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 —
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

To:

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
Lynn Yost, Assistant Civil Engineer

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:

October 5, 2017

Please find listed below three projects carried over from previous months which the Planning and Development Board will
consider at its October 24, 2017 meeting. If possible, submit comments on these projects by noon, October 16, 2017 so
the Planning Board will have the opportunity to fully consider them.
Project:
Location:

Apartments
311 College Ave (The Nines)

Applicant:

Jagat P Sharma for Todd Fox

Anticipated Board Action(s) in October: Update only- No Action
Project Description: The applicant is proposing to construct a six story, 80’ high building plus basement. The first floor will
have an approximately 825 SF commercial space and five studio apartments, upper floors will have a combination of 21
studio and 24 loft apartments for a total of 45 dwelling units. The applicant’s intended market is students. Project
development will require the removal/ demolition of the existing structure and all associated site features. The existing
building incorporates the original Number Nine Fire Station and was identified as a structure worthy of further research in
a 2009 study titled Collegetown Historic Resources Worthy or Detailed Research; Icons of Collegetown, Individual
Buildings, Architectural Ensembles and Landscape Features. The project is in the MU-2 Collegetown Area Form District
(CAFD) and requires Design Review. This is a Type I Action under the City of Ithaca Environmental Quality Review
Ordinance (“CEQRO”) §176-4 B.(1)(k) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 (b)(11) and is
subject to environmental review
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Project:
Bridges Cornell Heights Residence (Senior Housing)
(New materials attached)
Location:
105 Dearborn St
Applicant: Elizabeth Classen Ambrose
Anticipated Board Action(s) in October: Determination of Environmental Significance and Consideration of Preliminary
and Final Site Plan Approval
Project Description: The applicant is proposing to construct a two story single family residence with 12 bedrooms to
house up to 16 people. The building will have a footprint of approximately 4,150 SF. Site improvements include a porte
cochere, a driveway and parking area for nine cars, three patios, walkways and landscaping plantings. The site is
currently vacant. Site development will require the removal of approximately 25 trees of various sizes. The applicant is
proposing to use the Landscape Compliance method, which requires Planning Board approval for placement of the
parking area. The project is in the R-2a Zoning District and the Cornell Heights Local Historic District and has received a
Certificate of Appropriateness form the Ithaca Landmarks Preservation Commission (ILPC). This is a Type I Action under
the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (1)(h)(4) and the State Environmental
Quality Review Act (“SEQRA”) § 617.4 (b)(11) and is subject to environmental review.
Project:
Elm St Apartments (Rebuild)
Location:
203-209 Elm Street
Applicant:
Lynn Truame for Ithaca Neighborhood Housing Services Inc. (INHS)
Anticipated Board Action(s) in October: Consideration of Preliminary and Final Site Plan Approval
Project Description: The proposed project consists of the demolition of a one single family and two multi-family homes
and the construction of a single 12,585 SF apartment building with 13 dwelling units, parking for six vehicles, and other
associated site improvements. Due to the slope of the site, the building will have 2 stories facing Elm Street and three
stories in the rear. The project requires the consolidation of three tax parcels. The project is in the R-3a Zoning district
and is has received two area variances for relief from rear yard setback and parking requirements. This is a Type I Action
under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (1)(h)[3], and the State
Environmental Quality Review Act (“SEQRA”) § 617.4 (11) for which the Planning Board, acting as Lead Agency, made a
Negative Declaration of Environmental Significance on September 26, 2017.
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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Dear Lisa,
Thank you for your guidance in getting our project to this point. Attached are the following documents
for you and the Planning Board, followed by the reason for the submission of each:
* Traffic Impact Statement, in response to the Planning Board's request for written detail on the
anticipated vehicle traffic in the neighborhood generated by this project proposal.
* FEAF Amendments Document, to detail revisions to the FEAF as a result of some inaccuracy in the
original survey data on existing trees and to respond to the accuracy of stating that the parcel was used
as a neighborhood open space or recreation area.
* Lighting Description Document, in response to the Planning Board's request for written detail on the
type and quality of lighting at the exterior.
* Landscape Lighting Plan, to provide documentation of the plan and images shared with the Planning
Board at the September 26, 2017 meeting.
* Landscape Materials and Elements, to provide documentation of the images shared with the Planning
Board at the September 26, 2017 meeting.
* Planting Plan, to provide documentation of the drawing and chart shared with the Planning Board at
the September 26, 2017 meeting.
* Architectural Site Plan, to document the locations of bike parking and refuse enclosures and update
the reduced size and improved nature of the parking court.
* Site Plan Study Dimensional & Rear Yard Analysis, to document compliance with zoning rear yard
coverage limits considering the updated parking court.
* Architectural Landscape Plan, to document the landscape plan in light of the reduced size of the
parking court and correcting inaccuracies in existing trees from the original survey.
* Coordinated Civil Engineering Drawings, to reflect revisions in the driveway, parking court, tree
removal and plantings, and to add more information about utilities.
Please let me know if there is anything else you and the Planning Board are expecting. I will drop off
21 copies of these documents very soon.
Also, to address the Planning Board's deliberations about the appropriate location for the plaque
denoting the residence construction date, we must point out that we are bound by the conditions of the
ILPC's Certificate of Appropriateness to prominently display the date either on a building corner stone
or on a wall plaque.
I will, as you suggested, reach out to Bryan McCracken to make sure he is apprised of the
improvements that have been made to this project as a result of the Planning Board's input.
Thank you again for your good stewardship.
Sincerely,
Betsy Magre

