CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
JoAnn Cornish, Director
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

PLANNING & DEVELOPMENT BOARD
— PROJECTS MEMORANDUM —
To:

From:
Re:
Date:

City of Ithaca Common Council
City of Ithaca Planning & Development Board
City of Ithaca Board of Public Works (BPW)
City of Ithaca Public Safety & Information Advisory
Commission
City of Ithaca Parks, Recreation & Natural Resources
Advisory Commission
City of Ithaca Community Life Advisory Commission
City of Ithaca Mobility, Accessibility & Transportation
Advisory Commission
Ithaca Urban Renewal Agency (IURA)
Pete Tyler, 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
Lynn Yost, Assistant Civil Engineer
Eric Hathaway, Transportation Engineer
John Licitra, Sidewalk Program Manager
Matt Yarrow, TCAT

Lisa Nicholas, Deputy Director of Planning and Development
Projects for Review & Comment
August 3, 2018

Please find listed five new projects and one carried over from previous months which the Planning and Development
Board will consider at its August 28th, 2018 meeting. If possible, please submit any comments on these projects by
noon, August 21st, 2018, so the Planning Board will have the opportunity to fully consider them.
Project: Major Subdivision & Construction of a Public Road
Location: Cherry Street, Tax Parcel # 100.-2-21
Applicant: Nels Bohn for the Ithaca Urban Renewal Agency (IURA)
Anticipated Board Action(s) in August: Declaration of Lead Agency, Review of FEAF Parts 2 & 3
Project Description: The applicant is proposing to subdivide the 6-acre parcel into four lots and extend Cherry Street by
400 feet. Lot 1 will measure 1.012 acres, Lot 2 will measure 1.023 acres, Lot 3 will measure 2.601 acres, and Lot 4 will
measure .619 acres. Lot 3 will be sold to Emmy’s Organics (see below) and developed as a manufacturing facility, Lot 4
will be left undeveloped for potential future trail use, and Lots 1 & 2 will be marketed and sold for future development.
The project is in the Cherry District which has no requirements lot size or street frontage, 5- and 10-foot side yards, and
10 feet for rear yard. The road will be built to City standards with a 65-foot ROW, 5-foot sidewalks and tree lawn, and
will be turned over to the City upon completion. This action, combined with subdivision, road construction, and the sale
of the property, is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4
B(1) (c) and (j) and B(4) the State Environmental Quality Review Act (“SEQRA”) §617-4 (b) (11), and is subject to
environmental review.
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Project: Production & Warehouse Building (Emmy’s Organics)
Location: Cherry Street, Tax Parcel # 100.-2-21
Applicant: Ian Gaffney for Emmy’s Organics
Anticipated Board Action(s) in August: Declaration of Lead Agency, Review of FEAF Parts 2 & 3
Project Description: The applicant is proposing to construct a production facility of up to 34,000 SF, with a loading dock,
parking for 22 cars, landscaping, lighting, and signage. The project will be in two phases: Phase one, which will include a
14,000 SF building and all site improvements; and Phase two, (expected in the next 5 years) which will include an
addition of between 14,000 and 20,000 SF. As the project site is undeveloped, site development will include the
removal of 2 acres of vegetation including 55 trees of various sizes. The 2.6-acre project site is part of a larger 6-acre
property owned by the Ithaca Urban Renewal Agency (IURA) that is in the process of subdivision (see above). The
project is in the Cherry District. This action, combined with subdivision, road construction, and the sale of the property,
is a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 B(1) (c) and (j)
and B(4) the State Environmental Quality Review Act (“SEQRA”) §617-4 (b) (11), and is subject to environmental review.

Project: Modified Site Plan - Building Demolition & Site Improvements
Location: 222 S Cayuga Street (Hotel Ithaca)
Applicant: Lenroc LLC for David Hart
Anticipated Board Action(s) in August: Public Hearing
Project Description: The applicant is requesting modifications to the site plan that was approved on October 27, 2015.
The applicant has completed the project and now wishes to demolish the two-story wing that was previously slated to
remain and construct 17 additional parking spaces (from 91 to 108). The proposal includes the removal of the easternmost curb cut on Clinton Street; landscaping, including 20 new trees; lighting; and signage. The project is in the CBD100 Zoning District. The entire project was classified as a Type I Action under the City of Ithaca Environmental Quality
Review Ordinance (“CEQRO”), §176-4 B. (1) (h.) (4) and (l), and the State Environmental Quality Review Act (“SEQRA”),
§617.4 (11), for which the Lead Agency amended the Negative Declaration issued on 3/27/12.

Project: Apartments (12 Units)
Location: 327 W Seneca Street
Applicant: Noah Demarest for Visum Development
Anticipated Board Action(s) in August: Declaration of Lead Agency, Review of FEAF Parts 2&3
Project Description: The applicant is proposing to construct a three-story apartment building with 12 units. Project
development requires the removal of the exiting building and parking area. The project will include exterior bike
storage, a trash enclosure, walkways, landscaping, signage, and lighting. The project is in the B2-d Zoning District and
requires variances for front-, side-, and rear-yard setbacks. A small portion at the rear of the property is in the CDB-60
District. The project is subject to Design Review. 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.
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Project: North Campus Residential Expansion (NCRE)
Location: Cornell University Campus
Applicant: Trowbridge Wolf Michaels for Cornell University
Anticipated Board Action(s) in August: Declaration of Lead Agency, Review of FEAF Parts 2 & 3
Project Description: The applicant proposes to construct two residential complexes (one for sophomores and the other
for freshmen) on two sites on North Campus. The sophomore site will have four residential buildings with 800 new
beds and associated program space totaling 299,900 SF and a 1,200-seat, 66,300 SF dining facility. The sophomore site
is mainly in the City of Ithaca with a small portion in the Village of Cayuga Heights; however, all buildings are in the City.
The freshman site will have three new residential buildings (each spanning the City and Town line) with a total of
401,200 SF and 1,200 new beds and associated program space – 223,400 of which is in the City, and 177,800 of which is
in the Town. The buildings will be between two and six stories using a modern aesthetic. The project is in three zoning
districts: the U-I zoning district in the City in which the proposed five stories and 55 feet are allowed; the Low Density
Residential District (LDR) in the Town which allows for the proposed two-story residence halls (with a special permit);
and the Multiple Housing District within Cayuga Heights in which no buildings are proposed. This has been determined
to be a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4,
(i) and (n) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 (b)(5)(iii).

Carried over from previous months:
Project: Retail Expansion (3,200 SF)
Location: 744 S Meadow Street
Applicant: James Boglioli for Benderson Development Corp
Anticipated Board Action(s) in August: Consideration of Preliminary & Final Approval
Project Description: The applicant is proposing to build a 3,200 SF addition to the western end of the existing 17,546 SF
retail space. The project will require the removal of an existing dumpster enclosure – which will be relocated to an
expanded dumpster area behind the building to the south. The project includes the additions of two parking spaces to
the existing lot. The project is consistent with the findings of the 2000 Generic Environmental Impact Statement.

