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

Community Development/IURA – 607-274-6559

ITHACA LANDMARKS PRESERVATION COMMISSION (ILPC)
NOTICE OF MEETING & AGENDA
The regular monthly meeting of the ITHACA LANDMARKS PRESERVATION COMMISSION will be held at
5:30 p.m., Tuesday, October 9, 2018, in Common Council Chambers, Third Floor, City Hall, 108 E. Green
Street, Ithaca, NY.
I.

PUBLIC HEARINGS
A. 119 West Green Street, Henry St. John Historic District ― Proposal to Replace Standing-Seam
Metal Roofing with Asphalt Shingle Roofing.

II.

PUBLIC COMMENT ON MATTERS OF INTEREST

III.

OLD BUSINESS

IV.



310-314 North Cayuga Street, DeWitt Park Historic District – Proposal to Modify Exterior
Details of the Proposed Four-Story, Mixed-Use Building



150 Triphammer Road, Cornell Heights Historic District - Proposal to Construct an Accessible
Entrance on the East Façade

NEW BUSINESS


V.

APPROVAL OF MINUTES


VI.

09/11/18

ADMINISTRATIVE MATTERS


VII.

None

[if any]

ADJOURNMENT

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

Out of consideration for the health of other individuals, please 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 would like specific accommodation in order to participate, please contact the City Clerk’s
Office at 274-6570 by 12:00 p.m., no later than 2 days (not including weekends and holidays) before the meeting.

ILPC Meeting – 10/09/18
Resolution – RA

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

119 West Clinton Street is located within the Henry St. John Historic District, as
designated under Section 228-3 of the City of Ithaca Municipal Code in 2013,
and

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated September 24, 2018, was submitted for
review to the Ithaca Landmarks Preservation Commission (ILPC) by Duane
Austin on behalf of property owner Stanley and Deborah Burun, including the
following: (1) two narratives respectively titled Description of Proposed
Change(s) and Reasons for Changes(s); (2) four photographs documenting
existing conditions at the property, and

WHEREAS,

the ILPC has reviewed the entry in the annotated list of properties included
within the Henry St. John Historic District for 119 West Green Street, and the
City of Ithaca’s Henry St. John Historic District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
the removal of the standing-seam-metal roofing from the east and west roof
slopes of the property’s principal, gable-roofed block, for which some work has
already been completed, and the installation of an asphalt, architectural-style,
shingle roofing to the same roof areas, and

WHEREAS,

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

WHEREAS,

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

WHEREAS,

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on October 9, 2018, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s Henry St. John Historic District Summary
Statement, the period of significance for the area now known as the Henry St.
John Historic District is 1830-1932.
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As indicated in the individual property entry in the annotated list of properties
included within the Henry St. John Historic District, the modest Greek-RevivalStyle residence at 119 West State Street was constructed ca. 1848.
Constructed within the period of significance of the Henry St. John Historic
District and possessing a high level of integrity, the property is a contributing
element of the Henry St. John Historic District.
The project under consideration is the replacement of the property’s standingseam-metal roofing, which was installed at some point prior to 1893, during the
period of significance for the Henry St. John Historic District.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
Standard #4 Most properties change over time; those changes that have
acquired historic significance in their own right shall be retained and
preserved.
Standard #5 Distinctive features, finishes, and construction techniques or
examples of craftsmanship that characterize a historic property shall be
preserved.
Standard #6 Deteriorated historic features shall be repaired rather than
replaced. When the severity of deterioration requires replacement of a
distinctive feature, the new feature shall match the old in design, color,
2

