PEDC Meeting
Planning and Economic Development Committee
Ithaca Common Council

DATE: September 12, 2018
TIME: 6:00 pm
LOCATION: 3rd floor City Hall
Council Chambers

AGENDA ITEMS
Item

Voting
Item?

Presenter (s)

Time
Start

1) Call to Order/Agenda Review

No

Seph Murtagh, Chair

6:00

2) Special Order of Business
a) Presentation – Cornell University ‐‐ North Campus Residential
Expansion

No

Project Team

6:05

3) Public Comment

6:30

4) Announcements, Updates, and Reports

6:45

5) Action Items (Voting to Send on to Council)
a) Waterfront Zoning Changes (lead agency, environmental
significance)
b) Modification to City/State Environmental Quality Review
forms (CEQR/SEQR)

Yes Jennifer Kusznir, Senior Planner

7:00

Yes Lisa Nicholas, Deputy Dir of Plng

7:05

6) Discussion
a) Chainworks Area Requirements
b) Comprehensive Plan, Phase II

No
No

7:15
7:45

7) Review and Approval of Minutes
a) August 2018 minutes

Yes

8:15

8) Adjournment

Yes

8:20

Lisa Nicholas, Dep Dir of Plng
JoAnn Cornish, Dir of Plng

** Out of consideration for the health of other individuals, please try to refrain from using perfume/cologne and other
scented personal care products at City of Ithaca meetings. Thank you for your cooperation and understanding. **

If you have a disability and require accommodations in order to fully participate, please contact the City
Clerk at 274‐6570 by 12:00 noon on Tuesday, September 11, 2018.

Impact on Energy

167

168

Impact on Energy

Energy Overview
As a part of its responsibility for teaching, research and outreach, Cornell has made a commitment to sustainability including
achieving carbon neutrality for the Ithaca campus by 2035. This is detailed in the Climate Action Plan (CAP, www.ClimateAction.
Cornell.edu). Cornell faculty, students, and staff developed the CAP in 2009 with funding from the state energy authority,
NYSERDA. Cornell’s CAP, updated periodically since that time, incorporates enhancement of the university’s core mission of
education, research, and outreach.
Reducing carbon emissions to zero is an ambitious goal, and requires extraordinary measures, but the University is making
steady progress in the right direction. Cornell has taken broad actions that reduced campus Greenhouse Gas (GHG) emissions
by over 36% compared to a 2008 baseline and by nearly 50% compared to a 1990 baseline. Meanwhile, Cornell has begun
integrating renewables into the energy mix and plans to achieve 100% renewable energy. These collective actions are significant
steps forward and have established Cornell as a national leader among universities that have committed to carbon neutrality.
A major focus of the University’s CAP is the reduction of GHG emissions from energy use within buildings on campus. To
support the primary mission of teaching, research, and outreach, Cornell needs to provide electricity for power and lighting and
cooling and heating for building occupant comfort and domestic hot water use, in addition to energy for research and outreach
needs. These energy uses are a significant portion of the campus carbon footprint. The approach to controlling and reducing
GHG impacts for this energy use follows a common approach at the building level, including the following three primary
elements:
•
•

•

Sustainable Development: Limit development as practical and require all new development and major renovations
to meet stringent energy standards. Cornell has developed energy standards for all major campus construction and
continues to tighten those standards as proven systems become available.
Energy Conservation: Provide a rigorous campus-wide program of energy conservation projects, continuous
commissioning (“tuning” mechanical and control systems to optimize efficiency), and education on sustainable
occupant behavior to limit energy use in buildings. These approaches have helped keep campus energy use
approximately flat since 2000, despite a 20% growth in campus building square footage. While the NCRE will increase
building square footage on campus by 4% it will only increase energy use on campus by approximately 1.4%.

Energy Generation: Replace high-carbon energy sources with low-carbon energy sources. Cornell’s solar farms and
hydroelectric plant supply 10% of the Ithaca campus’ net annual electricity, and Cornell is actively pursuing more
wind and solar pv development. The highly efficient combined heat and power plant heats the campus with left over
heat from electricity generation that would otherwise be wasted, and Lake Source Cooling eliminates refrigerants and
drastically reduces electricity needed for campus air conditioning by tapping into naturally cold lake water.

Unlike homes and unlike most businesses and institutions in our region, Cornell provides electricity, heat, and cooling through a
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campus “district energy system.” District energy provides unique opportunities to reduce GHGs centrally. This system generally
involves acquiring or producing energy at central locations and distributing that energy to all buildings on campus. Cornell
uses its district energy systems to distribute electricity (through a “microgrid”), heat (through steam and hot water distribution
piping), and chilled water. District energy strategies are most common for countries taking an aggressive approach to carbon
neutrality, like France, Denmark, Iceland and Norway.
In accordance with the Cornell Climate Action Plan, Cornell University continues to refine its energy efficiency standards for
campus buildings. The intent is to establish aggressive, but achievable targets for each major project and incorporate these
goals as contractual obligations into architectural and engineering agreements. Coupled with an aggressive space management
program, Cornell’s building energy standards can help the university reduce emissions. These strategies are critical to Cornell’s
goal of carbon neutrality by 2035. The NCRE design incorporates these carbon neutrality strategies.

Design Approach

Cornell University has identified energy usage goals for the NCRE design. The performance of the design with respect to these
targets is being substantiated through a rigorous energy modeling process, in addition to certification through Leadership in
Energy and Environmental Design (LEED). The project will pursue a minimum of Silver-level certification under the LEED v4
system, which includes new sustainability initiatives such as energy performance standards. Below is a list of the building and
campus level design approaches that will be included in the project to manage energy consumption:
Mechanical, Electrical and Plumbing Equipment
• Connecting to the highly-efficient University district energy system uses less source energy than heat pumps
• Heating system temperature aligned to accommodate future renewable energy sources
• Electronically commutated motors (ECM) for four-pipe fan-coil units
• Energy recovery for 100% outdoor air ventilation systems
• Demand controlled ventilation for variable speed air-handling units
• Occupancy-based setback strategies
• Low-flow fixtures
• Overall lighting power use 35% less than current code
• Exterior lighting power use 50% less than current code
Building Envelope
• Reduced window-wall ratio, 22% for residential portions
• High-performance glazing (window) performance, U-value 0.27
• High-performance wall insulation, R-25.5 continuous
• High-performance roof insulation, R-49
Internal Loads
• Reduced lighting power density
• Occupancy and vacancy sensors in common spaces
• Energy Star® appliances
• Demand control dryer exhaust
• Regenerative elevators: motor transforms mechanical power into electrical power
• Residential Sustainability Engagement Program (see below)
Residential Sustainability Engagement Program
• Utilize community-based social marketing strategies to foster sustainable behaviors among building occupants such as
using cold water for laundry, taking shorter and colder showers, and turning off lights and electronics.
• Educate students and residential staff through climate change and sustainability literacy initiatives such as waste and
energy reduction competitions.
• Integrate new, and highlight existing, sustainable practices within student housing policies, rules, and procedures such
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•

as unplugging and defrosting mini fridges over winter break.
Maximize engagement amongst students and residential staff through sustainability leadership programs such as
sustainability reps, compost managers, program steering committees, campus green teams and internships.

District Heating and Electricity

The project will tie in to campus district utilities to serve space heating, domestic hot water and electricity needs. There is
capacity in the system to accommodate this project.
Cornell University’s highly-efficient Central Energy Plant uses a pair of 15 MW turbines driven by natural gas to provide power
for campus. The super-hot exhaust gases from each turbine pass across a series of water tubes in a large boiler called a Heat
Recovery Steam Generator (HRSG). Within the HRSG units, the “waste” heat is transferred to water to generate steam. Some
of the steam generated in this process then passes through a steam turbine to generate additional electricity before being
distributed at lower pressures through a set of underground insulated pipes to campus for building heat and domestic hot water
generation.
This dual use of the same initial energy – first for electric, and then for heating, is called Combined Heat and Power. When
electric and heating needs are well matched, this is an extremely effective use of energy; up to about 80% of the source energy
can be converted to some useful form (electricity or heat), as opposed to about 33% in a standard gas turbine-generator (a
typical source of grid electricity). Because loads aren’t always so well matched, typical efficiencies may be a bit lower – but still
much better than plants that don’t utilize the waste heat at all.
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Chilled Water Cooling at Cornell

The project will utilize the University’s chilled water loop to cool the buildings. There is capacity in the system to accommodate
the new buildings.
Cornell’s chilled water system is the most efficient of any campus in the nation. Most other campuses use mechanical
refrigerant-based chillers to produce cold air or water for building cooling; larger systems typically also need to consume large
quantities of clean water (in a cooling tower) to get rid of excess heat developed in the process.
Cornell’s base cooling load is handled by Lake Source Cooling, so that Cornell requires only a few chillers for backup and peak
needs several hours a year. Lake Source Cooling uses Cayuga Lake’s deep water passing through a heat exchanger to cool
campus chilled water. The same water (typically raised in temperature from about 39°F to 45-55°F) is then returned directly to
the lake, without addition of any chemicals or other materials. Lake Source Cooling has the following advantages:
•
•
•
•
•

It is much more energy efficient than typical chiller options – about six times more energy efficient since no
compressors are needed, only circulating pumps.
It uses essentially no potable water – no cooling towers are needed for LSC.
It uses no refrigerants. Refrigerants are powerful GHGs and some are ozone-depleting.
It is environmentally benign. A multi-year study overseen by the NYSDEC provided confirmation that LSC does not
impair lake quality.
LSC significantly reduces peak electric use. Even though NY’s grid electricity includes significant zero-carbon sources
(primarily from hydro and nuclear power, but with some inroads from wind and solar power in recent years), regional
electric usage peaks during peak cooling times (hot and humid days). At these times, transmission losses increase,
more non-baseload power from less-efficient gas turbines is needed, and grid emissions are at their highest. Because
LSC is so efficient (only needing modest increases in pump speed to ramp up production), it has a minimal increase in
electric usage for peak cooling.

Lake Source Cooling System Concept Diagram

District Energy Systems: Pros and Cons

While not practical at a small scale, district energy systems offer important advantages over single-building heating and
cooling supply and generation methods.
•
•
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Centralized efficiency. An advantage of a district energy system is that efficiency or carbon improvements made
to the central energy systems create efficiency improvements for the whole campus. The disadvantage is that such
improvements typically require more planning and capital, since they tend to be of larger scale.
Transmission losses. A campus like Cornell that generates its own electricity can do so with higher overall efficiency,
because there are lower transmission and distribution losses from power source to building. However, a district system
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•

•

has losses associated with transmission of heat or cooling compared to a typical facility that has those services right at
the building; good planning and design practices and regular maintenance are needed to reduce those impacts.
Impact of innovation. A well-designed district energy system can help with the integration of innovative technology
in several ways. First, energy inputs can often be added anywhere within the network without negative grid impacts.
True innovation (like Lake Source Cooling) can also be integrated on a campus-wide scale – something not practical
with building-by-building systems.
Maintaining peak operations. Energy systems require specialized support to maintain high efficiency. With district
energy systems, specialty support can be focused at the central plant; the relative lack of complexity at the building
level (individual buildings don’t need dedicated heat pumps, chillers, cooling towers, boilers, etc.) significantly
reduces the complexity of maintenance and reduces many common safety issues within buildings (for example, from
potential gas or refrigerant leaks). Generally, it is easier and more cost-effective to monitor a few large central systems
than to track the performance of hundreds of energy units spread across campus. It is also easier to enforce a high
level of efficiency and quality at one central location.

Cornell’s Future Energy Systems

Cornell’s CAP includes an expansive and ambitious net-zero energy future that requires extensive integration of sustainable
energy sources. That future includes the Earth Source Heat (ESH) initiative, an area being actively researched for bringing
geothermal heat for direct campus heating. Similar to Lake Source Cooling, ESH researchers are exploring the potential for using
water circulated through hot rocks accessed through deep wells to transfer heat directly to a campus heating loop, eliminating
the need for fossil fuels for heating. Cornell’s CAP also includes a goal to match all of the Ithaca campus net annual electricity
needs with power from new wind, water, and solar photovoltaic generation facilities. The power from projects located off campus
will feed into the state electricity grid, offsetting electricity used on campus.

Preparing for a Carbon-Zero (or Low-carbon) Future as Part of Campus Development

For a project like the North Campus Residential Expansion, Cornell has included the following design elements to help us
continue on our path to sustainability as defined within the CAP:
•
•

Energy Building Standards. Cornell is requiring the NCRE buildings to incorporate low energy use intensities (EUIs).
These EUI standards limit the present and future energy needs. The energy use is being documented through detailed
energy modeling (see following section).
Hot Water, not Steam, Distributed to Buildings. The North Campus Residential Expansion project represents
the first Cornell project required to meet new low-temperature heat requirements. Previously, because heat was
distributed as steam, building designs included radiators and heating coils that operated at 180°F or higher. This
higher temperature rating allowed for slightly smaller radiators and coils to minimize cost. Cornell is now requiring
projects like North Campus to design building heat transfer equipment for lower temperatures (130°F max), and Cornell
will supply the new facilities with heat via hot water instead of steam. This decision does add incrementally to the cost
of the buildings (more radiator and coil surface area is required) but allows Cornell to continue on its CAP path in the
following ways:
○ Since heat will be supplied as hot water to each building, the buildings will be ready for a future Cornell-wide
hot water distribution system (to replace the current distribution system, which is mostly steam-based). This
future hot water distribution system is part of the CAP and other portions of campus have similarly been
converted already.
○ Lower temperature systems allow more options for waste and renewable heat integration. Basic physics make
energy transfer to lower-temperature systems much more efficient and effective; prospects for transferring
such heat to a steam system is much more limiting. This will improve prospects for Earth Source Heat, waste
heat integration, solar hot water, and heat pump integration into Cornell’s district energy systems.
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In summary, low-energy designs that incorporate lower temperatures, utilizing the constantly improving district energy system,
are important to our goals of sustainability. This approach allows Cornell to integrate low-carbon or carbon-free energy as it
becomes available while significantly cutting distribution losses. In the future, the University envisions the central heating system
will incorporate renewable energy sources such as Earth Source Heat.

Energy Analysis | Greenhouse Gas Emissions | Comparison with Air & Ground Source Heat Pumps |
Alignments with Outside Rating Systems & Local Guidelines
Taitem engineers conducted an energy analysis of the project. Their report, included in its entirety, is provided in the pages
following. The executive summary is included below.

This report describes the energy and emissions impact of the proposed North Campus Residential Expansion project at Cornell
University. The building layout and how the buildings will be heated and cooled are described. The emissions impact of the
construction process and the operation of the buildings are calculated in metric tons of CO2 emissions. We also compare the
proposed buildings to alternative heating and cooling options, to local energy and emissions guidelines and policies, and to
well-known energy and sustainability rating systems.
Our analysis concludes that the proposed buildings align nicely with Cornell’s Climate Action Plan and community climate and
energy goals. The buildings alone will use significantly (over 30%) less energy than current code requirements and have less
(over 50%) of a greenhouse gas emissions impact than equivalent buildings built to 2008 code requirements (over 25% better
than current code). The project as a whole will have less (over 40%) of a greenhouse gas emissions impact than an equivalent
project built to 2008 code requirements (and nearly 20% better than current code).
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Energy and Emissions Impact Assessment of the North
Campus Residential Expansion at Cornell University

Prepared by: Taitem Engineering
Date: 7/6/18
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1. Executive Summary
This report describes the energy and emissions impact of the proposed North Campus Residential
Expansion project at Cornell University. The building layout and how the buildings will be heated
and cooled are described. The emissions impact of the construction process and the operation of
the buildings are calculated in metric tons of CO2 emissions. We also compare the proposed
buildings to alternative heating and cooling options, to local energy and emissions guidelines and
policies, and to well-known energy and sustainability rating systems.
Our analysis concludes that the proposed buildings align nicely with Cornell’s Climate Action
Plan and community climate and energy goals. The buildings alone will use significantly (over
30%) less energy than current code requirements and have less (over 50%) of a greenhouse gas
emissions impact than equivalent buildings built to 2008 code requirements (over 25% better than
current code). The project as a whole will have less (over 40%) of a greenhouse gas emissions
impact than an equivalent project built to 2008 code requirements (and nearly 20% better than
current code).

2. Introduction
Cornell University is undertaking the North Campus Residential Expansion project to increase the
amount of on-campus housing available for first-year and sophomore students. When the project
is complete, Cornell will have the ability to house 100% of its first-year students in appropriate
campus housing and 100% of its sophomores in on-campus or affiliated housing.1
In this report, we describe the proposed buildings; present calculations of the expected emissions
from constructing the project and from the buildings once they are occupied; and discuss the
projected energy consumption of the buildings.
The information in this report is based on schematic design documents and energy modeling
prepared by ikon.5 architects and WSP, the project architect and design engineering firm
respectively. Modeling and design refinements will continue as the project is finalized.
Information from Cornell staff and the following Cornell documents were also used:
• Cornell University Design and Construction Standards, dated 11/16/17.
• The Cornell Climate Action Plan Options for Achieving a Carbon Neutral Campus by
2035, published in September 2016 by Cornell University.
• Cornell Central Energy Plant Fast Facts (2017), published by Cornell University.

1

From: https://scl.cornell.edu/about-us/housing-master-plan/north-campus-residential-expansion

4
178

3. Methodology
The methodology in this report is consistent with the New York State Department of
Environmental Conservation (DEC) Guide for Assessing Energy Use and Greenhouse Gas
Emissions in an Environmental Impact Statement (hereinafter “the NYS DEC Guide”). In Section
5 of this report, we describe the greenhouse gas emissions impact, including both direct and
indirect emissions during and after construction. We also estimate the emissions from waste
generation. Post-construction, occupied emissions were calculated using the results of an eQUEST
energy model prepared by WSP and information provided by Cornell and the project team. Section
6 of this report reviews the list of mitigation measures found in the DEC Guide and discusses how
each measure applies to the North Campus Residential Expansion project. Finally, Section 7
presents the inputs and results of the whole-building energy model and describes the proposed
energy conservation measures.

4. Description of Proposed Work
The proposed construction on the North Campus at Cornell University will focus on the creation
of additional housing for first-year and sophomore students. The sophomore site, identified in blue
below, will consist of two buildings that will house approximately 800 students. The first-year
student site, identified in red below, will consist of three buildings that will house approximately
1,200 students.

Figure 1: Proposed Site Locations
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Sophomore Site

The two buildings proposed on the sophomore site will be interconnected by corridors at the
basement level. They will share generous first floor common spaces and amenities, including a
fitness center, dining hall, lounges, study space, bicycle storage facilities, and various other
associated spaces to support residential living (shared kitchens, small lounges, etc.).

Figure 2: Sophomore Site- Isometric Drawing
The sophomore site building area and heights are shown in Table 1.
Table 1: Sophomore Site Size and Occupancy
Building
Stories (#) Area (GSF)
Building 1 (Housing + Dining Hall)
4
177,504
Building 2 (Housing Only)
5
188,698
Site Total Area (GSF):
366,199
Student Occupancy:
821
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First-Year Student Site
The first-year student site will consist of three separate buildings. Each building will have some
shared common spaces such as lounges, communal pantries and bicycle storage, but there will be
no dining hall.

