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Hughes Hall Renovation
Full Environmental Assessment Form (FEAF)
Narrative (including Supplemental Information)
Project Narrative
The Hughes Hall Renovation project is a project involving the renovation of an existing
educational facility that is part of the Cornell Law School (CLS).
Specifically, CLS is renovating 4 levels of Hughes Hall to upgrade and improve academic space
use. Former student housing on the first and second floors were renovated in 2005 to
administrative and faculty spaces. These new proposed renovations extend that program over
two additional floors and help reorganize the program on first and second floors with minor
construction as required to supply new ventilation air to lower floors, improve vertical
circulation, toilet room upgrades as required for code compliance and interior fit-outs to repurpose program spaces. The Dining Hall and exterior terrace will be renovated and the adjacent
student lounge will be incorporated to create an event space for student, faculty and professional
functions.
The integrated design team led by KSS Architects (Philadelphia, PA) has been commissioned by
Cornell for the design of this project. In regards to the site and civil elements, the team includes
the local (Ithaca, NY) civil design team of TG Miller, PC. Cornell’s division of Infrastructure
Properties and Planning (IPP; formerly ‘Facilities Services’) is responsible for project oversight
on behalf of the University.
The project includes minor civil and landscaping improvements to the grounds immediately
surrounding Hughes Hall, as shown on the design documents included with this Site Plan
application submittal.
Assuming a successful project bid and award process, Construction of the project will commence
following completion of the construction contract documents, Site Plan approval by the City of
Ithaca, and granting of a Building Permit by the City of Ithaca. Cornell desires that construction
begin in summer, 2016.
This project may qualify as a “Type II” (exempt) activity under the City and State Environmental
Quality Review Ordinance/Act (CEQRA and SEQRA, collectively “SEQRA” hereafter). See 6
NYCRR Part 617, subsection 617.5© (8). This Full Environmental Assessment Form (FEAF)
and this supplemental information are provided to the City of Ithaca so that it may review this
project for Site Plan approval and for any SEQRA requirements that it determines are required.

Page 1 of 10

Hughes Hall Renovation
FEAF Supplemental Information

January 2016

For consistency, this supplementation information is presented in the order appropriate for
SEQRA review, namely:
•
•
•
•
•
•
•
•
•
•
•
•

Impacts to Land (including Construction Impacts)
Impacts to Water
Impacts to Air
Impacts to Plants and Animals
Impacts to Aesthetic Resources
Impacts to Historic and Archeological Resources
Impact to Open Space and Recreation
Impact to Unique Natural Areas
Impact to Transportation
Impact to Energy (including Sustainable Design elements)
Impact to Public Health
Impact to Growth/Neighborhood

1.0

Impacts to Land (including Construction Impacts)

1.1

Construction Phasing/Staging and Construction Activities

The Hughes Hall Renovation is scheduled to begin construction in the summer of 2016 and
estimated to require approximately 13 months to complete. Staging and work areas will be
carefully controlled to avoid impacts to existing uses around the site, to protect major trees that
will remain, and to minimize impact on the surrounding landscaped and paved areas, including
pedestrian trails, especially to the south of the site, abutting the Cascadilla Gorge area. Work
areas are shown on the drawings included with this site plan package; the main site access will
be from the end of the Cornell parking area(s) located to the north and northwest of Hughes Hall.
Site contractor parking will be restricted to designated spaces immediately adjacent to the project
or this staging site; other contractors will be required to park in the Contractor Parking Area
within the Palm Road loop (a portion of which has been renamed Bookbank Road) to the east of
campus, south of Route 366.
All impacted areas adjacent to the site will be restored upon completion of the project. Staging
will primarily impact the Cornell community. To minimize these campus impacts, a staging plan
will be developed for each stage of the work to limit staging to as small an extent as practical
during any stage of construction. Special care will be made to protect areas adjacent to the
Cascadilla Gorge, which includes a pedestrian trail maintained by Cornell.
1.2