ILPC Meeting – 10/09/18
Resolution – RA
texture, and other visual qualities, and where possible, materials.
Replacement of missing features shall be substantiated by documentary,
physical, or pictorial evidence.
Standard #9
New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
With respect to Principle #2, Standard #4 and Standard #5, the metal roofing
[has/has not] gained significance in its own right and [is/is not] a distinctive
feature that characterizes the property. Proposed additional language if roof
is a character defining feature: In the evaluation of the potential significance
of the meatal roof, the ILPC considered the visibility of the improvement from
the public right-of-way, the compatibility of the improvement with the character
for the historic property and district, and the history of the improvement. The
1893 Sanborn Fire Insurance Map for the City of Ithaca indicates the property’s
roof was clad in metal at the time the property was assessed. The east and west
roof slopes are highly visible from West Green Street. As a visible, and likely and
early, feature of the property, the standing-seam-metal roof is a character
defining feature of the property and the historic district. Proposed additional
language if roof is not a character defining feature: In the evaluation of the
potential significance of the meatal roof, the ILPC considered the visibility of the
improvement from the public right-of-way, the compatibility of the
improvement with the character for the historic property and district, and the
history of the improvement. The ILPC found that although the subject metal is
highly compatible with the character of the historic residence, it is not
significantly visible from the public right-of-way due to the side gable
configuration of the roof slope and the close proximity of the adjacent residences
to the subject residence. The metal roof material does not add substantially ot
the historic aesthetic quality of the property or the district and is not considered
a character defining feature of the property.
With respect to Principle #2, Standard #2, and Standard #9, the replacement of
the metal roofing roofing with asphalt shingle roofing (will/will not) remove
distinctive materials (but will/and will not) alter features and spaces that
characterize the property. [If “will” describe feature or space and how it will
be inappropriately altered]
With respect to Principle #2 and Standard #6, as attested by the contractor [and
documented in the photographs submitted at the public hearing] the
severity of the deterioration of metal roof requires its replacement. The
proposed new work (will/will not) match the old in design, color, texture,
material and other visual qualities. Proposed language if the asphalt shingles
are not appropriate: Apart from the difference in material, the highly textured
asphalt shingles do not replicate the smooth texture of the metal panels and the
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roof’s regularized vertically-oriented, striped pattern created by the evenly
spaced, projecting panel seams.
Also with respect to Principle #2, and Standard #9, the proposed asphalt
shingles (are/are not) compatible with the massing, size, scale, and architectural
features of the property and its environment. [if “not”, describe qualities of
the project that are not compatible and in what ways they are not ]
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
of the Henry St. John Historic District, as set forth in Section 228-6, and be it
further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
Vacancies:
0
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

310-312 N Cayuga St is located within the DeWitt Park Historic District, as
designated under Sections 228-3 of the City of Ithaca Municipal Code in 1971,
and as listed on the New York State and National Registers of Historic Places in
1971, and

WHEREAS,

as set forth in Section 228-6 of the Municipal Code, a Certificate of
Appropriateness was issued by the Ithaca Landmarks Preservation Commission
(ILPC) for the demolition of a non-contributing resource and the construction
of a four-story, mixed-use building at the subject property at their regularly
scheduled February 14, 2017, meeting, and

WHEREAS,

a condition was placed on that Certificate of Appropriateness requiring all
substantive changes to the design of the exterior of the building to be submitted
to the ILPC for consideration, and

WHEREAS,

the ILPC has received a letter from Graham Gillespie at HOLT Architect to
Bryan McCracken, Historic Preservation Planner, dated October 1, 2018,
describing three proposed changes to the design of the exterior of the proposed
building; submitted with the letter were five sheets of architectural drawings
illustrating the proposed changes to the design, and

WHEREAS,

as stated in the submitted letter, the proposed changes include: (1) constructing a
pergola on the elevated plaza and reconfiguring the stair from the street level to
the plaza; (2) substituting cast stone for the aluminum horizontal bands on the
façade; and (3) substituting fiber cement panels and trim for the brick veneer
cladding on the three walls surrounding the plaza, and

WHEREAS,

the ILPC has reviewed this submission for the purpose of evaluating the impacts
of the proposed changes on the overall compatibleness of the building’s design
with its historic environment, now therefore be it

RESOLVED, that the ILPC finds that the proposed exterior design changes [do/do not]
substantially impact the compatibleness of the overall building design with it
historic environment, [add language if the changes negatively impact the
design] and be it further
RESOLVED, the Ithaca Landmarks Preservation Commission [approves/denies] the
proposed changes to the design of the exterior of the proposed building as
outlined in the submitted letter and illustrated in the submitted drawings
(attached).
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RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Recused:
0
Absent:
0
Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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October 1, 2018

