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

PLANNING & DEVELOPMENT BOARD
— PROJECTS MEMORANDUM —
To:

From:
Re:
Date:

City of Ithaca Common Council
City of Ithaca Planning & Development Board
City of Ithaca Board of Public Works (BPW)
City of Ithaca Public Safety & Information Advisory
Commission
City of Ithaca Parks, Recreation & Natural Resources
Advisory Commission
City of Ithaca Community Life Advisory Commission
City of Ithaca Mobility, Accessibility & Transportation
Advisory Commission
Ithaca Urban Renewal Agency (IURA)
Pete Tyler, Chief, Ithaca Police Dept.
Tom Parsons, Chief, Ithaca Fire Dept.

Michael Thorne, Superintendent, Dept. of Public Works
Erik Whitney, Assist. Supt., Dept. of Public Works
Ray Benjamin, Assist. Supt., Dept. of Public Works
Gino Leonardi, Zoning Administrator
Mike Niechwiadowicz, Director of Code Enforcement
Scott Gibson, Environmental Engineer
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Lisa Nicholas, Deputy Director of Planning and Development
Projects for Review & Comment
April 5, 2019

Please find listed below several projects carried over from previous months, which the Planning and Development
Board will consider at its April 23, 2019 meeting. If possible, please submit any comments on these projects by noon,
April 17, 2019, so the Planning Board will have the opportunity to fully consider them.
Project: Student Housing
Location: 815 S Aurora Street
Applicant: Stream Collaborative, Noah Demarest for Project Sponsors Todd Fox and Charlie O’Connor
Anticipated Board Action(s) in April: Public Hearing, Review FEAF Parts 2 & 3
Project Description: The project applicant proposes a new 49-unit student housing complex (16,700 SF footprint)
comprised of three buildings constructed on a hillside on the east side of Route 96B, overlooking the proposed Chain
Works District. The proposed buildings will contain (2) efficiency units, (3) one-bedroom units, (10) two-bedroom units,
(20) three-bedroom units and (14) four-bedroom units. Amenities will include a gym and media room, with access to an
outdoor amenity space on the first floor of Building B, and a roof terrace and lounge on the fourth floor of Building B.
The project site shares the 2.85 acre site with an existing cell tower facility, garages, an office and a one-bedroom
apartment. Site improvements will include walkways and curb cuts to be tied into a public sidewalk proposed by the
Town of Ithaca. Fire truck access is proposed at the existing site entry at the south end of the property, with a new fire
lane to be constructed in front of the ends of buildings A & B at the northern end of the site. The project will include 68
parking spaces, as required by zoning. The property located in the R-3b zoning district. A variance will likely be required
for a rear yard setback deficiency. This has been determined to be a Type 1 Action under the City of Ithaca
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Environmental Quality Review Ordinance §176-4(B)(1)(k), (n), (B)(2), and the State Environmental Quality Review Act
(“SEQRA”) §617.4(b)(11).
Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/982
Project: 224 Fair Street – Perdita Flats (formerly 402 Wood Street)
Location: 402 Wood Street
Applicant: Stream Collaborative, Noah Demarest
Anticipated Board Action(s) in April: Consideration of Preliminary & Final Site Plan Approval
Project Description: The applicant proposes to construct a three-story residential building on a vacant lot in the
Southside Neighborhood of Ithaca. The building will include four rental units priced at market rate: (1) three-bedroom
unit, (2) one-bedroom units, and (1) two-bedroom unit. The first-floor unit will meet ADA requirements for accessibility.
The parcel is located in the R-3b Zoning District and has received a variance for off-street parking requirements. This has
been determined to be an Unlisted Action under the City of Ithaca Environmental Quality Review Ordinance and the
State Environmental Quality Review Act (“SEQRA”), for which the Lead Agency made a Negative Declaration of
Environmental Significance on March 26, 2019.
Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/992
Project: Arthaus on Cherry Street
Location: 130 Cherry Street
Applicant: Whitham Planning & Design
Anticipated Board Action(s) in April: Public Hearing, Potential Consideration of Environmental Significance
Project Description: The applicant proposes an as-of-right five-story building approximately 63 feet of height with
gallery, office and affordable residential space at 130 Cherry Street, on the east side of the Cayuga Inlet. The site is
currently the location of AJ Foreign Auto. The program includes ground floor covered parking for approximately 52
vehicles, plus 7,000 SF of potential retail/office and amenity space geared towards artists’ needs. Building levels two
through five will house approximately 120 studio, one-bedroom and two-bedroom residential units. The total building
square footage is 97,500 SF. All residential rental units will be restricted to renters earning 50 to 80 percent of the Area
Median Income. The north edge of the property will include a publicly-accessible path leading to an inlet overlook. This
has been determined to be a Type 1 Action under the City of Ithaca Environmental Quality Review Ordinance § 1764B(1)(k), (h)[2], (n), and the State Environmental Quality Review Act (“SEQRA”) § 617.4(b)(11).
Project materials are available for download from the City website and are updated regularly:
https://www.cityofithaca.org/DocumentCenter/Index/946
Project: Chain Works District Redevelopment
Location: 620 S. Aurora St.
Applicant: Jamie Gensel for David Lubin of Unchained Properties
Anticipated Board Action(s) in April: No Action – Review of Conceptual Site Plan and Presentation of Phase 1
Project Description: The proposed Chain Works District is located on a 95-acre parcel traversing the City and Town of
Ithaca’s municipal boundary. It is a proposed mixed-use development consisting of residential, office, commercial,
retail, restaurant/café, warehousing/distribution, manufacturing, and open space. Completion of the Project is
estimated to be over a seven-to-ten year period and will involve renovation of existing structures as well as new
structures to complete a full buildout of 1,706,150 SF. The applicant applied for a Planned Unit Development (PUD) for
development of a mixed-use district, and site plan review for Phase 1 of the development in 2014. The project also
involves a Planned Development Zone (PDZ) in the Town and subdivision. This project is a Type I Action under the City
of Ithaca Code, Environmental Quality Review Ordinance, §174- 6 (B)(1)(i),(j),(k),(n), (2), (6), (7),(8)(a)and (b) and the
State Environmental Quality Review Act §617.4 (b)(2),(3), (5)(iii), (6)(i), and (iv), for which the Lead Agency issued a
Positive Declaration of Environmental Significance on October 28, 2014. The Lead Agency held subsequently Public
Scoping on November 18, 2014. The Lead Agency deemed the Draft GEIS adequate for public review on March 8, 2016,
“An Equal Opportunity Employer with a commitment to workforce diversification.”
2 of 3