Figure 3: First-Year Student Site
The first-year student site building area and heights are shown in Table 2.
Table 2: First-Year Site Size and Occupancy
Building
Stories (#) Area (GSF)
Building 1 (Housing Only)
3/5
138,189
Building 2 (Housing Only)
6
161,538
Building 3 (Housing Only)
3
101,473
Site Total Area (GSF):
401,200
Student Occupancy:
1,244

Proposed Building Components
Building Envelope
The building envelope for all the buildings in this project will be primarily made of precast
insulated wall panels with a continuous R-value of R-25.5. The panels will have integral colored
concrete and cast-in place terracotta tiles. The roof will have R-49 insulation.
The average proposed window U-value will be 0.27 with a solar heat gain coefficient of 0.25.
Basis of design windows will include:
• Curtain Wall Systems with Low-E glazing with custom extrusions
• Aluminum Windows: Glazed operable window with screen
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Vertical Transportation
Regenerative elevators will be used for residents in each of the buildings. The sophomore site will
have three elevators for residents, and the first-year student site will have six. The sophomore site
will also have two hydraulic service elevators dedicated to serving the dining hall and associated
kitchen.
Mechanical Systems
Heating and Cooling

The Cornell central plant will supply hot water and chilled water to each of the buildings. Heat
exchangers inside the buildings will be used to transfer energy from the campus hot and chilled
water loops to the building loops. Hot water and chilled water consumption will be metered at each
building.
Student residential suites will be served by a four-pipe fan coil system fed by chilled and hot water.
Each residential suite (serving five occupants) will be served by a single fan coil unit. The
residential suites will have operable windows.
The piping to the fan coil units transfers heating and cooling energy more efficiently than forced
air systems that supply heated or cooled air throughout the building via ductwork.
The sophomore site dining hall and associated kitchen will be served with a dedicated air handling
system, which will in turn serve variable air volume terminal units, providing zone level
temperature control.
Social and community spaces in the basement and first floor, such as the lounge and study spaces,
will be served by four-pipe fan coil units. The fitness and laundry areas will be served with
dedicated small air handling units. Electrical and telecom/data rooms will be cooled with outside
air when possible and dedicated chilled water fan coil units when necessary.
Ventilation

In general, ventilation air for residential areas will be provided by energy recovery units, located
in interior mechanical rooms, with supply air ducted to the residential suites. Special exhaust
systems will be required for the dining hall and associated kitchen. These will not include energy
recovery due to the potential for cross contamination from grease in the kitchen exhaust stream.
Dedicated makeup air units will be provided to offset the exhaust from these spaces, and potentially
for spot exhaust implemented at laundry, dishwashing and other miscellaneous portions of the
building.
High occupancy and/or variable occupancy spaces served by variable air volume air-handling
units, such as the dining hall will have carbon dioxide sensors providing demand control
ventilation, which will reduce the amount of outside air provided to the space when there are few
or no occupants.
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The sophomore site will include five energy recovery units to bring in outside ventilation air and
three large air handling units with economizers. The first-year student site will include eight energy
recovery units. Energy recovery units are expected to be 75% effective at design conditions.
Controls

The control system will be an extension of the campus direct digital control (DDC) system. It will
be web-based and remotely accessible. DDC controls will be provided to all HVAC equipment,
including suite fan coil units. This will include alarm points, status and complete communication
and display of all packaged controls. Alarm points will include select lighting, plumbing and
electrical systems. The control system will allow for close control of indoor conditions, reducing
energy waste. It will also enable the building operators to rapidly identify any problems and take
actions to correct them, limiting opportunities for energy intensive malfunctions and increasing
the probability that systems can be repaired rather than replaced.
Monitored systems include:
• Air Handling systems and other major HVAC
• Space controls (occupancy sensor, demand control ventilation, thermostat and humidistat
status, when applicable)
• Building Energy Efficiency Dashboard (power and flow meters, historical energy usage,
heating/cooling/electric and water consumption, networked and publicly available online
for student and academic use)
Electrical Systems
Power

Each building except buildings two and three on the first-year student site will be served by its
own transformer. Buildings two and three on the first-year student site will be served by one
transformer. Power will be provided to each transformer by Cornell’s distribution system, which
provides electricity from various sources as described in Section 5 below. Three-phase power will
be available, and all panelboards will be provided with integral meters to monitor power
consumption.
Power meters are currently planned for all panels and equipment; they will allow the building
operators to determine plug loads, lighting loads and equipment power use.
Emergency Power

Each site will have a dedicated diesel generator. In the event of a power failure, the generators will
automatically start and provide power to emergency egress lighting, elevators and other critical
systems as per the National Electric Code.
Lighting

Lighting in the residential suites will be occupant controlled (no occupancy sensors). Lighting
throughout the rest of the building will be controlled through a combination of manual override
switches, preset control stations, occupancy and vacancy sensors, and a networked timeclockbased lighting control system. Occupancy controls are expected in corridors, lounges and other
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code required spaces, and overall lighting power use is expected to be 35% less than ASHRAE
90.1 2013 baseline values.
LED light fixtures will be installed, complying with Cornell University Design and Construction
Standards, which require LEDs with a CRI of 80 or more, a color temperature of 3500 K, an
efficacy of 80 lumens/watt, and fixtures that are Design Lights Consortium listed.
Exterior lighting is expected to operate at 50% lower power than a comparable code compliant
building.
Plumbing Systems
Domestic Hot Water

The domestic hot water for each building will be supplied from the central plant via a water-towater heat exchanger that produces domestic hot water using a dedicated branch from the campus
hot water loop. Backup systems will be installed for redundancy. Water to the taps will be
temperature controlled with a BMS-enabled mixing valve. Each vertical line of residential suites
will have a riser, and a circulation pump will maintain water temperature at the farthest tap.
The sophomore site dining hall kitchen facilities will have a separate hot water loop that is expected
to have a peak DHW consumption of 2,000 MBH. The separate kitchen service will supply
domestic hot water for dishwashing and other process loads, some of which utilize electric pointof-use boosting systems to increase the water temperature as needed. The expected domestic hot
water (DHW) loads are shown in Table 3.
Table 3: Expected DHW Loads
Site
Space
Sophomore Site

First-Year
Student Site

Building 1
Building 2
Building 1
Building 2
Building 3

Service

Peak Load

Dining

2,000 MBH

Residence

2,250 MBH

Residence
Residence
Residence
Residence

3,250 MBH
2,500 MBH
2,650 MBH
2,350 MBH

Notes
Gas meter and supply chain for
dining hall kitchen appliances
will be sized to accommodate
4,000 MBH.

Natural Gas

A new natural gas service will be installed to serve the dining hall kitchen cooking appliances in
Building 1 on the sophomore site. The peak load is anticipated to be 4,000 MBH. Natural gas is
typically used in commercial food preparation2 as it provides the client with the ability to prepare
the widest possibility of cuisines for a diverse population over the lifespan of the facility.
Note that it is generally accepted that commercial kitchens require gas. For example, the Ithaca Green Building
Policy Final Project Report proposes that the Green Building Policy include a provision for requiring new buildings
to be free of fossil fuels starting in 2030. However, "the fossil‐fuel‐free requirement will allow exceptions for
commercial cooking and industrial applications for which no electric options are available, such as emergency
generators." (Section 2.14.4)

2
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Kitchen Equipment
Kitchen equipment in both the dining hall kitchen and the residential kitchenettes will be Energy
Star® rated and is expected to save 20% more energy than non-Energy Star® rated kitchen
equipment.

5. Greenhouse Gas Emissions Impact
The following emissions information was prepared by following the NYS DEC Guide and using
the results from the energy model of the new buildings, which was developed using eQUEST 3.65
energy modeling software.
The greenhouse gas emissions have been calculated for this project and are shown in metric tons
(MT) of carbon dioxide equivalent (CO2e). One metric ton equals 1,000 kilograms. Emissions are
generated as a building is constructed. However, over the life of the building, the operation and
maintenance required generates significantly more emissions. We present calculations of both the
construction and the operation emissions in this section.

Construction Emissions

Constructing the buildings will produce a one-time release of greenhouse gas emissions. Table 4
provides an estimate of how much emissions would be created during construction. This includes
the energy that goes into preparing the site and putting up the buildings, and also accounts for the
projected vehicle miles of the construction workers to get to the site from their residences. The
electrical usage calculations include the emissions from the Cornell Central plant, which is
expected to provide power to the contractors during construction.

11
185

Table 4: Emissions During Construction
Category
Direct Emissions
from Stationary
Sources
Direct Emissions
from Non-Stationary
Sources
Indirect Emissions
from Stationary
Sources

GHG
Emissions3
N/A

Notes
No stationary emitting sources are planned on the site during
construction

1,299 MT
CO2e

Emissions based on reported construction equipment use
Excludes energy embodied in construction materials4

4,612 MT
CO2e

Electricity Usage during construction. Roughly 25% of the
direct construction activities GHG emissions are from on-site
construction vehicles and other equipment/activities. The
remaining 75% is attributed to on-site electrical use5

Indirect Emissions
2,678 MT
from Mobile Sources
CO2e
Methane Emissions from Landfills
Estimated Emissions
179 MT
from Waste
CO2e
Generation
8,768 MT
Total
CO2e

Vehicle miles of contractors
Not Applicable
Emissions from the demolition of the Sigma Alpha Mu
fraternity.

See Table 7 below for more details and descriptions of what each category encompasses.
Embodied energy within the materials used to construct the buildings is expected to generate
roughly 10,800 equivalent tons of CO2e emissions, and transportation of the non-locally sourced
materials will contribute another estimated 25 equivalent tons of CO2e emissions.
Proposed Cornell Housing Emissions
For the Cornell North Campus Expansion project, the proposed construction would generate a onetime release of 4.25 MT CO2e per student bed.

Operating Emissions

Once the buildings are occupied, emissions will continue to be generated each year. Table 5
compares the annual emissions from the operation of equivalently sized and functioning buildings
designed to meet minimum code requirements and the proposed North Campus Residential
buildings. This table includes the energy that will be used to heat and cool the buildings, the energy
that will be used maintain the complex (fleet vehicles, etc.), and the emissions that will be
generated by handling the waste that is created by the occupants. It also includes the emissions
3

Greenhouse gas emissions are presented in CO2e = CO2 equivalent, or the combined effects of various emissions, presented as an equivalent
number of metric tons of CO2
4
Primary data source for hourly GHG emissions of various construction vehicles:
http://www.blm.gov/style/medialib/blm/ca/pdf/cdd/energy.Par.84463.File.dat/Lucerne_Valley-Appn-B-Emission-Calculations.pdf
Check sum calculations based off distribution of emissions for various construction activities as compared with embodied energy and CO2 of
construction materials per:
https://www.researchgate.net/publication/277896062_Greenhouse_gas_emissions_during_the_construction_phase_of_a_building_A_case_study
_in_China and applied to rough estimates of construction, including embodied energy as determined via
http://buildcarbonneutral.org/calculated.php
5
https://www.researchgate.net/publication/277896062_Greenhouse_gas_emissions_during_the_construction_phase_of_a_building_A_case_study
_in_China First corrected based on national emissions factors, and then adjusted to reflect emissions produced by the Cornell central plant for an
equivalent amount of electric power. No credit was taken for excess waste heat generated by the central plant while supplying construction
electric demands.

12
186

that will be generated by vehicle travel and additional public transit need to meet the commuting
requirements of the occupants.
Table 5: Annual Operating Emissions

Category

Baseline
(MT
CO2e/yr)

GHG Emissions
Proposed
Improve(MT
ment
CO2e/yr)
(%)

Direct Emissions
from Stationary
Sources

-3.436

-9.83

286.6%

Direct Emissions
from NonStationary
Sources:

7.9

7.9

0%

Indirect
Emissions from
Stationary
Sources

2,765.86

2,048.7

25.9%

357.3

357.3

0%

Indirect
Emissions from
Mobile Sources
Methane
Emissions from
Landfills
Estimating
Emissions from
Waste Generation
Totals

Notes
Includes natural gas consumption by
on-site process loads, excludes
consumption by the central plant.
Negative number is due to avoided
emissions from demolished building
that was on the grid
Maintenance, fleet vehicles
Electric and natural gas emissions
based on energy consumption of new
buildings, provided by the central
plant (95%) and electric grid (5%).
Includes avoided emissions from
demolished building that was on the
grid
Commuter and public transit
emissions7

Not Applicable
520

520

0%

3,647.6 MT
CO2e per
year

2,924.1 MT
CO2e per
year

19.8%

Waste, recycling, composting8

See Table 7 below for more details and descriptions of what each category encompasses.

6

Baseline stationary energy consumption is based on the site baseline consumption used in the design consultant’s energy model (ASHRAE
90.1-2013).
7
Assumes two buses will be added to current North Campus routes when school is in session, one bus during out of session periods. Usage is
based on diesel buses at the reported average fleet MPG efficiency (source: https://www.tcatbus.com/content/uploads/2015/06/Download-2014PDF.pdf)
8
Based on 2013 US discarded and recovered materials in US Municipal Waste Stream (source: https://edg.epa.gov/data/Public/OSWER/ORCR )
and Proposed Site data provided by Cornell anticipating tons of waste and recycling for the new buildings.
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Furthering Local Climate Action Plan Goals
The 2015 Tompkins County Comprehensive Plan has a target of reducing the 2008 Greenhouse
Gas (GHG) emission levels by 20% by 2020 and a minimum of 80% by 2050. To understand if
the buildings in this project will help Tompkins County reach its GHG reduction goals, we
compared the emissions from the proposed buildings to the emissions that would be generated if
equivalently-sized buildings were built to the 2008 code minimum. The baseline used in the energy
model is compliant with ASHRAE 90.1-2013, so we applied a conversion factor to calculate the
ASHRAE 90.1-2008 baseline consumption, as shown in Table 6. Note that only the emissions
that come from energy consumption needed to be converted to the 2008 baseline. Emissions like
those from commuting and waste generation were not converted since changes in the code do not
affect them.
Table 6: Annual Emission from Buildings and other Sources (2008 Code)
GHG Emissions (MT CO2e per year)
Notes
2013
2008
Proposed
Improvement
Category Baseline Baseline
Emissions from
Building
26.2% (2013)
2,762.4
4,316.3
2,038.9
operating the
Emissions
52.8% (2008)
buildings
Commuter, waste,
All other
885.2
885.2
885.2
0%
all mobile
Emissions
emissions
Total
5,201.5
2,924.1
43.8%
The emissions from this project are 43.8% lower than if it was built to 2008 code, more than double
the 2020 goal of a 20% reduction. Cornell reported campus energy emissions of 214,000 metric
tons of CO2e annually as of 2016; the GHG savings from this site decrease the overall campus
emissions by approximately 1%.
Cornell reports that as of 2016 they have reduced emissions by more than 30% over 2008 levels 9.
This is consistent with their goal to achieve 80% GHG emission reductions by 2050. Cornell is
aggressively pursuing improvements to the central energy system, including via the deep earth
energy project and other future solutions. The buildings in this project are planned for
compatibility with various future central plant upgrades and any improvement made to the central
plant will instantly reduce campus-wide emissions.

9

http://www.sustainablecampus.cornell.edu/initiatives/climate-action-plan
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Supporting Information on the Emissions Calculations
Information on each of the categories shown in Table 4 and Table 5 are presented in Table 7.
Table 7: Emissions Notes and Explanation of Categories
Category
Explanation/Discussion
Direct Emissions from
Stationary Sources

Direct Emissions from Stationary Sources result from combustion of fossil fuels for heat, hot
water, steam generation, on-site generation of electricity, or industrial processes. This category can
include (but is not limited to) boilers, heaters, furnaces etc.
The occupancy phase results for the proposed and baseline sites are negative, since they are both
served by the Cornell central plant (which is considered an indirect emission source) but replace an
existing fraternity, which was served with local natural gas (thus resulting in a net reduction in
direct stationary emissions as the avoided emissions from the demolished fraternity are no longer
being produced).
Direct Emissions from Non-Stationary Sources includes fleet vehicles owned and operated by the
project owner and associated with the project. Fleet vehicles should be widely defined to include
freight trucks, delivery trucks, on-site mobile equipment such as fork lifts, tractors, maintenance and
security vehicles and other non-stationary equipment used on-site whose operation involves
combustion of carbon containing fuels.
Amounts exclude embodied energy in construction materials

Direct Emissions from
Non-Stationary Sources

Direct emissions from non-stationary sources during construction were determined by applying
known typical GHG/hr emission factors for anticipated construction tasks and equipment (dump
trucks, front end loaders, excavators, dozers, forklifts, backhoes, crane and worker transportation
over the anticipated construction duration.
Emissions factors for all anticipated construction vehicles were sourced from a report10 on a
construction project with activities for which emissions had been collected and contained tabulated
into hourly emissions factors for each general category of equipment11, as well as into more detailed
sub-groupings (such as by equipment horsepower). When unspecified the composite emissions
factor for a piece of equipment was used for the analysis.
Duration of use (days), hours of use per day and number of vehicles of each type on site were as
reported by the contractor, or when unspecified, based on engineering judgement and typical
operating practice applied to the anticipated construction schedule for the project.

http://www.blm.gov/style/medialib/blm/ca/pdf/cdd/energy.Par.84463.File.dat/Lucerne_Valley-Appn-B-Emission-Calculations.pdf
Primary data source for hourly GHG emissions of various construction vehicles:
http://www.blm.gov/style/medialib/blm/ca/pdf/cdd/energy.Par.84463.File.dat/Lucerne_Valley-Appn-B-Emission-Calculations.pdf . Check sum
calculations based off distribution of emissions for various construction activities as compared with embodied energy and CO2 of construction
materials per:
https://www.researchgate.net/publication/277896062_Greenhouse_gas_emissions_during_the_construction_phase_of_a_building_A_case_study
_in_China and applied to rough estimates of construction, including embodied energy as determined via material inventory and checked (order of
magnitude accuracy) with http://buildcarbonneutral.org/calculated.php
10
11

15
189

Category

Explanation/Discussion

Indirect Emissions from Stationary Sources should include emissions generated by off-site
energy plants supplying energy used on the site of the proposed project during its operation, such as
the off-site production of electricity, heating, or cooling which will be used on-site. Most often this
is electricity purchased through a utility, however for this project it includes energy produced by the
Cornell Central Plant which provides most of the projects electric and heating needs.
An emissions credit is included in this calculation to account for the avoided emissions eliminated
by the demolition of a fraternity located on the project site. This credit is applied equally to the
proposed and baseline usage, and is based off the average of the last two years of energy
consumption by the fraternity in question.

Indirect Emissions from
Stationary Sources

Construction phase electric emissions would include sources such as temporary HVAC (fans,
pumps, space heating systems), construction and security lighting, equipment charging and use
(including larger electrically powered equipment such as battery powered scissor lifts or
compressors).
On-site construction emissions can be roughly split between direct emissions from non-stationary
sources (i.e. Fuel burning construction equipment) and indirect emissions from stationary sources
(on-site electric use). Although unique for every project, a rough disaggregation of 75% from onsite electric and 25% from construction vehicle emissions can be projected for this project based on
a reported break down of emissions by source recorded on a similar project12. Extrapolating from
the previously calculated direct emissions from non-stationary sources, we can use this 75:25 split
to calculate our anticipated on-site electrical use during construction. These emissions are then
converted back to electric use (using US National average electric grid emissions rates) and the
emissions necessary for the Cornell central plant to generate an equivalent amount of power
calculated.
Indirect Emissions from Mobile Sources include trips generated by vehicles that are associated
with the proposed project but are not owned and operated by the project developer or owner. For
construction emissions, this includes the commuting of construction workers to and from the site.
For annual emissions, this would include trips of commuting employees, residents,
suppliers/vendors, and customers/users of the project as well as the transportation of waste
generated at the site. These were calculated based on CO2e emissions per gallon of gasoline,
estimated or know distances traveled, and average mile-per-gallon fuel efficiency of different
vehicle classes provided by the EPA (22 MPG for typical passenger vehicles) and The Alternative
Fuels Data Center13

Indirect Emissions from
Mobile Sources

Additionally, the impact of increased public transit use on North Campus was evaluated.
Discussions with Matthew Yarrow, Service Development Manager for TCAT determined that
approximately two buses would need to be added to North Campus routes and operated from 7am12pm, and 7am-2am respectively to meet the increased demand during the school semester. A
single additional bus, running from 7am-1am (the average of the two run schedules) was assumed
during off-semester operation. The baseline assumptions are that the two buses would be operating
on diesel, at 3.81 MPG (per TCAT fleet average for diesel).
The construction stage indirect emissions from mobile sources as calculated here are directly
attributable to worker transportation. We assumed that local workers would make up the majority of
on-site personnel and that there would be an average of 140 workers per weekday. Workers are
anticipated to be drawn from companies based within 2 hours of the site with an estimated average
daily round trip commute of 1 hour. The average commute and number of workers were converted
to miles, at an average commute speed of 45 MPH, to determine total vehicle miles traveled for all
commuting worker each day. This was applied to weekdays during the construction period and
multiplied by the EPA emission factor of 368.4 grams CO2 per mile traveled.

Methane Emissions from
Landfills

Methane emissions from landfills does not apply to this site.

https://www.researchgate.net/publication/277896062_Greenhouse_gas_emissions_during_the_construction_phase_of_a_building_A_case_stud
y_in_China
13
https://www.afdc.energy.gov/data/10310
12
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Category

Estimating Emissions
from Waste Generation

Explanation/Discussion

Estimating Emissions from Waste Generation applies to all types of proposed projects that will
generate waste. Emissions from waste generation are considered to be indirect GHG emissions.
Waste and recycling emissions during the occupancy phase are based on rough ton/week
information on each provided by Cornell, which was then disaggregated into various material
categories, based on 2013 US discarded and recovered materials in US Municipal Waste Stream
(source: https://edg.epa.gov/data/Public/OSWER/ORCR ). The resulting quantities of each material
were entered into the EPA’s WARM tool (v14)14
Construction waste emissions include materials removed as part of Sigma Alpha Mu Fraternity
demolition and parking lot reclamations. Materials from the Sigma Alpha Mu fraternity were
estimated by Daniel Traina of Welliver at 400 tons total, with a 50% rate of recycling and
designation of building materials to various general construction material categories by weight per
Taitem best engineering judgement. Construction waste and recycled materials from the nonbuilding demolition activities were provided as an estimate in tons, by general material category by
the project team. Waste emissions for these construction materials were calculated using the EPA’s
WARM tool (v14).

Assumptions Used for Calculation of Emissions from Energy Consumption

Cornell uses a unique mix of on-site cogeneration, central heating, hydro power, rooftop solar,
Lake Source Cooling, grid electricity and offsite renewables. Although the emissions impact of
the energy consumption of the proposed buildings will vary as the amount of grid electricity used
varies, our calculations assume that the mix of energy sources will continue as they have been in
recent history.
To calculate the annual operating emissions of the buildings in this project, the annual building
energy consumption from the development team’s energy model was used. For each type of energy
used in the project (chilled water, steam, electricity), efficiency and distribution loss factors were
applied to calculate how much natural gas was used by the central plant to generate the energy
used in the buildings, and how much was supplied by other sources such as the regional electric
grid. Finally, an emissions factor was applied to estimate the emissions emitted per unit of energy
consumed from each source.

