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From:

Jennifer Kusznir, Economic Development Planner

Date:

April 25, 2017

Re:

Proposed Waterfront Zoning

The purpose of this memo is to provide information regarding proposed new zoning for the
waterfront area.
In September of 2015, the Common Council adopted Plan Ithaca as Phase I of the City
Comprehensive Plan and in November of 2015, staff was directed to begin working on a waterfront
development plan as a part of the next phase for the Comprehensive Plan.
In March of 2016, the Common Council adopted legislation establishing a Temporary Mandatory
Planned Unit Development (TMPUD) in the waterfront study for a period of 18 months. This was
intended to allow the Common Council to have transitional oversight for potential development
projects and to ensure that development in this area supports the goals of the City’s Comprehensive
Plan, while the plan for the waterfront and the associated new zoning could be established.
In order to develop recommendations for the plan and for the zoning a waterfront working group
made up of 17 members of the public and City Planning Staff was established. The group began
meeting regularly in September of 2016. Given the deadline of establishing new zoning prior to
the expiration of the TMPUD, the waterfront working group has focused on completing a land use
section of the plan and making recommendations for future zoning for the Waterfront Study Area.
In December of 2016 the working group hosted two open houses to solicit additional input from
the public. Using feedback from the public and goals from Plan Ithaca the working group has
completed the land use section of the draft plan. Enclosed is a draft Land Use Chapter for the
Waterfront Plan.
This chapter includes goals that were introduced in Phase 1 of the Comprehensive Plan and
explains how they are applicable to the waterfront area. When developing this plan, the working

group specifically referenced goals regarding protecting view sheds, allowing public access to the
waterfront, enhancing pedestrian and bicycle connections, reducing the impacts of parking in new
developments, and creating a mixed use district, including commercial, and housing, with an
emphasis on uses that create an active waterfront environment. Four distinct character areas of the
waterfront are identified in the land use chapter, which can also be seen on the enclosed map. The
waterfront working group used these character areas to develop a recommendation for zoning for
the waterfront.
Enclosed for your consideration is a draft ordinance containing the recommended zoning from the
waterfront working group. Areas that are highlighted and underlined were added as
recommendations from the working group after the document was sent to the Planning Committee.
A draft Full Environmental Assessment Form (FEAF) for this action is also enclosed.
The Planning and Economic Development of the Common Council will consider this proposal at
their regularly scheduled meeting on May 10, 2017. Your comments are respectfully requested
prior to May 8, 2017. If you have any questions, feel free to contact me at 274-6410.
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PLANNING COMMITTEE:
An Ordinance Amending the Municipal Code of the City Of Ithaca,
Chapter 325, Entitled “Zoning” To Establish New Zoning for the
Waterfront Area

ORDINANCE NO. ____

1.

WHEREAS, on September 2, 2015, the Common Council adopted
Plan Ithaca as Phase I of the City Comprehensive Plan, and

2.

WHEREAS, this plan identifies the desired future land uses
in the City, as well as areas where development is
anticipated and encouraged, and identifies community goals
and recommendations for the City, and

3.

WHEREAS, on August 17, 2015, the City of Ithaca
Comprehensive
Plan
Committee
submitted
a
written
recommendation to the City that included developing a plan
for the waterfront as a priority for the next phase of the
City’s Comprehensive Plan, and

4.

WHEREAS, in November of 2015, the Planning and Economic
Development Committee of the Common Council directed
Planning Staff to begin working on a waterfront development
plan as a part of the next phase for the Comprehensive Plan,
and

5.

WHEREAS, on March 2, 2016, the Common Council adopted
legislation establishing a Temporary Mandatory Planned Unit
Development (TMPUD) in order to provide the Common Council
with transitional oversight for potential development
projects to ensure development in the waterfront study area
supports the goals of the City’s Comprehensive Plan, while
the plan for the waterfront and the associated new zoning
could be established, and

6.

WHEREAS, the TMPUD was established for a period of 18 months,
during which time the Common Council was charged with
adopting new zoning regulations for the waterfront area, and

7.

WHEREAS, the City Comprehensive Plan identifies the goals
for the Waterfront Mixed Use area as the creation of a mixed
use district, including commercial, and housing, with an
emphasis on uses that create an active waterfront
environment, and
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8.

9.