Bryan McCracken
Historic Preservation Planner
Ithaca Landmarks Preservation Commission
City of Ithaca
108 East Green Street, 3rd Floor
Ithaca, NY 14850-5690
Re:

Proposed Revisions to Approved Project
DeWitt House Project at West Court Street / 310 - 314 North Cayuga Street

HOLT Project No. 2013017

Dear Mr. McCracken ,
Enclosed please find documentation for three proposed revisions to the design that you have
advised us require review and approval by ILPC. As the design has developed we have
identified programmatic and constructability issues with certain aspects of the approved
project.
1.

Plaza Design: TWMLA and HOLT have worked with Travis Hyde to develop the
design of the Plaza. The basic design concept of semi-public and private , building
resident only areas of the plaza has remained. The proposed design includes 2
changes that will be visible from neighboring properties and the street:
a. A wood pergola shade structure has been incorporated into the plaza design.
It is approximately 10Ft. high and provides shaded seating areas on both the
b.

private and semi-public areas of the plaza .
The stair from the street level to the plaza has been redesigned for a number
of reasons : A code required wheelchair lift has been incorporated into the
Community Room, so a landing at the plaza level needed to be provided.
This landing will be constructed over the water service/water meter room
located at the Ground Floor. The 'stair itself has been redesigned into an L
configuration which makes it a less.obvious and inviting route to the plaza
during normal operations . A gate will be provided at the sidewalk level to
control access by the public . It will be opened when public events occur on

c.
2.

the plaza .
Attachment NO.1 : Approved Plaza design , dated 3/13/17 .

Attachment NO.2: Proposed Plaza plan and pergola design , dated 10/1/18.
Change Aluminum Horizontal bands on facade to cast stone . The approved design
utilized aluminum horizontal trim to express the horizontal bands at several locations
on the facade . We found that these aluminum elements would be difficult to detail ,
construct and keep waterproof. We propose to change them to cast stone , in a color
compatible with the original intent. We believe this change will reinforce the
connection to the historic fabric of the neighborhood. Copings will remain aluminum
as originally designed .

Arc hitecture
Planning
Interior Design
HOLT Architects P.C.
Ithaca office:
619 W. State Street
Ithaca, NY 14850
Syracuse office:
132 E. Jetter on Street
yracuse. N 13202
phone: 607 273 76 0
http:/ / ww.holt. om

Graham L. Gillespie, AlA
Steven W. Hugo, AlA
Paul A. Levesque II, AlA
A. Quay Thompson, AlA
Cindy Kaufman, AlA
David H. Taube
Nathan Brown , AlA
Thomas Covell, AlA
Sarah Galbreath, AlA
Andrew M. Gil, AlA
Gary L. Myers, AlA
Richard J. Wagner, AlA

3.

a,

Attachment NO.3: Approved detail elevation,

b.

Attachment No, 4: Proposed revised detail elevation,

Provide fiber cement panels on the three interior facades of the plaza. The approved
design included face brick matching the other facades of the building, The proposed
design incorporates fiber cement panels in two colors and applied trim at panel joints
that continue masonry and aluminum"design elements from the street facades,

We

propose that the interior plaza facades are not very visible from the street and that this
change will have minimal impact on the appearance of the building, We have
provided a perspective view from the street to illustrate that.
a,

Attachment NO.5: Approved elevation of plaza facades .

b. Attachment NO.6: Proposed elevations
c.

Attachment NO.7: Perspective view from the street.

We look forward to presenting these proposed changes along with physical material samples
at the October 9, 2018 ILPC meeting.