Utility Construction

Existing utility services are adequate to support the renovated building. Therefore, minimal
utility work will be required to support this project. All supporting utilities are Cornell-owned
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and operated. Temporary outages as needed for tie-ins will be coordinated internally with
Cornell’s Department of Energy and Sustainability, which oversees all energy-related utilities on
campus, and no impact on the community outside of the CLS is anticipated.
1.3

Site Clearing, Demolition, and Excavation

The project does not increase the building footprint at grade level; an attached stair tower will
‘bump out’ floors 2-4, although by less than 3% of the total floor area at these floors. The work
will require removal and replacement of landscaping and some minor structural elements
adjacent to the building. Selected trees that are healthy and can be protected will remain; these
will be protected at the drip line in accordance with campus standards. Additional trees will be
considered for removal and transplant by Cornell Grounds if judged to be of sufficient value and
viability to permit successful transplanting. Some existing trees and other vegetation within the
proposed work limits will be cleared; plans submitted with this narrative show this scope of
work.
Soil or earth removal will be insubstantial, although up to ~50 CY of soil and rock material may
be removed and replaced with imported materials, with minor localized grade changes at entry
and exit locations to improve accessibility. Topsoil shall be removed to the depths needed to
complete the work. Due to site limitations, topsoil suitable for reuse will be temporarily
removed and stockpiled at the Grounds stockpile location off Palm Road for later backfill in
lawn and planted areas after construction. Imported topsoil may be used to ensure that final
vegetated areas have a minimum of 6 inches of topsoil.
Excavation shall be done in accordance with approved construction practices and according to
the contract documents. Except where salvage is practical, demolished materials, cleared
vegetation, excess topsoil, and excess excavation material shall become the property of the
Contractor and shall be recycled or disposed of off-site in a legal manner, in accordance with
local, state and federal requirements.
1.4

Construction Impacts to Stormwater

Drainage from the site generally flows toward Cascadilla Creek via overland flow and through
existing storm drainage infrastructure owned and maintained by Cornell. Temporary controls
will be maintained during construction to control the erosion of exposed soils and to avoid
discharge of dewatering directly into storm sewer systems. All phases of construction will
employ the following temporary practices:
•
•
•
•

Install silt fencing adjacent to the downhill edge of any site disturbance or material
stockpile area, parallel with the site contours.
Provide protection around drainage inlets to prevent siltation.
Temporary seeding and mulching of disturbed areas or topsoil stockpiles.
Install sediment traps prior to initiating significant earthwork and maintain throughout
construction period.
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Direct all sediment laden water from trench and pit excavations to a sediment basin or
equivalent sedimentation system.

Construction documents for the project will require the Contractor to generate and implement an
erosion and sediment control plan prepared in accordance with New York State “Guidelines for
Urban Erosion & Sediment Control”.
While the site disturbance for this project is relatively small, dust or mud from construction
vehicles tracked onto road surfaces could end up in the storm sewer system. Cornell will work to
control this impact by restricting site access and, as necessary, will require a stabilized site
access or tire-cleaning operation. Additionally, should adjacent streets be soiled by construction
vehicles, the Contractor will be required to clean those streets in a timely manner.
Additionally, the deposition of airborne dust on impervious surfaces can result in soiled water
being flushed into the storm sewer. Again, site control (mist or fog spray as necessary) and
controlled site access will help reduce this impact.
1.5

