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Proposal to Amend City of Ithaca Zoning Ordinance to Establish Incentives to Encourage the
Development of Affordable Housing

The purpose of this memo is to provide information regarding a proposal to amend the City of Ithaca Zoning
Ordinance to create incentives to encourage the development of affordable housing. The proposed
amendment will establish a new section in the zoning code entitled Affordable Housing. The purpose of the
proposal is to address the increasing shortage of lower-income workforce housing in the city by providing
incentives to induce the inclusion of affordable housing units in new residential and mixed-use
developments within the city. Incentive zoning is authorized under GCL §81-d.
The proposed new section will:
•

•

•

Be available citywide, to all developments that include the required minimum number of affordable
units* and result in 1 or more residential units, including:
o New residential construction, regardless of the type of dwelling unit
o New mixed-use development with a residential component
o Renovation of a multiple-family residential structure that increases the number of residential
units from the number of units in the original structure
o Conversion of an existing single-family residential structure to a multiple-family residential
structure
o Change of use of an existing building from nonresidential to residential
o Change of use of a rental residential property to a condominium property.
Offer a variety of ways in which the incentive may be accessed, including:
o The inclusion of affordable units on-site in a new development
o Providing affordable units off-site (within a limited radius of the new units)
o Converting existing off-site market rate units to affordable units
o Paying a cash-in-lieu fee
o Any combination of the above
Offer the following incentives:
o Elimination of minimum parking requirements
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o Density bonus of one additional floor in height in those areas identified in the
Comprehensive Plan as Waterfront Mixed Use, Urban Mixed Use, and Enterprise
o Exemption from Site Plan Review for projects in any zone for which Design Standards have
been published and the Director of Planning & Development, or her designee, determines
that the project is in compliance with those Design Standards.
*To be eligible for the incentive, a development must include the following minimum number of
affordable units:
(1) for for-sale units, the greater of one unit or 15% of the total number of proposed units in the
development
(2) for for-rent units, either:
(a) the greater of one unit or 15% of the total number of proposed units in the development,
with rents set at levels that do not exceed rent levels that are affordable to families earning
60% of the family median income, or
(b) the greater of one unit or 10% of the total number of proposed units in the development,
with rents set at levels that do not exceed rent levels that are affordable to families earning
50% of the family median income
Current 50% and 60% income and rent limits:
Unit size:
0-bd 1-bd 2-bd 3-bd
50% RENT LIMIT
690
739
887
1025
60% RENT LIMIT
780
957
1146 1375
Household size:
50% INCOME LIMITS
60% INCOME LIMITS

4-bd
1143
1515

5-bd
1261
1653

6-bd
1379
1791

1
2
3
4
5
6
7
8
27050 30900 34750 38600 41700 44800 47900 51000
32460 37080 41700 46320 50040 53760 57480 61200