WHEREAS, the City Comprehensive Plan further notes that “new
development should protect view sheds and allow public
access to the waterfront, and pedestrian and bicycle
connections should be improved, and reducing the impacts of
parking in new development should be carefully considered,
and
WHEREAS, in order to develop recommendations for the plan
and for the zoning, the City established a waterfront
working group made up of 17 members of the public and City
Planning Staff, and

10. WHEREAS, the waterfront working group began meeting in
September of 2016 and in December of 2016 they hosted two
open houses in order to solicit additional input from the
public, and
11. WHEREAS, given the deadline of establishing new zoning prior
to the expiration of the TMPUD in August 2017, the waterfront
working group has focused on completing a land use section
of the plan and making recommendations for future zoning for
the Waterfront Study Area, and
12. WHEREAS, using feedback from the public and goals from Plan
Ithaca the working group has completed the land use section
of the draft plan and has used this section to make
recommendations for changes to the current zoning in the
Waterfront Study Area, now therefore be it
RESOLVED, that the Common Council does hereby adopt the Land Use
Chapter of the Waterfront Plan with the intent that the once the
full Waterfront Plan is completed, this chapter will be inserted
as a part of the plan, and
BE IT NOW ORDAINED AND ENACTED by the Common Council of the City
of Ithaca that Chapter 325 of the City Code be amended as
follows:
Section 1. Chapter 325-3B of the Municipal Code of the City of
Ithaca, entitled “Definitions and Word Usage”, is hereby amended
to add the following new definitions:
LIGHT INDUSTRIAL
Fabrication,
processing,
manufacturing,
converting,
altering, assembling or other handling of products that:
A. Does not result in:
(1) Dissemination of noise, vibration, odor, dust,
smoke, detectable gas or fumes or their atmospheric
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pollutant beyond the boundaries of the property lines in
which such use is conducted;
(2) Unusual hazard of fire, explosion or other physical
danger to any person, building or vegetation;
(3) Radiation or interference with radio or television
reception beyond the boundary of the property;
(4) A harmful discharge of waste material or any other
means of disposal of waste material other than by delivery
to an authorized, off-site treatment facility;
HEAVY INDUSTRIAL
Fabrication,
processing,
manufacturing,
converting,
altering, assembling or other handling of products. Heavy
industrial uses may result in loud noises, vibrations, or
odors. These negative effects must be mitigated, so that
the impacts do not reach beyond the boundaries of the
district where the use is permitted.
HEALTH CARE FACILITY
Health Care Facilities are places that provide health care
services, but are not intended for overnight stay. Health
Care Facilities may include, , clinics, outpatient care
centers, and urgent care facilities.
FOOD PRODUCTION FACILITY
Any facility that is used to transform raw ingredients,
by physical or chemical means, into food or other items
meant for human consumption, or for food into other forms,
including the processing and packaging of the food items.
Food Production Facilities may include, but are not
limited to bakeries, brew pubs, coffee roasters, wineries,
food packaging facilities.

Section 2. Section 325-4 of the Municipal Code of the City of
Ithaca, entitled “Establishment of Districts”, is hereby amended
in order to add the following zoning districts:
WE/WFD
CSD
ND
MD

West End/Waterfront District
Cherry Street District
Newman District
Market District

