CITY OF ITHACA
108 E. Green St. — 3rd Floor Ithaca, NY 14850-5690
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Telephone: Planning & Development – 607-274-6550
Email: dgrunder@cityofithaca.org
Fax: 607-274-6558

Community Development/IURA – 607-274-6559
Email: iura@cityofithaca.org
Fax: 607-274-6558

PLANNING & DEVELOPMENT BOARD
AGENDA
A Special Joint Meeting of the Planning & Development Board and Ithaca Landmarks Preservation Commission
will be held at 5:30 p.m. on JULY 12, 2016 in COMMON COUNCIL CHAMBERS, City Hall, 108 E. Green Street, Ithaca, NY.
Approx. Start Time

AGENDA ITEM
1.

Agenda Review

5:30

2.

Presentation & Joint Discussion: 312 N. Cayuga St., DeWitt House (Old Tompkins County Library) —
Revised Certificate of Appropriateness Proposal

5:31

3.

Adjournment

6:30

If you have a disability & would like specific
accommodation to participate,

please contact City Clerk at 274‐6570 by
12:00 p.m., the day before the meeting.

ACCESSING ONLINE MEETING MATERIALS:
Online meeting materials, like applications for a Certificate of Appropriateness
and supporting materials, are available electronically via the “Document
Center” on the City web site (www.cityofithaca.org/DocumentCenter), under
"Ithaca Landmarks Preservation Commission" > "Applications for Certificates of
Appropriateness” and in the relevant year/month folder. Please do not hesitate
to contact our office if you have any questions or you need any assistance
accessing the meeting materials. You are also always welcome to visit the
Planning Division at any time during regular office hours (8:30‐4:30, Mond.‐
Frid.) to view original hardcopy materials.

July 5, 2016
Bryan McCracken, Historic Preservation Planner
Ithaca Landmarks Preservation Commission
City of Ithaca
108 East Green Street, 3rd Floor
Ithaca, NY 14850-5690
Re: Application for Certificate of Appropriateness - DeWitt House Project at West Court Street / 310 – 314
North Cayuga Street
Dear Bryan:
Enclosed please find additional materials for the Application Certificate of Appropriateness materials for the
DeWitt House project at West Court Street / 310-314 North Cayuga Street. The building has been revised as
per feedback from our last meeting with the ILPC. A detailed description of the revisions is included below,
and the following technical drawings are attached. In the narrative, technical drawings included in the
submission are referenced in parentheses.








L001
L201
L401
A201
A202
A203
A204

Illustrated Site Plan
Layout Plan
Planting Plan
Exterior Elevations: North Elevation and South Elevation
Exterior Elevations: East Elevation and West Elevation
Exterior Elevations: Courtyard – West Elevation and East Elevation
Enlarged Elevation/Exterior Materials

If you have any questions or require further information, please do not hesitate to call. We are hopeful that
the ILPC can vote on the project at the July 12th meeting.
Sincerely,

Kimberly Michaels
Principal

Trowbridge Wolf Michaels Landscape Architects LLP
1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la

PROJECT REVISIONS

BUILDING
The Travis Hyde/HOLT Team has continued the development of the DeWitt House project in
response to the discussions at the June 14 ILPC meeting as well as comments received from the
community and follow up comments from staff. Key changes to the June 14 presentation that are
incorporated into the following narrative include:
 The West Court St. façade has been simplified and the number of different materials has
been reduced. (See A201)
 The balconies have been eliminated on the West Court St. façade.
 Also on the West Court St. façade, the step back from first floor to the upper floors has been
reduced from 6’ to 3’.
 Roof forms have been simplified.
 The first floor commercial spaces and community room now have smaller windows, more
related in scale to the apartment windows above.
Proposed Program
The proposed program remains essentially the same, with a smaller footprint. The building is still a
four story mixed-used facility, and the unit count is the same. Square footages now total 85,000
total gross square feet and a foot print of 22,100 square feet. The protruding balconies have been
revised to be “Juliette” balconies (which appear to be balconies, but extend only four to five inches
out from the facade). The top three floors still contain 18 apartments per floor, resident storage
rooms and a multi-purpose room that may be utilized for resident special events or as fitness rooms.
The first floor still contains three apartments, commercial space, Lifelong, community room and
parking. The total of 57 apartments will consist of the following:
1 Bedroom
2 Bedroom
2 Bedroom with den
TOTAL