Funds derived from payment of the cash-in-lieu fee would be deposited to the City’s Affordable Housing
Fund, to be used solely to stimulate and support the development of affordable housing in the city.
An environmental review for this action has been prepared and a Short Environmental Assessment Form
(SEAF) is enclosed.
The Planning and Economic Development Committee will hold a public hearing on this proposal at its
regularly scheduled meeting on APRIL 13, 2016. Your comments are respectfully requested prior to this
meeting. If you have any questions, please feel free to contact me at 274-6553 or ltruame@cityofithaca.org.
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DRAFT City of Ithaca Incentive Zoning for Affordable Housing Ordinance
Section 1. Intent
The intent of this ordinance is to encourage the construction of affordable housing, or payment of
fees-in-lieu to support such construction, as a portion of new residential development within the
community for the purpose of:
A. Implementing the affordable housing goals, policies, and objectives contained in the
City of Ithaca’s Comprehensive Plan and the Tompkins County Comprehensive Plan;
B. Ensuring the opportunity of affordable housing for employees of businesses that are
located in or will be located in the community;
C. Maintaining a balanced community that provides housing for people of all income levels.
Section 2. Definitions
A. Definitions of specific terms or words as used in this ordinance shall conform to the
definitions of the same terms in the Zoning Ordinance, Chapter 325, Section 325-3.
B. In addition to the definitions in Chapter 325, the following words and terms, when
used in this ordinance, shall have the following meanings:
Affordable Housing: In the case of dwelling units for sale, housing in which the principal,
interest, taxes, insurance, and condominium or association fees, if any, constitute no more
than 37 percent of gross annual family income for a household of the size that may occupy
the unit in question, assuming a down-payment of no more than 5%. In the case of dwelling
units for rent, housing for which combined rent and utility costs do not exceed the maximum
amount allowed under the U.S. Department of Housing and Urban Development’s HOME
program.
Affordable Housing Development Agreement: a written agreement between an applicant
to develop an Affordable Housing Development, as defined in this ordinance, and the City
of Ithaca, containing specific requirements to ensure the continuing affordability of housing
included in the development.
Affordable Housing Unit: any dwelling unit subject to covenants or restrictions
requiring such unit to be sold at prices preserving them as Affordable Housing for a
period of at least 15 years, or rented at prices preserving them as Affordable Housing for
a period of at least 50 years.
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Affordable Housing Development: any housing subsidized by the federal or state
government, including Low Income Housing Tax Credit projects; or any housing or
mixed-use development in which Affordable Housing Units are included pursuant to this
ordinance.
Affordable Housing Development Plan: a plan prepared and submitted by an
applicant who proposes to develop an Affordable Housing Development, outlining and
specifying the proposed project’s compliance with the applicable requirements of this
ordinance.
Affordable Housing Trust Fund: the fund created by the City of Ithaca pursuant to Chapter
62 of the Municipal Code and referenced in Section 10 of this ordinance.
Certificate of Affordable Housing Compliance: the certificate issued by the Department
of Planning, Building, Zoning, and Economic Development that provides legal assurance
that a developer’s obligations under this ordinance are being satisfied.
High HOME Rent: as calculated and published annually by the U.S. Department of
Housing and Urban Development, the maximum cost of combined rent and utilities that
is affordable to a household earning 60% of the area median family income.
Low HOME Rent: as calculated and published annually by the U.S. Department of
Housing and Urban Development, the maximum cost of combined rent and utilities that
is affordable to a household earning 50% of the area median family income.
Median Family Income: the median family income level for the Ithaca Metropolitan
Statistical Area, as established and defined in the annual schedule published by the
Secretary of the U.S. Department of Housing and Urban Development, adjusted for
household size.
Renovation: physical improvement that adds to the value of real property, but that
excludes painting, ordinary repairs, and normal maintenance.
Section 3. Scope of Application; Density Bonus
A. Any of the following types of development that result in, or contain, one or more
Residential Dwelling Units and include sufficient numbers of Affordable Housing Units to
constitute an Affordable Housing Development as determined by the calculation in paragraph
3.B. of this ordinance may elect to pursue designation as an Affordable Housing
Development:
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(1) New residential construction, regardless of the type of dwelling unit
(2) New mixed-use development with a residential component
(3) Renovation of a multiple-family residential structure that increases the number of
residential units from the number of units in the original structure
(4) Conversion of an existing single-family residential structure to a multiple-family
residential structure
(5) Change of use of an existing building from nonresidential to residential
(6) Change of use of a rental residential property to a condominium property.
B. The minimum number of Affordable Housing Units that must be included for any
development listed in Section 3.A. of this ordinance to qualify as an Affordable Housing
Development shall be calculated as follows:
(1) for for-sale units, the greater of one unit or 15% of the total number of proposed
Residential Dwelling Units. If this calculation results in a fraction, a fraction of 0.5 or more
shall be rounded up to the next higher whole number, and a fraction of less than 0.5 shall be
rounded down to the next lower whole number.
(2) for for-rent units, either:
(a) the greater of one unit or 15% of the total number of proposed Residential Dwelling
Units, rounded as indicated above, with rents set at levels that do not exceed the High
HOME Rent for the appropriate unit size, as published annually by the U.S. Department
of Housing and Urban Development, or
(b) the greater of one unit or 10% of the total number of proposed Residential Dwelling
Units, rounded as indicated above, with rents set at levels that do not exceed the Low
HOME Rent for the appropriate unit size, as published annually by the U.S. Department
of Housing and Urban Development.
C. Any Affordable Housing Development as defined in this ordinance shall be entitled to
receive the following incentives:
(1) Elimination of minimum parking requirements.
(2) For projects within the Waterfront Mixed Use, Urban Mixed Use, or Enterprise zones,
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as identified on the Comprehensive Plan’s Future Land Use Map, a density bonus of one full
story in height. Any such increase will be granted as of right and will not require review by
the Board of Zoning Appeals of the Ithaca Landmarks Preservation Commission.
(3) Any Affordable Housing Development, as defined in this ordinance, that is located in a
zone for which Design Standards have been published by the City of Ithaca and that has
been determined by the Director of Planning and Development to be in compliance with
those Design Standards, shall be exempt from site plan review. Environmental review
requirements continue to apply.
Except as noted above, all aspects of any Affordable Housing Development remain subject to
the normal review and approval requirements of the BZA, the Ithaca Landmarks Preservation
Commission, the Planning Board, and of all other applicable City Boards, Commissions, and
Departments.
Section 4. Cash Payment in Lieu of Housing Units
A. The applicant may elect to make a cash payment in lieu of constructing some or all of the
Affordable Housing Units required for the project to constitute an Affordable Housing
Development.
B. The City of Ithaca Common Council shall establish the in-lieu per-unit cash payment on
written recommendation by the Director of Planning and Development and adopt it as part of
the City of Ithaca’s schedule of fees. The per-unit amount shall be based on an estimate of the
amount of local government subsidy required to create one new Affordable Housing Unit when
other public funding and/or Low Income Housing Tax Credits are leveraged. The initial
amount of this fee is $100,000 per unit. At least once every three years, the Common Council
shall, with the written recommendation of the Director of Planning and Development, review
the per-unit payment and amend the schedule of fees as needed to reflect changes in the cost of
construction within the City of Ithaca.
C. For the purposes of determining the total in-lieu payment, the per-unit amount established by
the Common Council pursuant to paragraph (1) above shall be multiplied by the greater of one
or 20 percent of the number of units proposed in the development. For the purposes of such
calculation, if 20 percent of the number of proposed units results in a fraction, the fraction shall
not be rounded up or down. If the cash payment is in lieu of providing less than the full number
of required Affordable Housing Units, the calculation shall be prorated.
D. The full in-lieu cash payment must be received by the City prior to issuance of a
building permit for the project.
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E. All in-lieu cash payments received pursuant to this ordinance shall be deposited directly
into the Affordable Housing Trust Fund established pursuant to Section 10 below, and will be
used to support the construction of Affordable Housing Units within the City.
Section 5. Provision of Affordable Units Off-Site
A. Applicants may elect to provide all, or a portion of, the required number of
Affordable Housing Units off-site, provided the proposed location of the off-site units
is within one half mile of the Affordable Housing Development.
B. The provision of off-site units may be accomplished by the construction of new
units, or by the conversion of existing market-rate rental units to Affordable Housing
Units. In either case, the off-site units must be, or must be renovated to be,
comparable in size, type, and quality to the market-rate units in the Affordable
Housing Development.
C. If the applicant elects to provide the required Affordable Housing Units by the
conversion of existing market-rate rental units, the applicant will be required to
provide a third party Capital Needs Assessment, and to capitalize, and make annual
contributions to, an appropriate replacement reserve to ensure the long-term
availability and quality of the existing units.
D. No Certificate of Occupancy will be issued for the Affordable Housing
Development until the construction or renovation of all off-site units has been
completed and a Certificate of Affordable Housing Compliance has been issued.
Section 6. Criteria for Integration and Character of Affordable Housing Units
A. An Affordable Housing Development shall comply with the following criteria:
(1) In the case of on-site development of Affordable Housing Units in an Affordable
Housing Development, those units shall be mixed with, and not clustered together or
segregated in any way from, market-rate units.
(2) If the Affordable Housing Development Plan, described in Section 7 below, contains a
phasing plan, the phasing plan shall provide for the development of Affordable Housing
Units concurrently with the market-rate units. No phasing plan shall provide that the
Affordable Housing Units are the last units built in an Affordable Housing Development.
(3) The exterior appearance of Affordable Housing Units in an Affordable Housing
5