Construction Noise Impacts

As much of the work of this project consists of interior renovation, noise impacts exterior to the
building that could potentially affect the community is expected to be confined to a few
necessary operations, such as concrete-cutting for structural tie-ins of the new egress stair tower.
An occasional increase in ambient noise is inevitable due to activities like this one during
construction.
During construction, a temporary increase in traffic/delivery noise is anticipated. Noise resulting
from normal construction practices during specific work tasks, such as excavation for the modest
building additions, may impact the immediate surrounding buildings, with a much smaller
impact outside of this area. There is no need for blasting operations during construction (and
specifications prohibit blasting). Construction noise will not be allowed to exceed levels
permitted by law. In addition, noise and vibration will be controlled to reduce impacts to lowvibration or other sensitive research underway in nearby facilities. Exterior noise generating
construction activity will also be restricted during certain times in order to minimize the impact
on the surrounding area. Construction will only occur during hours permitted by law. The
University will work closely with the contractor to implement Best Management Practices
(BMP) for noise reduction to the extent possible. BMP mitigation measures listed by New York
State Department of Environmental Conservation that will be utilized to the extent possible
include:
•
•

Source reduction by using mufflers, dampeners and electric motors instead of air
compressors.
Duration and impact reduction by limiting times worked.
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Use equipment inside the building to dampen noise. Usage of interior equipment
that produces noise or undesirable vibrations will be scheduled for periods when
classes are not in session where practical.

Construction noise is an unavoidable but temporary negative result of this project. Noticeable
impacts are not expected to extend beyond the immediate area.
1.6

Construction Impacts to Traffic

Construction is projected to commence as early as the summer of 2016 and last approximately 13
months. The FEAF (Section B, Item 9) estimates a total project jobs impact of ~200 temporary
jobs created. This figure includes both on-site construction and also employment off-site by
equipment fabricators, engineers and other construction professionals, shop work, off-site design
(including vendor shop-drawings and submittal efforts) and similar employment generated by the
on-site work. It is estimated that the maximum size of the workforce on site would be about 6080, with 20-40 workers being the norm. Products made in fabrication shops outside of the area
will be delivered in finished form to the project.
The on-site daily workforce will arrive prior to 8:00 a.m. and depart prior to 4:30 p.m. These
times are outside the morning and afternoon peak commute times on roads to the campus. Since
traffic is less during off-peak times the actual effect of the work force traffic on these public
roads is minimized.
Minor traffic impacts may be felt on local (campus) roads. Since the non-Cornell community
also uses these roads, any impacts will be felt by both on-campus and non-Cornell community
members. In addition, activities must be coordinated with other projects on campus. University
transportation planners have been involved in the work plans and will work with the construction
management team through construction to minimize these impacts and avoid unplanned
cumulative impacts. Cornell expects all major adjacent roads (Campus Road and College Ave)
to remain open throughout this construction period, based on the location and layout of the work.
Construction activities will be supported by daily deliveries of materials, supplies and
miscellaneous services. It is anticipated that this traffic will fluctuate between 5 and 15
construction deliveries per day, dependent on phase of construction. A majority of the deliveries
will be during off peak hours, however it is estimated that about 4 - 8 deliveries per day could be
made during peak commuter times. While numerically this increase is considered minimal, it is
recognized that truck traffic typically requires more time and space for maneuvering, and some
minor delays can be expected. Oversized loads and multiple truck deliveries will be scheduled
for special delivery times so as not to coincide with periods of peak traffic.
The University will require the contractor for the project to submit a delivery plan and proposed
delivery routes for the most traffic intensive elements of construction. The University will work
with the City and the contractor to minimize impacts. Other mitigation measures include:
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Construction will start before peak traffic hours
Construction deliveries will be spread out during the day
Major deliveries and deliveries requiring staging will be coordinated and scheduled
during non-peak hours
Construction workforce parking will be provided and designated in a specific
location to avoid having the workforce park at other locations within the City, Town,
or on Campus. The Contractor Parking Lot on Palm Road, south of Route 366, will
serve as the primary parking spot.