# of Units
22
25
10
57

Approx. Unit Size
700 SF
900 SF
1,200 SF

The First Floor contains the following spaces:
1. Community Room, approximately 2,000 SF. As noted above, this space will be operated by
Lifelong. Lifelong will provide many of their current classes and events in this space. They will
also rent the space to other community groups, coordinating with the schedules for their
classes.
2. Commercial Space, approximately 1,200 SF facing West Court St. This will be available to rent
to retail or professional office tenants.
3. Commercial Space, approximately 2,100 SF facing North Cayuga St. This will be available to
rent to professional office tenants. (Final size will depend on mechanical room requirements.)
4. Apartments: three apartments will be located on the south side of the building facing the
courtyard. Each unit will have a small private patio accessible from the Living/Dining area of
the apartment, similar to the balconies in the units above.
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5. Service Spaces: mechanical room, maintenance and housekeeping, trash room, recycling
room.
6. Parking for 27 cars, including two accessible spaces, will be located under the west wing.
Secured, covered bicycle storage for a minimum of 12 bicycles will be provided.
The Building will be accessed from four entrances: West Court Street, North Cayuga Street, the
court yard and the covered parking area. The primary entrance for residents will be on Court Street.
The two commercial spaces and the Community Room will also have direct access from the
sidewalk. Parking/storage for approximately 34 bicycles will be provided.
Building Design
The original March 2015 development proposal addressed the urban and historic context on the
library site in several ways that have been carried though and improved in the current proposal.
The basic building massing locates the upper floor apartment wings along West Court Street and
parallel to the property line with Lifelong on the west side. This opens up a landscaped garden area
adjacent to the Dewitt Park Inn, oriented towards DeWitt Park on the opposite side of North Cayuga
Street.
The north façade facing the residential buildings (which consist of both private residences and
businesses) on the north side of West Court Street has been redesigned. (See A201) The entire
north face of the First floor has been pulled back 3 feet. The end of the west wing remains offset
from the north wing to break up the long façade. Sections of the upper floors are set back 3 feet
from the first floor. A more continuous canopy has been introduced along the north façade,
wrapping around the east façade, creating a pedestrian scaled element along the sidewalk, while
maintaining the simplified articulation of the façade. Windows on the First Floor have been reduced
in size and correspond to windows in upper stories. The protruding balconies on the Court St.
façade have been eliminated. "Juliette balconies" will be utilized to maintain the amenity for many of
the apartment units. The lowering of the scale of the first floor and the articulation of the façade,
which relates to the internal layout of the apartment units, creates a rhythm and scale that responds
to the separate houses on the north side of West Court Street. This subtler articulation creates a
better relationship to the nearby institutional and apartment buildings as discussed in the June 14
meeting. The tripartite form of the façade has been emphasized with the simplification of the façade
and materials.
The east elevation of the building faces the First Presbyterian Church apse and steeple. The end of
the building is designed to respond to the articulation of the church’s apse and overall mass without
being imitative. The two buildings effectively create a gateway presence at the intersection of North
Cayuga and West Court Streets, announcing the transition from the lower residential scale on the
north to the greater density and building height in the Central Business District. (See A202)
The façade facing the west towards the Lifelong property will consist of the same formal elements,
Balconies partially recessed into the façade will be retained. (See A202)
The elevations facing the garden on the south side are articulated utilizing balconies, connecting to
the garden level with the patios provided for the three first floor apartments. (See A201, A203)
The parapet is set at 46 feet above first floor, as shown in previous presentations of the project.
Shed roof sections extending above the parapet have been introduced at the West Court St and
North Cayuga St entrances. These are utilized to emphasize building entrances and windows in the
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upper floor corridors, create a prominent presence at the corner of West Court and North Cayuga
Streets. They will not exceed 50 feet in height.
Mechanical units, the elevator over run and the extension of the east emergency egress stair to the
roof will extend higher than the 46 foot high parapet.
The first floor of the west wing of the building will contain resident parking. The parking will be
screened from view with wall systems consistently extended from adjacent commercial and
apartment spaces. Openings will be utilized for ventilation and to articulate the façade at the first
floor level.
The main entrance to the facility will be on West Court Street. This entrance connects to the building
lobby and elevator, access to parking and access to interior entrances to commercial spaces and
apartments.
A second entrance is located on North Cayuga Street. This is oriented to the Community Room
located at the northeast corner of the building.
The main building internal circulation also opens to the garden to the south and into the parking
garage.
The commercial rental spaces and the Community Room have entrances to the sidewalk as well as
internal access.
Building Materials
We are proposing the following palette of materials (See A204):
The first floor will be clad with limestone (or similar cast stone) similar to the stone on the First
Presbyterian Church in a combination of smooth and slightly textured panels. A granite water table
has been introduced to provide a durable, continuous base. Aluminum framed store front systems
and doors will be utilized at the commercial spaces, Community Room, building entrances and at
the vertical glazed elements at the entrances, stairs and at the end of corridors. Openings into the
parking area will be screened with storefront framing in a pattern similar to the glazed areas of the
first floor.
Apartment windows will be residential style double hung, casement, awning and fixed windows,
aluminum or fiberglass clad.
The second and third story walls will be clad in a buff face brick.
Horizontal fiber cement board siding will be utilized on the fourth floor, tying into but not matching or
imitating the horizontality of the clapboards on nearby houses.
Guard rails at the balconies and Juliette balconies will be all glass systems with aluminum rails and
stainless steel fittings. Sloped roof areas above the fourth floor will have standing seam metal roofs.
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SITE
Proposed Site Enhancements
Revisions to the site plan include siting the building further south to increase the distance from curb
to building along Court Street and removing the southern exit from the first floor parking garage.
Vehicular and pedestrian access, landscaping, parking, snow storage, trash removal and site
lighting remain the same (see L201, L401, L501 and L502).
Parking
The plan proposes interior parking at ground level beneath the west end of the building with
approximately 27 parking spaces (see L201).
Placement and Streetscape
The City of Ithaca Historic District and Landmark Design Guidelines define the placement and
orientation of a structure. “Placement refers to the location of a structure on its parcel relative to
adjacent structure and the street, while orientation refers to the positioning of the primary elevation
and entrance of a structure relative to adjacent structures and the street” (p. 97). The historic
districts each have a unique character and the guidelines are in place to preserve that character. In
regard to placement and orientation, the guidelines state that, “any new construction within the
districts must be compatible with these [historic visual] characteristics because they are characterdefining features of the historic district” (p. 97).
The proposed building was originally placed in response neighboring significant buildings in the
DeWitt Park Historic District and with consensus from the ILPC. The north face (extending directly
from the northeast corner) of the proposed building on West Court Street was aligned to the north
face (extending directly from the northwest corner) of the First Presbyterian Church, located
immediately across North Cayuga Street. The form of the north face of the proposed building
mirrors the north face of the First Presbyterian Church, both buildings extend out slightly, as the
building moves further away from the intersection.
Feedback from the ILPC included requests that greater setbacks from the street be considered,
particularly along Court Street. By placing the building at its southern limit (there is a ten foot
setback requirement at the property line) and reducing the width of the building (as described
above), 30 feet of distance between building face and curb is accomplished. This revised building
placement is reflected in the attached layout and planting plans (see L201).
The east face (extending from the southeast corner of the building) of the proposed building on
North Cayuga Street is in alignment with the Dewitt Park Inn located immediately south of the
project. The northeast corner of the proposed building also visually aligns with the east face of the
existing building on the northwest corner of West Court Street and North Cayuga Street. The
placement along this edge has not changed.
Scale and Massing
As new construction in the DeWitt Park Neighborhood Historic District, scale and massing of DeWitt
House strives to negotiate the transition between a residential neighborhood immediately to the
north with larger, more monumental and massive civic and ecclesiastical buildings to the east and
south. The block itself contains an eclectic mix of residential, multi-family, commercial, lodging
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buildings of a variety of sizes and heights. The design of the proposed building is an evolutionary
development of the March 2015 development proposal submitted to the Tompkins County Old
Library Committee, multiple meetings with the ILPC and Planning Board from December of 2015
through June 2016 and the June 14, 2016 proposal to ILPC. The urban and historic context of the
library site have been addressed in several ways:
Scale
As scale is the visual size of a building, the design of new construction needs to respond to the
several varied sizes and characters of neighboring and nearby buildings. DeWitt House is located
at the boundary of the residential area to the north and the central business district to the south.
The Old Library and the First Presbyterian Church have long served as a visual gateway from the
north into downtown. County buildings along East Court Street range from three to four stories. The
church nave is approximately 62 feet high, the tower is approximately 93 feet high. The existing Old
Library main roof is 42 feet above grade, with rooftop structures up to and exceeding 50 feet.
DeWitt House will be four stories and 46 feet high at its main roof line (50 feet maximum at sections
of pitched roof) and will complement the presence of the church at this important intersection,
maintaining the visual gateway mentioned above.
As illustrated in the following diagram, multi-family residential and institutional buildings to the south
along North Cayuga are five stories or higher, transitioning to the dense Central Business District
south of Seneca Street.

Building Height Diagram

DeWitt House moderates visual size with articulated wings ringing the parcel edges around a central
green space, rather than a single block or mass. Previous discussions with the City have resulted in
further articulation of the ground plane, especially along the street, to add setback at the sidewalk.
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Stepping the entire north wing south from the west wing creates more open space at the street
corner for the public. The June 14 proposal showed a six foot setback of the north façade above
the first floor stepping the mass back on the upper floors. This setback has been reduced to three
feet. Sections of the façade, corresponding to the living rooms in the apartment units, have been
pulled out flush with the first floor. The reduced articulation creates a better relationship to nearby
institutional and apartment buildings.
Massing and Composition
The above design moves on a macro scale also address massing, or the basic geometrical forms of
the building. The basic building massing locates the upper floor apartment wings along West Court
Street and parallel to the property line with Lifelong on the west side, with a short return at the east.
This opens up a landscaped lawn area adjacent to the Dewitt Park Inn, oriented towards DeWitt Park
on the opposite side of North Cayuga Street. A sheltered garden area is situated in the center of the
wings, for more privacy.
The east elevation of the building addresses the end of the nave, steeple and apse of First
Presbyterian. The end of the building is designed to respond to the articulation of the church’s apse
and overall mass without being imitative.