Section 325-4 is further amended to delete the following zoning
districts:
M-1
Marine Commercial
WF-1
Waterfront 1
WF-2
Waterfront 2
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Section 3. Section 325-8 of the Municipal Code of the City of
Ithaca is hereby amended as follows to establish district
regulations for the new WE/WF District and to amend the District
Regulations Chart as follows:
West End/Waterfront District (WE/WF)
Permitted Primary Uses
1. Any Use Permitted in B-2 Zone, with the exception of
1 and 2 family detached or semi-detached dwellings,
fraternity, sorority or group houses, or dormitories,
or Bed and Breakfast homes-which are not permitted in
the WE-WF District
2. Water Related Light Industrial Uses, including boat
fueling stations
3. Sale, rental, repair or storage, of marine related
recreational equipment such as boats, marine engines,
sails, cabin equipment
4. Parking Garages-Permitted by Special Permit
Specifically Prohibited in the WE/WF District:
Specifically Prohibited: Heavy Industrial Uses, Non
Water Related Light Industrial, 1 and 2 family detached
or semi-detached dwellings, Mobile Homes, Petroleum
Storage, Cemeteries,
Casinos, Fueling Stations,
Single Story Self-Storage Facilities, Big Box Retail,
Drive Through Establishments, Large Scale Breweries,
Vehicle Sales and Service, Printing, Heating, a/c,
etc.
Permitted Accessory Uses
1. Any accessory use permitted in the B-2 Zone
2. Boat fueling station
3. Snowmobile sales, service, rental in conjunction with
boat sales, rental or service
4. Parking lot/parking garage
5. Outdoor storage of materials
6. Storage of marine related recreation equipment such as
boats, marine engines, sails, cabin equipment as it
relates to permitted primary uses under zoning
Off Street Parking Requirement
None
Off Street Loading Requirement
None
Minimum Lot Size (SF)
3000
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Minimum Width in Feet at Street Line
30
Maximum Building Height
Any building not located along the water can have a maximum
building height of 63’ and 5 stories.
Waterfront Stepback Requirement
For any buildings located along the water, the first 10’ of
building facing the water must be between 2-3 stories in
height. After the first 10 feet, buildings may have a
maximum height of 63’ and 5 stories. Any property that
provides a public walkway along the waterfront is exempt
from the stepback requirement and may have a maximum
building height of 63’ and 5 stories.
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Maximum Percentage of Lot Coverage by Buildings
100%, Except for Required Setbacks
Yard Dimensions
Required Minimum Front Yard- No front yard setback is
required, except as necessary to provide a minimum 5'
sidewalk and an 8' tree lawn
Required Minimum Side Yard- 0
Required Minimum Other Side Yard- 0’
Required Minimum Rear Yard- For properties located
along the waterfront, there is a minimum setback of
20' from the top of bank, except for the eastern side
of Inlet Island, where the setback for buildings is
10’ from the water.
However, uncovered structures
such as decks and patios have no setback from the
water. In some areas an additional setback from the
water may be required by the NYS DEC easement. For
properties not located directly adjacent to the water
the minimum rear yard setback is 10'.
Minimum Building Height
For Water Dependent Uses there is no minimum building
height. For any non-water dependent uses, buildings
must be a minimum of 2 stories in height

Section 4. Section 325-8 of the Municipal Code of the City of
Ithaca is hereby amended as follows to establish district
regulations for the new Cherry Street District (CSD), and to
amend the District Regulations Chart as follows:
Cherry Street District (CSD)
Permitted Primary Uses
1. Any use permitted in the WE-WF District, with the
exception of residential uses on the ground floor of
any building. Residential uses are permitted on upper
stories.
2. Light Industrial Uses
3. Large Scale Breweries
4. Food Production
Specifically Prohibited in the CSD:
Specifically Prohibited: Mobile Homes, Petroleum
Storage, Casinos, Fueling Stations, Single Story
Self-Storage Facilities, Big Box Retail, Drive-thru
Establishments, Cemeteries
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Permitted Accessory Uses
Any accessory use permitted in the B-2 Zone
Off Street Parking Requirement
None
Off Street Loading Requirement
None
Minimum Lot Size (SF)
3000
Minimum Width in Feet at Street Line
30
Maximum Building Height
63’
5 Stories
Maximum Percentage of Lot Coverage by Buildings
100%, Except for Required Setbacks
Yard Dimensions
Required Minimum Front Yard- No front yard setback is
required, except as necessary to provide a minimum 5'
sidewalk and a preferred 8' tree lawn-When an 8’ tree
lawn is not feasible, the Planning Board, at their
discretion, may reduce the tree lawn requirement to
5’.
Required Minimum Side Yard- 10’
Required Minimum Other Side Yard- 10’
Required Minimum Rear Yard- For properties located
along the waterfront, there is a minimum setback of
25' from the top of bank.
For properties not located
directly adjacent to the water the minimum rear yard
setback is 10'.
Minimum Building Height
For Industrial Uses there is no minimum building
height. For any non-industrial uses buildings must
be a minimum of 2 stories in height

Section 5. Section 325-8 of the Municipal Code of the City of
Ithaca is hereby amended as follows to establish district
regulations for the new Newman District (ND), and to amend the
District Regulations Chart as follows:

7|Page

5/4/2017

Newman District (ND)
Permitted Primary Uses
1. Any Use Permitted in B-1 Zone, with the exception of
1 and 2 Family Detached or Semi-Detached Dwellings,
Fraternity, Sorority, or Dormitories, or Bed and
Breakfast homes, and Funeral Homes, and Banks or
Monetary Institutions, which are not permitted in the
Newman District.
2. Retail store or Service Commercial Facility
3. Restaurants, Fast Food Establishment, Tavern, with the
exception
of establishments where food or drink is
intended to be served to or consumed by persons in
automobiles
4. Club, Lodge or Private Social Center
5. Theater, Bowling Alley, Auditorium or Other Similar
Place of Public Assembly
6. Hotel/Motel/Boatel
7. Recreational or Cultural Facilities such as a Park,
Playground, Art Museum, fishing pier, or yacht club
8. Public Recreation
9. Sale, Rental, Repair, or Storage of Marine-related
Recreational Equipment, such as boats, marine engines,
sails, cabin equipment, and boat fueling
Permitted Accessory Uses
1. Any accessory use permitted in the WE/WFD Zone,
2. Confectionary, Millinery, dressmaking, and Other
Activities involving Light Hand Fabrication, as well
as sales.
3. Parking Garages

Off Street Parking Requirement
None
Off Street Loading Requirement
None
Minimum Lot Size (SF)
3000
Minimum Width in Feet at Street Line
30
Maximum Building Height
For properties located along the waterfront, the first 12'
building facing the water is restricted to have a maximum
building height of 2-3 stories after that the building may
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step up to 5' stories. Properties not located adjacent to
the water have a maximum of 5 stories and 63'
Maximum Percentage of Lot Coverage by Buildings
100%, Except for Required Setbacks
Yard Dimensions
Required Minimum Front Yard- No front yard setback is
required, except as necessary to provide a minimum 5'
sidewalk and a preferred 8' tree lawn.
Required Minimum Side Yard- 5’
Required Minimum Other Side Yard- 5’
Required Minimum Rear Yard- For properties located
along the waterfront, there is a minimum setback of
20' from the top of bank For properties not located
directly adjacent to the water the minimum rear yard
setback is 10'.
Minimum Building Height
25’
2 Stories

Section 6. Section 325-8 of the Municipal Code of the City of
Ithaca is hereby amended as follows to establish district
regulations for the new Market District (MD), and to amend the
District Regulations Chart as follows:
Market District (MD)
Permitted Primary Uses
1. Any use permitted in the Newman District
2. Health Care facilities
3. B&B Inns
4. Confectionary, Millinery, dressmaking, and Other
Activities involving Light Hand Fabrication, as well
as sales.
5. Food Production Facilities
Permitted Accessory Uses
1. Any accessory use permitted in the ND Zone
2. Drive-Thru Banking Services
3. Parking Garages
Off Street Parking Requirement
None
Off Street Loading Requirement
None
Minimum Lot Size (SF)
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3000
Minimum Width in Feet at Street Line
30
Maximum Building Height
For properties located along the waterfront, the first 12'
building facing the water is restricted to have a maximum
building height of 2-3 stories after that the building may
step up to 5' stories. Properties not located adjacent to
the water have a maximum of 5 stories and 63'
Maximum Percentage of Lot Coverage by Buildings
100%, Except for Required Setbacks
Yard Dimensions
Required Minimum Front Yard- No front yard setback is
required, except as necessary to provide a minimum 5'
sidewalk and an 8' tree lawn
Required Minimum Side Yard- 5’
Required Minimum Other Side Yard- 5’
Required Minimum Rear Yard- For properties located
along the waterfront, there is a minimum setback of
20' from the top of bank. For properties not located
directly adjacent to the water the minimum rear yard
setback is 10'.
Minimum Building Height
25’
2 Stories

Section 7. The City Planning and Development Board, the City Clerk
and the Planning Department shall amend the district regulations
chart in accordance with the amendments made herewith.
Section 8. Severability. Severability is intended throughout and
within the provisions of this local law.
If any section,
subsection, sentence, clause, phrase or portion of this local law
is held to be invalid or unconstitutional by a court of competent
jurisdiction, then that decision shall not affect the validity of
the remaining portion.
Section 9.
Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices
as provided in the Ithaca City Charter.
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FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
PART 1—PROJECT INFORMATION
(Prepared by Project Sponsor/Applicant) 4/25/17