14
The Waste Reduction Model (WARM) was created by the U.S. Environmental Protection Agency (EPA) to help solid waste planners and
organizations estimate GHG emission reductions from several different waste management practices as shown here:
http://epa.gov/epawaste/conserve/tools/warm/SWMGHGreport.html
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Electric Assumptions
• The cogeneration plant will supply 95% of the electricity used by the proposed buildings.
• The cogeneration plant has an electrical efficiency of 31.5%15 and an emissions factor of
0.000573 metric tons of CO2e per kWh.
• The regional power grid will supply 5% of the electricity used in the proposed buildings,
as well as 100% of the electricity needed to drive the Lake Source Cooling.
• The regional power grid has an emissions factor of 0.000134 metric tons of CO2e per kWh
for Upstate New York16. Grid transmission losses are 4.5%.
• The chilled water needs are primarily met by the Lake Source Cooling system. The
supplemental chillers (used only during periods of peak load) and pumps associated with
this cooling system are included in the efficiency rate of 0.147 kW/ton.
• The amount of excess electricity sold back to the grid remains constant at its current levels
in both the baseline and proposed.
• Natural gas consumption by the Cornell central plant will increase as needed to meet the
electric needs of the proposed and baseline buildings, (in practice Cornell may choose to
sell less electricity and keep the natural gas consumption steady).
Non-Electric (Heating, Cooling, Steam) Assumptions
• The district chilled water system, which includes Lake Source Cooling, has a Coefficient
of Performance (COP) of 23.9. The electricity used for Lake Source Cooling is supplied
by the electrical grid.
• Space heating and domestic hot water is supplied by the central steam plant on campus;
steam is converted to hot water and circulated through the buildings.
• The central steam plant runs on natural gas. Natural gas has an emissions factor of 0.0053
metric tons of CO2 per therm17.
• 81% of the steam used for heat and hot water in the buildings is provided by the waste heat
from the cogeneration process. No emissions were added for this heat or gas consumption
because the emissions are accounted for in the production of the electricity. The electricity
generation that generates this waste heat consumes 90.3% of the natural gas used by central
plant15.
• The duct burners burn gas at an annual efficiency of 97% by utilizing waste heat from the
turbine generators. They supply 16% of the steam needed by the site, meeting most of the
steam needs that are not supplied by the cogeneration electrical generation process, while
consuming just 7.7% of the gas consumed by the central plant15.
• The remaining steam use (4%) is provided by dedicated heating boilers which have an
efficiency of 85% and are used primarily during periods of peak demand15.
• Distribution losses of the district steam system are currently 22%15. These losses are
calculated for the new steam required, before accounting for steam generating efficiencies.
15

As per 2017 Cornell Fast Facts data sheet and information provided by Cornell facilities staff.
https://energyandsustainability.fs.cornell.edu/em/fastfacts/default.cfm
16
Emissions factors for the grid electricity production are based on 2016 regional (Upstate NY) data used by the EPA, sourced from the
Emissions & Generation Resource Integrated Database (eGRID), which is a comprehensive source of data on the environmental characteristics of
the power generated in many regions of the US. The particular rate used is the eGRID subregional annual CO2 equivalent total output emission
rate, provided as 295.942 lbs CO2/MWh. Marginal emissions factors are much higher, but the total (average) emissions factor is used in this
report, as described in the NYS DEC Guide .
17
Per EPA Greenhouse Gases Equivalencies Calculator support pages: https://www.epa.gov/energy/greenhouse-gases-equivalencies-calculatorcalculations-and-references

18
192

6. Mitigation Measures
The following sections describe measures that can reduce energy consumption, demand, and
greenhouse gas emissions in new facilities. The list of measures is drawn from pages 12-14 of the
Guide for Assessing Energy Use and Greenhouse Gas Emissions in an Environmental Impact
Statement that is published by the New York State Department of Environmental Consideration.
Not all of these measures will be practicable or feasible for all proposed projects. Instead, the listed
measures are a menu of possible options, and are not intended to be exclusive. After each measure
is a description of how these measures are being implemented for Cornell’s North Campus
Residential Expansion project.
The following lists are based on information provided by the project team and Cornell.
Building Design and Operation Measures
1. Design an energy efficient building envelope to reduce cooling/heating requirements
Status: Incorporated.
Discussion: Included in design, contributes approximately 8% or more to the overall 30% savings
compared to code baseline.
2. Install high-efficiency HVAC systems
Status: Incorporated.
Discussion: Four-pipe fan coils using low-temperature hot water and chilled water from the
campus central plant are planned. Ventilation is provided by Energy Recovery Ventilators (ERVs).
More details in description in earlier section of report.
3. Construct green roofs
Status: Not incorporated.
Discussion: Not planned for this project. This strategy would not significantly impact energy use
in our climate.
4. Eliminate or reduce use of refrigerants in HVAC systems
Status: Incorporated.
Discussion: Cooling will be provided by Cornell’s District Energy System, which uses refrigerantfree Lake Source Cooling to significantly reduce the use of refrigerant based chillers.
5. Use high-albedo roofing materials
Status: Not incorporated.
Discussion: Not planned for this project. This strategy would not significantly impact energy use
in our climate.
6. Maximize interior daylighting
Status: Incorporated.
Discussion: Perimeter spaces (not including dormitories) will have photocell controls for daylight
harvesting.
7. Reduce energy demand using peak shaving or load shifting strategies
Status: Incorporated on a campus-wide basis.
Discussion: The Cornell District Energy System incorporates peak shaving and load shifting on a
campus-wide basis. Strategies include the use of Lake Source Cooling which substantially
eliminates summer peaks and chilled water storage. Other load-shifting strategies are being
considered. Existing campus wide initiatives are not included in our emissions calculations for this
project.
8. Incorporate window glazing to optimize daylighting, heat loss and solar heat gain
Status: Incorporated.
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9.

10.

11.
12.

13.

14.

15.

16.

17.

18.

Discussion: A balance between increasing heat requirements and providing daylighting so that
lights can be turned off during the day will be sought. LEED V4 Daylighting credit being sought.
Incorporate super insulation to minimize heat loss
Status: Incorporated.
Discussion: Insulation levels will be above code requirements. R-49 roof insulation is used instead
of code-required R-30, and the proposed walls have R-values of 25.5 versus the combined R-15.2
required by code.
Incorporate motion sensors and lighting and climate control
Status: Incorporated.
Discussion: LEED V4 Thermal Comfort credit being considered. Lighting controls being installed
in many of the common spaces. Each suite will have its own thermostat.
Use efficient, directed exterior lighting
Status: Incorporated.
Discussion: LEED V4 Light Pollution Reduction credit is being pursued.
Use water conserving fixtures that exceed building code requirements
Status: Incorporated.
Discussion: LEED V4 water use reduction prerequisites pursued, additional indoor and outdoor
water use reductions to reach 30% savings are planned.
Re-use gray water and/or collect and re-use rainwater
Status: Not incorporated.
Discussion: Although a formal gray water or rain water program is not included in the project,
LEED V4 Water Use Reduction credits will be pursued, no permanent irrigation is included in the
project and roof and surface runoff will be directed to stormwater bio-retention basins to the extent
practical.
Provide for storage and collection of recyclables (including paper, corrugated cardboard, glass,
plastic and metals) in building design
Status: Incorporated.
Discussion: Cornell maintains a comprehensive recycling and waste reduction program for the
campus. Collection of recyclables is planned for, and trash/compost/recyclable collection facilities
are included in the design.
Re-use building materials and products
Status: As Feasible.
Discussion: Some equipment will be reused from the existing dining facility. Furnishings and
appliances from Sigma Alpha Mu may be salvaged.
Use building materials with recycled content
Status: Incorporated.
Discussion: LEED V4 material sourcing credits being considered. Steel, Concrete, Precast,
Aluminum, Carpet and Ground Concrete all expected to contain recycled content.
Use building materials that are extracted and/or manufactured within the region
Status: Incorporated.
Discussion: LEED V4 material sourcing credits being considered. The exterior building wall
panels will be manufactured approximately 325 miles away. Other materials will be locally
sourced as much as practicable.
Use rapidly renewable building materials
Status: Incorporated.
Discussion: The project will use bamboo flooring in faculty-in-residence and residence hall
director apartments.
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19. Use wood that is locally produced and/or certified in accordance with the Sustainable Forestry
Initiative or the Forestry Stewardship Council's Principles and Criteria
Status: Incorporated.
Discussion: LEED V4 material sourcing credits being considered. Project team plans to use locally
produced and/or certified wood in accordance with the Sustainable Forestry Initiative or the
Forestry Stewardship Council’s Principles and Criteria.
20. Conduct 3rd party building commissioning to ensure energy performance (e.g. LEED)
Status: Incorporated.
Discussion: This project will pursue commissioning credits through LEED V4, which will include
3rd Party commissioning.
21. Track energy performance of building and develop strategy to maintain efficiency
Status: Incorporated.
Discussion: Building energy use will be tracked by Cornell energy managers and will also be
publicly available online for student and academic use.
22. Provide construction and design guidelines to facilitate sustainable design for build-out by
tenants
Status: Not applicable.

Efficiency or Mitigation Measures for On-site GHG Sources
1. Use energy efficient boilers, heaters, furnaces, incinerators, or generators
Status: Incorporated system wide.
Discussion: Although not within the project boundaries, the central plant will be used; the
cogeneration of steam and electricity makes the plant efficient.
2. Use process design efficiency for industrial process sources
Status: Not applicable.
3. Incorporate co-firing of biomass or use of bio-fuels
Status: Not applicable.
4. Collect biogas and use for power generation
Status: Not applicable.
5. Use biodiesel or bioheat for heating fuel or in vehicles/equipment
Status: Not Incorporated.
Discussion: The NCRE project will not directly incorporate bioheat since buildings are connected
to the district energy systems for heating and the central plant does not currently utilize liquid fuels
except for emergency use. Similarly, Cornell maintains a diverse auto fleet that includes electric
and hybrid vehicles, but does not generally dedicate individual vehicles for specific residential
facilities, nor does the fleet include diesel vehicles that could use biodiesel. Integration of
bioenergy into the campus heating loop has been proposed as part of the Hybrid Earth Source Heat
project scope, but that project is still in the planning stage. Similarly, biodiesel has been
periodically blended for use in vehicles by Farm Services, but we are not aware of any active
commitment to such future use and this practice is not connected to the NCRE project.
6. Incorporate on-site renewable energy sources into project, such as wind or solar
Status: Incorporated on a system-wide basis.
Discussion: Hydro power and rooftop solar are already part of Cornell’s campus electrical system.
Cornell also supports offsite photovoltaic. Existing campus wide initiatives are not included in our
emissions calculations for this project.
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7. Incorporate combined heat and power (CHP) technologies
Status: Incorporated.
Discussion: Existing cogeneration plant expected to provide central heating and electricity to new
buildings
8. Pursue carbon collection, capture, and reuse or sequestration
Status: Not Incorporated.
Discussion: Since Cornell centrally produces heat and electricity, there are no opportunities for
any significant carbon capture or sequestration directly associated with the project. There have
been several academic studies of the potential for sequestration at the central plant. Specifically,
Cornell scientists and engineers have explored central plant options but have not identified any
proven, cost-effective solutions to date. Through our academic leadership Cornell will continue to
evaluate potentially viable sequestration solutions which might be proposed

Site Selection and Design Measures
1. Provide access to public transportation
Status: Incorporated.
Discussion: The Site is served by several TCAT routes.
2. Minimize energy use through building orientation
Status: Not applicable for this project.
Discussion: Site orientation defined by space limitations, although the design of window
overhangs and other solar-related building features do consider orientation and will be refined as
the project continues.
3. Select brownfields or greyfields for redevelopment to minimize vegetation/forest loss
Status: Not applicable
4. Incorporate mixed-use design to promote short commutes for employment and shopping
Status: Incorporated.
Discussion: Residence halls, dining halls, fitness, small stores, postal services and café located in
same general area.
5. Provide permanent protection for open space on the project site
Status: Not applicable.
6. Manage forested areas for carbon sequestration
Status: Not applicable.
Discussion: No forested spaces on existing site.
7. Select site with potential for carbon sequestration (for large CO2 generators)
Status: Not Incorporated.
Discussion: Site must be on existing Cornell campus
8. Conserve and restore natural areas on-site
Status: Not Applicable.
Discussion: No existing natural areas on proposed site.
9. Minimize building footprint
Status: Incorporated.
Discussion: Efficient use is made of the available land considering zoning regulations,
programmatic needs and aesthetic considerations.
10. Design project to support alternative transportation (walking and bicycling)
Status: Incorporated.
Discussion: Project is intended to be pedestrian and bicycle oriented.

22
196

11. Use low impact development for stormwater design
Status: Incorporated.
Discussion: There will be no increase in impervious surface area on sophomore site; first-year
student site increases impervious areas. The project will incorporate treatment systems to comply
with New York State standards for stormwater management.
12. Design water efficient landscaping
Status: Incorporated.
Discussion: No permanent irrigation is anticipated.

Transportation Measures
1. Locate new buildings in or near areas designated for transit-oriented development (TOD)
Status: Incorporated.
Discussion: The site is served by several TCAT routes. Route alterations and expansion are
anticipated, particularly to the 81 route.
2. Incorporate TOD principles in employee and customer activity patterns
Status: Incorporated.
Discussion: Transportation Demand Management programs reduce the need for personal vehicle
usage and ownership, and can reduce the need for surplus parking supply on campus.
3. Purchase alternative fuel and/or fuel efficient vehicles for fleet, including the range of maintenance
and operation vehicles used on-site.
Status: Incorporated campus wide.
Discussion: Cornell already includes alternative-fuel vehicles in its fleet and will continue that
practice. Existing campus wide initiatives are not included in our emissions calculations for this
project.
4. Incorporate idling reduction policies
Status: Incorporated
Discussion: “No Idling” signage will be posted in delivery/service areas.
5. Join or form a Transportation Management Association
Status: Incorporated.
Discussion: Cornell TDM Program – Continue to advance the goals and strategies outlined in the
June 2008 Cornell University Transportation Impact Mitigation Strategies report. Transportation
Demand Management provides other methods to reduce the number of vehicles on the roadway
including carpooling, bike share, car share, ride sharing, and more. Cornell joined with the City of
Ithaca and Tompkins County in forming and operating TCAT.
6. Provide new transit service or support extension/expansion of existing transit (buses, trains,
shuttles, water transportation)
Status: Incorporated.
Discussion: TCAT officials were contacted to discuss the capacity of the system at the site. Route
alterations and expansion are anticipated, particularly to the 81 route.
7. Support expansion of parking at Park-n-Ride Lots and/or transit stations
Status: Not Applicable.
8. Develop or support multi-use paths to and through site
Status: Incorporated.
Discussion: Active Transportation, which includes walking, bicycling and transit, will be
promoted, especially due to the close proximity of Cornell University. LEED Walkable project site
innovation credit being investigated.
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9. Size parking capacity to meet, but not exceed, local parking requirements and, where possible, seek
reductions in parking supply through special permits or waivers
Status: Incorporated.
Discussion: Parking is being reduced by 396 parking spaces in this project. Alternative
transportation modes reduce the need for personal vehicle usage and ownership, and can reduce
the need for surplus parking supply.
10. Pursue opportunities to minimize parking supply through shared or banked parking
Status: Incorporated.
Discussion: Cornell has a parking management program for the campus
11. Develop a parking management program to minimize parking requirements such as parking cashout, parking charges, preferential carpool or vanpool parking, limiting parking available to
employees
Status: Incorporated.
Discussion: Cornell has a parking management program for the campus
12. Develop and implement a marketing/information program that includes posting and distribution of
ride sharing transit information
Status: Incorporated.
Discussion: Transit Coordination – Continued coordination with TCAT on transit ridership and
marketing for the nearby routes will boost ridership through increased awareness coupled with
improved service. Transportation Alternatives Information – Bus schedules, walking and bicycling
maps, neighborhood and on-site wayfinding will be made readily available.
13. Subsidize transit passes
Status: Incorporated.
Discussion: See the following link posted on Cornell University’s website regarding
transportation for students using transit:
https://transportation.fs.cornell.edu/commuting/busservices/students.cfm
14. Provide for the use of pre-tax dollars for non-single occupancy vehicle commuting costs
Status: Not Applicable.
15. Reduce employee trips during peak periods through alternative work schedules, telecommuting
and/or flex-time
Status: Incorporated campus wide.
Discussion: Cornell University provides flexible work arrangements for staff campus-wide as
described
in
Policy
6.6.13:
Flexibility
in
the
Workplace
(source:
https://www.dfa.cornell.edu/policy/policies/flexibility-workplace). Existing campus wide
initiatives are not included in our emissions calculations for this project.
16. Provide a guaranteed ride home program
Status: Incorporated campus wide (during business hours).
Discussion: Cornell University provides “emergency ride” services to encourage all employees to
leave their personal vehicles at home and take part in transportation demand reduction programs
(source: https://fcs.cornell.edu/content/support). Existing campus wide initiatives are not included
in our emissions calculations for this project.
17. Provide on-site amenities such as banks, dry cleaning, food service, childcare
Status: Included in project.
Discussion: Site is on campus, and already includes dining halls, childcare (for staff) and laundry
facilities in the residence halls.
18. Provide bicycle storage and showers/changing rooms
Status: Incorporated.
Discussion: Indoor and outdoor bicycle storage will be provided on-site in safe, convenient and
well-lit areas. Showers will be available in residence halls.
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19. Roadway improvements to improve traffic flow
Status: Not Applicable.
Discussion: Traffic study indicates no significant impact to public roadways and no roadway
improvements are part of the project.
20. Traffic signalization and coordination to improve traffic flow and support pedestrian and bicycle
safety
Status: Not Applicable.
Discussion: No signalized intersections exist within the project. Existing traffic flow is targeted
towards pedestrian and bicycle transportation.

Waste Reduction or Management Measures
1. For landfills, recover organics from waste streams, enhance landfill gas collection, use flaring, or
use landfill gas for energy production
Status: Not Applicable
Discussion: Cornell owns and operates its own composting program that includes dining hall food
wastes.
2. Utilize composting
Status: Incorporated
Discussion: Cornell owns and operates its own composting program that includes dining hall food
wastes.
3. Promote and facilitate recycling
Status: Incorporated
Discussion: The project will emphasize reuse and recycling as part of Cornell’s campus-wide
waste reduction program.
4. Incorporate internal environmental accounting practices to promote waste reduction
Status: Incorporated.
Discussion: Cornell reports publicly on waste reduction metrics. This project is also expected to
pursue construction waste management strategies.

7. Energy Use and Conservation
Introduction
To estimate the annual energy use and emissions of the Project, an energy model was developed
by WSP, the design engineer on this project. In this section of the report, we present the results
from the WSP energy model, including a discussion of each Energy Conservation Measure that
was included. Then we compare this project with the requirements for LEED for New
Construction, Passive House certification, the upcoming Ithaca Green Building Code, and the
Tompkins County Energy Recommendations for New Construction. Finally, we discuss the
results of the analysis for implementing renewable energy on this project.

Energy Analysis

The energy consumption of the buildings in this project was modeled using eQuest DOE-2
software, a standard in the industry. eQuest version 3.65 was used to establish baseline energy use
and to determine energy and demand savings for a package of Energy Conservation Measures.
This advanced program allows the modeler to enter key characteristics of the project, including
the building shell construction type, internal gains, mechanical and electrical systems, and
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operating schedules. The interactions between the different building loads and thermal systems are
then simulated in hourly time intervals using typical long-term average weather data18 to provide
a detailed estimate of energy consumption and demand. Please note that the algorithm behind the
DOE 2.2 engine is not available, so we cannot provide the calculations.
The baseline calculation of building energy consumption was modeled based on the schematic
design. Refinements will continue through the design process to document compliance with the
current NYS Energy Conservation Construction Code. To calculate the energy use reduction that
can be achieved using energy conservation measures (ECMs), each ECM was modeled and the
interactive savings from all ECMs was calculated.
The following table summarizes the energy performance and related parameters that used in the
baseline and proposed models.
Table 8: Model Assumptions
ASHRAE 90.1-2013 Baseline
Building Envelope (Construction Assemblies)
R-30 continuous insulation above
deck (U-0.048)
Roofs
Walls
Fenestration and Shading

Reflectance = 0.3
Steel Framed with R-13 insulation
between studs and R-7.5 continuous
(U-0.064 overall)
Site 1: (Sophomore Site)
Building 1: 39.3 %
Building 2: 39.3%

Window-to-Wall Ratio
Vertical Glazing U-factor
Vertical Glazing SHGC
HVAC (Air-side)
Primary HVAC Type
(All spaces except for
guest rooms

Fan System Operation
Total System Fan Power
(Conditioned)

U-0.45
0.4
Dorm Units = 4-pipe Fan Coil Units
with HW and CHW
Common Areas = 4-pipe variable
air volume system with reheat;
system per floor
All systems on continuously during
occupied hours and cycled to meet
load during unoccupied hours.
Per ASHRAE 90.1-2013 G3.1.2.9

Proposed Design
R-49 continuous insulation above
deck (U-0.020)
Reflectance = 0.3
Insulated Precast wall panels with
R-25.5 (U-0.039)
Site 2: (First-Year Site)
Building 1: 32.4% glazing
Building 2: 37% glazing
Building 3: 31.5% glazing
U-0.27 (glass+curtainwall)
0.25
Dorm Units = 4-pipe fan coil units
with EC motors; ventilation via
energy recovery units
Dining and Common Areas: 4-pipe
variable air volume units with hot
water reheat
Energy recovery units on
continuously. Fan coil units cycled
to meet load.
Per ASHRAE 90.1-2013 G3.1.2.9
FCUs equipped with EC Motors

The Binghamton, NY Edwin Airport – TMY3 (Typical Meteorological Year) weather file was used in the energy model for
this project.

18
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ASHRAE 90.1-2013 Baseline
Energy Recovery Ventilator
Effectiveness
50% Effective
Domestic Water Heating
DHW Flow

Standard Flow Hot Water Fixtures

Lighting

Interior Lighting Power
Density by Building Area
(watts/square foot)

Lighting Control Sensors

Dorm Units = 0.38 w/sf
Dining = 0.65 w/sf
Office = 1.11 w/sf
Mech/elec = 0.42 w/sf
Dining hall kitchen = 1.21 w/sf
Corridor = 0.66 w/sf
Lobby = 0.9 w/sf
Occupancy sensors only where
required by code. (Not required in
corridors and lobby)

Miscellaneous
Receptacle Equipment

Dorm units = 0.5 w/sf

Elevators

40 kW elevator per building

Dining Hall Kitchen
Equipment Estimated
Average Operating Load

75 kW electric + 175,000 gas for
dining hall kitchen.

Proposed Design
75% Effective
Low Flow Hot Water Fixtures
(Assumes 30% savings)
30% reduction from ASHRAE:
Dorm Units = 0.27 w/sf
Dining = 0.46 w/sf
Office = 0.78 w/sf
Mech/elec = 0.40 w/sf
Dining hall kitchen = 1.21 w/sf
Corridor = 0.85 w/sf
Lobby = 0.63 w/sf
Occupancy sensors in corridors and
lounges in addition to all coderequired spaces. (Additional 5%
savings claimed for lighting
controls.)
Dorm units = 0.5 w/sf
Energy Star equipment will be
utilized where applicable
40 kW elevator per building;
elevators are regenerative
75 kW electric + 175,000 gas for
dining hall kitchen.
(Kitchen equipment assumed 20%
savings)

Table 9 shows the calculated energy consumption of the baseline model and the proposed model.
It also shows the percent reduction in energy consumption that is estimated to occur because of
the proposed energy conservation measures.
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Table 9: Modeled Annual Site Energy Consumption and Estimated Savings

Annual Site Energy A Consumption
(MMBtu/yr)
BaselineB

Proposed

Overall %
Savings

Sophomore Site: Building 1 (Includes the Dining Hall)
Electricity
3,456
2,490
Electricity (Process/unregulated)
2,018
1,741
Natural Gas (Process/unregulated)
610
488
30%
Chilled Water
2,841
2,139
Hot Water
6,853
4,184
TOTAL
15,778
11,042
Sophomore Site: Building 2
Electricity
2,227
1,665
Electricity (Process/unregulated)
958
860
Natural Gas (Process/unregulated)
0
0
33%
Chilled Water
1,998
1,688
Hot Water
4,703
2,399
TOTAL
9,886
6,612
First-Year Student Site: Building 1-3
Electricity
4,750
3,551
Electricity (Process/unregulated)
2,043
1,834
Natural Gas (Process/unregulated)
0
0
33%
Chilled Water
4,260
3,600
Hot Water
10,029
5,116
TOTAL
21,082
14,100
North Campus Residential Expansion
46,746
31,754
32%
PROJECT TOTAL
A
Site energy is specifically defined as energy used within the building and does not include distribution
losses or energy generation efficiencies.
B
The baseline is modeled as being compliant with current code (ASHRAE 90.1-2013).