Development shall be made similar to market-rate units by the provision of building
materials and finishes substantially the same in type and quality.
(4) The floor area of a typical Affordable Housing Unit in an Affordable Housing
Development must be no less than 80% of the floor area of a typical market-rate unit
of the same type. The bedroom mix for Affordable Housing Units must be
comparable to the bedroom mix of market-rate units within the Affordable Housing
Development.
Section 7. Application and Affordable Housing Development Plan
A. Applicants to develop an Affordable Housing Development pursuant to this ordinance shall
complete and file an application on the prescribed form with the Department of Planning,
Building, Zoning, and Economic Development. The application shall require such information
on the nature and the scope of the development as the City of Ithaca may determine is
necessary to properly evaluate the proposal.
B. As part of the application required above, the applicant shall provide to the City of Ithaca an
Affordable Housing Development Plan. This plan shall be subject to approval by the City of
Ithaca and shall be incorporated into the Affordable Housing Development Agreement pursuant
to Section 8 below. An Affordable Housing Development Plan is not required for
developments in which the affordable housing obligation is satisfied by a cash payment in lieu
of construction of Affordable Housing Units. The Affordable Housing Development Plan shall
contain, at a minimum, the following information concerning the development:
(1) A general description of the development, including whether the development will
contain units for rent or for sale
(2) The total number of market-rate units and Affordable Housing Units
(3) The number of bedrooms in each market-rate unit and each Affordable Housing Unit
(4) The square footage of each market-rate unit and of each Affordable Housing Unit
measured from the interior walls of the unit and including heated and unheated areas
(5) The location in the development of each market-rate and Affordable Housing Unit, or the
proposed off-site location of the Affordable Housing Units if the off-site option is selected
(6) If construction of dwelling units is to be phased, a phasing plan stating the number of
market-rate and Affordable Housing Units in each phase
6

(7) The estimated monthly rent of each market-rate unit and each Affordable Housing Unit
(8) Documentation and plans regarding the exterior appearance, materials, and finishes of
the Affordable Housing Development and each of its individual units, including a third
party Capital Needs Assessment for any off-site market-rate rental units proposed for
conversion to Affordable Housing Units
(9) The marketing plan that the applicant proposes to implement to promote the sale or
rental of the Affordable Housing Units to eligible households
(10) If the applicant intends to partner with another agency or organization for the
management of the Affordable Housing Units, a letter of intent from this partnering
organization must be attached
Section 8. Affordable Housing Development Agreement
A. Prior to the issuance of a building permit for any units in an Affordable Housing
Development, the applicant shall enter into an Affordable Housing Development Agreement
with the City of Ithaca. The development agreement shall set forth the commitments and
obligations of the City and the applicant, including, as necessary, cash in-lieu payments and
replacement reserve requirements for any off-site conversion units, and shall incorporate,
among other things, the approved Affordable Housing Plan.
B. The applicant shall execute any and all documents deemed necessary by the City in a
form to be established by the City Attorney, including, without limitation, restrictive
covenants, deed restrictions, and related instruments (including income qualification
requirements for tenants of for-rent units) to ensure the continued affordability of the
Affordable Housing Units in accordance with this ordinance.
C. Restrictive covenants or deed restrictions required for Affordable Housing Units shall
specify that the title to the subject property may be transferred only with the written approval
of the Director of Planning and Development, which approval may not be withheld unless the
proposed transfer would result in a violation of the affordability requirements of this
ordinance.
Section 9. Enforcement of Affordable Housing Development Agreement; Affordability
Controls
A. The Director of Planning and Development shall promulgate rules as necessary to
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implement this ordinance.
B. No Certificate of Occupancy or Certificate of Compliance for any unit in an Affordable
Housing Development shall be granted unless and until a Certificate of Affordable Housing
Compliance has been issued by the Department of Planning, Building, Zoning, and Economic
Development.
C. On an annual basis, the Director of Planning and Development shall publish or make
available copies of the U.S. Department of Housing and Urban Development family income
limits and HOME rental limits applicable to affordable housing within the local government’s
jurisdiction.
D. For all sales of for-sale Affordable Housing Units, the parties to the transaction shall
execute and record such documentation as required by the Affordable Housing Development
Agreement. Such documentation shall include the provisions of this ordinance and shall
provide, at a minimum, each of the following:
(1) That the affordable housing unit be sold to and occupied by eligible households for a
period of 15 years from the date of conveyance of the property. Eligible households must
have gross incomes that do not exceed 80 percent of the Median Family Income for
households of the same size within the Ithaca Metropolitan Statistical Area.
(2) That the Affordable Housing Unit must be conveyed subject to restrictions that shall
maintain the affordability of such Affordable Housing Units for eligible households.
(3) That should the property be sold prior to completion of the 15-year affordability period,
the affordability period shall re-set and a new 15-year term, also subject to this same re-set
provision, shall commence.
(4) That during the period of affordability, the maximum resale price of any for-sale
affordable unit shall be calculated using the worksheet below. The unit must be sold to an
income-qualified household.
1. Homeowner's Purchase Price

$

2. Initial Appraised Value

$

3. Percentage of Homeowner's Purchase Price to initial
Appraised Value (Divide line 1 by line 2)
4. Homebuyer's Initial Ownership Interest:
(multiply line 2 by line 3)

$
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5. Appraised Value at time of resale

$

6. Homeowner's Ownership Interest at Resale: (multiply line 5 by
line 3)
7. Preliminary increase in homeowner's ownership interest : (subtract
line 4 from line 6)
8. Capital Improvement Credit (see below)

$

9. Final increase in homeowner's ownership interest: (subtract line 8 from
line 7; if negative, enter 0)
10. Maximum annual amount of homeowner's ownership interest: (multiply
line 4 by .02 or 2%)
11. Homeowner's Maximum Share of Increase in
Ownership Interest: (Multiply line 10 by the number of years that the
homeowner owned the home, using the decimal .08 to represent each full
month of an incomplete year)

$

12. Maximum Resale Price:
(add lines 1, 8, and the lesser of lines 9 and 11)
13 Homeowner's Share of Appreciation at Sale: (subtract line 4 from
line 12)

