APPLICATION FOR CERTIFICATE OF APPROPRIATENESS

NOTE: You can complete
this form electronically, but it
will still require an original
handwritten signature.

Ithaca Landmarks Preservation Commission (ILPC)
Planning & Economic Development Division
City of Ithaca, 108 E. Green St., 3rd Floor, Ithaca, NY 14850
Bryan McCracken | Ph: 607‐274‐6555 | bmccracken@cityofithaca.org
www.cityofithaca.org/boardscommittees/ilpc/index.cfm

PLEASE PRINT OR TYPE

Date:

2017.04.25

Applicant’s Name:

Building Permit Application # (REQUIRED):

Noah Demarest

Applicant’s E‐Mail address (REQUIRED):
Property Address:

35444

Phone:

607.216.8802

noah@streamcolab.com

111 The Knoll, Ithaca, NY 14850

Owner’s Name (if different from Applicant):
Owner’s Mailing Address:

Ross D. Turnbull and Sheryl E. Kimes

111 The Knoll, Ithaca, NY 14850

Proposed Work Includes (check all that apply):


✔


✔

New Construction
Addition
Accessory Structure
ALTERATION: Primary Structure

 Site Changes (paving, fencing, patios, etc.)
✔
 Signage
 Demolition
✔
 ALTERATION: Accessory Structure

Submittal Requirements
All documents are to be sent to the attention of Bryan McCracken at the above address.

STAFF‐LEVEL REVIEW:
Submit one (1) hardcopy and one (1) electronic copy of application and attachments. See City of Ithaca Historic
District & Landmark Design Guidelines for a description of work that is eligible for this expedited review
process.

ILPC REVIEW:
Submit eleven (11) hardcopies and (1) one electronic copy of application form and all attachments. Complete
applications must be received by 4:00 p.m. on the last Tuesday of the month, 14 days prior to the regular ILPC
meeting at which the application will be reviewed. ILPC meetings are held the second Tuesday of each month.
Applications must be accompanied by thorough documentation of existing conditions and proposed changes,
including (as applicable): photographs of existing conditions; site plans showing location and dimensions of
proposed change; drawings or sketches showing proposed changes on each affected elevation; description of
design details and materials to be used (manufacturer’s data sheets may be used); samples of proposed
materials; scale drawings of any proposed signs including colors, typeface, and illumination details; historic
photographs, if the intention of the project is to return a property to a documented prior condition; and a
statement from a qualified contractor or design professional attesting to the physical condition of any element
that is proposed for replacement due to deterioration.
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ELECTRONIC SUBMISSIONS: You must provide electronic versions of ALL submitted documents. LARGE FILES: Incoming e-mails to
the City must be under 10 MB in size (incl. message envelope), so either provide CD-ROM, flash/thumb drive, use a free file-sharing web
site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc., or split documents into smaller parts and send multiple emails/files to: cpyott@cityofithaca.org and/or bmccracken@cityofithaca.org

Description of Proposed Changes (use additional sheets if necessary):

The project involves the conversion of an existing single family house into a congregate living facility
for up to 16 female residents. The property will be owned and managed by the Chesterton House
Center for Christian Studies, which has a congregate living facility for male residents next door at 115
The Knoll. Part of the conversion will involve replacing a 1950’s single story 2-car garage with a 2-story
addition containing 4 additional bedrooms and 2 baths, one of which will be ADA compliant.
The addition will be more in keeping with the original structure than the existing 1950's garage. It will
be constructed on the foundation of the former garage, maintaining the existing building footprint.
The existing driveway and garden area ion the south side of the house will be modified to
accommodate the required parking. Lawn and landscaped areas on other sides of the house will
remain the same.
Interior changes will involve addition of a sprinkler system, and expansion of the existing kitchen. The
existing kitchen was remodeled by the current owner within the last 10 years, and the other spaces
involved in the renovation date from the 1950's and 60's. The spaces being altered in the kitchen
renovation do not contain any historically significant interior elements.