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: Waterfront Rezoning
Location of Action: Waterfront Study Area
Name of Applicant/Sponsor: City of Ithaca
Address: 108 East Green Street
City/Town/Village:

Ithaca

State:

Business Phone: 607-274-6550

New York

ZIP: 14850

E-Mail: jkusznir@cityofithaca.org

Name of Owner (if different from applicant/sponsor):
Address:
City/Town/Village:
Business Phone:

State:

ZIP:
E-Mail:

Description of Action: The action being considered is the adoption of new zoning for the waterfront
area. Specifically, the action includes the creation of four new zoning districts, the Cherry Street
District, the Newman District, the Market District, and the West End/ Waterfront District. The newly
created districts will be replacing areas formerly zoned, I-1, WF-1, WF-2, and P-1. See enclosed map
for the proposed boundaries of each of the four districts.

— 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

Agricultural

Commercial

Public

Forest

Other: _________________________

2. Total area of project area: _____225 acres _____ square feet. (Chosen units also apply to following
ti )
Approximate Area (Units in Question 2 above apply to this section.)
Currently
After Completion
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): ___________________

24
1.5
20
6.5
173

3a. What is the predominant soil type(s) on project site (e.g., HdB, silty loam, etc.): _Sloan-Teel, alluvial land,
Hamlin-Teel, Hamlin, fan-Palmyra________________
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?

unknown

4c. What is depth to the water table?

unknown

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?
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Yes

No

N/A

(feet)
(feet)
0-10%

100 %

15% or greater
Yes

No

10-15%

%

%
N/A

Chemung Canal Trust Company
Yes
No
N/A
Chemung Canal Trust Company
Yes
No
species: Fishing

N/A If “Yes,” identify each
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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: Ithaca Farmer’s Market, Inlet Island
Promenade, Lookout Point, Brindley Park, Sections
of the Cayuga Waterfront Trail
Yes

No

N/A

Describe: Waterfront views, views of East, West,
and South Hills, Views of Cass Park
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?

Yes

No

N/A

Describe: _________________________________

13. Stream(s) within or contiguous to project area:

a. Names of stream(s) or river(s) to which it is a
tributary: Cayuga Inlet, Flood Control Channel,
Six Mile Creek, Cascadilla Creek

14. Lakes, ponds, or wetland areas within or
contiguous to project area:

a. Name(s): .75 acres of wetlands located on the
Cherry Street extension
b. Size(s) in acres: .75 acres

15. Has site been used for land disposal of solid
and/or hazardous wastes?

Yes

No

N/A

Describe: See Part 3
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?
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Yes

No

N/A

Yes

No

N/A

Yes

No

N/A
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B.

PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate): ______________
1a. Total contiguous area owned by project sponsor either in acres: The total area being re-zoned is 225
acres. This area is owned by various private and public entities.
1b. Project acreage developed: +/- 60% Acres, initially:
+/- 135
Acres, ultimately: Unknown
1c. Project acreage to remain undeveloped: NA
1d. Length of project in miles (if appropriate): NA or feet: NA
1e. If project is an expansion, indicate percentage change proposed: NA
1f. Number of existing off-street parking spaces:

323

Proposed: Unknown

1g. Maximum vehicular trips generated (on completion of project) per day: Unknown Per hour: ______
1h. Height of tallest proposed structure in feet: Tallest permitted structure in proposed zoning will be 63’
and 5 stories. No new structures are being proposed under this action. Any new structures will
undergo a separate environmental review as part of the site plan approval process.
1i. Linear feet of frontage along a public street or thoroughfare that the project will occupy: NA
2. Specify what type(s) of natural material (i.e., rock, earth, etc.) and how much will be removed from the
site: NA Or added to the site: NA
3. Specify what type(s) of vegetation (e.g., trees, shrubs, ground cover) and how much will be removed from
the site: Acres: NA Type(s) of Vegetation: NA
4. Will any mature trees or other locally important vegetation be removed for this project?
Yes

No

N/A If “Yes,” explain: ________________________________________________

5. Are there any plans for re-vegetation to replace vegetation removed during construction? NA
6. If single-phase project, anticipated period of construction: NA months (including demolition)
7. If multi-phase project, anticipated period of construction: NA months (including demolition)
7a. Total number of phases anticipated: NA
7b. Anticipated date of commencement for first phase: NA month

NA year (including demolition)

7c. Approximate completion date of final phase: NA month NA year.
7d. Is phase one financially dependent on subsequent phases?

