CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Telephone: Planning & Development – 607-274-6550
E-Mail: dgrunder@cityofithaca.org

Community Development/IURA – 607-274-6559

PLANNING & DEVELOPMENT BOARD
— PROJECTS MEMORANDUM —
To:

City of Ithaca Common Council
City of Ithaca Planning & Development Board
City of Ithaca Conservation Advisory Council (CAC)
City of Ithaca Board of Public Works (BPW)
City of Ithaca Bicycle/Pedestrian Advisory Council (BPAC)
David West, Bicycle/Pedestrian Advisory Council (BPAC)
City of Ithaca Shade Tree Advisory Committee (STAC)
Ithaca Urban Renewal Agency (IURA)
Larry Roberts, Disability Advisory Council (DAC)
Andrew Rappaport, Disability Advisory Council (DAC)
John Barber, Chief, Ithaca Police Dept.
Tom Parsons, Chief, Ithaca Fire Dept.
Michael Thorne, Superintendent, Dept. of Public Works

Erik Whitney, Assist. Superint., Dept. of Public Works
Ray Benjamin, Assist. Superint., Dept. of Public Works
Phyllis Radke, Director of Zoning Administration
Mike Niechwiadowicz, Director of Code Enforcement
Scott Gibson, Environmental Engineer
Jeanne Grace, City Forester
Skip Schell, Senior Code Examiner
Tim Logue, Director of Engineering Services
Eric Hathaway, Transportation Engineer
John Licitra, Sidewalk Program Manager
Frank Nagy, Director of Parking
Matt Yarrow, TCAT

From: Lisa Nicholas, Senior Planner
Re:

Projects for Review & Comment

Date:

November 9, 2016

Listed below are one new project and three carried over from prior months, which the Planning and Development Board
will consider at its November 22nd, 2016 meeting. Please submit comments on these projects no later than noon,
November 14th, 2016, so the Planning Board may have the opportunity to fully consider them.
Project: College Townhouse Project
Location: 119‐125 College Ave.
Applicant: Trowbridge Wolf Michaels, LLP
Anticipated Board Action(s) in November: Declaration of Lead Agency, Public Hearing, & Review of Full Environmental
Assessment Form (FEAF), Parts 2 & 3
Project Description: The applicant is proposing to construct three new apartment buildings with a total of 67 units (a mix
efficiencies, one‐bedroom, and two‐bedroom apartments) on the 0.476‐acre (20,734 SF) project site. Two of the buildings,
designed as row house apartments, are located along College Avenue, while the third building, a garden apartment
building, is located behind, in the rear portion of the site. All buildings will be four stories and 45’ tall with habitable
basements. Tenants are expected to be short‐term visiting Cornell faculty. Since no parking is proposed for the project,
the applicant will submit a Transportation Demand Management Plan (TDMP) for approval by the Planning Board. The
project site consist of 3 tax parcels (to be consolidated) in the CR‐4 Collegetown Area Form District (CAFD). It requires
Design Review. This is a Type 1 Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”), §176‐
4 B. (1.) (k.), and the State Environmental Quality Review Act (“SEQRA”), §617.4 (b.) (11.), and is subject to Environmental
Review.
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ACCESSING ONLINE DOCUMENTS
Site Plan Review & Subdivision Application Documents

CARRIED OVER FROM PREVIOUS MONTHS:

Site Plan Review application documents are accessible electronically via the “Document Center” on
the City web site (http://www.cityofithaca.org/DocumentCenter), under “Planning & Development” >
“Site Plan Review Project Applications,” and in the relevant year/month folder. Subdivision
application materials can be similarly located, but in the “Subdivision Applications” folder.

Project: Amici House & Child Care Center
Location: 661‐701 Spencer Rd.
Applicant: Tom Schickel for Tompkins Community Action (“TCAction”)
Anticipated Board Action(s) in November: Declaration of Lead Agency, Public Hearing, & Determination of Environmental
Significance.

Project Description: The applicant is proposing to construct two new buildings on the site to provide supportive housing
for young homeless people and their children, as well as childcare. A 5‐story, 20,785‐SF building with a footprint of 4,215
SF will be built to adjoin the existing TCAction office building. The first floor will contain a children's playroom,
meeting/training room with adjoining kitchen, a case conferencing room, public restrooms, and mechanical support
spaces; and the upper floors will contain 23 efficiency apartments. The 1‐story, 7,010‐SF Child Care Center will provide 5
classrooms for Head Start and Early Head Start. This building is designed with an open courtyard facing the rear of the site
with a fence on the southeast side. The project also includes new landscaping, a sidewalk on Spencer Road, and expanded
parking from 44 to 65 spaces. Site development will include demolition of two existing houses currently used for TCAction
programming. The project site is in both the SW‐2 and the R‐2a Zoning Districts and requires Area Variances and a Special
Permit. The project site is contiguous to Buttermilk Falls State Park. This is a Type 1 Action under the City of Ithaca
Environmental Quality Review Ordinance (“CEQRO”), §176‐4 B. (1.) (k.) & (h.) (3.), and the State Environmental Quality
Review Act (“SEQRA”), §617.4 (b.) (11.), and is subject to Environmental Review.
Project: Four Duplexes
Location: 607 S. Aurora St.
Applicant: Charles O’Connor
Anticipated Board Action(s) in November: Determination of Environmental Significance
Project Description: The applicant proposes to construct four duplexes and retain the existing house on the 32,240‐SF, L‐
shaped lot. The project includes a new curb‐cut for a 20’‐wide paved access road and drive, parking for 15 cars, a turn‐
around for fire access, retaining walls, dumpster, bike racks, a new sidewalk, and associated site improvements. Site
development will require demolition of a carport at the rear of the existing house, removal of approximately 13,000 SF of
vegetation, including one tree. The proposed buildings are two‐story structures with two‐color vinyl siding, porched
entries, gable ends, and shingle roofing. The project is in the R‐2a Zoning District. This is an Unlisted Action under the City
of Ithaca Environmental Quality Review Ordinance (“CEQRO”) and the State Environmental Quality Review Act (“SEQRA”)
and is subject to Environmental Review.
Project: City Centre
Location: 301 E. State St./M.L.K, Jr. St.
Applicant: Jeff Smetana for Newman Development Group, LLC
Anticipated Board Action(s) in November: Public Hearing & Review of FEAF, Parts 2 & 3
Project Description: The applicant proposes to redevelop the 0.759‐acre site with an 8‐story, 106’‐tall, 187,536‐GSF
mixed‐use building, with approximately 10,800 SF of new ground‐floor retail space and 10,700 SF of building amenity and
support space on the ground level. Upper floors will have a mix of unit types (studio, 1‐, and 2‐BR) for a total of 193 units.
The ground level also includes a loading/delivery/trash area with vehicular access provided from N. Aurora Street to a
circular drop‐off area. The main vehicular access to the site is off E. Green Street to a below‐grade parking deck with 72
parking spaces and bicycle storage. The project is in the CBD‐120 Zoning District, and requires Design Review and a Zoning
Variance for rear yard setback. This is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance
(“CEQRO”), §176‐4 B. (1) (h) [4], (i), (k), and (n), and the State Environmental Quality Review Act (“SEQRA”), §617.4 (6.) (iv),
and (11), and requires Environmental Review.
cc: Mayor Svante Myrick
Dr. Luvelle Brown, Superintendent, ICSD

Jay Franklin, Tompkins County Assessment
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SITE PLAN REVIEW APPLICATION REPORT

College Townhouse Project
119, 121, & 125 College Avenue

View looking east across College Avenue

PREPARED BY:

PROJECT ARCHITECT:

ikon.5
TROWBRIDGE WOLF MICHAELS
LANDSCAPE ARCHITECTS LLP
1001 West Seneca Street, Suite 201
Ithaca, New York 14850
607-277-1400

CITY OF ITHACA,
ITHACA, NEW YORK

architects

864 Mapleton Road, Suite 100
Princeton, New Jersey 08540
609-919-0099

OCTOBER 14, 2016

October 14, 2016
JoAnn Cornish, Director of Planning and Development
and Members of the Planning Board
Department of Planning and Development
City of Ithaca
108 East Green Street
Ithaca, NY 14850
RE: ApplicaƟon for Site Plan Review Approval for College Townhouse Project
at 119, 121, & 125 College Avenue
Dear Ms. Cornish and Members of the Planning and Development Board:
We are pleased to submit this applica on for Site Plan Review Approval for the College Townhouse Project at
119, 121, & 125 College Avenue. The proposed project is the construc on of three new apartment buildings
with a mix of: eﬃciencies, one bedroom, and two bedroom apartments for a total of 67 units in the Collegetown District. Two of the buildings, designed as row house apartment buildings, are located along College
Avnue, while the third building, a garden apartment, is located behind in the rear por on of the site. The buildings are located in the Collegetown Area Form (CR-4) district and fully conform with the requirements of this
district as outlined in Sec on 325-45 of the Collegetown Area Form Districts code. A more detailed descrip on
of the program and design of the buildings and site is included in the a ached materials.
It is an cipated that the City of Ithaca Planning and Development Board will be the Lead Agency. Part 1 of the
City of Ithaca’s Full Environmental Assessment Form (FEAF) is included. We believe that a careful review of the
FEAF and suppor ng documenta on would support a determina on that the ac on will not have any significant adverse environmental impacts and that a nega ve declara on is appropriate.
We believe this project will be an important and exci ng addi on to Collegetown. We look forward to reviewing this project with you and the members of the Planning and Development Board at the Planning Board
mee ng on October 25, 2016.
Please don’t hesitate to contact me should you have ques ons or require addi onal informa on.
Sincerely,

Kathryn Wolf
Principal
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SITE PLAN REVIEW APPLICATION REPORT

Project LocaƟon and Overview
The 20,734.56 SF project site is located in a mid-block loca on on the east side of College Avenue between
Bool Street and Mitchell Street in the heart of Collegetown. The site is zoned Collegetown Area Form District
(CR-4) and the project proposal is in full compliance with the exis ng zoning. The proposed use - two row
house buildings and one garden apartment building - is consistent with allowable uses in the CR-4 zone. The
proposed height of all three buildings is consistent with the zoning at 4 stories/45’ with basements. A transporta on demand management plan will be provided for review and approval by the Planning and Development
Board, as no oﬀ-street (on-site) parking is proposed as part of the development. It is expected that the overwhelming majority of users will walk or ride the bus.

LOCATION MAP

COLLEGE AVENUE

EXISTING ZONING
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PROJECT LOCATION

SITE PLAN REVIEW APPLICATION REPORT

An email dated 9/12/2016 from Housing and Land Use Supervisor, Gino Leonardi, documen ng zoning review
is included in this package.
Proposed Project Program
The 3 apartment buildings will include: eﬃciencies, one bedroom, and two bedroom apartments for a total of
67 units in the Collegetown District. Two of the buildings, designed as row house apartment buildings, are located along College Avenue, while the third building, a garden apartment, is located behind in the rear por on
of the site. The proposed project will include bicycle storage for 18 bikes: 4 bicycle racks are located in exterior
loca ons and the rest are dispersed in the three buildings: building 1 will house 4 bikes, building 2 will house 4
bikes, and building 3 will house 6 bicycles.
The site is currently accessed by 2 curb cuts (one of the two is a curb cut shared between tax parcels 67-2-15 &
67-2-16) on College Avenue that allow access to rear yard parking areas that are proposed to be removed. Onstreet parking will be restored in the loca on where the curb cuts will be removed, but, the developer is proposing to u lize an equivalent length of street frontage for a drop-oﬀ for the developer operated shu le bus.
Tenants are expected to be short-term Cornell faculty.
The project will generate addi onal property tax revenue.
Consistency With Community Plans
We have reviewed the City’s 2009 Collegetown Urban Plan & Conceptual Design Guidelines as endorsed by the
City of Ithaca Common Council on August 5, 2009. This project is consistent with the vision of that plan. The
Plan envisions opportuni es for increased housing in the Lower College Avenue area. This project aspires to
establish a precedent of high-quality apartments that may inform the future transi on of the corridor as older
housing stock is replaced by higher density housing alterna ves proximate to Cornell’s campus.
TransportaƟon Plan
It is expected that tenants will walk to and from the nearby campus and use the privately owned and operated
shu le bus that will stop directly in front of the proposed development and provide transporta on to and from
the Cornell campus. TCAT also operates mul ple bus stops within walking distance of the proposed development. The owner will provide oﬀ-site parking in the vicinity of the project for those tenants desiring parking. It
is expected that personal vehicles would be predominantly stored during the week, and u lized during weekends and for longer trips.
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SITE PLAN REVIEW APPLICATION REPORT

View looking southeast along College Avenue

View looking northeast along College Avenue
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SITE PLAN REVIEW APPLICATION REPORT

Elevation of College Avenue frontage
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SITE PLAN REVIEW APPLICATION REPORT

October 14, 2016

ikon.5 architects

College Tow nhouse
Ithaca, New York
ZONING ANALYSIS
per 325-45 Collegetow n Area Form Districts, Ithaca, New York

Collegetow n Residential 4 District (CR-4) M edium Density Residential
Permitted Primary Use: Row House, Tow nhouse, or Garden Apartment Housing
119 College Avenue (Lot 15/ Block 2/ Tax M ap 67)
121 College Avenue (Lot 16/ Block 2/ Tax M ap 67)
125 College Avenue (Lot 17/ Block 2/ Tax M ap 67)
Combined Lots (15,16 & 17)

0.176 acre
0.142 acre
0.158 acre
0.476 acre = 20,734.56 sf.

SPACE REGULATIONS
Schedule of Space Regulations
CR-4 Regulations
Lot Criteria
Lot Area
Lot Width
Lot Coverage by Building
Green Space

Proposed

3,500 x 3 Lots
= 10,500 sf min.
40 ft. min.x 3 Lots
= 120 ft. min.
50% = 10,367 sf. max.
25% = 5,184 sf. min.

20,734.56 sf. (3 Combined Lots 15,16 &17)

10,364 sf.
5,230 sf.