FEAF Amendments for 105 Dearborn Project
Prepared by: Paula Horrigan, Landscape Architect
Date: October 2, 2017
The existing trees on the site have been re-inventoried due to mislabeled trees on the
original survey/base map prepared for the property’s subdivision by Stockwin Surveying
and dated December 23, 2016. We have updated the existing trees on the survey based on
field inventory. The following amendments to the FEAF reflect updated tree inventory as
well as the final planting plan (dated September 26, 2017).
B. PROJECT DESCRIPTION
3. Types of vegetation removed / added to site:
Amount of natural material (trees, shrubs, groundcover) to be removed: Lawn – 16,486 sf
(.37 acres), Mature Trees: 1,914 sf (.043 acres). Topsoil will be stockpiled for reuse as
listed above.
Amount of natural material added to the site: Compost - 30 cubic yards; Bark Mulch 36 cubic yards. May stockpile woodchips on site from tree removal for use as mulch.
4. Mature Trees to be removed:
25 trees will be removed for new construction. These include: 4 black locusts (13”-18”
DBH); 17 Norway Maples (5@ 6”-8”; 9 @ 10”-12”; and 3 @ 13”-16” DBH); 2 black
walnuts (14” and 25” DBH); and 2 basswoods (10” DBH).
5. Revegetation plans:
14 trees will be preserved on the site including: 1 Black Locust (18” DBH ); 2 Black
Walnuts (8” and 25” DBH), 1 Basswood (12” DBH) and 10 Norway Maples (1 double
trunk @ 12”; 6 @ 15”-18”; 1@ 26”; and 2 clump double and triple trunk @ 10” DBH).
Revegetation of the site will include 35 new trees to supplement the remaining 14 extant
trees for a total of 49 trees. The site will also be revegetated with 127-140 shrubs, 500+
perennial and ground cover plants and lawn areas.
A. SITE DESCRIPTION
10. Is project site currently used by community or neighborhood as an open space
or recreation area?
After reviewing the NYS DEC guidelines for answering this question, we consider the
answer to be no. The land is not a public park, nor is it in ownership or under jurisdiction
of any formalized community group for use as such. Furthermore, the property owner has
not entered into any legal agreement with neighbors granting an easement to the public or
allowing open use and access to the property. The owner has mowed and tended the
property so that it is an attractive, open lawn area in the Cornell Heights residential
neighborhood. The owner has not stopped other residents of the neighborhood, including
children and students from the nearby fraternity, from using the open lawn for pick-up
games and sports like Frisbee and soccer. On occasion, users have asked for permission,
which was gladly granted. We will defer to the planning board’s discretion on how this
question is answered, however we contend that the most accurate answer is, no, it has not
been used as an open space or recreation area.

SITE LIGHTING DESCRIPTION
P. Horrigan October 2, 2017
There will be three types of exterior landscape lighting, of Craftsman character and design, (see
examples next page) at the 105 Dearborn Place residence. All lighting will provide warm glowing
illumination and be of a lantern style with dimmable controls enabling lighting to be adjusted,
down or up, depending on time of day, season and user needs. Noted on the plan, are the 3 types
that include:
1. wall mounted lanterns
2. porch and porte cochere ceiling mounted pendant lanterns
3. path lighting for navigating rear walkways and driveway
Wall mounted lanterns will illuminate entrance-egress points and be mounted on one side of a
doorway or on an exterior wall at a key location (terrace). These will be illuminated with 3 to 15watt Warm White LED bulbs (60 to 70-watt equivalent).
Ceiling lanterns will all be dimmable to maximize control of light levels and enable very lowlevel ambient lighting for users of the porches during evening hours. They will use 15 to 23 watt
Warm White LED bulbs (70 to 100-watt equivalent).
Finally, path lighting will be 18”- 24” in height to illuminate pathway routes from the driveway
to and from the house’s rear south and west terraces. Path lighting will be dimmable, with a range
of downward light spread of about 8’-12’. Each light will use either 18 to 20 watt halogen, or 3
Watt Warm White LED Bi-Pin bulb.