Proposed Building Relation to First Presbyterian Church

Composition, which is the assembly of geometrical forms that articulate the massing, adds layers
and complexity through a series of smaller masses and planes. The north façade facing the
residential buildings (which consist of both private residences and businesses) on the north side of
West Court Street has been revised from the June 14 submission to be less articulated. As noted,
the end of the west wing is offset from the north wing to break up the façade. The previously
mentioned three foot setback of upper floors helps to reduce the scale at the sidewalk level while
still providing the opportunity to create less accentuated setbacks in the upper floor façade.
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The low entrance canopy has been extended along much of the length of the Court St. façade and
around the corner to cover the North Cayuga entrance, further enhancing the pedestrian scale at the
sidewalk.
The building façade at the Court Street commercial space and Community Room is set back further
from the curb than at the entrance to the parking, allowing space for landscaping, pedestrian activity
and potential activities spilling out from the commercial tenant and Community Room. This set back
wraps around the corner in front of the Community Room.
The façade facing the west towards the Lifelong property will consist of the same formal elements:
fenestration and balconies that are partially recessed into the mass. There is consistency in
language with the north elevation.
The elevations facing the garden on the south side are articulated more utilizing full six foot deep
balconies, connecting to the garden level with the patios provided for the three first floor apartments.
Roof Forms
In its role as a transitional structure, the proposed DeWitt House design integrates flat roof forms
found in nearby multifamily apartment buildings (such as Cayuga Apartments and DeWitt Mall) and
sloped roofs found on surrounding single family houses and churches. Shed roofs have been
introduced at the upper roof level as contemporary forms that emphasize the corner of the building
at North Cayuga Street and East Court Street and create a coherent statement above each building
entrance consisting of a canopy at the first floor, a glazed vertical slot leading to the shed roof form
at the top. (See A201 and A202) As a contemporary building, construction detailing is simplified.
Foundation
The first floor of most of the residential structures adjacent to this site are five to six risers above
grade. First Presbyterian Church has a water table of contrasting stone. DeWitt House will utilize
granite as a water table that runs under the storefront windows to provide a regulatory line that
alludes to the height of the porches. Granite is utilized as a water table in many surrounding
buildings and has been selected for contrasting texture and durability. (See A204).
Footprint
The CBD-50 zoning classification allows 100% site coverage (with the exception of a 10 foot rear
yard setback). The proposed plans include lot coverage of 58.3%. The existing library has lot
coverage of 43.5%. The location of the two wings of the building creates a court yard on the
southeast corner of the site. The courtyard maintains a respectful distance from the two-story Dewitt
Park Inn and the three-and-a-half story multi-family residence at 306 North Cayuga to the south.
Like the First Presbyterian Church, DeWitt House’s function and program are reflected in the foot
print along both West Court Street and North Cayuga Street. The Community Room and
commercial occupants on the first floor will bring activity to the street and amenities to the
neighborhood, but by their nature the form is a largely continuous building face which is broken up
with some jogs. The rhythm created by the individual smaller buildings on the north side of West
Court Street is reflected in the extensions in the upper facade.
In general, the building footprint responds to the larger buildings coming out of the downtown core.
Massing, composition and detail are used above the first floor to begin to reflect and transition to the
smaller residential scale to the north.
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Height
The parapet is set at 46 feet above the first floor, as shown in previous presentations of the project.
Shed roof sections extending above the parapet have been introduced at several locations as noted
above. Shed roofs shown in the June 14 proposal at several locations around the perimeter of the
building have been eliminated, leaving only the shed roofs above the West Court and North Cayuga
entrances. These will not exceed more than 50 feet above the first floor, as required by Zoning. As
described above, the height of DeWitt House will relate to the taller First Presbyterian Church and
bookends the block with the five-story, 53 foot tall Cayuga Apartments on the corner of North
Cayuga Street and West Buffalo Street.
Materials and Details
Exterior materials for DeWitt House have been selected to be contemporary interpretations of
materials found on neighboring residential, religious and institutional buildings. See Drawing A204
for images of proposed materials. The drawing references below show the relationship of the
proposed materials with the materials in the surrounding area.
Walls
Limestone (or a similar cast stone), face brick and siding will be the primary wall materials:
The first floor will be clad with limestone in a combination of textured and smooth surfaces.
The second and third story walls will be completely clad in face brick similar in texture and color to
municipal buildings and multifamily housing to the east and south.
Horizontal fiber cement board siding will be utilized on the fourth floor, visually relating to, but not
matching or imitating the horizontality of the clapboards on nearby houses. Similar details of
dimension, joinery and texture/finish will be gleaned from the neighborhood context (See A204).
Guard rails at the balconies will be a combination of patterned or translucent glass with stainless
steel fittings and aluminum rails, introducing a contemporary element that provides privacy and light
in the balconies and adjacent living rooms.
Roof
Sloped roof areas above the fourth floor will have standing seam metal roofs, similar to roofs on the
County’s Daniel D. Tompkins Building at 121 East Court Street.
Windows and Openings
Aluminum framed store front systems and doors will be utilized at the commercial spaces,
Community Room and building entrances. These typically sit in masonry materials and will have
clean edges without trim, but with brick and stone returns. Lower sections of the larger storefronts
will be subdivided for scale. Openings into the parking area will be partially screened with storefront
framing in a pattern similar to the glazed areas of the first floor.
Apartment windows will be residential style double hung, casement, awning and fixed windows,
aluminum or fiberglass clad. These will relate to the type, proportions and scale of windows found
on both residences and larger nearby buildings. There will be minimal trim, only sufficient to provide
returns, casings and sills in this contemporary use of a siding material. Some trim boards will be
utilized to “join” together windows into larger groupings. The tall proportions of single windows
found in nearby residences are scaled to the requirements of the DeWitt House program and Energy
Code requirements for percentage of wall openings.

9 of 10

Details
The top of the building will be capped with a combination of an aluminum cornice with a simple,
contemporary profile and the sloped roof sections which, as noted previously, are utilized to
emphasize building entrances and the corner at West Court Street and North Cayuga Street.
Limestone cornices and window sills and brick soldier courses will be utilized at the limestone clad
first floor and the brick wall sections at the second and third floors. (See A204)
Windows located in the walls clad with siding will have casings and trim made of the same material
as the siding (fiber cement board trim).
Refer to Elevations on A201, A202, A203 and A204.
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THE DIAMETER. LAWN AREAS TO BE PREPARED WITH 4" OF TURF SOIL AS PER SPECIFICATIONS
AND DETAIL.
AFTER BEDS ARE PREPARED, THE LANDSCAPE CONTRACTOR IS TO LOCATE TREES, SHRUBS AND
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STANDARD FOR NURSERY STOCK".
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EXPANSION JOINT (EJ) AND JOINT FILLER

3"

6 X 6 X 0.25" WELDED WIRE MESH,
FLAT SHEETS SET ON CHAIRS

6"

REGULAR DUTY CONCRETE WALK
SEE...

BUILDING FACE
#4 EPOXY-COATED SMOOTH DOWEL
AT 16" O.C. GREASE AND CAST INTO
FOUNDATION WALL.

ADJACENT ASPHALT PAVEMENT

1/2" x 24" EPOXY COATED DOWEL W/ PLASTIC
SLEEVE AT 18" O.C.

2" EXPANSION JOINT AND JOINT
SEALANT BETWEEN GRANITE AND
CONCRETE
ADJACENT PAVEMENT OR LAWN

5"

GRANITE CURB
1/2" BATTERED FACE, 6"
DOWN FROM SAWN TOP.

1'-4"

6"
1'-0"

10"
COMPACTED SUBBASE

3000 PSI CONCRETE BACKING
FULL LENGTH OF CURB. FORCE
CONCRETE THROUGH BACK OF
JOINTS. GROUT FRONT AND TOP OF
JOINTS FLUSH WITH MORTAR MIX.

EXPANSION JOINT
BUILDING FOUNDATION
3"

1'-0"

C

1

CONCRETE PAVEMENT AT BUILDING
THRESHOLDS

6"

6"

3"

1'-6"

4"

6 X 6 X 0.25" WELDED WIRE MESH,
FLAT SHEETS SET ON CHAIRS
COMPACTED SUBBASE

VARIES PER GRADING PLAN,
6" TYPICAL
ADJACENT PAVING

6"

HEAVY DUTY CONCRETE WALK
SEE A7/L501

HEAVY DUTY CONCRETE WALK
SEE A7/L501
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NOTES:
1. RADIUS CURBING SHALL BE USED ON ALL RADII LESS THAN 100 FEET.

COMPACTED SUBGRADE
COMPACTED SUBGRADE

1:3:6 DRY MIX
UNIFORM PILES AT EACH END AND
ON 3-FOOT CENTERS BENEATH CURB
FOR FULL LENGTH OF CURB.
1'-3" MIN.

TRANSITION - HEAVY DUTY CONCRETE TO ASPHALT PAVEMENT
Scale: 1"=1'-0"

B5

NOTES:
1. SEE PLANS FOR TOOL JOINTS, EXPANSION JOINTS (EJ),
LAYOUT WIDTHS AND RADII.
2. 2" MINIMUM CONCRETE COVERAGE ON MESH AND TIES

NOTES:
1. SEE PLANS FOR TOOL JOINTS (TJ), EXPANSION JOINTS
(EJ), LAYOUT WIDTHS, RADII AND FINISHES.
2. 2:" MINIMUM CONCRETE COVERAGE ON MESH AND TIES.

PIN AT BUILDING THRESHOLD

B3

Scale: 1"=1'-0"

NOTES:
1. SEE PLANS FOR LOCATION AND TYPE OF JOINTS.
2. OVERLAP MESH SHEETS 1'-0" MIN.
1/2" EXPANSION JOINT (EJ)/
CONSTRUCTION JOINT (CJ), FILLER
AND JOINT SEALANT

CONCRETE WALK

CROSS SLOPE AS SHOWN
ON GRADING PLAN
5"

FINISHED GRADE
VARIES

CROSS SLOPE AS SHOWN
ON GRADING PLAN

WELDED WIRE FABRIC 6" X 6" - W2.9 x W2.9
FLAT SHEETS SET ON CHAIRS

1" DEEP TOOL JOINT (TJ)
W/ 41" RADIUS

1/2" EPOXY COATED DOWEL x 18" W/
PLASTIC SLEEVE AT 18" O.C.

CONCRETE PAVEMENT MIX (4500PSI AT 28
DAYS)

GRANULAR BASE, N.Y.S.D.O.T.
TYPE 2
8"

COMPACTED NYSDOT
TYPE 2 SUB-BASE

BOTTOM OF EXCAVATION
-0'-11" MIN.