Reasons for Proposed Changes (use additional sheets if necessary):

The proposed changes are being made to accommodate the intended use as a congregate living
facility.
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— REQUIRED PUBLIC NOTIFICATION —
Upon application for a Certificate of Appropriateness, a public notice of the proposal must be posted by the
owner or owner’s representative on the property for a minimum of 10 days. This notice must remain in place
until a decision to approve or deny the Certificate of Appropriateness has been made. The notice must be
placed at or near the property line in the front yard, so it is plainly visible from the street, and, in cases where a
property has frontage on more than one street, an additional sign must be placed at or near the property line
on any additional street frontage.
Standard signs for this purpose are available for purchase from the City of Ithaca, Division of Planning and
Economic Development, at a cost of $10.50 each. Alternatively, an applicant may create their own signs, as
long as the following required content is included and the signs have dimensions of at least 18”x23”:
PROPOSED EXTERIOR OR SITE ALTERATIONS TO THIS PROPERTY WILL BE
REVIEWED BY THE ITHACA LANDMARKS PRESERVATION COMMISSION ON
[INSERT DATE], BEGINNING AT 5:30 p.m. IN [INSERT LOCATION OF MEETING]. PUBLIC
COMMENT MAY BE SUBMITTED IN ADVANCE OF, OR DURING, THE ABOVE‐
REFERENCED PUBLIC HEARING. FOR MORE INFORMATION CONTACT:
BMcCRACKEN@CITYOFITHACA.ORG, 607‐274‐6555.

Applicant’s Statement:
I understand incomplete applications cannot be processed and will result in delay. This application is complete
to the best of my knowledge and includes the following attachments (check all that apply):

✔

✔

✔

✔

✔

photographs of existing conditions
site plans showing location and dimensions of proposed change
drawings or sketches showing proposed changes on each affected elevation
description of design details and materials to be used
samples of proposed materials
 scale drawings of any proposed signs, including colors, typeface, and illumination details
 historic photographs, if the intention of the project is to return a property to a documented prior
condition
 statement from a qualified contractor or design professional attesting to the physical condition of any
element proposed for replacement due to deterioration
 other (specify): _______________________________________________________________________________

Date: 04.25.2017

Applicant’s Signature (REQUIRED):

STAFF USE ONLY:
Date Received:
Staff Review:  yes  no
ILPC Review:  yes  no
Date of Public Hearing:

Approved:  yes  no

Page 3 of 3

Referred to ILPC:  yes  no

111 The Knoll
City of Ithaca, New York
3.17.2017

Project Description
What work is being proposed

The project involves the conversion of an existing 6 bedroom single family house into a living facility for up to 16 female
residents. The property will be owned and managed by the Chesterton House Center for Christian Studies, which has a living
facility for male residents next door at 115 The Knoll. The two residences will share programming and function as a single
community. Part of the conversion will involve replacing a 1950’s single story 2-car garage with a 2-story addition containing
4 additional bedrooms and 2 baths, one of which will be ADA compliant. The existing kitchen will also be remodeled and
expanded internally, to serve the 16 occupants. Sprinklers will be installed as required by NYS Building Code.
The building is in the Cornell Heights historic district; however, it is not an individually listed historic property. The original
house dates from around 1910 and was owned by the Treman family. The garage which is to be replaced dates from the
1950’s. The proposed addition will be 2 stories in a style reminiscent of the period the main house was built (see elevations).
The upper story of the original building is covered with wood shingles, and the ground floor is clad in stone veneer. The
addition will be shingle on the second floor to match the existing. The lower floor will be stucco, rather than matching stone,
to maintain the hierarchy of the original main house. The roofline has also been purposely kept lower than the original, to
further maintain its hierarchy. Roofing material will be red asphalt shingles to compliment, but not replicate, the red clay tile
roof of the original. As can be seen in figure 5, the red shingles and stucco are used on the back of the existing building, in
areas of lower hierarchy. Windows used will be a double-hung or casement product (see elevations) with historically sensitive
profiles (Marvin or equal). Ithaca Landmarks Preservation Committee is reviewing the design.

