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June 27, 2017
RE:

Application for Certificate of Appropriateness
Construction of New Residence
105 Dearborn Place
Ithaca, NY 14850

Presentation:
The following was prepared and submitted for the Design Guidance Meeting in June and has
been modified to reflect comments from the Board and further development of the project by
the design team,
Key Precepts
1.
The new single-family residence is designed in the Craftsman style to be compatible
with the surrounding historic building fabric. “A wide range of architectural styles is
present in the district, including Queen Anne, Romanesque Revival, Spanish Eclectic,
Tudor Revival, Prairie, and Craftsman.”1
2.
The new single-family residence falls well within local zoning and state building code
requirements.
3.
The project is consistent with the original intent of the development of the Cornell
Heights suburb. “The development of Cornell Heights was strictly a private venture –
private property being improved by private enterprise and private money.”2
A.

Project Program Goals
a. Improve the lot with a two story single-family residence compatible with the
character of the Historic District.
i. Provide 12 bedrooms for aging adults.
ii. Adults will prepare and eat meals together in a shared kitchen and
dining area, engage in joint decision-making, garden and relax together
in shared outdoor and indoor living spaces. Some couples will share a
bedroom; therefore the maximum number of people who will live in this
home is 16.
b. Develop the vacant property with landscaping appropriate for the neighborhood.
i. Retain mature, healthy trees at the interior property lines, to privatize
and separate this property from adjacent residences. Develop gardens
and layered plantings around the house with canopy and flowering trees
and understory shrubs and perennials. Develop landscape and

1

Cornell Heights Historic District section of The City of Ithaca historic District and Landmark Design
Guidelines, 2013
2
Cornell Heights Historic District National Register Nomination, 1986
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aesthetically enhance streetscape “curb appeal,” create pleasing garden
views to and from the house, and provide secluded private outdoor
spaces for resident enjoyment and use.
ii. Set the residence back from and enhance landscaping along Wyckoff, to
create privacy and screening along the most prominent publically visible
side.
B.
1.
2.

3.

4.

C.
1.

2.

Project Team
Elizabeth Classen Ambrose, Owner.
Bero Architecture PLLC
a. Specialized Historic Preservation practice
b. Bero Architecture PLLC staff are qualified in “History”, “Architectural
History,” “Architecture,” and “Historic Architecture” under the criteria
established by 36 CFR 61, per Federal Register, Vol. 48, No. 190., and the firm
always endeavors to comply with the Secretary of the Interior's “Standards for
Rehabilitation.”
c. John Page, Senior Architect.
Paula H. Horrigan, Landscape Architect and Cornell University Emerita Professor of
Landscape Architecture
a. Landscape architectural design.
TG Miller, P.C. Engineers and Surveyors
a. Andrew J. Sciarabba, P.E.
General Project Description
Cornell Heights National Register District description and distinctive characteristics
a. Early 20th Century planned residential subdivision.
b. Topography – plateau overlooking Ithaca.
c. Curvilinear street plan following contour of the terrain.
d. Lavish foliage.
e. Predominantly residential.
f. Individualized home design (not standardized as was typical of planned
developments).
g. Building lots and density differ markedly in size and orientation in response to
the varied terrain.
h. Broad range of early 20th century architectural styles are represented. Buildings
vary widely in style, scale, and level of detail / embellishment. 154+/contributing principal buildings in the district. Approximately 40 homes are
identified as Colonial Revival or a blend of Colonial Revival and another period
style.
105 Dearborn Place: Property description and distinctive characteristics
a. Property recently subdivided from 109 Dearborn Place. The new sub-division is
close to the original lot sub-division preceding the combination of the lot with
109 Dearborn Place during its ownership by Cornell University.
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b. The Wyckoff School, a temporary 3-room building, stood from 1923 to the
mid-1930’s on the lot’s southwest corner It was demolished after its sale to the
Paleontological Research Institution (PRI). The structure at 109 Dearborn Place
(originally 126-1/2 Kelvin Place) was constructed by Cornell University
Professor Gilbert D Harris who owned 126 Kelvin Place.
c. A pie shaped corner lot converging to a point at its southwest corner and
fanning out along the curve of Wyckoff Avenue and Dearborn Place. The
property has high visibility and presence along two street-facing sides.
d. Existing vegetation includes large lawn with hedgerows that run along the south
and northeast property lines and contain deciduous trees varying in size and
maturity, from small scrub saplings to canopy scale.
e. Property is topographically elevated at its shared boundary with 109 Dearborn
Place and gently slopes to the southwest corner of the lot.
f. Neighborhood sidewalk and tree lawn along Dearborn Place and Wyckoff
Avenue. There are a few trees in the tree lawn near the southwestern corner of
the property.
3.