Yes

No

N/A

8. Will blasting occur during construction?
Yes
No
N/A If “Yes,” explain: NA
9. Number of jobs generated during construction: NA After project is completed: NA
10. Number of jobs eliminated by this project: NA Explain: NA
11. Will project require relocation of any projects or facilities?
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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. If “Yes,” indicate type of waste (e.g., sewage, industrial, etc.):
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: No change in water surface area is
anticipated as a result of this action. Any projects that are proposed in the new zoning will have to
undergo a separate environmental review as part of the site plan approval process.
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: Portions of the waterfront area that are located along the Inlet
are in the 100 year flood plain. On Cherry the Street Extension there is approximately .75 acres of
undesignated wetlands (as described in Article 24 of the ECL).
15a. Does project involve disposal of solid waste?
Yes
No
N/A
15b. If #15a. If “Yes,” will an existing solid waste disposal facility be used?

Yes

No

N/A

15c. If #15b. is “Yes,” give name of disposal facility: NA and location: NA
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?
16. Will project use herbicides or pesticides?

Yes
Yes

No
No

N/A If “Yes,” explain:
N/A If “Yes,” specify:

17.

Will project affect a building or site listed on or eligible for the National or State Register of historic
Places, or a local landmark, or in a landmark district?
Yes
No
N/A If “Yes,” explain:
The Chemung Canal Bank building is a locally designated historic landmark and the current
protections will remain in place with the proposed zoning.
18. Will project produce odors?
Yes
No
N/A If yes, explain: No odors are anticipated as a
result of this action. Any projects that are proposed in the new zoning will have to undergo a
separate environmental review as part of the site plan review process.

19.

Will project produce operating noise exceeding the local ambient noise-level during construction?
Yes
No
N/A After construction?
Yes
No
N/A No noise is anticipated as a
result of this action. Any projects that are proposed in the new zoning will have to undergo a
separate environmental review as part of the site plan review process.

20. Will project result in an increase of energy use?
21.

Yes

No

N/A If yes, indicate type(s):

Total anticipated water usage per day in gals./day: NA Source of water: NA
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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? ___I-1, P-1, WF-1, WF-2_, and Adult Uses__________
3. If site is developed as permitted by current zoning, what is the maximum potential development?
Current Zoning has approximately 72 acres of industrially zoned land. Industrial land has a
maximum height of 4 stories and 50’ and 40% lot coverage. There is an additional 53 acres that are
zoned WF-1 and approximately 28 acres zoned WF-2. Both the WF-1 and WF-2 have a maximum
building height of 63’ and a maximum lot coverage of 100%.
4. Is proposed use consistent with present zoning?

Yes

No

N/A

5. If #4 is “No,” indicate desired zoning: West End/Waterfront (WF), Cherry Street District (CSD),
Newman District (ND), Market District (MD)
6. If site is developed by proposed zoning, what is the maximum potential development of the site? The
proposed zoning has 60 acres zoned as the Market District, 33 acres zoned Newman District, 50
acres zoned West End/Waterfront District, and 86 acres zoned Cherry Street District. All four of
these districts have a maximum allowable height of 63’ and a maximum lot coverage of 100%.
7. Is proposed action consistent with the recommended uses in adopted local land use plans?
Yes
No
N/A If “No,” explain: _____________________________________________
8. What is the dominant land use and zoning classification within a ¼-mile radius of the project?
(e.g., R-1a, R-1b) SW-1, MH-1, SW-2, I-1, , P-1, WF-1, Wf-2, WEDZ-1a,WEDZ-1b, B-4, WEDZ-1b,
CBD-60, R-1a, R-2a, R-3a, R-3aa, R-2b, R-3b, B-2a, R-2c, B-2d, B-4
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? NA
10b. What is the minimum lot size proposed? 3000 SF
11.

Will proposed action create demand for any community-provided services? (e.g., recreation, education,
Yes
No
N/A Explain: Not as a result of the action, which is
police, fire protection, etc.)?
for proposed zoning. Any projects that are proposed in the new zoning will have to undergo a
separate environmental review as part of the site plan review process.
If “Yes,” is existing capacity sufficient to handle projected demand?
Yes
No
N/A
Explain: _____________________________

12.