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 street address folder. Subdivision application materials
can be similarly located, but in the “Subdivision Applications” folder.
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Subdivision & Site Plan Review Application
Project Narrative
Cherry Street Industrial Park Expansion - Subdivision and Street Extension

The Ithaca Urban Renewal Agency (IURA) proposes to develop a 6.0 acre vacant parcel located at the
southerly end of Cherry Street to expand the Cherry Street Industrial Park. To create three building lots
requires an approximate 400 linear foot extension of the public street and a subdivision of the parcel.
Enclosed are applications for a four-lot subdivision and a site plan for construction of the street. The
street extension is intended to be conveyed to the City upon completion.
In 2012, the City of Ithaca subdivided an 8.5 acre parcel at the southerly end of Cherry Street into two
parcels. The City retained a 2.5 acre parcel containing wetland habitat as open space and transferred
the remaining 6.0 acre parcel to the IURA for economic development purposes.
The proposed subdivision will create four (4) lots that comply with Cherry District zoning requirements
and an extension of the pubic street. The IURA intends to convey the 2.6 acre Lot 3 to Emmy’s Organics,
Inc. for construction of a food manufacturing facility. Two 1.0 acre parcels (Lots 1 and 2) will be
marketed for sale to small businesses that create jobs for low- and moderate-income persons. Lot 4 will
be retained to support the future Black Diamond Trail as a vegetated buffer and possible trailhead
access point. Lot 4 is the only parcel in the subdivision with land located within the 100-year flood
hazard area (elevation 389.6’). The IURA seeks to convey this parcel to the City of Ithaca.
The IURA will construct an extension of Cherry Street to city standards for conveyance to the City upon
completion and Board of Public Works acceptance. A turnaround will be constructed at the end of the
street that can accommodate fire department apparatus. The road extension will include underground
water, sanitary, gas and storm water utilities and above ground electric. The street will include curbs
and provide a 31-foot paved width to match the existing portion of Cherry Street. A sidewalk along the
eastern side of the road will also be installed. Street trees will be provided in consultation with the City
Forester.
The site was extensively disturbed during construction of the Flood Control Channel in 1967 when
dredge spoils were placed on a majority of the site. Since then, this site has reforested primarily with
poplar, locust and cottonwood trees. Tree removal to construct the street is limited to trees in the ROW
and the grading line for the street. Trees on Lots 1 and 2 will be retained for now and be subject to
review when future projects seek site plan approval. Please note that the demolition sheet shows trees
to be removed and trees to be retained within approximately 25 feet of areas to be disturbed. Many
more trees exist on this forested property that are not mapped as they are not located near areas of
disturbance.
The 6.0 acre parcel includes several easements. A utility easement for extension of the city waterline
extends along the western and southern boundary of the 6.0 acre parcel so in the future the waterline
can cross the railroad tracks and connect to the water supply system serving the southwest area. As a
waterline will be included in the street extension, the IURA seeks to relocate the utility easement to
follow the street then extend west along the common lot line between lots 1 and 2 (see plat).
Preliminary discussion on the conceptual street plan at the 7/17/18 Board of Public Works meeting
suggests support for relocating this utility easement.
Please contact me at NBohn@cityofithaca.org with any questions.

Cherry Street Industrial Park Expansion
Location Map

Property for Sale - Tax Parcel #100.-2-1.21
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July 27, 2018

Lisa Nicholas
Division of Planning and Economic Development, City of Ithaca
108 E. Green Street, 3rd Floor
Ithaca, N.Y. 14850
Re: Emmy’s Organics Development on Cherry Street
Dear Lisa:
Thank you for reviewing this proposal for the development of a production facility at the end
of Cherry Street. The initial phase of development includes 4,000 sq ft of
office/breakroom/entrance area, 4,500 sq ft production area, and a 5,500 sq ft warehouse, 2,000
sq ft larger than described in our pre-application materials. A secondary phase, projected for
2-3 years out includes maximizing the production and warehouse areas with up to an addition
20,000 sq ft.
On behalf of Emmy’s Organics and the design team, I am attaching all the necessary
documents for a Site Plan Review, including:
•
•
•
•
•
•
•

SPR Application Form
FEAF
Project Narrative
Zoning Analysis
Context Map
Site Survey & Existing Conditions
As well as the following drawings: Layout Plan, Site Plan, Demolition Plan, Grading &
Drainage Plan, Erosion & Sediment Control, Utilities Plan, Details, Elevations,
Landscape/Planting Plan, and Construction Plan

We look forward to meeting with you and the Planning Board in August to discuss this
project.
Sincerely,

Yamila Fournier
Whitham Planning & Design

Phone: 607.272.1290

Email: whitham@whithamdesign.com 142 East State Street, Rear Ithaca, NY 14850

CONTACT:
Lisa Nicholas, Senior Planner

City of Ithaca

PLANNING DIVISION

SITE PLAN REVIEW (SPR)
APPLICATION

108 E. Green St., 3rd Floor
Ithaca, NY 14850 │ (607) 274‐6550
lnicholas@cityofithaca.org

APPLICANT:

Name:

BUILDING PERMIT NUMBER:
____________
(REQUIRED)
37635

Title/Role:

Ian Gaffney for Emmy's Organics

President

Address 1: 629 W Buffalo Street
City, State, & Zip Code: Ithaca, NY 14850

Address 2:
Telephone: 607-319-5113

Cell Phone: 607-280-7922

E‐Mail:

Name: Scott Whitham, Whitham Planning & Design

CONSULTANT:

ian@emmysorganics.com

Title/Role: Principal

Address 1: 142 West State Street
Address 2:

City, State, & Zip Code:

Telephone: 607-272-1290

Cell Phone: 607-379-9175

Ithaca, NY 14850

E‐Mail: whitham@whithamdesign.com

PROJECT SPONSOR: Name:

Title/Role:

(if other than applicant)

Address 1:
City, State, & Zip Code:

Address 2:
Telephone:

Cell Phone:

E‐Mail:

― PROJECT DESCRIPTION ―
Project Title: Emmy's Organics Facility
Project Type (check one):

Residential

Project Address: --- Cherry Street (to be assigned upon subdivision)
Commercial

Industrial

Institutional

Scope of Work (check all that apply & indicate approximate operation/construction cost):
$
Vegetation Removal $ 10,000
Façade Change
Demolition
$ 30,000
$ 150,000
New Paving
Earthwork
New Plantings
$ 1,000,000
New Structure
Structure Expansion $
Accessory Structure
$ 15,000
$ 30,000
Tree Removal
New Parking
Landscaping
Addition to Building/Structure $
Total Construction Cost: $ 1,250,000

Mixed‐Use

$
$ 5,000
$
$ 10,000

Anticipated Construction Period: Nov 2018
(best estimate)

(best estimate)

― OWNER INFORMATION ―
1. If the development site is leased property, list the property owner's name and address below:

Length of Lease:
 Note: If property is not owned by Project Sponsor, OWNER’S AUTHORIZATION FORM required.
1 of 2

to

July 2019

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
PART 1—PROJECT INFORMATION
(prepared by project sponsor/applicant)

NOTE: This document is designed to assist in determining whether proposed action may have a significant
effect on the environment. Please complete the entire form: Parts A through E. Answers to these questions
will be considered part of the application for approval and may be subject to further verification and public
review. Provide any additional information you believe will be needed to complete Parts 2 and 3. It is
expected that completion of the FEAF will depend on information currently available and will not involve
new studies, research, or investigation. If information requiring such additional work is unavailable, so
indicate and specify each instance.
Name of Action:

Emmy's Organics Facility

Location of Action:

--- Cherry Street (Project address to be assigned once IURA has completed subdivision)

Name of Applicant/Sponsor:
Address:

Ian Gaffney for Emmy's Organics

629 W Buffalo Street

City/Town/Village:
Business Phone:

Ithaca

State:

ZIP:

NY

E-Mail:

607-319-5113

14850

ian@emmysorganics.com

Name of Owner (if different from applicant/sponsor):
Address:
City/Town/Village:
Business Phone:

State:

ZIP:
E-Mail:

Description of Action:
Emmy's Organics proposes to build a new single-story production, warehouse, and office space
ona 2.6 acre site at the end of Cherry Street (road to be extended by the City of Ithaca). Phase 1 will include
all site work and the construction of a 14,000 sq ft building. Phase 2 will add an additional 20,000 sq ft building
to the site, maximizing the facility's capacity.
The site will have parking for up to 25 employees and will provide space for tractor trailers to load, as well as
providing bicycle parking facilities. All development will be as of right. No variances will be necessary.

— PLEASE COMPLETE EVERY QUESTION. INDICATE “N/A,” IF NOT APPLICABLE. —

A.

SITE DESCRIPTION

Physical setting of overall project, both developed and undeveloped areas.
1. Present Land Use:

Urban

Industrial

Commercial

Public

Forest

vacant lot
Other: _________________________

Agricultural

2.6 acres _____ square feet. (Chosen units also apply to following section.)
2. Total area of project area: _____

Currently

Approximate Area (Units in Question 2 above apply to this section.)
2a. Meadow or Brushland (non-agricultural)
2b. Forested
2c. Agricultural
2d. Wetland [as per Article 24 of Environmental Conservation Law (ECL)]
2e. Water Surface Area
2f. Public
2g. Unvegetated (i.e., rock, earth, or fill)
2h. Roads, Buildings, & Other Paved Surfaces
lawns, landscaping
2i. Other (indicate type): ___________________

After Completion

0

0

2.6 acres

0.1

0

0

0

0

0

0

0

0

0

0

0

1.4

0

1.1

3a. What is the predominant soil type(s) on project site (e.g., HdB, silty loam, etc.):Fill
_________________
& deep lake deposit soils
3b. Soil Drainage:

Well-Drained: ______% of Site
Moderately Well-Drained: ______% of Site
100
Poorly Drained: ______%
of Site

4a. Are there bedrock outcroppings on project site?
4b. What is depth of bedrock?

over 100

4c. What is depth to the water table?