163.91 ft.

Siting (Principal Bldg.)
Front Setback
Side Setbacks
Row House
All Other
Rear Yard Setback
Bldg Spacing on Lot

10 ft. min.

10 ft. min.

0 ft. min.
5 ft. min.
< of 20 ft.or 20%
5 ft min.

0 ft. min.
5 ft. min.
20 ft. min.
8.5 ft. min.

Height
Bldg. Height max.

4 stories/45 ft. max.

Bldg. Height min.
Floor Height
Street-level
Upper-story
Activation
Street Façade length
Row House
All Other
Length of blank w all
Street façade entry
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Required

2 stories/20 ft. min.

Bldg 1
4@44’-11 ½”
w /basement
-

Bldg 2
4@44’-11 ½”
w /basement
-

Bldg 3
4@44’-11 ½”
w /basement
-

9 ft min.
9 ft. min.

9’-10”
9’-10”

9’-10”
9’-10”

9’-10”
9’-10”

100 ft. max.
45 ft. max.
8 ft. max.
1 min.

76’-4”
5 ft.
4

76’-4”
5 ft.
4

-

SITE PLAN REVIEW APPLICATION REPORT

REGULATIONS (325-45)
Row House
x
Residential structure composed of 3 or more attached modules w ith shared side w alls.
x
Façade of each module measuring no more than 25 ft. in length.
x
Uniform setback from street.
x
Each module must have one street facing entry.
Porch, Stoop or Recessed Entry
x
Porch, Stoop or Recessed Entry required for each functional entry.
Building Projections
x
Overhanging eaves and bay w indow s may project up to 2 ft. into any required setback.
x
Aw nings and Balconies may extend up to 5 ft. into any required setback provided that such extension is
at least 2 ft. from the vertical plane of any lot line.
Roof
x
Pitched or Flat Roof Allow ed.
M echanical Equipment
x
All Utilities and M echanical Equipment must be screened from public view .
x
Will not be measured as part of the building height provided that: it is architecturally integrated into the
building; and is less than 1/3 of the building footprint and does not exceed 9 ft. in height above the roof.
M in. Off-Street Parking
x
None, provided a transportation demand management plan is accepted by the Planning and
Development Board during site plan review .

DEFINITIONS (325-3)
Basement
x
That space of a building that is partly below grade w hich has more than half of its height, measured from
floor to ceiling, above the average established curb level or finished grade of the ground adjoining the
building.
Height of Building
x
The vertical distance measured from the average finished grade level to the highest level of flat
roof…excluding housing for mechanical equipment. The average finish grade level shall be determined
from data established by the average elevation of finished grade adjoining the exterior w all of the
building.
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SITE PLAN REVIEW APPLICATION REPORT

From: Gino Leonardi [mailto:GLeonardi@cityofithaca.org]
Sent: Monday, September 12, 2016 3:06 PM
To: Dan Cummings
Cc: JoAnn Cornish
Subject: RE: Collegetown Townhouse_Preliminary Zoning Review_083016
Hi Dan,
I have completed a preliminary review of the proposed plans for 119/121/125 College Avenue,
Collegetown Townhouses, dated 8/30/2016. The plans reviewed include sections A1.00, A2.01, A4.00,
Ground Floor Plan dated 8/30/2016, Site Section 1 and 2, Site Plan dated 8/30/2016, Average Grade
Tabulation Plan, Building Height & Average Grade Tabulations dated 8/30/2016, and site survey by T.G.
Miller P.C. dated 2/8/2016.
The review revealed that the proposed three buildings for the 119/121/125 College Avenue site are in
compliance with the zoning requirements for the CR-4 zoning district except for the following items:
1. The building area shall include the front entry roof structures for buildings #1 and #2. (325-3: Building
Area)
2. Parking shall be provided or a transportation demand management plan be approved by the Planning
and Development Board. (325-45.2F Minimum off-street parking)
Please feel free to contact me if you have any questions.
Sincerely,
Gino Leonardi
Housing and Land Use Supervisor
City of Ithaca Building Division
(607) 274-6513
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SITE PLAN REVIEW APPLICATION REPORT

Page intentionally left blank
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CONTACT:
LisaNicholas,SeniorPlanner

BUILDINGPERMITNUMBER:
ϯϱϬϬϬ
____________(REQUIRED)



CityofIthaca

PLANNINGDIVISION

108E.GreenSt.,3rdFloor
Ithaca,NY14850ൟ(607)274Ͳ6550
lnicholas@cityofithaca.org

SITE PLAN REVIEW (SPR)
APPLICATION

Name: dƌŽǁďƌŝĚŐĞtŽůĨDŝĐŚĂĞůƐ>ĂŶĚƐĐĂƉĞƌŚĐŝƚĞĐƚƐ͕>>W

APPLICANT:

Title/Role:

WƌŽũĞĐƚ>ĂŶĚƐĐĂƉĞƌĐŚŝƚĞĐƚƐ

Address1: ϭϬϬϭtĞƐƚ^ĞŶĞĐĂ^ƚƌĞĞƚ͕^ƵŝƚĞϮϬϭ
City,State,&ZipCode: /ƚŚĂĐĂ͕EzϭϰϴϱϬ

Address2:
Telephone: ϲϬϳ͘Ϯϳϳ͘ϭϰϬϬ

EͲMail: ŬĂǁΛƚǁŵ͘ůĂ

CellPhone: ϲϬϳ͘Ϯϳϵ͘ϵϲϵϵ

Name: dƌŽǁďƌŝĚŐĞtŽůĨDŝĐŚĂĞůƐ>ĂŶĚƐĐĂƉĞƌŚĐŝƚĞĐƚƐ͕>>W

CONSULTANT:

Title/Role:

WƌŽũĞĐƚ>ĂŶĚƐĐĂƉĞƌĐŚŝƚĞĐƚƐ

Address1: ϭϬϬϭtĞƐƚ^ĞŶĞĐĂ^ƚƌĞĞƚ͕^ƵŝƚĞϮϬϭ
City,State,&ZipCode: /ƚŚĂĐĂ͕EzϭϰϴϱϬ

Address2:
Telephone: ϲϬϳ͘Ϯϳϳ͘ϭϰϬϬ

PROJECTSPONSOR: Name:

CellPhone: ϲϬϳ͘Ϯϳϵ͘ϵϲϵϵ

EͲMail: ŬĂǁΛƚǁŵ͘ůĂ

ϭϭϵͲϭϮϱƐƐŽĐŝĂƚĞƐ͕>>

Title/Role:

KǁŶĞƌ

(ifotherthanapplicant)

Address1:

dŚŽƌŶǁŽŽĚŽƌƉŽƌĂƚĞĞŶƚĞƌ

Address2: ϭϱdŚŽƌŶǁŽŽĚƌŝǀĞ
Telephone: ;ϲϬϳͿ ϮϱϳͲϱϬϱϬǆϮϮϱ

City,State,&ZipCode: /ƚŚĂĐĂ͕EzϭϰϴϱϬ

CellPhone:

EͲMail:

ʊPROJECTDESCRIPTIONʊ
ProjectTitle: ŽůůĞŐĞdŽǁŶŚŽƵƐĞ
ProjectType(checkone):

9 Residential

ProjectAddress:
Commercial

ϭϭϵ͕ϭϮϭ͕ΘϭϮϱŽůůĞŐĞǀĞŶƵĞ͕/ƚŚĂĐĂ͕Ez

Industrial

Institutional

ScopeofWork(checkallthatapply&indicateapproximateoperation/constructioncost):
 FaçadeChange
$
Demolition

 VegetationRemoval $
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$
$
NewPaving

Earthwork
NewPlantings
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 StructureExpansion $
$

AccessoryStructure
9  NewStructure


$
$
TreeRemoval
NewParking


9 Landscaping

 AdditiontoBuilding/Structure $
TotalConstructionCost: $ ϭϬ͕ϬϬϬ͕ϬϬϬ͘ϬϬ

MixedͲUse

$
$
$
$

AnticipatedConstructionPeriod: ƉƌŝůϮϬϭϳ

(bestestimate)

(bestestimate)

ʊ OWNERINFORMATIONʊ
1. Ifthedevelopmentsiteisleasedproperty,listthepropertyowner'snameandaddressbelow:

LengthofLease:
 Note:IfpropertyisnotownedbyProjectSponsor,OWNER’SAUTHORIZATIONFORMrequired.
1of2

to ƉƌŝůϮϬϭϴ

2. Pleaserecordtheapplicationdateandapprovalstatusofanyrequiredfederal,state,and/orlocalpermitsorapprovals
forthisproject:
Type



ApprovalAgency

ApplicationDate 

ApprovalStatus

Demolition

BuildingDivision

ϬϵͬϮϵͬϮϬϭϲ

d

Building

BuildingDivision

ϭϬͬϭϮͬϮϬϭϲ

d

IthacaLandmarksPreservationCommission(ILPC)
BoardofZoningAppeals(BZA)
BoardofPublicWorks(BPW)

3. Identifyanyexistingrestriction(s)relevanttodevelopmentofthisproperty:
DeedRestriction(s)

Lien(s)

Easement(s)

Other:
_________________

LicenseAgreement(s)

APPLICATIONFEE
Applicationfeeisbasedontotalconstruction,sitework,andlandscapingcosts,chargedinaccordancewiththefollowing
schedule.Thefeeispayablebychecktothe“CityofIthaca,”uponsubmissionofthisapplication.
TypeofApproval
SitePlanReview
*

ModifiedSitePlan
Review

ProjectCost
lessthan$10,000
$10,000to$49,999
$50,000to$100,000
over$100,000
lessthan$50,000
$50,000ormore

ApplicationFee
$75
$150
$300
$1.50per$1,000
$150
$250

* Modified Site Plan Review fee only applies to modifications to approved site plans that do not trigger reconsideration of
Determination of Environmental Significance.  Modifications that require additional environmental review should follow fee
scheduleforfullSitePlanReview.Thisdeterminationwillbemadeattimeofapplication.

QUICKAPPLICATIONCHECKLIST
Item
ApplicationForm(completelyfilledoutandsigned)
ShortEnvironmentalAssessmentForm(SEAF)(completelyfilledoutandsigned)
FullEnvironmentalAssessmentForm(FEAF)ʊPart1[ifrequired](completelyfilledoutandsigned)
FullͲSizeDrawings:(1)scalablesitesurveywithbuildingfootprint(s);and(2)heightelevations
ReducedDrawings(11”x17”)[see“SitePlanReviewApplicationChecklist”]
SitePlanReviewApplicationFee

No.ofCopies
22
22
22
2
22

ELECTRONICSUBMISSIONS:Youmustprovideelectronicversionsof
ALLsubmitteddocuments.


LARGE FILES:  IncomingeͲmailstotheCitymustbeunder10MBinsize(incl.messageenvelope),sopleaseeitherprovideaCDͲROM,flash/thumb
drive,oruseafreefileͲsharingwebsite,like:www.hightail.com,www.dropbox.com,www.google.com/drive,etc.Youcanalsosplitdocumentsinto

smallerpartsandsendmultipleeͲmails/filesto:cpyott@cityofithaca.organdlnicholas@cityofithaca.org.

Applicant'sSignature:

Date:

ϭϬ

ϭϰ

ϮϬϭϲ

Bysigningthisapplicationform,theapplicantacknowledgesCitystaffmayvisitthesiteinordertofullyunderstandtheproposeddevelopment.
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,03257$17$SSOLFDWLRQIRULQIRUPDWLRQDOSXUSRVHVRQO\$SSOLFDQWVDUHDVNHGWRHQWHULQIRUPDWLRQRQ%XLOGLQJ'LYLVLRQ·V
%XLOGLQJ3HUPLWDSSOLFDWLRQFRQVROH DGGUHVV WLPHVOLVWHGEHORZ 7KDQN\RX

CITY OF ITHACA - BUILDING PERMIT APPLICATION
108 East Green Street, Ithaca, New York 14850
Telephone: 607-274-6508 Fax: 607-274-6521
Building Permit Application must be submitted Mon.–Fri. 8AM–10AM or by appointment. This side to be completed by applicant.

PROJECT INFORMATION
Project Street Address: &ROOHJH$YHQXH

Tax Parcel Number (e.g. 55.-5-5): _______________
9 
Project Type: New Building 

Repair 

Alteration-1 

Building/Room: ___________________________________

Demolition/Removal 

Alteration-2 

Relocation 

Alteration-3 

Site Work 

Fill/Stock Piling 

Change of Occupancy  Addition 

Permit Fee: ________________

Receipt # _______________

General Contractor ____________________________________________________

Tel ___________________

Contractor ______________________________________________

Tel ___________________

Licensed Electrical Contr. ______________________________________________

Tel ___________________

Licensed Plumbing Contr. ______________________________________________

Tel ___________________

City Registered Heating Contr. __________________________________________

Tel ___________________

Estimated Cost: 7%'







5HVLGHQWLDO
Existing Use ____________________________________

5HVLGHQWLDO
Proposed Use ________________________________

 &ROOHJH$YHQXH,WKDFD1<
Project Location:_______________________________________________________________________________
Project
Description:_____________________________________________________________________________



7KHGHYHORSPHQWRIQHZDSDUWPHQWEXLOGLQJVZLWKDPL[RI

 RIWKHEXLOGLQJVGHVLJQHGDV
_______________________________________
________________________________________
_HIILFLHQFLHVEHGURRPDQGEHGURRPDSDUWPHQWVIRUDWRWDORIXQLWV7ZR
URZKRXVHDSDUWPHQWVDUHORFDWHGDORQJ&ROOHJH$YHQXHZKLOHWKHWKLUGEXLOGLQJDJDUGHQDSDUWPHQWLVORFDWHGEHKLQGLQ
________________________________________________________________________________
WKHUHDUSRUWLRQRIWKHVLWH$OOWKUHHEXLOGLQJVDUHVWRU\VWUXFWXUHVDQGKDYHDFRPELQHGWRWDODUHDRIVILQFOXGLQJ
_______________________________________________________________________________
EDVHPHQWV

Energy Code Compliance: Prescriptive  REScheck/COMcheck 

Trade-off 

Worksheets  Analysis 

Attached: Plans  Specifications  Other documentation  ________________________________________
___________________________________________________________________________________________________________________________________________
&5
PROPERTY INFORMATION Zone ______
Historic/Landmark Dist/Site 

Flood Zone: 100yr  500yr 

________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________

OWNER/APPLICANT INFORMATION (Please Type or Print Legibly)
7KRUQZRRG&RUSRUDWH&HQWHU

&$$VVRFLDWHV//&
7KRUQZRRG'ULYH,WKDFD1<
Owner _____________________________
Address _________________________________
Tel _____________
7URZEULGJH:ROI0LFKDHOV/DQGVFDSH$UFKLWHFWV//3

:HVW6HQHFD6WUHHW6XLWH,WKDFD1< Tel _____________
Applicant __________________________
Address _________________________________

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

Insurance on file or provided:

 Liability

 Workers Comp.

