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

Community Development/IURA – 607-274-6559

PLANNING & DEVELOPMENT BOARD
— PROJECTS MEMORANDUM —
To:

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

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

From: Lisa Nicholas, Senior Planner
Re:

Projects for Review & Comment

Date:

June 5, 2017

Please find listed below several projects carried over from previous months which the Planning and Development Board
will consider at its June 27th, 2017 meeting. Please submit comments on these projects no later than noon, June 15th,
2017 so the Planning Board June have the opportunity to fully consider them.
Project: Finger Lakes ReUse Commercial Expansion and Supportive Apartments
Location: 214 Elmira Road
Applicant: Finger Lakes ReUse

(New/revised materials attached)

Anticipated Board Action(s) in June: Public Hearing, Determination of Environmental Significance
Project Description: The applicant proposes to expand the existing office and retail center with a new +/-26,100sf
attached 4-story mixed-use building to include retail, office, and 22 units of transitional housing fronting Elmira Road. A
7,435 SF covered outdoor inventory building and a 600 SF pavilion are also proposed. The new parking and loading layout
will reduce the number of curb cuts on Elmira road from 5 to 2 and provide 70 parking spaces. An improved sidewalk will
be constructed to provide a safer link between the existing pedestrian bridge that connects the Titus Tower property to
Elmira Road. The building will have landscaped entrances facing Elmira Road and these will be connected to the new
building entrances giving residents and patrons arriving on foot direct access to the street. The project site is in the B-5
Zoning District and requires and area variance. This is a Type I Action under the City of Ithaca Environmental Quality
Review Ordinance (“CEQRO”) §176-4 (I), and the State Environmental Quality Review Act (“SEQRA”) § 617.4 (11) and is
subject to environmental review.
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Project: Commercial Rebuild (McDonalds) (Materials previously distributed)
Location: 372 Elmira Road
Applicant: McDonalds USA LLC
Anticipated Board Action(s) in June: Declaration of Lead Agency, Public Hearing, Determination of Environmental
Significance and Recommendation to BZA
Project Description: The applicant proposes to replace the existing 4,800 SF restaurant facility with a new 4,400 SF
building, construct a side-by-side drive-thru, install new landscaping, a dining patio, lighting, signage and a masonry
landscape wall, as well as reconfigure the parking layout. The project is in the SW-2 Zoning District and requires area
variances. This is an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”), and
the State Environmental Quality Review Act (“SEQRA”), and is subject to Environmental Review
Project: Apartments (60 Units)

(New/revised materials attached)

Location: 232-236 Dryden Road
Applicant: Noah Demarest of Stream Collaborative for Visum Development Group
Anticipated Board Action(s) in June: Determination of Environmental Significance
Project Description: The applicant is proposing to construct two four-story apartment buildings that will contain 60
dwelling units with 191 bedrooms. Two buildings are proposed in order to allow for each building to have a different
grade plane (which will minimize heights near buildings on adjacent properties) and to bring the lowest (basement) floor
level of the building facing Dryden Road closer to street level. Site development will require the removal of the existing
apartment building, shed, parking areas and walkways. Site improvements will include a pedestrian connection from
Dryden Road to Summit Ave, retaining walls, landscaping, walkways and exterior bike racks. Parking for 37 bikes will be
provided inside the buildings. The project site is in the CR-4 Collegetown Area Form District (CAFD) and requires Design
Review. As no parking is proposed for the project, the applicant will submit a Transportation Demand Management Plan
(TDMP) for approval by the Planning Board in accordance with district regulations. This is a Type I Action under the City of
Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (1) (k) and the State Environmental Quality Review Act
(“SEQRA”) § 617.4 9 (11) and is subject to environmental review.
Project: Residential Mixed Use (DeWitt House)

(Materials previously distributed)

