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

Community Development/IURA – 607-274-6559

ITHACA LANDMARKS PRESERVATION COMMISSION (ILPC)
NOTICE OF MEETING & AGENDA RESCHEDULED
The monthly meeting of the ITHACA LANDMARKS PRESERVATION COMMISSION has been rescheduled for
Wednesday, July 28th, 2021 at 6 p.m., in the Second Floor Conference Room, City Hall, 108 E. Green Street, Ithaca,
NY. As the Governor’s Executive Order 202.1 was allowed to expire in June, this meeting will be conducted in
person, pursuant to the provisions of the New York State Open Meetings Law.
All interested parties will be given an opportunity at the hearings to be heard in person or by agent, respecting these
applications. Written comments can also be emailed to Anya Harris at aharris@cityofithaca.org or sent via USPS to
Planning Division; 108 E. Green St.; Ithaca, NY 14850. Please indicate if you would like them to be read into the
record. Thank you.
I.

PUBLIC HEARINGS
A. 214 Thurston Avenue, Cornell Heights Historic District – Proposal to Replace Asphalt Shingle Roofing with
Metal Roofing that Approximates the Appearance of Shingles.
https://www.cityofithaca.org/DocumentCenter/Index/1374
B. 223 Thurston Avenue, Cornell Heights Historic District – Proposal to Install an Accessible Entrance on the
West Elevation, Including the Replacement of Two First-Story Windows with a Wood Door and Sidelights
and the Installation of a Concrete Stoop, Ramp, Stair, and Multiple Walkways.
https://www.cityofithaca.org/DocumentCenter/Index/1375

II.

PUBLIC COMMENT ON MATTERS OF INTEREST

III.

OLD BUSINESS

IV.

V.

•

•

NEW BUSINESS
106 Cascadilla Park Road – Advisory Review of Board of Zoning Appeals (BZA) Application: Proposal to Build
a Carport
APPROVAL OF MINUTES
04/20/2021, 05/18/2021 and 06/15/2021

VI.

ADMINISTRATIVE MATTERS

VII.

ADJOURNMENT

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 address
folder. Please do not hesitate to contact our office if you have any
questions or you need any assistance accessing the meeting
materials.

If you have a disability and would like specific accommodation in order to participate, please contact the City Clerk’s Office at 2746570 by 12:00 p.m., no later than 2 days (not including weekends and holidays) before the meeting.

ILPC Meeting – 07/20/21
Resolution – RA

RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

214 Thurston Avenue is located within the Cornell Heights Historic District, as
designated under Section 228-3 of the City of Ithaca Municipal Code in 1989,
and as listed on the New York State and National Registers of Historic Places in
1989, and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated June 29, 2021, was submitted for review to
the Ithaca Landmarks Preservation Commission (ILPC) by Jeffrey Perry on
behalf of property owner Alpha Zeta Alumni Corporation, including the
following: (1) two narratives respectively titled Description of Proposed
Change(s) and Reasons for Changes(s); (2) four sheets of product information
for TILCOR Roofing Systems, CF Shingle; and (3) three sheets of photographs
documenting existing conditions, and

WHEREAS,

the ILPC has reviewed the New York State Building-Structure Inventory Form
for 214 Thurston Avenue, and the City of Ithaca’s Cornell Heights Historic
District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
the replacement of asphalt shingle roofing with metal roofing panels that
approximate the appearance of asphalt/fiberglass shingles, and

WHEREAS,

the issuance of a Certificate of Appropriateness is a Type II Action under the
New York State Environmental Quality Review Act and the City Environmental
Quality Review Ordinance for which no further environmental review is
required, and

WHEREAS,

the applicant (has/has not) provided sufficient documentation and information
to evaluate impacts of the proposal on the subject property and surrounding
properties, and

WHEREAS,

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on July 20, 2021, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s Cornell Heights Historic District Summary
Statement, the period of significance for the area now known as the Cornell
Heights Historic District is 1898-1937.
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As indicated in the New York State Building-Structure Inventory Form, 214
Thurston Avenue was constructed in 1901 with a large wing added outside the
historic district’s period of significance. The Dutch Colonial style original
residence was designed by a Rochester, NY architect, Mr. Otis, for Frank Peer,
and has been owned and occupied by the Alpha Zeta Fraternity since 1906. This
original structure is no longer extant; the existing building on the site consists of
the added wing referenced above and a more recently constructed wing that
stand in the approximate location of the original structure.
Constructed outside the period of significance of the district, the property is by
definition a non-contributing element of the Cornell Heights Historic District.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Standard #9 New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
As a non-contributing structure, 214 Thurston Avenue, by definition, does not
possess historic materials or features that are subject to protection under the
Principles enumerated in Section 228-5 of the Municipal Code or the Secretary
of the Interior’s Standards. The ILPC’s evaluation of the proposed work is
therefore limited to the assessment of the impact of the proposed work on
adjacent historic structures in the district and on the Cornell Heights Historic
District as a whole, with the guiding principle being that the proposed work must
not further reduce the compatibility of the non-contributing structure with its
historic environment.
With respect to Standard #9, the proposed metal roofing (is/is not) compatible
with the massing, size, scale, and architectural features of its environment. [if
“not”, describe qualities of the project that are not compatible and in what
ways they are not]
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RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the Cornell Heights Historic District, as set forth in Section 228-6, and be it
further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
Vacancies:
1
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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APPUCATION FOR CERTIFICATE OF APPROPRIATENESS
Ithaca Landmarks Preservation Commjs.gon (lLPC)
Planning & Economic Development Division
City of Ithaca. 108 E. Green St,. 3m Roary ltha~ NV 14850
Bryan McCracken I Ph: 607-274-6555 I bmccracken@cityofithaca.org
www.cityofithaca.org/boardscommittees/ilgc/index.cfin
Date:

06/29/21

Applicant's Name:

Building Permit Application# (REQUIRED): - - - -- - -- - - -

Jeffrey Perry

Phone:

_6_07_-_22_0_-_6A_l3_9_

~mr'sE-MaB~t~~ jap255@corne!tedu
PropercyAddress:

214 Thurston Avenue
Alpha Zeta Alumni Corporation

fr
A
.
J
0 wner•s Name c·fd."'
1 111erent om pp 11cant : - - - -- - - -- -- - - - -- - --

~

0 wne1s

5531StateRoute41, Homer, NY 130n

M . . Add
1
a11ng
ress: -------------------------~

Proposed Work Includes (check all that apply):
0 New Construction

Cl Site Changes (paving, fencing, patios, etc.)

O~"tnm

a~

0 Accessory Structure
~ ALTERATION: Primary Structure

0 Demolition
D ALTERATION: Accessory Structure

Submittal Requirements
Alt documents are to be sen-tto th.e attention of Bryan McCracken .at the above address.
STAFF-LEVEL REVIEW:

Submit one {1) hard copy and one {1) electronic copy of application and attachments. See CifJl Qflthaca Historic
District & Landmark Design Guidelines for a description of work that is eligible for this expedited review
pnw:ess.

ILPC REVIEW:
Submit eleven (11) hardcopies and (1) one electronic copy of application form and all attachments. Complete
applications must be received by 4:00 p.m. on the last Tuesday of the month. 14 days prior to the regular ILPC
·.m~a.t.~nl\e:~~l'fttl~Ri'w.:i~li ~l1$l.!..lfmlML Nl.Km~:u-~IMMm\e>$?rnMl'~flit~~

Applications must be accompanied by thorough documentation of existing conditions and proposed changes,
including (as applicable): photographs of existing conditions; site plans showing location and dimensions of
proposed change; drawings or sketches showing proposed changes on each affected elevation; description of
design details .and ~'So .·t n he .used {man.ufacwers data .-sbecls may he :u~1~ sam.,ples m p!"Qpused
materials; scale drawings of any proposed signs including colors, typeface, and illumination details; historic
photographs, if the intention of the project is to return a property to a documented prior condition; and a
statement from a qualified contractor or design pr6fessional attestirtg to the physical condition of any element
that is proposed for replacement due to deterioration.
Page 1 of3
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~LECJRON!C SUBMISSJ()N& y QU must pmi1(k electr~ \'CfflfoRs {){ &!.. submijted ~. LAROE Fn.F~5: JHCQmiJlg e-tnails to
the City must be under 10 MB in siz.e (incl. message envelope), so either provide CD-ROM, flash/thumb drive, use a free file-sharing web
$ite_,_ like:. www .hightail.com,. www.droobox.com, www .google.com/drive, etc.,. or split documents into .smaller {>arts and send. multiple emails/files to: aharris@.citvofithaca.om and/or bmccracken@citvofithaca Oig,

r

~:f

Description of Proposed Changes (use additional sheets if necessary}:
Replace existing, aged roof, with new roofing .materials. Existing room is asphalt shingles that are
now having issued with leaking due to wear.
New roof material will be hidden fastener steel roof from Gavin Manufacturing that has the texture
and appearance of tradiUonal shingles, but with a longer lifespan and better guarantee against leaks.
\/'./e have chosen the Oakwood, CF Shingle. This color and format replicate the look of a traditional
shingle installation, but with a much longer warranty and my personal experience has shown much
more U'urabffify in steel mfher '#fan st#ngJets.
Garvin Metal Roofs will be the installer. With only the original shingles in place, they will not be torn
off. A synthetic membrane will be installed to allow for expansion/contraction of the metal and better
sliding action rather then wearing on the base roof. Shingle panels will be installed using hidden
fasteners as well as matching irm at all transitions..
Two brochures are included for additional information regarding the product.

Reasons for .Proposed Changes (use .ad.ditiona.L'iheets.if ne.c.e.'iSa..IJ(J:

Existing roof is at the end of its useful life, was new in 1993. Cost differential between asphalt and
steel was within tolerances. Steel has a better lifespan and warranty. We have had issues with
valleys leaking over the years and the newer installation method looks to decrease this concern.

The texture and color ,o f the steel panels were selected to be s.imi.l.ar to current roa.f color and better
align with the color notes found in the brick of the existing house.

Page 2 of 3
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Upon application for a Certificate of Appropriateness, a public notice of the proposal must be posted by the
owner or owner's representative on the property for a minimum of 10 days. This notice must remain in place
until a decision to approve or deny the Certificate of Appropriateness has been made. The notice must be
placed at or near the property line in the front yard, so it is be plainly visible from the street, and, in cases where
a property has frtni~ge on mare t'lt:m one s<tre~t, '<tn adtfftkmaj ~gn must'be·rJlaceti at or ne::ir'the·property line
on any additional street frontage.
Standard signs for this purpose are available for purchase from the City of Ithaca, Division of Planning and
Economic Development, at a cost of $15.00 each. Alternatively, an applicant may create their own signs, as
long as the following required content is induded and the signs have dimensions ofat least 18"'-"23":
PROPOSED EXTERIOR OR SITE ALTERATIONS TO THIS PROPERTY WILL BE
REVIEWED BY THE ITHACA LANDMARKS PRESERVATION COMMISSION ON
[iNSERT DATE], BEGINNING AT 5:30 p.m. IN [INSERT LOCATION OF MEETING]. PUBLIC
COMMENT MAY BE SUBMITTED IN ADVANCE OF, OR DURING, THE ABOVEREFERENCED PUBLIC HEARING. FOR MORE INFORMATION CONTACT:
BMcCRACKEN@CITYOFITliACAORG. 607-274-6555.