Yes

No

0-10%

80

N/A

(feet)
9

(feet)

5. Approximate percentage of proposed project site
with slopes:
6a. Is project substantially contiguous to, or does it
contain, a building, site, or district listed on or
eligible for the National or State Register of
Historic Places?
6b. Or a designated local landmark or located in a
local landmark district?
7. Do hunting and/or fishing opportunities currently
exist in the project area?

%

10-15%

10

%

15% or greater 10 %
Yes

No

N/A

Yes

No

N/A

Yes
No
N/A If “Yes,” identify each
species: __________________________________
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A. SITE DESCRIPTION (concluded)
8. Does project site contain any species of plant
and/or animal life identified as threatened or
endangered?

Yes

No

N/A

6 July 2018 Flora and Fauna Survey
According to: _____________________________
by F. Robert Wesley

Identify each species: _______________________
9. Are there any unique or unusual landforms on
project site (i.e., cliffs, other geological
formations)?
10. Is project site currently used by community or
neighborhood as an open space or recreation
area?
11. Does present site offer or include scenic views
known to be important to the community?

Yes

No

N/A

Describe: ________________________________
Yes

No

N/A

If yes, explain: ____________________________
Yes

No

N/A

Describe: _________________________________
12. Is project within or contiguous to a site
designated a Unique Natural Area (UNA) or
critical environmental area by a local or state
agency?
13. Stream(s) within or contiguous to project area:
___________________________________
___________________________________
14. Lakes, ponds, or wetland areas within or
contiguous to project area:
15. Has site been used for land disposal of solid
and/or hazardous wastes?

Yes

No

N/A

Describe: _________________________________
a. Names of stream(s) or river(s) to which it is a
Cayuga Inlet
tributary: ________________________________
________________________________________
Wetlands
a. Name(s): _________________________________

0.77
b. Size(s) in acres: ___________

Yes

No

N/A

Describe: __________________________________
16. Is site served by existing public utilities?
a. If “Yes,” does sufficient capacity exist to
allow connection?
b. If “Yes,” will improvements be necessary to
allow connection?

Yes

No

N/A

Yes

No

N/A

Yes

No

N/A
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B.

PROJECT DESCRIPTION

1. Physical dimensions and scale of project (fill in dimensions as appropriate): ______________
1a. Total contiguous area owned by project sponsor either in acres: _______
or square feet: _______
2.6
0
1b. Project acreage developed: _________
Acres, initially:

2.5

2.5
Acres, ultimately: ________

0.1
1c. Project acreage to remain undeveloped: ____________________
N/A
1d. Length of project in miles (if appropriate): ___________
or feet: ____________

N/A
1e. If project is an expansion, indicate percentage change proposed: _________%

0

1f. Number of existing off-street parking spaces:

Proposed: _____________
41

1g. Maximum vehicular trips generated (on completion of project) per day: _______
Per hour: ______
30
24-26'
1h. Height of tallest proposed structure in feet: _________
66'
1i. Linear feet of frontage along a public street or thoroughfare that the project will occupy: __________

2. Specify what type(s) of natural material (i.e., rock, earth, etc.) and how much will be removed from the
none - all to be used on site
none
site: _______________________________
Or added to the site: ________________________________
3. Specify what type(s) of vegetation (e.g., trees, shrubs, ground cover) and how much will be removed from
2 acres
Trees
the site: Acres: ___________
Type(s) of Vegetation: _________________________________________
4. Will any mature trees or other locally important vegetation be removed for this project?
Yes

No

N/A If “Yes,” explain: ________________________________________________
Undeveloped site has many trees >8" DBH.

yes
5. Are there any plans for re-vegetation to replace vegetation removed during construction? ____________

6. If single-phase project, anticipated period of construction:

N/A

months (including demolition)

7. If multi-phase project, anticipated period of construction: __________
months (including demolition)
8+6
2
Phase 1 in 2018, Phase 2 24+months later
7a. Total number of phases anticipated: ____________

7b. Anticipated date of commencement for first phase:
7c. Approximate completion date of final phase:

Sept

Nov

month

7d. Is phase one financially dependent on subsequent phases?

month 2018
2021

Yes

year (including demolition)

year.
No

N/A

8. Will blasting occur during construction?
Yes
No
N/A If “Yes,” explain: _______________
____________________________________________________________________________________
20
5+
9. Number of jobs generated during construction: __________
After project is completed: __________
0
10. Number of jobs eliminated by this project:
Explain: _____________________________
___________________________________________________________________________________

11. Will project require relocation of any projects or facilities?
Yes
No
N/A If “Yes,” explain:
___________________________________________________________________________________
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B.

PROJECT DESCRIPTION (concluded)

12a. Is surface or sub-surface liquid waste disposal involved?

Yes

No

N/A If yes, explain:

__________________________________________________________________________________
N/A
12b. If #12a. is “Yes,” indicate type of waste (e.g., sewage, industrial, etc.): ____________________
N/A
12c. If surface disposal, where specifically will effluent be discharged? _____________________

13. Will surface area of existing lakes, ponds, streams, or other surface waterways be increased or decreased
by proposal?
Yes
No
N/A If yes, explain: _____________________________
14a. Will project or any portion of project occur wholly or partially within or contiguous to the 100-year
flood plain?
Yes
No
N/A
14b. Does project or any portion of project occur wholly or partially within or contiguous to:
Cayuga Inlet
Fall Creek
Cascadilla Creek
Cayuga Lake
Six Mile Creek
Silver Creek? (Check all that apply.) Property line is 94' from Cayuga Inlet
14c. Does project or any portion of project occur wholly or partially within or contiguous to wetlands as
described in Article 24 of the ECL?
Yes
No
N/A
adjacent city parcel includes 0.77 acres of wetland
14d. If #14a., b., or c. is “Yes,” explain: __________________________________________________

15a. Does project involve disposal of solid waste?

Yes

No

N/A

15b. If #15a. is “Yes,” will an existing solid waste disposal facility be used?
Yes
No
N/A
15c. If #15b. is “Yes,” give name of disposal facility:
and location:
____________
15d. Will there be any wastes that will not go into a sewage disposal system or into a sanitary landfill?
Yes
No
N/A If “Yes,” explain: ___________________________________
15e. Will any solid waste be disposed of on site?

Yes

No

N/A

If “Yes,” explain: ___________________________________________________________________
16. Will project use herbicides or pesticides?
17.

Yes

No

N/A If “Yes,” specify: ____________

Will project affect a building or site listed on or eligible for the National or State Register of Historic
Places, or a local landmark, or in a landmark district?
Yes
No
N/A If “Yes,” explain:
_________________________________________________________________________________

18. Will project produce odors?

Yes

No

N/A If yes, explain: ________________________

19. Will project produce operating noise exceeding the local ambient noise-level during construction?
Yes
No
N/A After construction?
Yes
No
N/A
20. Will project result in an increase of energy use?
Yes
No
N/A If yes, indicate type(s):
New construction will require electric conection.
___________________________________________________________________________________
21.

254GPD Water

Total anticipated water usage per day in gals./day: 228 GPD Sewer Source of water: City of Ithaca
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C.

ZONING & PLANNING INFORMATION

1. Does proposed action involve a planning or zoning decision?
Yes
No
N/A
If yes, indicate the decision(s) required:
Zoning Amendment
Zoning Variance
New/Revision of Master Plan
Subdivision
Site Plan Review

Special Use Permit

Resource Management Plan

Other: ____________________
CSD - Cherry Street District
2. What is the current zoning classification of site? ________________________

3. If site is developed as permitted by current zoning, what is the maximum potential development?
100% lot coverage, except for setbacks
___________________________________________________________________________________
4. Is proposed use consistent with present zoning?