Location: 310-314 N Cayuga Street
Applicant: Kimberly Michaels, Trowbridge Wolf Michaels for Frost Travis, Owner
Anticipated Board Action(s) in June: Consideration of Preliminary & Final Site Plan Approval
Project Description: The applicant proposes to construct a four-story mixed use building that has footprint of 25,640 SF
and 86,700 gross SF. The building will contain 2,000 SF of community space, 1,160 SF of commercial space and four
apartments on the ground floor, 54 apartments and amenity space on the upper floors and underground parking (32
space) bike storage and mechanicals. The underground parking will be accessed via a ramp on Court Street. Exterior
amenities will include landscaping and street trees, a street level semi-public plaza and a first floor residents’ plaza. The
new building will use a portion of the existing building foundation and a deep foundation system is proposed to support
the remainder of the building. The project is in the CBD-50 Zoning District and the Dewitt Park Local Historic District. The
project received a Certificate of Appropriateness from the Ithaca Landmarks Preservation Commission on February 14,
2017. This is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (1)
(h)[4], (k) and (n) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 9 (b) (9) for which the Planning
Board, acting as Lead Agency, made a Negative Declaration or Environmental Significance on May 23, 2017.
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Project: Apartments (Short-Term Rental)
Location: 238 Linden Ave

(Materials previously distributed)

Applicant: Trowbridge Wolf Michaels for DRY-LIN Inc.
Anticipated Board Action(s) in June: Public Hearing, Determination of Environmental Significance & Consideration of
Preliminary and Final Approval
Project Description: The applicant proposes to construct a 4-story apartment building with habitable basement to provide
short term housing for the adjacent Johnson Graduate School of Management. The building will be 13,715 GSF and
contain 24 single-bed efficient apartments. The below grade apartments will look out onto lower courts/light wells at
both the front and back of the building. Two of the four front entrances include stairs that span the lower courts. The
project includes new landscaping, walkways, retaining walls, walkways, lighting, signage and exterior trash and recycling
area. The project site is currently vacant and is used as a staging area. The project site is in the CR-4 Collegetown Area
Form District (CAFD) and has received Design Review. As no parking is proposed for the project, the applicant will submit
a Transportation Demand Management Plan (TDMP) for approval by the Planning Board in accordance with district
regulations. This is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (1)
(h) and (k) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 9 (11) and is subject to environmental
review.
cc: Mayor Svante Myrick
Dr. Luvelle Brown, Superintendent, ICSD
Jay Franklin, Tompkins County Assessment

ACCESSING ONLINE DOCUMENTS
Site Plan Review & Subdivision Application Documents
Site Plan Review application documents are accessible electronically via the “Document Center” on
the City web site (http://www.cityofithaca.org/DocumentCenter), under “Planning & Development” >
“Site Plan Review Project Applications,” and in the relevant year/month folder. Subdivision
application materials can be similarly located, but in the “Subdivision Applications” folder.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

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

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):
Portion of project in 100 Year floodplain. See Part 3

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

Yes

No

1 of 11
6/6/2017

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

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
Environmental Conservation Law, E.C.L.)?
Yes
No
Developable area of site contains protected water body.

Yes

No

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

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

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

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Other impacts (if any): The project is contiguous to an
unnamed drainage ditch. Appropriate E&S controls will
be employed.

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

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

Yes

No

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

Yes

No

Project will adversely affect groundwater.

Yes

No

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

Yes

No

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

Yes

No

Project will likely cause siltation or other discharge into an
existing body of water to the extent that there will be an
obvious visual contrast to natural conditions.

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

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

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any): Portion of the project in 100 year
floodplain. A SWPPP may be required. See Part 3

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Short term construction impacts
only. Appropriate dust mitigation measures should be
employed.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

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
community?
Yes
No
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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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

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
recreational opportunities?
Yes
No
The permanent foreclosure of a future recreational
opportunity.

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):

IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS

13. Will proposed action impact the exceptional or unique characteristics of a site designated
as a unique natural area (UNA) or a critical environmental area (CEA) by a local or state
agency?
Yes
No
Proposed action to locate within a UNA or CEA?