Energy modeling for proposed projects is generally used to allow the design team to compare the
relative energy use of the various efficiencies of the building systems under consideration. It is
not meant to be an accurate prediction of how much energy the building will consume once
constructed. There are many variables that can affect the energy consumption of the building once
it is occupied, including occupant actions that are impossible to predict and beyond the control of
the building operator.
However, the energy model does provide an estimate of how much energy the proposed buildings
will consume. Using that estimate, the buildings of the North Campus Residential Expansion
project will increase the natural gas consumption of Cornell’s central utility plant by approximately
1.4%. For this calculation we assumed that the current mix of energy sources will continue to be
used once the buildings are operating, specifically that 5% of the electricity used on campus is
supplied by the grid, the overall amount of electricity sold to the grid is unchanged, and that the
ratio of electricity produced by the central plant to steam consumed on campus remains the same
(allowing most of the heating needs of the proposed buildings to be met with waste steam from
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the cogeneration plant). Any additional natural gas used by Cornell’s central plant would be
supplied through Cornell’s existing connection to the regional gas pipeline and would not constrain
other users downstream or require any additional infrastructure.
A full analysis of the central utility plant is outside the scope of our analysis. However, according
to Cornell Facilities staff, the central plant is producing less electricity than its full capacity and is
currently selling electricity to the grid. It may therefore be possible to supply some or all of the
electricity needed for the proposed buildings without increasing the gas consumption of the plant;
less electricity would then be sold to the grid. It is important to understand that because the new
buildings are consuming energy, even if Cornell’s central plant does not increase its natural gas
consumption, regional energy consumption will increase.

Energy Conservation Measures Not Included in this Project
Re-orienting Buildings to maximize solar access
Re-orienting the buildings to maximize solar access can save a small amount of energy. However,
this is not feasible due to constraints of the topography and other design requirements. For
example, the current layout of the buildings supports the formation of interior quads with open
views, as is the style on the rest of Cornell’s campus.
Other design requirements include creating a space that supports new students in their transition
to campus life. To that end, a solar access study was performed by Trowbridge Wolf Michaels to
evaluate the distribution of natural light on site as well as on and into the buildings.
Finally, the decision to employ flat roofs offers the ability to maximize solar access (for potential
use of photovoltaics or solar thermal arrays) independent of the building/block orientation.
Window-to-Wall ratio
The window-to-wall ratio (WWR) calculates how much window area there is in relation to the
overall wall area. In this project, vertical glazing is 31.6-39.3% of the total wall area. (See Table
8 above for the WWR for each building.)
The typical window-to-wall ratio for the residential sector is 15% to 25%. Daylighting savings
and heat losses cancel each other out around 15% WWR in our climate. When the WWR is
between 6% and 15%, the amount of energy saved by turning off the lights is more than the heat
lost through the windows. As the WWR increases above 15%, heat losses increase while savings
from daylighting stay constant.
The residential floors of all the buildings in this project have a WWR of 22%. The ground floors,
including the dining hall, have a significantly higher WWR because they are social spaces where
providing extra daylight is high priority. High-performance windows were selected to help offset
the heat loss through the windows.
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Other Roof Strategies
In some green buildings, skylights, green roofs, or cool roofs are installed. Green and cool roofs
result in minimal energy savings for buildings in the Upstate New York climate. Skylights increase
heat loss through the envelope while providing minimal daylighting benefits in high rise buildings
like the buildings in this project.
External Shading
External shading is under consideration, but because the project is still in the early stages of design,
most of the planned protrusions are not currently shown on the drawings. Some shading will be
provided by the building envelope: windows are set five inches back from the outermost surface
of the building. Protrusions, horizontal screens, and louvers are planned for the lower levels and
dining hall, but the final dimensions have not yet been determined. Due to the relatively short
cooling season the energy savings from external shading were not modeled by WSP.
Ground Source and Air Source Heat Pumps
The performance of the buildings was also evaluated replacing the proposed fan coil units with air
source heat pumps (ASHP) and ground source heat pumps (GSHP). To calculate the wholebuilding energy use if heat pumps were installed, average heat pump efficiencies were applied to
the site energy consumption as calculated by the energy model. We then converted the site energy
of the buildings to source energy consumption by applying an efficiency factor for the generation
of the energy and for the distribution losses incurred to get the energy to the buildings. This
allowed us to compare the total energy needed to operate the buildings heated with ASHPs,
GSHPs, and the proposed fan-coil system.
The heat pump efficiencies we used are shown in Table 10, and the results of our calculation are
presented in Table 11. Note that the calculations assume all of the electricity for the heat pumps
is generated by the central plant, and that none of the waste heat generated by the turbines is used
in the proposed buildings.
Table 10: Assumed Heat Pump Efficiencies
ASHP
GSHP

2.68 Annual average heating COP
18.0 btu/Watt-hour cooling SEER
4.2 year-round COP
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Table 11: Total Building Source Energy Use and Emissions
Source Energy Use
(MMBtu/yr)

GHG Emissions (MT
CO2e per year)

Proposed Fan Coil Units

42,445

2,296

Air Source Heat Pumps

59,722

3,230

Ground Source Heat Pumps

56,084

3,034

Note that the source energy and emissions of the proposed fan coil system are
calculated assuming that 96% of the heat used in the buildings is produced as a byproduct of the generation of the electricity used in the building. For this comparison,
all electric use is assumed to be provided from the Cornell central plant.

It is standard practice to compare building performance using the site energy use. However, for
projects with central utility plants like the one on Cornell’s campus, the site energy is not the best
comparison method because it does not account for the fact that much of the heating energy
required for the buildings is provided as waste heat from the generation of the electricity used in
the buildings.
Site energy use is defined as the energy consumed within the building. It does not include the
efficiency of any of the generation of that energy that occurs outside the building (as would be
included in a comparison of source energy use). For example, on Cornell’s campus, the projected
site energy consumption of the proposed buildings does not include the efficiency of Cornell’s
central utility plant or the efficiency of the distribution system.
Source energy, on the other hand, is defined as the energy required to produce and deliver all of
the energy used in the building. For the proposed buildings in this project, the calculation includes
a factor for the efficiency of the central utility plant and a factor for the losses that occur in the
campus distribution system. It also includes a factor for the efficiency of the natural gas
distribution grid. For any electricity purchased from the grid, it also includes the efficiency of the
utility’s power plant and the losses occurring in the distribution of the electricity from the plant to
the buildings. The conversion from site to source energy focuses on energy consumption, not on
greenhouse gas emissions.
Another way to compare the environmental impact of the various options is to compare the
emissions impact of each. Emissions are calculated from site energy by applying efficiency factors
to account for the generation and distribution efficiencies, and then by multiplying by conversion
factors to account for how much greenhouse gas emissions are generated for each unit of energy
produced.
Both air source and ground source heat pumps use only electricity to provide heating and cooling.
Heat produced by Cornell’s central plant as a by-product of electricity generation can be used on
site, making the combined process more efficient than standard electricity generation techniques.
In the proposed system, much of the heat produced as a by-product of electricity generation will
be used on site. If a heat pump system were installed, there is no use at the building for the waste
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heat produced by the central plant, which drastically increases the amount of source energy
consumed.
It is difficult to provide ASHP heating of the domestic hot water load for dormitory buildings like
these, because they have such a large demand at certain times of the day. A very large amount of
storage would be required to have it even be feasible. We assumed that it was feasible, and used
the same COP as used for heating. As shown in Table 11, the proposed system uses less energy
than the building heating with ASHPs even with these assumptions.
When the heat produced as a by-product of electricity generation cannot be used on campus, the
regional electric grid is more efficient than the central plant. However, even when all the electricity
used in the buildings under the heat pump scenario is from the regional grid, the proposed system
served by the central plant uses less source energy.
The Cornell Climate Action Plan includes a long-term plan for producing electricity and heat
without the use of natural gas. The most likely method to achieve that is the proposed Hybrid
Earth Source Heating project, which proposes using emerging technology to extract energy from
the heat deep beneath the surface of the Earth. If this plan is achieved, it will be most efficient to
heat the buildings with heat from the Earth Source system rather than having to convert the heat
to electricity to power air source heat pumps. If the Earth Source project is not implemented, a
ground source system could be installed to heat the proposed buildings in the future. The buildings
are being designed with a low temperature hot water supply design temperature, which enables the
future incorporation of either of these options.

Comparison with Outside Rating Systems and Local Guidelines
LEED for New Construction (LEED-NC)
This project is planning to earn sufficient points to achieve at least LEED Silver certification. The
planned list of energy conservation measures shown in Table 10 will reduce the energy
consumption of the buildings by 33.5% over ASHRAE 90.1-2010 (which is the reference baseline
required by LEED). This project will therefore receive 13 points in the Optimizing Energy
Performance category for LEED V4. The project also plans to earn three points for Enhanced
Refrigerant Management and Green Power and Carbon Offsets, along with 0-6 additional points
for Advanced Energy Metering, Demand Response, and Renewable Energy Production. LEEDNC has numerous other sustainability points that are not related to building energy consumption
or greenhouse gas production; points from these other areas will bring the project to more than 50
points for LEED Silver certification.
Passive House
The project was also evaluated per the Passive House guidelines. The comparison of all the ECMs
implemented in this design versus the Passive House criteria is tabulated as follows:
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Table 12: Comparison of ECM Package with Passive House Criteria
Total Source Energy
Demand (kBtu/sq/yr)
46.1
Performance with proposed fan coil units
61.8
Performance with GSHP
64.3
Performance with ASHP
38.0
Passive House performance target
This project is unlikely to meet Passive House requirements without significant changes to the
design. Note that although it is not common, other Passive House projects have used natural gas
for some energy needs, such as DHW; examples include Cornell Tech and Morris 2. Multifamily
buildings like the residential buildings in this project have a very high domestic hot water demand
(DHW) in the mornings as many people shower in a relatively short period of time. To meet
Passive House requirements while using natural gas DHW heaters, the projects have converted the
energy used by the DHW heaters to the equivalent amount of electricity and offset that with solar
PV.
The Proposed Ithaca Green Building Policy
In spring of 2018, the Town and City of Ithaca voted to adopt the recommendations outlined in the
Ithaca Green Building Policy Report. Although no code has yet been drafted or adopted, the policy
report recommends that all newly-constructed buildings follow either the Easy Path or the WholeBuilding Path. The report also recommends that the City and Town of Ithaca “consider evaluating
an institutional compliance path, to address such issues as institution‐wide renewable energy
capacity (and allocating such capacity to specific new buildings) and district heating systems.”19
This institutional compliance path may offer a more appropriate option for projects like the
proposed North Campus Residential Expansion. Additionally, the report recommends that the
City and Town "develop requirements for buildings with large internal loads (such as labs), which
might not be able to comply with the proposed whole‐building requirements, in cooperation with
large local institutions."20 This alternate path may apply to Building 1 on the sophomore site
because of the internal load of the dining hall kitchen.
The Tompkins County Energy Recommendations for New Construction
Tompkins County Energy Roadmap outlines seven recommendations for new construction
projects. The discussion below addresses how this project approaches the recommendations.
1 – Install water fixtures that meet EPA’s Water Sense requirements and install Energy Star rated
appliances. This project plans to install water fixtures that are 30% more efficient than baseline.
Water Sense fixtures are 20% more efficient. Energy Star® rated appliances will be specified for
the dining hall kitchen, the shared micro kitchens, and the laundry rooms.

19
20

Ithaca Green Building Policy Final Project Report, 4/25/18, Section 2.20
ibid.
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2 – Electrify the heating, cooling, and domestic hot water systems of the building by using air- or
ground-source heat pumps for heating and cooling, and air source heat pump hot water heaters.
The North Campus Residential Expansion project does not plan to use heat pumps. Instead, energy
for heating and domestic hot water will be supplied by Cornell University’s central utility plant,
which uses a gas-fired combined heat and power plant and additional gas-fired steam boilers to
generate steam for heating and electricity. The overall efficiency of this plant is higher than the
efficiency of the regional electric grid or using heat pumps because the waste heat from electricity
generation is used on campus.
Cooling will be provided by the campus chilled water system that includes Lake Source Cooling.
The system has a COP of over 20 and runs entirely on electricity.
3 – Design solar-ready roofs and install maximum solar collection systems on roofs. All five
buildings in this project have a flat roof, which allows for potential solar collection in the future
regardless of building orientation.
4 – Optimize the building envelope by:
a. Designing the window-to-wall ratio to be less than 25%. The residential floors of all the
buildings in this project have a WWR of 22%. The ground floors, including the dining
hall, have a significantly higher WWR because they are social spaces where providing
extra daylight is high priority.
b. Avoid unusually complex building shapes. The buildings in this project are comprised of
long narrow rectangles that are joined together at right angles.
c. Install insulation with an R-value 20% higher than required by code. The current code
requires R-15.2 in the walls, R-30 in the roof, and R-15 in the slab. The walls in this project
will be R-25.5 (68% better than code), and the roofs will be R-49 (63% better than code).
The slab insulation will be R-20 (33% better than code).
d. Minimize infiltration and stack effect.
• Infiltration will be minimized in several ways: The precast wall panels are air tight, and
as part of the design process, the panel size is being maximized to reduce the number
of panels required, which will further reduce leakage because there will be fewer joints
between panels. Connections between the panels will be sealed on both the inside and
the outside.
• Stack effect will be minimized by firesafing procedures: all penetrations in the slab will
firesafed and therefore airsealed. All shafts for systems which pass through the slab
will be fully enclosed and then firesafed.
5 – Minimize the energy used by the lighting systems by:
a. Designing to a space-by-space lighting power density of 15% less than required by code.
The project is currently modeled as having a lighting power density that is 30% lower than
ASHRAE 90.1-2013.
b. Require occupancy sensors on indoor and exterior fixtures; require a short off-delay; and
require commissioning of lighting controls. Occupancy sensors will be installed in all
corridors, lounges, and code-required spaces. The off-delay has not been determined.
Commissioning is a primary focus of Cornell’s Climate Action Plan and will also be
performed as part of the LEED certification process.
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6 – Maximize the efficiency of the heating and cooling systems by:
a. Install heating and cooling plants with rated efficiencies at least 15% higher than required
by the energy code.
• Heating will be provided by the central plant. Therefore, minimum code required
efficiencies are not applicable to this project. The central plant is highly efficient
because it produces electricity and useful heat from the same input.
• Cooling will be provided by Cornell’s Lake Source Cooling system. Code does not
cover systems like that, so there is no direct requirement for the efficiency of the
cooling system. For a water-cooled, chiller-based system, the code requires an
efficiency of 0.585 kW/ton or less at full load and an integrated part load value
efficiency of 0.38 kW/ton or less. The Lake Source Cooling system has an
efficiency of 0.15 kW/ton, which is significantly more efficient than even the highefficiency cooling systems available for purchase.
b. Install domestic hot water heaters with rated efficiencies at least 15% higher than required
by the energy code. DHW will be provided by the central plant, and as above, code
requirements are also not defined. DHW is produced as a byproduct of the steam turbines
that are used in the central plant to generate electricity.
c. Put the distribution system in heated space and specify efficient distribution systems. Some
losses in the distribution system will occur as the energy travels from the central plant to
the building. Once in the building, the hydronic distribution system minimizes losses.
d. Use energy recovery ventilation systems in air conditioned buildings. Separate the
ventilation system from the heating and cooling systems. Heating and cooling will be
provided by pipe fan coils and variable air volume units. Ventilation will be supplied by
energy recovery units.
e. Seal ductwork for heating, cooling, and ventilation systems. The HVAC ductwork
throughout the project will be sealed.
f. Install heating and cooling systems that can be individually controlled within each space.
Each suite will be heated and cooled by a four-pipe fan coil that is controlled by the
occupants. Public and shared spaces are heated and cooled by four-pipe variable air
volume units.
7 – Use a whole building energy model to optimize building energy consumption. This project is
being modeled as part of the process to become LEED certified, which includes a whole-building
model.

On-Site Renewables
Solar Thermal Feasibility
Solar thermal heating of the project’s domestic hot water (DHW) load was not considered feasible
by Cornell. Peak DHW consumption typically occurs in the morning, when the supply of heat
from a solar system is at its lowest. Additionally, peak demand in residential buildings is
substantially higher than the average load. Both of these factors mean that large storage tanks
would be required. The large storage tanks and the maintenance required for the freeze protection
system make solar thermal not feasible for this project.
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Solar PV Installation
The maximum amount of solar PV that could be installed on the roofs is approximately 1,600 kW.
The flat roofs can be utilized for solar PV no matter the orientation of the building.
To offset the total energy use of the entire project, including the fossil fuel used to supply the
heating, cooling, and domestic hot water loads converted to the equivalent amount of electricity,
as well as the electricity consumed in the buildings (lights, appliances, plug loads, pumps, fans,
etc.), 8,450 kW of solar PV capacity21 would need to be installed. To offset just the electricity
consumed in the buildings, 3,310 kW22 of solar PV would need to be installed.
Cornell is committed to purchasing solar energy, as evidenced by its large offsite solar farms. For
Cornell, onsite solar is less cost-effective overall than offsite solar. Cornell is continuing to
investigate a wide range of options for inclusion of renewables (including PV) at the campus level
and beyond.

8. Conclusion

Cornell University’s Climate Action Plan (CAP) outlines the steps that Cornell will take to achieve
carbon neutrality on campus by 2035. The buildings proposed in the North Campus Residential
Expansion project will have an impact on Cornell’s carbon emissions and therefore should meet
the goals outlined by the Climate Action Plan.
Because energy consumption is the main driver of operational emissions, our evaluation of CAP
goals focuses on the energy consumption and efficiency of the proposed design.
Cornell’s Climate Action Plan called for the establishment of more comprehensive Building
Energy Standards as an action within its Green Development Wedge to limit the energy required
for new and significantly renovated buildings on campus23. The Green Building Guidelines section
of Cornell’s Design and Construction Standards was updated as a direct result and now includes
several specific energy metrics defined by the CAP, including energy savings targets:
“The project shall, without consideration for our central efficient supply side
energy systems and renewables, use not more than 70% of the ENERGY
required for building operation as determined by the Option 1 modeling
protocols described in Section 018130 – Energy Modeling Guidelines. Where
cost effective, projects should strive to achieve a 50% energy savings using
the same methodology. Project integrated renewable energy systems shall be
considered part of achievement of this requirement.”24
In other words, the CAP requires a 30% reduction in energy consumption over an equivalent
building built to code-minimum standards.

21
22

Assumes panels produce 1,100 kWh/yr per kW of capacity.

ibid.
http://csc-production.s3.amazonaws.com/2012/08/07/11/19/12/131/CAPUpdate2011.pdf
24
https://cds.fs.cornell.edu/file/018110_greenbuildingguidelines.pdf
23
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Based on the analysis of the building energy consumption alone, without consideration of
efficiencies from supply-side energy systems, Building 1 on the sophomore site (which includes
the glass-enclosed dining facility) is saving 30%, and the other buildings are saving 33% over
ASHRAE 90.1-2013. These buildings are not only meeting the energy savings goal specified by
Cornell’s Climate Action Plan, but they also exceed current state energy code requirements.

37
211

This page has been intentionally left blank.

212

Impacts from Sound, Odor & Light
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Sound Impacts
Introduction
Sound is quantified in units called decibels (dB). The degree of disturbance or annoyance of unwanted sound (i.e. noise) depends on the level of intruding noise, the relationship of the noise to the background sound in the vicinity, and the distance to the
noise source. Sound pressure levels decrease as the distance from the source increases. The sound level “thermometer” below
illustrates a range of common sounds and shows the corresponding loudness, measured in decibels (dB).

Sound pressure
level (dB)

140

Sound Event / Description

Subjective Impression

Jet engine 75 feet away
Painful

120

Jet takeoff 200 feet away
Rock band with amplification
Uncomfortably loud
Riveting machine

100

Automobile horn 10 feet away
Very loud
Subway train 20 feet away
Jack hammer 50 feet away

80

Diesel truck at 40 MPH, 50 feet away
Vacuum cleaner 10 feet away

60

Loud

Typical conversation 3 feet away
Inside an automobile at 50 MPH
Moderate
Household refrigerator, Quiet office
Light traffic 100 feet away

40

Very quiet
Whisper 5 feet away

20

Light rainfall, Rustle of leaves, Whisper
Average person’s threshold of hearing

Just audible

Human breathing

0

Threshold of hearing

A sound pressure level change of three decibels is barely perceptible to the human ear, while a change of five to six decibels is
clearly noticeable. An increase of 10 decibels is perceived as twice as loud (i.e. a “doubling” of loudness) while a 10-decibel
decrease in sound pressure level is perceived as a halving of loudness.
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Sound Impacts of the Proposed Project
Mechanical equipment serving the proposed buildings at the sophomore and first-year student sites will include energy recovery
units, air-handling units, make-up air handling units, exhaust fans, fan-coil units (interior to the buildings and serving interior
spaces) and emergency generators. The selection of this equipment is consistent not only with goals for energy efficiency and
sustainability, but also with those for acoustical performance.
Mitigation Measures
Best practice sound-control strategies are being incorporated into the project design as equipment selection and placement
decisions are made. These strategies include, but are not limited to, the following:
•
•
•
•
•
•
•
•
•

Selection of packaged air-handling units; sound-producing fans are internal to these units and shielded from exterior
sound receptors by insulated panels that both reduce heat loss/gain and provide sound attenuation
Air-handling equipment with variable speed motors
Occupancy-based setback strategies
Sound-attenuating enclosures on all emergency generators
Scheduling emergency generator testing between 7:30 AM and 9:00 PM
Locating rooftop equipment away from the roof edge; doing so maximizes the shielding of residents from rooftopgenerated sound
Locating rooftop equipment, louvered air intakes/discharges and emergency generators to maximize distance to
residents
Installation of in-line sound attenuators, acoustical louvers, and/or lined plenums where air discharge is located at the
building face
A No Idling policy for all delivery trucks serving the sophomore and first-year student buildings

The project will tie in to a campus hot water loop to serve space heating and domestic hot water needs. For cooling and process
cooling needs, the project will tie in to a campus chilled water loop that is part Cornell University’s Lake Source Cooling (LSC)
system. Heat exchangers associated with project heating and cooling systems will be located inside the NCRE buildings and as
such will not be a noise concern.
Through the incorporation of the strategies listed above as well as the use of existing heating and cooling infrastructure present on campus, sound created by the project will be compatible with a residential area. No permanent acoustical impacts are
expected to result from the proposed project.