 Disability

 State Waiver attached for WC/DIS.

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

By my signature I certify I have read and understand the above paragraph.
Applicant Signature ___________________________________________________ Date 
.DWKU\Q:ROI
NDZ#WZPOD
Typed or Legibly Printed Name _____________________________
Email ________________________________
Revised 4/26/2013

CITY OF ITHACA - BUILDING PERMIT

This side for
Building Dept
use only

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

________________________________________________________________________________________________________________
Project Address ___________________________________________________________________
Received ______/______/______

Issued ______/______/______

Expires _____ years after issue/renewal date
Insp _________

HUD _________

Constr. Class.______

Renewed ______/______/______

 Plans to GIS

Permit #_________________
Denied ______/______/______

Completed ______/______/______ By:_____________

Project _________________________________________________________ Ent ____________

Sprinkler System: Required_____ Not Required_____ None_____

Assembly Posted Occupancy__________

_____________________________________________________________________________________________
APPROVALS VARIANCES APPEALS
SPR

 ______________

ILPC  ______________

BZA

 ______________

CAB  ______________

DOS

 ______________

DPB  ______________

BCBA  ______________

DEC  ______________

 ______________

DPW  ______________

TCHD  ______________

Other  ______________

IFD

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


Building Code Board of Appeals:
Case #___________________ Date _____________





NYS Board of Review:
Case #___________________ Date _____________





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

__________________________________
For the Ithaca Building Department
____________________________________________________________________________________________________________________________

BUILDING PERMIT CONDITIONS

Revised 4/26/2013

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

1. Applicant/Sponsor:

2. Project Name:

7URZEULGJH:ROI0LFKDHOV/DQGVFDSH$UFKLWHFWV//3

&ROOHJH7RZQKRXVH

3. Project Location:
 &ROOHJH$YHQXH,WKDFD1<

4. Is Proposed Action:
9 New


 Expansion

 Modification/Alteration

5. Describe project briefly: 7KUHHIRXUVWRU\EXLOGLQJV7ZR  URZKRXVHDSDUWPHQWVEXLOGLQJVDQGD
JDUGHQDSDUWPHQWORFDWHGEHKLQGLQWKHUHDUSRUWLRQRIWKHVLWHLQWKH&5]RQH

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
 &ROOHJH$YHQXHRQHDVWVLGHRIEORFNEHWZHHQ%RRODQG0LFKHOOHVWUHHWV,WKDFD1<

7. Amount of Land Affected:
Initially: 6) Acres or Sq. Ft.

8OWLPDWHO\: 6) Acres or Sq. Ft.

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

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

 Industrial  Agricultural  Parkland/Open Space
9 Residential
 Commercial  Other _________________
Describe:
10. Does action involve a permit/approval or funding, now or ultimately, from
governmental agency (federal/state/local): 
N
 o
9 Yes

&LW\RI,WKDFD3ODQQLQJ%RDUG6LWH3ODQ$SSURYDO
If yes, list agency name and permit/approval type: %XLOGLQJ3HUPLWIURP%XLOGLQJ'HSDUWPHQW
11. Does any aspect of the action have a currently valid permit or approval?
9 No

 Yes 
If yes, list agency name and permit/approval type:
12. As a result of proposed action, will existing permit/approval require modification?
 No 1$
 Yes 
I certify the information provided above is true to the best of my knowledge.

PREPARER'S SIGNATURE: ____________________________ DATE: ________
3URMHFW/DQGVFDSH$UFKWLHFW
PREPARER'S TITLE: __________________________________

REPRESENTING: &$$VVRFLDWHV//&

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

NOTE: This document is designed to assist in determining whether proposed action may have a significant
effect on the environment. Please complete the entire form: Parts A through E. Answers to these questions
will be considered part of the application for approval and may be subject to further verification and public
review. Provide any additional information you believe will be needed to complete Parts 2 and 3. It is
expected that completion of the FEAF will depend on information currently available and will not involve
new studies, research, or investigation. If information requiring such additional work is unavailable, so
indicate and specify each instance.
Name of Action: Site Plan Approval for College Townhouse project at 119, 121, & 125 College Avenue
Location of Action: 119, 121, & 125 College Avenue, Ithaca, NY
Name of Applicant/Sponsor: Trowbridge Wolf Michaels Landscape Architects, LLP
Address: 1001 West Seneca Street, Suite 201
City/Town/Village: Ithaca
Business Phone: 607.277.1400

State: New York

ZIP: 14850

E-Mail: kaw@twm.la

Name of Owner (if different from applicant/sponsor): 119-125 CA Associates, LLC
Address:

Thornwood Corporate Center, 15 Thornwood Drive

City/Town/Village: Ithaca
Business Phone: (607) 257-5050 x 225
Description of Action:

State: New York

ZIP: 14850

E-Mail:

The action is the construction of three (3) four-story residential apartment
buildings in the CR-4 zone.

— PLEASE COMPLETE EVERY 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

Commercial

Public

Forest

Residential
Agricultural  Other: _________________________
2. Total area of project area:

acres 20,734.56 square feet. (Chosen units also apply to following section.)
Currently

Approximate Area (Units in Question 2 above apply to this section.)
2a. Meadow or Brushland (non-agricultural)
2b. Forested
2c. Agricultural
2d. Wetland [as per Article 24 of Environmental Conservation Law (ECL)]
2e. Water Surface Area
2f. Public
2g. Unvegetated (i.e., rock, earth, or fill)
2h. Roads, Buildings, & Other Paved Surfaces
2i. Other (indicate type): Lawn, Gravel driveways & parking/landscape

After Completion

6,762 sf
13,972.56 sf

14,043 sf
6,691.56 sf

3a. What is the predominant soil type(s) on project site (e.g., HdB, silty loam, etc.): Urban Fill
3b. Soil Drainage:

Well-Drained: ______% of Site
Moderately Well-Drained: 100% of Site
Poorly Drained: ______% of Site

4a. Are there bedrock outcroppings on project site?
4b. What is depth of bedrock?

TBD

4c. What is depth to the water table? TBD

 No

Yes

N/A

(feet)
(feet)

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

 0-10%

89 %

 15% or greater

10-15%

%

11 %

Yes

 No

N/A

Yes

 No

N/A

Yes  No
N/A If “Yes,” identify each
species: __________________________________
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A. SITE DESCRIPTION (concluded)
8. Does project site contain any species of plant
and/or animal life identified as threatened or
endangered?

Yes

 No

N/A

According to: _____________________________
Identify each species: _______________________

9. Are there any unique or unusual landforms on
project site (i.e., cliffs, other geological
formations)?
10. Is project site currently used by community or
neighborhood as an open space or recreation
area?
11. Does present site offer or include scenic views
known to be important to the community?

Yes

 No

N/A

Describe: ________________________________
Yes

 No

N/A

If yes, explain: ____________________________
Yes

 No

N/A

Describe: _________________________________
12. Is project within or contiguous to a site
designated a Unique Natural Area (UNA) or
critical environmental area by a local or state
agency?
13. Stream(s) within or contiguous to project area:
___________________________________
___________________________________
14. Lakes, ponds, or wetland areas within or
contiguous to project area:
15. Has site been used for land disposal of solid
and/or hazardous wastes?

Yes

 No

N/A

Describe: _________________________________
a. Names of stream(s) or river(s) to which it is a
tributary: ________________________________
________________________________________
a. Name(s): _________________________________
b. Size(s) in acres: ___________
Yes

 No

N/A

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

 Yes

No

N/A

 Yes

No

N/A

 Yes

No

N/A

3

B.

PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate): ______________
20,734.56 sf
1a. Total contiguous area owned by project sponsor either in acres: _______ or square feet: _______

1b. Project acreage developed 20,734.56 sf Acres, initially: 20,734.56 sf Acres, ultimately: 20,734.56 sf
1c. Project acreage to remain undeveloped: ____________________
0
N/A
1d. Length of project in miles (if appropriate): ___________
or feet: ____________

1e. If project is an expansion, indicate percentage change proposed: _________%
1f. Number of existing off-street parking spaces: 15

0
Proposed: _____________

1g. Maximum vehicular trips generated (on completion of project) per day: 0 Per hour: 0
1h. Height of tallest proposed structure in feet: 45' with basement________
164 lf
1i. Linear feet of frontage along a public street or thoroughfare that the project will occupy: __________

2. Specify what type(s) of natural material (i.e., rock, earth, etc.) and how much will be removed from the
site: __________________+/Or added to the site: ________________________________
urban fill/ 5,150 CY
3. Specify what type(s) of vegetation (e.g., trees, shrubs, ground cover) and how much will be removed from
the site: Acres: ___________
Type(s) of Vegetation: Lawn_______________________________________
4000 sf
4. Will any mature trees or other locally important vegetation be removed for this project?

Three existing trees will be removed from the front yard areas that include: 1 mature maple tree

 Yes

No

20" dbh); one multi-stem successional "weed" tree; and an approx. 30' high ornamental
N/A If “Yes,” explain:(approx.
________________________________________________

tree. A row of successional "weed" trees will be removed in the rear of the site. One large conifer
(spruce) in the rear yard will also be removed.
Yes

5. Are there any plans for re-vegetation to replace vegetation removed during construction? ____________
6. If single-phase project, anticipated period of construction: 12

months (including demolition)

7. If multi-phase project, anticipated period of construction: __________
months (including demolition)
N/A
7a. Total number of phases anticipated: 1___________
7b. Anticipated date of commencement for first phase:
7c. Approximate completion date of final phase:

month
month

7d. Is phase one financially dependent on subsequent phases?

year (including demolition)
year.

Yes

No

N/A

8. Will blasting occur during construction?
Yes
No
N/A If “Yes,” explain: _______________
____________________________________________________________________________________
TBD
2
9. Number of jobs generated during construction: __________
After project is completed: __________
75
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:
___________________________________________________________________________________
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B.

PROJECT DESCRIPTION (concluded)

12a. Is surface or sub-surface liquid waste disposal involved?  Yes

No

N/A If yes, explain:

__________________________________________________________________________________
12b. If #12a. is “Yes,” indicate type of waste (e.g., sewage, industrial, etc.): ____________________
sanitary & storm sewer
N/A
12c. If surface disposal, where specifically will effluent be discharged? _____________________
13. Will surface area of existing lakes, ponds, streams, or other surface waterways be increased or decreased
by proposal?
Yes  No
N/A If yes, explain: _____________________________
14a. Will project or any portion of project occur wholly or partially within or contiguous to the 100-year
flood plain?
Yes  No
N/A
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? (Check 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: __________________________________________________
15a. Does project involve disposal of solid waste?

 Yes

No

N/A

15b. If #15a. is “Yes,” will an existing solid waste disposal facility be used?  Yes
No
N/A
15c. If #15b. is “Yes,” give name of disposal facility: Seneca Meadows Landfill and location:
Waterloo
____________
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?
17.

 No

N/A If “Yes,” specify: ____________

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

18. Will project produce odors?  Yes
19.

Yes

No

Construction Odors
N/A If yes, explain: Temporary
________________________

Will project produce operating noise exceeding the local ambient noise-level during construction?
No
N/A After construction?
Yes  No
N/A
 Yes

20. Will project result in an increase of energy use?  Yes
No
N/A If yes, indicate type(s):
___________________________________________________________________________________
Electric and Natural Gas
21.

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

TBD

Source of water: City of Ithaca
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C.

ZONING & PLANNING INFORMATION

1. Does proposed action involve a planning or zoning decision?  Yes
No
N/A
If yes, indicate the decision(s) required:
Zoning Amendment
Zoning Variance
New/Revision of Master Plan
Subdivision
 Site Plan Review

Special Use Permit

Resource Management Plan

Other: ____________________
2. What is the current zoning classification of site? CR-4
3. If site is developed as permitted by current zoning, what is the maximum potential development?
MAXIMUM
GROSS BUILDING AREA PERMITTED = 41,468 (4 FLRS X 10,367, EXCLUDING BASEMENT)
___________________________________________________________________________________
4. Is proposed use consistent with present zoning?  Yes

No

N/A

5. If #4 is “No,” indicate desired zoning: _________________________
6. If site is developed by proposed zoning, what is the maximum potential development of the site?
N/A
___________________________________________________________________________________
7. Is proposed action consistent with the recommended uses in adopted local land use plans?
No
N/A If “No,” explain: _____________________________________________
 Yes
8. What is the dominant land use and zoning classification within a ¼-mile radius of the project?
Land Use is Residential; Zoning is: CR-4; CR-3; and CR-1
9. Is proposed action compatible with adjacent land uses?  Yes
No
N/A Explain: _________
___________________________________________________________________________________
10a. If proposed action is the Subdivision of land, how many lots are proposed? _______________
10b. What is the minimum lot size proposed? __________
20,734.56 sf
11.

Will proposed action create demand for any community-provided services? (e.g., recreation, education,
No
N/A Explain: _____________________
police, fire protection, etc.)?  Yes
If “Yes,” is existing capacity sufficient to handle projected demand?  Yes
No
New
building
will
be
less
of
a
fire
hazard
than
outdated
wood
construction.
Explain:

12.