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

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

Yes

No

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

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Yes

No

Other impacts: Traffic Impact Study provided and will be
reviewed by the Transportation Engineer. See Part 3

IMPACT ON ENERGY

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

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
construction of, or after completion of, this proposed action?
Yes
No
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): Short term construction impacts
only.

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any): Phase 1 Environmental Site
Assessment and other information submitted. See Part 3

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

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

Yes

No

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

Yes

No

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

Yes

No

Proposed action will conflict with officially adopted plans
or goals. Area Variance required for height.

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Proposed action will set an important precedent for future
actions.

Yes

No

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

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2: Project Impacts
Project Name: Commercial Expansion & Supportive Apartments- 214 Elmira Rd
Date Created: 4-5-17, Updated 5-30-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

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

Yes

19. Is there public controversy concerning the proposed action?

Yes

No

No

Unknown

— If any action in Part 2 is identified as a potential large impact,
or if you cannot determine the magnitude of impact, proceed to Part 3 —
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM - Part III
Project Name: Finger Lakes ReUse Commercial Expansion & Supportive Apartments
Date Created: 5-31-17

PROJECT DESCRIPTION
The applicant proposes to expand the existing office and retail center with a new +/-26,100sf
attached 4-story mixed-use building to include retail, office, and 22 units of transitional housing
fronting Elmira Road. A 7,435 SF covered outdoor inventory building and a 600 SF pavilion are also
proposed. The new parking and loading layout will reduce the number of curb cuts on Elmira road
from 5 to 2 and provide 70 parking spaces. An improved sidewalk will be constructed to provide a
safer link between the existing pedestrian bridge connecting the Titus Tower property to Elmira
Road. The building will have landscaped entrances facing Elmira Road and these will be connected
to the new building entrances giving residents and patrons arriving on foot direct access to the
street. The project site is in the B-5 Zoning District and requires and area variance. The applicant is
proposing two sections of 3” high brick architectural wall to screen the parking area This is a Type I
Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (I), and
the State Environmental Quality Review Act (“SEQRA”) § 617.4 (11) and is subject to environmental
review.
IMPACT ON LAND
The project site is in a developed and primarily paved state. Site development will decrease
impervious surface by approximately 22,000 SF (.5 acres) on the 2.374 acre site through increased
landscaping, stormwater controls and a 5,000SF green roof on the 4 story building.
The applicant has submitted a letter dated April 21, 2017 from David Elwyn PE to Noah Demarest
regarding preliminary subsurface investigation of the site and associated foundations
recommendations. The letter concludes that pile foundations will be required for the 4-story
building and a mat foundation will likely be possible for the covered materials storage building.
A portion of the property is within the 100 year floodplain and the project has been design to
prevent damage from or impediment of flood waters.
No significant impacts are anticipated.
IMPACT ON WATER
The project site is contiguous to an unnamed drainage ditch that runs along the north property line.
The Site Layout Plan (L101) dated 5-15-17 calls out a planting bed in this area. The applicant should
further develop the landscape plan in this area.
The applicant proposes to replace the existing pedestrian bridge that crosses the ditch. Appropriate
erosion and sedimentation controls should be employed to prevent sediment from entering the
ditch.
No significant impacts are anticipated.
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IMPACT ON DRAINAGE
A portion of the property is within the 100 year floodplain and the buildings have been design to
prevent damage from or impediment of flood waters. The applicant has submitted a letter dated
May 9, 2017 to Mike Niechwiadowicz, Director of Code Enforcement from Noah Demarest, Principal
of Stream Collaborative detailing the relevant design features:
To anticipate future flooding, the Existing Building, Stocked Inventory Building, and portion
of the new 4-story building shall meet or exceed the requirements of ASCE 24-14, Flood
Resistant Design and Construction, to comply with the NYS Building Code. FEMA deems
ASCE 24-14 to meet or exceed the minimum National Flood Insurance Program (NFIP) for
buildings and structures.
The following is a summary of features that will be addressed in the design based on Flood
Design Class 2 for Zone