Sincerely,
HOLT Architects , P.C,

{tvi. '
Graham L, Gillespie, AI
President

Xc:

Frost Travis , Travis Hyde Properties
Kim Michaels, Trowbridge Wolf Michaels Landscape Architects

HOLTARCHITECTS P.C.
Architecture· Planning Interior Design
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RESOLUTION: Moved by XXX, seconded by XXX.
WHEREAS,

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

WHEREAS,

as set forth in Section 228-4 of the Municipal Code, an Application for a
Certificate of Appropriateness, dated July 31, 2018, was submitted for review to
the Ithaca Landmarks Preservation Commission (ILPC) by Karen Wilson on
behalf of property owner Cornell University, including the following: (1) two
narratives respectively titled Description of Proposed Change(s) and Reasons for
Changes(s); (2) an architectural drawing by Tetra Tech, Architects & Engineers,
titled “First Floor Plan and Partial Site Plan” (A100); (3) two renderings of the
proposed alteration; (4) two photographs showing existing conditions; and (5)
seven sheets of product specifications for Trex® materials, and

WHEREAS,

the review of the Application for a Certificate of Appropriateness by the ILPC at
regular meeting on August 14, 2018 pending the submission of additional
information, and

WHEREAS,

a revised Application for a Certificate of Appropriateness, dated September 25,
2018, was submitted for review by the applicant on behalf of property owner,
including the following: (1) two narratives respectively titled Description of
Proposed Change(s) and Reasons for Changes(s); (2) a photograph documenting
existing conditions; (3) nine sheets of architectural drawings showing the
proposed alteration, and

WHEREAS,

the ILPC has reviewed the New York State Building-Structure Inventory Form
for 150 Triphammer Road, and the City of Ithaca’s Cornell Heights Historic
District Summary Statement, and

WHEREAS,

as stated in the narrative Description of Proposed Change(s), the project involves
constructing an accessible ramp and porch structure on the east (primary) façade
and south elevation, replacing a window on the east elevation with a door, and
installing a concrete pad and low wood barrier on the south elevation, and

WHEREAS,

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

WHEREAS,

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

a Public Hearing for the purpose of considering approval of the Application for
a Certificate of Appropriateness was conducted at the regularly scheduled ILPC
meeting on August 14, 2018, now therefore be it

