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:

35489

Phone:

607.216.8802

noah@streamcolab.com

339 S Geneva Street, Ithaca, NY 14850

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

John Barber

339 S Geneva Street, 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 detached 2 story garage into a detached 2 story one
bedroom dwelling unit. The garage is currently accessory to an existing 3-unit multiple dwelling and
houses 2 of its 4 required parking spaces.
The building is in the Henry St John historic district; however, it is not an individually listed historic
property. The proposed conversion would add windows with traditional trim in a traditional pattern, and
would add a balcony and French doors overlooking the backyard greenspace. The existing ship lap
siding would be retained. The existing back yard, with garden and surrounded by a hedge would also
be retained.

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

The conversion would upgrade the appearance of the building (see elevations) and provide much
needed housing in the center of Ithaca, within a 5 minute walk to Downtown amenities and accessible
to public transportation and Carshare services.
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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
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Referred to ILPC:  yes  no

339 S. Geneva St.
City of Ithaca, New York
3.17.2017

Project Description
What work is being proposed

The project involves the conversion of an existing detached 2 story garage into a detached 2 story one bedroom dwelling unit.
The garage is currently accessory to an existing 3-unit multiple dwelling and houses 2 of its 4 required parking spaces. The
conversion would upgrade the appearance of the building (see elevations) and provide much needed housing in the center of
Ithaca, within a 5 minute walk to Downtown amenities and accessible to public transportation and Carshare services.
The building is in the Henry St John historic district; however, it is not an individually listed historic property. The proposed
conversion would add windows with traditional trim in a traditional pattern, and would add a balcony and French doors
overlooking the backyard greenspace. The existing ship lap siding would be retained. The existing back yard, with garden and
surrounded by a hedge would also be retained.

How the proposed differs from existing conditions

Currently, the building is a garage with a 16’ door facing North Titus Avenue, which is not in keeping with the character of the
historic district. Other facades have minimal windows. (see photos below). The proposed conversion would improve the
appearance of this structure in keeping with the historic character of the neighborhood.

Why the proposal requires variances

The conversion would require four area variances.
1. Section 325-8 column 4, parking
The property is currently has 4 parking spaces for the three dwelling units in the existing main house. There is one 1-bedroom,
one 2-bedroom, and one 4-bedroom. The parking occurs in the existing garage (2 spaces) and the existing driveway (2 spaces).
The proposed additional one-bedroom unit will require one parking space, for a total of 5 required. Converting the garage will
reduce the current on-site parking from 4 vehicles to 2, with the existing driveway accommodating 2 spaces, end to end. The
only location for an additional 3 parking spaces is in the greenspace to the north of the house (see figure 1). This greenspace
significantly enhances the appearance of the property and contributes to the historic residential character of the
neighborhood. Loss of this space to vehicle parking would negatively impact the appearance of the neighborhood, and leave
very little open space left for residents. In addition, access to this space cannot be obtained from the existing driveway off
North Titus Ave, so a second curb cut would be required off South Geneva St. This curb cut would eliminate at least one onstreet parking space and compromise the safety of the sidewalk for pedestrians. Therefore a parking variance for 3 vehicles is
requested, to protect pedestrians and preserve neighborhood character.
Free on-street parking is available on 2 streets adjacent to the property, an under-utilised public parking garage is only 2 blocks
away, and alternatives to private car use are abundant in this walkable neighborhood. A Carshare vehicle and public
transportation are available within 2 blocks. Downtown is within a 5 minute walk from the property.
2. Section 325-8 column 6, lot area
The existing lot is 7971sf per the survey dated 8/1/2005. The current multiple dwelling requires a 7000sf lot area, and the
proposed detached dwelling unit requires an additional 5000sf, leaving the lot 4029sf short. Given that the required lot size
for 4 dwelling units in a single multiple dwelling would be 7750sf, the lot would be in compliance for the number of units if
the 4th unit was not detached. In terms of population density, the impact of a detached unit is the same as an additional unit
in the primary structure. In addition, the detached house is not a full-sized, multi-bedroom single family home for which the
lot size requirement was intended. It is a one-bedroom unit with a compact footprint.
3. Section 325-8 column 13, side yard
The garage is located directly on the side (north) property line, as is typical of many garages which pre-date the zoning. This

is an existing condition and cannot be changed. The required side yard setback is 5’. The north wall will be fire-rated in
compliance with NYS building code.
4. Section 325-8 column 14/15, rear Yard
The garage is located 4’ from the rear (east) property line, as is typical of many garages which pre-date the zoning. This is an
existing condition and cannot be changed. The required rear yard setback is 20’. The east wall will be fire-rated in compliance
with NYS building code.

How this variance relates to long term planning goals.

Ithaca is desperately in need of housing of all types, across all income ranges. It is in particular need of housing in locations
that are walkable and served by transit and carsharing services. Locating housing near these transportation options reduces
dependency on the private automobile, and helps reduce overall traffic volumes in the City. Though not a large development,
it is an example of how housing can be provided in a manner which is respectful to our existing neighborhoods, and can be
provided by local property owners rather than large development corporations.
The variances requested not only allow a dwelling unit to be inserted gracefully into a walkable neighborhood, but also protect
the character of the neighborhood by preventing the destruction of greenspace for parking.
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Site Photos
Figure 1: Existing house and garage and greenspace as seen from S. Geneva St.

Figure 2: Existing house and garage as seen from N. Titus Ave.
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Figure 3: Closeup of existing garage
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339 S Geneva St - design concept - BZA
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Proposed Second Floor Plan

Proposed South Eleva on
(facing North Titus Ave)

Proposed First Floor Plan

Proposed West Eleva on
(facing South Geneva St)

Garage to Dwelling unit Conversion
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