January 30, 2017
Bryan McCracken, Historic Preservation Planner
Ithaca Landmarks Preservation Commission
City of Ithaca
108 East Green Street, 3rd Floor
Ithaca, NY 14850-5690
Re: Revised Application for Certificate of Appropriateness
DeWitt House Project at West Court Street / 310 – 314 North Cayuga Street
Dear Bryan:
Enclosed please find the revised Certificate of Appropriateness application materials for the DeWitt House
project at West Court Street / 310-314 North Cayuga Street. The building and site have been redesigned to
respond to ILPC comments about parking, massing and placement. The revised building re-uses the
existing library foundation, removes surface parking and introduces a substantial third and fourth floor
setback. A detailed description of the revisions is included below and the following technical drawings are
attached. In the narrative, technical drawings included in the submission are referenced in parentheses.
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If you have any questions or require further information, please do not hesitate to call. We are looking
forward to presenting the progress on the project and answering questions at your February 14th meeting. At
that meeting we hope the board will consider voting on the proposed project.
Sincerely,

Kimberly Michaels
Principal

Trowbridge Wolf Michaels Landscape Architects LLP

1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la

PROJECT REVISIONS
At the October 20, 2016 ILPC meeting, The Commission and the public had favorable comments on the
following design features:




The setback of the fourth floor from the Court Street building face, and to a lesser extent the setback
from the Cayuga Street building face, greatly improved the relationship to the residential scale
building to the north. The building was perceived as being three stories along Court St.
The elimination of the sloped roof sections was viewed positively and allowed the building to have a
lower profile.
Maximizing the setback from Court Street, pushing the building towards the southwest corner of the
site.

Other features of the design were not well received, particularly the surface parking located on the south side
of the site. Other comments included:




Large windows at grade along Court Street were perceived as not appropriate as they related to the
buildings to the north. The team was asked to consider moving those functions to the Cayuga
Street side.
Breckenridge Place, located two blocks away on West Seneca Street, was cited as an example of
an appropriate façade treatment with brick extending to grade.
Increasing the parking capacity on site was considered by the commission and several neighbors to
be very important. The development team was asked to investigate ways of locating parking under
the building. Access to parking was preferred to be off West Court Street.

The major challenge for the design team has been to address the parking issue while maintaining the
positive features of the design. Several underground and first floor parking options were investigated weighing the effects of building volume and height, parking capacity, construction cost and construction
phase disruption. The result of our efforts re-uses a portion of the existing library structure for parking which
is detailed below.
BUILDING
Design Concept
Our new proposal is based on a simple idea that requires a complex three-dimensional solution.
The core idea of the new design is to reuse of the lower level of the existing library for parking. The
existing structure including foundations, slab on grade, structural steel columns and beams up
through the concrete deck at the current first floor will be retained. The second floor and mechanical
penthouse will be demolished. An addition will extend the lower level parking to the west to within
approximately 5’ of the Lifelong property line.
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A portion of the new four-story wood-framed apartment building will wrap around the remaining
structure on the north and east sides, with the first floor located at grade.

The remainder of the new four-story section will be constructed on top of the platform. The first floor
deck of the existing library will utilized as a raised, landscaped plaza, for use by residents and
Lifelong participants and, on some occasions by the public.
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Elevation 2 on A201 (on the Cayuga Street side) illustrates the resulting heights.
 The first floor will be constructed at two levels – at grade on the north and east sides and at the
plaza level for the remainder of the building.
 The building has been reduced from three stories to two stories on the West Court and North
Cayuga sides, with the parapet reduced from 35’-6” to 30’- 6” above first floor.
 The parapet over the fourth floor is at 50’-8” above first floor (the roof is 50’ above first floor)
It is important to note that the raised plaza is contained within the existing footprint of the Lower
Level of the library. The 4’-8” cantilever of the first and second floors will be removed. The plaza
deck will be approximately 9’-6” above the grade at the adjacent DeWitt Park Inn property line which
ranges from14.90’ to 22.54’ to the south of the building face – 31’-6” lower and 4’-8” farther to the
north than the parapet of the existing library.
Program and Building Areas
A comparison to the building area of the September 2016 proposal is helpful:
Building Gross Square Feet (excluding
Canopies)
Total Building Footprint
Footprint of wood-framed apartment
structure only
Total Building Area
Area of wood-framed apartment structure
Area of lower level parking