105 Dearborn Place: Proposed building description and distinctive characteristics
a. Two -story, front-facing L plan, cross-gable roof.
i. Cultured or cut stone clad foundation with stained wood shingle siding
above.
ii. Asphalt shingle roof with broad eaves and exposed rafter tails. Timber
wood brackets are provided on the gable ends.
iii. Mix of 8/8, 6/6, 4/4, and 3/3 double-hung windows depending on size
and location.
iv. Main façade is asymmetrically arranged with symmetrical grouping of a
recessed half-width front porch with tapered square wood columns and
decorative railing beneath a small recessed second floor porch beset by
pairs of windows to the left and an asymmetrical arrangement of
windows to the right with another small recessed second story porch.
Steps centered on the front porch lead to the main entry door. A portecochere projects beyond to the left (north) sheltering the driveway
adjacent to the recessed front porch providing a covered accessible
entrance.
v. The secondary façade (facing Wyckoff Avenue) is symmetrically
arranged beneath a broad cross-gable with two projected window bays at
the first floor and a recessed second story porch beset by two pairs of
hooded windows. Due to the sloping site full height windows and doors
at the basement level lead to a recessed garden level patio area.

4.

Zoning Analysis.
a. Zoning District: R2a.
b. Building footprint: 4,150 square feet (includes porches).
c. Building Area: Two story building with full basement.
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i. Basement: 3,527 sf
ii. First Floor: 3,640 sf + 670 sf open porches
iii. Second Floor: 3,763 sf + 332 sf open porches
d. Building Height: 29’-0” Average (35’ permitted).
i. Average for all facades from average grade plane to center of gable roof.
e. Lot Coverage (includes porte cochere and raised patio): 5,271 square feet
(5,826 square feet permitted).
f. Setbacks:
i. Front: 25 feet
ii. Side: 10 feet
iii. Rear: 42.5 (calculated).
iv. The proposed building exceeds the side and rear yard setback
requirements. The building is at the front yard setback.
g. Parking:
i. Based on the number of bedrooms Zoning requires nine parking spaces
(one is permitted to be double parked behind).
ii. We have shown nine parking spaces, six in the rear yard and three along
the sideyard drive.
iii. Knowing that the required parking can be provided we would like to use
a porous concrete grid pavement system that permits grass to grow in the
secondary parking spaces because the nine required spaces will not be
necessary for this building, as it will be used.
1. Residents of 105 Dearborn Place will have access to 3 communal
vehicles, parked off-site, as part of a car-share program. They
will not own personal vehicles requiring off-street parking.
2. Off-street parking for up to 4 staff anticipated for this residence
is provided at the First Congregational Church on Highland Road
and by AGR Fraternity on Wyckoff Avenue.
iv. Required parking is primarily located in the Rear Yard. We are
developing a landscape plan in accordance with the Landscape
Compliance Method to submit to the Planning and Development Board.
1. An existing 6-foot high board on board fence provides opaque
separation from the adjacent rear property.
2. Screening landscaping will provide additional visual screening
and enhance this area.
Building Materials
a. Foundation Stone: Cultured or cut natural stone facing – example: gray blend
fieldstone – Photo provided.
b. Wall Shingles and Trim:
i. Shingles - Stained cedar shingles – 6-7 inch exposure.
ii. Trim – 1x and traditional wood – painted.
iii. Front Porch Columns – Tapered wood – painted.
iv. Porte Cochere Framing – wood heavy timber – stained.
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v. Shed roof, gable end roof, and Bay brackets – shaped heavy timber –
stained.
vi. Rafter tails – shaped wood – stained.
vii. Porch railings – 1x wood with cut-out – painted.
viii. Shingles – dark gray/black architectural blend.
ix. Windows – Marvin clad wood double-hung with simulated divided lites.
x. Doors – Wood panel – painted or stained.
xi. Raised and recessed patio walls – Weathered Versa Lok Mosaic –
weathered Canyon Creek blend.
6.