1'-0"

NOTES:
1. SEE PLANS FOR LOCATION AND TYPE OF SCORE JOINTS.
2. BROOM PERPENDICULAR TO LINE OF TRAFFIC.
3. 2" WINDOW PANE EDGE FINISH.
MEDIUM BROOM FINISH. BROOM
PERPENDICULAR TO LINE OF
TRAFFIC.
TOOLED CONTROL
JOINTS
2" WINDOW PANE
EDGE FINISH

COMPACTED SUBGRADE

WIDTH AS SHOWN ON PLAN
CROSS SLOPE AS SHOWN
ON GRADING PLAN
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NOTES:
1. PROVIDE STAINLESS STEEL MOUNTING HARDWARE
2. MOUNT AS PER MANUFACTURER'S SPECIFICATIONS.
3. FOR BICYCLE RACK PRODUCT, SEE SPECIFICATIONS

DERO 'HOOP RACK' STAINLESS
STEEL BIKE RACK - SURFACE
MOUNT TO CONCRETE BASE PAD

4" CONCRETE PAD
6" 4"

C

GRANULAR BASE
COURSE NYSDOT
TYPE 2
COMPACTED SUBGRADE

C1

B

BIKE RACK ON PAD DETAIL
Scale: 1/2"=1'-0"

NOTES:
1. OUTSIDE EDGE OF GUARD SHOULD BE PLACED AT DRIPLINE
OR AS INDICATED ON DEMOLITION PLAN. GUARDS MAY BE
PLACED AROUND SINGLE TREES OR GROUPS OF TREES AS
SHOWN ON PLAN.

PLANT SHALL BE SET AT OR
SLIGHTLY ABOVE THE STABLISHED
FINISH GRADE
4" SPECIFIED SHREDDED BARK MULCH

NOTES:
1. PLANT AT SAME DEPTH AS PREVIOUSLY
PLANTED IN NURSERY OR CONTAINER
2. PROVIDE COMPACTED BASE UNDER ROOT
BALL ONLY TO PREVENT SETTLING

UNTIE AND ROLL BACK BURLAP
FROM MIN. 1/3 OF ROOT BALL.
SYNTHETIC WRAP IS
UNACCEPTABLE. CUT WIRE
BASKETS AND REMOVE.

GALVANIZED CHAIN LINK MESH
FINISH GRADE

SPECIFIED PLANTING MIX

NOTES:
1. BENCH TO BE USED IS MLB870
BY: MAGLIN
PH: 800.716.5506
2. LENGTH: 6'
3. SEAT SURFACE TO BE IPE.
4. COLOR TO BE SILVER.
5. LEVEL BENCH USING SHIMS AS NEEDED.

UNTIE AND ROLL BACK BURLAP
FROM MIN. 1/3 OF ROOT BALL.
SYNTHETIC WRAP IS
UNACCEPTABLE. CUT WIRE
BASKETS AND REMOVE.

NOTES:
1. SEE PLANS FOR LOCATIONS

ADJACENT CONCRETE WALK

SHREDDED BARK MULCH,
EXTENT OF BEDLINE:
4" (100mm) FOR SHRUBS
3" (75mm) FOR PERENNIALS
AND BULBS

24"

SPECIFIED SOD
FINISHED GRADE
VARIES

6'-0"

GRADE TO FORM SAUCER IN LAWN
AREAS ONLY
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SCARIFY SIDES AND BOTTOM OF
TREE PIT TO PREVENT GLAZING OF
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SUBGRADE TO PREVENT SETTLING.

VARIES PER SITE PLAN
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METAL CORNICE
LIMESTONE CORNICE

TOP OF
STRUCTURE
447' - 0"

FIBER CEMENT TRIM
LINEAR FIBER
CEMENT SIDING
FIBERGLASS OR
ALUMINUM CLAD
WINDOWS

FOURTH FLOOR
436' - 8"

LIMESTONE SILL

THIRD FLOOR
426' - 4"

GLASS RAILING
BRICK SOLDIER COURSE
FACE BRICK

SECOND FLOOR
416' - 0"

ALUMINUM CLAD
CANOPY
LIMESTONE BANDING,
TEXTURED
LIMESTONE, SMOOTH

FIRST FLOOR
402' - 0"

GRANITE BASE
ALUMINUM
STOREFRONT AT
STREET LEVEL

2

PARKING GARAGE
BEYOND

NEW - NORTH ELEVATION
1/16" = 1'-0"

LIMESTONE CORNICE

ROOF MOUNTED
MECHANICAL EQUIPMENT

FIBERGLASS OR
ALUMINUM CLAD
WINDOWS

ELEVATOR OVER-RUN
METAL CORNICE

LINEAR FIBER
CEMENT SIDING
FIBER CEMENT TRIM

ROOF ACCESS STAIR

TOP OF
STRUCTURE
447' - 0"
FOURTH FLOOR
436' - 8"

BRICK SOLDIER
COURSE
GLASS RAILING

THIRD FLOOR
426' - 4"

LIMESTONE SILL
FACE BRICK

SECOND FLOOR
416' - 0"
LIMESTONE BANDING,
TEXTURED
LIMESTONE, SMOOTH

FIRST FLOOR
402' - 0"

GRANITE BASE
ALUMINUM STOREFRONT
SCREEN - OPEN TO
PARKING GARAGE

1

NEW - SOUTH ELEVATION
1/16" = 1'-0"
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ROOF MOUNTED
MECHANICAL EQUIPMENT

ROOF ACCESS STAIR

STANDING SEAM
METAL ROOF

LIMESTONE CORNICE

TOP OF
STRUCTURE
447' - 0"

LINEAR FIBER CEMENT SIDING
FIBER CEMENT TRIM
FIBERGLASS OR ALUMINUM CLAD WINDOWS
ALUMINUM
CURTAINWALL AT
ENTRY

BRICK SOLDIER COURSE

TYPICAL

46'-0"

50'-0"
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LIMESTONE SILL
GLASS RAILING

LIMESTONE BANDING, TEXTURED

MAX. ALLOWABLE HEIGHT

METAL CORNICE

FOURTH FLOOR
436' - 8"
THIRD FLOOR
426' - 4"
SECOND FLOOR
416' - 0"

LIMESTONE, SMOOTH

ALUMINUM STOREFRONT AT
STREET LEVEL

ALUMINUM SIGNAGE

2

FIRST FLOOR
402' - 0"

NEW - EAST ELEVATION
1/16" = 1'-0"

ROOF MOUNTED
MECHANICAL EQUIPMENT

TOP OF
STRUCTURE
447' - 0"

METAL CORNICE
LINEAR FIBER CEMENT SIDING
FIBER CEMENT TRIM
FIBERGLASS OR ALUMINUM
CLAD WINDOWS

FOURTH FLOOR
436' - 8"
THIRD FLOOR
426' - 4"

GLASS RAILING

SECOND FLOOR
416' - 0"
LIMESTONE BANDING, TEXTURED
LIMESTONE, SMOOTH

FIRST FLOOR
402' - 0"

GRANITE BASE
ALUMINUM STOREFRONT
SCREEN - OPEN TO
PARKING GARAGE

1

WEST ELEVATION
1/16" = 1'-0"
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TOP OF
STRUCTURE
447' - 0"
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LINEAR FIBER CEMENT SIDING
FIBER CEMENT TRIM
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FOURTH FLOOR
436' - 8"

BRICK SOLDIER COURSE
FACE BRICK

THIRD FLOOR
426' - 4"
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ALUMINUM CURTAINWALL

46'-0"

LIMESTONE BANDING, TEXTURED
LIMESTONE, SMOOTH
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SECOND FLOOR
416' - 0"
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NEW - COURTYARD - EAST ELEVATION
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TEXTURED
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FIRST FLOOR
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1/8" = 1'-0"
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CERTIFICATE OF APPROPRIATENESS
APPLICATION

DeWitt House
Court Street / 310-314 North Cayuga Street
Ithaca, New York

May 17, 2016

May 17, 2016
Bryan McCracken, Historic Preservation Planner
Ithaca Landmarks Preservation Commission
City of Ithaca
108 East Green Street, 3rd Floor
Ithaca, NY 14850-5690
Re: Application for Certificate of Appropriateness - DeWitt House Project at West Court Street / 310 – 314
North Cayuga Street
Dear Bryan:
Enclosed please find the Application Certificate of Appropriateness materials for the DeWitt House project at
West Court Street / 310-314 North Cayuga Street. A detailed description of the proposed work is included
below, and the following technical drawings are attached. In the narrative, technical drawings included in the
submission are referenced in parentheses.
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Boundary and Topographic Map
Illustrated Site Plan
Layout Plan
Exterior Elevations: North Elevation and South Elevation
Exterior Elevations: East Elevation and West Elevation
Exterior Elevations: Courtyard – West Elevation and East Elevation
Exterior Materials
Exterior Rendering – View Looking Southwest
Exterior Rendering – View Looking Northwest
Street Section: Court Street Looking South
Street Section: Court Street Looking North
Street Section: Cayuga Street Looking West
Street Section: Cayuga Street Looking East