Yes

No

N/A

5. If #4 is “No,” indicate desired zoning: _________________________
N/A
6. If site is developed by proposed zoning, what is the maximum potential development of the site?
N/A
___________________________________________________________________________________
7. Is proposed action consistent with the recommended uses in adopted local land use plans?
Yes
No
N/A If “No,” explain: _____________________________________________
8. What is the dominant land use and zoning classification within a ¼-mile radius of the project?
Light Industrial
(e.g., R-1a, R-1b) _____________________________________________________________
9. Is proposed action compatible with adjacent land uses?
Yes
No
N/A Explain: _________
___________________________________________________________________________________
N/A
10a. If proposed action is the Subdivision of land, how many lots are proposed? _______________
N/A
10b. What is the minimum lot size proposed? __________

11.

Will proposed action create demand for any community-provided services? (e.g., recreation, education,
Fire Protection, Police
Yes
No
N/A Explain: _____________________
police, fire protection, etc.)?
If “Yes,” is existing capacity sufficient to handle projected demand?
Explain: _____________________________

12.

Yes

No

N/A

Will proposed action result in the generation of traffic significantly above present levels?
Yes
No
N/A
If yes, is existing road network adequate to handle additional traffic?
Yes
No
N/A Explain: __________________________________________

6

D.
1.

APPROVALS
Approvals: ______________________________________

2a. Is any Federal permit required?

Yes

No

N/A Specify: _________________

2b. Does project involve State or Federal funding or financing?
Yes
No
If “Yes,” specify:
______________________________________

N/A

2c. Local and Regional Approvals:
Agency
Common Council

Yes

No

Type of
Approval Required

Submittal
Date

Approval
Date

CC to approve sale of land to Emmy's

Board of Zoning Appeals (BZA)
Planning & Development Board
Ithaca Landmarks Preservation
Commission (ILPC)

Site Plan Approval

Board of Public Works (BPW)
Fire Department

Review of Building Plans

Police Department
Director of Code Enforcement
Ithaca Urban Renewal Agency
(IURA)
NYSDEC
Other: _____________________

Review of Building Plans
Subdivision and Sale of Land

Stormwater SPEDES

7

E.

INFORMATIONAL DETAILS

Attach any additional information that may be needed to clarify your project. If there are, or may be, any
adverse impacts associated with your proposal, please discuss such impacts and the measures which you
propose to mitigate or avoid them.

F.

VERIFICATION

I certify the information provided above is true to the best of my knowledge.
Applicant/Sponsor Name:
Signature:
Title/Role:

Whitham Planning and Design for Emmy's Organics

Yamila Fournier, Whitham Planning and Design
Designer

***************** END OF PART 1 *****************
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Emmy’s Organics Facility Project Narrative
The project seeks to acquire and develop a previously undeveloped property at the end of Cherry
Street in order to build a new facility for Emmy’s Organics.
The 2.6-acre site is in the industrial area along the Cayuga Inlet (zoned Cherry Street District),
allowing for up to 100% of lot coverage and a building with a maximum height of 63’. This proposal is
for the phased building of an office, employee area, production area, and warehouse space, all on a
single story. Phase 1 includes a 4,000 office, entrance, and employee area, a 4,500 sq ft production area,
and a 5,500 sq ft warehouse and loading space for a total of approximately 14,000 sq ft. Phase 2,
projected to begin in about 5 years, will increase the production and warehouse space. Precise square
footage for Phase 2 to be determined but may range from an additional 14,000 sq ft to 20,000 bringing
the total developed building area to 28,000-34,000 sq ft. Phase 1 will have parking for up to 22
employees and will provide space for tractor trailers to load, as well as providing bicycle parking
facilities. Phase 2 will increase parking to 41 spaces and may increase loading areas if necessary. All
development will be as of right. No variances will be necessary.
This proposal is consistent with the Comprehensive Plan’s goals to grow the local economy by
encouraging companies to stay in Ithaca. As a certified B-Corp, Emmy’s Organics is proud of its
commitment to the environment and to the community, creating a nationally-distributed certified
organic product with the help of fair-wage laborers. This production facility will enable Emmy’s
continued growth and provide more fair-wage jobs within the City of Ithaca.

Phone: 607.272.1290

Email: whitham@whithamdesign.com 142 East State Street, Rear Ithaca, NY 14850

Zoning Worksheet
Address

_ _ _ Cherry Street (address TBD after subdivision) Parcel ID: 500700-100.-2-1.21

Date

25-Jul-18
Emmy's Organics
CSD (Cherry Street District)

Owner
Use District
Column Number

2

3
Accessory
Use

Column Title

Use

Existing
Proposed
Condition
and/or Use

confectionery
food
processing

none

4
Off-Street Parking

5
Off-Street
Loading

6
Lot Area
(Sq. Feet)

7
Lot Width
(Feet)

25

Yes. 3
Bays

none

none

none

none

District
Regulation for
Proposed

CSD

n/a

none

1, unless
on-street
porvided
in public
ROW

Note NonConforming
Conditions for
Proposal

none

none

none

none

113,256

8

9

Number of Height in
Stories
Feet

325

113,256 sq ft = 2.5 acres

10
% of Lot
Coverage

11

12

Front Yard Side Yard

13

14/15

Other Side Rear yard: % of
depth or number of
Yard
feet, whichever is less

16
Minimum
Building
Height

24

12.4% in
phase 1. 30%
total in
phase 2

TBD*

TBD*

TBD*

TBD*

14

5

63

100% except
for required
setbacks

none,
except
for 5'
sidewalk
and 8'
tree lawn

10'

10'

10'

NONE, for
industrial
buildings

none

none

none

none

none

none

none

none

1

14,000 sq ft bldg in phase 1
add 20,000 sq ft in phase 2

*Exact distance TBD, will be sited to conform
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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. See Part 3

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):

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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? 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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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

Other impacts (if any) Project will change drainage
patterns on an undeveloped site. Will Require a
SWPPP. See Part 3

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

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any): Minor temporary construction
impacts
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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): Project is on a previously
undeveloped site and removes many large trees and
other vegetation. See Part 3

Yes

No
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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): Project may be visible to users of
the Cayuga Inlet and future Black Diamond Trial –
however screening is provided.

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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: Project will increase traffic dues to the
operation of the production facility. 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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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): Minor temporary construction
impacts

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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.

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: Cherry St Major Subdivision, Road Extension and Construction of a
Production Facility
Date Created: August 1, 2018

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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Address 2:

2nd Floor

-------------

CitYJ Stat e, & Zip Code: Ithaca NY 14850
-----------------

607.216.8802

Title/Role :

Name:

CONSU LTANT:

---------------

Address 1:
Address 2:

-------------

CitYJ St at e, & Zip Code:
-----------------

- - - - - - - - - - Cell Phone:- - - - - - - - - E-Mail:- - - - - - - - - - - - - - -

Telephone:

PROJECrSpONSOR: Name: Visum Development

Title/Role: developer

(if other than applicant)

Address 1:

119 South Cayuga St

Cit~StateJ &ZipCode:_I_t_h~a_c_a~N_Y~~~~~~~~~~

Address 2:

todd@visumdevelopment.com

Cell Phone:

Telephone: 607. 793 . 0082

E-Ma\\: patrick@visumdevelopment . com
laura@visumdevelopment.com

-

Project Title:

PROJECT D ESCRIPTION -

Project Address:

327 West Seneca St

-Proj ect -T-vpe. {checkone):

.[2B .Resident ial

-O

·Commerd al

327 West Seneca St

·O ·lndust rial

·O

·lnst it ut ional

· O - M ixed~Use

Scope of W ork (check all that apply & indicate approximate operation/construction cost) :

o Vegetation Removal

$ TBD

D Facade Change

$

rn Demolition

D

$
$ TBD
$

[ZJ Earthwork

$ TBD
$
$

53 Accessory Structure _$

New Paving

rn New Structure
D
D

Tree Removal

Addition to Building/Structure

Total Construc tion Cost:
(best estimate)

D

Structure Expansion

0 New Parking
$
-------

$ 957 000

[!1 Landscaping

$ TBD

~-----

TBDTBD _

$ -----

Ant icipat ed Constructi on Period: Oct 2018 t o Apr 2019

I

~-----------

sitework:

rn New Plantings

TBD
$ ----

$ 97 , 5 0 0
-

(best estimate)

OWNER INFORMATION -

1. If th e develop ment site is leased prope rtv, list t he property owner's name and address below:
Estate of Orson R Ledger

--------------------------~ Note: If prope rty is not owned by Project Sponsor,

Lengt h of Lease:

OWNER1S A UTHORIZATION FORM
lof2

required.