Building Performance
1. New structural fill shall be designed to be stable under conditions of flooding.
2. Non-engineered openings and/or engineered openings shall be in at least two walls
and located no more than 1 foot above the exterior finish elevation of 385'.
3. New concrete slab-on-grade shall comply with ASCE 24-14
4. Stairway and ramps shall be designed to resist flood loads and minimize transfer of
loads to foundations or breakaway without causing damage to the main structure.
5. Doors in the new building (which are above the 100-yr flood plain shall be designated
as the emergency exit in case of flooding.
6. Dry flood proofing measures will be employed as needed.
7. The property is not located in an erosion-prone area, mudslide area, alluvial fan area,
high velocity area, or in an ice jam and debris area.
Flood Damage- Resistant Materials:
1. Existing materials shall be retrofit to include flood damage resistant materials below
the Design Finish Elevation of 3.3' (1' above 100-yr flood plain).
Attendant Utilities and Equipment
1. Any attendant utilities and equipment shall be relocated to the new building or raised
3.3' above existing finish elevation.
2. Any fuel supply lines shall be retrofit with float operated automatic shut-off valves.
3. Exterior electrical components shall be relocated 3.3' above existing finish elevation.
4. Any tanks shall be anchored to resist at least 1.5 times the potential buoyant and other
flood forces assumed to act on empty tanks.
5. The new elevator cab shall be equipped with controls that prevent the cab from
descending into flood waters.
6. The new elevator shaft shall be designed to resist flood loads
INSERT Building Response
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Site development will decrease impervious surface by approximately 22,000 SF (.5 acres) on the
2.374 acre site through increased landscaping, stormwater controls and a 5,000SF green roof on the
4 story building.
The applicant has submitted a letter dated May 18, 2017 to Scott Gibson, the City Stormwater
Management Officer from Steve Rowe PE of TG Miller PC. Regarding a stormwater permit for the
project. The letter outlines the approach to stormwater on the site and recommends that the
project be considered a “Redevelopment Project”. A redevelopment project that results in no
increases in impervious area or hydrology is exempt from installing water quantity controls as well
as the requirements for runoff reduction. A project that results in a reduction of impervious cover by
"a minimum of 25%" is exempt from installing water quality controls.
Gibson has indicated that he concurs with this approach.
No significant impacts are anticipated.
IMPACT ON AIR
No significant impacts are anticipated.
IMPACT ON PLANTS AND ANIMALS
No significant impacts are anticipated.
IMPACT ON AESTHETIC RESOURCES
No significant impacts are anticipated.
IMPACT ON HISTORIC RESOURCES
No significant impacts are anticipated.
IMPACT ON OPEN SPACE AREA
No significant impacts are anticipated.
IMPACT ON TRANSPORTATION
The applicant has submitted a Traffic Impact Assessment dated April 19, 2017 and prepared by SRF
Associates. The study, which will be reviewed by the City Transportation Engineer, concludes that
the project will not result in significant operational impacts to the transportation network.
IMPACT ON ENERGY
No significant impacts are anticipated.
IMPACT ON NOISE AND ODORS
No significant impacts are anticipated.
IMPACT ON PUBLIC HEALTH
The applicant has submitted a letter dated June 25, 2015 from Richard Brazell, NYSDEC Regional Spill
Engineer to Dian Cohen, Executive Director of the Finger Lakes ReUse Center regarding Spill No: 1502977 at 214 Elmira Road. The letter states:
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The Department has reviewed the records and data submitted by you regarding cleanup
actions at the above referenced petroleum spill site. These records included, but were not
limited to Microbac Laboratories Analytical Report #J5E0335, dated June 16, 2015. Based on
such review, the Department has determined that you have completed the necessary
cleanup and removal actions, and no further remedial activities are necessary.
Nothing contained herein shall be construed as barring, diminishing, or in any way limiting
the Department's authority under the Navigation Law or the Environmental Conservation
Law, including the authority to require additional remedial work, if necessary.
The Lead Agency recognizes that any determination regarding the need for site remediation, as well
as the standard to which clean-up is required for the intended end-use, is under the jurisdiction of
NYSDEC, NYS Department of Health, and the U.S. Department of Housing and Urban Development
(HUD). If site development requires that impacted soils be disturbed or reveals that additional
contamination exists on site, the applicant is required to follow established protocols of the
applicable agencies.
No significant impacts are anticipated.
IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBOORHOOD
The project is in the B-5 Zoning District and requires a height variance.
No significant impacts are anticipated.
Prepared by: Lisa Nicholas, AICP
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NEW YORK STATE DEPARTMENT OF ENVIRONMENTAL CONSERVATION
Division of Environmental Remediation, Region 7
615 Erie Boulevard West, Syracuse, NY 13204-2400