Will proposed action result in the generation of traffic significantly above present levels?
Yes
No
N/A Not as a result of the action, which is for proposed zoning. Any projects
that are proposed in the new zoning will have to undergo a separate environmental review as part
of the site plan review process.
If yes, is existing road network adequate to handle additional traffic?
Yes
No
N/A Explain: __________________________________________

4/25/17

6

D.
1.

APPROVALS
Approvals: Adoption by Common Council Adoption

2a. Is any Federal permit required?

Yes

No

N/A Specify: _________________

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

N/A

2c. Local and Regional Approvals:
Agency
Common Council

Yes

No

Type of
Approval Required
Adoption

Submittal
Date

Approval
Date

Board of Zoning Appeals (BZA)
Planning & Development Board
Ithaca Landmarks Preservation
Commission (ILPC)
Board of Public Works (BPW)
Fire Department
Police Department
Director of Code Enforcement
Ithaca Urban Renewal Agency
(IURA)
Other: _____________________
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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:

Jennifer Kusznir

Signature:
Title/Role:

Senior Planner

----------------------------------------------------------------------------------------
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 - Project Impacts
Project Name: Waterfront District Re-Zoning
Date Created: 4/17/17
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 Not as

a result of the action, which is for proposed zoning
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):

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):

4/25/17
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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 Not as a

result of the action, which is for proposed zoning.
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 Not as a result of the

action, which is for proposed zoning
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):

4/25/17

11

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

Not as a result of the action, which is for proposed zoning.
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

Other impacts (if any

IMPACT ON AIR

7. Will project affect air quality?

Yes

No Not as a result of the action, which is for

proposed zoning.
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):
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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 Not as a result of the action, which is for proposed zoning.
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 Not as a result of the action, which is for proposed zoning.
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):

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):

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 Not as a result of

the action, which is for proposed zoning.
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 Not as a
construction of, or after completion of, this proposed action?

result of the action, which is for proposed zoning.
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):

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?
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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):

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

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

Yes

No -See

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

Small-toModerate
Impact
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Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

18

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

No

Unknown

----------------------------------------------------------------------------------------
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 - Project Impacts
Project Name: Waterfront District Re-Zoning
Date Created: 4/17/17