N/A

Will proposed action result in the generation of traffic significantly above present levels?
Yes  No
N/A
If yes, is existing road network adequate to handle additional traffic?
Yes
No
N/A Explain: __________________________________________
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D.
1.

APPROVALS
Site Plan Approval
Approvals: ______________________________________

Yes  No

2a. Is any Federal permit required?

N/A Specify: _________________

2b. Does project involve State or Federal funding or financing?
Yes  No
If “Yes,” specify:
______________________________________

N/A

2c. Local and Regional Approvals:
Agency

Yes

No

Common Council



Board of Zoning Appeals (BZA)



Planning & Development Board
Ithaca Landmarks Preservation
Commission (ILPC)



SEQR; Site Plan Approval

10/14/2016

Review and Approve

TBD

Building Permit

10/12/2016

Approval
Date





Police Department
Director of Code Enforcement
Ithaca Urban Renewal Agency
(IURA)
Other: _____________________

Submittal
Date



Board of Public Works (BPW)
Fire Department

Type of
Approval Required
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E.

INFORMATIONAL DETAILS

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

F.

VERIFICATION

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

Kathryn Wolf

Signature:
Title/Role:

Project Landscape Architect

***************** END OF PART 1 *****************
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College Townhouse
SPR Civil Narrative
November 2, 2016
Water –
Water service to the new building will be supplied by the City of Ithaca distribution system from their
East Hill (Maple Avenue Tank) pressure grid. Normal static water pressure in the street is estimated to
be approximately 116 psi. The average daily water demand for the proposed buildings is estimated to
be approximately 3,100 gpd based on 87 residents and water use of 35 gallons per day per resident. The
existing distribution system is more than adequate to supply the estimated domestic water demands.
The available fire flows and residual pressures supplied by the City system will need to be determined
but are expected to be adequate to serve the building.
Improvements will include a new service connection to the existing 8-inch City main in the street on
College Avenue. The new service will be 6-inch ductile iron splitting into a 6-inch fire service and 4-inch
domestic service before entering Building 2. Domestic and fire services to Buildings 1 and 3 will supplied
by sub-services from Building 2.
Sanitary Sewer –
Sanitary sewer service to the site is currently provided by the City of Ithaca collection system with
service laterals connected to an 8-inch sewer main in the street on College Avenue. Treatment of all
sewage is provided by the Ithaca Area Wastewater Treatment Facility (IAWWTF) on Third Street. The
capacity of the collection system and treatment plant to accept any increases in sewage flows from the
property is believed adequate based on initial conversations with DPW staff. The new services will be
equipped with sanitary traps outside each of the 3 building. The improvements will connect to the
existing City system at one location with a new manhole on the main in the street. All three buildings
will be sewered by gravity.
Stormwater Drainage The site and surrounding lands slope generally from northeast to southwest. Runoff from the adjoining
lots above the site to the north and east drains overland onto the site with no formal drainage system.
Runoff from the neighboring properties combines with runoff from the site and continues overland to
the street at College Avenue where it is collected by the City of Ithaca storm sewer system. The existing
onsite drainage facilities include primarily house gutters and downspouts that discharge at the surface.
The two existing drainage inlets behind House #119 and trench drain at the driveway have long been
inoperable due to clogging with sediment and debris. The lack of existing onsite drainage facilities has
resulted in significant flows over the existing gravel driveways with significant erosion, and sediment
leaving the site.
The existing City storm sewer system includes inlets and 15-inch storm sewer piping located along the
west curb line of College Avenue. The sewer system flows toward the south, and then west along
Mitchell Street, before ultimately discharging to Six Mile Creek southwest of the Collegetown Terrace
site.
Improvements will include numerous onsite drainage inlets, site area drains, trench drains, foundation
drains and associated storm sewer piping to collect runoff entering the site from the north and east, and
runoff from the proposed buildings and improved site. Since the lower levels of Buildings 1 and 2 are
lower than the City storm sewer system, the areaways of these two buildings, along with their

foundation drains, will be connected to sumps below their respective lower level floor slabs and
pumped up to the building storm services exiting the buildings higher up. All other areas of the site
including the building roofs will be sewered by gravity. The drainage system for the Building 3
foundation drains and adjacent site areas at the lower building level will be equipped with a backwater
valve where it connects to the onsite storm system to prevent flooding of the interior building space.
The onsite storm sewer system will connect to the existing City storm sewer across the street at the
west curb line of College Avenue where a new drainage inlet will provided at the point of connection.
Stormwater Management The total area of soil disturbance on the site will be less than one acre and the project will not be
required to complete a ‘Full’ Stormwater Pollution Prevention Plan (SWPPP) or submit a Notice of Intent
to obtain permit coverage from the NYSDEC for stormwater discharges. The project will exceed certain
thresholds in the City of Ithaca stormwater regulations that will require a ‘Basic’ SWPPP. The Basic
SWPPP will include an erosion and sediment control plan with temporary practices to be installed and
maintained during construction. The temporary practices will be designed in accordance with the
current NYSDEC standards. Based on the current site plan the amount of impervious area on the site
will be slightly reduced. Post-construction stormwater management practices are not required.
Electric and Telecommunications Electric and telecommunication services to the existing houses on the site are all believed to be
overhead from utility poles located adjacent to the east curb line of College Avenue. The services have
been disconnected and removed in advance of the recent demolition of the existing houses. Service to
the site for both electric and telecommunications is expected to be below ground in conduit to Building
1 from the utility pole near the southeast corner of the #125 house lot. Sub-services to the other 2
buildings will be in conduit from Building 1. The electric transformers for the project are expected to be
mounted on the existing pole. The improvement will need to be confirmed by the utility companies
providing services. Provisions will need to be made to accommodate any potential future relocation of
the existing aerial facilities to below ground along the College Avenue corridor.
Natural Gas –
Service to the new building will be needed to supply gas-fired equipment for heat, hot water and
possibly backup power generation. The existing gas distribution system includes an existing low
pressure main below the sidewalk on the east side of the street. We understand the utility company,
NYSEG, has plans to extend their medium pressure system along this section of College Avenue. Gas
service is expected to be provided to Building 2 with sub-services to the other 2 buildings. All gas
improvements will need to be confirmed by NYSEG in coordination with the project.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON LAND

1. Will there be an effect as a result of a physical change to project site?

Yes

No

Any construction on slopes of 15% or greater (15-foot
rise per 100 feet of length) or where general slope in the
project exceeds 10%.

Yes

No

Construction on land where depth to the water table is less
than 3 feet.

Yes

No

Construction of parking facility/area for 50 or more vehicles.

Yes

No

Construction on land where bedrock is exposed or generally
within 3 feet of existing ground surface.

Yes

No

Construction that will continue for more than 1 year or involve
more than one phase or stage.

Yes

No

Evacuation for mining purposes that would remove more than
1,000 tons of natural material (i.e., rock or soil) per year.

Yes

No

Construction of any new sanitary landfill.

Yes

No

Construction in designated floodway.

Yes

No

Yes

No

Other impacts (if any): Need the following information:
Demolition Plan with limits of disturbance, information
on foundation construction, geotechnical information,
drainage and grading plans, etc.

2. Will there be an effect on any unique land forms found on the site (i.e., cliffs, gorges,
geological formations, etc.)?
Yes
No
Specific land forms (if any):

Yes
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No

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER

3. Will project affect any water body designated as protected (under article 15 or 24 of
Yes
No
Environmental Conservation Law, E.C.L.)?
Developable area of site contains protected water body.

Yes

No

Dredging more than 100 cubic yards of material from channel
of protected stream.

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

4. Will project affect any non-protected existing or new body of water?

Yes

No

A 10% increase or decrease in surface area of any body of
water or more than 10,000 sq. ft. of surface area.

Yes

No

Construction, alteration, or conversion of body of water that
exceeds 10,000 sq. ft. of surface area.

Yes

No

Fall Creek, Six Mile Creek, Cascadilla Creek, Silver Creek,
Cayuga Lake, or Cayuga Inlet?

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

Project requires use of source of water that does not have
approval to serve proposed project.

Yes

No

Construction or operation causing any contamination of a
public water supply system.

Yes

No

Project will adversely affect groundwater.

Yes

No

Liquid effluent will be conveyed off the site to facilities which
do not currently exist or that have inadequate capacity.

Yes

No

Project requiring a facility that would use water in excess of
20,000 gallons per day or 500 gallons per minute.

Yes

No

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.

Yes

No

Proposed action will require storage of petroleum or chemical
products greater than 1,100 gallons.

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

6. Will project alter drainage flow, drainage patterns, or surface water runoff?

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Other impacts (if any): Project will be reviewed by the
City Stormwater Management Officer.
Increase in
impervious surface by approx. 7,200 SF. See Part 3.

Yes

No

Project will induce 500 or more vehicle trips in any 8-hour
period per day.

Yes

No

Project will result in the incineration of more than 2.5 tons of
refuse per 24-hour day.

Yes

No

Project emission rate of all contaminants will exceed 5 lbs.
per hour or a heat source producing more than 10 million
BTUs per hour.

Yes

No

Yes

No

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Construction Impacts. See Part 3.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

Reduction of any species, listed on New York or Federal list,
using the site, found over, on, or near site.

Yes

No

Removal of any portion of a critical or significant wildlife
habitat.

Yes

No

Application of pesticide or herbicide more than twice a year
other than for agricultural purposes.

Yes

No

Yes

No

Other impacts (if any):

9. Will proposed action substantially affect non-threatened or non-endangered species?
Yes
No
Proposed action would substantially interfere with any
resident or migratory fish, or wildlife species.

Yes

No

Proposed action requires removal or more than ½ acre of
mature woods or other locally important vegetation.

Yes

No

Yes

No

Other impacts (if any): How many trees will be removed?
Need Demolition Plan and limits of disturbance.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON AESTHETIC RESOURCES

10. Will proposed action affect views, vistas, or visual character of the neighborhood or
Yes
No
community?
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.

Yes

No

Proposed land uses or proposed action components visible to
users of aesthetic resources which will eliminate or
significantly reduce their enjoyment of aesthetic qualities of
that resource.

Yes

No

Proposed action will result in elimination or major screening
of scenic views known to be important to the area.

Yes

No

Yes

No

Other impacts (if any): Removal of three existing original
homes. See Part 3.

IMPACT ON HISTORIC AND 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.

Yes

No

Any impact to an archaeological site or fossil bed located
within the project site.

Yes

No

Proposed action occurring wholly or partially within, or
contiguous to, any site designated as a local landmark or in a
landmark district.

Yes

No

Yes

No

Other impacts (if any): Removal of one original home
that was identified in the 2009 Collegetown Historic
Resources Survey. See Part 3.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON OPEN SPACE AND RECREATION

12. Will the proposed action affect the quantity or quality of existing or future open spaces, or
Yes
No
recreational opportunities?
The permanent foreclosure of a future recreational
opportunity.

Yes

No

A major reduction of an open space important to the
community.

Yes

No

Yes

No

Other impacts (if any):

IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS

13. Will 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?

Yes

No

Proposed action will result in reduction in the quality of the
resource.

Yes

No

Proposed action will impact use, function, or enjoyment of the
resource.

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

14. Will there be an effect to existing transportation systems?

Yes

No

Alteration of present patterns of movement of people and/or
goods.

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Yes

No

Other impacts:
No parking is proposed — a
Transportation Demand Management Plan (TDMP) will be
submitted.
No on-street parking is proposed.
Construction impacts (cumulative). See Part 3.

IMPACT ON ENERGY

15. Will proposed action affect community's sources of fuel or energy supply?

Yes

No

Proposed action causing greater than 5% increase in any
form of energy used in municipality.

Yes

No

Proposed action requiring creation or extension of an energy
transmission or supply system to serve more than 50 singleor two-family residences.

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON NOISE AND ODORS

16. Will there be objectionable odors, noise, glare, vibration, or electrical disturbance during
Yes
No
construction of, or after completion of, this proposed action?
Blasting within 1,500 feet of a hospital, school, or other
sensitive facility?

Yes

No

Odors will occur routinely (more than one hour per day).

Yes

No

Proposed action will produce operating noise exceeding local
ambient noise levels for noise outside of structure.

Yes

No

Proposed action will remove natural barriers that would act as
noise screen.

Yes

No

Yes

No

Proposed action will cause 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 chronic low-level discharge or emission.

Yes

No

Proposed action may result in burial of “hazardous wastes” in
any form (i.e., toxic, poisonous, highly reactive, radioactive,
irritating, infectious, etc.)

Yes

No

Proposed action may result in excavation or other
disturbance within 2,000 feet of a site used for the disposal of
solid or hazardous wastes.

Yes

No

Proposed action will result in 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).

Yes

No

Other impacts (if any): Construction impacts — See Part
3.

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?
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Yes

No

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON PUBLIC HEALTH (cont.)
Storage facilities for 50,000 or more gallons of any liquid fuel.

Yes

No

Use of any chemical for de-icing, soil stabilization, or control
of vegetation, insects, or animal life on the premises of any
residential, commercial, or industrial property in excess of
30,000 square feet.

Yes

No

Yes

No

Other impacts (if any): Need Phase 1 Environmental Site
Assessment (ESA).

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

18. Will proposed action affect the character of the existing community?

Yes

No

The population of the city in which the proposed action is
located is likely to grow by more than 5% of resident human
population.

Yes

No

The municipal budgets for capital expenditures or operating
services will increase by more than 5% per year as a result of
this proposed action.

Yes

No

Proposed action will conflict with officially adopted plans or
goals.

Yes

No

Proposed action will cause a change in the density of
land use.

Yes

No

Proposed action will replace or eliminate existing facilities,
structures, or areas of historic importance to the community.

Yes

No

Development will create demand for additional
community services (e.g., schools, police, and fire, etc.)

Yes

No

Proposed action will set an important precedent for future
actions.

Yes

No

Proposed action will relocate 15 or more employees in one or
more businesses.