Odor Impacts
The project will not include animal or agricultural odor sources. No other odor sources are part of planned programs. There are
no significant odor impacts expected to result from the proposed project.

Light Impacts
Project lighting will include fixtures at parking lots and building entrances. Pedestrian-scale fixtures including light standards
and bollards will be incorporated into the project site design to enhance safety and define distinctive characteristics of building
form and site amenities. Project site lighting will be dark sky compliant LED fixtures that include cutoffs to focus lighting in
needed areas and minimize light spillover onto adjacent areas.
The lighting system will be designed to provide high quality lighting that is glare-free, flexible and easily adjusted for user
comfort and ease of use. Color tuning light sources may be utilized in key residential spaces where time of day changes to
light levels, spectrum and circadian lighting are desired. Selected light fixtures will be robust and long-lasting to reduce long216
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term maintenance efforts and replacement costs. The lighting system will be designed to meet requirements listed in Cornell
University Design and Construction Standards and to meet best practices, including a color temperature of 3500K. Color
temperature, measured in degrees Kelvin (K), is a metric used to describe the appearance of light emitted by a light source.
Most commercial and residential lighting has color temperatures that fall between 2000K and 6500K. The figure below presents
the typical range of color temperature for commercial and residential lighting.

Typical Color Temperature Range (in °K) for Commercial and Residential Lighting

The project is within the viewshed of the Fuertes Observatory, which is southeast of the project site. Previous light analysis
completed from the observatory site occurred as part of the development review for North Campus Residential Initiative (2001).
At that time, the findings showed significant existing ambient light levels on the west side of the observatory reaching it from a
variety of sources in the City and Town, due to the facility’s situation on a promontory overlooking both. The greatest contributor
of ambient light in the primary south-facing stargazing direction was determined to be lighting at the Sackett Foot Bridge location
near Beebe Lake.
While its location and equipment have long-since made it obsolete for state-of-the-art scientific use, the observatory is currently
used by introductory astronomy courses and is a treasured community asset on clear Friday nights. It is not expected that
lighting from the project will significantly change the observatory’s ability to function as it does today.
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CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
JoAnn Cornish, Director
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

To:

Planning and Economic Development Committee

From: Jennifer Kusznir, Economic Development Planner
Date: September 6, 2018
Re:

Amendments to the Waterfront Zoning Districts

The purpose of this memo is to provide information regarding several proposed amendments to the
waterfront zoning districts.
This proposal was previously considered at the July Planning Committee meeting. At that meeting the
Planning Committee voted to pass on to Council the proposed minor changes and corrections to the
waterfront zoning districts. Unfortunately, due to an oversite the Planning Committee did not vote to
declare itself as lead agency and did not vote on the environmental significance of this action.
Enclosed please find draft resolutions for lead agency and environmental significance. I have also
enclosed the draft ordinance that was previously discussed, as well as the Short Environmental
Assessment Form and comments that were received. If you have any concerns or questions regarding
any of this information, feel free to contact me at 274-6410.

9/6/17
An Ordinance Amending the Municipal Code of the City Of Ithaca,
Chapter 325, Entitled “Zoning” To Make Minor Corrections to the
Waterfront Zoning Districts • Declaration of Lead Agency

WHEREAS, State Law and Section 176-6 of the City Code require
that a lead agency be established for conducting environmental
review of projects in accordance with local and state
environmental law, and
WHEREAS, State Law specifies that, for actions governed by local
environmental review, the lead agency shall be that local agency
which has primary responsibility for approving and funding or
carrying out the action, and
WHEREAS, the proposed zoning amendment is a “TYPE I” Action
pursuant to the City Environmental Quality Review (CEQR)
Ordinance, which requires environmental review; now, therefore,
be it
RESOLVED, that the Common Council of the City of Ithaca does
hereby declare itself lead agency for the environmental review of
the proposed minor corrections to the Waterfront Zoning
Districts.

j:\planning\groups\planning and econ dev committee\2018 planning and economic development
committee\september\waterfront\4 - 2018-wf-leadagencyres-09-06.doc

Draft Resolution
9/6/18
An Ordinance Amending the Municipal Code of the City Of Ithaca,
Chapter 325, Entitled “Zoning” To Make Minor Corrections to the
Waterfront Zoning Districts ― Declaration of Environmental
Significance

1. WHEREAS, on August 2, 2017, the Common Council established
four new zoning districts for the Waterfront Study Area, the
Newman, the Market, The West End/Waterfront, and the Cherry
Street Districts, and, and
2. WHEREAS, the Common Council is now considering adopting some
minor changes and corrections to the waterfront districts
that could improve the implementation of the zoning and allow
for the type of development that was anticipated when the
zoning was adopted and
3. WHEREAS, the appropriate environmental review has been
conducted,
including
the
preparation
of
a
Short
Environmental Assessment Form (SEAF), dated May 21, 2018, and
4. WHEREAS, the proposed action is a “unlisted” Action under the
City Environmental Quality Review Ordinance, and
5. WHEREAS, the Common Council of the City of Ithaca, acting as
lead agency, has reviewed the SEAF prepared by planning staff;
now, therefore, be it
1. RESOLVED, that this Common Council, as lead agency in this
matter, hereby adopts as its own the findings and conclusions
more fully set forth on the Short Environmental Assessment
Form, dated May 21, 2018, and be it further
2. RESOLVED, that this Common Council, as lead agency in this
matter, hereby determines that the proposed action at issue
will not have a significant effect on the environment, and
that further environmental review is unnecessary, and be it
further
3. RESOLVED, that this resolution constitutes notice of this
negative declaration and that the City Clerk is hereby
directed to file a copy of the same, together with any
attachments, in the City Clerk’s Office, and forward the same
to any other parties as required by law.

9/7/2018

PLANNING COMMITTEE:
An Ordinance Amending the Municipal Code of the City Of Ithaca,
Chapter 325, Entitled “Zoning” To Make Minor Corrections to the
Waterfront Zoning Districts

ORDINANCE NO. ____

1.

WHEREAS, on August 2, 2017, the Common Council established four new zoning
districts for the Waterfront Study Area, the Newman, the Market, The West
End/Waterfront, and the Cherry Street Districts, and

2.

WHEREAS, several items have been identified as minor changes to the waterfront
districts that could improve the implementation of the zoning and allow for the type of
development that was anticipated when the zoning was adopted, and several minor
corrections to the existing code that reference zones that no longer exist have also been
identified, and now therefore

BE IT NOW ORDAINED AND ENACTED by the Common Council of the City
of Ithaca that Chapter 325 of the City Code be amended as
follows:
Section 1. Chapter 325-3B of the Municipal Code of the City of
Ithaca, entitled “Definitions and Word Usage”, is hereby amended
to add the following new definitions:
BUSINESS OR PROFESSIONAL OFFICE - Offices where services
are provided that require specialized training or
professional certification including but not limited to
accountant, appraiser, attorney, architect, engineer,
surveyor,
stockbroker,
physician,
dentist,
chiropractor, massage therapist, psychologist, and
optometrist.

Section 2. The following sections of the City Code are no longer
relevant and hereby deleted in entirety:
 Section 325-16E
 Section 325-28,
 Section 325-20D(3)(a)
Section 3. Section 325-26 of the Municipal Code of the City of
Ithaca, entitled “New structures along streams or inlets”, is
hereby amended to read as follows:
1|Page

9/7/2018

No new structure shall be located nearer than 20 feet to an inlet wall or to the bank
of a stream or inlet channel, measured at an average water level, except for those
structures directly connected with marine or public or commercial recreation
activities. (See illustration below.) Properties located within Cherry Street District,
the Market District, the Newman District, and the West End/Waterfront District are
exempt from this requirement.

Section 4. Section 325-29.1D of the Municipal Code of the City
of Ithaca, should be replaced with the following language:
325-29.1 D. Location.
(1) Adult uses may only be located within the Adult Use Overlay Zone, as shown
on the Official City Zoning Map.
Section 5. Section 325-8 of the Municipal Code of the City of
Ithaca, entitled District Regulations, is hereby amended in order
to change the minimum building height in the Newman, Market, Cherry
Street, and West End/Waterfront Districts to read as follows:
MINIMUM BUILDING HEIGHT
For Water Dependent Uses there is no minimum building height. For any nonwater dependent uses, buildings must be a minimum of 2 stories in height. The
first story of any new structure must be 12-15 feet in height, measured floor to
floor. Each additional story must be 10-12 feet in height, measured from floor
to floor. In buildings with a pitched roof, a top story contained within the
pitched roof shall be exempt from this requirement. Accessory structures of
less than 250 SF may be 1 story. As an exception, any increase in first floor
elevation, as required to comply with flood plain regulations, can be included in
the first story minimum height requirement, however the first floor should not
be less than 10 feet in height measured floor to floor.
Section 7. Section 325-8 of the Municipal Code of the City of
Ithaca, entitled District Regulations, is hereby amended in
order to add “Garage, Public Repair” as an allowable primary use
in the Cherry Street Zoning District.
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Section 8. The City Planning and Development Board, the City Clerk
and the Planning Department shall amend the district regulations
chart in accordance with the amendments made herewith.
Section 9. Severability. Severability is intended throughout and
within the provisions of this local law.
If any section,
subsection, sentence, clause, phrase or portion of this local law
is held to be invalid or unconstitutional by a court of competent
jurisdiction, then that decision shall not affect the validity of
the remaining portion.
Section 10.
Effective date. This ordinance shall take effect
immediately and in accordance with law upon publication of notices
as provided in the Ithaca City Charter.
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CITY OF ITHACA SHORT ENVIRONMENTAL ASSESSMENT FORM (SEAF)
Project Information
(to be completed by applicant or project sponsor)

1. Applicant/Sponsor:
2. Project Name: Minor Corrections to the
City of Ithaca
Waterfront Zoning Districts
3. Project Location: The Cherry Street, the West End/Waterfront, The Newman, and the
Market Districts
4. Is Proposed Action:
 New
 Expansion
 Modification/Alteration
5.Describe project briefly: In August of 2017, the Common Council established four new zoning districts
for the Waterfront Study Area. Since then several items have been identified as minor changes to the ordinance
that could improve the implementation of the zoning and allow for the type of development that was anticipated
when the zoning was adopted. In addition, several minor corrections to the existing code that reference zones
that no longer exist have also been identified.

6. Precise Location (road intersections, prominent landmarks, etc., or provide map):
The proposed zoning amendments pertains to the four waterfront zoning
districts( Newman, Market, Cherry Street, West End/Waterfront). The
boundaries of which can be seen on the official City of Ithaca Zoning Map.
7. Amount of Land Affected:
Initially: __225____ Acres or Sq. Ft.
Ultimately: ______ Acres or Sq. Ft.
8. Will proposed action comply with existing zoning or other existing land use
restrictions?
 Yes  No If no, describe briefly: The proposed changes are minor
amendments and corrections.
9. What is present land use in vicinity of project:
 Residential  Industrial  Agricultural  Parkland/Open Space
 Commercial  Other _________________
Describe:
10. Does action involve a permit/approval or funding, now or ultimately, from
governmental agency (federal/state/local):  Yes  No
If yes, list agency name and permit/approval type: Adoption of the Common
Council
11. Does any aspect of the action have a currently valid permit or approval?
 Yes  No
If yes, list agency name and permit/approval type: the waterfront zoning was
adopted by the Common Council in 2017
12. As a result of proposed action, will existing permit/approval require modification?
Yes  No Yes, the adopted zoning is being modified
I certify the information provided above is true to the best of my knowledge.
PREPARER'S SIGNATURE: ____________________________ DATE: _5/21/18__
PREPARER'S TITLE: ____Jennifer Kusznir, Senior Planner______________
REPRESENTING: City of Ithaca_____________________________________

SHORT ENVIRONMENTAL ASSESSMENT FORM

Project Information
To Be Completed By Staff
In order to answer the questions in this Short Environmental Assessment Form (SEAF), the preparer is to use
currently available information concerning the project and the likely impacts of the action.

Name of Project: Minor Corrections to the Waterfront Zoning Districts
No

Yes
□



2. Will there be a change to any unique or unusual land form found on the site or to any
site designated a unique natural area or critical environmental area by a local or state
agency?

□



3. Will the project alter or have any effect on an existing waterway?

□



4. Will the project have an impact on groundwater quality?

□



5. Will the project affect drainage flow on adjacent sites?

□



6. Will the project affect any threatened or endangered plant or animal species?

□



7. Will the project result in an adverse effect on air quality?

□



8. Will the project have an effect on visual character of the community or scenic views
or vistas known to be important to the community:

□



9. Will the project adversely impact any site or structure of historic, pre-historic, or
paleontological importance or any site designated a local landmark or in a landmark
district?

□



10. Will the project have an effect on existing or future recreational opportunities?

□



11. Will the project result in traffic problems or cause a major effect to existing
transportation systems?

□



12. Will the project cause objectionable odors, noise, glare, vibration, or electrical
disturbance as a result of the project's operation during construction or after
completion?

□



13. Will the project have any impact on public health or safety?

□



14. Will the project affect the existing community by directly causing a growth in
permanent populations of more than 5 percent over a one-year period OR have a
negative effect on the character of the community or neighborhood?

□



15. Is there public controversy concerning the project?

□



1. Will project result in a large physical change to the project site or physically alter
more than one acre of land?

If any question has been answered YES, a completed Long Environmental Assessment Form (LEAF)

is necessary.
PREPARER'S SIGNATURE: _________________________________DATE: __5/21/2018____
PREPARER'S TITLE: ___Senior Planner__________
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REPRESENTING: __City of Ithaca_____________________________
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CITY OF ITHACA
108 E. Green St. — Third Floor Ithaca, NY 14850-5690
JoAnn Cornish, Director
DEPARTMENT OF PLANNING, BUILDING, ZONING, & ECONOMIC DEVELOPMENT
Division of Planning & Economic Development
Planning & Development – 607-274-6550
Community Development/IURA – 607-274-6565
E-Mail: dgrunder@cityofithaca.org

MEMORANDUM
TO:
FROM:
DATE:
RE:

Planning & Economic Development Committee
Lisa Nicholas, Deputy Director of Planning
August 27, 2018
Planning Staff Recommendation Regarding C/SEQR Forms

As you are aware, many development activities and actions taken by local governments are subject to the
NYS Environmental Quality Review Act (SEQRA), the purpose of which is to incorporate environmental
factors into local and state planning, review and decision‐making processes. As is allowed under this law,
the City of Ithaca has a local City Environmental Quality Review Ordinance (CEQRO) enacted in 1990 and
amended in 2003. The City’s ordinance differs from the state law in that it requires a higher level of review
for smaller projects. The City also developed model CEQR Forms (used to evaluate the potential
environmental impacts of an action) that differed from the original state forms in that they addressed
specific local issues – such as Tompkins County Unique Natural Areas (UNAs) and specifically named
waterbodies. The State updated their forms in 2012 to incorporate broader information, particularly
about energy use and air quality while the City continued to use its original local forms.
Recently it has been recommended that the 2012 State forms are a better tool than the local forms to
evaluate potential environmental impacts. In response, the Planning Director and I have reviewed both
the state and local forms and also recommend a switch to the state forms for the following reasons:





The State forms require applicants to provide a broader range of information, particularly
regarding energy use and air quality.
State forms are linked to a mapping tool that can provide useful information about a site which
may otherwise be unknown to the reviewing agency, such as historic spill records.
Users of the State forms can incorporate the specific local issues mentioned above into the
environmental review without the need for local forms.

Please find attached a resolution for your consideration.
Links to the State forms for your information:
FEAF Part 1
FEAF Part 2
SEAF Part 1
SEAF Parts 2 & 3

Planning and Economic Development Committee Resolution to Modify the City’s Model Full and Short
Environmental Assessment Forms (FEAF and SEAF) to be the Model NYS DEC’s FEAF & SEAF
September 12, 2018
WHEREAS, §617.3 General Rules of the NYS Environmental Quality Review Act (SEQR) states that “No
agency involved in an action may undertake, fund or approve the action until it has complied with the
provisions of SEQR” and
WHEREAS, the City of Ithaca has a local Environmental Quality Review Ordinance (CEQR) §176 of the
City Code, and
WHEREAS, both SEQR and CEQR define Environmental Assessment Forms (EAFs) as “A form used by
an agency to assist it in determining the environmental significance or non-significance of an action. A
properly completed EAF shall contain enough information to describe the proposed action, its location, its
purpose and its potential impacts on the environment”, and
WHEREAS, although the State has model EAF forms, the City of Ithaca has long used local EAF forms to
conduct environmental review, and
WHEREAS, CEQR also states that the model forms “may be modified by the Common Council to better
serve it in implementing CEQR, provided that the scope of the modified form is as comprehensive as the
model”, and
WHEREAS, it has been determined that the State model EAF forms would better serve the City in
implementing CEQR, now therefore be it
RESLOVED, that the Common Council does herby modify the City’s model EAF forms to be one and the
same as the New York State model forms, and be it further
RESLOVED, that the CEQR thresholds for Unlisted and Type 1 Actions remain the same and be it further
RESOLVED, that the current model forms contained in Appendices A and C as referenced in §176.2 of the
City Environmental Quality Review Ordinance be replaced with the State forms.

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

To:

Planning and Economic Development Committee

From: Jennifer Kusznir, Economic Development Planner
Date: September 7, 2018
Re:

Chain Works PUD – Area Requirements

The purpose of this memo is to provide information regarding the Chain Works PUD application.
At its June 13th meeting of the Planning Committee the Chain Works team presented an overview
of their proposed area requirements for their PUD application. Based on the discussion that took
place at that meeting the team has made revisions to the area requirement chart and has prepared
the enclosed visuals to support the review of the proposed area requirements. Also enclosed for
your consideration is the draft zoning code.
If the committee is in agreement, then the draft zoning can be circulated for comments. If you
have any concerns or questions regarding any of this information, feel free to contact me at 2746410.

The Chain Works District
Planned Unit Development
Zoning Code for the City of
Ithaca: §325-13
Deleted: April

Draft – March 7, 2018, updated July 13, 2018
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A. Intent
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1) The City of Ithaca’s Comprehensive Plan encourages development of community-oriented,
environmentally conscious mixed-use developments; encourages focusing development in
areas where adequate public infrastructure and facilities exist; encourages sustainable, dynamic
developments designed to minimize the use of energy; encourages avoiding sprawl by focusing
development within existing, repurposed structures and on sites where infrastructure already
exists; encourages the conservation and protection of environmentally sensitive areas by siting
potential new development in strategic locations; and

Deleted: Findings

2) The Chain Works District is suitable for a Planned Unit Development (PUD) Zone within the
City of Ithaca as it will include repurposing existing former industrial buildings for mixed-use
consisting of residential, offices, commercial, retail, restaurants/cafes, warehousing/distribution,
small business incubator and flex spaces, manufacturing, and open space, as well as potential
future infill development, creating a mix and density of uses greater than that allowed as of right
within the current zoning districts that apply to the property within both the City of Ithaca and
Town of Ithaca; and
3) The Chain Works District is also suitable for development as a sustainable redevelopment to
create a vibrant and walkable mixed-use neighborhood; and
4) The Chain Works District is intended to:
a) Develop and model a neighborhood district designed to accommodate pedestrians
and cyclists, with functional and attractive landscaping;
2

b) Create an identifiable community that bridges the City and Town of Ithaca by
reactivating a property with an idle industrial complex;
c) Avoid sprawl by repurposing existing structures with potential future development
where adequate infrastructure exists, comprised of a greater mix of uses than the
existing Industrial zoning allows;
d) Protect environmentally valuable and sensitive areas by limiting all intense
development to approximately one-third of the 95-acre property, retaining open space as
an ecological and recreational amenity for the neighborhood and surrounding
community;
e) Promote human-scaled development and social connectivity within the Chain Works
District and around the community by creating pedestrian oriented pathways and streets;
f) Encourage walking, biking, car sharing, and public transit by providing the minimum
amount of parking necessary for Chain Works District residences and businesses;
g) Utilize a zoning strategy that creates an aesthetic and safe neighborhood district to
help foster a sense of community and connectivity with the surrounding communities;
h) Improve public access to the South Hill Recreation Way and Black Diamond Trail with
the planned Gateway Trail through the Chain Works District;
i) Celebrate the property’s history by retaining the existing industrial character of the
structures in their repurposing.
j) Demonstrate how a meaningful open space network may be created within a former
800,000+ sf industrial complex, in conjunction with potential new infill development of
mixed use retaining greater open space than is ordinarily required;
k) Encourage a vibrant and walkable mixed-use neighborhood.

B. Using This Code
The Chain Works District PUD is composed of two parts that work together to provide the
consistency and predictability desired by the City of Ithaca as well as the flexibility appropriate for
a long-term redevelopment project. The two parts are: 1, The Chain Works District Planned Unit
Development Zoning Code for the City of Ithaca (this document, the PUD); and 2, Schedule A:
Design Guidelines.
The Zoning Code includes the intent and vision for the redevelopment of the Chain Works District,
administrative processes for review, approval and permitting, allocation of allowed uses by sub
area, performance standards for nuisance conditions, and other general requirements and
processes. Compliance with the PUD is mandatory. The PUD also includes mandatory standards
for Maximum Building Footprint Area, Building Setbacks, Required Buffer Area, Building Heights,
and Maximum Front Facade Length.
The Schedule A: Design Guidelines provide objectives for bulk, articulation, and design that is
specific to individual building types, building materials guidelines, as well as public planting
3
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guidelines, and an inventory of suggested traffic calming measures. Compliance with the Design
Guidelines is expected, unless the Board determines that there are clear and completing reasons
for non-compliance.
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C. Applicability and Administration
1. Applicability
a.) Except as otherwise specified in this section, all provisions of the City of Ithaca Code
shall apply to all development, structures and uses in the PUD #X.
b.) The language in this PUD is intended to supersede any provision of the City Code insofar
as said provision is inconsistent with and language in this PUD.
c.) If any section, subsection, sentence, clause, phrase or portion of this Section 325-13 is held
to be invalid or unconstitutional by a court of competent jurisdiction, then that decision shall
not affect the validity of the remaining portions of this ordinance.
d.) This code applies to the Chain Works District, which is bounded by…(insert Legal
Description of the Property)
e.) No Building or part thereof within the Chain Works District shall be erected, moved, or
altered on its exterior unless in conformity with the regulations herein.
f.) In the event that provisions of the Chain Works District Planned Unit Development conflict
with other sections of the City Municipal Code, the Chain Works Planned Unit Development
shall prevail.
g.) In cases of pre-existing buildings and lots, refer to City Municipal Code Chapter 325 Zoning,
Article VI or the currently effective regulations in the municipality where the building or use
is located.
h.) Notwithstanding the provisions of this Ordinance, the New York State Uniform Fire
Prevention and Building Code, and State Energy Conservation Construction Code, are
applicable and controlling at all times.