Applicant's Statement:
I understand incomplete applications cannot be processed and will result in delay. This application is complete
to the best of my knowledge and includes the following attachments (check all that apply):
•
D
D
ii

photographs of existing conditions
site plans showing location and dimensions of proposed change
drawings or sketches showing proposed changes on each affected elevation
description of design details and materials to be used
(J samples of proposed materials
D scale drawings of any proposed signs, including colors, typeface, and illumination details
D historic photographs, if the intention of the project is to return a property to a documented prior
condition
D statement from a qualified contractor or design professional attesting to the physical condition of any
element proposed for replacement due to deterioration
Iii other (specify): documents from installation/source company

Applicant's Signature (REQUIRED):

--'V-~\o"i_pl.,__.._Ci\__Q_·:"::)--~'________ Date:

06/28/2021

STAFF USE ONLY:
Date Received: - - - - - - - Staff Review: 0 yes 0 no Approved: 0 yes 0 no
ILPC Review: 0 yes (J no
Date of Public Hearing: _ _ _ __

Page 3 of3

Referred to ILPC:

[J

yes 0 no

CF SHINGLE
Concealed Fastening

A traditional shingle look with high-performance features
Tilcor's textured finish provides added protection by embedding
natural '>tone granules in an acrylic base-cociL A final clear acrylic
over glaze is applied before being oven cured at 250° F. This
extremely durable UV-resi'.'>tant coating enables Tilrnr roofing
products to withstand the harshest environments around the
world. Tilcor is 1')0 9001 accredited and has international te~t~
reports, appraisals and field resu!ts confirm our products are
100% waterproof, earthquake safe, fire resistant and able t
withstand hurricane-force wmds of up to 120mph. A Tikor roof
will not only safeguard your investment but will also give you
complete peace of mind hecause it's hacked by a Til or Limited
lifetime Warranty.

Tilcor's CF Shingle has been specifically designed for the North
American market to resemble the look of traditional Asphalt
Shingles but without the inherent ongoing issues that many
home owners face. its mnovative lully "Concealed Fastening"
system is truly a world's first. Unlike other systems, which leave
gaps and screws exposed to the elements. our unique CF Shingle
protects all fastening elements making roofs more reliable,
watertight and durable than ever before.
Extensive research and development in the dest n process
makes Tilcor's CF Shingle not only the most water-proof
stone-coated steel shingle on the market but the most realistic
looking and fastest to mstall. Made from the highest quality raw
materials using New Zealand Steel ensures the durability and
strength is second to none. The CF Shingle and accompanying
roof111g accessories are engineered to interlock and overlap to
resist wind lifting and keep out the harsh elements. At less than
150 lbs./ sq, a Tilcor roof is a 'Lightweight Roofing System',
so considerable cost savings can be achieved during new
construction along with being the perfect replacement for your
old existing roof A Tilrnr root lets you improve the look and
Vdlue of your home in a matter of days.
LIMITED
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• Innovative Interlocking
• Minimum Roof Pitch to 3/12
• Direct to Deck
• 20 Panels per Sq.
• International Test Reports
• New Zealand Steel
• The fastest and easiest stone-coated steel
panel system to install on the market
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Color Options

Charcoal Blend

Oakwood

Estate Grey

Arctic Grey
Colors in this brochure are as dose to the original ns mod~rn printing proms; will ttllow.

CF SHINGLE TEXTURED SPECIFICATIONS
Length of Cover

49 5/8"

Width of Cover

14 9/16"

Tiles I sq.

20 pc

I

ACRYLIC OVERGtAZf
NATURAL SlONf CHIP

sq.

ACRYtlC Bt...<a: COM

PRIMER

705 lbs.

Weight /Tile

ZINCAlUMf

141 lbs. I sq.

Weight I sq.

BASE5TER

ZINCALUM£

3/12

Minimum Roof Pitch

Pf'.JMEk

LIMITED LIFETIME WARRANTY

ROSS ROOF
GROUP

®

LISTED
(R38401)

.. J

Ross Roof Group
P +1916 838 1940 F +1 866 864 5410, E infous@tl!rnrcom, 4342 D1.;dky Blvd Building B, McClellan, CA 95552; PO B~l< Si25 Galt, CA 95532, Un.ted states www.tilcorroofingusa.com

FOR STABILITY, CHOOSE STONE
COATED STEEL. FOR INGENUITY,
CHOOSE TILCOR.
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For Installation and Quotes:
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Bark wood
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Weathered Wood

Ironstone
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. . roof wear and condition
214 Thurston Ave, extstmg

Full Exterior House below:

--------------------------------FOR OFFICE USE ONLY

1r:-..-

BUILDING-STRUCTURE INVENTORY FORM

UNIQUl~

S TTE NO.

DIVISION FOR HISTORIC PRESERVATION
NEW YORK STATE PARKS AND RECREATION

QUAD

ALBANY,NEW YORK (518)474-0479

Nf:t3, NO.

SERIES

DATE~()!5/1~5/8l

YOUR NAME;Judith Dulberger
YOUR ADDRESS;108 E.

Grsocn

:::t.,

Ith,;:lc.;,i; N.Y.