--------------

2. Please record the application date and approva l status of any required f ederal, state, and/or lo cal permits or approvals
for t his project:

Type

Approv a l Age ncy

Dem oliti on

Bui ld ing_D iv isio n

Building

Bui ld ing Divisio n

App lication Dat e

App rova l Status

7/2018

TBD

7/10/2018

TBD

7/15/2018

TBD

Ithaca Landmarks Preser vati on Comm ission (ILPC)
Boa rd of Zoning Appea ls (BZA)
Board of Public Works (BPW)

3. Identify any existing restriction(s) relevant to development of this property:

D

Deed Restriction(s)

D

0

Lien (s)

Easement(s)

-

D

Licen se Agreement(s)

D

Other:

ApPlICArf ON FEE -

Application fee isbasedon totalconstruction, site work, andlandscapingcosts, chargedin accordance with the following
schedule. The f ee is payab le by check to the " Cit y of Ithaca, " upon submission of th is application .
Type of Ap proval

Site Plan Review

Project Cost

Applicatio n Fee

less than $1 0,000
$10,000 t o $49,999
$50,000 to $100,000
o-ver-$.l~OOO_

* Modified Site Plan
Review

*

less than $50,000
$50,000 or more

$75
$150
$300
$1.. SD-p-er-$1,000_

$150
$250

Modified Site Plan Review fee only applies to modificat io ns t o approved site plans t hat do not t rigge r recons ideration of
Det erm inat ion of Environmenta l Sign ificance. Modifications that require additio na l environmenta l rev iew should fo llow fee
schedule for ful l Site Plan Review. Th is determination will be made at t ime of applicatio n.

-

QU ICK ApPLICATION CHECKLIST -

No . of Cop ies

It em

D

D

App lication Form (comple tely filled out and signed)
Short Environme nta l Assessment Form (SEAF) (cc mplet elv fill ed out and signed)

21
21

D

Full Enviro nm enta l Assessment Form (FEAF) -

Part 1 [if required] (completely f illed out and signed)
Full-Slze Drawings: (1) scalable site survey w'lth building footprintls): and (2) heigh t elevations

21

o

D.
D Site Plan Review Applic~t;on -Fee

Reduced Drawings (111Jx 17/J ).[see "Sit e Plan Review Application Checkl ist"].

2
21_.

ElECTRON1C SUBM1SS10NS: You must provide electronic versions of ALL subm itted documents.

LARGE_FJLES': . Incom lng..e.=m ails, to. tb e_City_m us! .be.. under. 10_M B.. in .size. (incl._m essage__ en velope), .so, please.. eithex. pro.vide. a .CD:RQM, .flash/th urn h.
drive, or use a fr ftle-sharing we site, like: www.highta H.com,www.dropbox.com, www.goog~e.com/drive, etc. You can also split documen ts into
smaller parts an 5 d mult ip e e-rnai s/fi
to: Inicholas@citvofithaca.org r dgrunder@cityofithaca.org.

Applicant's Signature:

Date:

By signing th is application [orm, the.appticant
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327 W. Seneca St.
City of Ithaca, NY
June 13, 2018

Project Narrative
Project Description

This project involves the construction of a 3-story, 12-unit apartment building in the B-2d zoning district
on a 4608-sf parcel.
Site Improvements

The site is currently occupied by a 2-story wood-frame house containing three apartments and a
partly-paved asphalt driveway and concrete sidewalk. This house will be deconstructed, and the existing
concrete and asphalt pavement removed. The site will be fully redeveloped with the new building in
conformance with the B-2d zoning district requirements and the NYS building code.
Program

The project proposals a total of 12 units on the property: six (6) 2-bedroom/l-bath units and six (6)
studios for a total of 18 bedrooms. The location and rental rates will appeal primarily to small one- and
two-person workforce households, mid-income retirees and empty-nester couples looking to live
downtown, and pairs of unrelated housemates. Rental rates will target 70%-90% AMI earners. The four
(4) ground-level units will be Type-B accessible units and have individual accessible ground-level
entrances. A mechanical room on the first floor will house the sprinkler service and electric meters.
Bicycle parking will be provided following site plan review requirements.
Zoning Compliance

Requirements:

The B2-d district has a 3,OOO-sf lot size minimum and a 40-ft minimum lot width, and allows buildings to
cover 75% of their lot. There is a 10-ft front yard requirement, 5-ft and 10-ft side yard requirements, and
a 15% or 20-ft, whichever is less, or minimum 10-ft rear yard requirement. Maximum building height is
40 ft, and minimum building height is 25 ft and 2 stories. There is no automobile parking requirement
for residential structures. The bicycle parking requirement is 1 space per 5 bedrooms.
Proposed conditions:

The proposed 7845-sf building will occupy a 4608-sf parcel with a 52-ft frontage on W Seneca St. It will
cover 60.6% of the lot (2786-sf, including projecting canopies and detached bike shed). Approximately
26% of the site (1211 sf) will be vegetative cover. The remainder of the site (+/- 611 sf) will be paved
walkways. The average grade plane has not yet been established (awaiting topo survey). However the
site is nearly flat and the building is one story less than allowed by zoning, making the building well
below the maximum height of 40'. Grade plane will be documented upon receipt of the topographical
information to assure the eave height is less than 30' for fire-fighting purposes. The proposed building
will be 3 stories in height with a pitched roof and a building height of approximately 33'-6" to the
midpoint of the roof above average grade plane. The eave height will be approximately 28'-6". There is
no basement in the building. The facade length on W Seneca St will be 36'-10", and the building will be
71'-0" deep. Four (4) bicycle parking spaces are required (18 bedrooms / 5 spaces = 3.6). Each apartment
on the first floor will have a bike hanging rack installed in the unit, since these units have direct entries

to the outdoors. Upstairs units will have access to 5 hanging spaces in a covered lockable enclosure
situated on the southwest corner of the property, 3' from the side and rear property lines, so that bikes
will not need to be carried up stairs. A bike rung for visitors will be installed in front of the building near
the public sidewalk ..
To achieve the desired program and affordability on this small lot will require the following variances:
325-8 column 11: Front yard setback (from 10' to 3')
325-8 column 12: side yard setback (from 10' to 6')
325-8 column 13: other side yard setback (from 5' to 1')
325-8 column 14/15: rear yard setback (from 13.3' to 10')
Variance considerations
Rental rates will target 70%-80% AMI earners. In order to achieve that level of affordability, the building
layout and construction must be as cost effective as possible, and the owner needs 18 bedrooms to
make the project financially viable. The small size of the lot presents a number of challenges in this
regard. Though four stories are allowed in this zoning district, the building footprint would be consumed
by the two fire stairs required, leaving space for only three apartments per floor, hence yielding a four
story 12 unit building. In addition, a four story wood framed building requires additional fire rating of
the structure, increasing costs further. Since an elevator would be space and cost prohibitive, there
would also be three units that are fourth-floor walk-ups, which are more difficult to rent and could
present physical challenges to many potential renters.
If 12 units is the limit within the height and footprint restrictions of the zoning on this site, the more
economical way to deliver 12 units to the housing market is to construct a three-story building, which is
allowed to have only one fire stair (with provision of emergency escape windows). This leaves more
space in the building footprint and allows four apartments per floor. These units are small, and just meet
the minimum requirements of the City housing code. The layout also provides the 18 bedrooms required
for financial viability, and a desirable unit mix (six efficiencies and six 2-bedroom units)
To accomplish this in plan, space in the building envelope could not be wasted on recessed entries or
bike storage. As such, all the entries have canopies suspended from the building and projecting into the
side and front yard setbacks. To provide reasonable cover, they must exceed the allowable 2 foot
projection limit. Canopies are 4' deep. These canopies will require front yard and side yard setback
variances.