Deleted: 1

2. Administration
Deleted: Building Permits-

a.) Building permits shall be required for any construction except as otherwise provided
by Chapter 146, Building Construction of the City of Ithaca Code.
b.)

Site Plan Approval shall be in accordance with the City of Ithaca Code, Section 32512E., Site Plan Approval in a Planned Unit Development, No structure shall be erected
or placed within the PUD, no building permit shall be issued for a building or structure
within a PUD, and no existing building structure, or use in a PUD shall be changed,
unless the proposed building and/or use is in accordance with a site plan approved
pursuant to the provisions of chapter 276 of the City of Ithaca Code.

3. Environmental Quality Review
a)

Environmental review for any new construction in the PUD will be in accordance with
City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (I), and
the State Environmental Quality Review Act (“SEQRA”) § 617.4.
4

b)

Chain Works District Generic Environmental Impact Statement (GEIS)
a. GEIS Process: The City of Ithaca Planning Board established Lead Agency for
Environmental Review and issued a Positive Declaration of Environmental
Significance on October 28, 2014. The Lead Agency held a public scoping on
November 18, 2014, accepted comments through December 10, 2014, and
adopted the Final Scope on January 13, 2014. The Lead Agency filed a Notice of
Complete Draft GEIS March 14 2016, held a public hearing on March 29, 2016
and accepted public comments until May 10, 2016. The Lead Agency filed a Notice
of Completion for the Final GEIS on xx/xx/xx and adopted Findings on xx/xx/xx.
b. GEIS Rationale: In accordance with §176-10 of the City Code, the Lead Agency
determined that a GEIS should be undertaken because the project consists of “A
sequence of actions, contemplated by a single agency or individual”. The project
would be constructed in phases with the Project’s initial phase of development
more clearly defined than later phases.
c. Chain Works District GEIS Thresholds and Conditions: Should a particular
Project component, when fully designed, exceed any threshold or standard
established in the GEIS or be determined to result in an impact not evaluated in
the GEIS, additional environmental review will be required in accordance with the
City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 (I),
and the State Environmental Quality Review Act (“SEQRA”) § 617.4.

Table _____: Environmental Quality Review Thresholds and Conditions*
Environmental Setting

Threshold/Condition

Land Use

Material changes to when site plan approvals are
triggered; allowable uses in Sub Areas; size and
location of Sub Areas (see Figure 2.1-3 and Table
2.7-1); required buffers; maximum Sub Area
coverage; and maximum density.
A material change to the Conceptual Site Layout
Plan such as the general location or grouping of
structures and streets or Site access points.
Total square footage of uses (residential,
commercial and industrial) as set forth in Table
2.7-1.

Land – Topography

Development proposed on slopes greater than or
equal to 20%.

Water Resources – Stormwater

Future proposed action likely to exceed total
impervious coverage rate of 70%.
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Vegetation

Non-recreational facilities proposed in CW1.
Material change to size (23.86 acres) and location
of CW1.

Public Health

The approved ROD Amendment must allow
residential development.

Historic

Proposed demolition or partial demolition of
buildings other than 3A, 4A, 6, 6A, 8A, 9, 10A, 11A
and 14.

Transportation

Future proposed action likely to exceed a mixeduse development of 1.7 MSF or square footage
allocations for land uses set forth in Table 5.7-4.

Utilities

Proposed action likely to cause the Project’s total
demand to exceed:
Water

271,500 GPD and peak @ 1500 gpm

Discharge to Turner Place

2,033 gpm

Sewer

1,450 gpm

Discharge to South Cayuga
Street Sewer

1,500 gpm

Total peak sewer discharge

143,400 MMBTUs
Not to exceed Design Standards, Table 13

Natural Gas
Electric
Light
Air Quality

Proposed action likely to cause Project’s total
emission of carbon dioxide equivalent to exceed
2,686 tons/year.

Visual and Aesthetic Resources

Proposed maximum building height exceeds
Design Standards, Table 7.
Material change to size (23.86 acres) and location
of CW1.

Open Space

Non-recreational facilities proposed in CW1.
Material change to size (23.86 acres) and location
of CW1.

Noise

Proposed action has potential for significant
adverse environmental impact.

*Table from DGEIS (with an additional edit regarding noise) will be revised for FGEIS. This is
intended as a placeholder.
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D. Sub Area and Character Intent

(1) Natural Area / CW1. These areas consist of lands approximating or reverting to a
wilderness condition, including lands unsuitable for development due to topography, hydrology,
or vegetation. The CW1 Sub Area is intended to permanently protect areas from development
that would damage the contiguity, quality, character, and ecological function of natural areas.
These are permanently preserved as natural, open space with the following permitted uses:
passive recreation, stormwater management facilities which may consist of constructed wetland
or other water cleansing and stormwater practices, gardens, walking / recreational trails that
may provide pedestrian connectivity to other zones, and other alike or corresponding nonintrusive uses. New structures are only allowed if they serve as auxiliary to a permitted use.
Sheds, park restrooms, pavilions, gazebos, visitor centers, or affiliated buildings needed to
maintain this area, are examples of permitted auxiliary structures allowed in the Natural Area /
CW1.
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(2) Neighborhood Center Area / CW3 A&B. These areas will consist of higher density mixeduse buildings that accommodate retail, office, and other commercial uses, rowhouses,
apartments, and incubator/artisan uses. Adult uses are excluded. It has a tight network of
streets, with sidewalks, and buildings set close to the sidewalks. Open spaces consist of plazas
in addition to green space. In the CW3A Sub Area, development is limited to 4 stories.
Development in the CW3B Sub Area is limited to 6 stories, allowing for an additional 1-2 stories
on the downhill side below grade plane.

(3) Neighborhood Edge Area / CW3C. This area will consist of higher density residential
buildings. Adult uses are excluded. It has a tight network of streets, with sidewalks, and
buildings set close to the sidewalks. Open spaces consist of plazas and parks. In the CW3C
Sub Area, development is limited to 6 stories with no additional stories allowed on the downhill
side below grade plane.
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E. Permitted Uses.
Permitted Uses and relevant standards apply to new development and existing buildings
based on Sub Areas specified in Chain Works District Planned Unit Development.
P = permitted use
S = Allowed by Special Permit
• = Not allowed.
Use definitions are mutually exclusive. Broader general use types do not include more
specific use types in the use table. (Example: retail and service: general does not include

adult uses or restaurant/bar uses.)
A use must follow use-specific conditions and standards (if any), and applicable performance
standards in this section and other applicable regulations. If any use-specific requirements,
conditions and standards, or performance standards found in other regulations conflict with
this section, this section shall prevail.
A use-specific requirement for spacing, separation, or buffering from another use does not
impose a “vice versa” requirement for that other use.
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Residential

Definition and conditions

CW1

CW3A

CW3B

CW3C

Dwelling

Any building or structure or

•

P

P

P

•

P

P

P

•

P

P

P

part thereof used and
occupied for human
habitation or intended to
be so used.
Collective living

Principal housing unit, for
occupancy by ≥3 unrelated
people, where the collective
living arrangement is
intentional, and not
transient, temporary,
seasonal, or arranged by a
non-resident third party.
• Number: ≤1.5 residents per
bedroom at the housing unit.

Live-work housing

Principal housing unit, with
separate but connected
space for a non-residential
use the subarea allows.
• Non-residential space may
occupy ≤75% of the GFA of
a live-work unit. It must
have direct internal access
from living space.
• The operator of a non-
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residential use in live-work
space must live in the livework unit as their primary
residence.
Residential care

Multi-unit or group

•

P

P

P

housing, with ancillary onsite supervision, services,
and care, to (generally
older and elderly) people
who need help with daily
living activities, or who
cannot care for themselves
• Adult day health care (10
NYCRR §425), day
programs, social adult day
care (9 NYCRR §6654.20), or
outpatient physical
rehabilitation, may be an
ancillary use.
Lodging

Definition and conditions

CW1

CW3A

CW3B

CW3C

Inn

A building containing

•

•

P

•

rooms occupied for
sleeping purposes provided
by the owner/occupant for
compensation for the
accommodation of
transient guests with or
10

Deleted: P

without meals.
Hotel

A building containing

•

•

P

•

Deleted: P

rooms occupied for
sleeping purposes by
guests and where a general
kitchen and dining room
are provided within the
building or in an accessory
building.
Office

Definition and conditions

CW1

CW3A

CW3B

CW3C

Health/wellness

Establishment providing

•

P

P

•

practice

outpatient medical, medical

•

P

P

•

•

P

P

•

allied health care, or
alternative medical services.
Professional office

Establishment providing
professional, administrative,
clerical, or information
processing services.

Veterinary practice

Establishment providing
veterinary services.
Veterinary care may include
short-term boarding for
recovery and observation,
but not general boarding.

Retail and service

Definition and conditions

CW1

CW3A

CW3B

CW3C

Commercial

Establishment or facility,

•

•

P

•
11
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recreation: indoor

not associated with or
ancillary to a civic use,
providing an indoors
recreation or
entertainment-oriented
activity to the public.

Day care center

Child day care (18 NYCRR

•

P

P

•

•

•

S

•

§418.1), small day care (18
NYCRR §418.2), schoolaged child care (18 NYCRR
§414), adult day health care
(10 NYCRR §425), social
adult day care (9 NYCRR
§6654.20), or adult day or
program, to unrelated
children or adults in a
protective setting.
• A fence 4’ to8’ high must
enclose an outdoor play
area.
• A day care center may be
an accessory use to a place
of assembly, or primary or
secondary school.
Day care: pet

Establishment providing a
supervised area where
groups of pets can socialize
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Deleted: S

and play. This includes
related training, grooming,
and/or overnight boarding.
• Outdoor play yard use
≥8:00 AM to ≤8:00 PM.
Restaurant / bar

Establishment preparing

•

S

P*

•

Deleted: P

and selling food, drinks,
and/or alcoholic beverages
in a ready-to-consume
state, to customers onsite
or delivery offsite.
• CW3B subarea only:

Deleted: , CW4

Alcohol production and

Deleted: s

packaging for distribution
offsite may be an ancillary
use. For the CW3B
subarea, GFA above the

Deleted: these

following limits needs
special permit approval.

Deleted: use

◦ Production and
packaging area: ≤50% of
total GFA.
◦ Beer: 15 bbl (bbl =
standard 31 gallon barrel)
brewing system.
◦ Distilled spirits: 150
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gallon still capacity.
◦ Wine or cider: 1,700
gallon fermenter capacity.
Retail and service –

Retail/rental or service

general

activity providing a service

•

•

•

•

•

•

•

•

or tangible product to the
general public less than
10,000sqft.
Retail and service –

Retail/rental or service

heavy

activity providing a service
or tangible product to the
general public greater than
10,000sqft; or any
retail/rental or service
activity involving
permanent operations or
storage in outdoor areas or
partly enclosed structures
greater than 10,000 sqft; or
retail/rental or service
activity providing
specialized equipment,
supplies, or services for
businesses or workers in
the industrial, building,
construction, transportation,
extraction, or agriculture.
14
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(Examples: bulk building or
landscaping materials, bulk
fuel, portable buildings,
building supply, farm or
garden equipment,
industrial or construction
equipment,
heavy/commercial vehicles,
recreational vehicles,
trailers, boats.)
Retail and service –

Retail/rental or service of

vehicular

light motor vehicles,

•

•

S

•

Deleted: S

•

•

P

•

Deleted: P

CW1

CW3A

CW3B

CW3C

motorsports or powersports
products, or related
accessories; or vehicle
fueling or
washing/detailing.
Retail - outdoor

Regularly recurring

market

grouping of retail and
service-general or
restaurant uses at a

purpose-built outdoor or
unenclosed facility.
(Example: farmers’ market,
food truck corral).
Industrial and semi- Definition and conditions
industrial
15

Agriculture

Farming and similar

•

•

P

•

Deleted: P

•

•

P

•

Deleted: P

•

•

S

•

Deleted: •

•

•

•

•

Deleted: •

commercial endeavors
relating to the land and its
use for growing crops for
profit.
Artisan

Establishment or studio
where people use handheld
tools or small-scale tablemounted equipment to
make art or products by
hand. This includes related
sales onsite.

Industrial - low

Manufacture mainly from

impact

previously prepared
materials, preparation,
processing, indoor
warehousing, or repair of
items for offsite distribution
or sale, where impacts are
minimal or undetectable
beyond the site.
• In CW3B, Industrial – low
impact uses permitted only
in Buildings 13A, 13B, and
35

Industrial - high

Large scale processing or

impact

manufacture of materials or
products mainly from
16

extracted or raw materials;
significant outdoor storage
areas or manufacturing
processes which may
generate substantial impact
on surrounding properties.
Research/laboratory

Establishment conducting

•

•

S

•

scientific research,
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investigation, testing, or
experimentation. This
includes related
manufacture or sale of
products incidental to the
main purpose of the
laboratory.
Self-storage facility

Facility providing secured

•

•

S

•

storage units or areas in a
structure for passive, shortterm storage of household
items, or other nonhazardous, non-perishable
durable items.
• Storage units/areas may
be in a fully enclosed
structure. A storage facility
must not have outdoor
storage.
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Deleted: S

• Related sales of packing,
moving, and storage
supplies may be an
ancillary use.
• A storage unit/area may
be for passive storage only.
It must not have active
uses (examples: office or
manufacturing work, band
practice, art studio, auto
repair).
• A storage unit/area must
not have electrical outlets,
plumbing, or other
improvements that could
make it useful for active
uses. Electrical service to a
storage unit/area may be
for lighting and climate
control.
Civic use

Definition and conditions

CW1

CW3A

CW3B

CW3C

Incubator Space

Community facility

•

•

P

•

providing an open,
collaborative environment
for people to learn,
experiment, invent, or make
things using shared tools,
18

Deleted: P

resources, and knowledge.
(Examples: makerspace,
hackerspace, community
kitchen.)
Cultural facility

Facility for display,

•

•

P

•

Deleted: P

•

•

P

•
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P

P

P

P

performance, or enjoyment
of heritage, history, arts, or
sciences. (Examples:
museum, gallery, library,
arts performance venue by
a public or private entity.)
Government facility

Facility or office owned,
occupied, or run by a
government agency.
(Examples: town hall,
courthouse, government
office, social service facility,
public works facility.)

Park

Land used mainly for active
or passive recreation, or
natural resources
protection. Park buildings
are limited to bathrooms,
information booths, visitor
center, outdoor community
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pavilions, gazebos, and
other gathering spaces that
19

are open to the public,
warming huts, storage
sheds for park uses and
play structures.
Place of assembly

Facility used mainly for

•

•

P

•

Deleted: P

•

•

P

•

Deleted: P

public/resident assembly
for worship, meeting, or
community purposes.
(Examples: religious
congregation, secular
assembly, community
center, common house,
amenity center.)
• The main entrance of a use
triggering distance
requirements for liquor
license issuance must be
≥200 feet from commercial
storefront frontage space on
the same street.
Club

Any organization catering
exclusively to members and
their guests or premises
and buildings for
recreational or athletic
purposes which are not
conducted primarily for
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gain, provided that there
are not conducted any
vending stands,
merchandising or
commercial activities,
except as required for the
membership and purposes
of such club. It shall include
fraternal, social and service
organizations. Any such
organization's premises or
building which provides
sleeping accommodations
for more than five persons
shall be considered a
multiple dwelling.”
Public safety

Police station, fire station,

•

•

P

•

Deleted: P

•

•

P

•
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•

•

P

•
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ambulance service, or other
public safety service.
School: primary /

Institution providing

secondary

primary or secondary
education. (Examples:
kindergarten, elementary
school, junior high school,
middle school, high school.)

School: vocational

Establishment providing
training in technical
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subjects or skills for specific
occupations or trades.
Utility and

Definition and conditions

CW1

CW3A

CW3B

CW3C

Solar photovoltaic cells,
panels, or arrays, or solar
hot air or water collector
devices, which rely upon
solar radiation as an energy
source for the generation of
electricity or transfer of
stored heat.

S*

•

S

•

infrastructure use
Solar panels/farm
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*In CW1 Solar Panels
permitted only for on-site
energy use within CW1, for
example a pole mounted
panel that powers a trail light
fixture or other amenity.
Utility substation

Facility for collecting,

•

•

S

•

processing, or distributing a
public utility commodity.
(Examples: electrical
substation, water tank and
pumps, telephone switching
office and exchange.)
• An enclosed building, or
screening wall that is
architecturally compatible
with the nearest principal
building, must screen and
conceal a utility substation,
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Deleted: S

switchyard, or other area
with exposed outdoor
equipment (examples:
transformer, regulator,
breaker, switch, pump)
from public vantage points
and adjacent uses.
Screening does not need to
be taller than 12’
District

Facility providing

heating/cooling

centralized heating or

•

•

S

•

Deleted: S

•

•

See City
Code
Chapter
325:
Article
VA,
Telecom
municati
ons
Facilitie
s and
Services

•

Deleted: See City Code Chapter 325: Article VA,
Telecommunications Facilities and Services

cooling for multiple
buildings or developments.
Personal Wireless

A facility for the provision

Service

of personal wireless
services, as defined by
Section 704 of the
Telecommunications Act of
1996. A PWSF is any facility
for the transmission and/or
reception of personal
wireless services, usually
consisting of an antenna
array, transmission cables,
equipment shelter and a
mount.
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Accessory uses

Definition and conditions

Accessory Building A structure, the use of
or Structure

CW1

CW3A

CW3B

CW3C

•

•

P

P

Deleted: P

•

•

S

•

Deleted: S

•

•

P

•
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•

•

•

•

which is incidental to that
of the main building and
which is located on the
same premises.

Antenna

A whip (omnidirectional
antenna), panel (directional
antenna), disc (parabolic
antenna) or similar device
used for transmission
and/or reception of radio
frequency signals.”.
• Conditions: refer to
zoning/land use regulations
for amateur radio antennas
for the underlying
municipality.

Day care home

Establishment providing
group family day care (18
NYCRR §416) or family day
care (18 NYCRR §417) in a
protective setting, for all or
part of a day.

Drive-through

Facility used by a retail and

facility

service use to provide
products or services to
24

customers in queued
vehicles.
Off Street Parking

Off-street garage or

S

P

P

P

Deleted: P

parking space for the
occupants, users, and
employees in connection
with the uses specified in

Deleted: above

its Sub Area only, but
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subject to other provisions
of this section.

1. Additional Requirements for Specified Uses
a. Day Care – Pet
A Day Care – Pet facilities must conform to the following standards, which are minimum
requirements for special permit approval:
i.
The actual facility and all associated runs or fenced areas shall be setback a minimum of
one hundred fifty (150) feet from all lot lines.
ii.
All Day Care – Pet facilities all associated runs or fenced areas shall be adequately
screened by fence, plantings, or landscaping from streets and adjacent properties.
iii.
All animal wastes shall be disposed of properly to avoid odor, diseases, and
contamination of drinking water supplies.
iv.
Fencing surrounding exterior exercise areas must be between six and seven feet in
height to prevent escape, and must be buried a minimum of one foot to prevent escape
by digging beneath the fence.
v.
Indoor area per animal shall be a minimum of 16 sq. ft. in size.
vi.
Outdoor runs per animal must be a minimum of 4-1/2 feet wide and 12 feet long and
must be appropriately separated from adjacent runs by fencing concrete, block or other
appropriate materials.
vii.
Any exterior boarding quarters and exercise areas located outside must be designed to
provide shelter against weather.
b. Retail and service – vehicular
Retail and service – vehicular facilities must conform to the following standards, which are
minimum requirements for special permit approval:
i.
For unstaffed self-wash facilities, a security system must be installed and maintained,
including a functional security camera to monitor all areas of the car wash.
ii.
Vehicle rental and sales must be located within a fully enclosed building.
iii.
Any repair and service operations must be performed within a fully enclosed building.
25

iv.

Bay doors may be open during hours of operation.
No partially dismantled, wrecked, or unregistered vehicle may be stored outdoors on the
premises.

c. Industrial - low impact
Industrial – low impact facilities must conform to the following standards, which are
minimum requirements for special permit approval:
i.

ii.
iii.
iv.

v.
vi.

The processing or manufacturing of finished products or parts from previously prepared
materials (including processing, fabrication, assembly, treatment, and packaging of such
products, and incidental storage, sales, and distribution of such products) must be
contained entirely within a fully enclosed building.
All incidental outdoor storage must be screened from public view by opaque fencing,
screening, or landscaping.
A light industrial use may include a showroom or ancillary sales of products related to
the items manufactured on-site.
Storage of materials that are explosive, corrosive, combustible, or which are controlled
substances due to being pharmaceutical in nature, infectious in nature, putrescent in
nature, or which have a toxic or deleterious health or environmental impact are
prohibited.
Any heat, glare, dust, smoke, fumes, odors, or vibration must be confined to the building.
Industrial - low impact uses are permitted only in existing Buildings 13A, 13B, and 35.

d. Restaurant/bar
Restaurants/bars in the CW3A subarea must conform to the following standards, which are
minimum requirements for special permit approval:
i.
ii.
iii.

iv.
v.

Restaurants/bars are limited to 5,000 square feet per establishment.
Bakery floor area used for production is limited to 500 square feet per establishment.
Outdoor dining must not interfere with ingress and egress points, including building
entrances, parking spaces, and drive aisles, and must maintain a minimum of five feet of
sidewalk clearance at all times.
Outdoor dining areas must be located on private property.
Ventilation systems may not be installed on any front facade unless the applicant can
prove that no other feasible alternative is available. To the maximum extent feasible,
ventilation systems must be directed away from adjacent residential properties.

e. Self-storage facility
Self-storage facilities must conform to the following standards, which are minimum requirements
for special permit approval:
i.