P: (315)426-7519, (315)426-75511 F: (315)426-2653
www.dec.ny.gov

June 25, 2015

Ms. Diane Cohen
Executive Director
Finger Lakes ReUse, Inc.
Triphammer Shopping Center, Inc., 2255
North Triphammer Road
Ithaca, NY 14850
Re:

Spill No.: 15-02977
Spill Site: 214 Elmira Road, Ithaca, NY

Dear Ms. Cohen:
The NYS Department of Environmental Conservation (the Department) has made a
determination that you have completed all required remedial activities with regard to
·
the referenced petroleum spill site.
The Department has reviewed the records and data submitted by you regarding
cleanup actions at the above referenced petroleum spill site. These records included,
but were not limited to Microbac Laboratories Analytical Report #J5E0335, dated June
16, 2015. Based on such review, the Department has determined that you have
completed the necessary cleanup and removal actions, and no further remedial
activities are necessary.
Nothing contained herein shall be construed as barring, diminishing, or in any way
limiting the Department's authority under the Navigation Law or the Environmental
Conservation Law, including the authority to require additional remedial work, if
necessary.
Should you have any questions concerning this matter, please contact Chellie Norris at
(315) 426-7521.
Sincerely,

R~z~.~

Regional Spill Engineer
ec:

Wayne C. Matteson, Jr., P.E.
EWYORK
~~%NilY

Department of

Environmental

Conservation

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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

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): Construction Impacts- excavation
for Dryden- facing building. +/- 4,000 CY will be removed
for foundation construction. Need information about
foundation construction. See Part 3

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

Yes

No

1 of 11
6/6/2017

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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
Environmental Conservation Law, E.C.L.)?
Yes
No
Developable area of site contains protected water body.

Yes

No

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

Yes

No

Extension of utility distribution facilities through protected
water body.

Yes

No

Construction in designated freshwater wetland.

Yes

No

Yes

No

Other impacts (if any):

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

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

5. Will project affect surface or groundwater quality?

Yes

No

Project will require discharge permit.

Yes

No

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

Yes

No

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

Yes

No

Project will adversely affect groundwater.

Yes

No

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

Yes

No

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

Yes

No

Project will likely cause siltation or other discharge into an
existing body of water to the extent that there will be an
obvious visual contrast to natural conditions.

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON WATER (cont.)

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

Yes

No

Project would impede floodwater flows.

Yes

No

Project is likely to cause substantial erosion.

Yes

No

Project is incompatible with existing drainage patterns.

Yes

No

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any) Project to be reviewed by the City
Stormwater Management Officer

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Construction impacts. See Part 3
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACTS ON PLANTS AND ANIMALS

8. Will project affect any threatened or endangered species?

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any): Ten trees to be removed - More
information is needed about trees to be removed
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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
community?
Yes
No
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): The project includes the
demolition of the former dormitory, originally designed
by William Henry Miller, for the Cascadilla School. See
Part 3
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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
recreational opportunities?
Yes
No
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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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

IMPACT ON TRANSPORTATION

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

Yes

No

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

Yes

No

Proposed action will result in major traffic problems.