held the public hearing on March 29, 2016 and accepted comments until May 10, 2016. The Lead Agency filed a Notice
of Completion for the FGEIS on March 5, 2019 and adopted Finding on March 26, 2019.
Project materials are available for download from the City website and are updated regularly. Materials
pertaining to Site Plan approval will be posted by April 19th.
http://www.cityofithaca.org/DocumentCenter/Index/119
Project:
North Campus Residential Expansion (NCRE)
Location: Cornell University Campus
Applicant: Trowbridge Wolf Michaels for Cornell University
Anticipated Board Action(s) in April: No Action- Discussion of Conditions
Project Description: The applicant proposes to construct two residential complexes (one for sophomores and the other
for freshmen) on two sites on North Campus. The sophomore site will have four residential buildings with 800 new beds
and associated program space totaling 299,900 SF and a 1,200-seat, 66,300 SF dining facility. The sophomore site is
mainly in the City of Ithaca with a small portion in the Village of Cayuga Heights; however, all buildings are in the City.
The freshman site will have three new residential buildings (each spanning the City and Town line) with a total of
401,200 SF and 1,200 new beds and associated program space – 223,400 of which is in the City, and 177,800 of which is
in the Town. The buildings will be between two and six stories using a modern aesthetic. The project is in three zoning
districts: the U-I zoning district in the City in which the proposed five stories and 55 feet are allowed; the Low Density
Residential District (LDR) in the Town which allows for the proposed two-story residence halls (with a special permit);
and the Multiple Housing District within Cayuga Heights in which no buildings are proposed. This has been determined
to be a Type I Action under the City of Ithaca Environmental Quality Review Ordinance (“CEQRO”) §176-4 B.(1)(b), (h) 4,
(i) and (n) and the State Environmental Quality Review Act (“SEQRA”) § 617.4 (b)(5)(iii) for which the Lead Agency
issued a Negative Declaration on December 18, 2018 and Preliminary Site Plan Approval on March 26, 2019.
Project materials are available for download from the City website and are updated regularly:
http://www.cityofithaca.org/DocumentCenter/Index/811
cc: Mayor Svante Myrick
Dr. Luvelle Brown, Superintendent, ICSD
Jay Franklin, Tompkins County Assessment

ACCESSING ONLINE DOCUMENTS
Site Plan Review & Subdivision Application Documents
Site Plan Review application documents are accessible electronically via the “Document Center” on the City
web site (http://www.cityofithaca.org/DocumentCenter), under “Planning & Development” > “Site Plan
Review Project Applications,” and in the relevant street address folder. Subdivision application materials
can be similarly located, but in the “Subdivision Applications” folder.
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Full Environmental Assessment Form
Part 2 - Identification of Potential Project Impacts

"HFODZ6TF0OMZ<*GBQQMJDBCMF>
1SPKFDU
%BUF

815 S Aurora St - Overlook
4-1-19

Part 2 is to be completed by the lead agency. Part 2 is designed to help the lead agency inventory all potential resources that could
be affected by a proposed project or action. We recognize that the lead agency=s reviewer(s) will not necessarily be environmental
professionals. So, the questions are designed to walk a reviewer through the assessment process by providing a series of questions that
can be answered using the information found in Part 1. To further assist the lead agency in completing Part 2, the form identifies the
most relevant questions in Part 1 that will provide the information needed to answer the Part 2 question. When Part 2 is completed, the
lead agency will have identified the relevant environmental areas that may be impacted by the proposed activity.
If the lead agency is a state agency and the action is in any Coastal Area, complete the Coastal Assessment Form before proceeding
with this assessment.
Tips for completing Part 2:
Review all of the information provided in Part 1.
Review any application, maps, supporting materials and the Full EAF Workbook.
Answer each of the 18 questions in Part 2.
If you answer “Yes” to a numbered question, please complete all the questions that follow in that section.
If you answer “No” to a numbered question, move on to the next numbered question.
Check appropriate column to indicate the anticipated size of the impact.
Proposed projects that would exceed a numeric threshold contained in a question should result in the reviewing agency
checking the box “Moderate to large impact may occur.”
The reviewer is not expected to be an expert in environmental analysis.
If you are not sure or undecided about the size of an impact, it may help to review the sub-questions for the general
question and consult the workbook.
When answering a question consider all components of the proposed activity, that is, the Awhole action@.
Consider the possibility for long-term and cumulative impacts as well as direct impacts.
Answer the question in a reasonable manner considering the scale and context of the project.

1. Impact on Land
Proposed action may involve construction on, or physical alteration of,
the land surface of the proposed site. (See Part 1. D.1)
If “Yes”, answer questions a - j. If “No”, move on to Section 2.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

Moderate
to large
impact may
occur

a. The proposed action may involve construction on land where depth to water table is
less than 3 feet.

E2d

b. The proposed action may involve construction on slopes of 15% or greater.

E2f

✔

c. The proposed action may involve construction on land where bedrock is exposed, or
generally within 5 feet of existing ground surface.

E2a

✔

d. The proposed action may involve the excavation and removal of more than 1,000 tons
of natural material.

D2a

✔

e. The proposed action may involve construction that continues for more than one year
or in multiple phases.

D1e

f. The proposed action may result in increased erosion, whether from physical
disturbance or vegetation removal (including from treatment by herbicides).

D2e, D2q

g. The proposed action is, or may be, located within a Coastal Erosion hazard area.

B1i

✔

✔
✔

✔

h. Other impacts: _______________________________________________________
___________________________________________________________________
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2. Impact on Geological Features
The proposed action may result in the modification or destruction of, or inhibit
access to, any unique or unusual land forms on the site (e.g., cliffs, dunes,
minerals, fossils, caves). (See Part 1. E.2.g)
If “Yes”, answer questions a - c. If “No”, move on to Section 3.

✔ NO
Relevant
Part I
Question(s)

a. Identify the specific land form(s) attached: ________________________________
___________________________________________________________________

E2g

b. The proposed action may affect or is adjacent to a geological feature listed as a
registered National Natural Landmark.
Specific feature: _____________________________________________________

E3c

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

c. Other impacts: ______________________________________________________
___________________________________________________________________

3. Impacts on Surface Water
The proposed action may affect one or more wetlands or other surface water
bodies (e.g., streams, rivers, ponds or lakes). (See Part 1. D.2, E.2.h)
If “Yes”, answer questions a - l. If “No”, move on to Section 4.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action may create a new water body.

D2b, D1h

b. The proposed action may result in an increase or decrease of over 10% or more than a
10 acre increase or decrease in the surface area of any body of water.

D2b

c. The proposed action may involve dredging more than 100 cubic yards of material
from a wetland or water body.

D2a

d. The proposed action may involve construction within or adjoining a freshwater or
tidal wetland, or in the bed or banks of any other water body.

E2h

e. The proposed action may create turbidity in a waterbody, either from upland erosion,
runoff or by disturbing bottom sediments.

D2a, D2h

f. The proposed action may include construction of one or more intake(s) for withdrawal
of water from surface water.

D2c

g. The proposed action may include construction of one or more outfall(s) for discharge
of wastewater to surface water(s).

D2d

h. The proposed action may cause soil erosion, or otherwise create a source of
stormwater discharge that may lead to siltation or other degradation of receiving
water bodies.