If you have any questions or require further information, please do not hesitate to call. We are looking
forward to presenting the progress on the project and answering questions at your June 14th meeting.
Sincerely,

Kimberly Michaels
Principal

Trowbridge Wolf Michaels Landscape Architects LLP
1001 West Seneca Street, Suite 201 Ithaca, New York 14850 ph: 607.277.1400
www.twm.la

PROJECT DESCRIPTION
The proposed project at West Court Street / 310-314 North Cayuga Street is located in the DeWitt
Park Historic District in the City of Ithaca. The project proposes removal of the old library and
construction of a new building on the property. As such, it is subject to the City of Ithaca Historic
District and Landmark Design Guidelines, specifically, the guidelines for new construction in historic
districts. Below is a narrative description of the proposed building and site, followed by a review of
the project through the applicable criteria in the City of Ithaca Historic Design Guidelines.

Proposed project site context in DeWitt Park Historic District

BUILDING
Project Need and Goals
The Travis Hyde/HOLT Team has continued the development of the DeWitt House project in a
manner that is consistent with the March 2015 submission that was selected for advancement by
Tompkins County. The following key components of that submission have been developed and
enhanced as the project has moved forward.
EXPAND HOUSING OPPORTUNITIES IN THE DEWITT PARK AREA
There is a general shortage of housing across the market, both owner occupied and rental. This
project will be an important contributor to the solution. The original proposal included 60 units
composed of one bedroom and two bedroom units. Based on interviews with representatives of the
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community we have increased the size of the units slightly from 600 SF to 700 SF and from 800 SF
to 900 SF for the one and two bedroom units, respectively and added larger two bedroom units with
dens, at 1,200 SF. The total number of units will be 57.
We are maintaining the density proposed in our original submission and have refined the unit mix
and size to respond to the market need.
A significant reason for the selection by the County of this development proposal was the provision
of new mid-market rate rental housing for older adults. The collaboration with Lifelong creates a
synergy between a comfortable and convenient environment for older adults to live and the services
and programs provided by Lifelong. The developer is reviewing the provisions of the Fair Housing
Act and the limitations and opportunities for housing targeted at residents 55 years or older. There
have been requests for more flexibility in the age range to create a more diverse community, and the
Fair Housing Act allows this. However the emphasis of the project remains service to older adults.
COLLABORATION WITH LIFELONG
The original proposal included the purchase of Lifelong’s property at 119 West Court Street, the one
story building directly to the west of the existing library site. Lifelong was to become a tenant in the
first floor of the new building. The one story structure was to be demolished, making the entire site
available for parking for Lifelong and apartment tenants of the new building. 121 West Court Street,
a two-story residence currently utilized by Lifelong for administrative offices, was to become an
annex to the project.
Lifelong has undergone substantial improvements in its financial situation in the ensuing nine
months and has independently decided to consolidate its operations into 119 West Court Street and
retain ownership of that property. They have decided to sell the property at 121 West Court Street
to establish a “nest egg” contingency fund. These two changes have led to improved financial
outlook for Lifelong and they have made the decision that it is advantageous for them to remain in
their current building and gain additional space in the new Travis Hyde development.
Travis Hyde has generously offered Lifelong the use of the new Community Room rent free. Lifelong
will be able to schedule their programs and rent the facility to community members during times not
utilized by Lifelong to cover maintenance and utility expenses. We anticipate that this activity will
provide vibrant activity to the corner of North Cayuga and West Court Streets.
Even with these changes in the formal relationship between Lifelong and Travis Hyde, the benefits to
residents of the building and to members of Lifelong remain in place. Lifelong’s financial well-being
has been secured. Members will have access to programs in the existing Lifelong space as well as
in the DeWitt House. The Community Room will remain available to the public and will be well
utilized.
Parking: The March 2015 proposal included 30 parking spaces on the current Lifelong property that
were to be shared by Lifelong and DeWitt House residents. During development of the design,
parking under the west wing of DeWitt House was added to the scope of the project, increasing the
total parking available to Lifelong and DeWitt House. This net increase in parking is retained in the
new design. 25 spaces dedicated to DeWitt House residents will be located at the first floor of the
west wing of the building. It is anticipated that some residents of the 57 apartments in DeWitt House
will not have a motor vehicle, utilizing public transportation and Ithaca Carshare. There are two
Ithaca Carshare locations within two blocks of the site: (1) North Albany Street, just south of West
Court Street (2) West Seneca Street just east of North Cayuga Street. Others will utilize municipal or
private parking facilities. Lifelong will retain its current parking for its program participants and has
indicated a willingness to make its parking available for after-hours events at the Community Room
in DeWitt House.
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ENERGY EFFICIENCY AND CARBON FOOTPRINT
Project goals include energy efficiency and sustainability of the building and site design. Significant
features of the project promote this goal:
 Energy Efficient and Sustainable Mechanical and Electrical systems and natural ventilation.
 High performance building envelope.
 Use of daylighting and control of solar gain through building massing, orientation and
shading devices and building forms on the south, east and west elevations.
 Limiting the amount of on-site parking to promote the use of TCAT, Ithaca Carshare,
bicycles and pedestrian access.
 Providing convenient recycling services.
 Effective use of landscaping and gardens to provide shading and reduce heat island effect.
The final selection of the Mechanical/Electrical systems has not yet been completed. Energy
efficiency, sustainability, life cost cycle analysis and resident comfort and functionality are currently
being evaluated. The following are under consideration:
 On-site and off-site photo voltaic electricity generation.
 Balancing the use of electrical and natural gas energy sources; determining the first cost
and operational cost differences.
 NYSERDA funding opportunities.
Proposed Program
The proposed building will be a four story mixed-used facility with 85,600 total gross square feet and
a foot print of 22,450 square feet. The top three floors will contain 18 apartments per floor, resident
storage rooms and a multi-purpose room that may be utilized for resident special events or as
fitness rooms. The first floor will contain three apartments, commercial space, Lifelong, community
room and parking. The total of 57 apartments will consist of the following:
1 Bedroom
2 Bedroom
2 Bedroom with den
TOTAL