The individual storage units of a self-storage facility must be located in a fully-enclosed
26

building, with access to individual storage units provided from common areas located
indoors.
f. Solar panels/farm
i.
ii.

To the maximum extent practicable, solar panels must not obscure architectural details
or features.
A ground-mounted solar energy system is limited to a maximum height of 20 feet. Power
transmission lines from a ground-mounted solar energy system to any structure must be
located underground to the greatest extent practicable, and must be completely shielded
against shock hazard.

g. Utility Substation
i.

Utility substation infrastructure located underground and structures accessory to utilities,
such as transformers, poles, transmission lines, and cabinet structures, may encroach
upon required yards, except that such utility infrastructure, when located aboveground,
may be located in front yards only where locating such structures in alternate locations is
not practicable. Nothing in this Law shall restrict the construction or use of underground
or overhead distribution facilities of public Utilities operating under the Laws of the State
of New York.

h. District Heating / Cooling
i.

Demonstrate compliance with the New York State Department of Public Service
Standardized Interconnection Requirements (SIR) or equivalent.

i. Antenna
i.

ii.

iii.
iv.

The antenna is enclosed, camouflaged, screened, obscured, or otherwise not readily
apparent to a casual observer; or the antennas is mounted on or in a structure that is
already allowed within the zone, such as an existing wireless communication tower, and
does not increase the overall height of the structure.
Any buildings, cabinets, or shelters may house only equipment and supplies for
operation of the antenna. Any equipment not used in direct support of such operation
must not be stored on the site.
The facility must be unstaffed.
Signs for the ancillary communication structure are limited to ownership and contact
information, FCC antenna registration number (if required), and any other information
required by a governmental authority. Commercial advertising is prohibited.
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F. Required Buffer Areas

CW1: Not applicable for this Sub Areas.
CW3A+B+C:
• A minimum 30 foot Side and/or Rear Yard Buffer is required for all primary structures
within 100’ of existing residential buildings located outside the Chain Works District.
• A 30 foot buffer area is required wherever the Chain Works District directly abuts R-1,
R-2 or R-3 Zoning Districts (except at the Route 96B street line) where no new
structures are permitted.
• Vegetation within the required Buffer must be permanently maintained in a healthy
growing condition at all times.

Deleted: without primary structures
Deleted: ,
Commented [CR9]: Changed per Planning Board
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Deleted: Accessory buildings less than 300 sq ft and
covered parking are allowed within the required
Buffer but must be more than 10 feet from all
property lines.

G. Site
In order to regulate buildings that do not have their own parcel, site requirements should be
applied to a Building Site Envelope delineated around any primary building. Building Site
Envelopes must not overlap.
28

1. Maximum Building Area
See Table 1 – Chain Works District Building and Site Requirements
2. Yard Dimensions

Deleted: Building Setbacks

The network of Thoroughfares and Building Site Envelopes will define Yard Dimensions for the
existing and proposed buildings. See Table 1 – Chain Works District Building and Site
Requirements

Deleted: Setbacks

3. Building Projections
No part of any building shall encroach into any Setback, except as described below:
i) Overhanging eaves and bay windows may project up to 2 feet into any required
Setback.
ii) Awnings and balconies may extend up to 5 feet into any required Setback provided
that such extension is at least 2 feet from the vertical plane of any edge of a
thoroughfare.
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iii) Arcades may overlap Sidewalks.

H. Parking
1. All parking must occur in approved Parking Spaces, Parking Areas or Parking Structures
meeting the general guidelines herein. Parking is specifically not permitted on lawns, sidewalks,
or other spaces not developed as a Parking Space.
2. Clear boundaries. All Parking Areas, including associated driveways and vehicle
maneuvering areas, shall have clearly defined boundaries. A “clearly defined boundary” shall
mean, at a minimum, the existence of a distinct edge to the material used to pave the parking
area, such that the yard area where parking is permitted is clearly distinguished from the yard
area where parking is not permitted. Where approved parking areas are contiguous with
sidewalks or other paved areas, there shall be a minimum 4-inch-high curb or other equivalent
continuous permanent barrier separating the Parking Area from other paving, except as
required to allow for accessibility.
3. Physical character of Parking Spaces. Each Parking Space shall be even-surfaced and
internally unobstructed by structures, walls, landscape elements or other obstructing features,
except that low curbs or wheel stops may be located within or adjoining a space if they do not
impede vehicular access to or egress from the Parking Space. Acceptable surface materials
include crushed stone, brick, concrete, asphalt, permeable pavement, or similar materials.
4. Drainage. All newly constructed or enlarged Parking Areas, including associated driveways
and vehicle maneuvering areas, shall have adequate provisions to prevent surface or runoff
water from draining to or across adjoining properties, Sidewalks or streets in accordance with
the City of Ithaca Stormwater Standards. All drainage systems in existing Parking Areas shall be
maintained in good working order. These requirements must be met in addition to, and do not
pre-empt, existing City, State, and Federal stormwater requirements..
5. Access requirements. The portion of access driveways extending from the street to the
Sidewalk, or to the Building Site Envelope if no Sidewalk exists, must be hard-surfaced with
concrete, brick, asphalt or other approved material, as required by the municipal engineer.
6. Driveways. Where permitted, one-way driveways shall have a minimum width of 10 feet and a
maximum width of 12 feet. Two-way driveway aisles shall have a minimum width of 20 feet and
a maximum width of 24 feet.
a) Parking Area aisles. All Parking Area aisles shall have a minimum width of 20 feet for
both single and double loaded parking.
7. Parking Location
Parking Spaces including attached and detached garages must be behind the Parking Setback
line as described in Table 1 – Chain Works District Building and Site Requirements
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8. Internal or underground Parking Areas must be wrapped by active uses on street-facing
facades (except for entries/exits) and may not be visible from a thoroughfare, except as
described below:
a) Entries/exits to Parking Areas
b) Parking in stories below grade plane as defined by the New York State Uniform Fire
Prevention and Building Code.
9. Off-Street Parking: There is no minimum off-street parking requirement.

I. Buildings
1. Building Height
To accommodate existing tall stories that may be necessary for specific uses, stories taller
than the max heights specified in Table 1 may be allowed if they are counted as multiple
stories based on the allowed height of individual stories. For example, a 24’ story for a
gymnasium is considered two 12’ stories.
See Table 1 – Chain Works District Building and Site Requirements below.
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2. Front Façade Length
The Front Facade Length allowed in each Sub Area is listed in Table 1 – Chain Works District
Building and Site Requirements below.
Buildings may exceed the maximum Front Facade Length if the City of Ithaca Planning &
Development Board grants a conditional approval for a longer facade. The Planning &
Development Board may allow facades to be as long as the Maximum Facade Length with
Conditional Approval shown in the table below.
Existing buildings are exempt from Maximum Facade Length regulations.
Table 1 – Chain Works District Building and Site Requirements

District

Minimum Lot Size

Area in
Square
Feet

Maximum
Percent Lot
Coverage by
Buildings

Maximum Building Height

Width in Feet at Maximum Maximum Maximum Maximum
Street Line
stories
stories
Height,
Height,
above
below
First Story Other
Grade
Grade
Stories
Plane
Plane

Height in Maximum
Feet
Building
Footprint Area

Yard Dimensions

Minimum
Front Yard

Front Façade Length

Maximum Minimum Minimum Minimum Minimum
Front
Parking
Side
Rear Yard
Yard
Setback
Yard
from Front
Façade

Maximum
By Right
(Applies to
New
Buildings
Only)

Minimum
Building
Height

Maximum Minimum
Height in Feet
with
Conditional
Approval

CW1

NONE

NONE

2

NONE

15'

12'

27'

NONE, with the
exception of
maximum 2000
sq ft building
area

5'

NONE

NONE

NONE

NONE

Not Applicable

CW3A

NONE

NONE

4

2

18'

12'

54'

NONE

NONE

12'

12'

NONE

NONE

70% of
Building Site
Envelope
width at
thoroughfare

120'

240'

NONE

CW3B

NONE

NONE

6

2

18'

12'

78'

NONE

NONE

12'

12'

NONE

NONE

70% of
Building Site
Envelope
width at
thoroughfare

180'

240'

NONE

CW3C

NONE

NONE

6

NONE

18'

12'

78'

NONE

NONE

12'

12'

NONE

NONE

70% of
Building Site
Envelope
width at
thoroughfare

180'

240'

NONE

Not
Not
Applicable Applicable

J. Signage
Signage is permitted in accordance with the following specifications and the requirements of
City of Ithaca Code Chapter 272: Signs.
Throughout the Chain Works District, up to 10 (ten) interactive directional kiosks may be
constructed so long as backlit screens are not visible from city roads and the kioks do not
exceed eight (8) feet. Unlit painted metal directional and wayfinding signs may be erected per
interior access road intersection within the Chain Works District; design may not exceed 15
square feet in area.
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NONE

K. Performance standards
A. Intent. The intent of this section is to permit a broad range of uses by establishing standards
of performance to protect residential districts from adverse effects of industrial activities and to
promote a safe and healthy environment.

B. General restrictions. All uses in districts where reference is made to this section shall
conform to performance standards herein and shall be constructed, maintained and operated so
as not to be injurious or offensive to occupants of adjacent properties or to those passing by on
a public way by reason of the emission of noise, vibration, smoke, dust or other particulate
matter, toxic or noxious waste materials, odors, fire and explosive hazards or glare.

(1) All production or processing of materials or substances shall be enclosed by a fence or other
safe barriers for the public safety and visual screening.

(2) All storage shall be effectively screened from the view of pedestrian passersby on any public
way adjacent to the premises containing such storage.

(3) Storage of waste products must be completely enclosed within a building or storage shed.

(4) Outside display of finished or semifinished products must be effectively screened from the
view of pedestrian passersby on any public way adjacent to the premises on which such
products are displayed.

C. Noise. Sound levels shall be measured with a sound-level meter and associated octave-band
filter, and they shall not exceed standards prescribed by the American Standards Association at
any point along the sound-producer's lot line. Objectionable noises due to intermittance, beat
frequency or shrillness shall be muffled so as not to become a nuisance to adjacent uses.

D. Vibration. No use or associated activity shall be operated so that ground vibration is
perceptible without instruments at any point along the lot lines of such use.

E. Smoke. No smoke shall be emitted in violation of this Code. Industries shall be required to
monitor their own emissions when the County Health Department finds it necessary for
environmental health reasons to check an industry's smoke, particulate or heat pollution levels.
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F. Dust, dirt, odor and fumes. No amount of dust, dirt, soot, cinders, odors or fumes shall be
emitted in violation of this Code. Every use shall be so operated as to prevent the emission into
the air of dust or other solid matter, odors or fumes in amounts which exceed the maximum
standards of the New York State Board of Health. No objectionable, noxious, toxic or corrosive
fumes or gases shall be emitted. A noxious or objectionable odor concentrate shall be deemed
to be present at the point at which it can be perceived by smell or otherwise affects the
breathing process.

G. Fire and safety. All uses must conform to Building Code standards and shall operate so as to
minimize the danger of fire or explosion by conforming to the requirements of the National Fire
Code.

H. Glare and heat. Glare or heat resulting from the day-to-day operation or from exterior signs,
building materials or other objects situated on the lot shall not be detectable beyond the lot line
of that land use.

I. Industrial sewage and waste. Every use shall be so operated as to prevent the discharge into
any public sewer, stream, river, lake or the ground of waste or other matter in amounts which
will exceed the maximum standards of the Tompkins County Health Department and the New
York State Department of Environmental Conservation. No connection with any public sewer or
appurtenance shall be made or maintained in such a manner that there may be conveyed or
created any hot, suffocating, corrosive, flammable, poisonous or explosive liquid, gas, vapor or
substance or material of any kind. No wastes conveyed to or allowed to flow in or through the
sewer or appurtenance shall contain materials which contain or create deposits obstructing the
flow in the sewer.

J. Enforcement. The Director of Zoning Administration shall be responsible for alerting the
appropriate agency or department of a need for performance measurement when he/she
becomes aware of a possible infraction of the special performance standards. Enforcement of
this section shall be under the jurisdiction of the Director of Zoning Administration and shall
comply with City Code Article VII: Administration and Enforcement.

K. Penalties for violation. Any person who violates any provision of this section shall be guilty of
an offense. Each week's continued violation will constitute a separate offense. Each offense
shall be punishable by a fine not exceeding $1,000.

L. Civil proceedings. In addition to other remedies, the Director of Planning and Development or
designee may institute appropriate action or proceedings to prevent any unlawful conduct or
emissions prohibited by this section or to compel compliance with the provisions of this section.
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L. Appeals
A.
The determination (by the Director of Planning and Development or his/her designee) of whether
a development proposal is subject to Site Plan Review may be appealed to the Planning &
Development Board within 30 days of the written notification that Site Plan Review is required.
B.
Any person aggrieved by any decision of the Director may appeal to the Planning & Development
Board.
C.
Any person aggrieved by any decision of the Planning & Development Board, or any officer or
agency of the City, regarding Site Plan Review, may apply to the Supreme Court for review by a
proceeding under Article 78 of the Civil Practice Law and Rules.

M. Violations
Any violations of the terms of this section shall constitute a violation of the City of Ithaca
Zoning Ordinance and shall be punishable as set forth in said ordinance and in §276-11 of
the City Law of the State of New York. Each day’s continued violation shall constitute a
separate offense. Notwithstanding the foregoing, the City of Ithaca reserves for itself, its
agencies, and all other persons having an interest, all remedies and rights to enforce the
provisions of this section, including, without limitation, actions for any injunction or other
equitable remedy, or action and damages, in the event the owner of the parcel covered by
this section fails to comply with any of the provisions hereof. If any building or land
development activity is installed or conducted in violation of this section, the Code
Enforcement Officer may withhold any building permit or certificate of occupancy and/or
prevent the occupancy of said building or land.

N. Compliance with City of Ithaca Code
Except as otherwise specified in this section, or as otherwise shown on the final site plan or
final subdivision plat, all provisions of the City of Ithaca Code shall apply to all development,
structures, and uses in Planned Unit Development Zone No. X.

Commented [CR11]: Changed per Planning Board
request 1/31/2018
Deleted: 1
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O. Area rezoned
The area encompassed and rezoned in accordance with this section as Planned Unit
Development Zone No. X is described on Schedule A to this section. The Official Zoning

Deleted: 1

Map of the City of Ithaca, New York, is hereby amended by adding such district at the
location described.
PROPERTY DESCRIPTION BELONGS HERE.
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CHAIN WORKS DISTRICT
PLANNED UNIT DEVELOPMENT

JULY 27, 2018

CONCEPTUAL SITE LAYOUT PLAN
JULY 27, 2018

District

Minimum Lot Size

Area in
Width in Feet at
Square Feet Street Line

Maximum
Percent Lot
Coverage by
Buildings

Maximum Building Height

Maximum
stories above
Grade Plane

Maximum
stories below
Grade Plane

Maximum
Height, First
Story

Maximum
Height, Other
Stories

Height in Feet

Yard Dimensions

Minimum
Building Height

Front Façade Length

Maximum Building Minimum Front Maximum Front Minimum
Minimum Side Minimum Rear Minimum
Yard
Parking Setback Yard
Footprint Area
Yard
Yard
from Front
Façade

Maximum By
Maximum with
Right (Applies to Conditional
New Buildings Approval
Only)

CW1

NONE

NONE

2

NONE

15'

12'

27'

NONE, with the
exception of
maximum 2000 sq ft
building area

5'

NONE

NONE

NONE

NONE

Not Applicable Not Applicable

CW3A

NONE

NONE

4

2

18'

12'

54'

NONE

NONE

12'

12'

NONE

NONE

70% of Building Site
Envelope width at
thoroughfare

CW3B

NONE

NONE

6

2

18'

12'

78'

NONE

NONE

12'

12'

NONE

NONE

CW3C

NONE

NONE

6

NONE

18'

12'

78'

NONE

NONE

12'

12'

NONE

NONE

Minimum Height in
Feet

Not Applicable

NONE

120'

240'

NONE

70% of Building Site
Envelope width at
thoroughfare

180'

240'

NONE

70% of Building Site
Envelope width at
thoroughfare

180'

240'

NONE

PUD BULK AND DENSITY TABLE
JULY 27, 2018

VIEWS ON HILLVIEW DRIVE LOOKING SOUTH AT 319 HILLVIEW PLACE
JULY 27, 2018

VIEWS ON HILLVIEW DRIVE LOOKING SOUTH AT 325 HILLVIEW PLACE
JULY 27, 2018

VIEWS ON SOUTH AURORA STREET LOOKING SOUTH AT 325 HILLVIEW PLACE
JULY 27, 2018

Building
N3

Building
N2

CWD
Drive I

Building
N1

Gateway
Trail

Hillview
Place

VIEWS ON SOUTH AURORA STREET
JULY 27, 2018

PROPOSED ZONING SUB AREAS
JULY 27, 2018

JULY 27, 2018
JULY 27, 2018

3

4
1
2

SELECT IMAGERY VIEWS
JULY 27, 2018

VIEW FROM DANBY ROAD LOOKING WEST
JULY 27, 2018

VIEW FROM NORTH END OF TRAIL LOOKING SOUTH
JULY 27, 2018

VIEW FROM NEW SOUTHERN DEVELOPMENT
JULY 27, 2018

AERIAL VIEW OF EXISTING SITE
JULY 27, 2018

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

TO:

Planning & Economic Development Committee

FROM:

Megan Wilson, Senior Planner

DATE:

August 30, 2018

RE:

Comprehensive Plan ‐ Phase II Area Plans

Work on the initial drafts of the Southside and Waterfront area plans is nearing completion,
and staff is beginning to prepare for the next area plans that will be completed as part of
Phase II of the Comprehensive Plan. The attached map shows proposed study areas for the
neighborhood plans. The study areas for the Waterfront and Southside plans are shown as
areas 1 and 2; the remainder of the city is divided into 7 additional study areas.
The Phase II plans provide an opportunity to take a proactive look at individual areas within
the city, particularly those with significant potential for change. There are compelling
reasons to undertake plans for several of the study areas at this time.
#3: Washington Park‐Northside‐Fall Creek
 Neighborhood concerns over potential infill development, conversion of single
family homes to rental properties including Air B&Bs, concentration of social
services, and gentrification.
 Existing plans: Turning the Corner: A Vision for the Northside Neighborhood (2003);
Northside Design Study (1998)
#4: West End‐West State Street Corridor‐Downtown‐Lower East Hill
 Ongoing development and construction in the downtown core and potential for
redevelopment of the West State Street Corridor and the West End.
 Opportunity to collaborate with the Downtown Ithaca Alliance as they prepare their
2030 Strategic Plan (coordinate public outreach efforts, share resources, and align
the plans’ goals).
 Existing plans: Downtown Design Plan (1997); West End Urban Design Plan (1999);
Also Downtown Ithaca 2020 Strategic Plan by the Downtown Ithaca Alliance (2010)
and Downtown Design Guidelines (2018).
#5: Upper East Hill‐Collegetown‐Belle Sherman/Bryant Park
 Concern about conversion of single‐family homes in Bryant Park/Belle Sherman to
student rentals and ownership.




Potential long term impacts from large scale developments; Maplewood Apartments
and East Hill Village.
Existing plan: Collegetown Urban Plan & Conceptual Design Guidelines (2009),
Collegetown Area Form Districts (2014), and Collegetown Design Guidelines (2018).

#6: South Hill
 Neighborhood concerns over proliferation of recent infill development, conversion
of single family homes to rental properties, potential for future multi‐family housing
projects geared towards students and degradation of neighborhoods.
 Chain Works District Development and impacts on traffic and neighborhood
character.
 South Hill Overlay Zone adopted in 2017 to address neighborhood concerns; few
remaining lots available for subdivision, redevelopment, and infill development.
 No existing neighborhood plan.
#7: Cornell Heights
 No existing neighborhood plan.
#8: West Hill
 Significant potential for change; large tracts of undeveloped land; some
development occurring; substantial traffic concerns.
 Concern over concentration of affordable housing developments.
 Existing plan: West Hill Master Plan (1992)
#9: Southwest‐Spencer Road
 Significant potential for change; changing face of retail (locally and nationally); large
areas of underutilized surface parking; infrastructure improvements needed; traffic
concerns.
 Existing plan: Southwest Area Land Use Plan (2001), Southwest Area Design
Guidelines (2000), Southwest Natural Area Master Plan (2000)
Due to the varied scopes of these plans, some will require more time and staff resources than
others. While public outreach will still be an important component, the Southwest‐Spencer
Road plan will be driven more by data analysis than other plans. Because of this, staff could
undertake the Southwest‐Spencer Road plan and one additional plan. If the Common Council
does not choose to prepare a Southwest‐Spencer Road plan at this time, staff will focus on
one selected neighborhood plan.
It is anticipated that work on the selected plan(s) will begin during the first quarter of 2019.
Staff will attend the September 12th Planning and Economic Development Committee
meeting to discuss priorities for Phase II. The Planning Committee had an initial discussion
on this topic in 2017, but staff would like to review all of the potential neighborhood plans
and confirm priorities for the next planning effort. If you have any questions or would like
additional information, please contact me at mwilson@cityofithaca.org or 274‐6560.

Proposed Resolution
Planning & Economic Development Committee
September 12, 2018
Selection of Next Plans for Phase II of the City of Ithaca Comprehensive Plan
WHEREAS, the Comprehensive Plan outlines a vision for the city’s future and serves as a guide
for future decision-making, policies, and funding, and
WHEREAS, the City decided to pursue a two-phased approach to its new Comprehensive Plan,
where Phase I entailed the preparation of an “umbrella” plan, Plan Ithaca, that sets forth broad
goals and principles to guide future policies throughout the city and where Phase II includes the
preparation of specific neighborhood and thematic plans, and
WHEREAS, the Phase II plans provide an opportunity to take a proactive look at specific areas
throughout the city, particularly those with significant potential for change, and to implement
policies and capital improvements to help implement a shared vision, and
WHEREAS, the Parks and Recreation Master Plan was adopted as the first Phase II plan in June
2018, and work on the Waterfront and Southside area plans is nearing completion, and
WHEREAS, staff is beginning to prepare for the next plans to be completed as part of Phase II,
with work intended to begin in the first quarter of 2019, and would like to identify Common
Council’s priorities for the upcoming planning initiatives; now, therefore, be it
RESOLVED, that the Common Council selects _______________ and _______________ as the
next area plans to be completed as part of Phase II of the Comprehensive Plan.