How the proposed differs from existing conditions

Currently, the building at 111 The Knoll is being used as a single-family home. However, the house has more than 5 bedrooms
and therefore meets the definition of a multiple dwelling in the zoning code. It can accommodate 8 residents, based on the
size of bedrooms. The new owner seeks to use the building to house students in its Christian Studies program, but would like
to expand the capacity of the house from a possible 8 residents, to 16. To do this, the existing one story garage would be
demolished and a 2 story addition would be constructed on the existing garage foundation. The appearance of the garage
wing would change (see elevations) however the footprint of the building would remain the same. The addition will be taller
than the existing garage, but still lower than the main house. As described above, the proposed addition is more in keeping
with the style of the original house than the 1950’s garage. There would be no change in setbacks, or the appearance of the
landscape around the house, other than improvements to the driveway area. The addition would be visible from The Knoll
and Thurston Avenue, but not from Stewart Avenue.
As a 6 bedroom house the property is required to have 3 parking spaces. It currently has 2 spaces in the garage (which will
become living space) and 2 spaces in the driveway. Eight parking spaces are required for the 16 residents, so the driveway and
entry garden area will be modified and landscaped to accommodate 8 vehicles. This work will occur to the south of the
building, between 115 and 111 The Knoll, and not affect views of the property from Thurston or Stewart Avenues.

Why the proposal requires a variance

The building may be used in its current condition as a multiple residence without any zoning variance. However, because the
applicant wishes to house more than 8 residents, an addition is needed. This addition is classified as new construction, and
under section 325-8 column 2 of the zoning regulations, any new construction of a multiple dwelling in the R-U zone cannot
occur within 500 feet of any existing multiple dwelling. 115 The Knoll, right next door, is a multiple dwelling, and numerous
others exist within 500 feet.
The only way to house the necessary number of members and avoid a variance would be to acquire a single-family property
at least 500’ away from an existing multiple dwelling. However, to operate as a unified community with shared programming,
the Center for Christian Studies needs its male and female members living in close proximity, yet in separate quarters. The

nature of common activities include dinners, seminars, religious activities, discussion groups, study circles, casual socializing
and the like, all of which are difficult to coordinate when half the members live in another location. Separate locations would
also fracture the sense of shared community which is integral to the Christian Studies Program. The variance is being
requested to allow members of the program access to their community and shared activities without dependence on
transportation from a remote location.
Furthermore, purchasing a building to convert to multiple dwelling which is 500’ away from any other multiple dwelling, would
place the multiple dwelling deep in the midst of a group of single family homes, thereby disrupting that group. The proposed
location of this project is adjacent to many existing multiple dwellings, and as such creates a minimal impact on existing single
family areas.

Summary points:
1. The existing building is already classified as a multiple dwelling and can be used as such without a variance, so the only real
change is in the number of residents housed by the construction of the addition.
2. The proposed addition is not increasing the footprint, nor creating any non-conforming conditions.
3. The proposed addition is in keeping with the character of the house and neighborhood.
4. Housing half the members of the Christian Studies Program at a remote location would impose un-necessary hardship on
the members and create traffic impacts on the neighborhood, as members move between the 2 remote locations to
participate in group activities.
5. The proposed location of this project is adjacent to many existing multiple dwellings, and as such creates less of an impact
on existing single family areas than seeking a location 500’ away from another multiple dwelling.
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Site Photos
Figure 1: Existing house and garage as seen from The Knoll.

Figure 2: Google Earth view of site.

111 The Knoll - 3 of 6

Figure 3: Closeup view of garage to be demolished.

Figure 4: View of back of garage (can be seen from Thurston Ave)
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Figure 5: Back of kitchen, breezeway and garage.

Figure 6: View of existing building from southwest lawn area.
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Figure 7: View of existing building from northwest lawn area.

Figure 8: Detail of front entry (south facade).

Figure 9: Detail (south façade).
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