Compatibility: Design in compliance with the City of Ithaca Historic District and
Landmark Design Guidelines for New Construction
a. Cornell Heights Historic District:
i. The distinguishing characteristics of the district are the stepped and
rolling topography, curvilinear drives, lush vegetation, and eclectic mix
of large and small, single and multi-family residential buildings.
ii. The Cornell Heights Historic District includes a wide variety of building
styles and lot density.
iii. At the completion of the proposed project these characteristics will
remain and be enhanced by the new building and improved landscaping.
1. District topography will be maintained.
2. Curvilinear drives will be retained.
3. Lush vegetation will be retained and enhanced.
4. The new building is a large residence that is consistent with the
setting, scale, and styles present throughout the historic district.
b. 105 Dearborn Place : Property
i. The distinguishing characteristics of the property are broad curved
perimeter at the street, slope to the southwest, and hedgerow trees along
the northeast and south property lines.
ii. At the completion of the proposed project these characteristics will
remain and be enhanced.
1. Northeast and south property mature, healthy hedgerow trees
will be retained and supplemented with additional trees,
understory shrubs and plants and compatible landscaping to
retain and further develop screening.
2. Grade to the south and west will remain substantially the same
with grade along the northern property line slightly modified to
accommodate the new construction and driveway.
3. A recessed garden level patio toward Wyckoff provides a private
landscaped outdoor space for the residences. This area will be
screened with plantings to enhance the sense of privacy –
evergreens toward the patio, flowering trees toward the street.
An informal path connecting the raised patio and Wyckoff
Bero Architecture PLLC
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sidewalk is planned for the residents use. The path will be
provided with a simple wood gate.
4. Landscaping and walks will be added to lead to the new
residence’s front door and along the southern portion of the
property. Street trees will be added along Wyckoff and Dearborn
arranged to frame the entrance.
5. A new driveway will run along the eastern property line
connecting to a small parking area concealed from view by the
proposed residence and screened from adjacent resicences by
fencing and landscaping.
iii. This property is at a transitional corner between the grand residences,
generally to the north and the more modest residences, generally to the
south.
iv. The property, with the proposed new construction, retains a large
landscaped area and is similar in size and lot coverage to numerous
existing properties in the Cornell Heights Historic District.
c. 105 Dearborn Place : House
i. Placement: The property of the proposed new residence sits at a
transition between the larger more suburban-scaled lots of the northern
portion of the historic district and smaller more urban-scaled lots with
higher lot coverage of the southern portion of the historic district. The
property’s unique position at this neighborhood scale threshold was
taken into consideration when designing the proposed residence.
1. The proposed residence is similar in scale to the more grand
residences in the northeastern portion of the neighborhood.
2. The proposed residence has a 25-foot front yard setback in
keeping with the closer setbacks seen along Heights Court and
Wait Avenue to the south. The significantly larger setback along
Wyckoff is in keeping with properties north and west along that
avenue.
ii. Orientation: The primary/front façade of the proposed residence is
parallel to the street (Dearborn Place) similar to the majority of the
historic homes in the district. A walk leads from the public sidewalk
directly to the front entry.
iii. Scale: The proposed house is a two-story front-facing L plan structure.
This size and form is consistent with new construction and historic
homes found throughout the district.
iv. Composition: The proposed house is primarily asymmetrical with a
broad horizontal form. A symmetrical bayed arrangement is used to
emphasize the façades beneath the cross-gables at the terminal ends of
the L form plan.
v. Roof Form: The proposed residence has a lower pitched cross gabled
roof with intermittent shed dormers, open eaves, and exposed rafter
Bero Architecture PLLC
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tails. This roof is consistent with standard Craftsman Style design
elements and in keeping with similarly styled historic residences in the
district. “Craftsman buildings also vary to a large degree in their
individual treatment. Overall, however, they share common features
typical of the style, including low-pitched or moderately pitched gabled
roof and open eaves with exposed or extended roof rafter overhanging
wall surfaces.”3
Foundation: The wood shingle siding of the proposed residence
terminates at a masonry belt course of consistent height raised above
grade and just below the finish floor level of the interior. The sloping
site gradually exposes several feet of the foundation wall at the west
facade. The degree to which the foundation is exposed is similar to the
homes along to east side of Wyckoff Avenue that are sited on sloping
sites and are directly to the north of the property.
Footprint: The proposed residence meets Zoning law lot coverage
requirements. Its lot coverage is similar to the grander residences to the
north, but less than the denser and more modest residences to the west
and south.
Height: The proposed residence is a two-story structure with a pitched
roof. The majority of the residences are two-stories in height often with
attic spaces above in the space provided by their pitched roofs.
Materials: The proposed residence is to be clad in wood shingle siding
with wood or cement-composition trim and millwork. The foundation
and piers of the porch are to be clad in stone veneer. These natural
materials are consistent with and typical of Craftsman Style design, and
are compatible with the materials used to construct the historic buildings
in the district. “The predominant building material present throughout
the district is stucco although many of the earlier buildings erected prior
to 1910 feature a combination of clapboard on first floors and coursed
wood shingles on upper floors and in gables and dormers. Perhaps the
most frequently employed combination of materials is stucco and
shingle,”4
Fenestration: The fenestration of the proposed residence is arranged in a
combination of single openings and assembled groupings that are evenly
distributed across the facades of the building. Higher concentrations of
openings at the first floor are necessary for and indicative of the public
rooms within.

3

“Cornell Heights Historic District,” National Register of Historic Places, National Park Service, Section 7: p 6,
1989.
4
“Cornell Heights Historic District,” National Register of Historic Places, National Park Service, Section 7: p 4,
1989.
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Summarize
a. Through careful design, a sensitivity to the distinguishing characteristics of the
Historic District, the characteristics of the existing property, and the tenets
promulgated by the Secretary of the Interior’s Standards for Rehabilitation we
are proposing site improvements and a new building that meet governmental
regulations, including the criteria administered by the ILPC, while improving
the property and maintaining the district’s historic character.
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