Comprehensive Plan Phase II Study Areas
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Proposed Phase II Study Areas:
1:
2:
3:
4:
5:
6:
7:
8:
9:

Waterfront (currently in progress)
Southside (currently in progress)
Washington Park-Northside-Fall Creek
West End-West State Street Corridor-Downtown- Lower East Hill
Upper East Hill-Collegetown-Belle Sherman/Bryant Park
South Hill
Cornell Heights
West Hill
Southwest-Spencer Road

NOTE: These numbers are not a ranking and are
for identification purposes only.
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City of Ithaca
Planning & Economic Development Committee
Wednesday, August 08, 2018 – 6:00 p.m.
Common Council Chambers, City Hall, 108 East Green Street

Minutes
Committee Members Attending:

Joseph (Seph) Murtagh, Chair; Cynthia Brock,
Donna Fleming, Stephen Smith, and Laura
Lewis

Committee Members Absent:

None

Other Elected Officials Attending:

Mayor Svante Myrick (7:00 p.m.) and
Alderperson Ducson Nguyen

Staff Attending:

Jennifer Kusznir, Senior Planner; Thomas
Knipe, Deputy Director, Economic
Development; Nels Bohn, Director, Ithaca
Urban Renewal Agency; and Deborah
Grunder, Executive Assistant

Others Attending:

Tierra Labrada, Chair, Community Life
Committee; and Rusty Keller, Natural
Playground Designer and Community Life
Committee Member

Chair Seph Murtagh called the meeting to order at 6:00 p.m.

1) Call to Order/Agenda Review

2) Special Order of Business

a) Public Hearing – Proposed Disposition of Property to Emmy’s Organics –
Cherry Street Industrial Park
Alderperson Lewis moved to open the public hearing; Alderperson Smith
seconded. Carried unanimously.
No one from the public spoke on this topic.

Alderperson Smith Lewis moved to close the public hearing; Alderperson
seconded. Carried Unanimously.
3) Public Comment
Joel Fredell, 208 Lake Street, stated that two-story duplexes in Ithaca need to be
reviewed fully. It could become a crisis. He urges the City to keep the
neighborhoods informed and allowed to provide comments before the
neighborhood is changed.
Joel Wilson, 75 Hunt Hill Road, spoke on the green building policy and asked that
the City makes sure the staff our well informed when instituting this new policy. He
also spoke on the North Campus dormitory project. He referred to the application
that was submitted noting the environmental concerns. His comments are attached
to these minutes.
Ken Jaffe, 218 Lake Avenue, stated that the SEQR forms currently being used by
the City are not in compliance with DEC standards. He pointed out the area of the
form on flooding.
Susan Nassar. 208 Lake Avenue, also stated that the SEQR forms being used are
not correct. She also spoke on the water quality of the City. Dredging must be
done, but it must be done correctly. Build for the future, not for the past.
Dan Hoffman, 415 Elm Street, spoke on the special hearing project. He’s pleased
with the some of the project but does not like the land proposed for this project.
The land being proposed road extension and development will remove hundreds of
trees with no replacement of such trees. If the Black Diamond Trail runs through
this area, move people will be using it. There needs to be a buffer between this
project and the natural areas. He insists the current environmental review forms be
used.
Chair Murtagh thanked all who spoke. He encouraged the Northside residents to
return to next month’s meeting for further discussion. Two council members and
the Planning Director are absent from the meeting tonight.
4) Announcements, Updates, and Reports
No announcements were made.
5) Action Items (Voting to Send onto Council)
a) NIIF Application – Ithaca Housing Association National Night Out
Moved by Alderperson Lewis; seconded by Alderperson Smith. Passed
unanimously.

North Campus Residential Expansion--Comments for 8/8 Meeting
Joseph Wilson [wilson.joe79@gmail.com]
Sent: Thursday, August 09, 2018 2:33PM
To: Cynthia Brock; Donna Fleming; Joseph Murtagh; Laura Lewis;
Stephen Smith; Deborah Grunder; Lisa Nicholas
To Members of the City Planning and Economic
Development Committee, Regarding Cornell's
application for approval of its North Campus
Residential Expansion.Am a member of a group formed to review the
Application and offer suggestions for improvement.
Below are initial concerns.

• It appears that the application short-changes the
amount of methane emissions that the project will
generate.

• The application seems to ignore how much more
methane (CH4), with its dramatic heat-trapping quality
over a 10-20 year span, negatively impacts the
environment when compared to C02. This is critical
because we only have that time to blunt the progress
of global warming.

• The application offers comparisons which seem to
ignore that the buildings will be operating for 50+ years
into the future. As an example, the fact that grid
electricity will become less methane intensive over time
while Cornell's 11 Co-gen 11 will continue to operate on
fracked gas/methane is not used in calculations.

• The projected increases in gas use and emissions
violate Community Plans which call for reductions
NOT increases in both.

• There are reasonable and do-able alternatives and
mitigation measures to offset the negative environmental
impact of gas and emissions which the Applicant has
chosen NOT to implement. Among the more obvious
seems to be using grid-electricity driven ground-source
heat pumps NOW rather waiting 15 or more years to
learn if the Applicant's 11 Deep Earth.. Initiative will
succeed.

RESOLUTION: Request for Neighborhood Improvement Incentive Funds from the Ithaca
Housing Authority Tenant Council and the Family Sites Tenant Council for National Night
Out, August 2018
WHEREAS, the City of Ithaca Common Council established the Neighborhood
Improvement Incentive Fund in 1995 to provide financial assistance to city residents
seeking to improve the quality of life in their neighborhoods, and
WHEREAS, the fund is intended to support residents' interest in community improvement
and to encourage, not replace volunteerism, and
WHEREAS, the funds are intended to be used for projects or events that provide a general
neighborhood benefit and not for the limited benefit of individuals or a select few residents,
and
WHEREAS, activities specified by the Council as eligible for the funding include but are
not limited to items such as neighborhood clean-ups, planting in public places, and
organizing neighborhood events like block parties or meetings, and
WHEREAS, neighborhood groups are required to submit a completed application
specifying other project donations, estimated volunteer hours, estimated costs to be
covered by the fund and signatures of residents in the immediate neighborhood, and
WHEREAS, to streamline the process the Council has delegated authority to approve
applications to the Planning & Economic Development Committee, and
WHEREAS, each neighborhood group is eligible to receive up to $300 per year as a
reimbursement award payable on the submission of original receipts or invoices for
approved activities, and
WHEREAS, the City cannot reimburse residents for sales tax expenses, and
WHEREAS, the Ithaca Housing Authority Tenant Council and the Family Sites Tenant
Council have submitted completed applications for reimbursement funds to off-set
expenses that in past years have generally ranged from $500 – $1,000 for their annual
National Night Out events, held this year on Tuesday, August 7, 2018, and
WHEREAS, this annual event is sponsored by the Ithaca Housing Authority Tenant
Council at Titus Towers and by the Family Sites Tenant Council at Conway Park, and the
events provide opportunities for socializing with diverse groups of both South of the Creek
and Northside residents; now, therefore, be it
RESOLVED, that the Planning and Economic Development Committee approves the
requests from the Ithaca Housing Authority Tenant Council and the Family Sites Tenant
Council in an amount up to $600.00 ($300.00 per neighborhood group) for reimbursement
upon presentation of original invoices and/or receipts.

b) Proposed Property Sale to Emmy’s Organics, Inc.
Public Hearing
City of Ithaca
Proposed Disposition of Property
Cherry Street Industrial Park
A public hearing will be held at 6:00 P.M., Wednesday, August 8, 2018, before the Planning & Economic
Development Committee of the City of Ithaca Common Council in Council Chambers of City Hall, 108 E.
Green Street, Ithaca, NY on a proposed sale of real property by the Ithaca Urban Renewal Agency (IURA) as
follows:
Type of Disposition:
Seller:
Purchaser:
Property:
Size:
Purchase Price:
Future Use:
Conditions for Sale:

Sales contract for fee simple ownership
IURA
Emmy’s Organics, Inc. or a legal entity to be formed that is owned by the principals
of Emmy’s Organics, Inc.
Portion of tax parcel #100.‐2‐1.21 located at southerly end of Cherry Street, Ithaca,
NY.
2.601 acres
$242,000
Construction of an approximately 10,000 sq. ft. food manufacturing facility for
producing organic/natural cookies and snacks
1. Job Creation ‐ creation of at least five (5) full‐time equivalent jobs within
two years of project completion. At least 51% of the jobs created must be
filled by low‐ and moderate‐income persons earning no more than 80% of
the Area Median Income.
2. Living Wages ‐ At least three (3) of the new job positions created shall be
paid at least a 2018 living wage of $15.11/hour (or $13,90/hour with
$2,500/year employer paid health care contribution) within 12 months of
their hire date.
3. Site Plan – Purchaser shall submit proof of final site plan approval within
180 days of the date of the sales contract agreement.
4. Project Financing –Purchaser shall submit proof of financing and equity
sufficient to construct the project within 270 days of the date of the sales
contract.
5. Building Permit – Purchaser shall submit proof of issuance of a building
permit at least authorizing construction of the full foundation for the
project within 365 days of the date of the sales contract.

City of Ithaca Common Council approval is required to approve the above referenced sales contract.
Written comments may be sent to Common Council, c/o City Clerk, City of Ithaca, 108 E. Green Street,
Ithaca, NY 14850. For more information contact Nels Bohn at NBohn@cityofithaca.org.

Please verify receipt of this order upon receipt to NBohn@cityofithaca.org. Please do not send an
affidavit of publication. Send the bill to the Ithaca Urban Renewal Agency.

Proposed Resolution
Approval of IURA-Proposed Property Sale to Emmy’s Organics, Inc.
Moved by Alderperson Smith; seconded by Alderperson Lewis Carried unanimously.
Nels Bohn provided the information on the project. This company is growing and needs
a larger space. It is true that this area is heavily forested, but the buffer area will be met
through the site-plan review process. We are not seeking approval of the site-plan, but
only the sale of the property. He has a map suggesting the possible buffer that could be
set in place. The extension of the road is not being voted on in this resolution. That will
be handled in the sit-plan review process and would also need the Board of Public
Works involved.
WHEREAS, on June 29, 2018 the Ithaca Urban Renewal Agency designated Emmy’s
Organics, Inc. as a “qualified and eligible sponsor” (Sponsor) to acquire land located at
the end of Cherry Street, part of an undeveloped six acre parcel of land owned by the
IURA (tax map #100.-2-1.21), and
Whereas, Emmy’s proposes a $1.4 million project to construct an approximately 10,000
square foot food manufacturing facility to produce organic/natural cookies and snacks
and add an additional 5 full-time equivalent employees, of which at least 51% will be
low- and moderate-income at the time of hire, and
Whereas, Emmy’s started in Ithaca by selling their product at the Ithaca Farmer’s
Market and have grown to employ 19 workers at their current leased operations located
at 629 W. Buffalo Street, Ithaca, and
Whereas, pursuant to section 507 of General Municipal Law, the IURA is authorized to
dispose of property to a specific buyer at a negotiated price if such buyer is designated
as an eligible and qualified sponsor (Sponsor), and the sale is approved by Common
Council following a public hearing, and
Whereas, a public hearing notice was published in the July 30, 2018 edition of the
Ithaca Journal disclosing essential terms of the proposed sale and a public hearing was
held on August 8, 2018; now, therefore, be it,
RESOLVED, That the City of Ithaca Common Council hereby approves the IURAproposed Disposition and Development Agreement to sell property to Emmy’s Organics,
Inc. to undertake an urban renewal project pursuant to the following terms:

Seller:

Ithaca Urban Renewal Agency

Purchaser:

Emmy’s Organics, Inc. (or a legal entity to be formed
that is majority owned by the principals of the
Company)

Urban Renewal Project: Investment of approximately $1.4 million to construct
and operate an approximately 10,000 square foot
food manufacturing facility for producing
organic/natural cookies and snacks, resulting in job
creation.
Project Site:

2.601 acre portion of tax parcel #100.-2-1.21 located
at the end of Cherry Street, Ithaca, NY.

Purchase Price:

$242,000, the fair market value as determined by
appraisal.

Job Creation:

Creation of at least five (5) full-time equivalent jobs
within two years of project completion. At least 51%
of five jobs must be filled by low- and moderateincome persons earning no more than 80% of the
Area Median Income as determined by the U.S.
Department of Housing & Urban Development.

Living Wages:

At least three (3) of the new job positions created
shall be paid a 2018 living wage of $15.11/hour (or
$13.90/hour with $2,500/year employer health care
contribution) within 12 months of their hire date.

Employment & Wage
Reporting:

 Quarterly employment and wage reporting shall
be submitted to Seller until job creation goal is
satisfied for two consecutive quarters.

Conditions for Sale:

A. Approval of a Cherry Street Expansion
subdivision of tax parcel #100.-2-1.21.
B. Site Plan approval – within 180 days of the
date of the purchase agreement, purchaser
submission of proof of final site plan approval.
C. Project financing – within 270 days of the date
of the purchase agreement, purchaser
submission of proof of financing and equity
sufficient to construct the project.

D. Building Permit issuance – within 365 days of
date of the purchase agreement, purchaser
submission of proof of a building permit at
least authorizing construction of the full
foundation for the project.

c) Intercity Busses Pickup/Discharge – Green St. / NYS Rt. 79 E

Chair Murtagh informed the group that there was a meeting held with many
stakeholders to bring us to where we are tonight. The current tenants of the bus
station are retiring and the current owners do not want to keep the bus terminal
there. The resolution provided is an attempt to determine if the bus station can be
moved to the Green Street terminal.
Alderperson Lewis stated her opinion and pointed out other ongoing projects or
development in the downtown that might be problematic.
Senior Planner Jennifer Kusznir stated that staff are currently reviewing all the
options and the schedules involved before any decision is made.
Tom Knipe stated that staff are working hard with what the bus companies are
thinking and their concerns. TCAT staff will be attending the next ED meeting on
Tuesday, August 14, 2018 in the Planning Department. It’s our hope that the bus
station can remain in the downtown.
The TCAT rep stated as it stands right now, they are pretty tight on space. There
are many busses that come in the Green Street terminal which causes extreme
traffic backup and congestion. He pointed out that TCAT is not reviewing the bus
schedules of the other bus companies, but does have documented evidence of the
actual use of this area. He further stated that TCAT has made extensive growth
over the years. TCAT cannot take less space now or in the future.
Chair Murtagh asked if there is any room in the area that could be used that is not
currently being used.
TCAT further stated that the use of the Big Red Bullet Bus is not space specifically
for that bus service.
Chair Murtagh stated this is a complex decision due to the number of bus
companies involved.
Alderperson Lewis stated her safety concerns with pedestrian traffic, etc.

TCAT stated that they are clear as to their needs.
Chair Murtagh stated that passing this resolution from this meeting doesn’t
necessarily mean that it is a given.
Alderperson Lewis stated that she’s concerned with voting on the resolution
because it doesn’t solve the problem.
Chair Murtagh understands her concerns, but in his eyes he views it as a place
holder for the September Council meeting.
Alderperson Lewis stated that there are far more issues than just the TCAT issue.
Kusznir recommended adding a further RESOLVED to the resolution.

DRAFT RESOLUTION
COMMON COUNCIL APPROVAL FOR INTERCITY BUSSES TO OPERATE
TRANSIT SERVICES ON GREEN STREET/NYS ROUTE 79
August 8, 2018 Planning and Economic Development Committee Meeting
Moved by Alderperson Lewis, amending it with a second RESOLVED; seconded by Alderperson
Smith. Carried Unanimously.

WHEREAS, Section 346-31 of the City Code states that no bus shall operate, stop on or stand on
any City street, nor shall such bus pick up or discharge passengers on any such City street or
curb, or any other public property, or within 200 feet of any City bus stop in the corporate limits
of the City of Ithaca, unless a permit is obtained from the Common Council or its designee, and
WHEREAS, the existing West End Bus Station is closing and the City wishes to make
accommodations on the south side of the 100 block of East Green Street/NYS Route 79 for the
intercity bus companies to include Shortline/Coach USA, NY Trailways, and Greyhound to
operate transit services, and
WHEREAS, currently TCAT uses the majority of space on the south side of the 100 block of
East Green Street/NYS Route 79 as one of two main points for passenger pick up and drop off,
and
WHEREAS, Common Council has previously approved Cornell’s Big Red Bullet’s use of the
south curb line of East Green Street, immediately east of the pedestrian signal for its passenger
drop off and pick up, and
WHEREAS, the intercity bus companies are working with TCAT and the City to analyze the
feasibility of a shared and coordinated use of the space, and

WHEREAS, due to the limited time that the city and the bus carriers have to find a solution to
this issue, it is important that Common Council act, expeditiously in approving the carries use of
Green Street, now therefor be it
RESOLVED, that the Common Council approve the use of East Green Street/NYS Route 79 for
intercity bus companies to include Shortline/Coach USA, NY Trailways, and Greyhound to
operate transit services provided issues of coordination with TCAT, Tompkins County Public
Library, and a ticket vendor can be successfully resolved, and be it further
RESOLVED, that this agreement will be reviewed following a six-month period for any
necessary revisions, and be it
RESOLVED, the Council directs City staff to explore alternative options in the event that Green
Street/Route 79E logistics cannot be satisfactorily resolved.
Alderperson Nguyen is concerned that the bus companies have not come forward yet with their
thoughts.
d) Child-Friendly City
DRAFT RESOLUTION
COMMON COUNCIL SUPPORT AND PROMOTION OF CHILDREN’S FREE UNSTRUCTURED
PLAY AND MOBILITY IN THE CITY OF ITHACTA

Tiara Labrota, Chair, Community Life Committee and Rusty Keller, Natural
Playground Designer, and Community Life Committee member were present at
the meeting.
After the Community Life Commission Meeting, it was decided that this project take a
step back. The Youth Bureau and GIAC have concerns with how this will affect children
of color.
Tiara stated she was fine to slow down the pace of instituting this
Alderperson Lewis stated that there was another area to consider. She mentioned
perhaps a proclamation from the Mayor maybe the way to go further with this.
August 8, 2018 Planning and Economic Development Committee Meeting
WHEREAS, play encompasses children’s behavior which is freely chosen, personally directed
and intrinsically motivated; and is a fundamental and integral part of healthy development, not
only for individual children, but also for the society in which they live, and
WHEREAS, the time children spend playing outdoors and their connection to nature are strong
indicators of a city’s economic performance according to the 2018 report Cities Alive: Designing
for Urban Childhoods by international built environment specialists ARUP, and

Deleted: .

WHEREAS, increased access to unstructured outdoor free play is supportive of a number of
Health, Wellness and Support related goals from Ithaca’s Comprehensive Plan, Plan Ithaca, and
WHEREAS, children’s freedom and mobility have decreased over recent decades as a result of a
number of social trends, as evidenced by research cited by Peter Gray in Psychology Today,
Spring 2011: The Decline of Play and the Rise of Psychopathology in Children and Adolescents,
and
WHEREAS, access to unstructured outdoor free play has been shown to improve children’s
creativity, social skills, communication skills, conflict resolution skills, socio-emotional learning,
behavior self-regulation skills, ability to assess and manage risk, grit, resilience, and overall
physical and mental health as documented in the 2012 article in International Journal of
Environmental Research and Public Health: Risky Play and Children’s Safety: Balancing
Priorities for Optimal Child Development by Mariana Brussoni et al, and
WHEREAS, children with these skills and abilities grow into adults who are better at making
healthy decisions, have healthier and more well-balanced lives, show higher academic
achievement, and in general are better equipped to contribute positively to society as evidenced
in research by Caprara GV et al: Prosocial foundations of children's academic achievement and
30 years of play-related brain research by Sergio Pellis at the University of Lethbridge in
Alberta, Canada, and
WHEREAS, the Just Play Project, a local non-profit organization committed to social justice by
creating time and space for all children’s right to play, is bringing together a range of key
organizations to help Ithaca’s children thrive and strengthen our community vitality through
creative, collaborative, informal play, and
WHEREAS the Just Play Project has been working since the Fall of 2016 on a number of
initiatives to encourage free play opportunities, and
WHEREAS, the Just Play Project and the Community Life Commission desire to articulate a
shared vision that the City will be a place where our community and children thrive through
increased access to creative, collaborative, informal play including unstructured outdoor free
play, and
WHEREAS, a “Free Range Kid City” is a city that declares that children have the right to some
unsupervised time and parents and caregivers should be protected in their right to grant their
children unsupervised time to engage in unstructured, outdoor free play, and
WHEREAS, a “Child Friendly City” is a city where the voices, needs, priorities and rights of
children are an integral part of public policies, programs and decisions, now therefore be it
RESOLVED, that the Common Council hereby declare the City of Ithaca to be a “Free Range
Kid City” and a “Child Friendly City”, and be it further
RESOLVED, that the Common Council and the City of Ithaca support working with community
partners including the Just Play Project to develop a play policy and play strategy that will set
out the way in which the principles in this statement can be implemented, and be it further

RESOLVED, that the Common Council and the City of Ithaca support community partners
including the Just Play Project in conducting audits of existing play and recreation provision with
public comment to support the creation of policies for the provision of play in neighborhoods,
and be it further
RESOLVED, that the Common Council and the City of Ithaca consider the needs of children
and opportunities to enhance independent safe mobility for children and opportunities for free
play when reviewing proposals for private development and when investing in capital
infrastructure projects including sidewalks, bicycle and pedestrian infrastructure, parks,
playgrounds, streetscape improvement projects, streets and other city facilities, and be it further
RESOLVED, that the Common Council and the City of Ithaca strive to engage children and
youth voices in city planning and design, and be it further
RESOLVED, that the Common Council and the City of Ithaca encourage the Just Play Project
to continue developing resources and programming to support and promote children’s free
unstructured play and mobility in the City of Ithaca.
6) Review and Approval of Minutes
a) July 2018
Moved by Alderperson Smith seconded by Alderperson Lewis. Carried
unanimously as amended.
7) Adjournment
Moved by Alderperson Smith; seconded by Alderperson Lewis. Carried
unanimously. The meeting was adjourned at 7:17 p.m.

City of Ithaca
Planning & Economic Development Committee
Wednesday, July 11, 2018 – 6:00 p.m.
Common Council Chambers, City Hall, 108 East Green Street

Minutes
Committee Members Attending:

Joseph (Seph) Murtagh, Chair; Cynthia Brock,
Donna Fleming, Stephen Smith, and Laura
Lewis

Committee Members Absent:

None