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Collegetown Townhouse Project — 119, 121, 125 College Ave.
Date Created: 11/1/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD (cont.)
Other impacts (if any): Removal of three original homes.
See Part 3.

Yes

19. Is there public controversy concerning the proposed action?

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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No

Unknown

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON LAND

1. Will there be an effect as a result of a physical change to project site?

Yes

No

Any construction on slopes of 15% or greater (15-foot
rise per 100 feet of length) or where general slope in the
project exceeds 10%. See Part 3.

Yes

No

Construction on land where depth to the water table is less
than 3 feet.

Yes

No

Construction of parking facility/area for 50 or more vehicles.

Yes

No

Construction on land where bedrock is exposed or generally
within 3 feet of existing ground surface.

Yes

No

Construction that will continue for more than 1 year or involve
more than one phase or stage.

Yes

No

Evacuation for mining purposes that would remove more than
1,000 tons of natural material (i.e., rock or soil) per year.

Yes

No

Construction of any new sanitary landfill.

Yes

No

Construction in designated floodway.

Yes

No

Yes

No

Other impacts (if any): Approx. ½ acre of vegetation will
be removed from the project site.

2. Will there be an effect on any unique land forms found on the site (i.e., cliffs, gorges,
geological formations, etc.)?
Yes
No
Specific land forms (if any):

Yes
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No

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER

3. Will project affect any water body designated as protected (under article 15 or 24 of
Yes
No
Environmental Conservation Law, E.C.L.)?
Developable area of site contains protected water body.

Yes

No

Dredging more than 100 cubic yards of material from channel
of protected stream.

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

4. Will project affect any non-protected existing or new body of water?

Yes

No

A 10% increase or decrease in surface area of any body of
water or more than 10,000 sq. ft. of surface area.

Yes

No

Construction, alteration, or conversion of body of water that
exceeds 10,000 sq. ft. of surface area.

Yes

No

Fall Creek, Six Mile Creek, Cascadilla Creek, Silver Creek,
Cayuga Lake, or Cayuga Inlet?

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

Project requires use of source of water that does not have
approval to serve proposed project.

Yes

No

Construction or operation causing any contamination of a
public water supply system.

Yes

No

Project will adversely affect groundwater.

Yes

No

Liquid effluent will be conveyed off the site to facilities which
do not currently exist or that have inadequate capacity.

Yes

No

Project requiring a facility that would use water in excess of
20,000 gallons per day or 500 gallons per minute.

Yes

No

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.

Yes

No

Proposed action will require storage of petroleum or chemical
products greater than 1,100 gallons.

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

6. Will project alter drainage flow, drainage patterns, or surface water runoff?

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Yes

No

Project will induce 500 or more vehicle trips in any 8-hour
period per day.

Yes

No

Project will result in the incineration of more than 2.5 tons of
refuse per 24-hour day.

Yes

No

Project emission rate of all contaminants will exceed 5 lbs.
per hour or a heat source producing more than 10 million
BTUs per hour.

Yes

No

Yes

No

Other impacts (if any): Drainage Plan will be reviewed
by City Stormwater Management Officer.

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Construction Impacts only.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

Reduction of any species, listed on New York or Federal list,
using the site, found over, on, or near site.

Yes

No

Removal of any portion of a critical or significant wildlife
habitat.

Yes

No

Application of pesticide or herbicide more than twice a year
other than for agricultural purposes.

Yes

No

Yes

No

Other impacts (if any):

9. Will proposed action substantially affect non-threatened or non-endangered species?
Yes
No
Proposed action would substantially interfere with any
resident or migratory fish, or wildlife species.

Yes

No

Proposed action requires removal or more than ½ acre of
mature woods or other locally important vegetation.

Yes

No

Yes

No

Other impacts (if any): Approx. ½ acre of vegetation will
be removed from the project site including 26 trees —
new plantings are proposed. See Part 3.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON AESTHETIC RESOURCES

10. Will proposed action affect views, vistas, or visual character of the neighborhood or
Yes
No
community?
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.

Yes

No

Proposed land uses or proposed action components
visible to users of aesthetic resources which will
eliminate or significantly reduce their enjoyment of
aesthetic qualities of that resource. See Part 3.

Yes

No

Proposed action will result in elimination or major screening
of scenic views known to be important to the area.

Yes

No

Other impacts (if any): Project site is contiguous to
Buttermilk Falls State Park and may be visible to users of
the park. Site section is needed. See Part 3.

Yes

No

IMPACT ON HISTORIC AND 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.

Yes

No

Any impact to an archaeological site or fossil bed located
within the project site.

Yes

No

Proposed action occurring wholly or partially within, or
contiguous to, any site designated as a local landmark or in a
landmark district.

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON OPEN SPACE AND RECREATION

12. Will the proposed action affect the quantity or quality of existing or future open spaces, or
Yes
No
recreational opportunities?
The permanent foreclosure of a future recreational
opportunity.

Yes

No

A major reduction of an open space important to the
community.

Yes

No

Yes

No

Other impacts (if any): Project site is contiguous to
Buttermilk Falls State Park and may be visible to users of
the park. Site section and/or visualizations are needed.
See Part 3.

IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS

13. Will 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?

Yes

No

Proposed action will result in reduction in the quality of the
resource.

Yes

No

Proposed action will impact use, function, or enjoyment of the
resource.

Yes

No

Other impacts (if any): The project site is contiguous to
UNA 150 — Buttermilk Creek Gorge and Inlet Valley
Slopes. See Part 3.

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

14. Will there be an effect to existing transportation systems?

Yes

No

Alteration of present patterns of movement of people and/or
goods.

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Yes

No

Other impacts:

IMPACT ON ENERGY

15. Will proposed action affect community's sources of fuel or energy supply?

Yes

No

Proposed action causing greater than 5% increase in any
form of energy used in municipality.

Yes

No

Proposed action requiring creation or extension of an energy
transmission or supply system to serve more than 50 singleor two-family residences.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON NOISE AND ODORS

16. Will there be objectionable odors, noise, glare, vibration, or electrical disturbance during
Yes
No
construction of, or after completion of, this proposed action?
Blasting within 1,500 feet of a hospital, school, or other
sensitive facility?

Yes

No

Odors will occur routinely (more than one hour per day).

Yes

No

Proposed action will produce operating noise exceeding local
ambient noise levels for noise outside of structure.

Yes

No

Proposed action will remove natural barriers that would act as
noise screen.

Yes

No

Yes

No

Proposed action will cause 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 chronic low-level discharge or emission.

Yes

No

Proposed action may result in burial of “hazardous wastes” in
any form (i.e., toxic, poisonous, highly reactive, radioactive,
irritating, infectious, etc.)

Yes

No

Proposed action may result in excavation or other
disturbance within 2,000 feet of a site used for the disposal of
solid or hazardous wastes.

Yes

No

Proposed action will result in 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).

Yes

No

Other impacts (if any): Construction noise only.

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?
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Yes

No

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: 661-701 Spencer Rd. (Amici House) —
Apartments & Expanded Childcare Center
Date Created: 10/3/16 │ Revised by Planning Board on 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON PUBLIC HEALTH (cont.)
Storage facilities for 50,000 or more gallons of any liquid fuel.

Yes

No

Use of any chemical for de-icing, soil stabilization, or control
of vegetation, insects, or animal life on the premises of any
residential, commercial, or industrial property in excess of
30,000 square feet.

Yes

No

Yes

No

Other impacts (if any): Phase 1 & 2 ESA will be reviewed
by the Planning Board

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

18. Will proposed action affect the character of the existing community?

Yes

No

The population of the city in which the proposed action is
located is likely to grow by more than 5% of resident human
population.

Yes

No

The municipal budgets for capital expenditures or operating
services will increase by more than 5% per year as a result of
this proposed action.

Yes

No

Proposed action will conflict with officially adopted plans or
goals.

Yes

No

Proposed action will cause a change in the density of land
use.

Yes

No

Proposed action will replace or eliminate existing facilities,
structures, or areas of historic importance to the community.

Yes

No

Development will create demand for additional community
services (e.g., schools, police, and fire, etc.)

Yes

No

Proposed action will set an important precedent for future
actions.

Yes

No

Proposed action will relocate 15 or more employees in one or
more businesses.

Yes

No
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Part 2 — Project Impacts
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD (cont.)
Other impacts (if any):

Yes

19. Is there public controversy concerning the proposed action?

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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No

Unknown

City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM — Part III
Project Name: Amici House Apartments & Expanded Childcare Center — 661‐701 Spencer Road
Date Created: 11/4/16
[gray‐shaded text = additional information required]
PROJECT DESCRIPTION
The applicant is proposing to construct two new buildings on the site to provide supportive housing
for young homeless people and their children, as well as childcare. A 5‐story, 20,785‐SF building
with a footprint of 4,215 SF will be built to adjoin the existing Tompkins Community Action
(“TCAction”) office building. On the first floor, it will contain a children's playroom, meeting/training
room with an adjoining kitchen, a case conferencing room, public restrooms, and mechanical
support spaces; and the upper floors will contain 23 efficiency apartments. The 1‐story, 7,010‐SF
Child Care Center will provide 5 classrooms for Head Start and Early Head Start. This building is
designed with an open courtyard facing the rear of the site with a fence on the southeast side. The
project also includes new landscaping, a sidewalk on Spencer Road, and expanded parking from 44
to 65 spaces. Site development will include demolition of two existing houses currently used for
TCAction programming. The project site is in both the SW‐2 and the R‐2a Zoning Districts and
requires Area Variances and a Special Permit. The project site is contiguous to Buttermilk Falls State
Park. This is a Type 1 Action under the City of Ithaca Environmental Quality Review Ordinance
(“CEQRO”), §176‐4 B. (1.) (k.) & (h.) (3.), and the State Environmental Quality Review Act (“SEQRA”),
§617.4 (b.) (11.), and is subject to Environmental Review.
IMPACT ON LAND
Existing Conditions
The two‐acre project site contains an existing office/program building and two single family homes
— also used for program space. The site contains areas of steep and moderate slopes:
approximately 10% of the site is relatively flat, 12% has slopes of 15% or greater, and 78% has slopes
between 10‐15%. Approximately 0.8 acres of the site is currently impervious surface described in
materials submitted by the as landscaped and lawn areas.
Proposed Project
The project requires the demolition and removal of the existing single‐family homes, associated
paving, retaining walls and exterior features, removal and relocation of the retaining wall at the rear
of the property, removal and relocation of utilities, and removal of approximately 0.5 acres of
landscaping, including 26 trees. The new project will increase impervious by approximately 0.5
acres. Construction is expected to last longer than 12 months.
The applicant has submitted a document titled Geotechnical Engineering Report for Proposed
Tompkins Community Action new Building 661‐665 Spencer Road, dated September 2015 and
prepared by Empire Geo‐Services, Inc.
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Impacts and Mitigations
The Lead Agency needs the following materials in order to determine any potential negative
impacts:
 Need updated geotechnical report regarding foundation construction
 Need Information about Construction Staging
IMPACT ON WATER
No impact is anticipated.
IMPACT ON DRAINAGE
The site contains areas of steep and moderate slopes: approximately 10% of the site is relatively flat,
12% has slopes of 15% or greater, and 78% has slopes between 10‐15%. Approximately 0.8 acres of
the site is currently impervious surface described in materials submitted by the applicant as
landscaped and lawn areas. The new project will increase impervious by approximately 0.5 acres.
The applicant has submitted a letter regarding the need for a Stormwater SPDES permit for the
project addressed to Scott Gibson, City Stormwater Management Officer, from Andrew J. Sciarabba
P.E., Vice President of T.G. Miller, P.C., stating the following:
The existing site cover is predominantly impervious with 60% of the project area consisting of
buildings, asphalt, gravel and concrete. Stormwater runoff from the site sheet flows north off
the site to the City’s stormwater collection system in Spencer Road.
The proposed development of the site will result in an increase in impervious cover of
approximately 0.5 acres. Accordingly, the project will not qualify for the water quantity or
quality exemptions and will need to provide permanent stormwater practices.
The practices proposed include a below‐ground detention system, located in the expanded
parking area south of the new buildings to provide quantity control. To address water quality
control and provide runoff reduction a series of bioretention filters are proposed along the
east side of the site. These filters will be sized for 25% of the existing impervious areas and
100% of the new impervious areas. They will have a maximum ponding depth of 6” and be
dry except during rain events. If soil permeability meets NYSDEC standards, infiltration
practices will be considered.
New storm piping will be installed as shown on the Grading and Drainage Plan to collect
runoff and discharge it to the storm system in Spencer Road.
Prior to issuance of a building permit a Full SWPPP detailing the final approach to the project
will be submitted for your approval consistent with NYSDEC GP‐0‐15‐002, Chapter 9 of the
New York State Stormwater Management Design Manual and the City of Ithaca Stormwater
Regulations. After review and approval of the SWPPP by the SMO a Notice of Intent will be
filed with the NYSDEC in order to obtain coverage under the State’s SPDES General Permit for
Stormwater Activities.

Page 2 of 9

The Lead Agency understands the City Stormwater Management Officer (SMO) will review the
SWPPP to ensure that it meets all necessary requirements. (Need a Response to this letter
from SMO).
Due to the area of disturbance and slopes, there may be an increased risk of erosion during
construction. The E&S plan will be reviewed by the SMO.
IMPACT ON AIR
The project requires the demolition and removal of the existing single‐family homes, associated
paving, retaining walls and exterior features, removal and relocation of the retaining wall at the rear
of the property, removal and relocation of utilities, and removal of approximately 0.5 acres of
landscaping, including 26 trees. The new project will increase impervious by approximately 0.5
acres. Construction is expected to last longer than 12 months.
Airborne dust from construction activities could have a negative impact during the construction
period. The excavation and the preparation of foundations can also create the potential for
increased dust and dirt particles in the air. The applicant should employ the following applicable
dust‐control measures as appropriate:







Misting or fog spraying site to minimize dust.
Maintaining crushed stone tracking pads at all entrances to the construction site.
Re‐seeding disturbed areas to minimize bare exposed soils.
Keeping roads clear of dust and debris.
Requiring trucks to be covered.
Prohibiting burning of debris on site.