RESOLVED, that the ILPC has made the following findings of fact concerning the property
and the proposal:
As identified in the City of Ithaca’s Cornell Heights Historic District Summary
Statement, the period of significance for the area now known as the Cornell
Heights Historic District is 1898-1937.
As indicated in the New York State Building-Structure Inventory Form, the
Colonial-Revival Style residence at 150 Triphammer Road was constructed
between 1912 and 1913 for a professor of astronomy and geology at Cornell
University, Ora M Leland.
Constructed within the period of significance of the Cornell Heights Historic
District and possessing a high level of integrity, the property is a contributing
element of the Cornell Heights Historic District.
Typical of buildings designed in the Colonial-Revival Style, the residence at 150
Triphammer Road has a balanced, nearly symmetrical façade. The proposed
ramp and roof structure on the south side of the east elevation would impact this
historic design element.
In consideration of this and all approvals of proposals for alterations, new
construction, or demolition in historic districts, the ILPC must determine
that the proposed exterior work will not have a substantial adverse effect
on the aesthetic, historical, or architectural significance and value of either
the landmark or, if the improvement is within a district, of the
neighboring improvements in such district. In considering architectural
and cultural value, the Commission shall consider whether the proposed
change is consistent with the historic value and the spirit of the
architectural style of the landmark or district in accordance with Section
228-6 of the Municipal Code. In making this determination, the
Commission is guided by the principles set forth in Section 228-6B of the
Municipal Code, as further elaborated in Section 228-6C, and by the
Secretary of the Interior’s Standards for Rehabilitation, and in this case
specifically the following principles and Standards:
Principle #2 The historic features of a property located within, and
contributing to the significance of, an historic district shall be altered as
little as possible and any alterations made shall be compatible with both
the historic character of the individual property and the character of the
district as a whole.
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Standard #2 The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features
and spaces that characterize a property will be avoided.
Standard #9 New additions, exterior alterations, or related new
construction shall not destroy historic materials that characterize the
property. The new work shall be differentiated from the old and shall be
compatible with the massing, size, scale, and architectural features to
protect the historic integrity of the property and its environment.
Standard #10 New additions and adjacent or related new construction
shall be undertaken in such a manner that, if removed in the future, the
essential form and integrity of the historic property and its environment
would be unimpaired.
With respect to Principle #2, Standard #2, and Standard #9, the installation of
an access ramp, porch, wood barrier, and concrete pad, and the replacement of a
window with a door (will/will not) remove distinctive materials (but will/and
will not) alter features and spaces that characterize the property. Proposed
language if not appropriate: As noted in the City of Ithaca Historic District and
Landmark Design Guidelines, a proposed access feature should be located “where
[it] can be least obtrusive and best blend in with the site.” The construction of
the accessible ramp and porch structure in a recessed area on the primary façade
and along the south elevation reduces its visual impact on the nearly symmetrical
design of the historic residence’s primary façade.
Also with respect to Principle #2, and Standard #9, the proposed porch
structure, accessible ramp, door, wood barrier, and concrete pad (are/are not)
compatible with the massing, size, scale, and architectural features of the
property and its environment. Proposed language if is appropriate: As noted
in the City of Ithaca Historic District and Landmark Design Guidelines, materials used
to construct access features “should bear some relationship to those of the main
structure.” When evaluating the compatibleness of the proposed materials, the
ILPC compared the visual properties the existing east porch to those proposed
for the new porch. The proposed porch draws inspiration with respect to design
and materiality from the property’s east porch, with its columns, entablature, and
railing closing replicating the design of the historic porch but in a reduced scale.
This allows the new porch to complement the existing porch while
differentiating it as a new addition to the historic building.
With respect to Standard #10, the proposed porch structure, accessible ramp,
wood barrier, and concrete pad (can/cannot) be removed in the future without
impairment of the essential form and integrity of the historic property and its
environment. [if “cannot”, describe why it cannot]
RESOLVED, that, based on the findings set forth above, the proposal (will/will not) have a
substantial adverse effect on the aesthetic, historical, or architectural significance
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of the Cornell Heights Historic District, as set forth in Section 228-6, and be it
further,
RESOLVED, that the Ithaca Landmarks Preservation Commission determines that the
proposal (meets/does not meet) criteria for approval under Section 228-6 of
the Municipal Code, and be it further
RESOLVED, that the ILPC (approves/denies) the Application for a Certificate of
Appropriateness with the following conditions:
 The northeast column shall be engaged and match the proportions of the
engaged columns on the residence’s east porch, and a matching engaged
column shall be installed on the southwest corner;
 Porch and ramp skirting shall the be panelized to match the skirting on the
residence’s east porch;
 Porch columns shall have capitals matching those found on the columns on
the residence’s east porch;
 The ramp railing shall be designed to match the railing on the residence’s east
porch [OR shall be a simple metal pipe railing to minimize its visual
appearance];
 The porch roof shall be hipped to match the roof configuration of the
residence’s east porch and the eliminate the shed roof profile on the south
side of the proposed porch;
 Porch gutters and downspouts shall be half-round.
 The detailing of the porch’s entablature shall match that of the residence’s east
porch;
 The door shall be solid wood;
 The low timber parking barrier proposed in the application shall not be
installed as it does not reflect the historic aesthetic quality of the Cornell
Heights Historic District. A vegetative barrier shall be planted between the
ramp and parking area to provide physical and visual separation, and reduce
the visual impact of the proposed ramp on the historic aesthetic quality of the
property and historic district;
 The applicant shall submit revised construction drawings addressing the above
noted conditions to ILPC staff for review and approval prior to the
commencement of work.
RECORD OF VOTE:
Moved by:
0
Seconded by: 0
In Favor:
0
Against:
0
Abstain:
0
Absent:
0
Vacancies:
0
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Notice: Failure on the part of the owner or the owner’s representative to bring to the
attention of the ILPC staff any deviation from the approved plans, including but not
limited to changes required by other involved agencies or that result from unforeseen
circumstances as construction progresses, may result in the issuance by the Building
Department of a stop work order or revocation of the building permit.
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APPLICATION FOR CERTIFICATE OF APPROPRIATENESS

NOTE: You can complete
this form electronically, but it
will still require an original
handwritten signature.