D2e

i. The proposed action may affect the water quality of any water bodies within or
downstream of the site of the proposed action.

E2h

j. The proposed action may involve the application of pesticides or herbicides in or
around any water body.

D2q, E2h

k. The proposed action may require the construction of new, or expansion of existing,
wastewater treatment facilities.

D1a, D2d
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

l. Other impacts: _______________________________________________________
___________________________________________________________________

4. Impact on groundwater
The proposed action may result in new or additional use of ground water, or
may have the potential to introduce contaminants to ground water or an aquifer.
(See Part 1. D.2.a, D.2.c, D.2.d, D.2.p, D.2.q, D.2.t)
If “Yes”, answer questions a - h. If “No”, move on to Section 5.

✔ NO

Relevant
Part I
Question(s)
a. The proposed action may require new water supply wells, or create additional demand
on supplies from existing water supply wells.

D2c

b. Water supply demand from the proposed action may exceed safe and sustainable
withdrawal capacity rate of the local supply or aquifer.
Cite Source: ________________________________________________________

D2c

c. The proposed action may allow or result in residential uses in areas without water and
sewer services.

D1a, D2c

d. The proposed action may include or require wastewater discharged to groundwater.

D2d, E2l

e. The proposed action may result in the construction of water supply wells in locations
where groundwater is, or is suspected to be, contaminated.

D2c, E1f,
E1g, E1h

f. The proposed action may require the bulk storage of petroleum or chemical products
over ground water or an aquifer.

D2p, E2l

g. The proposed action may involve the commercial application of pesticides within 100
feet of potable drinking water or irrigation sources.

E2h, D2q,
E2l, D2c

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

h. Other impacts: ______________________________________________________
__________________________________________________________________

5. Impact on Flooding
The proposed action may result in development on lands subject to flooding.
(See Part 1. E.2)
If “Yes”, answer questions a - g. If “No”, move on to Section 6.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action may result in development in a designated floodway.

E2i

b. The proposed action may result in development within a 100 year floodplain.

E2j

c. The proposed action may result in development within a 500 year floodplain.

E2k

d. The proposed action may result in, or require, modification of existing drainage
patterns.

D2b, D2e

e. The proposed action may change flood water flows that contribute to flooding.

D2b, E2i,
E2j, E2k

f. If there is a dam located on the site of the proposed action, !"#$% dam &"&%%'"()"*%+, *(*".+/*,'%0

E1e
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

g. Other impacts: ______________________________________________________
___________________________________________________________________

6. Impacts on Air
The proposed action may include a state regulated air emission source.
(See Part 1. D.2.f., D 2 h D.2.g)
If “Yes”, answer questions a - f. If “No”, move on to Section 7.

NO

Relevant
Part I
Question(s)
a. If the proposed action requires federal or state air emission permits, the action may
also emit one or more greenhouse gases at or above the following levels:
i. More than 1000 tons/year of carbon dioxide (CO2)
ii. More than 3.5 tons/year of nitrous oxide (N2 )
iii. More than 1000 tons/year of carbon equivalent of perfluorocarbons (PFCs)
iv. More than .045 tons/year of sulfur hexafluoride (SF6)
v. More than 1000 tons/year of carbon dioxide equivalent of
hydrochlorofl!urocarbons (HFCs) emissions
vi. 43 tons/year or more of methane

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2g
D2g
D2g
D2g
D2g
D2h

b. The proposed action may generate 10 tons/year or more of any one designated
hazardous air pollutant, or 25 tons/year or more of any combination of such hazardous
air pollutants.
c. The proposed action may require a state air registration, or may produce an emissions
rate of total contaminants that may exceed 5 lbs. per hour, or may include a heat
source capable of producing more than 10 million BTU=s per hour.

D2g

d. The proposed action may reach 50% of any of the thresholds in “a”"through “c”,
above.

D#$

e. The proposed action may result in the combustion or thermal treatment of more than 1
ton of refuse per hour.

D2s

D2f, D2g

f. Other impacts: ______________________________________________________
__________________________________________________________________

7.

Impact on Plants and Animals
The proposed action may result in a loss of flora or fauna. (See Part 1. E.2. m.-q.)
If “Yes”, answer questions a - j. If “No”, move on to Section 8.
Relevant
Part I
Question(s)

a. The proposed action may cause reduction in population or loss of individuals of any
threatened or endangered species, as listed by New York State or the Federal
government, that use the site, or are found on, over, or near the site.

E2o

b. The proposed action may result in a reduction or degradation of any habitat used by
any rare, threatened or endangered species, as listed by New York State or the federal
government.

E2o

c. The proposed action may cause reduction in population, or loss of individuals, of any
species of special concern or conservation need, as listed by New York State or the
Federal government, that use the site, or are found on, over, or near the site.

E2p

d. The proposed action may result in a reduction or degradation of any habitat used by
any species of special concern and conservation need, as listed by New York State or
the Federal government.

E2p
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NO
No, or
small
impact
may occur

YES
Moderate
to large
impact may
occur

e. The proposed action may diminish the capacity of a registered National Natural
Landmark to support the biological community it was established to protect.

E3c

f. The proposed action may result in the removal of, or ground disturbance in, any
portion of a designated significant natural community.
Source: ____________________________________________________________

E2n

g. The proposed action may substantially interfere with nesting/breeding, foraging, or
over-wintering habitat for the predominant species that occupy or use the project site.

E2m

h. The proposed action requires the conversion of more than 10 acres of forest,
grassland or any other regionally or locally important habitat.
Habitat type & information source: ______________________________________
__________________________________________________________________

E1b

i. Proposed action (commercial, industrial or recreational projects, only) involves use of
herbicides or pesticides.

D2q

j. Other impacts: ______________________________________________________
__________________________________________________________________

8.

Impact on Agricultural Resources
The proposed action may impact agricultural resources. (See Part 1. E.3.a. and b.)
If “Yes”, answer questions a - h. If “No”, move on to Section 9.
Relevant
Part I
Question(s)

a. The proposed action may impact soil classified within soil group 1 through 4 of the
NYS Land Classification System.

E2c, E3b

b. The proposed action may sever, cross or otherwise limit access to agricultural land
(includes cropland, hayfields, pasture, vineyard, orchard, etc).

E1a, Elb

c. The proposed action may result in the excavation or compaction of the soil profile of
active agricultural land.

E3b

d. The proposed action may irreversibly convert agricultural land to non-agricultural
uses, either more than 2.5 acres if located in an Agricultural District, or more than 10
acres if not within an Agricultural District.

E1b, E3a

e. The proposed action may disrupt or prevent installation of an agricultural land
management system.

El a, E1b

f. The proposed action may result, directly or indirectly, in increased development
potential or pressure on farmland.

C2c, C3,
D2c, D2d

g. The proposed project is not consistent with the adopted municipal Farmland
Protection Plan.