9/27/2016
Submission
20,200
20,200

1/31/2017
Submission
25,640
19,930

73,400
73,400
NA

86,700
68,800
17,920

The difference in the footprint and the building area is completely attributable to the introduction of
the lower level parking.
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The first floor contains the following spaces (See A101 and A101A):
1. Community room, approximately 2,000 SF. This space will be operated by Lifelong. Lifelong
will provide many of their current classes and events in this space. They will also rent the space
to other community groups, coordinating with the schedules for their classes.
2. Commercial space, approximately 1,160 SF (including a partial mezzanine) at the corner of
North Cayuga Street and West Court Street. This will be available to rent to a retail or
professional office tenant.
3. Apartments: four apartments will be located on the West Court Street side of the building.
There will be a loft (or mezzanine) space in each unit to take advantage of the high floor-to-floor
height. There will be 11 apartments at the first floor plaza level.
4. Service spaces: mechanical rooms and tenant storage room
The total of 58 apartments in the building are organized as follows:
The plaza level of the first floor contains 11 apartments, resident storage and mechanical space.
The second floor contains 17 apartments, resident storage rooms and a multi-purpose room that
may be utilized for resident special events or as a fitness room. The third floor contains 13
apartments, a multipurpose room, a roof terrace for residents, private roof terraces for five
apartments, and areas of green roof. The fourth floor contains 13 apartments, a multipurpose room,
private roof terraces for three apartments and areas of green roof.
Unit Type
1 BR
1 BR w/Loft
2 BR
2 BR w/Loft
2 BR w/ Den
TOTAL