$

$
$

$
$

$

(a) The Capital Improvement Credit shall be capped at the lesser of the difference
between the pre-construction appraised value and the post-construction appraised value
of the dwelling, and the maximum amount that can be added to the chart above while
allowing the resale to remain affordable to an eligible purchaser, in compliance with
the affordability requirements of this ordinance.
E. In the case of for-rent Affordable Housing Units, the owner of the Affordable Housing
Development shall execute and record such documents as required by the Affordable Housing
Development Agreement. Such documents shall include the provisions of this ordinance and
shall provide, at a minimum, each of the following:
(1) The Affordable Housing Units shall be leased to and occupied by eligible households.
Eligible households must have gross incomes that do not exceed either 60 percent or 50
percent (as specified in the Affordable Housing Development Agreement) of the Median
Family Income for households of the same size within the Ithaca Metropolitan Statistical
Area.
(2) Households comprised solely of full-time students do not qualify as eligible households
with the following exceptions: at least one member of the household receives assistance
under Title IV of the Social Security Act; or at least one member is enrolled in a job training
program receiving assistance under the Work Force Investment Act or another similar
9

federal, state, or local program; or the household includes at least one single parent with
minor children; or all adult members of the household are married and can file joint tax
returns; or at least one member of the household has exited the foster care system.
(3) The Affordable Housing Units shall be leased at a rate such that the combined cost of
rent and utilities does not exceed either the High HOME Rent or the Low HOME Rent (as
specified in the Affordable Housing Development Agreement) for a period of 50 years
from the date of the initial Certificate of Occupancy.
(4) Subleasing of Affordable Housing Units shall be prohibited without the express
written consent of the Director of Planning and Development, which consent may not be
withheld unless the proposed sub-lease would result in a violation of the affordability
requirements of this ordinance.
F. The applicant or his or her agent shall manage and operate the Affordable Housing
Development and shall submit an annual report to the City of Ithaca identifying which units in
the Affordable Housing Development are Affordable Housing Units, the combined monthly
rent and utilities cost, or sales cost, for each unit in the development, vacancy information for
the prior year, monthly income for tenants of each for-rent Affordable Housing Unit, and other
information as may be required by the City of Ithaca while ensuring the privacy of the tenants.
The annual report shall contain information sufficient to determine whether tenants of for-rent
units qualify as eligible households and whether for-sale units are affordable to, have been sold
to, and are occupied by, eligible households.
Section 10. Penalties for Non-compliance
A. The City of Ithaca or its designee will audit each Affordable Housing Development
annually for compliance with the approved Affordable Housing Development Agreement.
B. Should the annual audit reveal non-compliance with the approved Affordable Housing
Development Agreement, the applicant will immediately remedy the non-compliance as follows:
(1) In the case of for-rent housing units, the project owner shall convert to an
Affordable Housing Unit the first market-rate unit in the Affordable Housing Development
that becomes vacant after discovery of the non-compliance. Should the property owner
repeatedly be found in non-compliance, the City of Ithaca may require, at its sole option, that
the property owner pay the applicable cash in-lieu payment that would have been required for
the project, plus interest at the current federal short term interest rate plus 3%, accruing from
the date of initial non-compliance.
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(2) In the case of for-sale housing that is initially sold to an ineligible buyer, the applicant
will pay the applicable cash in-lieu payment that would have been required for the project,
plus interest at a rate of the current federal short term interest rate plus 3%, accruing from the
date of approval of the Affordable Housing Development Plan.
(3) In the case of for-sale housing that is sold by an income eligible owner to an ineligible
buyer, the seller will pay to the City of Ithaca the difference between the net proceeds of the
sale, as evidenced by the closing statement, and the Maximum Resale Price calculated using
the worksheet in Section 9.D.(4) above. These funds will be deposited into the Affordable
Housing Trust Fund created pursuant to Section 10 of this ordinance.
(4) In the case of for-sale housing that is leased to another household in the absence of an
approved Hardship Exemption pursuant to Section 10.C. below, or is otherwise utilized in a
manner not consistent with the requirements of this ordinance, the violation shall be deemed
an offense and shall be punishable as provided in Chapter 1 of the Municipal Code, General
Provisions, Article 1. Each day’s continued breach shall constitute a separate additional
violation. In addition, the City shall have such other remedies as are provided by law to
enforce the provisions of this ordinance.
C. Hardship Exemption for For-sale Units
The income-eligible purchaser of an affordable for-sale unit must occupy the property as their
principal residence. A one-time per owner exemption to this requirement, allowing the unit to be
leased, under certain circumstances, to another household whose income does not exceed 80% of
the Area Median Family Income, and at a rate such that combined rent and utility costs will not
exceed 30% of the gross family income. These circumstances include:
(1) Job or military transfer more than sixty (60) miles outside Ithaca city limits
(2) Divorce resulting in an inability to pay the mortgage
(3) Job loss as a result of firing or layoff
(4) Major illness within the household resulting in financial hardship
(5) Relocation to obtain medical care outside the Ithaca area
(6) Inability to sell after good faith marketing effort
All hardship exemption requests must be supported by appropriate documentation and will be
granted solely at the discretion of the Director of Planning and Development.
Section 10. Affordable Housing Trust Fund
11

All funds generated as a result of activities under this ordinance will be deposited into the
Affordable Housing Trust Fund created pursuant to Chapter 62 of the Municipal Code and will
be used to stimulate and support the development of affordable housing in the City of Ithaca.
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CITY OF ITHACA

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
Purpose: The 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 that 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 that 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:

Provide 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.
Focus 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) an is one that 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:

Incentive Zoning for Affordable Housing

Name of Lead Agency:

City of Ithaca

Name & Title of Responsible Officer in Lead Agency:

Mayor Svante Myrick

Signature of Responsible Officer in Lead Agency:

_____________________________

Signature of Preparer:
Date: 3/17/16

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
PART 1—PROJECT INFORMATION
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 as 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 Full Environmental Assessment Form (FEAF) will be dependent 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:

Incentive Zoning for Affordable Housing

Location of Action:

City of Ithaca

Name of Applicant/Sponsor: City of Ithaca
Address: 108 E. Green St.
City/Town/Village: Ithaca

State: NY

ZIP: 14850

State:

ZIP:

Business Phone: 607-274-6550
Name of Owner(if different):
Address:
City/Town/Village:
Business Phone:
Description of Action:
Addition of a new section in the zoning code entitled Affordable Housing, which will allow the City to offer
incentives for the construction of affordable housing in those areas identified in the Comprehensive Plan
Future Land Use Map as Waterfront Mixed Use, Urban Mixed Use, and Enterprise, as well as in the CR-4
district. Such incentives to include the elimination of minimum parking requirements, an as-of-right density
bonus of one additional floor in height, and exemption from site plan review in those zones where Design
Standards have been adopted.
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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: ___residential________

2. Total area of project area: approximately 682 acres (Chosen units apply to following section also.)
Currently

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

After Completion

~117 acres
~117 acres
2a. Meadow or Brushland (non-agricultural)
2b. Forested
2c. Agricultural (community gardens)
~2 acre
~2 acre
2d. Wetland [as per Articles 24 of Environmental Conservation Law (ECL)]
~.5 acre
~.5 acre
2e. Water Surface Area
2f. Public
2g. Water Surface Area
2h. Unvegetated (rock, earth or fill)
~17 acres
~17 acres
~545 acres
~545 acres
2i. Roads, buildings, and other paved surfaces
2j. Other (indicate type)
3a. What is predominant soil type(s) on project site (e.g., HdB, silty loam, etc.): Urban, Hamlin, fanPalmyra, Sloan-Teel, alluvial land, Hamlin-Teel
3b. Soil Drainage
Well-Drained 100% of Site
Moderately Well-Drained ______% of Site
4a.
4b.
4c.
5.

Poorly Drained ______% of Site
Are there bedrock outcroppings on project site?
Yes
No
What is depth of bedrock? N/A (feet)
What is depth to the water table? N/A (feet)
0-10% 96%
Approximate percentage of proposed project site
with slopes:
15% or greater

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 designated a local landmark or in a local
landmark district?

Yes

No

N/A

10-15% 4%
N/A

Ithaca Downtown Historic District; DeWitt Park
Historic District; Clinton Block Historic District
Yes
No
N/A
DeWitt Park Historic District; Clinton Block Historic
District; Downtown West Historic District; 209
College Ave.; 123 S. Cayuga St.; 140 College Ave.;
117 W. State St.; 115 N. Cayuga St.

7. Do hunting or fishing opportunities presently
exist in the project area?

Yes
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No

N/A If yes, identify each species:

A.

SITE DESCRIPTION (cont.)

8. Does project site contain any species of plant or
animal life that is identified as threatened or
endangered?

Yes
No
According to:

N/A

Identify each Species:
9. Are there any unique or unusual landforms on the
Yes
No
N/A
project site? (i.e., cliffs, other geological
Describe:
formations)
10. Is the project site presently used by the
Yes
No
N/A
community or neighborhood as an open space or
If yes, explain: Ithaca Community Gardens
recreation area?
11. Does the present site offer or include scenic views Yes
No
N/A
known to be important to the community?
Describe:
12. Is project within or contiguous to a site
Yes
No
N/A
designated a Unique Natural Area (UNA) or
Describe: UNA – 136 Cascadilla Creek; UNA – 156
critical environmental area by a local or state
Six Mile Creek
agency?
13. Streams within or contiguous to project area:
a. Names of stream or name of river to which it is a
tributary: Six Mile Creek; Cayuga Inlet; Cascadilla
Creek
14. Lakes, ponds, wetland areas within or contiguous a. Name:
to project area: N/A
b. Size (in acres):
15. Has the site been used for land disposal of solid
Yes
No
N/A
or hazardous wastes?
Describe: Tax parcel #43.-1-4, the city-owned former
Agway building on Taughannock Blvd (no street
number) has subsurface contamination from prior bulk
fuel storage; 545 Third Street NYSDEC is overseeing
remediation of subsurface coal tar contamination at the
Ithaca Wastewater Treatment Plant; 110 Cherry Street,
Weitsman Recycling, is used as a scrap yard for metal.
16. Is the site served by existing public utilities?
Yes
No
N/A
a. If Yes, does sufficient capacity exist to allow
Yes
No
N/A
connection?
b. If Yes, will improvements be necessary to
Yes
No
N/A
allow connection?

B.

PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate)
1a. Total contiguous area owned by project sponsor in acres: N/A
1b. Project acreage developed: N/A
1c. Project acreage to remain undeveloped: N/A
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1d. Length of project in miles: (if appropriate) N/A or feet: N/A
1e. If project is an expansion, indicate percent of change proposed: N/A
1f. Number of off-street parking spaces existing: N/A proposed: N/A
1g.Maximum vehicular trips generated (upon completion of project) per day: N/A and per hour: N/A

B.

PROJECT DESCRIPTION (cont.)

1h. Height of tallest proposed structure: feet. Density Bonus will allow one additional story in excess of
existing zoning.
1j. Linear feet of frontage along a public street or thoroughfare that the project will occupy? N/A
2. Specify what type of natural material (i.e., rock, earth, etc.) and how much will be removed from the site:
N/A or added to the site: N/A
3. Specify what type of vegetation (trees, shrubs, ground cover) and how much will be removed from the site:
acres: N/A type of vegetation: N/A
4. Will any mature trees or other locally important vegetation be removed by this project? N/A
5. Are there any plans for re-vegetation to replace that removed during construction? N/A
6. If single phase project, anticipated period of construction N/A months (including demolition)
7. If multi-phased project, anticipated period of construction N/A months (including demolition)
7a. Total number of phases anticipated: N/A
7b. Anticipated date of commencement for first phase N/A month
year (including demolition)
7c. Approximate completion date of final phase N/A month
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:
9. Number of jobs generated: during construction 0 after project is completed 0
10. Number of jobs eliminated by this project 0 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:
12b. If #12a is yes, indicate type of waste (sewage, industrial, etc): N/A
12c. If surface disposal, where specifically will effluent be discharged? N/A
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
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, 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
14d. If #14a, b or c is yes, explain: Area affected by proposed zoning change includes portions that are
within the 100 year flood plain and contiguous to Cayuga Inlet and Six Mile Creek
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15a. Does project involve disposal or 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: N/A and its location:

B.