As previously mentioned, the apartments possible within the allowable building footprint just barely
exceed the City housing code's minimum total habitable space requirements. In such small apartments,
a few extra square feet can make a big difference in liveability. This is less of an issue in the efficiencies
than in the 2 bedroom units. If built within the required setbacks the building would be 65' long
resulting in the bedrooms in the 2 bedroom unit being very narrow (8'-3"), given that the efficiency
apartment needs to be a certain size to meet the 250sf minimum living area requirement in the building

code. These narrow bedrooms make it difficult to place furniture, and would be potentially difficult for a
disabled person to navigate around a bed. The living rooms of the 2-bedroom units are also quite small
for the activities of two working people.
Therefore to increase the liveability of these units, we are proposing to lengthen the building by 6 feet.
This will allow the efficiency units to reach the required size in a narrower width, thus allowing the
bedrooms of the 2-bedroom units to each be a foot wider (9'_3"). It will also allow for longer bedrooms
and longer living room spaces in these units. This slight change in length will not significantly increase
the overall cost of the building.
To achieve the additional length and livability, the following variances are requested in addition to the
side yard variances for the canopies:
Rear yard setback

A rear yard setback of 10' is requested in lieu of the 13.3' (15% of average depth) required. Ten feet is
the stated minimum required setback if 15% of a lot comes out to less than 10'. If 10' is acceptable in
these cases, it is reasonable in this case. In addition, a four-story building is allowed in this zone, and we
are proposing three stories. The lower building height more than mitigates the impact of moving the
back of the building 3.3' closer to the rear property line. The new condition will also improve upon the
existing condition, where the back of the existing building is about 5' from the average depth line, and
only 6' away from the building on the adjacent property.
Front yard setback

A front yard setback of 7' to the main building face is requested in lieu of the required 10' setback. (the
front canopy will still project 4' into this) The main building faces of the adjacent buildings (exclusive of
their porches or stairs) are closer to the front property line than 10'. To the west, the front face is
+/-6'-10" from the property line, and to the east it is +/_9'_0" from the property line. The average of
these two is +/_8'. As is the case with the rear yard, we are proposing a much shorter building than what
is allowed, which mitigates the impact on the street of the reduced front yard setback. Overall, the
proposed condition (3-stories 7' from the property line) will be less impactful than the allowed condition
(4-stories, 10' from the property line), and will be in keeping with the conditions on adjacent properties.
Stormwater
Because of the nature of the site as urban land, and its small size, there are no on-site stormwater
facilities proposed, pending approval by the City's Stormwater Officer. Although not required, we may
consider a best practice strategy which directs runoff to the vegetated perimeter around the building
and will filter stormwater from the roof, prior to its entry into the storm sewer system.
Landscape
A planting plan will be developed to address the street edge, side and rear yards, such that these spaces
are a lush experience with interest throughout the seasons. All landscape plantings will be selected to be
naturally drought tolerant with no irrigation installed, and manual watering only required during the
period of initial plant establishment. Strong consideration will be given for native or naturalized plants.

Columnar plantings will be used on the street facing and west sides of the building to add visual interest
and depth to the otherwise spare facades.
There are no existing trees on the parcel. There are two City street trees within the public right of way.
Electric lines hang over the tree lawn.
Site lighting

Building-mounted lighting will be installed at the main building entry to allow for safe access to the
building and contribute to a friendly nighttime streetscape. Units with ground-level entries will have
owner-controlled canopy-mounted lighting at their entrances. All light fixtures will be sharp cut-off and
dark-sky compliant.
Utilities and Energy

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.
We are exploring the possibility of building a net-zero-ready building with no fossil fuels on-site.
Traffic

The impact on automobile traffic of the new units is expected to be negligible. The site is well served by
TCAT, offering access to Downtown, the Southwest Area shopping centers, and other prime
destinations. As such, residents are likely to make fewer than the average number of car trips. There is
no vehicle parking requirement for residential buildings in the B-2d zone, and as such no such parking
will be provided on site. This will discourage car ownership among residents. The building will have
covered bicycle parking In compliance with site plan review requirements.
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DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
.Division of Planoing & Economic Development
Telephone: Planning & Development ;.-. 607.. 274·~SSO
E..Mail: dgnmder@cltyofitbaca.org

Community DevelopmentIJURA . . +607-274-6565

Ifproperty Isnot owned by the ApptJcant or Project Sponsor, this OWNER'S AUtHORIZATION FORM will be requIred..

OWNER'S AUTHORIZATION FORM
DATE:

11l3 [ /6

TO PLANNING & DEVELOPMENT BOARD, Ithaca, New York:
I (We)

~ . Of'.O~.N /£,D~ .Bf,...

O].~.

of

w.. S~.eC;4

(Name of Property OWner)

CA-rt

{)f t~·

l':!t

It¥09)
(State/Zip)

(Municipality)

Owner of the propertyat 8z,,1~

S~r

(Street Address)

W(·~~GN1ect?L 5OC&r
(Street & Number)

o I am the sole owner of the above-mentioned property.

(2J Thisproperty is also owned by es~ bE f'{2§etJ L-~ 1#-.
and I have a Power of Attorneyto authorize this application (attach POA).

I hereby authorize~

VI%tl'\, () ~f' 1VfEtJI
to submit Q Site Plan RevieW/Subdivision

~Aflf!:Gr M ~p W
(Name)

application on my (our) behalf. I (we) understand the application will be heardat the

0 IZ,~ l I tb
(Date)

meeting of the Planning & Development Board.

STATE OF NEW YORK)
COUNTY OF TOMPKINS)

Sworn to on t s);? day of
PAU~ N. TAVEll'