# of Units
22
25
10
57

Approx. Unit Size
700 SF
900 SF
1,200 SF

A balcony, accessible from the Living/Dining space of each apartment is proposed. Each floor is
served by an elevator sized for ADA accessibility. All floors of the building will be ADA accessible.
All apartments in the building will meet the accessibility requirements for Type B Units per the
Building Code of NYS. A trash chute will serve each floor. The building will be fully sprinklered.
The First Floor contains the following spaces:
1. Community Room, approximately 1,900 SF. As noted above, this space will be operated by
Lifelong. Lifelong will provide many of their current classes and events in this space. They will
also rent the space to other community groups, coordinating with the schedules for their
classes.
2. Commercial Space, approximately 1,650 SF facing West Court St. This will be available to rent
to retail or professional office tenants.
3. Commercial Space, approximately 2,100 SF facing North Cayuga St. This will be available to
rent to retail or professional office tenants. (Final size will depend on mechanical room
requirements.)
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4. Apartments: three apartments will be located on the south side of the building facing the
courtyard. Each unit will have a small private patio accessible from the Living/Dining area of
the apartment, similar to the balconies in the units above.
5. Service Spaces: mechanical room, maintenance and housekeeping, trash room, recycling
room.
6. Parking for 25 cars, including two accessible spaces, will be located under the west wing.
Secured, covered bicycle storage for a minimum of 12 bicycles will be provided.
The Building will be accessed from four entrances: West Court Street, North Cayuga Street, the
court yard and the covered parking area. The primary entrance for residents will be on Court Street.
The two commercial spaces and the Community Room will also have direct access from the
sidewalk. Parking/storage for approximately 34 bicycles will be provided.
Building Design
The original March 2015 development proposal addressed the urban and historic context on the
library site in several ways that have been carried though and improved in the current proposal.
The basic building massing locates the upper floor apartment wings along West Court Street and
parallel to the property line with Lifelong on the west side. This opens up a landscaped garden area
adjacent to the Dewitt Park Inn, oriented towards DeWitt Park on the opposite side of North Cayuga
Street.
The north façade facing the residential buildings (which consist of both private residences and
businesses) on the north side of West Court Street has been articulated in several ways. The end of
the west wing is offset from the north wing to break up the façade. The upper floors have been set
back six feet from the first floor, creating an opportunity to introduce balconies for each apartment
and to step back the mass at the street. Between the balconies, at the second floor, the roof is
sloped to reduce the scale along the West Court Street sidewalk, responding to the front porches
that are prevalent in the neighborhood. The lowering of the scale of the first floor, sloped roofs and
balconies serve to break down the building face into a rhythm that responds to the separate houses
on the north side of West Court Street.
The east elevation of the building faces the First Presbyterian Church apse and steeple. The end of
the building is designed to respond to the articulation of the church’s apse and overall mass without
being imitative. The two buildings effectively create a gateway presence at the intersection of North
Cayuga and West Court Streets, announcing the transition from the lower residential scale on the
north to the greater density and building height in the Central Business District.
The façade facing the west towards the Lifelong property will consist of the same formal elements,
fenestration and balconies, without the deep setbacks. There is consistency in language with the
north elevation, with less emphasis on this visible, but secondary façade.
The elevations facing the garden on the south side are articulated utilizing the same balconies,
connecting to the garden level with the patios provided for the three first floor apartments.
The parapet is set at 46 feet above first floor, as shown in previous presentations of the project.
Shed roof sections extending above the parapet have been introduced at several locations. The
peak of the shed roofs will be under 50 feet above first floor. These are utilized to emphasize
building entrances and windows in the upper floor corridors, create a prominent presence at the
corner of West Court and North Cayuga Streets and reinforce and emphasize the bays set up by the
balconies. They will not exceed 50 feet in height.
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Mechanical units, the elevator over-run and the extension of the east emergency egress stair to the
roof will extend higher than the 46 foot high parapet.
The first floor of the west wing of the building will contain resident parking. The parking will be
screened from view with wall systems consistently extended from adjacent commercial and
apartment spaces. Openings will be utilized for ventilation and to articulate the façade at the first
floor level.
The main entrance to the facility will be on West Court Street. This entrance connects to the building
lobby and elevator, access to parking and access to interior entrances to commercial spaces and
apartments.
A second entrance is located on North Cayuga Street. This is oriented to the Community Room
located at the northeast corner of the building.
The main building internal circulation also opens to the garden to the south and into the parking
garage.
The commercial rental spaces and the Community Room have entrances to the sidewalk as well as
internal access.
Building Materials
Final selections of building materials will be made in coordination with the Ithaca Landmarks
Preservation Commission. We are proposing the following palette of materials:
The first floor will be clad with limestone in a combination of rusticated and smooth textures similar
to the stone on the First Presbyterian Church. Aluminum framed store front systems and doors will
be utilized at the commercial spaces, Community Room and building entrances. Openings into the
parking area will be screened with storefront framing in a pattern similar to the glazed areas of the
first floor.
Apartment windows will be residential style double hung and fixed windows, aluminum or fiberglass
clad.
The second and third story walls will be partially clad in face brick on the street facades similar in
texture and color to buildings to the east and south. Horizontal fiber cement board siding will be
utilized on sections of the second and third floors and the entire fourth floor, tying into but not
matching or imitating the horizontality of the clapboards on nearby houses.
Horizontal fiber cement boards, with a texture or wood grain, will be used at the balconies and
adjacent wall surfaces. Guard rails at the balconies will be a combination of glass and fiber cement
board slat systems. Sloped roof areas at the first floor and above the fourth floor will have standing
seam metal roofs.
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SITE
Proposed Site Enhancements
Vehicular and pedestrian access, landscaping, parking, snow storage, trash removal and site
lighting are proposed site developments.
Circulation/Access
Vehicular Circulation: The proposed interior vehicular circulation includes entry and exit from West
Court Street and a one-way exit via a property right of way out to West Buffalo Street. This allows
two-way traffic within the garage and two means of egress from the garage. The proposed garage
curb cut is located at the current access point for the Library loading dock. The right-of-way is an
existing two-way drive on the interior of the block with access from West Buffalo Street. The
proposed connection to the ROW is not necessary for the parking circulation to function and is not
required by code. The library property is currently not part of the Right of Way agreement, and as
such, the connection shown is only feasible if an agreement with the other ROW holders can be
reached.
Pedestrian & Bicycle Circulation: The proposed site plan includes removal and reconstruction of
sidewalks along West Court Street and North Cayuga Street. Eight bicycle parking spaces are
located to the north of the building entrance on North Cayuga Street, eight bicycle parking spaces
are located east of the entrance on West Court Street and eight bicycle parking spaces in the inner
courtyard. In the parking garage there will be space designated to accommodate approximately 10
bicycles for residents and employees. Ten bicycle parking spaces in the parking garage will
accommodate 29% of the project’s bicycle parking facilities.
Parking
The plan proposes interior parking at ground level beneath the west end of the building with 25
parking spaces. The previous asphalt area on the parcel did not have defined parking spaces;
however it could support approximately two to four cars.
Site Lighting
The exterior lighting scheme proposes walkways will be lit from building mounted fixtures and
existing street lighting. The parking garage will be lit as required by code.
Snow Storage/Trash Removal
Snow storage is not needed for the parking as all 25 spaces are in the garage. Snow removal on
sidewalks has space for storage in the landscape beds between the sidewalk and building typical
for the city. A trash and recycling room with a compactor is located within the garage. Trash and
recycling containers will be on wheels to be rolled out to West Court Street to be loaded into trash
and recycling trucks on pick-up day.
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Landscaping
The proposed site plan includes new shrub beds along West Court Street and North Cayuga Street
between the sidewalk and building. The existing street trees on North Cayuga Street are anticipated
to remain depending on condition and location. The street trees on West Court Street will need to be
removed. They are currently in conflict with overhead lines and as a consequence have been
pruned multiple times, which has removed central leaders, impeded growth and resulted in trees
that are not as healthy and robust as the same species planted on the North Cayuga Street side of
the site. Trees to be added at the street line will be shorter flowering trees to eliminate future
conflict. The new trees will be planted in a continuous planting bed using structural soil.
The west side of the building will have buffer planting added between the existing Lifelong property
and proposed DeWitt House building. Centrally located are an enclosed garden space as well as a
large lawn and green space on the south side between the building and the Dewitt Park Inn. This will
include buffer planting toward the inn and a site wall and buffer planting at the sidewalk on North
Cayuga Street.
Site Materials
The proposed site materials consist of concrete walkways, accent paving to coordinate with existing
clay brick banding along the curb on West Court Street and North Cayuga Street, stainless steel
bicycle racks, granite curb, exposed aggregate pavement, and asphalt. A number of benches will
also be included as well as a stone seat wall and planter at the site interior.
Sagan Planet Walk Saturn Obelisk
The Sagan Planet Walk is a walkable scale model of the solar system that was created in 1997 in
memory of Ithaca resident and Cornell University Professor Carl Sagan. The Planet Walk includes
individual models of the sun and the nine planets, a meteorite representing the asteroid belt and the
Carl Sagan Bridge. The locations of the models were chosen both for accuracy to scale and to
highlight local landmarks. Saturn is currently located on the west side of North Cayuga Street,
between the sidewalk and the building, just to the south of the staircase leading to the former
Tompkins County Library.
The Saturn obelisk will remain on site, very near its current location. The proposed plan relocated
the model to the south 7.4 feet / 2.3 meters. This would allow the Saturn model to remain on the
same side of the street on the same block.
GUIDELINES FOR NEW CONSTRUCTION
The City of Ithaca Historic District and Landmark Design Guidelines provide direction regarding new
construction within an historic district, “while leaving ample room for individual expression and
contextually-appropriate contemporary design” (p. 96). As the guidelines state, “As long as the new
structure follows the form and example of its surroundings the effect on the area will be positive” (p.
96).
The guidelines remind us that, ‘[i]t is important to remember that the goal of historic designation is
the preservation of historic character; the current or proposed use of a structure does not override
the need for visual compatibility between the structure and its historic environment” (p.96).
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Placement and Orientation
The City of Ithaca Historic District and Landmark Design Guidelines define the placement and
orientation of a structure. “Placement refers to the location of a structure on its parcel relative to
adjacent structure and the street, while orientation refers to the positioning of the primary elevation
and entrance of a structure relative to adjacent structures and the street” (p. 97). The historic
districts each have a unique character and the guidelines are in place to preserve that character. In
regard to placement and orientation, the guidelines state that, “any new construction within the
districts must be compatible with these [historic visual] characteristics because they are characterdefining features of the historic district” (p. 97).
The proposed building was placed in response neighboring significant buildings in the DeWitt Park
Historic District. The north face (extending directly from the northeast corner) of the proposed
building on West Court Street is in alignment to the north face (extending directly from the northwest
corner) of the First Presbyterian Church, located immediately across North Cayuga Street. The form
of the north face of the proposed building mirrors the north face of the First Presbyterian Church,
both buildings extend out slightly, as the building moves further away from the intersection.
The east face (extending from the southeast corner of the building) of the proposed building on
North Cayuga Street is in alignment with the Dewitt Park Inn located immediately south of the
project. The northeast corner of the proposed building also visually aligns with the east face of the
existing building on the northwest corner of West Court Street and North Cayuga Street.