C2c

h. Other impacts: ________________________________________________________
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✔ NO
No, or
small
impact
may occur

YES
Moderate
to large
impact may
occur

9.

Impact on Aesthetic Resources
The land use of the proposed action are obviously different from, or are in
sharp contrast to, current land use patterns between the proposed project and
a scenic or aesthetic resource. (Part 1. E.1.a, E.1.b, E.3.h.)
If “Yes”, answer questions a - g. If “No”, go to Section 10.

NO

Relevant
Part I
Question(s)
a. Proposed action may be visible from any officially designated federal, state, or local
scenic or aesthetic resource.

E3h

b. The proposed action may result in the obstruction, elimination or significant
screening of one or more officially designated scenic views.

E3h, C2b

c. The proposed action may be visible from publicly accessible vantage points:
i. Seasonally (e.g., screened by summer foliage, but visible during other seasons)
ii. Year round

E3h

d. The situation or activity in which viewers are engaged while viewing the proposed
action is:
i. Routine travel by residents, including travel to and from work
ii. Recreational or tourism based activities

E3h

e. The proposed action may cause a diminishment of the public enjoyment and
appreciation of the designated aesthetic resource.

E3h

f. There are similar projects visible within the following distance of the proposed
project:
0-1/2 mile
½ -3 mile
3-5 mile
5+ mile

D1a, E1a,
D1f, D1g

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

E2q,
E1c

g. Other impacts: ______________________________________________________
__________________________________________________________________

10. Impact on Historic and Archeological Resources
The proposed action may occur in or adjacent to a historic or archaeological
resource. (Part 1. E.3.e, f. and g.)
If “Yes”, answer questions a - e. If “No”, go to Section 11.

✔ NO
Relevant
Part I
Question(s)

!

!"#$%#%&!'"()*+%,"-(."%))/$"01%22."%$"#($*+(22."0+*1+,3"%$"&/4&*(,*+(22.")%,*+5/%/&"
E3e
*%3"(,."4/+2'+,5&3"($)1(!%2%5+)(2"&+*!"%$"'+&*$+)*"01+)1"+&"2+&*!'"%,"*1!"6(*+%,(2"%$"
7*(*!"8!5+&*!$"%9":+&*%$+)(2";2()!&3"%$"*1(*"1(&"4!!,"'!*!$-+,!'"4."*1!"<%--+&&+%,!$"
%9"*1!"6=7">99+)!"%9";($?&3"8!)$!(*+%,"(,'":+&*%$+)";$!&!$@(*+%,"*%"4!"!2+5+42!"9%$"
2+&*+,5"%,"*1!"7*(*!"8!5+&*!$"%9":+&*%$+)";2()!&A""

b. The proposed action may occur wholly or partially within, or substantially contiguous
to, an area designated as sensitive for archaeological sites on the NY State Historic
Preservation Office (SHPO) archaeological site inventory.

E3f

c. The proposed action may occur wholly or partially within, or substantially contiguous
to, an archaeological site not included on the NY SHPO inventory.
Source: ____________________________________________________________

E3g
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

d. Other impacts: ______________________________________________________
__________________________________________________________________
If any of the above (a-d) are answered “ !"#$%&#'&!'(%$)#'*+,%-&'+%.'
e. !--/$”, continue with the following questions'to help support conclusions in Part 3:
i.

The proposed action may result in the destruction or alteration of all or part
of the site or property.

E3e, E3g,
E3f

ii. The proposed action may result in the alteration of the property’s setting or
integrity.

E3e, E3f,
E3g, E1a,
E1b
E3e, E3f,
E3g, E3h,
C2, C3

iii. The proposed action may result in the introduction of visual elements which
are out of character with the site or property, or may alter its setting.

11. Impact on Open Space and Recreation
The proposed action may result in a loss of recreational opportunities or a
reduction of an open space resource as designated in any adopted
municipal open space plan.
(See Part 1. C.2.c, E.1.c., E.2.q.)
If “Yes”, answer questions a - e. If “No”, go to Section 12.

NO

Relevant
Part I
Question(s)
a. The proposed action may result in an impairment of natural functions, or “ecosystem
services”, provided by an undeveloped area, including but not limited to stormwater
storage, nutrient cycling, wildlife habitat.

D2e, E1b
E2h,
E2m, E2o,
E2n, E2p

b. The proposed action may result in the loss of a current or future recreational resource.

C2a, E1c,
C2c, E2q

c. The proposed action may eliminate open space or recreational resource in an area
with few such resources.

C2a, C2c
E1c, E2q

d. The proposed action may result in loss of an area now used informally by the
community as an open space resource.

C2c, E1c

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

e. Other impacts: _____________________________________________________
_________________________________________________________________

12. Impact on Critical Environmental Areas
The proposed action may be located within or adjacent to a critical
environmental area (CEA). (See Part 1. E.3.d)
If “Yes”, answer questions a - c. If “No”, go to Section 13.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action may result in a reduction in the quantity of the resource or
characteristic which was the basis for designation of the CEA.

E3d

b. The proposed action may result in a reduction in the quality of the resource or
characteristic which was the basis for designation of the CEA.

E3d

c. Other impacts: ______________________________________________________
__________________________________________________________________
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

13. Impact on Transportation
The proposed action may result in a change to existing transportation systems.
(See Part 1. D.2.j)
If “Yes”, answer questions a - . If “No”, go to Section 14.

NO

Relevant
Part I
Question(s)
a. Projected traffic increase may exceed capacity of existing road network.

D2j

b. The proposed action may result in the construction of paved parking area for 500 or
more vehicles.

D2j

c. The proposed action will degrade existing transit access.

D2j

d. The proposed action will degrade existing pedestrian or bicycle accommodations.

D2j

. The proposed action may alter the present pattern of movement of people or goods.

YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

D2j

!. Other impacts: ______________________________________________________
__________________________________________________________________

14. Impact on Energy
The proposed action may cause an increase in the use of any form of energy.
(See Part 1. D.2.k)
If “Yes”, answer questions a - e. If “No”, go to Section 15.

✔ NO
Relevant
Part I
Question(s)

a. The proposed action will require a new, or an upgrade to an existing, substation.

D2k

b. The proposed action will require the creation or extension of an energy transmission
or supply system to serve more than 50 single or two-family residences or to serve a
commercial or industrial use.

D1f,
D1q, D2k

c. The proposed action may utilize more than 2,500 MWhrs per year of electricity.

D2k

d. The proposed action may involve heating and/or cooling of more than 100,000 square
feet of building area when completed.
e. Other Impacts: ________________________________________________________
____________________________________________________________________

D1g

15. Impact on Noise, Odor, and Light
The proposed action may result in an increase in noise, odors, or outdoor lighting.
(See Part 1. D.2.m., n., and o.)
If “Yes”, answer questions a - f. If “No”, go to Section 16.

NO

Relevant
Part I
Question(s)
a. The proposed action may produce sound above noise levels established by local
regulation.