-~"""'~~~""""'I!ofIi+~~~ry
PUblic, State of N

~~~M~~gan~h~~

are~e~an~ng8oa~ma~~

granting: the appJlcatlon, add reasonable condItions - which then become bindingon the property.

(2) The owner may be the onlv person with detailed information about the property that is essentialto the application.

In such a case, authoriz.lng another person to submit a Site Plan Review or Subdivision applicaton may bedetrimental to
the applfcatfon, unless the owner is either present at the hearing or sends another person fully prepared to answer
questions about the property and the feasibllltv of using it consistent with the Site Plan ReviewOrdinance or SubdiVision
Ordlnance.
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/Orsq," Ledger

"";;~i:~1{~'~itl},'i~~t('
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FINAL COMPROMISE

been

\\\ \'1,

If

Mailing Address:

have

Date of, Death,;, October 2, 2014

.l

Domicile:

below

J

.~I

:}

O~AN¥'~"t~PN~fOr:~"D~~'rH':()~~Et:Ai.'ED.Aql1t~N(S)9R PROCEEDING(S) SHALL

BE MADE, NOR ANY ATTGRNEY·S FEES TAKER :RELAtING ,TO THEi:WRONGFUL DEATH ACTION,
WITHOUT PRIOR APPLICATIPt)I';)Q,.THE SURROGATE YFOR~ LEAVl;fTQ CQ.MPROMISE SAID ACTION(S) OR

PROCEEDING(S) AND OBTAfN,,~q~~\QRDER FROM THE SU!!R99~T~,APPROVING SAID COMPROMISE
AND DISTRIBUTION OF

PROCEE,~~r¥~:;;;"'"",";;"""~,"",~,:,~,,,'<·;!;:.";~~':.~:~//

and such Letters.: C;l.r~}. ~Qt~qrf~.d and in··,tlJ...u... 1orce astfof·thi~~~}Jate·:··"'.~~::!,~t.f;~\~~{~::~:.:':~~'~"':'7::'.~:":

o': . . ,.<~~}<

Dated: De<;em~I~:~f~~1,~·}f;"<'l:~r···
r~~fl\;:.:.: . ~·.~~?-:;·.::;<~;:~.2~:6;~:t~~) . :E2f
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IN TESTIMONY WHEREOF, I have hc::reunto set my
hand and affixed the seal of the Tompkins County
Surrogate's Court at Ithaca. New York.
WITNESS, Han. Joseph R. Cassidy, Judge of the
Tompkins County Surrogate's Court

At a Surrogate's Court of the State of New
York held in and for the County of
Tompkins at Ithaca,New York.

PRESENT: Hon. Joseph R. Cassidy, Surrogate

Administration Proceeding, Estate of
Orson Ledger

DECREEGRANTING
ADMINISTRATION
WITH LIMITATIONS
File No. 2014-314

aka Orson Ledger Sr

Deceased.
A verified petition havIng been filed by Edith M. Spaulding praying that administration of the
goods, chattels and credits of the above-named decedent be granted to Edith M. Spaulding and all
persons named in such petition, required to be cited. having been cited to show cause why such relief
should not be granted. have either failed to appear in response to a served citation or having waived
the issuance of such citation and consented thereto: and It appearing 1hat Edith M. Spaulding is in all
respects competent to act as administrator of the estate of said.deceased; now it is
ORDERED AND DeCREED, that Letters of Administration issue to Edith M. Spaulding upon
proper qualification and thefiling of a bond be and hereby is dispensed with; and it is further
ORDERED AND DECREED. that the authority of such administrator be restricted in accordance
with. and that the letters herein issuedcontain. the limltation(s) as follows:

LlmltatfonslRestrictions:
PURSUANT TO SCPA 702. AND UNIFORM RULES FOR
SURROGATE'S COURT 207.38 NO FINAL COMPROMISE OF ANY WRONGFUL DEATH OR
RELATED ACTION(S) OR PROCEEDING(S) SHALL BE MADE. NOR ANY ATTORNEY'S FEES
TAKEN RELATING TO THE WRONGFUL DEATH ACTION. WITHOUT PRIOR APPLICATION TO
THE SURROGATE FOR LEAVE TO COMPROMISE SAID ACTION(S) OR PROCEEDING(S) AND
OBTAINING AN ORDER FROM THE SURROGATE APPROVING SAID COMPROMISE AND
DISTRIBUTION OF PROCEEDS. IF AN~
1

DATED:

oecember---lJ--. 2014

NOTICE OF ENTRY
PLEASE Bt!ADVISED THATTHrs DOCUMENT

WAS ENTERED IN THE TOMPKINS COUNTY
8URR~COURTCLEAK'8OFFJCE

ONTHf!

td....~vOF~;r;t:;.,IOJ.:::f
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CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF)
Project Information
(to be completed by applicant or project sponsor)

1. Applicant/Sponsor:

2. Project Name:

Noah Demarest

I 327 West Seneca

3. Project Location:
327 West Seneca St, Ithaca NY

4. Is Proposed Action:
D New

0 Expansion

D Modification!Alteration

5. Describe project briefly:
New 12 unit apartment buildiong

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
327 West Seneca St, Ithaca NY

7. Amount of Land Affected:
Initially: 4608 Acres or Sq. Ft.

Ultimately: 4608

Acres or Sq. Ft.

8. Will proposed action comply with existing zoning or other existing land use
restrictions?
DYes

0 No

Ifno, describe briefly:

9. What is present land use in vicinity of project:
D Residential D Industrial D Agricultural 0 Parkland/Open Space
D Commercial 0 Other - - - - - - - Describe:
10. Does action involve a permit/approval or funding, now or ultimately, from
governmental agency (federal/state/local): DYes D No

If yes, list agency name and permit/approval type:
11. Does any aspect of the action have a currently valid permit or approval?
DYes DNo
If yes, list agency name and permit/approval type:
12. As a result of proposed action, will existing permit/approval require modification?
DYes DNo
NA

I certify the information provided above is true to the best ofmy knowledge.

PREPARER'S SIGNATURE: - - - - - - - - - - - - - DATE: 7.15.18
PREPARER'S TITLE: Architect
--------------REPRESENTING: Visum Development

CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF)
Project Information
(to be completed by applicant or project sponsor)

2. Project Name:
327 West Seneca

1. Applicant/Sponsor:
Noah Demarest

3. Project Location:
327 West Seneca St, Ithaca NY
4. Is Proposed Action:

!&~"New

D Expansion

D Modification/Alteration

5. Describe project briefly:
New 12 unit apartment buildiong

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
327 West Seneca St, Ithaca NY
7. Amount of Land Affected:

Initially: -4608

Acres or Sq. Ft.

Ultimately: -4608

Acres or Sq. Ft.

8. Will proposed action comply with existing zoning or other existing land use
restrictions?

D Yes

No

Ifno, describe briefly:

project requires front, side and rear yard setback variances

-9. What-is-present-land-use-in-vicinity-of-project:
Residential 0 Industrial 0 Agricultural 0 Parkland/Open Space
D Commercial D Other - - - - - - - Describe:
10. Does action involve a permit/approval or funding, now or ultimately, from
-governmental. agency-(federallstate/local): -0 Yes
.No
If yes, list agency name and permit/approval type:
11. Does any aspect of the action have a currently valid permit or approval?

D Yes

No

If yes, list agency name and permit/approval type:
12. As a result of proposed action, will existing permit/approval require modification?
DYes DNo
NA

I certify the information provided above is true to the best ofmy knowledge.
PREPARER'S SIGNATURE:

~~

PREPARER'S TITLE: Architect

---------------

REPRESENTING: Visum Development

DATE: 7.15.18

FULL ENVIRONMENTAL ASSESSMENT FORM (FEAF)
PART I-PROJECT INFORMATION
(prepared by project sponsor/applicant)

NOTE: This document is designed to assist in determining whether proposed action may have a significant
effect on the environment. Please complete the entire form: Parts A through E. Answers to these questions
will be considered part of the application for approval and may be subject to further verification and public
review. Provide any additional information you believe will be needed to complete Parts 2 and 3. It is
expected that completion of the FEAF will depend on information currently available and will not involve
new studies, research, or investigation. If information requiring such additional work is unavailable, so
indicate and specify each instance.

arne of Action: 327

West Seneca St

ocation of Action: 327

W Seneca St, Ithaca NY

s rvame (f Applicant/Sponsor: Noah

dress: 108

Demarest

W State St, Ithaca NY 14850

City/Town/Village:

State:
II

~rlYlal1: noahrdistreamcolab.com

of Owner (if different from applicant/sponsor): Estate
!~

of Orson R Ledger

Address:

. /Town/Village:

State:

ZIP:

usiness Phone:
Description

proposes
an
code compliant 3-story, 12-unit, wood frame apartment building.

a new

-

A.

PLEASE COMPLETE EVERY QUESTION. INDICATE

"N/A," IF NOT APPLICABLE.-

SITE DESCRIPTION

Physical setting of overall project, both developed and undeveloped areas.

1. Present Land Use:

[{] Urban D Industrial D Commercial D Public D Forest
D Agricultural D Other:

_

a of project area: _ _ acres ~ square feet. (Chosen units also apply to following section.)

ximate Area (Units in Question 2 above apply to this section.)

er Article 24 of Environmental

'-"'U' • •

I

Currently

u~

at is the predominant soil type(s) on project site (e.g., HdB, silty loam, etc.): _u_rb_an_la_n_d

_

[{] Well-Drained: 100
% of Site
D Moderately Well-Drained:
% of Site
D Poorly Drained:
% of Site
outcroppings on project site?

[{] No

D N/A

~~~'*'~**"*<;."*w.~~,,«.w~«W=«,,~~,.~~,,«<~*'*'*~~«m~~#},w~=«;"'~~"*'~1i

(feet)
c. What is depth to the water table?

4-5'

(feet)

Approximate percentage of proposed project site
with slopes:
Is project substantially contiguous to, or does it
contain, a building, site, or district listed on or
eligible for the National or State Register of
Historic Places?
a designated local landmark or located in a
ocallandmark district?
7. Do hunting and/or fishing opportunities currently
exist in the project area?

[{] 0-10% ~%

D 10-15% _ _%

D-l5% or greater _ % w~~~~_~~~~,~_~l
DYes

[l]No DN/A

es

[{]No DN/A

D Yes [I] No D N/A If "Yes," identify each
species:
_
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A. SITE DESCRIPTION (concluded)
Does project site contain any species of plant
and/or animal life identified as threatened or
endangered?