IMPACT ON PLANTS AND ANIMALS
Existing Conditions
Approximately 0.8 acres of the site is currently impervious surface described in materials submitted
by the applicant as landscaped and lawn areas.
Proposed Project
Approximately ½ acre of vegetation will be removed from the project site including 26 trees. New
plantings are proposed, including 11 shade trees along Spencer Road and 5 ornamental trees within
the site.
Impacts and Mitigations
The cumulative loss of vegetation, particularly trees, combined with an increase in paving and other
impervious surfaces has potentially negative impacts to air quality and can increase ground level
temperatures within urban areas. Whenever possible and where space allows, trees that must be
removed for construction should be replaced with equivalent tree canopy. There appears to be
sufficient land area on the site to add additional shade trees.
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IMPACT ON AESTHETIC RESOURCES
Existing Conditions
The rear property line of the project site is contiguous to Buttermilk Falls State Park and the future
Gateway Trail. The topography within the park slopes steeply uphill form the site. The site
currently contains an existing 14,135‐SF one‐story office/program building and two single‐family
homes, also used by TCAction for office/program space. There is an existing parking area that sits
approximately 11 feet above the ground floor of the larger building.
Proposed Project
The proposed project is for two new buildings: a 5‐story, 20,785‐SF building with a footprint of 4,215
SF will be built to adjoin the existing TCAction office building; and a 1‐story, 7,010‐SF Child Care
Center. The upper parking area that is contiguous to the park will be expanded, which will include a
new retaining wall and terrace. The applicant has submitted a drawing titled “Site Section Trail Map
(A001),” dated 10/14/16 and prepared by Schickel Architecture, showing the project in relationship
to Buttermilk Falls State Park. The project contains large retaining walls — some up to 10 feet in
height.
Impacts and Mitigations
The applicant has submitted a drawing titled “Site Section Trail Map (A001),” dated 10/14/16 and
prepared by Schickel Architecture, showing the project in relationship to Buttermilk Falls State Park.
The drawing shows that the land in the State Park slopes steeply uphill from the site. Due to this
topography and the location of the park’s roads and trails, the project itself should not be visible for
park users in a manner that would impair use or enjoyment of the park. That said, the five‐story
building may be more visible within the park at night, if care is not taken to design both the interior
and exterior lighting of the building so there is no spillover or glare.
The project will be highly visible from users of the future Gateway Trail where it will follow the
property line of the State Park contiguous to the project site — the trail will be contiguous to the
rear parking area. See “Impact to Open Space and Recreation.”
The retaining walls will be highly visible from the public right of way. More information is needed to
regarding their materials and treatments. Elevations should be provided of all retaining walls over 3
feet, and color elevations should be provided of all building facades.
IMPACT ON HISTORIC RESOURCES
No impacts are anticipated.
IMPACT ON OPEN SPACE AND RECREATION
Existing Conditions
The rear property line of the project site is contiguous to Buttermilk Falls State Park and the future
Gateway Trail. The topography within the park slopes steeply uphill from the site. The site currently
contains an existing 14,135‐SF one‐story office/program building and two single‐family homes, also
used by TCAction for office/program space. There is an existing parking area that sits approximately
11 feet above the ground floor of the larger building.
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Proposed Project
The proposed project is for two new buildings: a 5‐story, 20,785‐SF building with a footprint of 4,215
SF will be built to adjoin the existing TCAction office building; and a 1‐story, 7,010‐SF Child Care
Center. The upper parking area that is contiguous to the park will be expanded, which will include a
new retaining wall and terrace. The applicant has submitted a drawing titled “Site Section Trail Map
(A001),” dated 10/14/16 and prepared by Schickel Architecture, showing the project in relationship
to Buttermilk Falls State Park.
Impacts and Mitigations
As the trail will be contiguous to the rear parking area, the project will be highly visible for a short
distance for users of the future Gateway Trail.
In an e‐mail from Mike Smith, Town of Ithaca Senior Planner, to Lisa Nicholas, City of Ithaca Senior
Planner, dated 10/21/16, Mr. Smith states:
I had met with Community Action earlier this year and they showed me the basic plan they had at
that point. You are correct, we are proposing to put the Gateway Trail right along that property line
on State Parks property, which is adjacent to the larger parking lot they are proposing. We plan to
pave the trail adjacent to the new parking lot (the rest of the trail will be stone dust) and paint a
white line and install flexible delineators to help separate the trail from the parking lot. I don’t see
any impacts to the trail with what they are proposing. The only item that came up when I meet with
Community Action was hopefully they don’t have problems with trail users parking in their new lot.
They didn’t seem too concerned, especially if it is outside of their business hours or the weekend.
IMPACT ON UNIQUE NATURAL AREAS AND CRITICAL ENVIRONMENTAL AREAS
The project site is contiguous to UNA 150 — Buttermilk Creek Gorge and Inlet Valley Slopes. See
“Impact to Open Space and Recreation” and “Impact on Aesthetic Resources.”
IMPACT ON TRANSPORTATION
Existing Conditions
The project site is at the terminus of Spencer Road.
Proposed Project
The project includes one new curb cut, an internal drop‐off area for the childcare center, a sidewalk
along Spencer Road, and crosswalks crossing the road.
Impacts and Mitigations
The Lead Agency has received the following comments from the City Transportation Engineer:



The applicant must coordinate with the Town of Ithaca to verify that the proposed layout will
accommodate the Town's proposed trail improvements adjacent to the site.
It appears that some of the proposed work is not on the applicant's property, nor within the City
ROW. The applicant should coordinate with the appropriate agency to acquire any necessary
easements.
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Turning diagrams must be provided to verify that sufficient room is proposed for vehicle
turnaround at the end of each parking row and to spaces along each row.
It appears that new or revised parking spaces are proposed in the area currently labeled
"loading dock" at the west end of the existing building. Clarification must be provided as to how
the new parking layout will impact the loading zone.
The diagonal parking spaces proposed along the west of the existing building are not
appropriate for two‐way traffic operations, due to their angle relative to traffic flow, and should
be revised.
Clarification should be provided as to whether any pedestrian accommodations are proposed
from the parking spaces to the west of the existing building to the site accesses.
Clarification should be provided as to the proposed use of the paved area extending to the
southeast corner of the existing building.
Existing parking occupancy counts during high parking occupancy times of the day, along with
projected parking demand for the proposed site, must be provided for review.
A diagram must be provided to demonstrate that sufficient sight distance will exist at the
proposed one‐way exit driveway. It appears that the driveway does not intersect Spencer Road
at a right angle, which could create difficulty for exiting drivers looking to the west.
Existing turning movement counts must be provided for the peak morning and afternoon traffic
periods. Anticipated trip generation/distribution must also be provided for the site access
driveways.

IMPACT ON ENERGY
No impact anticipated.
IMPACT ON NOISE AND ODORS
The project is on the edge of both a lower‐density residential area and a commercial area. The
project site has a residential neighbor to its immediate north. Project construction is anticipated to
last approximately 14 months. Noise‐producing construction activities will temporarily impact the
nearby residential neighborhood in the early stages of the project. No long‐term impacts are
anticipated.
IMPACT ON PUBLIC HEALTH
The applicant has submitted documents titled Phase 1 Environmental Site Assessment (ESA)
Tompkins Community Action, 661‐665 Spencer Road, dated May 2016 and prepared by Seeler
Engineering, P.C. and a letter with attachments that serves as the Phase II ESA, from Tim A. Seeler,
P.C, principal of Seeler Engineering, P.C, to Lee Dillon, Executive Director of Tompkins Community
Action, dated 10/17/16. The letter states:
Seeler Engineering, P.C. (Seeler) conducted a Phase II Environmental Site Assessment (ESA)
at the properties located at 661‐701 Spencer Road. Prior to this investigation, a Phase I ESA
was conducted for this property by Seeler in May, 2016. One Recognized Environmental
Condition (REC) was identified in the Phase I Report.
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1. During the Phase I Investigation site visit, a groundwater monitoring well was observed
at the loading dock on the west side of the building. The absence of documentation on
the purpose of the monitoring well or any investigative results coupled with the past use
of the building as a metals coating manufacturing operation raises concerns that the site
may have been adversely impacted (Recognized Environmental Condition (REC)).
To further investigate the REC, Seeler conducted the following site activities:
2. Installation of six soil borings and two groundwater monitoring wells around the former
manufacturing facility. Soils from the borings were screened using olfactory, visual, and
photo ionization detector (PID) techniques.
3. Collection and analysis of two groundwater samples for Volatile Organic Compounds
(VOCs) and Semi‐VOCs (SVOCs) in accordance with Method 8260 and Method 8270
respectively.
The analytical results for the groundwater samples were compared to New York State
Ambient Water Quality Standards for Groundwater.
Six soil borings were installed along the perimeter of the manufacturing site (701 Spencer
Road) for the purposes of evaluating soil conditions. The borings were terminated at refusal,
ranging in depth from 16 to 20 feet below ground surface (bgs). Drawing Number 1, entitled
Phase II Investigation, identifies the approximate locations of the borings on the property,
and is included as Attachment 1 of this letter.
During the installation of the six subsurface soil borings, Seeler screened the soil as it was
removed using visual, olfactory, and PID techniques. Boring logs are included in Attachment
2. Soils were found to be free of odors and staining and PID readings were 0.0 to 0.1 ppm
(considered background). There was no indication of site soils being impacted by previous
operations.
Two groundwater wells were installed, one “up gradient” and one “downgradient” in near
proximity to the existing monitoring well. Like the evaluation conducted for the soil borings
discussed above, soil conditions were also evaluated for these two installations. The wells
were terminated at approximately 16 feet bgs at a depth that allowed the screened section
of the well to span the water table. Drawing Number 1, entitled Phase II Investigation,
identifies the approximate locations of the wells on the property. During the installation of
the two wells, Seeler screened the soil as it was removed using visual, olfactory, and PID
techniques. Boring logs are included in Attachment 2. Soils were found to be free of odors
and staining and PID readings were all 0.0 ppm.
Two groundwater samples (P‐1, P‐2) were collected directly from P‐1 and P‐2. The samples
were submitted to the laboratory and analyzed for VOCs and SVOCs. The detailed laboratory
report is included as Attachment 3. All analytes were found to be below detection limits
except Acetone and Xylene in P‐1 and Acetone in P‐2. A comparison of the two analytes
detected to New York State Ambient Water Quality Standards for Groundwater are included
in Attachment 4 of this letter. Both parameters were found to be below limits set by the
standards.
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Based on the work summarized above, Seeler Engineering P.C. concludes that the site has
not been impacted by previous manufacturing operations and the REC should be closed.
Based on the provided information, the Lead Agency recognizes there are no known public health
concerns related to ground water at this time. If during site development any soil or groundwater
contamination is discovered, the applicant is required to follow established protocols of the
applicable agencies.
IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD
Existing Conditions
The project is on the edge of both a lower‐density residential area and a commercial area. The
project site has a residential neighbor to its immediate north. The project site is in both the SW‐2
and the R‐2a Zoning Districts.
Proposed Project
Site development will include demolition of two existing houses currently used for TCAction
programming. The project requires Area Variances and a Special Permit.
The applicant seeks a variance from the maximum percentage of lot coverage allowed in the R‐2a
zone, which will be exceeded by the proposal to construct a larger daycare center at 661‐665
Spencer Road. Because 661 Spencer Road will be consolidated with the parcel at 665‐711 Spencer
Road, the percentage of lot coverage for the new daycare center is based on the amount of building
area on the entire consolidated lot to be addressed 661‐711 Spencer Road. R‐2a allows a maximum
30% lot coverage. The overall lot coverage of the buildings on the consolidated parcel will be 39.2%
A variance from the front yard setback requirement is needed, because the two parcels, 665‐711
and 661 Spencer Road, have a street‐front property line deeded to the center of the road. As a
result, the City has a 50’ right‐of‐way (ROW) that encroaches 25’ into both parcels. The applicant
therefore requests a variance from minimum front yard depth of 25 feet for the proposed daycare
center at 661‐665 Spencer Road with a front yard depth of 17’9”.
The applicant also seeks variances for parking area restrictions in both front and rear yards. The
proposed daycare center’s design includes 2 parking spaces and a drive‐through drop‐off area in the
front yard of the daycare center. The 2 parking spaces and maneuvering area in the drop‐off zone
will use 54.4% of the front yard. In addition, the applicant proposes an additional 16 parking spaces,
for a total of 18 spaces, on the proposed daycare center’s site, in which 11 parking spaces will be
located in the required rear yard.
The property at 661‐665 Spencer Road is located in an R‐2a residential use district in which the
proposed daycare center use is permitted by Special Permit.
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Impacts and Mitigations
The project site is on the edge of a residential neighborhood with one single‐family home to its
immediate north. The applicant has taken the following steps to mitigate any potential impacts to
the residential neighborhood: Insert Information Here
The Lead Agency needs the following information to determine if there are any impacts to the
growth and character of community or neighborhood:
 Color elevations – all sides of the building

Prepared by: Lisa Nicholas, AICP
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Four Duplexes at 607 S. Aurora St.
Date Created: 10/4/16 │Revised by Planning Board: 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON LAND

1. Will there be an effect as a result of a physical change to project site?

Yes

No

Any construction on slopes of 15% or greater (15-foot
rise per 100 feet of length) or where general slope in the
project exceeds 10%. Need E&S Plan.

Yes

No

Construction on land where depth to the water table is less
than 3 feet.

Yes

No

Construction of parking facility/area for 50 or more vehicles.

Yes

No

Construction on land where bedrock is exposed or generally
within 3 feet of existing ground surface.

Yes

No

Construction that will continue for more than 1 year or involve
more than one phase or stage.

Yes

No

Evacuation for mining purposes that would remove more than
1,000 tons of natural material (i.e., rock or soil) per year.

Yes

No

Construction of any new sanitary landfill.

Yes

No

Construction in designated floodway.