ORGANIZATION (if any>:Ithaca Dept.

TELEPHONE: (607l272-17L3

of Planning & Development

*TDE:NTIFJCATlON
************ ** *** **** ** *
l.

0

¥

* * * * * * * * * * *

M M

BUILDING NAME<Sl:

2. COUNTY: Tompkins

TOWN/CITY: Ithaca
VILLAGE:
STREET LOCATION: 214 Thurston Avenue
OWNERSHIP:
a. public[ J
b. private[XJ
PRESENT OWNER: Alpha Zet2/Brad. Granger ADDRSSS:721 Hanshaw Road, Ithaca
lJ::;r:: ()ri.;.;i.n-al: res1.c{s·nti;:::t.1
F~re_s':?nt-::fra.1:..(-t"Y'n. .it,)F h<)i.:,se
7. ACCESSIBILITY TO PUBLIC:
Exterior visible from public road: Yes[X) Nol 1
Interior accessible:
Explain

3,
4.
5.
6.

DESCRIPTI.ON
8.

BUILDH~G

M.A.T l;:H 11\L :

9. STRUCTURAL

a. clapboard[X} b. stone[ J c. brick[ J d. board and baLLen[
s. cobblestone[ ] f. shinglesCXJ g. stucco[ ] other:
wood frame with interlocking Joints[
woad frame with light members[XJ
c. masonry load bearing walls[ J
er,; n~etal \eX.l)lain.}
a.

]

b.

10. CONDITION:

Cl"

e:Kc:ellf}n\..C

11 .

a.

original site[XJ
b. moved[ J
if so,when?
l:l2t. majtJr~ a.lt(;:~ra.t..i~~:nf.::, l::lnc1 cia.tes, (.tf. k.r·1o·o:rr-t):

I NTEGF: IT':!:

c ..

J

L.

gc~()d[!{J

c_: ..

cf~

fairC]

c{E::·t.i2':·ri.c,r···.:::tt..ecJ[~

Sea Continualion Sheel

)/

j . ···--

l

·--

---~r

~

ueveiopersl J e. deterioration[ ]
I
f. other:
15. RELATED OUT BUILDINGS AND PROPERTY:
a. barn[ J
b. carriage house[ J c. garage[ J
d. privy[ J
e. shed[ J
f. greenhouse[ J
g. shop[ ]
h. gardens[ ]
i. landscape features: See Continuation Sheet
j. other: See Continuation Sheet
16. SURROUNDINGS OF THE BUILDING
<check more than one if necessary):
a. open land[ J
b. woodland[ J
c. scattered buildings[ J
d. densely built-up[ J e. commercial[ J
f. industrial[ J
g. residential[XJ
h. other: See Continuation Sheet
17. INTERRELATIONSHIP OF BUILDING AND SURROUNDINGS:
<Indicate if building or structure is in an historic district)
See Continuation Sheet
~·

18. OTHER NOTABLE FEATURES OF BUILDING AND SITE
(including interior features if known):
See Continuation Sheet

SIGNIFICANCE
19.

DATE OF INITIAL CONSTRUCTION:
ARCHITECT:
BUILDER:

J.

Mr.

Otis

1901

!Rochester, N.Y.)

Allington & Sons

<Elmira,

N.Y.l

20.

HISTORICAL AND ARCHITECTURAL IMPORTANCE:
See Continuation Sheet

21.

SOURCES:
See Continuation Sheet

22. THEME:
See Continuation Sheet

...,..1-

........ .., .......

...._....,, ....

_

...... _ _ _

~:~ iwo ~tpry stone and stucco side wing
date ~nknown

(modern);

15i.The property is sparsely landscaped.
Their is a
manicured front lawn and some small scattered
foundation shrubs.
Tall conifers boarder the
property to the north.
15j.
16h.
17.This building is located at the west end of
Thurston Avenue at its intersection with Highland
Avenue.
Other period residences surround the
building to the south and west.
On a high knoll
across Highland Avenue is ~ large, two-story
modern apartment complex.
Thurston Avenue is the
area's major east-west thoroughfare.
214 Thurston
Avenue is one of approximately 150 buildings in
the proposed Cornell Heights Historic District, an
early-twentieth century residence park and
suburban development in the northeast section of
the city of Ithaca.
18.This two and one-half story Dutch Colonial Revival
residence features a front-facing gambrel roof
with open eaves and exposed roof rafters.
A pent
roof with similar details encloses the
south-facing gambrel giving the impression of a
continuous eave.
A large dormer with high-pitched
gable ends flanking a shed roof projects from the
east facade.
There are two gabled dormers on the
west elevation.
The house rests on an uncoursed
rubble foundation and is sided in clapboard on the
first floor and coursed wood shingles on the
second.
A two-story, five-bay modern addition
projects eastward from the east facade.
It is
veneered in stone and/or cement.
There is a long,
one-story entry porch also along the east facade.
This porch has a flat roof, balustrade, and
entablature supported by heavy Doric columns.
Entry to the house is through an undistinguished
doorway flanked by 1/1 double-hung sidelights
framed by wood pilasters.
A large square bay
window with a ribbon of narrow 6/6 double-hung
sash windows projects from the south facade. The
window is covered by a flat hood topped with a
wooden balustrade.
Other windows are mostly
single and banded, 6/1 double-hung sash.
The west
elevation has some 10/1 and 1/1 windows with
smaller upper sash in wooden window enframants
with molded cornices.

New York stock breeder.
The Peer family
lived here only until 1905.
The next year the
home was deeded to the Alpha Zeta Fraternity.
This was the first student fraternity to locate in
Cornell Heights and it remains at this location
today.