9. Are there any unique or unusual landforms on
project site (i.e., cliffs, other geological
formations)?
10. Is project site currently used by
neighborhood as an open space or 1
area?

_y

DYes

[IlNo

DN/A

According to:

_

Identify each species:

_

DYes

[IlNo DN/A

Describe: - - - - - - - - - - - - - Yes

[IlNo DN/A

:;£1

If yes, explain:

_

11. Does present site offer or include scenic views
known to be important to the community?
Describe: - - - - - - - - - - - - - - Is project within or contiguous to a site
designated a Unique Natural Area (UNA) or
critical environmental area by a local or state
agency?
1

Stream(s) within or contiguous to project area:
none

14. Lakes, ponds, or wetland areas within or
contiguous to project area:
none

15. Has site been used for land disposal of solid
and/or hazardous wastes?

16. Is site served by existing public utilities?
a. If "Yes," does sufficient capacity exist to
allow connection?
b. If "Yes," will improvements be necessary to
allow connection?

DYes

[IlNo DN/A

Describe: - - - - - - - - - - - - - - Names of stream(s) or river(s) to which it is a
tributary:
_

a. N~e~):~~~~~~~~~~~~~_
b. Size(s) in acres:

_

DYes

[IlNo DN/A

Describe:

---------------

DYes

DNo DN/A

DYes

[IlNo DN/A
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B.

PROJECT DESCRIPTION
ical dimensions and scale of project (fill in dimensions as appropriate):

_5_2'x_9_0'

. otal contiguous area owned by project sponsor either in acres:
Acres, initially:

t in miles (if appropriate):

or square feet:

_,1_05_7__

Acres, ultimately:

or feet: _52

is an expansion, indicate percentage change proposed:
f-street parking spaces:

_,1_05_7_ _

%

NA

_0

_
NA

st proposed structure in feet:

_46_0_8_ _

_

Proposed:

_0

_

Per hour: - - -

33'-6" +/-

et of frontage along a public street or thoroughfare that the project will occupy:

_52

_

Specify what type(s) of natural material (i.e., rock, earth, etc.) and how much will be removed from the
Or added to the site: - - - - - - - - - - - - - - site:

°

. Specify what type(s) of vegetation (e.g., trees, shrubs, ground cover) and how much will be removed from
thestie:Acres: .0462
Type(s)of~eget~ion:_u_~_an_~_w_n
_
4. Will any mature trees or other locally important vegetation be removed for this project?

DYes (j]No DN/A If"Yes,"explain:

_

any plans for re-vegetation to replace vegetation removed during construction? _ye_s
ingle-phase project, anticipated period of construction:
multi-phase project, anticipated period of construction:
. Total number of phases anticipated:

months (including demolition)

_9

months (including demolition)

NA

1

.. ated date of commencement for first phase:
.

_

pproximate completion date of final phase: July

_O_ct_ _

month

month
2019

2018

year (including demolition)

year.

ase one financially dependent on subsequent phases? DYes D No (j] N/A
Will blasting occur during construction? D Yes (j] No D N/A If "Yes," explain:
jobs generated during construction:
10. Number ofjobs eliminated by this project:

_0

_10

After project is completed:

_
_0

_

Explain:

11. Will project require relocation of any projects or facilities? DYes (j] No D N/A If "Yes," explain:

4

B.

PROJECT DESCRIPTION (concluded)
surface or sub-surface liquid waste disposal involved?

N/A If yes, explain:

. If#12a. is "Yes," indicate type of waste (e.g., sewage, industrial, etc.):
ace disposal, where specifically will effluent be discharged?
Will surface area of existing lakes, ponds, streams, or other surface waterways be increased or decreased
byproposal? DYes [l]No DN/A If yes, explain:
. Will project or any portion
flood
Yes
No

occur wholly or partially within or contiguous to the lOO-year

Does project or any portion of project occur wholly or partially within or contiguous to:
D Cayuga Inlet D Fall Creek D Cascadilla Creek D Cayuga Lake D Six Mile Creek
Silver Creek?
all that
Does project or any portion of project occur wholly or
Yes
No
described in Article 24 of the ECL ?

within or contiguous to wetlands as

/A
N/A
TC solid waste

into a sewage disposal system or into a sanitary landfill?
_
explain: _re_cY_c_lin_g
Will any solid waste be disposed of on site?

.
17.

N/A

If "Yes," explain:

_

Will project use herbicides or pesticides? DYes [(] No D N/A If "Yes," specify:

_

Will project affect a building or site listed on or eligible for the National or State Register of Historic
Places, or a local landmark, or in a landmark district? D Yes [I] No D N/A If "Yes," explain:
N/A If yes, explain:

_

noise exceeding the local ambient noise-level during construction?
After construction? D Yes [I] No D N/A

"'...., ...... . L _ .....L.L.L,..,

project result in an increase of energy use? [I] Yes D No D N/A If yes, indicate type(s):
etectrtcitv but will reduce gas use

1121. Total anticipated water usage per day in

5

c.
1

ZONING & PLANNING INFORMATION
Does proposed action involve a planning or zoning decision? [I] Yes DNo DN/A
If yes, indicate the decision(s) required:
D Zoning Amendment

[{] Zoning Variance

D Site Plan Review

D Special Use Permit D Resource Management Plan

D New/Revision of Master Plan

D Subdivision

D Other:
vv llal

i... •

is the current zoning classification of site?

B2d

13. If site is developed as permitted by current zoning, what is the maximum potential development?
4 stories - 12 units

:4.

Is proposed use consistent with present zoning? [I] Yes DNo DN/A
4 is "No," indicate desired zoning:

NA

6. If site is developed by proposed zoning, what is the maximum potential development of the site?
NA

7. Is proposed action consistent with the recommended uses in adopted local land use plans?
[I] Yes DNo DN/A If "No," explain:
8. What is the dominant land use and zoning classification within a lft-mile radius of the project?
(e.g., R-Ia, R-Ib) R2, R3, CBO

Is proposed action compatible with adjacent land uses? [I] Yes DNo DN/A Explain:

9

~~

~

~

osed action is the Subdivision of land, how many lots are proposed?

lOb. What is the minimum lot size proposed?
11.

NA

NA

Will proposed action create demand for any community-provided services? (e.g., recreation, education,
police, fire protection, etc.)? [I] Yes DNo DN/A Explain: fire police school recreation
If "Yes," is existing capacity sufficient to handle projected demand? [I] Yes DNo DN/A
Explain:

12.

Will proposed action result in the generation of traffic significantly above present levels?
DYes [I] No DN/A
If yes, is existing road network adequate to handle additional traffic?
DYes DNo [l]N/A Explain:

6

D.

APPROVALS

i1

Approvals: SPR, BZA, Building permit

12

Is any Federal permit required? DYes 0No DN/A Specify:

12

Does project involve State or Federal funding or financing? DYes [I] No DN/A
If "Yes," specify:

2

Local and Regional Approvals:
Yes

No

Common Council

D

0

Board of Zoning Appeals (BZA)

D

Planning & Development Board

0
0.

D.

Ithaca Landmarks Preservation
Commission (ILPC)

D

0

Board of Public Works (BPW)

D

Fire Department

D

Police Department

D

Director of Code Enforcement

D

0
0
0
0

Ithaca Urban Renewal Agency
(IURA)

D

0

Other:

D

0

Agency

Type of
Approval Required

Submittal
Date

area variance

July 15, 2018

site .plan approval

. July 15, 2018.

Approval
Date

7

E.

INFORMATIONAL DETAILS

Attach any additional information that may be needed to clarify your project. If there are, or may be, any
adverse impacts associated with your proposal, please discuss such impacts and the measures which you
propose to mitigate or avoid them.

F.

VERIFICATION

I certify the information provided above is true to the best ofmy knowledge.

~PPlicant/Spons

~

Signature:

Title/Role:

Arch itect

***************** END OF PART 1 *****************
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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):

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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

IMPACT ON AIR

7. Will project affect air quality?

Yes

No

Other impacts (if any):
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City of Ithaca Full Environmental Assessment Form (FEAF)
Part 2 Project Impacts
Project Name: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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:

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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):

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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.

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: 12 Aprartments 327 W Seneca
Date Created: August 1, 2018

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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