An increase in contractors who will be working at the site and truck traffic to the site will occur
for the duration of construction. This will result in some minor increases in local traffic delays.
1.7

Construction Impacts to Pedestrians and Cyclists

Pedestrians are expected to experience minor impacts during the construction process, both due
to pedestrian detours into the building during construction, and during a portion of the work on
the south side, near the pedestrian walkway along Cascadilla Gorge. No impacts to bikers is
expected, since the construction area does not intersect designated bicycle pathways (the gorge
walkway includes step grades and stairs). Proposed mitigation measures to address anticipated
impacts will include:
•
•
•
•
•

Provide safe detours around active construction areas and mark these clearly.
Utilize personnel with flags to assist with the safe arrival and departure of
construction delivery vehicles as appropriate.
Construct adequate fencing, walls or other barriers to prevent pedestrians or
bicyclists from entering active construction areas.
Locate construction staging areas to minimize conflicts between active pedestrian
routes and construction staging and operations.
Utilize appropriate construction stormwater management (see subsection 1.4) to
minimize dust and water run-off along or over pedestrian routes.

While localized, the proposed action will create minor impacts to pedestrian circulation during
portions of the construction. Detours will be designed to promote safety. The project team is
currently working with Campus Planning staff to minimize these disruptions, which primarily
affect the campus community. These impacts will not extend beyond completion of the project.
Pedestrians who are not within the immediate campus community are not expected to be
significantly impacted.
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Impacts to Water

Impacts to water may include operational water use and disposal, operational stormwater run-off,
and construction stormwater run-off. Construction impacts are addressed in subsection 1.4; this
subsection addresses permanent project impacts.
The project is substantially a renovation, and the renovated facility will utilize water-conserving
features such as low-flow faucets, toilets, and urinals. Building use is substantially unchanged.
Therefore, water use is expected to be reduced at least 20% from current conditions and will utilize
existing sources (Fall Creek water via the Cornell Water Treatment Plant; discharge to existing
municipal sewers). Similarly, the water systems supporting the heating and cooling of the building
are unchanged; the use of cooling via Lake Source Cooling on campus eliminates the substantial
water loss that would be associated with a traditional building cooling tower.
Similarly, operational storm-water will not be substantially different. Only minor (~0.05 acre)
hardscape expansion is planned. The landscape design includes landscaping features and other
means to intercept flow and slow the run-off prior to delivery to existing stormwater management
systems. Site disturbance area consists of two separate areas, each less than ½ acre. Only minor
new impervious development (primarily landscaping stone and sidewalk) is planned.
There will be no permanent irrigation systems as part of this project. Selected landscape
systems were designed with appropriate plant selection for local conditions.
3.0

Impacts to Air

The Hughes Hall Renovation project is a renovation that primarily updates and re-configures
existing educational areas. No new air exhaust or emissions sources are planned. Based to the scope
of work, no long-term impacts to air quality are anticipated to result from this project.
4.0

Impacts to Plants and Animals

The project is substantially a renovation and the site is an existing highly-developed area.
Therefore, there are no significant impacts to any plant or animal habitats or species.
5.0

Impacts on Aesthetic Resources

The proposed Hughes Hall Renovation is a renovation on the same site with a modest exterior
changes to improve building function and improve egress safety. Hughes Hall, nestled in the
“rear” of the CLS sub-campus, is only marginally visible from any public roadway. Because this
area of campus is already well-developed and not part of any identified view-shed, this project is
not expected to impact existing aesthetic resources. The review of the appearance and visual
character of the new façade treatment will be a subject of the Site Plan approval process that will
be conducted following SEQRA review.
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Impacts on Historic and Archeological Resources

Hughes Hall is not a listed historical building nor part of any designated historical district.
Based on its age (it was constructed in 1963 and is therefore slightly more than 50 years old) it
could be eligible for consideration as a historical building, although it has undergone other
renovations since it was built. The work primarily includes interior renovations with more minor
egress and capture of covered space, with some minor modifications to landscaping immediately
adjacent to the building. Therefore, no impacts to historic or archeological resources are
anticipated.
7.0

Impact on Open Space and Recreation

This project is a renovation and re-development on an existing site within a private University
setting. The modest site/landscaping improvements are not within areas used or suitable for
recreation or open space.
8.0