Yes

No

Other impacts: Cumulative construction impacts.
Construction Impacts- excavation for Dryden- facing
building. +/- 4,000 CY will be removed for foundation
construction. Information needed on construction
staging and management. See Part 3

Yes

No

IMPACT ON ENERGY

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Other impacts (if any):
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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
construction of, or after completion of, this proposed action?
Yes
No
Blasting within 1,500 feet of a hospital, school, or other
sensitive facility?

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Yes

No

Proposed action will cause risk of explosion or release of
hazardous substances (i.e., oil, pesticides, chemicals,
radiation, etc.) in the event of accident or upset conditions, or
there will be chronic low-level discharge or emission.

Yes

No

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

Yes

No

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

Yes

No

Proposed action will result in handling or disposal or
hazardous wastes (i.e., toxic, poisonous, highly reactive,
radioactive, irritating, infectious, etc., including wastes that
are solid, semi-solid, liquid, or contain gases).

Yes

No

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

IMPACT ON PUBLIC HEALTH

17. Will proposed action affect public health and safety?

Yes

No
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

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): The existing building may contain
asbestos or other hazardous materials. See Part 3.

IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD

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

Yes

No

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

Yes

No

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

Yes

No

Proposed action will conflict with officially adopted plans or
goals.

Yes

No

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

Yes

No

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

Yes

No

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

Yes

No

Proposed action will set an important precedent for future
actions.

Yes

No

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

Yes

No
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Part 2 Project Impacts
Project Name: Apartments 232-236 Dryden Road
Date Created: 5-2-17 Updated 5-23-17

Small-toModerate
Impact

Potential
Large
Impact

Can Impact Be
Reduced by
Project Change?