1st Flr at
Grade

1st Flr at
Plaza
6

2nd Flr

3rd Flr

4th Flr

TOTAL

6

6

7

3

8

3

4

2
11

3
17

4
13

2
13

25
3
17
1
11
58

3
1
4

The building will be accessed from three entrances: West Court Street, North Cayuga Street, and
the plaza level (for tenants only). The primary entrance for residents will be on West Court Street.
The commercial space and the community room will also have direct access from the sidewalk on
North Cayuga Street.
The lower level parking (see A100) contains parking, elevator access to the building lobby and
upper floors, waste and recycling room, maintenance office/shop and a mechanical room. The
parking area will be secured from the exterior with a security controlled coiling overhead door at the
West Court Street entrance. Openings at grade on the west and south sides will be secured with a
decorative grill.
The first to second floor height on the north and east sides of the building is 19’-4¾”. This height
allows for the introduction of mezzanines (or lofts) in four apartments and the commercial space
along the Court Street side of the building. This area of the building contains building entrances,
four apartments (with lofts), commercial space, and the community room.
Building Design
The original March 2015 development proposal addressed the urban and historic context on the
library site in several ways that have been carried though and improved in the current proposal.
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The basic building massing locates the upper floor apartment wings along West Court Street and
parallel to the property line with Lifelong on the west side. Due to the reuse of the lower level of the
library, this creates a raised landscaped plaza oriented towards DeWitt Park on the opposite side of
North Cayuga Street.
The north façade facing the residential buildings (consisting of both private residences and
businesses) on the north side of West Court Street has been redesigned. (See A201, A301, A303,
A305) The building is now two stories tall along West Court Street. The third and fourth floors are
set back 15’ from the floors below on the north and east sides. Smaller windows at the apartments
are differentiated from larger expanses of glass at the community room and commercial space.
Living rooms in apartments are extended 2’-10” from building face.
The east elevation of the building faces the First Presbyterian Church apse and steeple. The east
façade, with its articulation of the third and fourth floor setbacks, is designed to respond to the
articulation of the church’s apse and overall mass. The two buildings effectively create a gateway
presence at the intersection of North Cayuga and West Court Streets, indicating the transition from
the lower residential scale to the north to the greater density and building height in the Central
Business District (See A201, A302, A303, A304).
The façade facing the west towards the Lifelong property will consist of the same formal elements.
Balconies partially recessed into the façade will be retained (See A202, A305).
The elevations facing the plaza on the south side are articulated by balconies, connecting to the
plaza level with the patios provided for the plaza level apartments (See A203).
The parapet over the second floor is set at 30’-6” above the first floor, reduced from 35’-6” in the
previous submission. The roof over the fourth floor is set at 50’-0” (with an 8” high parapet above
the roof), meeting zoning requirements.
Mechanical units, the elevator over run and the extension of the west emergency egress stair to the
roof will extend higher than the adjacent roof. These are shown on the building elevations and
renderings.
The main entrance to the facility and its address will be on West Court Street. This entrance
connects to the building lobby and elevator and access to interior entrances to the apartments (See
A101).
A second entrance is located on North Cayuga Street. This is oriented to the community room and
commercial space located on the east side of the building.
The main building internal circulation also connects to the plaza to the south.
The commercial rental space and the community room have entrances to the sidewalk as well as
internal access.
SITE
Circulation/Access
Vehicular Circulation: The proposed vehicular circulation includes entry and exit from West Court
Street to garage parking in the basement. The existing 20’ curb cut will remain to accommodate
two-way traffic in and out of the garage at the current location.
Pedestrian & Bicycle Circulation: The proposed site plan includes removal and reconstruction of
sidewalks along West Court Street and North Cayuga Street. Ten bicycle parking spaces are located
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on North Cayuga Street; eight bicycle parking spaces are located east of the entrance on West
Court Street. Inside the building there is bicycle storage designated to accommodate approximately
12 bicycles for residents and employees. The covered interior storage accommodates 40% of the
project’s bicycle parking facilities.
Parking
The plan proposes interior underground parking at basement level of the building with 32 parking
spaces. The previous asphalt area on the parcel did not have defined parking spaces; however it
could support approximately two to four cars in addition to a loading dock and zone.
Site Lighting
The exterior lighting scheme proposes walkways be lit from building mounted fixtures and existing
street lighting. The parking garage will be lit as required by code.
Snow Storage/Trash Removal
Snow storage will not be needed for the garage parking spaces. Snow removal on sidewalks has
space for storage in the landscape beds between the sidewalk and building typical for the city. A
trash and recycling room with a compactor is located within the building. Trash and recycling
containers will be on wheels to be rolled out to West Court Street to be loaded into trash and
recycling trucks on pick-up day.
Landscaping
The proposed site plan includes new shrub beds along West Court Street and North Cayuga Street
between the sidewalk and building. The existing street trees on North Cayuga Street are anticipated
to remain depending on condition and location. A double row of trees will be added on the north
side of the building along West Court Street, these will be shorter flowering trees to eliminate future
conflict with overhead lines. The new trees will be planted in continuous planting beds using
structural soil and form an allee along the sidewalk. The west side of the building will have buffer
planting added between the existing Lifelong property and proposed DeWitt House building.
Site Materials
The proposed site materials consist of concrete walkways, accent paving to coordinate with existing
clay brick banding along the curb on West Court Street and North Cayuga Street, stainless steel
bicycle racks, granite curb, exposed aggregate pavement, and asphalt. Benches will also be
included as well as a stone seat wall and planter at the site interior.
Sagan Planet Walk Saturn Obelisk
The Saturn obelisk will remain on site, very near its current location. The proposed plan relocates
the model to the south approximately one foot. This would allow the Saturn model to remain on the
same side of the street on the same block and virtually the same location.
GUIDELINES FOR NEW CONSTRUCTION
The City of Ithaca Historic District and Landmark Design Guidelines provide direction regarding new
construction within an historic district, “while leaving ample room for individual expression and
contextually-appropriate contemporary design” (p. 96). As the guidelines state, “As long as the new
structure follows the form and example of its surroundings the effect on the area will be positive” (p.
96).
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The guidelines remind us that, ‘[i]t is important to remember that the goal of historic designation is the
preservation of historic character; the current or proposed use of a structure does not override the need for
visual compatibility between the structure and its historic environment” (p.96).
Placement and Orientation
The City of Ithaca Historic District and Landmark Design Guidelines define the placement and
orientation of a structure. “Placement refers to the location of a structure on its parcel relative to
adjacent structure and the street, while orientation refers to the positioning of the primary elevation
and entrance of a structure relative to adjacent structures and the street” (p. 97). The historic
districts each have a unique character and the guidelines are in place to preserve that character. In
regard to placement and orientation, the guidelines state that, “any new construction within the
districts must be compatible with these [historic visual] characteristics because they are characterdefining features of the historic district” (p. 97).
The building has been placed as close as allowed by zoning to the south and west property lines
while maintaining the library footprint. To the south a minimum 14.90’ setback is maintained. To the
west, a minimum five foot setback is maintained. This increases the distance of the building to the
curb along North Cayuga and West Court Streets. Distances are shown in the diagram below:

Compatibility Placement and Orientation Diagram: Proposed building distances from West Court Street
and North Cayuga Street

Scale and Massing
As new construction in the DeWitt Park Neighborhood Historic District, the DeWitt House strives to
negotiate the transition between a residential neighborhood immediately to the north with larger,
more monumental and massive civic and ecclesiastical buildings to the east and south. The block
itself contains an eclectic mix of residential, multi-family, commercial, and lodging buildings of a
variety of sizes and heights. The design of the proposed building is an evolutionary development of
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the March 2015 development proposal submitted to the Tompkins County Old Library Committee.
The urban and historic context of the library site has been addressed in several ways:
Scale
As scale is the visual size of a building, the design of new construction needs to respond to the
several varied sizes and characteristics of neighboring and nearby buildings. DeWitt House is
located at the boundary of the residential area to the north and the central business district to the
south. The Old Library and the First Presbyterian Church have long served as a visual gateway from
the north into downtown. County buildings along East Court Street range from three to four stories.
The church nave is approximately 62 feet high; the tower is approximately 93 feet high. The existing
Old Library main roof is 42 feet above grade, with rooftop structures up to and exceeding 50 feet.
DeWitt House will be four stories, 30’-6” high over the two story section, 50’-8” high over the partial
fourth floor.
As illustrated in the following diagram, multi-family residential and institutional buildings to the south
along North Cayuga Street are five stories or higher, transitioning to the dense Central Business
District south of Seneca Street.

Building Height Diagram

DeWitt House moderates visual size with articulated wings ringing the parcel edges around a central
raised plaza, rather than a single block or mass. Previous discussions with the City have resulted in
articulation of the ground plane, especially along the street, to provide setback and pedestrian scale
at the sidewalk.