Impact on Critical Environmental Areas and Unique Natural Areas

There is only one Critical Environmental Area in Tompkins County, according to the New York
State Department of Environmental Conservation. That area is Coy Glen, located on the far side
of Cayuga Lake Inlet, approximately three miles southwest of the project site. This project will
have no impact on that resource.
Tompkins County also hosts areas designated by the County as Unique Natural Areas (UNAs).
One such UNA, the Cascadilla Gorge Unique Natural Area (UNA-136) is adjacent to the site,
just south of the pedestrian walkway between the site and the gorge.
The building is an existing structure. There is no southerly expansion other than the slight stair
tower bump-out at levels 2 to 4. No direct or indirect impacts to UNA-136 are anticipated. No
construction staging or construction use of the land within the UNA will be permitted.
9.0

Impact on Transportation (including parking)

This project does not change the overall use or population of Hughes Hall, nor modify the
parking (no change in number of spaces as a result of the project).
Minor transportation impacts related to this project include only the replacement of bicycle rack
parking locations removed during the project at the north entry.
There are no ‘general use’ parking spaces currently in the project area, and none are proposed.
Overall campus parking needs will continue to be accommodated by the University’s integrated
Transportation Demand Management program.
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Hughes Hall is located within the U-1 zoning district. Consistent with the U-1 district, Cornell’s
parking program considers the campus system holistically, providing parking quantities based on
overall demographics. As indicated by the latest submission of the U-1 Zoning District Cornell
University Parking Compliance Report, the University is in compliance with U-1 parking
requirements. This project will not have an impact on future compliance.
10.0

Impact on Energy (including Sustainable Design elements)

The renovation to Hughes Hall will result in a more energy-efficient building. Based on the design
team’s calculations, the renovated building will exceed current energy code requirements and reduce
the historical energy use of the building by about 30%. Use of modern heating and ventilation
controls, with occupancy sensors to reduce air flow when rooms are unoccupied, will provide
comfort controls with lower energy needs. The steam that is needed for building heat is produced at
Cornell’s Combined Heat and Power Plant, which utilizes “waste” heat from a natural gas turbinegenerator to produce steam, thereby reducing overall fossil fuel needs.
The building will continue to use Cornell Lake Source Cooling for its cooling needs. Lake Source
cooling requires only a fraction of the energy required by other, more conventional cooling systems,
and eliminates the need for ozone-depleting refrigerants or cooling tower water use. High-efficiency
lighting and appropriate daylighting design will also reduce the energy load and, in turn, reduce the
cooling needs.
The energy model for this building design predicts that actual building energy will be substantially
less than a building designed to just meet current Energy Conservation Code requirements. This is
due in large part to the efficient and effective energy systems incorporated into the design.
In addition to lower energy use, the renovated building incorporates other sustainable attributes.
Some examples of incorporated design and construction features and practices include the following:
•
•
•
•
•
•

Use of interior paints and finishes that have minimal chemical off-gassing.
Sorting and management of waste from the construction to maximize recycling.
Use of a building site with close proximity to primary public transportation routes.
Use of plant materials that are hardy native species, requiring no permanent irrigation.
Site lighting design that minimizes up-lighting and light trespass to improve night sky access
will provide adequate levels for safety, security, egress and identification.
High indoor air quality, achieved by a combination of design, product selection, mechanical
systems and construction practices.