Yes

No

N/A

PROJECT DESCRIPTION (cont.)

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: The area
affected by proposed zoning change includes designated historic resources; however, projects
that propose to access the new incentives for affordable housing are not exempt from review by
the Ithaca Landmarks Preservation Commission and remain subject to all requirements of the
local landmarks ordinance.
18. Will project produce odors?
Yes
No
N/A; if yes, explain:
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) N/A
21. Total anticipated water usage per day: gals/day N/A Source of water

C.

ZONING & PLANNING INFORMATION

1. Does the proposed action involve a planning or zoning decision?
Yes
No
N/A; if yes, indicate
the decision required:
Zoning Amendment
Zoning Variance
New/revision of master plan
Subdivision
Site Plan
Special Use Permit
Resource Management Plan
Other:
2. What is the current zoning classification of site? I-1; SW-1,-2,-3; WEDZ-1-a,-1b; B-1a,-2a,-2b,-4,-5;
CBD-50,-60,-85,-100,-120,-140; R-3a,-3b; MU-1,-2; CR-4
3. If the site is developed as permitted by the present zoning, what is the maximum potential development?
Current maximum heights in above zones are: 40, 60, 60, 40, 65, 29, 40, 40, 60, 40, 40, 50, 60, 85, 100,
120, 140, 40, 40, 70, 80, 45, respectively
4. Is proposed use consistent with present zoning? Yes
No
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?
One additional story in height in excess of the underlying zoning
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?
(e.g., R-1a or R-1b) various
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C.

ZONING & PLANNING INFORMATION (cont.)

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? N/A
10b. What is the minimum lot size proposed? As currently allowed.
11.

Will the proposed action create a demand for any community-provided services? (recreation, education,
police, fire protection, etc.)? Yes
No
N/A Explain: incremental increase related to increased
number of residential units allowed
If yes, is existing capacity sufficient to handle projected demand?
Yes
No
N/A
Explain: no significant increase anticipated
12. Will the proposed action result in the generation of traffic significantly above present levels?
Yes
No
N/A If yes, is the existing road network adequate to handle the additional traffic?
Yes
No
N/A Explain:

D.

APPROVALS

1.

Approvals: Common Council Adoption

2a.

Is any Federal permit required?

Yes

No

N/A; Specify:

2b. Does project involve State or Federal funding or financing? Yes
2c.
Local and Regional approvals:
Type of
Agency
Yes or No
Approval Required
Common Council
Yes
Adoption
Board of Zoning Appeals (BZA)
No
Planning & Development Board
No
Ithaca Landmarks Preservation
No
Commission (ILPC)
Board of Public Works (BPW)
No
Fire Department
No
Police Department
No
Building Commissioner
No
Ithaca Urban Renewal Agency
No
(IURA)

E.

No

N/A; If Yes, Specify:
Submittal
Date

Approval
Date

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.
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F.

VERIFICATION

I certify the information provided above is true to the best of my knowledge.
Applicant/Sponsor Name:

City of Ithaca

Signature:
Title:

Community Development Planner
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City of Ithaca Full Environmental Assessment Form (FEAF)
PART 2 ― PROJECT IMPACTS & THEIR MAGNITUDES

IMPACT ON LAND
1. Will there be an effect as a result of a physical change to project
site? Yes
No

Small to
Moderate
Impact

Any construction on slopes of 15% or greater, (15 foot rise per 100
foot of length), or where the general slope in the project exceeds
10%.
Construction on land where the depth to the water table is less than
3 feet.
Construction of parking facility/area for 50 or more vehicles.
Construction on land where bedrock is exposed or generally within
3 feet of existing ground surface.
Construction that will continue for more than 1 year or involve
more than one phase or stage.
Evacuation for mining purposes that would remove more than
1,000 tons of natural material (i.e., rock or soil) per year.
Construction of any new sanitary landfill.
Construction in a designated floodway.
Other impacts: existing development is in the 500 year flood plain
2. Will there be an effect on any unique landforms found on the site?
(i.e., cliffs, gorges, geological formations, etc.) Yes
No

Small to
Moderate
Impact

Specific land forms:

Potential Can Impact be
Large
Reduced by
Impact Project Change?
Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes
No
Yes
No
Yes
No
Potential Can Impact be
Large
Reduced by
Impact Project Change?
Yes
No

IMPACT ON WATER
3. Will project affect any water body designated as protected? (Under
article 15 or 24 of the Environmental Conservation Law, E.C.L.)
Yes
No
Developable area of site contains a protected water body
Dredging more than 100 cubic yards of material from channel of a
protected stream.
Extension of utility distribution facilities through a protected water
body.
Construction in a designated freshwater wetland.
Other impacts:
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Small to
Moderate
Impact

Potential Can Impact be
Large
Reduced by
Impact Project Change?
Yes
No
Yes

No

Yes

No

Yes
Yes

No
No

IMPACT ON WATER (cont.)
Small to
Moderate
Impact

4. Will project affect any non-protected existing or new body of
water? Yes
No
A 10% increase or decrease in the surface area of any body of
water or more than a 10,000 sq. ft. of surface area.
Construction, alteration, or conversion of a body of water that
exceeds 10,000 sq. ft. of surface area.
Fall Creek, Six Mile Creek, Cascadilla Creek, Silver Creek,
Cayuga Lake or the Cayuga Inlet?
Other impacts:
5. Will project affect surface or groundwater quality?