Yes

No

Other impacts (if any): 13,000 SF of vegetation removal
— no Landscape Plan proposed. Need information on
foundation construction.

Yes

No

2. Will there be an effect on any unique land forms found on the site (i.e., cliffs, gorges,
geological formations, etc.)?
Yes
No
Specific land forms (if any):

Yes

No
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER

3. Will project affect any water body designated as protected (under article 15 or 24 of
Yes
No
Environmental Conservation Law, E.C.L.)?
Developable area of site contains protected water body.

Yes

No

Dredging more than 100 cubic yards of material from channel
of protected stream.

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

4. Will project affect any non-protected existing or new body of water?

Yes

No

A 10% increase or decrease in surface area of any body of
water or more than 10,000 sq. ft. of surface area.

Yes

No

Construction, alteration, or conversion of body of water that
exceeds 10,000 sq. ft. of surface area.

Yes

No

Fall Creek, Six Mile Creek, Cascadilla Creek, Silver Creek,
Cayuga Lake, or Cayuga Inlet?

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

Project requires use of source of water that does not have
approval to serve proposed project.

Yes

No

Construction or operation causing any contamination of a
public water supply system.

Yes

No

Project will adversely affect groundwater.

Yes

No

Liquid effluent will be conveyed off the site to facilities which
do not currently exist or that have inadequate capacity.

Yes

No

Project requiring a facility that would use water in excess of
20,000 gallons per day or 500 gallons per minute.

Yes

No

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.

Yes

No

Proposed action will require storage of petroleum or chemical
products greater than 1,100 gallons.

Yes

No

Yes

No

Other impacts (if any):

3 of 11
11/9/2016

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Four Duplexes at 607 S. Aurora St.
Date Created: 10/4/16 │Revised by Planning Board: 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

6. Will project alter drainage flow, drainage patterns, or surface water runoff?

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Other impacts (if any): 13,000 SF of vegetation removal
— no Landscape Plan proposed.
Need E&S and
Grading Plans.

Yes

No

Project will induce 500 or more vehicle trips in any 8-hour
period per day.

Yes

No

Project will result in the incineration of more than 2.5 tons of
refuse per 24-hour day.

Yes

No

Project emission rate of all contaminants will exceed 5 lbs.
per hour or a heat source producing more than 10 million
BTUs per hour.

Yes

No

Yes

No

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Temporary Construction Impacts
only. Need E&S Plan.
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

Reduction of any species, listed on New York or Federal list,
using the site, found over, on, or near site.

Yes

No

Removal of any portion of a critical or significant wildlife
habitat.

Yes

No

Application of pesticide or herbicide more than twice a year
other than for agricultural purposes.

Yes

No

Yes

No

Other impacts (if any):

9. Will proposed action substantially affect non-threatened or non-endangered species?
Yes
No
Proposed action would substantially interfere with any
resident or migratory fish, or wildlife species.

Yes

No

Proposed action requires removal or more than ½ acre of
mature woods or other locally important vegetation.

Yes

No

Yes

No

Other impacts (if any): Approx. 13,000 SF of existing
vegetation will be removed, including several mature
trees. No Landscape Plan proposed. Need Demolition
Plan.
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON AESTHETIC RESOURCES

10. Will proposed action affect views, vistas, or visual character of the neighborhood or
Yes
No
community?
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.

Yes

No

Proposed land uses or proposed action components visible to
users of aesthetic resources which will eliminate or
significantly reduce their enjoyment of aesthetic qualities of
that resource.

Yes

No

Proposed action will result in elimination or major screening
of scenic views known to be important to the area.

Yes

No

Other impacts (if any): Older house is surrounded by four
new duplexes — changing visual character of the street.
See Part 3.

Yes

No

IMPACT ON HISTORIC AND 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.

Yes

No

Any impact to an archaeological site or fossil bed located
within the project site.

Yes

No

Proposed action occurring wholly or partially within, or
contiguous to, any site designated as a local landmark or in a
landmark district.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON OPEN SPACE AND RECREATION

12. Will the proposed action affect the quantity or quality of existing or future open spaces, or
Yes
No
recreational opportunities?
The permanent foreclosure of a future recreational
opportunity.

Yes

No

A major reduction of an open space important to the
community.

Yes

No

Yes

No

Other impacts (if any): Project site is proximate to future
planed Gateway Trail.

IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS

13. Will 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?

Yes

No

Proposed action will result in reduction in the quality of the
resource.

Yes

No

Proposed action will impact use, function, or enjoyment of the
resource.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

14. Will there be an effect to existing transportation systems?

Yes

No

Alteration of present patterns of movement of people and/or
goods.

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Yes

No

Other impacts: Need trip-generation numbers. Visibility
at driveway.

IMPACT ON ENERGY

15. Will proposed action affect community's sources of fuel or energy supply?

Yes

No

Proposed action causing greater than 5% increase in any
form of energy used in municipality.

Yes

No

Proposed action requiring creation or extension of an energy
transmission or supply system to serve more than 50 singleor two-family residences.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON NOISE AND ODORS

16. Will there be objectionable odors, noise, glare, vibration, or electrical disturbance during
Yes
No
construction of, or after completion of, this proposed action?
Blasting within 1,500 feet of a hospital, school, or other
sensitive facility?

Yes

No

Odors will occur routinely (more than one hour per day).

Yes

No

Proposed action will produce operating noise exceeding local
ambient noise levels for noise outside of structure.

Yes

No

Proposed action will remove natural barriers that would act as
noise screen.

Yes

No

Other impacts (if any): Project site is in residential
neighborhood and next to a school. Construction noise
may be disruptive, but temporary.

Yes

No

Proposed action will cause 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 chronic low-level discharge or emission.

Yes

No

Proposed action may result in burial of “hazardous wastes” in
any form (i.e., toxic, poisonous, highly reactive, radioactive,
irritating, infectious, etc.)

Yes

No

Proposed action may result in excavation or other
disturbance within 2,000 feet of a site used for the disposal of
solid or hazardous wastes.

Yes

No

Proposed action will result in 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).

Yes

No

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?

Yes

No

9 of 11
11/9/2016

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 — Project Impacts
Project Name: Four Duplexes at 607 S. Aurora St.
Date Created: 10/4/16 │Revised by Planning Board: 10/25/16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON PUBLIC HEALTH (cont.)
Storage facilities for 50,000 or more gallons of any liquid fuel.

Yes

No

Use of any chemical for de-icing, soil stabilization, or control
of vegetation, insects, or animal life on the premises of any
residential, commercial, or industrial property in excess of
30,000 square feet.

Yes

No

Yes

No

Other impacts (if any):

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

18. Will proposed action affect the character of the existing community?

Yes

No

The population of the city in which the proposed action is
located is likely to grow by more than 5% of resident human
population.

Yes

No

The municipal budgets for capital expenditures or operating
services will increase by more than 5% per year as a result of
this proposed action.

Yes

No

Proposed action will conflict with officially adopted plans or
goals.

Yes

No

Proposed action will cause a change in the density of
land use.

Yes

No

Proposed action will replace or eliminate existing facilities,
structures, or areas of historic importance to the community.

Yes

No

Development will create demand for additional community
services (e.g., schools, police, and fire, etc.)

Yes

No

Proposed action will set an important precedent for
future actions.

Yes

No

Proposed action will relocate 15 or more employees in one or
more businesses.

Yes

No
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD (cont.)
Other impacts (if any): Placing new houses in the front
yard of older more traditional houses affects the
character of the neighborhood. See Part 3.

19. Is there public controversy concerning the proposed action?

Yes

Yes

No

No

Unknown

— 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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NOTE:
Project Name: Four Duplexes at 607 S.
Aurora St.

Revised Full Environmental Assessment
Form (FEAF), Part 3, has not been
completed. Revised information from
applicant is expected.
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Date Created: 10/4/16, Revised by the Planning Board 10-25-16

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON LAND

1. Will there be an effect as a result of a physical change to project site?

Yes

No

Any construction on slopes of 15% or greater (15-foot rise per
100 feet of length) or where general slope in the project
exceeds 10%.

Yes

No

Construction on land where depth to the water table is less
than 3 feet.

Yes

No

Construction of parking facility/area for 50 or more vehicles.

Yes

No

Construction on land where bedrock is exposed or generally
within 3 feet of existing ground surface.

Yes

No

Construction that will continue for more than 1 year or
involve more than one phase or stage.

Yes

No

Evacuation for mining purposes that would remove more than
1,000 tons of natural material (i.e., rock or soil) per year.

Yes

No

Construction of any new sanitary landfill.

Yes

No

Construction in designated floodway.

Yes

No

Yes

No

Other impacts (if any): Excavation of 18,000 CY for
foundation and parking. See Part 3.

2. Will there be an effect on any unique land forms found on the site (i.e., cliffs, gorges,
geological formations, etc.)?
Yes
No
Specific land forms (if any):

Yes

No
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER

3. Will project affect any water body designated as protected (under article 15 or 24 of
Yes
No
Environmental Conservation Law, E.C.L.)?
Developable area of site contains protected water body.

Yes

No

Dredging more than 100 cubic yards of material from channel
of protected stream.

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

4. Will project affect any non-protected existing or new body of water?

Yes

No

A 10% increase or decrease in surface area of any body of
water or more than 10,000 sq. ft. of surface area.

Yes

No

Construction, alteration, or conversion of body of water that
exceeds 10,000 sq. ft. of surface area.

Yes

No

Fall Creek, Six Mile Creek, Cascadilla Creek, Silver Creek,
Cayuga Lake, or Cayuga Inlet? Site within 100 ft. of
creek.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

Project requires use of source of water that does not have
approval to serve proposed project.

Yes

No

Construction or operation causing any contamination of a
public water supply system.

Yes

No

Project will adversely affect groundwater.

Yes

No

Liquid effluent will be conveyed off the site to facilities which
do not currently exist or that have inadequate capacity.

Yes

No

Project requiring a facility that would use water in excess
of 20,000 gallons per day or 500 gallons per minute.

Yes

No

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.

Yes

No

Proposed action will require storage of petroleum or chemical
products greater than 1,100 gallons.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

6. Will project alter drainage flow, drainage patterns, or surface water runoff?

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Other impacts (if any): No information provided about
stormwater management. Site is within 100 feet of Six
Mile Creek. See Part 3.

Yes

No

Project will induce 500 or more vehicle trips in any 8hour period per day. 2018 per day projected

Yes

No

Project will result in the incineration of more than 2.5 tons of
refuse per 24-hour day.

Yes

No

Project emission rate of all contaminants will exceed 5 lbs.
per hour or a heat source producing more than 10 million
BTUs per hour.

Yes

No

Yes

No

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Construction Impacts. Need
more information on ventilation and other air-handling
systems. See Part 3.
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

Reduction of any species, listed on New York or Federal list,
using the site, found over, on, or near site.

Yes

No

Removal of any portion of a critical or significant wildlife
habitat.

Yes

No

Application of pesticide or herbicide more than twice a year
other than for agricultural purposes.

Yes

No

Yes

No

Other impacts (if any):

9. Will proposed action substantially affect non-threatened or non-endangered species?
Yes
No
Proposed action would substantially interfere with any
resident or migratory fish, or wildlife species.

Yes

No

Proposed action requires removal or more than ½ acre of
mature woods or other locally important vegetation.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON AESTHETIC RESOURCES

10. Will proposed action affect views, vistas, or visual character of the neighborhood or
Yes
No
community?
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.

Yes

No

Proposed land uses or proposed action components
visible to users of aesthetic resources which will
eliminate or significantly reduce their enjoyment of
aesthetic qualities of that resource.

Yes

No

Proposed action will result in elimination or major
screening of scenic views known to be important to the
area.

Yes

No

Yes

No

Other impacts (if any): Highly visible downtown location
― the building will have four prominent façades. Large
signage.

IMPACT ON HISTORIC AND 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.

Yes

No

Any impact to an archaeological site or fossil bed located
within the project site.

Yes

No

Proposed action occurring wholly or partially within, or
contiguous to, any site designated as a local landmark or in a
landmark district.

Yes

No

Yes

No

Other impacts (if any): Project is located in close
proximity to the Downtown Ithaca National Register
Historic District. See Part 3.
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON OPEN SPACE AND RECREATION

12. Will the proposed action affect the quantity or quality of existing or future open spaces, or
Yes
No
recreational opportunities?
The permanent foreclosure of a future recreational
opportunity.

Yes

No

A major reduction of an open space important to the
community.

Yes

No

Yes

No

Other impacts (if any):

IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS

13. Will 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?

Yes

No

Proposed action will result in reduction in the quality of the
resource.

Yes

No

Proposed action will impact use, function, or enjoyment of the
resource.

Yes

No

Yes

No

Other impacts (if any):
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

14. Will there be an effect to existing transportation systems?

Yes

No

Alteration of present patterns of movement of people and/or
goods.

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Other impacts: The project proposes to add 193
residents to the downtown area. 72 on-site resident
parking spaces are proposed. Interface with Hilton
entrance and Marriott drop off. Cumulative impacts of
multiple concurrent construction projects. Cumulative
impact on public garages. See Part 3.

Yes

No

IMPACT ON ENERGY

15. Will proposed action affect community's sources of fuel or energy supply?

Yes

No

Proposed action causing greater than 5% increase in any
form of energy used in municipality.

Yes

No

Proposed action requiring creation or extension of an energy
transmission or supply system to serve more than 50 singleor two-family residences.

Yes

No

Yes

No

Other impacts (if any): Will result in the increased use of
electric and gas. Sufficient capacity exists to serve
proposed building.
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON NOISE AND ODORS

16. Will there be objectionable odors, noise, glare, vibration, or electrical disturbance during
Yes
No
construction of, or after completion of, this proposed action?
Blasting within 1,500 feet of a hospital, school, or other
sensitive facility?

Yes

No

Odors will occur routinely (more than one hour per day).

Yes

No

Proposed action will produce operating noise exceeding local
ambient noise levels for noise outside of structure.

Yes

No

Proposed action will remove natural barriers that would act as
noise screen.