The decision to renovate and re-use the building, rather than to demolish and replace it, also
significantly reduces the “embedded energy” involved in the process and significantly reduces waste
and new resource needs.
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Impact on Public Health

The Hughes Hall Renovation will include upgrades to building life-safety systems as required to
bring the building into compliance with current building code. The inclusion of a new egress
tower will enhance safety in the event of a fire, smoke, or similar emergency by improving
movement between levels, and adding a new emergency exit door. While the existing facilities
have operated effectively for decades, design upgrades to current fire and life safety standards is
expected to further enhance the level of fire and life safety protections on campus. Cornell will
continue to work with local fire and safety officials to promote a safe and healthy environment
on campus.
General accessibility into and around the building will also be slightly altered, which should
improve safety during fire evacuation or other emergencies.
There are no other anticipated impacts to public health or demands or risks related to public
health. There is no change in building, program or population. Changes to building size and
layout are insignificant.
12.0

Impact on Growth/Neighborhood

The Hughes Hall Renovation will not result in an increased population or change in use for the
facility. No net growth is anticipated from this renovation.
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December 7, 2015
Mr. Scott Gibson,
Stormwater Management Officer
City of Ithaca
510 First Street
Ithaca NY 14850
Re:

Hughes Hall, Cornell University

Dear Mr. Gibson,
Regarding the need for a Stormwater SPDES permit for the Hughes Hall project we offer
the following concept summary:
A site disturbance of more than ¼ acre and less than 1 acre, that creates less than ½
acre of additional impervious area, requires the preparation of a “Basic” Stormwater
Pollution Prevention Plan (SWPPP) for review and approval by the City of Ithaca
Stormwater Management Officer (SMO) prior to the issuance of a Building Permit. A
Basic SWPPP requires controlling erosion and sedimentation during construction.
Permanent stormwater controls to reduce the rate of runoff and provide water quality
treatment are not required. There are two separate work areas within the project,
disturbing a total of 0.36 acres; the Vestibule Courtyard and the Fork & Gavel Dining
Terrace. A copy of drawing C102 – Utility Plan is attached for your reference.
Vestibule Courtyard
Stormwater collection in the vicinity of the Vestibule Courtyard consists of a single
building lateral and two catch basins, one located in the lawn and one in the parking lot
north of the entrance. Runoff in the area is collected by a storm sewer system that
conveys stormwater westward and southward, eventually discharging into Cascadilla
Gorge.
Redevelopment of the site in the location will include demolishing pavements, installing
a new loggia and reconfiguring the concrete walks. Drain basins will be proposed in the
lawn and planting bed areas and will connect to the existing storm system. All storm
piping will be sized to convey a minimum of the 25‐year rainfall event.
Fork & Gavel Dining Terrace
Stormwater collection in the vicinity of the Dining Terrace is limited to roof runoff from
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Hughes Hall and the MTJF Library Addition.
Redevelopment of the site in the location will include demolishing and replacing the
dining terrace, building a new stair tower on the southwest corner of Hughes Hall and
installing a new sidewalk to connect the stair tower to the existing walkways. The
existing storm sewer located underneath the terrace will be demolished and reinstalled
as part of the project. In anticipation of stormwater being directed away from the
building a trench drain will be installed along the new wall to collect surface runoff from
the terrace.
Total Site
As a result of this work, the footprint of impervious surfaces will increase by 0.05 acres
(13.9%). Since the increase of impervious surfaces is under the ½ acre threshold, as
described in City Code Chapter 282, we understand the project is exempt from
installing permanent stormwater management practices for either quality or quantity
control.
The City Code does require that at least two strategies for “Better Site Design” be
incorporated into the proposed plan for any Basic SWPPP project. The preliminary list of
Better Site Design practices that will be considered for this site include Tree Planting and
Reduction of Clearing and Grading. Other categories and specific practices will be
reviewed with you and described in the completed Basic SWPPP.
Standard storm sewer improvements will consist of drain basins to support the site
grading and storm manholes in locations where new storm sewers will connect to
existing storm sewers. Temporary erosion and sediment control practices to be selected
for the construction phase will focus on minimizing tracking soil off‐site, controlling dust
and filtering any foundation dewatering discharges. The completed Basic SWPPP,
prepared in accordance with the City’s regulations will be submitted for your review and
approval prior to issuance of any building permit.
Please contact me with any questions or comments. Thank you.
Sincerely,

Andrew J. Sciarabba, P.E.
Enclosure: (1 Sheet)
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