October 2, 2017
Re: 105 Dearborn Place Ithaca – SPR Application – Traffic Impact
Dear Lisa and City of Ithaca Planning Board,
As stated in Part 1 of our FEAF, there is anticipated to be an average of 8
vehicular trips per day, that is, less than 1 per hour, to the 105 Dearborn Place
residence. These will consist of trips in and out by car share vehicles, visitors
to residents and a once per week musical entertainment provider.
As stated during the Planning Board meeting on 9/26/17, all domestic service
providers hired by Bridges or by 105 Dearborn Place residents will park at paid
off-site parking spaces and will arrive at the residence on foot. We anticipate no
additional food or supply delivery trucks for 105 Dearborn beyond those
currently delivering today to other Bridges residences. Food and supply
(weekly laundry, floral) delivery vehicles will arrive in the area as they do today
– some park at 403 Wyckoff; some stop temporarily on Dearborn Place to
unload – and will hand deliver to 105 Dearborn Place, as they do for other
residences owned by Elizabeth Ambrose. Trash will be handled as it would be
at any residence. Trash totes will be stored as indicated in the site plan
documents and brought to the curb Monday for residential trash and recycling
pick-up.
Please let us know if you have any further questions.
Sincerely,
Elizabeth Ambrose

City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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 – 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
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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 may require a SWPPP.

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Construction impacts only. See
Part 3.
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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

Other impacts (if any): 17 trees and other vegetation to
be removed. Replacement trees are proposed. See Part
3

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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): See Part 3

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. See Part 3.

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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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

Other impacts (if any): Although privately owned, the
neighborhood has used the property as open space for
some time. See Part 3.

Yes

No

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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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: Minor construction and operations traffic.
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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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):

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. See Part 3

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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17 Updated 9/26/17

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: Bridges at Cornell Heights (Senior Housing) 105 Dearborn Pl.
Date Created: 9/8/17, Updated 10-3-17

PROJECT DESCRIPTION
The applicant is proposing to construct a two story single family residence with 12 bedrooms to
house up to 16 people on the .446 acre lot. The building will have a footprint of approximately 4,150
SF, including porches. Site improvements include a porte cochere, a driveway and parking area for
nine cars, three patios, walkways and landscaping plantings. The site is currently vacant. Site
development will require the removal of approximately 25 trees of various sizes. The applicant is
proposing to use the Landscape Compliance method, which requires Planning Board approval for
placement of the parking area. The project is in the R-2a Zoning District and the Cornell Heights
Local Historic District and has received a Certificate of Appropriateness from the Ithaca Landmarks
Preservation Commission (ILPC).
A zoning review has been completed to confirm that the parking area does not meet the setback
compliance method.
This is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”)
§176-4 (1)(h)(4) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 (b)(11) and is
subject to environmental review.
IMPACT ON LAND
The .446 acre (19,442 SF) project site is currently undeveloped. The project will result in an increase
of 7,533 SF of impervious surface comprised of buildings and other paved surfaces. Approximately
.25 acres (10,794 SF) will be vegetation (landscaping and existing wooded areas) and 1,100 SF will be
porous paving.
Approximately 430 CY of materials will be removed from the site for foundation preparation.
No impact anticipated.
IMPACT ON WATER
No Impact anticipated.
IMPACT ON DRAINAGE
The .446 acre (19,442 SF) project site is currently undeveloped. The project will result in an increase
of 7,533 SF of impervious surface comprised of buildings and other paved surfaces. Approximately
.25 acres (10,794 SF) will be vegetation- landscaping and existing wooded areas and 1,100 SF will be
porous paving.
The project will be reviewed by the City Stormwater Management Officer.
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IMPACT ON AIR
The project is in a residential neighborhood and construction is projected to last approximately 12
months. The excavation and the preparation of foundations can create the potential for increased dust
and dirt particles in the air that can be bothersome to adjacent residents.
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.
No Impact is anticipated.
IMPACT ON PLANTS AND ANIMALS
Though it previously housed a school, the site is currently undeveloped/vacant and contains
approximately 16,487 SF of meadow/ brushland and 2,512 SF of woodlands. According to updated
information provided by Paula Horrigan in a document dated October 2, 2017, vegetative changes
to the site will be as follows:
25 trees will be removed for new construction. These include: 4 black locusts (13”-18”
DBH); 17 Norway Maples (5@ 6”-8”; 9 @ 10”-12”; and 3 @ 13”-16” DBH); 2 black
walnuts (14” and 25” DBH); and 2 basswoods (10” DBH).
14 trees will be preserved on the site including: 1 Black Locust (18” DBH ); 2 Black
Walnuts (8” and 25” DBH), 1 Basswood (12” DBH) and 10 Norway Maples (1 double
trunk @ 12”; 6 @ 15”-18”; 1@ 26”; and 2 clump double and triple trunk @ 10” DBH).
Revegetation of the site will include 35 new trees to supplement the remaining 14 extant
trees for a total of 49 trees. The site will also be revegetated with 127-140 shrubs, 500+
perennial and ground cover plants and lawn areas
The applicant should update the landscape drawings to include a planting schedule keyed to plants
and specifications for planting and tree protection for existing trees to be preserved.
No Impact is anticipated.
IMPACT ON AESTHETIC RESOURCES
See Impact on Historic Resources.
IMPACT ON HISTORIC RESOURCES
The proposed project is within the Cornell Heights Local Historic District and has received a
Certificate of Appropriateness from the Ithaca Landmarks Preservation Commission (ILPC). The ILPC
found that the proposal would not have a substantial adverse effect on the aesthetic, historical, or
architectural significance of the Cornell Heights Historic District, as set forth in Section 228-5, and
that it meets criteria for approval under Section 228-5 of the Municipal Code. The Certificate of
Appropriateness has the following conditions:
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Any changes required by other involved agencies to the approved plans will be resubmitted
to the ILPC for review and approval.
The date of construction shall be prominently displayed on the building on either a corner
stone or wall plaque to help differentiate this residence as new construction.
The foundation’s “stone” cladding material shall be reviewed and approved by ILPC staff.