Compatibility Placement and Orientation Diagram: Building Alignment

The placement of the proposed building provides distances from street to building that are in-line
with the neighboring buildings. As can be seen in the two diagrams below the existing Old Library
has distances from the street to the building which deviate more from the surrounding buildings,
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while the distances of the proposed building from the street are more consistent with the
surrounding buildings.

Compatibility Placement and Orientation Diagram: Cayuga Street and Court Street

Compatibility Placement and Orientation Diagram: Proposed building distances from West Court Street and North Cayuga Street
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The proposed building complies with the guidelines directive that, “the historic context created by
the placement and orientation of nearby structures must be respected in any proposal for new
construction” (p. 97). The placement, orientation and alignment of the proposed building responds
to the adjacent structures and character, the proposed building improves the historic character.
Scale and Massing
As new construction in the DeWitt Park Neighborhood Historic District, scale and massing of DeWitt
House strives to negotiate the transition between a residential neighborhood immediately to the
north with larger, more monumental and massive civic and ecclesiastical buildings to the east and
south. The block itself contains an eclectic mix of residential, multi-family, commercial, lodging
buildings of a variety of sizes and heights. The design of the proposed building is an evolutionary
development of the March 2015 development proposal submitted to the Tompkins County Old
Library Committee. The urban and historic context of the library site have been addressed in several
ways:
Scale
As scale is the visual size of a building, the design of new construction needs to respond to the
several varied sizes and characters of neighboring and nearby buildings. DeWitt House is located
at the boundary of the residential area to the north and the central business district to the south.
The Old Library and the First Presbyterian Church have long served as a visual gateway from the
north into downtown. County buildings along East Court Street range from three to four stories. The
church nave is approximately 62 feet high, the tower is approximately 93 feet high (See Drawing
A301, A304). The existing Old Library main roof is 42 feet above grade, with rooftop structures up to
and exceeding 50 feet DeWitt House will be four stories and 46 feet high at its main roof line (50 feet
maximum at sections of pitched roof) and will complement the presence of the church at this
important intersection, maintaining the visual gateway mentioned above.
As illustrated on the next page, multi-family residential and institutional buildings to the south along
North Cayuga are five stories or higher, transitioning to the dense Central Business District south of
Seneca Street.
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Building Height Diagram

DeWitt House moderates visual size with articulated wings ringing the parcel edges around a central
green space, rather than a single block or mass. Previous discussions with the City have resulted in
further articulation of the ground plane, especially along the street, to add setback at the sidewalk.
Stepping the entire north wing south from the west wing creates more open space at the street
corner for the public. In addition, a six foot setback of the north façade above the first floor steps the
mass back to create less of a continuous vertical plane for the pedestrian passing by.
Massing and Composition
The above design moves on a macro scale also address massing, or the basic geometrical forms of
the building. The basic building massing locates the upper floor apartment wings along West Court
Street and parallel to the property line with Lifelong on the west side, with a short return at the east.
This opens up a landscaped lawn area adjacent to the Dewitt Park Inn, oriented towards DeWitt Park
on the opposite side of North Cayuga Street (See A303). A sheltered garden area is situated in the
center of the wings, for more privacy.
The east elevation of the building addresses the end of the nave, steeple and apse of First
Presbyterian. The end of the building is designed to respond to the articulation of the church’s apse
and overall mass without being imitative (See A304).
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Proposed Building Relation to First Presbyterian Church

Composition, which is the assembly of geometrical forms that articulate the massing, adds layers
and complexity through a series of smaller masses and planes. The north façade facing the
residential buildings (which consist of both private residences and businesses) on the north side of
West Court Street has been articulated in several ways. As noted, the end of the west wing is offset
from the north wing to break up the façade. The previously mentioned setback of the upper floors
creates an opportunity to introduce balconies for each apartment, to step back the mass at the
street and create an in-and-out rhythm of projections and recesses. These are concentrated in the
horizontal band of the second and third stories, emphasizing a classic base-body-capital
composition. The fourth, or top floor, is treated materially differently from the lower floors to read as
that top or capital.
The balconies do not extend to the roof of the building, and the fourth floor will be clad in a lighter
colored siding (described below). This will serve to reduce the visual presence of the fourth floor.
Between the balconies, the roofs over the first floor in the setbacks are sloped to reduce the scale
along the West Court Street sidewalk, alluding to the low-sloped roof front porches that are prevalent
in the neighborhood (See A302). The lowering of the scale of the first floor, sloped roofs and
balconies serve to break down the building face into a rhythm similar to the separate houses on the
north side of West court (See A302 and diagram below).
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Model of the north face of Proposed Building on West Court Street

The building façade at the Court Street commercial space and Community Room is set back further
from the curb than at the entrance to the parking, allowing space for landscaping, pedestrian activity
and potential activities spilling out from the commercial tenant and Community Room. This set back
wraps around the corner in front of the Community Room.
The façade facing the west towards the Lifelong property will consist of the same formal elements:
fenestration and balconies without the deep setbacks. There is consistency in language with the
north elevation, with less emphasis on this visible, but secondary façade.
The elevations facing the garden on the south side are articulated utilizing the same balconies,
connecting to the garden level with the patios provided for the three first floor apartments.
Roof Forms
In its role as a transitional structure, the proposed DeWitt House design integrates flat roof forms
found in nearby multifamily apartment buildings (such as Cayuga Apartments and DeWitt Mall) and
sloped roofs found on surrounding single family houses and churches. Shed roofs have been
introduced at the upper roof level as contemporary forms that emphasize the corner of the building
at North Cayuga Street and East Court Street and create a coherent statement above each building
entrance consisting of a canopy at the first floor, a glazed vertical slot leading to the shed roof form
at the top (see diagram below). Sections of sloped roofs have been introduced at the first floor
north setbacks, echoing the sloped porch roofs found on many buildings on the north side of West
Court Street (See A302). As a contemporary building, construction detailing is simplified. However,
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the incorporation of changes in roof edge heights and slopes help to add interest and articulate
volumes and forms.

Detail Elevations of Proposed Entrances on North Cayuga Street and West Court Street