Massing and Composition
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The above design moves on a macro scale also address massing, or the basic geometrical forms of
the building. The basic building massing locates the upper floor apartment wings along West Court
Street and parallel to the property line with Lifelong on the west side, with a short return at the east.
This creates an open raised plaza adjacent to the Dewitt Park Inn, oriented towards DeWitt Park on
the opposite side of North Cayuga Street.
The most significant change in the massing compared to earlier submissions is the setback of the
third and fourth floors on the West Court and North Cayuga façades. Renderings A301, A302, A303
and A305 show how this move effectively reduces the scale along the West Court Street in relation
to the residential scale buildings on the north side of the street.
The east elevation of the building addresses the end of the nave, steeple and apse of First
Presbyterian. The end of the building is designed to respond to the articulation of the church’s apse
and overall mass without being imitative (See A302). The step back on the building face at the
southeast corner puts it in scale with the lower DeWitt Park Inn and higher Queen Anne style
residence/office building at 306 North Cayuga Street (See A304).
Composition, which is the assembly of geometrical forms that articulate the massing, adds layers
and complexity through a series of smaller masses and planes. The north façade facing the
residential buildings (which consist of both private residences and businesses) on the north side of
West Court Street has been revised from the September 2016 submission. The first, second and
third floors retain the contemporary use of face brick as a veneer material (rather than a load bearing
masonry material), forming a composition of panels of brick, windows and with wood accents
(Limestone has been eliminated at the first floor).
The Court Street building façade set back ranges from 27.55’ to 30.52’ from the curb allowing space
for a landscaped buffer in front of the four apartments while allowing pedestrian activity and
potential activities spilling out from the commercial tenant.
The North Cayuga façade is set back 28.02’ to 31.10’ from the curb, creating landscape and open
space in front of the community room. There is a further setback where a landscaped terrace and
stairs access the plaza to the west. This open area will allow activities from the community room to
spill out on to the sidewalk.
The façade facing the west towards the Lifelong property will consist of the same formal elements
with the addition of balconies that are partially recessed into the mass. There is consistency in
language with the north elevation.
The elevations facing the plaza on the south side are articulated more utilizing full 5’-6” deep
balconies.
Roof Forms
The design retains the more contemporary approach to the building design. With the exception of
the west egress stair which has a sloped roof designed to reduce the mass, the roofs are flat with
level parapets (See A201, A202 and A203). As a contemporary building, construction detailing is
simplified.
Foundation
The first floor of most of the residential structures adjacent to this site are five to six risers above
grade. First Presbyterian Church has a water table of contrasting stone. DeWitt House will utilize
granite as a water table that runs under the apartment and storefront windows to provide a
regulatory line that alludes to the height of the porches. Granite is utilized as a water table in many
surrounding buildings and has been selected for contrasting texture and durability (See A204).
Footprint
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The CBD-50 zoning classification allows 100% site coverage (with the exception of a 10 foot rear
yard setback). The proposed plans include lot coverage of 68.9%, the existing library has lot
coverage of 43.5%.
Like the First Presbyterian Church, DeWitt House’s function and program are reflected in the foot
print along both West Court Street and North Cayuga Street. The community room and commercial
occupants on the first floor will bring activity to the street and amenities to the neighborhood. The
rhythm created by the individual smaller buildings on the north side of West Court Street is reflected
in the extensions in the facade.
In general, the building footprint responds to the larger buildings coming out of the downtown core.
Massing, composition and detail are used above the first floor to begin to reflect and transition to the
smaller residential scale to the north.
Height
The parapet of the roof over fourth floor is set at 50’-8” feet above the first floor. The roof surface will
be at or below 50’, in compliance with zoning requirements. As described above, the height of
DeWitt House will relate to the taller First Presbyterian Church and bookends the block with the fivestory, 53 foot tall Cayuga Apartments on the corner of North Cayuga Street and West Buffalo Street.
Materials and Details
Exterior materials for DeWitt House have been selected to be contemporary interpretations of
materials found on neighboring residential, religious and institutional buildings. See Drawing A204
for images of proposed materials. The drawing references below show the relationship of the
proposed materials with the materials in the surrounding area.
Walls
Face brick and prefinished fiber cement board siding will be the primary wall materials:
The first, second and third story walls will be clad in face brick similar in texture and color to
municipal buildings and multifamily housing to the east and south. Prefinished fiber cement panels
are used as accents adjacent to glazed areas. Aluminum trim and copings are utilized as detail
elements.
Fiber cement board siding will be utilized on the fourth floor, visually relating to, but not matching or
imitating the clapboards on nearby houses. Similar details of dimension, joinery and texture/finish
will be gleaned from the neighborhood context (See A204).
Guard rails at the balconies will be prefinished aluminum rails with horizontal intermediate rails.
Windows and Openings
Aluminum framed store front systems and doors will be utilized at the commercial spaces,
community room and building entrances. These typically sit in masonry walls and will have clean
edges without trim, but with brick and stone returns. The larger storefront areas will be subdivided
for scale.
Apartment windows will be residential style casement, awning and fixed windows, aluminum or
fiberglass clad. These will relate to the type, proportions and scale of windows found on both
residences and larger nearby buildings. There will be minimal trim, only sufficient to provide returns,
casings and sills in this contemporary use of a siding material. Trim boards will be utilized to “join”
together windows into larger groupings. The tall proportions of single windows found in nearby
residences are scaled to the requirements of the DeWitt House program and Energy Code
requirements for percentage of wall openings.
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Parking Enclosure
The areas of the façade enclosing parking on the west and south sides of the building will be
enclosed with brick clad columns, prefinished fiber cement board fascias and a decorative grill at
the openings.
Details
The top of the building at each level will be capped with an aluminum cornice with a simple,
contemporary profile (See A204).
Windows located in the walls clad with siding will have casings and trim made of the same material
as the siding (fiber cement board trim).
Refer to Elevations on A201, A202 and A203.
Streetscape Character
Streetscape design includes eight to ten foot wide sidewalks with double rows of planting along the
private parts of the building and a more open plaza at the corner of North Cayuga and West Court
Streets and at the public community room.
Gardens
The proposed project design includes vegetated gardens between the proposed building and the
Dewitt Park Inn. The design preserves the Dewitt Park Inn’s existing garden (part of which is located
on the development parcel) and maintains much of an existing concrete wall (also located on the
development parcel).
Accessibility
The project site and new building will be fully accessible in compliance with 2010 ADA Standards for
Accessible Design and ICC A117.1-2009 Accessible and Usable Buildings and Facilities. The first
floor will have grade level entrances and full accessibility to the Community Room, commercial
spaces, apartments and accessible parking in the covered parking area. Elevator access to upper
floors will provide accessible access to all apartments. All apartments will meet the accessibility
requirements of the Building Code of NYS.
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