IMPACT ON OPEN SPACE AREA
Although the property is privately owned, residents of the neighborhood have used it for outdoor
recreation and some have stated that its loss will be in impact to the neighborhood. The applicant
has provided the following response:
The land is not a public park, nor is it in ownership or under jurisdiction of any formalized
community group for use as such. Furthermore, the property owner has not entered into
any legal agreement with neighbors granting an easement to the public or allowing
open use and access to the property. The owner has mowed and tended the property so
that it is an attractive, open lawn area in the Cornell Heights residential neighborhood.
The owner has not stopped other residents of the neighborhood, including children and
students from the nearby fraternity, from using the open lawn for pick-up games and
sports like Frisbee and soccer. On occasion, users have asked for permission, which was
gladly granted.
The Lead Agency recognizes that there may be an impact for those who have enjoyed use of this
property and wish to continue such use. However, the Lead Agency also understands that the
property owner is under no obligation to continue to provide this amenity to the neighborhood.
No Impact anticipated.
IMPACT ON UNIQUE NATURAL AREAS OR CRITICAL ENVIRONMENTAL AREAS
No Impact anticipated.
IMPACT ON TRANSPORTATION
See Impact to Neighborhood Character.
IMPACT ON ENERGY
No Impact anticipated.
IMPACT ON NOISE AND ODORS
No Impact anticipated.
IMPACT ON PUBLIC HEALTH
No Impact anticipated.
IMPACT ON GROWTH AND CHARACTER OF COMMUNITY OR NEIGHBORHOOD
Under City zoning the project is considered a single family home. However, the project is a
commercial enterprise providing senior housing for up to 16 individuals. According to information
provided by the applicant, four full time staff will be employed at the location. Concerns have been
raised about those who may be providing services to the facility or its residents.
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The applicant has provided the following information regarding building operations and services:
As stated in Part 1 of our FEAF, there is anticipated to be an average of 8 vehicular
trips per day, that is, less than 1 per hour, to the 105 Dearborn Place residence.
These will consist of trips in and out by car share vehicles, visitors to residents and a
once per week musical entertainment provider.
As stated during the Planning Board meeting on 9/26/17, all domestic service
providers hired by Bridges or by 105 Dearborn Place residents will park at paid offsite parking spaces and will arrive at the residence on foot. We anticipate no
additional food or supply delivery trucks for 105 Dearborn beyond those currently
delivering today to other Bridges residences. Food and supply (weekly laundry,
floral) delivery vehicles will arrive in the area as they do today – some park at 403
Wyckoff; some stop temporarily on Dearborn Place to unload – and will hand deliver
to 105 Dearborn Place, as they do for other residences owned by Elizabeth Ambrose.
Trash will be handled as it would be at any residence. Trash totes will be stored as
indicated in the site plan documents and brought to the curb Monday for residential
trash and recycling pick-up.
The applicant is requesting that the Planning Board review the proposed parking lot in the rear yard
under the provisions of landscape compliance method in accordance with §325-20
F (3)(b) of the City Code. The Board has considered the following mitigating factors:




Many large trees will be retained along the perimeter of the site
Additional landscaping will we provided including 40 new trees and vegetative screening at
the perimeter of the parking area
There is an existing fence 6 foot high wooden fence along the adjacent property line

The applicant should update the landscape drawings to include a planting schedule keyed to plants
and specifications for planting and tree protection for existing trees to be preserved.
Prepared by: Lisa Nicholas, AICP
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