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

Yes

19. Is there public controversy concerning the proposed action?

Yes

No

No

Unknown

— If any action in Part 2 is identified as a potential large impact,
or if you cannot determine the magnitude of impact, proceed to Part 3 —
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM - Part III
Project Name: Apartments- 232-236 Dryden Ro ad
Date Created: 5/3/17 Updated 5/16/17 and 5-23-17 by the Planning Board
PROJECT DESCRIPTION
The applicant is proposing to construct two four-story apartment buildings that will contain 60
dwelling units with 191 bedrooms. Two buildings are proposed in order to allow for each building
to have a different grade plane (which will minimize heights near buildings on adjacent properties)
and to bring the lowest (basement) floor level of the building facing Dryden Road closer to street
level. Site development will require the removal of the existing apartment building, shed, parking
areas and walkways. Site improvements will include a pedestrian connection from Dryden Road to
Summit Ave, retaining walls, landscaping, walkways and exterior bike racks. Parking for 37 bikes will
be provided inside the buildings. The project site is in the CR-4 Collegetown Area Form District
(CAFD) and requires Design Review. As no parking is proposed for the project, the applicant will
submit a Transportation Demand Management Plan (TDMP) for approval by the Planning Board in
accordance with district regulations. This is a Type I Action under the City of Ithaca Environmental
Quality Review Ordinance (“CEQRO”) §176-4 (1) (k) and the State Environmental Quality Review Act
(“SEQRA”) § 617.4 9 (11) and is subject to environmental review.
IMPACT ON LAND
The project site is in a developed area of College Town. The project proposes to reduce the amount
of impervious surface on site by 9,000 SF from existing conditions.
A portion of the site has slopes over 15%. Approximately +/-4000 CY of material is expected to be
excavated and hauled off the site as a result of excavating for the building foundations. Assuming
the use of a 12 CY haul truck, this equates to about 330 truckloads.
The applicant has submitted a memo dated May 1, 2017 from David Elwyn, PE of Elwyn Palmer
Consulting Engineers to Noah Demarest of Stream Collaborative describing the recommended pile
foundation system. The letter states:
Our recommended foundation system for support of the two proposed 4-story wood frame
apartment buildings at 232-236 Dryden Rd is to use steel pipe piles to transfer foundation
loads to competent rock located approximately 46’ below existing grade.
Our subsurface investigation, done in March of this year, encountered some type of fill
consistent with urban environments to a depth of 1-8 ft below grade. Underlying the fill
was loose sand with varying amounts of silt and gravel with nearly all being of loose
consistency to a depth of 34-48 ft below existing grade. At this depth a thin layer of stiff to
hard silt commonly called glacial till was encountered. This was underlain by shale bedrock.
One 5 ft core of the bedrock was taken in Boring B1 and the rock was found to be very
competent.
We believe piles will be an economical solution. Given the loose consistency of the soil
overlying the rock, the piles should be installed quickly and without much driving
disturbance. Piles will also reduce the earthwork which would otherwise be required for
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the installation of large spread footings, and will essentially eliminate the potential for
building settlement.
The Lead Agency recognizes that all work in or affecting public rights of way will require a street
permit from the City Engineering Department.
IMPACT ON WATER
IMPACT ON DRAINAGE
IMPACT ON AIR
Construction is projected to last approximately 8 months and will be concurrent with several other
construction projects in Collegetown within a two-three block distance. The cumulative impacts of
airborne dust could have a negative impact during the construction period. The excavation and the
preparation of foundations can also create the potential for increased dust and dirt particles in the air.
During construction, the applicant will employ the following applicable dust-control measures as appropriate:
• Misting or fog spraying site to minimize dust.
• Maintaining crushed stone tracking pads at all entrances to the construction site
• Re-seeding disturbed areas to minimize bare exposed soils.
• Keeping roads clear of dust and debris.
• Requiring trucks to be covered.
• Prohibiting burning of debris on site.
IMPACT ON PLANTS AND ANIMALS
Ten trees to be removed – a tree survey should be provided.
Nine new ornamental trees and eight new shade trees are proposed.
IMPACT ON AESTHETIC RESOURCES
No impact anticipated
IMPACT ON HISTORIC RESOURCES
The project site contains a former dormitory (currently known as ‘High Chaparral’) for the adjacent
Cascadilla School. The building, which will be demolished, was originally designed by William Henry
Miller. It has been much altered over the years
and retains few vestiges of the original grand
structure – pictured to the right in an undated
photograph.
Insert Design Review Recommendations
No impact anticipated
IMPACT ON OPEN SPACE AREA
No impact anticipated
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IMPACT ON TRANSPORTATION
Construction is projected to last approximately 12 months and will be concurrent with several other
construction projects in Collegetown within a two-three block distance
Construction Impacts- Cumulative and Project Specific:
Approximately +/- 4000 CY of material is expected to be excavated and hauled off the site as a result
of excavating for the building foundations. Assuming the use of a 12 CY haul truck, this equates to
about 330 truckloads.
The applicant has not submitted a construction staging plan with limits of disturbance
In addition to private construction projects affecting Collegetown (particularly College and Linden
Avenues) in the next 3-5 years, upgrades to infrastructure are also planned. College Ave. will be
affected by a NYSEG replacement/upgrade of gas and electric service as well as the City-planned
upgrade of water and sewer service. An upgrade to telecommunications facilities is also expected.
This work is tentatively scheduled for 2019 and 2020 and is anticipated to require lane or street
closure.
The City is actively coordinating public, private and utility projects in Collegetown for the 2017
construction season. At this time, the City is considering several options facilitate pedestrian, bike,
transit and vehicular movement along College Ave and to minimize conflicts due to multiple
simultaneous projects.
The Lead Agency recognizes that all work in or affecting public rights of way will require a street
permit from the City Engineering Department. The permit will dictate access requirements and repair
or replacement of impacted city property. The Lead Agency has the following concerns:
• Maintenance of pedestrian access from the Cascadilla School’s adjacent dormitory to the
school building.
• Maintenance of pedestrian access and potential road closures during excavation, shoring and
construction
• Traffic impacts resulting from excavation hauling
• Construction deliveries and staging
• Contractor parking. The majority of workers should be required to park at a remote off-site
location outside of the Collegetown area. The applicant should provide documentation of
this arrangement.
Project impacts (Non-construction related):
The project site is in the CR-4 Collegetown Area Form District (CAFD). District regulations state that
if no parking is provided the applicant must either: (1) obtain a variance for relief of parking
requirements; or (2) demonstrate full compliance with the NYS Building Code or Residential Code for
new construction and implement a Transportation Demand Management Plan (TDMP) that is
approved by the Planning Board.
The applicant has provided a Transportation Demand Management Plan that has the following
components:
1. There is no parking being constructed or bundled with the cost of the living unit.
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2. The building will have a bike storage room for residents, and outdoor bike parking for
visitors in compliance with site plan review requirements.
3. Every qualifying tenant will be provided with a membership to Ithaca Carshare as a part
of their lease (subject to approval of each individual member by Carshare). There are
multiple cars available directly in Collegetown and across the City of Ithaca. In addition, if
Carshare deems it necessary to add a vehicle to serve new members generated by the
project, a Carshare space will be included in the streetscape improvements to Summit Ave
4. Tenants will be provided with information about where to park their car should they
choose to own one while they are living in Ithaca.
5. Tenants will be provided with information regarding the city’s policy for on-street
parking and consequences for violations including ticketing, towing and booting.
In additions, the project provides a needed pedestrian connection from Dryden Road to Summit
Ave.
IMPACT ON ENERGY
The applicant has stated that they are exploring a net-zero building with no fossil fuels.
IMPACT ON NOISE AND ODORS
Construction will last approximately 12 months. The project is in a densely developed residential
area. Noise producing construction activities, especially foundation work, will temporarily affect
residents in the immediate area.
The applicant has submitted a memo dated May 1, 2017 from David Elwyn, PE of Elwyn
Palmer Consulting Engineers to Noah Demarest of Stream Collaborative describing the
monitoring during pile foundation construction. The letter states:
To ensure that noise, vibration, and disruption from pile driving operations are properly
controlled, we will include in our bid specifications requirements similar to what we have
used for other recent projects in Ithaca constructed on piles, including:






Building condition surveys of adjacent properties prior to construction
Continuous vibration monitoring during construction by an independent
vibration monitoring engineer
Surveys of existing adjacent construction for level control prior to and during
construction
Strict compliance with the City ordinance for construction operations, including
allowable work days and work hours
Noise monitoring during pile driving operations

The applicant has agreed to limit noise producing construction activity to the hours of 7:30 to 7:30
pm Monday through Friday, and Saturday with prior notification of the Planning Director.
IMPACT ON PUBLIC HEALTH
The applicant has submitted a Phase 1 Environmental Site Assessment dated April 2017 and
prepared by GeoLogic NY Inc. The study found no evidence of recognized environmental conditions
in connection with the Property.

Page 4 of 5

The existing building likely contains asbestos. Removal of any asbestos-containing material in the
existing building will be done by a NYS Licensed Asbestos Contractor.
IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NIEGHBORHOOD
The project site is in a densely developed area near the central core of Collegetown. The immediate
area is primarily residential, characterized by a large variety of predominantly older multi-family
student residences as well as larger institutional buildings.
The project site is in the CR-4 Collegetown Area Form District (CAFD). The CAFDs were created to
produce a dynamic urban environment in which uses reinforce each other and promote an
attractive, walkable neighborhood. The project meets the district requirements of CR-4 and does
not require any variances. The Lead agency has determined that the project meets the goals stated
above.
The applicant has provided statement about the utility capacity and required improvements for the
project:
The water, sewer and electricity usage will be typical of residential development in the City
of Ithaca and the current systems are more than capable of serving the new demand.
Heating and cooling systems have not yet been designed, so the extent of fossil fuel use
has yet to be determined.
No Impact is anticipated.
Prepared by: Lisa Nicholas, AICP, Senior Planner
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