Foundation
The first floor of most of the residential structures adjacent to this site are five to six risers above
grade. First Presbyterian Church has a water table of contrasting stone. DeWitt House will utilize
rusticated limestone as a water table that runs under the storefront windows to provide a regulatory
line that alludes to the height of the porches. It also incorporates a material appropriate as a base
for a building of this scale. This rusticated base carries around the building and only varies in
locations of importance, such as at the plaza corner. The rest of the building base above utilizes the
same durable, monumental material, but is treated with a planar finish and texture (See A301, A302).
Footprint
The CBD-50 zoning classification allows 100% site coverage (with the exception of a 10 foot rear
yard setback). The proposed plans include lot coverage of 59.4%. The existing library has lot
coverage of 43.5%. The location of the two wings of the building creates a court yard on the
southeast corner of the site. The courtyard maintains a respectful distance from the two-story Dewitt
Park Inn and the three-and-a-half story multi-family residence at 306 North Cayuga to the south (See
A303).
Like the First Presbyterian Church, DeWitt House’s function and program are reflected in the foot
print along both West Court Street and North Cayuga Street. The Community Room and
commercial occupants on the first floor will bring activity to the street and amenities to the
neighborhood, but by their nature the form is largely continuous building face which is broken up
with jogs and recesses. The rhythm created by the individual smaller buildings on the north side of
West Court Street is reflected in the balconies above the setback and jogs in the wall face.
In general, the building footprint responds to the larger buildings coming out of the downtown core.
Massing, composition and detail are used above the first floor to begin to reflect and transition to the
smaller residential scale to the north.
Height
The parapet is set at 46 feet above the first floor, as shown in previous presentations of the project.
Shed roof sections extending above the parapet have been introduced at several locations as noted
above. These will not exceed 50 feet above the first floor, as required by Zoning. As described
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above, the height of DeWitt House will relate to the taller First Presbyterian Church and bookends
the block with the five-story, 53 foot tall Cayuga Apartments on the corner of North Cayuga Street
and West Buffalo Street (See A303).
Materials and Details
Exterior materials for DeWitt House have been selected to be contemporary interpretations of
materials found on neighboring residential, religious and institutional buildings. See Drawing A204
for images of proposed materials. The drawing references below show the relationship of the
proposed materials with the materials in the surrounding area.
Walls
Limestone, face brick and siding will be the primary materials on the walls:
The first floor will be clad with limestone in a combination of rusticated and smooth textures similar
to the stone on the First Presbyterian Church (See A301, A304).
The second and third story walls will be partially clad in face brick on the street facades similar in
texture and color to municipal buildings and multifamily housing to the east and south (See A301,
A302, A303, A304).
Horizontal fiber cement board siding will be utilized on sections of the second and third floors and
on the fourth floor, visually relating to, but not matching or imitating the horizontality of the
clapboards on nearby houses. Similar details of dimension, joinery and texture/finish will be gleaned
from the neighborhood context (See A302).
Horizontal fiber cement boards, with a texture or wood grain, will be used at the balconies and
adjacent wall surfaces. Guard rails at the balconies will be a combination of glass and fiber cement
board slat systems.
Roof
Sloped roof areas at the first floor and above the fourth floor will have standing seam metal roofs,
similar to roof on the County’s Daniel D. Tompkins Building at 121 East Court Street (See A301).
Windows and Openings
Aluminum framed store front systems and doors will be utilized at the commercial spaces,
Community Room and building entrances. These typically sit in masonry materials and will have
clean edges without trim, but with brick and stone returns. Lower sections of the larger storefronts
will be subdivided for scale. Openings into the parking area will be partially screened with storefront
framing in a pattern similar to the glazed areas of the first floor.
Apartment windows will be residential style double hung and fixed windows, aluminum or fiberglass
clad. These will relate to the type, proportions and scale of windows found on both residences and
larger nearby buildings. There will be minimal trim, only sufficient to provide returns, casings and
sills in this contemporary use of a siding material. Some trim boards will be utilized to “join”
together windows into larger groupings. The tall proportions of single windows found in nearby
residences are scaled to the requirements of the DeWitt House program and Energy Code
requirements for percentage of wall openings (See A302).
Details
The top of the building will be capped with a combination of an aluminum cornice with a simple,
contemporary profile and the sloped roof sections which, as noted previously, are utilized to
emphasize building entrances and the corner at West Court Street and North Cayuga Street.
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Limestone cornices and window sills and brick soldier courses will be utilized at the limestone clad
first floor and the brick wall sections at the second and third floors.
Windows located in the walls clad with siding will have casings and trim made of the same material
as the siding (fiber cement board trim).
Refer to Elevations on A201, A202 and A203.
Streetscape Character
The guidelines advise us that, “[w]hen considering
changes to site materials and features, it is important to
ensure that those changes are consistent not only with
the individual historic structure itself but with the historic
character of the area as a whole” (p. 77). Many
elements combine to create and maintain the character
of a neighborhood, one of which typically is the public
sidewalk. “The importance of these features [public
sidewalk], or their absence, to maintaining the character
of an historic area is often overlooked” (p. 78). The
space between the street and the building is an outdoor
room and its dimensions and composition have an
impact on one’s experience of that space. In the
description of guidelines for new construction we are
reminded that, “there is a visual rhythm to the historic
streetscape created by fairly uniform front yard
setbacks, a predictable ratio of solid (structures) to void
(the area between structures), and a uniform orientation
of the primary facades” (p. 97).
Existing Streetscape Patterns
The site is located on the western edge of the
DeWitt Park Historic District, in an area of
transition from residential to downtown Ithaca.
Existing Streetscape Diagram
PINK: Proposed Project Site

The residential blocks to the north (See diagram above: BLUE) have a streetscape pattern of:
curb | sidewalk | front yard | building (often with a side yard).
The more commercial southern area of the DeWitt Park Historic District
(See diagram above: GREEN) has a streetscape pattern of:
curb | tree lawn | sidewalk | narrow planting area | building.
Travelling two blocks, to the south side by the Clinton House (See diagram above: ORANGE),
the streetscape pattern is:
curb | sidewalk with tree islands | building.
The design of the proposed streetscape anchors the site in the middle of this area of
transition.
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North of the project on West Court Street (See diagram below: BLUE) the streetscape pattern is:
curb | continuous tree lawn | sidewalk | lawn | foundation planting | building.
Across North Cayuga from the project the First Presbyterian Church (See diagram below: GREEN)
has streetscape pattern of:
curb | continuous tree lawn | sidewalk | lawn and planting beds | building.
Just to the south is DeWitt Park (See diagram below: ORANGE), with a streetscape pattern of:
curb | lawn | sidewalk | open greenspace | lawn.

Existing Streetscape Diagram
PINK: Proposed Project Site

Proposed Project Streetscape Pattern
The proposed project streetscape along West Court Street (See diagram below: BLUE) would be:
curb | continuous planting bed with trees | sidewalk | planting area | building.
The proposed streetscape on North Cayuga Street (See diagram below: GREEN) would be:
curb | paving with tree island | sidewalk | planting area | building.
The south area of the site will be a garden for residents and patrons of the DeWitt House. The
streetscape (See diagram below: ORANGE) along this area of the block would be:
curb | paving with tree island | sidewalk | planting area | lawn.

Proposed Project Streetscape Diagram

18 of 20

The proposed southern streetscape on North Cayuga Street responds to that of DeWitt Park. The
proposed northern streetscape on North Cayuga Street responds to the more commercial southern
area of the DeWitt Park Historic District. The proposed streetscape on West Court Street responds
to the residential blocks north of West Court Street. The three different proposed streetscapes along
the DeWitt House reflect the varying streetscapes exhibited on the adjacent streets and in the
surrounding historic district. As the DeWitt House is located in an area of transition within the
historic district the proposed streetscapes respond to the nature of this specific site.
Parking
As with sidewalks, most “properties also have a means of vehicular access through driveways and
parking areas…The importance of these features, or their absence, to maintaining the character of
an historic district is often overlooked” (p. 78).
The site currently has an open paved area that can accommodate approximately two to four cars
and an area for loading. While open surface parking lots are discourage within the historic district, a
number of them exist. Some are located adjacent to the street while others located in the interior of
a parcel and as such are less visible from the street and sidewalk.
Parking will be a need for some of the building residents and visitors. Parking for the project will be
provided on the ground floor of the west wing of the building, and as such should not negatively
affect the visual character of the neighborhood.
Gardens
While it is not necessary to apply for a Certificate of Appropriateness in regard to planting and tree
removal the guidelines state that “landscaping undeniably impacts the visual context” (p. 90). The
guidelines provide a number of recommendations to “protect the historic character of an area while
allowing room for personal expression”: “retain existing trees where possible”; “when constructing
new buildings consider the pattern of open spaces and planted areas”; “and when planning new
landscaping, maintain neighborhood precedents” (p.90).
The closest building to the site is the historic Dewitt Park Inn. Part of the character and charm of the
Dewitt Park Inn are the established gardens alongside and at the rear of the property. The
proposed project design includes vegetated gardens between the proposed building and the Dewitt
Park Inn. The design provides greenspace, preserves the Dewitt Park Inn’s existing garden (part of
which is located on the development parcel) and at the request of the inn owner, maintains much of
an existing concrete wall (also located on the development parcel).
With DeWitt Park across the street from the site, the garden and lawn to the south of the proposed
building provides additional open space in the historic district which is consistent with the
surrounding area.
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Accessibility
The project site and new building will be fully accessible in compliance with 2010 ADA Standards for
Accessible Design and ICC A117.1-2009 Accessible and Usable Buildings and Facilities. The first floor will
have grade level entrances and full accessibility to the Community Room, commercial spaces, apartments
and accessible parking in the covered parking area. Elevator access to upper floors will provide accessible
access to all apartments. All apartments will meet the accessibility requirements of the Building Code of
NYS.
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