PROJECT DESCRIPTION
The action being considered is the adoption of new zoning for the waterfront area.
In September of 2015, the Common Council adopted Plan Ithaca as Phase I of the City Comprehensive Plan
and in November of 2015, staff was directed to begin working on a waterfront development plan as a part of
the next phase for the Comprehensive Plan.
In March of 2016, the Common Council adopted legislation establishing a Temporary Mandatory Planned
Unit Development (TMPUD) in the waterfront study for a period of 18 months. This was intended to allow
the Common Council to have transitional oversight for potential development projects and to ensure that
development in this area supports the goals of the City’s Comprehensive Plan, while the plan for the
waterfront and the associated new zoning could be established.
In order to develop recommendations for the plan and for the zoning a waterfront working group made up of
17 members of the public and City Planning Staff was established. The group began meeting regularly in
September of 2016. Given the deadline of establishing new zoning prior to the expiration of the TMPUD,
the waterfront working group has focused on completing a land use section of the plan and making
recommendations for future zoning for the Waterfront Study Area.
In December of 2016 the working group hosted two open houses to solicit additional input from the public.
Using feedback from the public and goals from Plan Ithaca the working group completed the land use section
of the draft plan.
This chapter includes the goals that were introduced in Phase 1 of the Comprehensive Plan and explains how
they are applicable to the waterfront area. When developing this plan, the working group specifically
referenced goals regarding protecting view sheds, allowing public access to the waterfront, enhancing
pedestrian and bicycle connections, reducing the impacts of parking in new developments, and creating a
mixed use district, including commercial, and housing, with an emphasis on uses that create an active
waterfront environment.
This chapter divides the waterfront area into four district character areas. The waterfront working group used
these areas to develop a recommendation for zoning for the waterfront.
IMPACT ON LAND, WATER, DRAINAGE, AIR
Since the action being evaluated is the adoption of new zoning, it does not contain any immediate physical
impacts on land, water, drainage, plants, or animals. Any new projects that are proposed will need to
undergo a complete environmental review as part of the site plan review process.
This zoning amendment may result in future development that could have construction on land where the
depth to the water table is less than 3 feet. This impact is small to moderate because the existing zoning
already allows development in this area and this is a common condition in the “flats” of the City.
The
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proposed zoning does not change the amount of construction that is permitted. Therefore the proposed action
does not significantly increase the impacts on land.
Additionally, future development may occur as a result of this action that could be located adjacent to the
Flood Control Channel, the Cayuga Inlet, Cascadilla Creek, or Fall Creek. Impacts as a result of this action
are expected to be minimal, since the level of development permitted will not change, only the permitted
uses.
Wetlands
On April 24, 2012, the City of Ithaca Planning Board passed a resolution for the Declaration of
Uninhabitable Land pertaining to a minor subdivision of City of Ithaca Tax Parcel # 100-2-1.2, Cherry
Street. The subdivision was for the existing 8.25-acre lot to be subdivided into two parcels. The parcel
fronting on Cherry Street measured 6.00 acres, and was transferred to the Ithaca Urban Renewal Agency
(IURA) for future sale and development. The remaining parcel, measured 2.25 acres and contained the .75
acres of wetlands. This parcel is protected from development in that it has been retained by the City for open
space (future potential for substitute park land). Also adopted was a permanent easements for utilities,
alignment for the future Black Diamond trail, and a proposed 25’ wetland buffer on the 6 acre parcel.
IMPACT ON HISTORIC AND ARCHAEIOLOGICAL RESOURCES
The proposed waterfront zoning area contains the Chemung Canal Bank building, located at 806 West
Buffalo Street. This structure is a locally registered landmark. The rezoning is expected to have a potential
future small to moderate impact because the proposed allowable uses in this area are similar to the existing
allowable uses.
IMPACT ON VIEWS
The proposed action is a rezoning that will allow for development along the waterfront. Any development
in the waterfront area may impact views of the waterfront. The area is currently zoned for development, so
the possible future impacts are expected to be about the same as any impacts that would result from
development that would be in compliance with the existing zoning. Future decisions about development will
be guided by Plan Ithaca, the City’s recently adopted comprehensive plan. In Section 3.3, Future Land Use
Categories, Waterfront Mixed Use, Planned Characteristics, it states; “New development should protect
view sheds and allow public access to the waterfront.
IMPACT ON PUBLIC HEALTH
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. Historically, much of this area was devoted to transportation; a barge canal
terminal, the Lehigh Valley Railroad, a trolley used for local transportation, and petroleum product storage.
Additionally, coal tar was transported west on Court Street via a wooden duct “to the barge-loading facility,
on the Cayuga Inlet. It has been reported that tar escaped from several subsurface structures on the plant site
and also from the conduits, creating an extensive (and unusually shaped) pattern of subsurface tar
contamination.” (Coal Tar Pollution: New York Cleanup Sites - Google
https://www.google.com/mymaps/viewer?mid=1cok783lvIMdGDCQh1qzJRjMf900&hl=en
NYSEG
completed the remediation from the gas manufacturing plant on Buffalo and Plain Streets to the Cayuga
Inlet.
It is also known that coal tar exists in the northeast corner of the Ithaca Area Wastewater Treatment Facility.
Should anything be built in the location, the contamination would need to be remediated.
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Finger Lakes Development, LLC (“Developer”) completed environmental remediation from contamination
caused by petroleum storage tanks in the late 90’s in preparation for the development of the Boatyard Grill
Restaurant on Inlet Island. Additionally, subsurface conditions on Inlet Island appear to require remediation
of approximately 4,500 to 7,500 cubic feet of contaminated soils from bulk fuel storage uses. This land is
currently under the ownership of the IURA and the City. However, the contamination existed prior to
City/IURA ownership.
Due to the history of this area, all land is suspect for contamination and will require further environmental
investigation.
IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD
The proposed change in the allowable uses for this area could have a moderate impact on the character of the
community. The largest potential impact is that there are 72 acres that are currently zoned industrial and do
not permit residential uses. The proposed zoning would limit industrial to light industrial and would allow
for residential uses in all zones in the waterfront district. This could result in new mixed use and residential
neighborhoods where they did not previously exist. However, given the high demand for housing in the
City, this is considered to be a positive impact.
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