Yes

No

Project will require a discharge permit.
Project requires use of a source of water that does not have
approval to serve proposed project.
Construction or operation causing any contamination of a public
water supply system.
Project will adversely affect groundwater.
Liquid effluent will be conveyed off the site to facilities which
presently do not exist or have inadequate capacity.
Project requiring a facility that would use water in excess of
20,000 gallons per day or 500 gallons per minute.
Project will likely cause siltation or other discharge into an
existing body of water to the extent that there will be an obvious
visual contrast to natural conditions.
Proposed Action will require the storage of petroleum or chemical
products greater than 1,100 gallons.
Other impacts:
6. Will project alter drainage flow, drainage patterns or surface
water runoff?
Yes
No
Project would impede floodwater flows.
Project is likely to cause substantial erosion.
Project is incompatible with existing drainage patterns.
Other impacts:

Small to
Moderate
Impact

Potential
Large Impact

Can Impact be
Reduced by
Project Change?
Yes

No

Yes

No

Yes

No

Yes
No
Can Impact be
Potential
Reduced by
Large Impact
Project Change?
Yes
No
Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

Yes
No
Small to
Can Impact be
Potential
Moderate
Reduced by
Large Impact
Impact
Project Change?
Yes
No
Yes
No
Yes
No
Yes
No

IMPACT ON AIR
7. Will project affect air quality?

Yes

No

Project will induce 500 or more vehicle trips in any 8-

Small to Moderate Potential Large
Impact
Impact

Can Impact be
Reduced by
Project Change?
Yes
No

IMPACT ON AIR
hour period per day.
Project will result in the incineration of more than 2.5
tons of refuse per 24-hour day.
Project emission rate of all contaminants will exceed 5
lbs per hour or a heat source producing more than 10
million BTUs per hour.
Other impacts:

Yes

No

Yes

No

Yes

No

IMPACTS ON PLANTS & ANIMALS
8. Will project affect any threatened or endangered
species? Yes
No

Small to Moderate Potential Large
Impact
Impact

Reduction of any species listed on the New York or
Federal list, using the site, found over, on, or near site.
Removal of any portion of a critical or significant
wildlife habitat.
Application of pesticide or herbicide more than twice a
year other than for agricultural purposes.
Other impacts:
9. Will proposed action substantially affect nonthreatened or non-endangered species? Yes
No
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Yes

No

Yes

No

Yes

No

Yes
No
Can Impact be
Small to Moderate Potential Large
Reduced by
Impact
Impact
Project Change?

Proposed action would substantially interfere with any
resident or migratory fish or wildlife species.
Proposed action requires the removal or more than 1/2
acre of mature woods or other locally important
vegetation.
Other impacts:
IMPACT ON AESTHETIC RESOURCES
10. Will the proposed action affect views, vistas or the
visual character of the neighborhood or community?
Yes
No
Proposed land uses, or proposed action components
obviously different from or in sharp contrast to current
surrounding land use patterns, whether man-made or
natural.
Proposed land use, or proposed action components
visible to users of aesthetic resources which will
eliminate or significantly reduce their enjoyment of
aesthetic qualities of that resource.
Proposed action will result in the elimination or major
screening of scenic views known to be important to the
area.

Can Impact be
Reduced by
Project Change?

Small to
Moderate
Impact

Yes

No

Yes

No

Yes

No

Can Impact be
Potential Large
Reduced by Project
Impact
Change?
Yes

No

Yes

No

Yes

No

IMPACT ON AESTHETIC RESOURCES
Other impacts:

Yes

No

IMPACT ON HISTORIC & ARCHAEOLOGICAL RESOURCES
11. Will proposed action impact any site or structure of
historic, prehistoric or paleontological importance?
Yes
No
Proposed action occurring wholly or partially within or
contiguous to any facility or site listed on or eligible
for the National or State Register of Historic Places.
Any impact to an archaeological site or fossil bed
located within the project site.
Proposed action occurring wholly or partially within or
contiguous to any site designated as a local landmark
or in a landmark district.
Other impacts:
IMPACT ON OPEN SPACE & RECREATION
12. Will the proposed action affect the quantity or
quality of existing or future open spaces or
No
recreational opportunities? Yes
The permanent foreclosure of a future recreational
opportunity.
A major reduction of an open space important to the
community.
Other impacts:

Small to
Moderate
Impact

Small to
Moderate
Impact

Can Impact be
Reduced by
Project Change?

Potential Large
Impact

Yes

No

Yes

No

Yes

No

Yes

No

Can Impact be
Reduced by
Project Change?

Potential Large
Impact

Yes

No

Yes

No

Yes

No

IMPACT ON UNIQUE NATURAL AREAS & CRITICAL ENVIRONMENTAL AREAS
13. Will the proposed action impact the exceptional or unique characteristics of a site designated as a unique
natural area (UNA) or a critical environmental area (CEA)by a local or state agency?
Yes
No
Proposed Action to locate within a UNA or CEA?
Proposed Action will result in a reduction in the quality of the resource
Proposed Action will impact the use, function or enjoyment of the resource
Other impacts:

Yes
Yes
Yes
Yes

No
No
No
No

IMPACT ON TRANSPORTATION
14. Will there be an effect to existing
transportation systems? Yes
No

Small to
Moderate
Impact

Alteration of present patterns of movement of
people and/or goods.
Proposed action will result in major traffic
problems.
Other impacts:
IMPACT ON ENERGY
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Potential Large Impact

Can Impact be
Reduced by Project
Change?
Yes

No

Yes

No

Yes

No

15. Will proposed action affect the community's
sources of fuel or energy supply? Yes
No

Small to
Moderate
Impact

Potential Large Impact

Can Impact be
Reduced by
Project Change?

Proposed action causing greater than 5%
increase in any form of energy used in
municipality.
Proposed action requiring the creation or
extension of an energy transmission or supply
system to serve more than 50 single or two
family residences.
Other impacts:
IMPACT ON NOISE & ODORS
16. Will there be objectionable odors, noise,
glare, vibration or electrical disturbance during
construction of or after completion of this
proposed action? Yes
No
Blasting within 1,500 feet of a hospital, school,
or other sensitive facility?
Odors will occur routinely (more than one hour
per day)

Small to
Moderate
Impact

IMPACT ON NOISE & ODORS (cont.)
Proposed action will produce operating noise
exceeding the local ambient noise levels for
noise outside of structure.
Proposed action will remove natural barriers
that would act as a noise screen.
Other impacts:

