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RE:

City of Ithaca Temporary Mandatory Planned Unit Development Application for The Cherry Artspace

On Wednesday, March 30, 2016, the City of Ithaca will hold a Public Information Session for a proposed
project at 102 Cherry Street. The Public Information Session will begin at 5:30 PM, and will be held in the
Common Council Chambers, on the third floor of City Hall, 108 East Green Street, Ithaca. In accordance with
the requirements of the City of Ithaca Temporary Mandatory Planned Unit Development (TMPUD), the
developer and project team will present information about the project and answer questions from the
public.
The proposed project is a small, flexible, multidisciplinary arts space, at 102 Cherry Street in Ithaca’s
industrial West End. The space will be sprinklered and handicapped-accessible and meet all requirements
for assembly. Performance Premises has committed to making the building indefinitely available to the local
501(c)(3) arts organization The Cherry Arts without cost. The Cherry Arts will program their own original
theatre work (based in an ensemble of Ithaca’s own professional theatre artists) in the Artspace; and will
also make the space very affordably available to present the work of other excellent area artists whose work
may be best served by a venue that is smaller and/or more flexible than existing ones. The benefits to the
community will be many. An arts space in Ithaca’s West End will work alongside planned improvements like
the Brindley Street Bridge and Black Diamond Trail to bolster development of Ithaca’s underused industrial
zoned waterfront. Ithaca and area artists will benefit from access to an affordable space that may better
suit their artistic needs. Cherry artists will equally benefit from a space designed to enable crossover
between artistic disciplines, both on a creative and audience-development level. The Artspace will broaden
the range of theatrical and artistic offerings available to Ithaca and regional audiences.
Please find attached the completed PUD application. The Planning and Economic Development Committee
will consider this proposal at their regular meeting on April 13, 2016. A public hearing will also be scheduled
for this date. Please send any written comments on the project prior to this meeting. If you have questions
or require additional information, please feel free to contact me at lnicholas@cityofithaca.org.

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?
PUD required in Waterfront Study Area. Project requires zoning variances:
325-8A(10): Maximum Percentage of Lot Coverage by Buildings,
325-8A(11): Yard Dimensions, Front, Required Minimum
325-8A(13): Yard Dimensions, Side, Other at Least
325-8A(14)(a): Yard Dimensions, Rear
325-8A(15): Minimum Height of Building, Height in Feet
(2) Will the project provide for public access pedestrian linkages (active recreation)?
The project will be accessible by pedestrians from the eventual Black
Diamond trail
(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?
Building height (one story with mezzanine) and massing are comparable 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?
Existing transportation systems are adequate and available
(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 highly industrial. The proposed use will cause no
detrimental effects to adjacent properties or the neighborhood in general
(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?
N/A
(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?
More than adequate

(8) What potential impacts are there on environmental, historical, and architectural
resources? Does the proposed PUD serve to protect these resources?
No detrimental impacts on environmental, historical, and architectural
resources
(9) What potential impacts are there on local government services?
No potential impacts on local government services
(10) Is there available and adequate water service?
Yes
(11) Is there available and adequate sewer service?
Yes
(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?
Yes

Potential Community Benefits Resulting from the PUD Project
(1) What will be the increase to the tax roll value of new real property?
Negligible
(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?
Initially one part-time job, within 5 years 3 full-time jobs at 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?
Yes; student hiring likely
(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)?
No housing planned at this time
(5) Will the project fill vacant store fronts?

No
(6) Will the project involve environmental remediation?
No environmental contamination on site
(7) Is the project a historic preservation project (in accordance with the Secretary of
Interior's standards)?
No
(8) Will the project be assisting/contracting/renting to MWBEs?
Yes, Claudia Brenner Design Inc.
(9) Will the project provide free (reduced cost) community space in the project (for
example to a 501c3 non-profit)?
YES. The entire building will be provided free of charge to Ithaca-based
501(c)(3) arts organization The Cherry Arts
(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?
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?
Community-wide benefits will be significant.

Project Narrative and Summary of Community Benefits
Performance Premises, LLC, proposes to build The Cherry Artspace: a small,
flexible, multidisciplinary arts space, at 102 Cherry Street in Ithaca’s industrial
West End. The space will be sprinklered and handicapped-accessible and meet all
requirements for assembly. Performance Premises has committed to making the
building indefinitely available to the local 501(c)(3) arts organization The Cherry
Arts without cost. The Cherry Arts will program their own original theatre work
(based in an ensemble of Ithaca’s own professional theatre artists) in the Artspace;
and will also make the space very affordably available to present the work of
other excellent area artists whose work may be best served by a venue that is
smaller and/or more flexible than existing ones.
The benefits to the community will be many. An arts space in Ithaca’s West End
will work alongside planned improvements like the Brindley Street Bridge and
Black Diamond Trail to bolster development of Ithaca’s underused industrialzoned waterfront. Ithaca and area artists will benefit from access to an affordable
space that may better suit their artistic needs. Cherry artists will equally benefit
from a space designed to enable crossover between artistic disciplines, both on a
creative and audience-development level. The Artspace will broaden the range of
theatrical and artistic offerings available to Ithaca and regional audiences. More
live arts and entertainment options will bring Ithacans more often out of their
homes, providing ancillary benefit to bars and restaurants. As The Cherry
Artspace becomes a regional destination, tourism will benefit.

Proposed Cherry Artspace Planned Unit Development
Use District Regulations

USE DIST.

Cherry Artspace

PERMITTED PRIMARY USES

Any use permitted in WF

PERMITTED ACCESSORY USES

Any use permitted in RU

OFF-STREET PARKING REQUIREMENT

none

OFF-STREET LOADING REQUIREMENT

none

SUBDIST.

none

MINIMUM LOT SIZE

Area in Square feet
Width in Feet at Street Line

3000
30

MAX. BLDG. HEIGHT

Number of Stories
Height in Feet

5
60

MAXIMUM PERCENT LOT COVERAGE BY BUILDINGS

100% of lot except that under permanent easement

YARD DIMENSIONS

FRONT

Required Minimum

none

SIDE

One Side at Least
Other Side at Least

none
none

REAR

Percent of depth or # of
feet, whichever is less

none beyond 25-ft permanent easement

Minimum Height in Feet

12

MINIMUM BUILDING HEIGHT