~orris,

21.Ithaca City Directories;
Ithaca Daily Journal, 24
April 1901; Carol Sisler, Enterprising Families
<Ithaca: Enterprise Publishing, 1986)

22.

ILPC Meeting – 07/20/21
Resolution – RB

RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

223 Thurston Avenue is located within the Cornell Heights Historic District, as
designated under Section 228-3 of the City of Ithaca Municipal Code in 1989,
and as listed on the New York State and National Registers of Historic Places in
1989, and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated June 23, 2021, was submitted for review to
the Ithaca Landmarks Preservation Commission (ILPC) by Michael Stewart on
behalf of property owner Cornell University, including the following: (1) two
narratives respectively titled Description of Proposed Change(s) and Reasons for
Changes(s); (2) two sheets of photographs documenting existing conditions; (3)
two sheets of information on the building’s architect, J. Lakin Baldridge; (4) three
sheets of design drawings prepared by Cornell University’s Facilities Engineering,
dated June 11, 2021, and titled “ILPC Ramp Proposal, Option 1” (PD-001),
“ILPC Ramp Proposal, Option 2” (PD-002), and “ILPC Ramp Proposal
Elevations and Plan View, Option 2” (PD-003), and

WHEREAS,

the ILPC has reviewed the New York State Building-Structure Inventory Form
for 214 Thurston Avenue, and the City of Ithaca’s Cornell Heights Historic
District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
the following:
• In the center bay of the first story of the west (rear) elevation, the
removal of a pair of original 6/6 window sashes and frames, stone
windowsills, and the brick wall material between the windowsills and
water table and the installation of a six-panel wood door and sidelights in
the resulting opening;
• The installation of a brick faced concrete ramp, steps, metal railings and
walkway along the north side of west elevation to the newly installed
door, creating an accessible entrance to the building; and
• The installation of an additional walkways from the new steps to the
existing parking area to the west of the building and from the parking lot
to the public sidewalk.

WHEREAS,

the issuance of a Certificate of Appropriateness is a Type II Action under the
New York State Environmental Quality Review Act and the City Environmental
Quality Review Ordinance for which no further environmental review is
required, and

WHEREAS,

the applicant (has/has not) provided sufficient documentation and information
to evaluate impacts of the proposal on the subject property and surrounding
properties, and
1
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WHEREAS,

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on July 20, 2021, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s Cornell Heights Historic District Summary
Statement, the period of significance for the area now known as the Cornell
Heights Historic District is 1898-1937.
As indicated in the New York State Building-Structure Inventory Form, 214
Thurston Avenue was designed by local architect J. Lakin Baldridge and
constructed in 1932.
Constructed within the period of significance of the Cornell Heights Historic
District and possessing a high level of integrity, the property is a contributing
element of the Cornell Heights Historic District.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
Principle #3 New construction located within an historic district shall be
compatible with the historic character of the district within which it is
located.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
2
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Standard #9 New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
Standard #10 New additions and adjacent or related new construction
shall be undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its environment
would be unimpaired.
With respect to Principle #2, Standard #2, and Standard #9, the removal of
original windows and the installation of a door and sidelights, ramp, stair, railings
and walkways (will/will not) remove distinctive materials (and will/but will
not) alter features and spaces that characterize the property. [If “will” describe
feature or space and how it will be inappropriately altered]
Also with respect to Principle #2, Principle #3 and Standard #9, the proposed
door and sidelights, ramp, stair, railings and walkways (are/are not) compatible
with the massing, size, scale, and architectural features of the property and its
environment. [if “not”, describe qualities of the project that are not
compatible and in what ways they are not ]
With respect to Standard #10, the proposed accessible entrance (can/cannot)
be removed in the future without impairment of the essential form and integrity
of the historic property and its environment. [if “cannot”, describe why it
cannot]
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the Cornell Heights Historic District, as set forth in Section 228-6, and be it
further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
3
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Vacancies:

1

Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.

4

APPLICATION FOR CERTIFICATE OF APPROPRIATENESS
Ithaca Landmarks Preservation Commission (ILPC)
Planning & Economic Development Division
City of Ithaca, 108 E. Green St., 3rd Floor, Ithaca, NY 14850
Bryan McCracken | Ph: 607-274-6555 | bmccracken@cityofithaca.org
www.cityofithaca.org/boardscommittees/ilpc/index.cfm

Date:

06/23/2021

Applicant’s Name:

Building Permit Application # (REQUIRED):

Michael Stewart

Applicant’s E-Mail address (REQUIRED):
Property Address:

41453

Phone:

607.351.7372

mts96@cornell.edu

223 Thurston Avenue

Owner’s Name (if different from Applicant):
Owner’s Mailing Address:

Cornell University

2336 S Balch Hall, Ithaca, NY 14853

Proposed Work Includes (check all that apply):





New Construction
Addition
Accessory Structure
ALTERATION: Primary Structure






Site Changes (paving, fencing, patios, etc.)
Signage
Demolition
ALTERATION: Accessory Structure

Submittal Requirements
All documents are to be sent to the attention of Bryan McCracken at the above address.

STAFF-LEVEL REVIEW:
Submit one (1) hardcopy and one (1) electronic copy of application and attachments. See City of Ithaca Historic
District & Landmark Design Guidelines for a description of work that is eligible for this expedited review
process.