D2m

b. The proposed action may result in blasting within 1,500 feet of any residence,
hospital, school, licensed day care center, or nursing home.

D2m, E1d

c. The proposed action may result in routine odors for more than one hour per day.

D2o
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YES

No, or
small
impact
may occur

Moderate
to large
impact may
occur

✔ YES
No, or
small
impact
may occur

Moderate
to large
impact may
occur

✔

d. The proposed action may result in light shining onto adjoining properties.

D2n

✔

e. The proposed action may result in lighting creating sky-glow brighter than existing
area conditions.

D2n, E1a

✔

f. Other impacts: Construction
______________________________________________________
impact due to foundation preparation
__________________________________________________________________

16. Impact on Human Health
The proposed action may have an impact on human health from exposure
to new or existing sources of contaminants. (See Part 1.D.2.q., E.1. d. f. g. and h.)
If “Yes”, answer questions a - m. If “No”, go to Section 17.

✔ YES

NO

Relevant
Part I
Question(s)

No,or
small
impact
may cccur

a. The proposed action is located within 1500 feet of a school, hospital, licensed day
care center, group home, nursing home or retirement community.

E1d

✔

b. The site of the proposed action is currently undergoing remediation.

E1g, E1h

✔

c. There is a completed emergency spill remediation, or a completed environmental site
remediation on, or adjacent to, the site of the proposed action.

E1g, E1h

✔

d. The site of the action is subject to an institutional control limiting the use of the"
property (e.g.#"easement"$%"deed restriction)&

E1g, E1h

✔

e. The proposed action may affect institutional control measures that were put in place
to ensure that the site remains protective of the environment and human health.

E1g, E1h

✔

f. The proposed action has adequate control measures in place to ensure that future
generation, treatment and/or disposal of hazardous wastes will be protective of the
environment and human health.

D2t

✔

g. The proposed action involves construction or modification of a solid waste
management facility.

D2q, E1f

✔

h. The proposed action may result in the unearthing of solid or hazardous waste.

D2q, E1f

✔

i. The proposed action may result in an increase in the rate of disposal, or processing, of
solid waste.

D2r, D2s

✔

j. The proposed action may result in excavation or other disturbance within 2000 feet of
a site used for the disposal of solid or hazardous waste.

E1f, E1g
E1h

✔

k. The proposed action may result in the migration of explosive gases from a landfill
site to adjacent off site structures.

E1f, E1g

✔

l. The proposed action may result in the release of contaminated leachate from the
project site.

D2s, E1f,
D2r

✔

m. Other impacts: ______________________________________________________
__________________________________________________________________
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17. Consistency with Community Plans
The proposed action is not consistent with adopted land use plans.
(See Part 1. C.1, C.2. and C.3.)
If “Yes”, answer questions a - h. If “No”, go to Section 18.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action’s land use components may be different from, or in sharp
contrast to, current surrounding land use pattern(s).
b. The proposed action will cause the permanent population of the city, town or village
in which the project is located to grow by more than 5%.
c. The proposed action is inconsistent with local land use plans or zoning regulations.

C2, C3, D1a
E1a, E1b
C2

✔

C2, C2, C3

✔

d. The proposed action is inconsistent with any County plans, or other regional land use
plans.

C2, C2

✔

e. The proposed action may cause a change in the density of development that is not
supported by existing infrastructure or is distant from existing infrastructure.

C3, D1c,
D1d, D1f,
D1d, Elb
C4, D2c, D2d
D2j

✔

C2a

✔

f. The proposed action is located in an area characterized by low density development
that will require new or expanded public infrastructure.
g. The proposed action may induce secondary development impacts (e.g., residential or
commercial development not included in the proposed action)

Moderate
to large
impact may
occur

✔

✔

h. Other: _____________________________________________________________
__________________________________________________________________

18. Consistency with Community Character
The proposed project is inconsistent with the existing community character.
(See Part 1. C.2, C.3, D.2, E.3)
If “Yes”, answer questions a - g. If “No”, proceed to Part 3.

✔ YES

NO

Relevant
Part I
Question(s)

No, or
small
impact
may occur

a. The proposed action may replace or eliminate existing facilities, structures, or areas
of historic importance to the community.

E3e, E3f, E3g

✔

b. The proposed action may create a demand for additional community services (e.g.
schools, police and fire)

C4

✔

c. The proposed action may displace affordable or low-income housing in an area where
there is a shortage of such housing.

C2, C3, D1f
D1g, E1a

✔

d. The proposed action may interfere with the use or enjoyment of officially recognized
or designated public resources.

C2, E3

✔

e. The proposed action is inconsistent with the predominant architectural scale and
character.

C2, C3

✔

f. Proposed action is inconsistent with the character of the existing natural landscape.

C2, C3
E1a, E1b
E2g, E2h

✔

g. Other impacts: ______________________________________________________
__________________________________________________________________

PRINT FULL FORM
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City of Ithaca
FULL ENVIRONMENTAL ASSESSMENT FORM – Part III
Project Name: Arthaus Apartments - 130 Cherry Street
Date Created: 3/18/19, Updated 4/2/19

PROJECT DESCRIPTION
The applicant proposes a five-story building approximately 63 feet in height with gallery, office and
affordable residential space at 130 Cherry Street, on the east side of the Cayuga Inlet. The site is currently
the location of AJ Foreign Auto. The program includes ground floor covered parking for approximately 52
vehicles, plus 7,000 SF of potential retail/office and amenity space geared towards artists’ needs. Building
levels two through five will house approximately 120 studio, one-bedroom and two-bedroom residential
units. The total building square footage is 97,500 SF. All residential rental units will be restricted to renters
earning 50 to 80 percent of the Area Median Income (“AMI”). The north edge of the property will include
a publicly accessible path leading to an inlet overlook. The project may require approval from NYSDEC for
proposed improvements to their adjacent property. This has been determined to be a Type 1 Action
under the City of Ithaca Environmental Quality Review Ordinance §176-4B(1)(k), (h)[2], (n), and the State
Environmental Quality Review Act (“SEQRA”) § 617.4(b)(11).
IMPACT ON LAND
The .82 acre project site is on Cherry Street and adjacent to Cayuga Inlet. Cherry Street is primarily
characterized by industrial and commercial land uses, while the Cayuga Inlet and its banks are used for
passive recreation and boating. According to information provided by the applicant, the project site has
been fully developed since 1910, initially for residential uses and then subsequently redeveloped for
commercial use in the late 1970s. The site may have been used as a filling station before operating as an
automotive repair facility for the last 20 years (i.e., AJ Foreign Auto).
The project site is currently used as an automotive repair business and is occupied by an approximately
5,000 SF one-story building and a large unpaved parking and car storage area. The southern edge of the
site contains some vegetation and trees.
Based on information provided by the applicant in their March 6, 2019, submission, preliminary soil
borings have been completed and the building foundation is expected to be deep piles with cap footing,
grade beams and structural slab on grade, where required. The estimated depth to bedrock on the site
ranges from approximately 70 feet to 100 feet below grade. As a result, no blasting is anticipated for
construction.
Need information on foundation construction- pile driving - duration and type.
IMPACT ON SURFACE WATER
The project site is adjacent to the Cayuga Inlet. Construction is anticipated to last approximately 18
months. During site preparation and foundation construction, there will be increased potential for
erosion that may impact the Inlet. The applicant has submitted an Erosion and sedimentation Plan dated
3-6-19 showing silt fencing around the perimeter of the property and other erosion control measures.
The applicant has also submitted information about stormwater management on the drawing titled
“Utility Plan (C6) “dated 3-6-19. The notes state that on-site stormwater will be managed through the use
of (at least) two drywell structures within the parking garage. Overflow will be directed into the City’s
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Date Created: 3/18/19, Updated 4/2/19