Yes

No

Yes

No

Proposed action will cause 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 chronic low-level discharge or emission.

Yes

No

Proposed action may result in burial of “hazardous wastes” in
any form (i.e., toxic, poisonous, highly reactive, radioactive,
irritating, infectious, etc.)

Yes

No

Proposed action may result in excavation or other
disturbance within 2,000 feet of a site used for the disposal of
solid or hazardous wastes.

Yes

No

Proposed action will result in 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).

Yes

No

Other impacts (if any): Construction noise. See Part 3.

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?

Yes

No
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON PUBLIC HEALTH (cont.)
Storage facilities for 50,000 or more gallons of any liquid fuel.

Yes

No

Use of any chemical for de-icing, soil stabilization, or control
of vegetation, insects, or animal life on the premises of any
residential, commercial, or industrial property in excess of
30,000 square feet.

Yes

No

Yes

No

Other impacts (if any): Phase 1 has been submitted ―
see Part 3.

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

18. Will proposed action affect the character of the existing community?

Yes

No

The population of the city in which the proposed action is
located is likely to grow by more than 5% of resident human
population.

Yes

No

The municipal budgets for capital expenditures or operating
services will increase by more than 5% per year as a result of
this proposed action.

Yes

No

Proposed action will conflict with officially adopted plans
or goals. Requires area and sign variances

Yes

No

Proposed action will cause a change in the density of
land use.

Yes

No

Proposed action will replace or eliminate existing facilities,
structures, or areas of historic importance to the community.

Yes

No

Development will create demand for additional
community services (e.g., schools, police, and fire, etc.)

Yes

No

Proposed action will set an important precedent for
future actions.

Yes

No

Proposed action will relocate 15 or more employees in
one or more businesses.

Yes

No
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Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD (cont.)
Other impacts (if any): Need more information about
utility capacity and any needed upgrades.
Need
information about potential impact to City streets and
sidewalks during construction. Need information about
parking garage capacity.

19. Is there public controversy concerning the proposed action?

Yes

Yes

No

No

Unknown

— 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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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM ‐ Part III
Project Name: City Centre
Date Created: 11‐9‐16
Gray shaded text = information needed
PROJECT DESCRIPTION
The applicant proposes to redevelop the 0.759‐acre site with an 8‐story, 106’‐tall, 187,536‐GSF
mixed‐use building, with approximately 10,800 SF of new ground‐floor retail space and 10,700 SF of
building amenity and support space on the ground level. Upper floors will have a mix of unit types
(studio, 1‐, and 2‐BR) for a total of 193 units. The ground level also includes a loading/delivery/trash
area with vehicular access provided from N. Aurora Street to a circular drop‐off area. The main
vehicular access to the site is off E. Green Street to a below‐grade parking deck with 72 parking
spaces and bicycle storage. The project is in the CBD‐120 Zoning District, and requires Design
Review and a Zoning Variance for rear yard setback. This is a Type I Action under the City of Ithaca
Environmental Quality Review Ordinance (“CEQRO”), §176‐4 B. (1) (h) [4], (i), (k), and (n), and the
State Environmental Quality Review Act (“SEQRA”), §617.4 (6.)(iv), and (11), and requires
Environmental Review.
Information Needed:
Detailed site/Layout Plan
Floor plans
Landscape plan
Demo plan with limits of disturbance‐ should include foundation system extending beyond
basement walls
Utility Plan
Geotech report and foundation construction information
Construction hauling, staging parking plans
Construction stabilization?
E&S plans
Grading and drainage Plans (and/or SWPPP)
Site Sections
Visualizations from Green and/or Aurora St
Visualization form E State Street approach
Responses to transportation Engineer comments: A traffic study including future build and no‐build
scenarios and technical appendix must be provided for review.
Parking garage capacity (City to provide)
Facades and rendering of all sides
Line of sight diagrams for garage entry
Utility capacity verification – including needed upgrades
Phase 2 ESA or equivalent
IMPACT ON LAND
Existing Conditions:
The project site is located in the downtown core, in a densely developed mixed‐use environment.
Construction is expected to last for approximately 20 months.
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Proposed Project and Potential Impacts
The applicant has submitted a document titled Report of a Subsurface Exploration and Geotechnical
Engineering Evaluation for a Proposed 9‐ Story Building, prepared by John P. Stopen Engineering LLP
and dated 5‐20‐2016. The study concludes that:
Our evaluations determined that the proposed 9‐story building with basement should be
constructed on an approximately 26‐inch‐thick concrete mat foundation. The mat will
require coating and detailing to protect the structural reinforcing from the de‐icing
chemicals that would fall off cars in the winter. As a practical matter, the mat must extend
beyond the basement wall by several feet. The excavation should be supported with steel
sheet piling or soldier piles and lagging that are braced with tieback anchors.
In regard to required shoring for foundation construction the report states:
We evaluated temporary earth support systems for the basement that will be required
along State Street and South Aurora Street, and a portion of East Green Street. The most
practical system will be probably drilled‐in soldier piles and timber lagging with tieback
anchors. Tieback anchors will need to extend beyond the property line and under the
street. We believe the City of Ithaca may be willing to grant permission for the anchors
based on previous projects. Also, the existing utilities should be checked for confirmation
that they do not conflict with the tiebacks.
Issues to be addressed:
 Petroleum smell on previous borings
 Amount of soil to be removed & its disposal
Potential Impacts:
 Disturbance and potential damage to City property in the ROW during installation of
shoring
 Pedestrian access and potential road closures during excavation, shoring and
construction
 Traffic impacts resulting from hauling of excavated materials
Analysis and Mitigations:
Due to the fact that foundations must extend several feet beyond the basements wall and that
shoring will be required the Lead Agency is concerned about potential impacts to the public
right‐of‐way and pedestrian and vehicular access during construction as well as the long term
safety and stability of the affected public streets.
The Lead Agency is also concerned about the handling and disposal of any potential
contaminated soils
The Lead Agency recognizes that all work in or affecting the public right‐of‐way will require a
Street Permit from the City Transportation Engineer. The permit will dictate access
requirements and repair or replacement of damaged city property.
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The Lead Agency understands that the project team will work with NYSDEC and when
appropriate, NYS Department of Health, to ensure that all soils that are excavated and tested
appropriately and disposed of as per the guidance and direction of the appropriate state
agencies.
Also See Impacts on Transportation
IMPACT ON WATER
Project will use water in excess of 20,000 gallons per day or 500 gallons per minute. Need to verify
capacity.
IMPACT ON DRAINAGE
Existing Conditions:
As a previously developed site a within the urban core, the current impervious surface is at XX %.
The project is within 100 feet of Six Mile Creek. There are no existing permanent stormwater
controls on the project site. Stormwater runoff from approximately half of the project site generally
runs in a northerly direction to the City storm sewer on East State Street. Runoff from the remainder
of the site drains in a southerly direction to the City storm sewer on East Green Street. Both of the
City storm sewers discharge into Six Mile Creek.
No information provided about stormwater management. Site is within 100 feet of Six Mile Creek.
Will project discharge into SMC?
IMPACT ON AIR
Existing Conditions
The project site is in the densely developed downtown core.
Proposed Project & Potential Impacts:
Construction is projected to last approximately 20 months and will likely be concurrent with several
other construction projects in the downtown area. The cumulative impacts of airborne dust could
have a negative impact during the construction period. The excavation and the preparation of
foundations can also create the potential for increased dust and dirt particles in the air.
During construction, the applicant will employ the following applicable dust‐control measures as
appropriate:
 Misting or fog spraying site to minimize dust.
 Maintaining crushed stone tracking pads at all entrances to the construction site. Re‐seeding
disturbed areas to minimize bare exposed soils.
 Keeping roads clear of dust and debris.
 Requiring trucks to be covered.
 Prohibiting burning of debris on site.
See Impacts to Aesthetic Resources in regard to any rooftop mechanicals (need information)
Need more information on ventilation and other air‐handling systems.
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IMPACT ON PLANTS AND ANIMALS
No impact anticipated
IMPACT ON AESTHETIC RESOURCES
Existing Conditions
The project site is on E. State St./M.L.K., Jr. Blvd. in the block preceding the eastern end of the
Commons, the City’s retail, tourism, and entertainment center. The project site is in close proximity
to the Downtown Ithaca National Historic District, the boundary of which comprises the building on
the northeast corner of Aurora Street and E. State Street, directly north of the project site, and the
buildings along the north side of the Commons, northwest of the project site. The Ithaca Downtown
Historic District includes commercial and mixed‐use buildings, which are predominantly made of
brick.
At 1.2 acres and occupying an entire triangular city block, the project site is large for a downtown
redevelopment parcel. Its prominent location at the eastern gateway to the commons, combined
with its large size, make the site extremely prominent.
Highly visible downtown location ― the building will have four prominent façades. Large signage.
Impacts and Mitigations
See Impacts to Historic Resources.
IMPACT ON HISTORIC RESOURCES
Existing Conditions
The project site is on E. State St./M.L.K., Jr. Blvd. in the block preceding the eastern end of the
Commons, the City’s retail, tourism, and entertainment center. The project site is in close proximity
to the Downtown Ithaca National Historic District. Its boundary comprises the building on the
northeast corner of Aurora Street and E. State Street, directly north of the project site, and the
buildings along the north side of the Commons, northwest of the project site. The Ithaca Downtown
Historic District includes commercial and mixed‐use buildings, which are predominantly made of
brick.
Proposed Project & Potential Impacts:
The proposed 8‐story, 106’‐tall building occupies a large prominent parcel. Because of its scale and
proximity to the Historic District, its design ― including massing, height, architectural expression,
and building materials ― have the potential to significantly impact the character, feeling, and
experience of the district.
Include Letter from Historic Ithaca
The applicant has taken many steps to the following steps to mitigate any potential impacts to the
Historic District (describe in detail):
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Building height and massing
Architectural detailing
Building materials

IMPACT ON OPEN SPACE AREA
No impact anticipated
IMPACT ON TRANSPORTATION
The project proposes to add 193 residents to the downtown area. 72 on‐site resident parking
spaces are proposed. Interface with Hilton entrance and Marriott drop off. Cumulative impacts of
multiple concurrent construction projects. Cumulative impact on public garages (City to provide).
Construction Impacts:
The Lead Agency is concerned about the construction impacts of this project as well as the
cumulative impacts of multiple concurrent downtown construction projects on vehicular, pedestrian
and bike movements. The project site occupies an entire city block with approximately 850 linear
feet of sidewalk on all sides of the site and five on‐street metered parking spaces on State Street.
There are multiple concurrent major construction projects occurring‐ or planned to soon occur in
the immediate area –within or contiguous to the block bounded by E State St/MLK Blvd, Aurora St,
Seneca Street and Seneca Way. These projects are as flows:
 Canopy Hotel – Construction pending ‐ estimated completion‐ date 2018
 Tompkins Financial Headquarters ‐ estimated completion‐ date 2017
 Hotel Ithaca ‐ estimated completion‐ date 2017
Need construction staging and deliveries plan
The Lead Agency has received the following comments from the City Transportation Engineer:




A traffic study including future build and no‐build scenarios and technical appendix must
be provided for review.
The rendering on page 22 shows what appears to be multiple locations of bike racks
along the street, the site plan on page 8 does not have that level of detail. At some
stage, that level of detail needs to be worked out. Also, at some point, I'd like to know
what the anticipated parking capacity is in the internal bike parking area shown on page
9.

IMPACT ON ENERGY
No impact anticipated
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IMPACT ON NOISE AND ODORS
Existing Conditions
There are multiple concurrent major construction projects occurring‐ or planned to soon occur in
the immediate area –within or contiguous to the block bounded by E State St/MLK Blvd, Aurora St,
Seneca Street and Seneca Way. These projects are as flows:
 Canopy Hotel – Construction pending ‐ estimated completion‐ date 2018
 Tompkins Financial Headquarters ‐ estimated completion‐ date 2017
 Hotel Ithaca ‐ estimated completion‐ date 2017
In addition to those in the immediate area of the site, there are three additional downtown
construction projects planned or proposed for the 2017‐ 2018 construction season:
 Harold Square
Proposed Project:
Construction is expected to last approximately 20 months.
Potential Impacts and Mitigations:
Adjacent residents and businesses will be affected by the cumulative impacts of numerous
simultaneous construction projects.


Potential limit of construction hours

IMPACT ON PUBLIC HEALTH
The applicant has submitted a Phase 1 Environmental Assessment (ESA) dated March 2016 and
prepared by Barton and Loguidice DPC. The executive summary makes the following conclusion:
B&L has identified the historic filling station and associated underground storage tanks,
as well as the known petroleum contamination in the subsurface soil, as a recognized
environmental condition (REC), based on the results of prior investigations at the
property. Future site development may require the handling and disposal of petroleum‐
contaminated soils and former UST structures. Additional investigation, including test pits
to evaluate whether UST components remain on site and a groundwater investigation,
may be warranted to fully delineate the contamination at the property.
Prior to any future site development resulting in demolition or renovation of the existing
building, it is recommended that the on‐site structure be evaluated for the presence of
lead‐ and asbestos‐containing materials.
Need Phase 2 ESA or equivalent response for issue of groundwater.
Lead and asbestos surveys are required before a building permit is issued. Should any lead or
asbestos be found in the existing building the applicant will be required to contract with a licensed
professional for appropriate abatement.
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IMPACT ON GROWTH AND CHARACTER OF COMMUMITY OR NIEGHBOORHOOD
The proposed project requires area and sign variances. Need visualizations of building from E. State
St. and potentially other locations to evaluate impact of signage.
Development will create demand for additional community services (e.g., schools, police, and fire,
etc.) (Need sign off from IFD and W&S)
Proposed action will relocate 15 or more employees in one or more businesses. Employee will be
relocated to a different branch. The project is expected to create new jobs.
Need more information about utility capacity and any needed upgrades. Need information about
potential impact to City streets and sidewalks during construction. Need information about parking
garage capacity.
Prepared by: Lisa Nicholas, AICP
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