Ithaca Urban Renewal Agency
NO
(IURA)
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E.

INFORMATIONAL DETAILS

Attach any additional information as may be needed to clarify your project. If there are or may be any adverse impacts
associated with your proposal, please discuss such impacts and the measures which you propose to mitigate or avoid
them.

F.

VERIFICATION

I certify that the information provided above is true to the best of my knowledge.
Applicant/Sponsor Name: Kathryn Wolf
Signature:
Title: Project Landscape Architect

***************** END OF PART 1 *****************
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