existing storm sewer on Cherry Street. The City Stormwater Officer will review these plans as well as the
SWPPP, which will address construction and post construction stormwater practices.
The applicant has also stated that choice of stainless steel material for outdoor screening will avoid
adverse impacts that other materials may have on adjacent waterways (e.g., Corten steel) as they begin
to weather. In addition, the applicant notes:
“… the design of the building has been moving toward a CMU first floor wall system
along with ribbed/corrugated metal paneling. This allows for the use of prefinished
metal siding that should not corrode or degrade into any local water sources.”
The Lead Agency has determined that based on the information above, no significant impact to surface
water is anticipated.
IMPACT ON GROUNDWATER
According to information provided by the applicant on January 15, 2019, the proposed project is located
in an area currently serviced by public utilities (e.g., water and sewer). The project will be served by
potable water provided by the City of Ithaca, and will not draw from groundwater resources. Anticipated
water demand is approximately 8,350 gallons per day, which the existing public water supply has the
capacity to service.
The project site is listed in the NYSDEC Environmental Site Remediation database (site no. 755007) due to
historic coal tar contamination. According to the NYSDEC’s March 2003 Record of Decision for the site,
the NYSDEC concluded that no further action was required, and no use restrictions needed to be imposed
on the site. The proposed land use for the site is lower intensity than historic uses, being primarily
residential and public gathering space, and therefore no contaminants are anticipated to be introduced
to the site.
The Lead Agency has determined that based on the information above, no significant impact to
groundwater is anticipated.
IMPACT ON FLOODING
The project site is not located in a 100- or 500-year flood zone.
The Lead Agency has determined that based on the information above, no significant impact on flooding
is anticipated.
IMPACTS ON AIR
According to information provided by the applicant, construction is projected to last approximately 18
months. During construction, generators may be required to provide power to the site. Excavation and
preparation of foundations additionally create the potential for increased airborne dust and dirt
particles. Impacts to air quality will be limited to the period associated with construction activities.
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During construction, the applicant will employ the following applicable dust control measures, as
appropriate:







Misting or fog spraying the site to minimize dust;
Maintaining crushed stone tracking pads at all entrances to the construction site;
Re-seeding disturbed areas to minimize bare exposed soils;
Keeping roads clear of dust and debris;
Requiring construction trucks to be covered; and
Prohibiting burning of debris on site.

The Lead Agency has determined that with the mitigation measures during construction identified
above, no significant impact to air is anticipated.
IMPACT ON PLANTS AND ANIMALS
According to the Demolition Plan provided on March 6, 2019, proposed redevelopment will require the
removal of approximately 20 trees, which primarily consist of box elder with a few catalpa and red maples.
Twelve of the 20 trees identified for removal are 8” or greater DBH.
Wildlife likely to be encountered on or near the project site include invertebrates and occasional birds.
The New York Natural Heritage Program identifies the gray petaltail dragonfly as a species of “special
concern,” indicating that it is at risk of becoming threatened. The general habitat of the gray petaltail can
be described as hillside seeps and fens in areas of deciduous forest (Dunkle 2000). According to the New
York Natural Heritage Program:
“In New York, all known populations are found at rocky gorges and glens with deciduous
or mixed forests. Small shallow streams flow through the gorges and glens, and these
streams are fed by hillside seepage areas, groundwater fed seepage streamlets or fens.
The seepage areas represent the larval habitat for these populations, while the adults
use both the seepage areas and the stream courses.”
Population loss of this species has primarily been attributed to suburban development trends. The
project site is a previously developed site that is noted for relatively flat terrain, despite being located
adjacent to the Cayuga Inlet. In addition, no development is proposed on or near the banks, which is
part of a NYSDEC easement.
Based on the development history of the site and its historic uses, it is unlikely that any wildlife habitat
exists on the project site. Therefore, the Lead Agency has determined no significant impact to plants and
animals is anticipated.
IMPACT ON AGRICULTURAL RESOURCES
The project site is not in or adjacent to an agricultural area.
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Based on the information provided above, the Lead Agency has determined no significant impact to
agricultural resources is anticipated.
IMPACT ON AESTHETIC RESOURCES
According to the Tompkins County Scenic Resource Views, there are no scenic resources located adjacent
to or in vicinity of the Project Site. Additionally, there are no locally identified scenic resources located
near the project site.
However, the project site will be highly visible from residential areas across the Inlet, waterfront natural
areas, open spaces and parks, and other vantage points within the waterway and around its edges.
The applicant has designed the project to both retain the industrial aesthetic of the surrounding land
uses and be compatible with its adjacency to waterways and recreational areas. The project
incorporated the following features to achieve this end:






Exterior building materials will be ribbed/corrugated metal paneling as opposed to a
contemporary fiber cement panel system to achieve a warehouse aesthetic
Materials colors will vary from dark to light as the building rises
The water-facing side of the building has variation of the façade plan to break up the mass
Several features connect the project to the water – including a public walkway form Cherry
Street to the water’s edge and a proposed patio area
The project includes trees on two sides of the building