ILPC REVIEW:
Submit eleven (11) hardcopies and (1) one electronic copy of application form and all attachments. Complete
applications must be received by 4:00 p.m. on the last Tuesday of the month, 21 days prior to the regular ILPC
meeting at which the application will be reviewed. ILPC meetings are held the third Tuesday of each month.
Applications must be accompanied by thorough documentation of existing conditions and proposed changes,
including (as applicable): photographs of existing conditions; site plans showing location and dimensions of
proposed change; drawings or sketches showing proposed changes on each affected elevation; description of
design details and materials to be used (manufacturer’s data sheets may be used); samples of proposed
materials; scale drawings of any proposed signs including colors, typeface, and illumination details; historic
photographs, if the intention of the project is to return a property to a documented prior condition; and a
statement from a qualified contractor or design professional attesting to the physical condition of any element
that is proposed for replacement due to deterioration.
Page 1 of 3

ELECTRONIC SUBMISSIONS: You must provide electronic versions of ALL submitted documents. LARGE FILES: Incoming e-mails to
the City must be under 50 MB in size. If your files are too large to email, please provide a flash/thumb drive, use a free file-sharing web site,
like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc., or split documents into smaller parts and send multiple emails/files. Please email both aharris@cityofithaca.org and bmccracken@cityofithaca.org.

Description of Proposed Changes (use additional sheets if necessary):

1. Proposed action is placement of an accessible ramp with stairs on the west side of the building.
- After preliminary discussions with Bryan McCracken it was determined that the west side would be
the least aesthetically obtrusive, while still being technically feasible.
- The east facade is the primary entrance and front elevation. The interior layout also makes the east
entry technically infeasible for use as an ADA entrance.
- The north facade would require a very awkward switchback ramp and would be highly visible.
- The south side is not technically feasible due to the narrow width of the driveway, and also a higher
relative elevation above grade.
It was also determined that a ramp and new entry door would be best suited in the middle of the west
side, to create a more balanced facade. There are (2) existing 2FL bay windows. The new door
would be located between these, but at the 1FL level. The new door and sidelights would remove (2)
existing windows, to be replaced with a new painted wood door and two sidelights at either side of
the door. The height and material of the sidelights shall be to match the existing building windows.
The ramp construction shall be precast concrete, with brick veneer infill on the vertical faces, to
match the brick veneer of the building.
- The 4" precast concrete walking surfaces would overhang the vertical edge of the ramp, which
would allow the area below the walking surface to be brick veneer.
- The ramp would sit on concrete Sonotubes below grade, which would not be visible.
- We assumed that the brick would be painted white to match the building, but are open to
suggestions.
(PLEASE SEE ATTACHED ADDITIONAL SHEET FOR CONTINUED DESCRIPTION)
Reasons for Proposed Changes (use additional sheets if necessary):

The building is being changed from a residential apartment to an office occupancy. Approval for the
change in use has been granted from the planning department.
While there is a building code path to allow the change of use without creating an accessible ramp,
the DOJ / ADA guidelines, and equitable use of the building creates a compelling reason for the
university to undertake the expense for creation of the ramp, as well as 1FL interior improvements for
accessibility.
The building will NOT receive an elevator, so upper floors will remain inaccessible.

Page 2 of 3

— REQUIRED PUBLIC NOTIFICATION —
Upon application for a Certificate of Appropriateness, a public notice of the proposal must be posted by the
owner or owner’s representative on the property for a minimum of 10 days. This notice must remain in place
until a decision to approve or deny the Certificate of Appropriateness has been made. The notice must be
placed at or near the property line in the front yard, so it is be plainly visible from the street, and, in cases where
a property has frontage on more than one street, an additional sign must be placed at or near the property line
on any additional street frontage.
Standard signs for this purpose are available for purchase from the City of Ithaca, Division of Planning and
Economic Development, at a cost of $15.00 each. Alternatively, an applicant may create their own signs, as
long as the following required content is included and the signs have dimensions of at least 18”x23”:
PROPOSED EXTERIOR OR SITE ALTERATIONS TO THIS PROPERTY WILL BE
REVIEWED BY THE ITHACA LANDMARKS PRESERVATION COMMISSION ON
[INSERT DATE], BEGINNING AT 5:30 p.m. IN [INSERT LOCATION OF MEETING]. PUBLIC
COMMENT MAY BE SUBMITTED IN ADVANCE OF, OR DURING, THE ABOVEREFERENCED PUBLIC HEARING. FOR MORE INFORMATION CONTACT:
BMcCRACKEN@CITYOFITHACA.ORG, 607-274-6555.

Applicant’s Statement:
I understand incomplete applications cannot be processed and will result in delay. This application is complete
to the best of my knowledge and includes the following attachments (check all that apply):
 photographs of existing conditions
 site plans showing location and dimensions of proposed change
 drawings or sketches showing proposed changes on each affected elevation
 description of design details and materials to be used
 samples of proposed materials
 scale drawings of any proposed signs, including colors, typeface, and illumination details
 historic photographs, if the intention of the project is to return a property to a documented prior
condition
 statement from a qualified contractor or design professional attesting to the physical condition of any
element proposed for replacement due to deterioration
 other (specify): _______________________________________________________________________________

Digitally signed by Michael Stewart
Date: 2021.06.23 11:45:49 -04'00'

Applicant’s Signature (REQUIRED):

Date:

06/23/2021

STAFF USE ONLY:
Date Received:
Staff Review:  yes  no
ILPC Review:  yes  no
Date of Public Hearing:

Approved:  yes  no
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Referred to ILPC:  yes  no

Thurston Court – Certificate of Appropriateness
West Ramp – ILPC Application

1. Proposed action is placement of an accessible ramp with stairs on the west side of the building.
‐ After preliminary discussions with Bryan McCracken it was determined that the west side would be the
least aesthetically obtrusive, while still being technically feasible.
‐ The east facade is the primary entrance and front elevation. The interior layout also makes the east
entry technically infeasible for use as an ADA entrance.
‐ The north facade would require a very awkward switchback ramp and would be highly visible.
‐ The south side is not technically feasible due to the narrow width of the driveway, and also a higher
relative elevation above grade.
It was also determined that a ramp and new entry door would be best suited in the middle of the west
side, to create a more balanced facade. There are (2) existing 2FL bay windows. The new door would be
located between these, but at the 1FL level. The new door and sidelights would remove (2) existing
windows, to be replaced with a new painted wood door and two sidelights at either side of the door.
The height and material of the sidelights shall be to match the existing building windows.