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

PLEASE PRINT OR TYPE

9/25/18 (original 7/31/18)

Date:
Applicant’s Name:

Building Permit Application # (REQUIRED):

Karen Wilson

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

Phone:

(607) 255-1465

kmw265@cornell.edu

150 Triphammer Rd, Ithaca NY 14850

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

Triphammer Co-op, Cornell Univ. - SCL

2336 S Balch Hall, Ithaca, NY 14853

Proposed Work Includes (check all that apply):





New Construction
Addition
Accessory Structure
ALTERATION: Primary Structure






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

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

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

ILPC REVIEW:
Submit eleven (11) hardcopies and (1) one electronic copy of application form and all attachments. Complete
applications must be received by 4:00 p.m. on the last Tuesday of the month, 14 days prior to the regular ILPC
meeting at which the application will be reviewed. ILPC meetings are held the second Tuesday of each month.
Applications must be accompanied by thorough documentation of existing conditions and proposed changes,
including (as applicable): photographs of existing conditions; site plans showing location and dimensions of
proposed change; drawings or sketches showing proposed changes on each affected elevation; description of
design details and materials to be used (manufacturer’s data sheets may be used); samples of proposed
materials; scale drawings of any proposed signs including colors, typeface, and illumination details; historic
photographs, if the intention of the project is to return a property to a documented prior condition; and a
statement from a qualified contractor or design professional attesting to the physical condition of any element
that is proposed for replacement due to deterioration.
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ELECTRONIC SUBMISSIONS: You must provide electronic versions of ALL submitted documents. LARGE FILES: Incoming e-mails to
the City must be under 10 MB in size (incl. message envelope), so either provide CD-ROM, flash/thumb drive, use a free file-sharing web
site, like: www.hightail.com, www.dropbox.com, www.google.com/drive, etc., or split documents into smaller parts and send multiple emails/files to: cpyott@cityofithaca.org and/or bmccracken@cityofithaca.org

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

Amended Application:
Provide an ADA compliant exterior ramp and porch at the southeast corner of the house including a
new exterior door. Provide a concrete pad at the bottom of the ramp. Install a low timber parking
barrier between the parking area and the new ramp. Relocate a portion of the existing sidewalk. See
attached drawings A100 - Demo and Floor Plans and A200 - Exterior Elevations.
The ramp and roof structure will be pressure treated wood. Composite lumber boards will be used for
the deck. The railings and trim will be painted wood. The door will be half glass, divided lite, insulated
exterior door with trim to match existing doors and windows.

Reasons for Proposed Changes (use additional sheets if necessary):

The desire is to make the house handicap accessible. Nearly none of Cornell’s independent co-ops,
fraternities, or sororities are accessible housing options. The co-op is self-funded and student
managed, and they are seeking to provide an accessible living option to interested students.
The existing entrances were explored and it was determined that none of them were viable as an
accessible entrance.
- The main porch is 6 inches below the main floor so even if a ramp was installed to get to the porch
landing, there would also need to be a ramp on the porch. Also, the existing porch railing would need
to be raised if it were part of the means of egress causing additional disruption to the facade.
- For the entrance on the west side (back), while it is at grade, not only is it undesirable to have the
accessible entrance in the back of the house, but once inside you have to immediately go up or down
stairs, so this wouldn't work.
- And at the northern side (furthest from the parking area), a ramp would also need to be built and the
entrance work be directly into the kitchen which is not a legal means of egress.
The best choice was decided to be a new ramp on the south side of the house adjacent to the parking
area and a new entrance into the living room. This section of the living room has a tile floor that is
ideal for the entrance.
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Existing front (east) elevation
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A.

DO NOT SCALE DRAWINGS TO OBTAIN DIMENSIONS.

B.

TAKE FIELD MEASUREMENTS TO FIT THE WORK PROPERLY. VERIFY
ALL EXISTING CONDITIONS AND DIMENSIONS IN THE FIELD.

C.

REFER INCONSISTENCIES TO ARCHITECT PRIOR TO COMMENCING
THE WORK IN AFFECTED AREA.

D.

ITEMS ARE SHOWN DIAGRAMMATICALLY ON DRAWINGS. VERIFY
SPACE REQUIREMENTS AND DIMENSIONS TO FIT THE WORK
PROPERLY.
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