Both the building design and landscape plan will be further developed during site plan approval.
See also Impacts on Open Space and Recreation, Impacts on Critical Environmental Areas, and
Consistency with Community Character.
Based on the information above, the Lead Agency has determined that no significant impacts to
aesthetic resources is anticipated.
IMPACT ON HISTORIC AND ARCHAEOLOGICAL RESOURCES
The site is not located within a historic district, and the existing site is not designated at the local or state
level as an historic resource.
According to the NYSDEC EAF Mapper, the site is located in an archaeologically sensitive area. However,
the site has experienced extensive prior disturbance based on its use for industrial/commercial purposes,
so no archaeological resources are anticipated to be encountered or disturbed during construction.
As a result of historic site use and based on the information provided above, the Lead Agency has
determined no significant impact on historic and archaeological resources is anticipated.
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IMPACT ON OPEN SPACE AND RECREATION
The project site will be highly visible by users of the Inlet and the existing Cayuga Waterfront Trail, and
to proposed segments of the existing Black Diamond Trail. The Cayuga Waterfront Trail is a 5.5 mile
multi-use trail that connects many of Ithaca’s waterfront destinations, including Cass Park, the Farmers’
Market, and the Visitors’ Center. The Black Diamond Trail is a 15-mile pedestrian and cyclist trail located
on the western shore of Cayuga Lake. The trail connects four major state parks, as well as other regional
community destinations. Improvements include development of segments from which the project site
may be visible.
Both of these recreational resources, as well as Cass Park, currently have views of the Cherry Street
industrial area and the project site. As these corridors transition, efforts are being made to fit into the
community character while also accommodating changing land uses. The project aims to incorporate
architectural styles that are compatible with the surrounding area, while accommodating a transitioning
land use that is in synergy to the vision for the Enterprise Zone, as defined in Plan Ithaca. As such, no
major impact to open space and recreation is anticipated, but the project aims to improve the character
of the site from automotive to mixed-use with public access areas, providing more public spaces and
amenities. See also Impacts on Community Character.
Based on the information above, the Lead Agency has determined that no significant impact to open
space and recreation is anticipated.
IMPACT ON CRITICAL ENVIRONMENTAL AREAS
There are no critical environmental areas located within the City of Ithaca. However, Tompkins County
identifies Unique Natural Areas (“UNAs”) throughout the county, which are part of the landscape that has
outstanding geological and environmental qualities, such as special natural communities, or plants and
animals that are rare or scarce elsewhere in the county or region. A UNA is not a regulatory designation
and does not provide legal protection for an area, but signals that special resources may exist that require
project modification.
The closest UNA to the Project Site is Octopus Cliffs (UNA 137), which is located across the Cayuga Inlet
from the site. Although the project will be visible, the applicant is carefully considering architectural
materials and colors that will coincide with the surrounding transitional industrial corridor, and be less
impactful to natural areas, residences, and parks that may be impacted by the structure.
As a result of the information provided above and in discussions with the applicant, the Lead Agency has
determined no significant impact to Critical Environmental Areas is anticipated.
IMPACT ON TRANSPORTATION
The proposed project is primarily a residential development with some public gathering space on the main
floor to be utilized during special events. It is estimated that morning traffic generated will be an average
of approximately 38 additional trips. The average number of trips generated during the afternoon peak
hours is estimated to be 49 additional trips. According to the City Engineer in correspondence dated
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February 25, 2019, the existing road infrastructure and planned improvements (e.g., Brindley Street
Bridge project) will adequately serve this projected demand.
The site will accommodate approximately 36 new on-site parking spaces for residential and guest parking
and five parallel parking spaces along Cherry Street. Special events are anticipated to occur during limited
days/times on the evenings and weekends. Surrounding businesses primarily have daily operation
schedules and are industrial in nature, with the exception of Found Flea and Cherry Arts, which also have
some evening and weekend operations. As a result, it is not anticipated that site traffic will interfere with
traffic and circulation from surrounding land uses.
In addition, the project team is accommodating approximately 54 enclosed and secure bike parking spaces
dedicated for resident use, and approximately 8 outdoor bike parking spaces are proposed for visitors.
The team is also in discussions with Ithaca Carshare, LimeBike, and TCAT bus service regarding the
potential location of these services on or near the project site to encourage alternate transportation
options.
As a result of the information provided above, the Lead Agency has determined that no significant
impact on traffic is anticipated.
IMPACT ON ENERGY
The project proposes to increase annual electricity demand by 923,118 kWh/year. The building will not
use natural gas except for the potential of an industrial-scale oven at the ground floor gathering space.
The project is considering solar panels, which are currently being tested for feasibility. The project is
pursuing New York State Energy Research Development Association’s Tier II or Tier III certification. In
addition, the project is working with the County Business Energy Advising Program, and is holding itself to
the locally proposed Green Building Policy Standards.
The project has worked to address each of the seven recommendations outlined in the Tompkins County
Energy Recommendations, as submitted in a March 1, 2019, deliverable from Taitum Engineering.
According to the deliverable, the project will comply with the recommendations outlined in the County’s
strategy. Specific measures from the project plan are cited as follows:






The project will aim to use appliances and water fixtures that are Energy Star rated and meet
the EPA’s Water sense requirements;
Heat pumps will be utilized for heating, cooling and domestic water heating, and will be selected
based on the North East Energy Efficiency Partnerships Cold Climate heat pumps list.
The roof will be designed to handle the potential for future solar loads and is considering
installation of some solar PV during construction;
The building has been designed to allow for adequate lighting, and to reduce unnecessary
energy loss. The building has been design to have R-values greater than code resulting in a
performance that is at least 20 percent better than code;
Lighting will be LED and lighting controls installed in almost all spaces. A combination of bi-level
lighting, occupancy sensors and photo sensors will be used throughout the project;
6
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High efficiency cold climate air source heat pumps will be used for heating and cooling and
perform higher than code requirements. The ventilation system will use Energy Star kitchen and
bathroom exhaust fans in each apartment, ducted directly to outdoors. Heating and cooling
ductwork will be located in each apartment, and testing will be performed during construction
to ensure leakage is less than the Energy Star requirement (<4 CFM/100 SF). Each apartment will
have control over its own heating and cooling equipment. Split system and/or VRF heat pumps
will be utilized in common area spaces with individual control of the indoor units for each space.
Taitum Engineering has built a conceptual model and is working with the design team to use this
model to make informed decisions. The whole building energy model is at least 25% better than
code and complies with NYSERDA Tier II performance levels.

As a result from the information provided above, the Lead Agency has determined that no significant
impact to energy is anticipated.
IMPACT ON NOISE, ODOR, AND LIGHT
The project will produce temporary construction noise, particularly during pile driving. According to the
site plan application provided by the applicant, construction is anticipated to last approximately 18
months. The project is located in an industrial area, with some commercial activity. Noise producing
construction activities will temporarily impact area properties and will be limited to the hours of 7:00 a.m.
to 5 p.m. Monday through Friday.
More information needed about type and duration of pile driving to assess potential impacts.
Site lighting may cast light onto adjoining properties. The project is proposing to incorporate LED light
fixtures and to be dark sky compliant. A final lighting plan will be submitted during site plan review.
IMPACT ON HUMAN HEALTH
As described in other sections, the project site was a former automotive repair facility and filling station
that operated on the site since the 1970s to present day. Prior to the site’s industrial/commercial
development, the site was residential. A Phase I Environmental Site Assessment (“ESA”) was completed
for the site on October 29, 2018. The Report highlighted the following conclusions:


The subject property appears to have been utilized as an automotive repair facility for at
least 20 years. The operation of an automotive repair facility at the Site for several
decades suggests the potential for impact to the soil and possibly groundwater at the
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Site by chemicals related to automotive service activities. This represents an REC1 and a
potential VEC2 to the Subject Property.
The Floor Drain Investigation Report indicates that the former floor drain at the facility
may have discharged to soil beneath the building. This represents an REC and a potential
VEC to the site.3
The Site was previously classified as a retail petroleum. This represents an REC and a
potential VEC to the Site.
The poor housekeeping practices, documented releases and related activities and
conditions at the salvage yard and other facilities to the east of the Site represent an REC
and a potential VEC to the Site.