2. Construction & Materials
Ramp / Stair
‐ The ramp construction shall be precast concrete, with brick veneer infill on the vertical faces, to match
the brick veneer of the building.
‐ The 4" precast concrete walking surfaces would overhang the vertical edge of the ramp, which would
allow the area below the walking surface to be brick veneer.
‐ The ramp would sit on concrete Sonotubes below grade, which would not be visible.
‐ We assumed that the brick would be painted white to match the building, but are open to suggestions.
‐ A concrete sidewalk would connect the bottom of the ramp with the adjacent public sidewalk.
‐ A concrete sidewalk would connect the bottom of the stair with the existing parking lot.

Door/Sidelights
‐
‐
‐

The door and sidelights are proposed to be wood construction, with the exterior finish to be
painted, similar to existing building finishes.
Sidelight dimensions take their cue from the adjacent window pane / light sizing.
Door panel style takes its cue from the original front door on the east façade.

‐

At Bryan’s recommendation, we are proposing a relatively simple design for the new entry, to
be more plain than the original entry door. This is to prevent confusion about the time of
installation.

2. Railings for ramp/stair
It is the intent of the project (if approved) to obtain a detailed survey for the site and grading. If at all
possible we will seek to re‐grade the site, to keep the grades adjacent to the ramp/stair to be no lower
than 30” from the walking surface. If this is possible, then it is Cornell University’s strong preference to
install simple handrails without vertical guards at 4” O.C. If it is not possible, then we will be required by
code to provide vertical guards at 4” O.C. and a horizontal guard at 42”, in additional to handrails.
‐
‐

If the grading allows us to keep within 30” of the walking surface, the project intends to utilize
raised planter beds in/around the ramp and stair to avoid exceeding the maximum clearance.
If we are obliged to provide the vertical guards, the project does not intend to provide the raised
beds, unless ILPC feels this is of benefit to the project.

Railing material is powder coated steel, painted black to match existing metal guards around areaways.

3. Tree removal & proposed plantings
There is an existing white pine near the intersection of the line of the ramp and path. It is in
questionable condition and has previously dropped limbs onto the sidewalk. It is the intent of the
university to remove this tree regardless of the outcome of the ramp project.
If the ramp project moves forward, a new Malus, Prairiefire Crabapple tree would be planted adjacent
to the walkway to replace the removed pine tree.
If the ramp project moves forward with raised planting beds (to maintain 30” max. elevation), we
propose to utilize a mix of the following for use in the planting beds.
‐
‐
‐
‐
‐

Buxus, color: North Star or Green Velvet
Caryopteris, color: Beyond Midnight
Weigela, color: Spilled Wine
Spirea, color: Double Play Red
Oso Easy roses

4. Existing Photos:

Thurston Court – West Façade

Thurston Court – North Façade

Thurston Court – East Façade

Thurston Court – SE corner

Thurston Court – SW corner

5. Site Diagram

6. Thurston Court Apartments History
Thurston Court Apartments date of construction is 1932 and the building is in the Cornell Heights
Historic District, National Register, located at 223 Thurston Avenue.
The Architect, J. Lakin Baldridge, practiced from 1923 to 1937. Baldridge designed the Tompkins County
Courthouse, Seneca building, Thurston Court Apartments and several splendid Cayuga Heights
residences.
Baldridge designed the steel frame structure with walls of clay tile and brick facing in the Georgian
Revival style. The Georgian Revival developed from colonial architecture and is named for the reign of
the four King Georges, between 1714 and 1830.
Baldridge earned a BA in Architecture from Cornell University in 1915 and after serving in the US Navy,
Baldridge returned to Cornell to earn an MA in Architecture in 1922. The next year he was an assistant
professor in the department, the following year he opened his own office.
In 1931 during the Depression he inherited a significant number of shares in National Steel Corporation
and decided to close his practice, to not take commissions from architects who needed the money.
Baldridge moved to Bermuda to dedicate his time to deep‐sea fishing.

Sources: FCS Facilities Inventory and Cayuga Heights History Project
https://www.cayugaheightshistory.org
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FOR OFFICE USE ONLY

BUILDING-STRUCTURE INVENTORY FORM

0~c•" 0N ~"\
0""*

f

~
~

NEWYOAKSTATE

UNIQUE SITE N O . - - - - - - QUAD _ _ _ _ _ _ _ _ _ _
SERIES _ _ _ _ _ _ _ _ _ __

NYS OFFICE OF PARKS, RECREATION
l & HISTORIC PRESERVATION
~ DIVISION FOR HISTORIC PRESERVATION
~ (518) 474-0479
YOUR NAME:

~

NEG. NO.