Potential Large
Impact

Yes

No

Yes

No

Yes

No

Can Impact be Reduced
by Project Change?
Yes

No

Yes

No

Yes

No

Yes

No

Yes

No

IMPACT ON PUBLIC HEALTH
17. Will proposed action affect public health and safety?
Yes
No
Proposed action will cause a risk of explosion or release
of hazardous substances (i.e., oil, pesticides, chemicals,
radiation, etc.) in the event of accident or upset
conditions, or there will be a chronic low-level discharge
or emission.
Proposed action may result in the burial of “hazardous
wastes” in any form (i.e., toxic, poisonous, highly
reactive, radioactive, irritating, infectious, etc.)
Proposed action may result in the excavation or other
disturbance within 2,000 feet of a site used for the
disposal of solid or hazardous wastes.
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Small to
Potential Can Impact be Reduced by
Moderate
Large Impact
Project Change?
Impact

Yes

No

Yes

No

Yes

No

Proposed action will result in the handling or disposal or
hazardous wastes (i.e., toxic, poisonous, highly reactive,
radioactive, irritating, infectious, etc., including wastes
that are solid, semi-solid, liquid or contain gases.)
Storage facilities for 50,000 or more gallons of any liquid
fuel.
Use of any chemical for de-icing, soil stabilization or the
control of vegetation, insects or animal life on the
premises of any residential, commercial or industrial
property in excess of 30,000 square feet.
Other impacts:

Yes

No

Yes

No

Yes

No

Yes

No

IMPACT GROWTH & CHARACTER OF COMMUNITY OR NEIGHBORHOOD
18. Will proposed action affect the character
Potential Large Can Impact be Reduced by
Small to
of the existing community? Yes
Impact
Project Change?
No
Moderate Impact
The population of the City in which the
proposed action is located is likely to grow
Yes
No
by more than 5% of resident human
population.
IMPACT GROWTH & CHARACTER OF COMMUNITY OR NEIGHBORHOOD (cont.)
The municipal budgets for capital
expenditures or operating services will
Yes
No
increase by more than 5% per year as a
result of this proposed action.
Proposed action will conflict with officially
Yes
No
adopted plans or goals:
Proposed action will cause a change in the
Yes
No
density of land use.
The proposed action will replace or
eliminate existing facilities, structures, or
Yes
No
areas of historic importance to the
community.
Development will create a demand for
additional community services (e.g. schools,
Yes
No
police, and fire, etc.
Proposed action will set an important
Yes
No
precedent for future actions.
Proposed action will relocate 15 or more
Yes
No
employees in one or more businesses.
Other impacts:
Yes
No
Small to
19. Is there public controversy concerning the
Potential Large Can Impact be Reduced by
Moderate
proposed action? Yes
No
Impact
Project Change?
Impact
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Either government or citizens of adjacent
communities have expressed opposition or
rejected the proposed action or have not
been contacted.
Objections to the proposed action from
within the community.

Yes

No

Yes

No

― If any action in Part 2 is identified as a potential large impact, or if you cannot determine the
magnitude of impact, proceed to Part 3. ―
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Monday, March 14, 2016

Chapter 1. General Provisions
Article I. Penalties
§ 1-1. Penalties for offenses.
[Amended 7-2-2002 by L.L. No. 3-2002; 3-1-2006 by Ord. No. 2006-5; 3-6-2013 by L.L. No. 1-2013]
A.

Unless a different penalty is specified, violations of the provisions of this Code shall be punishable by a
fine of not more than $250 or imprisonment for a term of not more than 15 days, and not less than
$100 or 25 hours of community service. For the purpose of determining the appropriate fine, each day
on which the violation continues to exist shall be considered a separate offense. In no case shall a term
of imprisonment exceeding 15 days be imposed as a penalty for violations of this Code, no matter how
many days of violation are charged, unless, by separate Code section, the violation has been classified
as a misdemeanor.

B.

Notwithstanding the penalty provisions of the preceding subsection or other penalties specified in
subsequent sections of this Code, the penalties for violation of the Code sections listed below shall be:
not more than $40 nor less than $20 for a first offense at the same property; not more than $60 nor
less than $30 for a second offense at the same property; and not more than $100 nor less than $50 for
a third offense at the same property, if a conviction for such offense occurs within the same twelvemonth period. Each day on which the condition exists may be charged and shall be considered as a
separate offense.
Code Section
196-5
(uncollected garbage)
210-35
(open areas)
210-36C
(accessory structures)
210-38
(garbage and refuse)
272-4D
(mobile signs)
272-4E
(banners and pennants)
285-5
(sidewalks)
325-20C(1)(j)
(front yard parking)
325-20D
(front yard parking)
325-23B(1)
(yard maintenance)

C.

Notwithstanding any contrary Code provision, appearance tickets may be issued by the Director of
Planning and Development and/or the Director’s designee(s) charging violations of any of the above
sections whenever there is probable cause to believe that said violations have occurred. Any rights to
administrative appeals to any board or commission of the City of Ithaca mentioned in any subsequent
section of this Code shall not apply as a condition precedent to issuing an appearance ticket charging a
violation of any of the above-listed Code sections. Any right to an administrative appeal from a
decision or determination of the Director of Planning and Development or other City official with
regard to the above Code sections shall apply only in cases in which the City intends to correct the
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violation and seek to charge the property owner or other responsible party for the costs of correction.
[Amended 6-5-2013 by L.L. No. 7-2013[1]]
[1]

D.

Editor's Note: This local law passed at referendum on 11-5-2013.

Violations of any provisions of this Code for which the penalty is designated as a civil offense under
§ 1-1 shall be punishable by a fine not to exceed $250 or 50 hours of community service.
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Relevant Underlying Zoning Provisions in Zones Proposed for Affordable Housing Incentive Zoning
Zone

Permitted Height

I-1
SW-1
SW-2
SW-3
WEDZ-1a
WEDZ-1b
B-1a
B-2a
B-2b
B-4
B-5
CBD-50
CBD-60
CBD-85
CBD-100
CBD-120
CBD-140
R-3a
R-3b
MU-1
MU-2
CR-4

40
60
60
40
65
29
40
40
60
40
40
50
60
85
100
120
140
40
40
70
80
45

Existing Minimum Parking
Requirements?
yes
yes
yes
yes
no
yes
yes
yes
yes
yes
yes
no
no
no
no
no
no
yes
yes
no
no
None for new construction code
compliant