As described in the ESA Report, the subject property had no significant environmental conditions listed
in any of the Environmental Data Resources (“EDR”) database searches. Adjacent properties were noted
for spill incidents, listings as hazardous waste generators, and containing Aboveground Storage Tanks
(“ASTs”).
The applicant has submitted a letter from J Kevin Cassil, Principal Scientist for Environmental Works, Inc,
which addresses potential soil and water vapor issues. He states:

The findings of the Phase I ESA are further qualified by the results of the Focused Investigation. As is
described in the Focused Investigation Report and in the Environmental Risk Management Summary
(“ERMS”), “no contamination was observed in soil at the Site above regulatory levels of the State of
New York.” Diesel-range organic chemicals were observed in groundwater at only one location. The
source of this condition is not known, since groundwater results around this isolated result indicated
no detectable concentrations of these analytes. Therefore, the source of this observance may be small
and isolated, if even still present.
The concentrations observed could present an indoor vapor exposure condition under certain
conservative conditions. However, it is not anticipated that the concentrations observed will present
an indoor vapor exposure concern under the conditions expected for the proposed development. This
is discussed further in the ERMS.
The risk of exposure from groundwater is considerably different from the risk of exposure to surface
soil. Exposure to soil vapors is an issue for accumulation of vapors within the interior of an inhabited
building. The presence of diesel-range components in a limited area of groundwater does not present
1

REC is an acronym for “Recognized Environmental Conditions.” RECs, as defined by the American Society for
Testing and Materials are: the presence or likely presence of any hazardous substances or petroleum products in,
on, or at a property: (1) due to release to the environment; (2) under conditions indicative of a release to the
environment; or (3) under conditions that pose a material threat of a future release to the environment. De minimis
conditions are not recognized environmental conditions.”
2
VEC is an acronym for “Vapor Encroachment Conditions.” A VEC is the presence or likely presence of chemical
vapors in the sub-surface of the Subject Property caused by the release of vapors from contaminated soil or
groundwater either on or near the Subject Property.
3
The Floor Drain Investigation Report was completed April 14, 2005.
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a short-term exposure risk to construction workers performing pile driving or other construction
activities at the Site.
As a result of the information and mitigation measures provided above, the Lead Agency has
determined no significant impact to human health is anticipated.
CONSISTENCY WITH COMMUNITY PLANS
The project, as proposed, is consistent with the future land use plans expressed in the City of Ithaca’s 2015
Comprehensive Plan (“Plan Ithaca”). Plan Ithaca recognizes the area as the City’s industrial park,
established in the 1990s. The plan identifies the Cherry Street corridor as an Enterprise future land use
area, defined as areas targeted for expansion of business and employment opportunities as well as
particular residential uses.
The project site was rezoned from industrial use to the Cherry Street District (CSD) in 2018 to encourage
a more diverse mix of uses including residential use. The project site is also within the planning area for
the Waterfront Plan, which is slated for adoption in late 2019. The project furthers the planned
characteristics for the area as identified in the draft of the plan: more mixed use and/or live/work space,
retention of the industrial character, improvements to multimodal transportation connections and
development of 24/7 activity.
Based on the information described above, the Lead Agency has determined that no significant impact
to community plans is anticipated.
CONSISTENCY WITH COMMUNITY CHARACTER
As noted above the intention of the CSD is to transform the area to mixed use while retaining its industrial
aesthetic. The applicant proposes flexible space that is open to the public for arts events, with a possible
ground-floor café, and with public space on the inlet in addition to its mix of affordable housing units. The
proposed public spaces and residential units are intended to appeal to artists, which will complement and
support other area organizations including the Cherry Artspace, and Found Antiques, both of which are
located on the same corridor.
In addition to use, the applicant aims to construct a building compatible to the surrounding industrial
character of the neighborhood. The applicant proposes to use ribbed/corrugated metal paneling as
opposed to a contemporary fiber cement panel system to achieve a warehouse aesthetic.
Based on the information provided above, the Lead Agency has determined no significant impact on
community character is anticipated.
Prepared by: Lisa Nicholas, Deputy Director of Planning, AICP
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Attn: Lisa Nicholas
City of Ithaca Planning Division
108 East Green Street
Ithaca, NY 13850
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Lisa,
On behalf of the project team, attached please find updates to the proposed Ithaca ArtHaus development
project at 130 Cherry Street. These updates reflect the current proposed plans for the project, originally
submitted in January 2019. We are anticipating a public hearing on the project during the upcoming April
23rd Planning Board meeting, and have notified neighbors as required. This submission is in preparation for a
conversation during the Project Review Committee meeting on April 11th, and is primarily in response to
comments during the Planning Board meeting on March 26th.
Updates to the project are as follows:
Façade
• The façade has been revised to reflect a patterned building skin of red panels with two shades of grey,
above a dark grey base with dark grey vertical accents.
• There have been a number of façade revisions that enhance the experience of a pedestrian-scaled
streetscape environment on Cherry Street.
o The ground level of the building on Cherry Street will be a dark grey color.
o The stair tower and elevator shaft elements will match the color on the first floor, highlighting
the public function and contrasting the dwelling units.
o An overhead entrance structure will be included at the primary entrance to the building;
o A band of red color paneling above the first floor;
• The material of the façade will be a combination of fiber cement paneling, smooth stucco accents,
glass windows and doors, and a small portion of painted block.
o The façade as primarily experienced by pedestrians will be of a fiber cement panel, including
around the primary entrance to the building. The painted block will only be used on the more
utilitarian face of the building on Cherry Street, and will be set among a densely, attractively
landscaped streetscape setting. We believe that these material choices are both appropriate to
the future of this urban neighborhood as well as the industrial heritage of this site.

Email: whitham@whithamdesign.com

142 East State Street Suite B Ithaca, NY 14850
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First Floor Plan
• As described by the project team on March 26th, the project will include office and exhibition space
for the neighboring Cherry Artspace nonprofit arts organization on the ground floor.
• Doors to the Inlet have been added to the community room.
• Ground level office revision, adding offices to the Cherry Street side, creating an interactive and
collaborative experience for pedestrian traffic.
• Gallery and Studio spaces have been separated to better fit the tenants needs and program.

Phone: 607.272.1290
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Ithaca Arthaus
Site Plan Review
Other Project Updates
• As described by the project team on March 26th, the program of the building will include 124 units
for residents earning 50-80% AMI, and 40 of these units will be dedicated for supportive housing
services in partnership with TCAction for formerly homeless or foster youth, ages 19-26, as well as
formerly or at-risk homeless families.
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We look forward to continuing the public review process for what we believe will be an excellent project.
Thank you,
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Kate Chesebrough
Whitham Planning & Design
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