Judith Dulberger

DATE: March 1987

YOUR ADDRESS: 108 Green St. , Ithaca, N .Y. TELEPHONE: _ ___,(_6_0_7~)_27_2_-_1_7_1_3_
ORGANIZA Tl ON (if any ): ___I_t_h_a_c_a_D_e_p"--ar_tm_e_n_t_o_f_P_l_a_n_n_i_n-'g"--&_D_e_v_e_l_o~p~m_e_n_t_
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

*

* *

* *

*

IDENTIFICATION
I. BUILDING NAME(S):

2.
3.
4.
5.
6.
7.

223 Thurston Avenue
COUNTY:
Tompkins
TOWN/CITY: Ithaca
VILLAGE: _ _ _ _ __
STREET LOCATION: S. W. corner Thurston Ave. and Roberts Pl.
OWNERSHIP:
a. public 0
b. private 0
Real Estate Department
PRESENT OWNER:
Cornell University
ADDRESS: P.O. DH Ithaca, NY 14853
USE: Original: apartment building
Present:
apartment building
ACCESSIBILITY TO PUBLIC:
Exterior visible from public road: Yes !XJ
No 0
Interior accessible: Explain - - - - - - - - - - - -

DESCRIPTION

8. BUILDING
MATERIAL:
9. STRUCTURAL
SYSTEM:
(if kno.vn)

10. CONDITION:
11. INTEGRITY:

12. PHOTO:

HP-1

a. clapboard 0
e. cobblestone

0

b. stone 0
f. shingles

0

c. brickU
g. stucco 0

0
-------

d. board and batten
other:

a. wood frame with interlocking joints 0
b. wood frame with light members KJ
c. masonry load bearing walls 0
d. metal ( e x p l a i n ) - - - - - - - - - - - - - - - - - - - - e. o t h e r c - - - - - - - - - - - - - - - - - - - - - - - - - a. excellent 0
b. good KX
c. fair 0
d. deteriorated 0
a. original site tKJ
b. moved 0
if so,when?
c. list major alterations and dates (if known):

-----------

13. MAP;

A11 Equal Oppur111ni1y Agenn

···.-...;:

14.

l 5.

b. zoning 0
c. roads 0
d. developers 0
e. deterioration 0
f. o t h e r : - - - - - - - - - - - - - - - - - - - - - - REL/\ TED OUTBUILDINGS AND PROPERTY:
a. barn 0
b. carriage house 0
c. garage 0
d. privy 0
e. shed 0
f. greenhouse 0
'
g. shop 0
h. gardens 0
i. landscape features: scattered trees, sp.arse foundation planting
j. other: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

THREATS TO BUILDING: a. none known [XJ

~

16. . SURROUNDINGS OF THE BUILDING

(check more than one if necessary):
a. open land 0
b. woodland 0
c. scallered buildings 0
d. densely built-up 0
e. commercial 0
f. industrial 0
g. residential []}
h. o t h e r : - - - - - - - - - - - - - - - - - - - - - -

17.

INTERRELATIONSHIP OF BUILDING AND SURROUNDINGS:
(Indicate if building or structure is in an historic district)

223 Thurston Avenue is one of approximately 145 structures in the proposed Cornell Heights
Historic District, an early twentieth century planned residential park and suburban development
in the northeast section of the city of Ithaca.
This Classic1f ReR,Yt~~ ~<!.I~g~~ ,FEf-_1;~f~rqt;l{l~£>t~~ei~°t~tfdHr~1 L¥1~¥t\l1t1cfk0 r Je~t~fififiJ~~l\.<t"tirV: facade
composed around a central entrance and a high hipped roof with low square end chimneys. The main
facade fronts on Roberts Place. The entrance is set in a simple classical stone enfrarnement with
denticulated cornice and decorative iion railing above. Windows are 6/6 double-bung sash with
lintels of radiating voussoirs inset with brick keystones. A denticulated cornice surrounds the
building as do a continuous brick course between second and third floor windows and a moulded bri
SIGNIFICANCE water table. There are wide brick quoins on all four corners of the
19.
DATE OF INITIAL CONSTRUCTION:
1932-1933
buildin

unknown
20.

HISTORICAL AND ARCHITECTURAL IMPORTANCE:

Thurston Court Apartments were built in 1932-1933 on the site of a former residence. The earlier
structure was erected sometime between 1899 and 1903 for Sage profess6r of psychology, Edward
Bradford Titchener.

21.

SOURCES:

22.

THEME:

Ithaca City Directories
Sanborn Insurance Maps (1893-1924)
The Cornellian
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EXISTING PHOTOGRAPH
HOUGHTON-SCANLON RESIDENCE

106 CASCADILLA PARK RD
City of Ithaca, NY

©STREAM Collaborative Architecture + Landscape Architecture DPC
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PROPOSED IMPROVEMENTS
HOUGHTON-SCANLON RESIDENCE

106 CASCADILLA PARK RD
City of Ithaca, NY
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NEW STONE WALL TO MATCH ADJACENT

JULY 7, 2021
---

A-2

p: 607.216.8802 | WWW.STREAMCOLAB.COM

106 Cascadilla St - 07/08/21

1. new concrete sidewalk flush to existing asphalt
street
2. granite pavers
3. native ledgestone veneer
4. 6”x16”x48” bluestone treads
5. black metal guardrail
6. weathered timber structure w/ copper flashing
7. lattice to match existing porch
8. wisteria or similar vine
9. sedum roof top planting
10. new perennial plantings

9
8
6
7
5

3

10

10

4

2

1

DETAIL VIEW

HOUGHTON-SCANLON RESIDENCE

106 CASCADILLA PARK RD
City of Ithaca, NY
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